Council Meeting of November 16, 2016
Agenda Item No. 5d

REQUEST FOR COUNCIL ACTION

SUBJECT: Approval of Orchards Heights Preliminary Development Plan

SUMMARY: APPLICATION/REQUEST: Orchard Heights Preliminary Development Plan;
Approximately 6553 West 7800 South; Sub Area Preliminary Development Plan for 41.37 acres;
119 lots on 41.37 acres with a residential density of 3.03 units per acre; LSFR Zone; Peterson
Development/Justin Peterson (applicant) [Larry Gardner 10072,10067; parcel 20-34-200-021]

FISCAL AND/OR ASSET IMPACT: None.

PLANNING COMMISSION RECOMMENDATION: The Planning Commission on
November 1, 2016 considered the Orchard Heights Sub Area Preliminary Development Plan
with a residential density of 3.03 units per acre and in a unanimous vote recommends that the
City Council approve the Orchard Heights Preliminary Development plan.

MOTION RECOMMENDATION/STAFF RECOMMENDATION: “Based on the
information set forth in this staff report and upon the evidence and explanations received today, I
move that the City Council approve the Sub Area Preliminary Development Plan for Orchard
Heights located at approximately 6553 West 7800 South with a residential density of 3.03 units
per acre for a total of 119 single-family residential lots on 41.37 acres subject to the following
conditions:

of approval.”

1. Update the Final Development Plan to address all city required corrections pertaining to
the Orchard Heights Subdivision Plat.

2. All of the open space and common green, including the pavilion, benches, table, trash
receptacles and all amenity buy-ups shall be installed as detailed in the Preliminary
Development Plan.

3. The applicant shall provide a list of the specific design requirements and required
architectural review procedures as contained in the Orchard Heights Development Plan,
to all future home builders within this development to ensure compliance with these
adopted architectural standards.

4. The applicant shall update the sub-area preliminary development plan to specifically
show which lots must have a front covered porch greater than 50 square feet in size.

Roll Call vote required

ﬁ y Gardner, S¢nior Planner
Recommended by; D W /to legg} form:
m 2 O/g//
y Attorney

Matk’Palesh, City Manager David R.Brickey, Cit




I. BACKGROUND

In 2015 an amendment to the Highlands Master Planned Community was made which included
the subject 41.37 acre parcel of property. The subject area is shown on the Highlands Master
Plan as Orchard Heights which is in the Highlands West portion of the “Highlands” phasing
plan, adopted by the City. The property is adjacent to the Loneview development and will
connect to Loneview.

IL GENERAL INFORMATION & ANALYSIS

The applicant is requesting approval of Orchard Heights Preliminary Development Plan. The
Orchard Heights development is the farthest west development within the Highlands Master Plan
Development. Orchard Heights will consist of 119 single family lots on 39.32 net acres for a
proposed residential density of 3.03 dwelling units per acre. The subject site is designated with
31 acres as Low Density Residential and 10 acres Medium Density Residential on the Future
Land Use Map. The entire site is zoned Low Density, Single-family Residential (LSFR).

The LSFR zone allows for a residential density of 2.01 to 4.50 dwelling units per acre. The base
density for the Orchard Heights project is 2.01 units per acre or 79 units. The 3.03 dwelling
units per acre proposed by the applicant requires a density buy-up. Density buy-ups allow the
applicant to have additional dwelling densities if they install certain pre-determined amenities
and enhancements that are assigned a weighted value by the WSPA ordinance. Based on the
amenities and enhancements proposed by the applicant in the Orchard Heights Preliminary
Development Plan, the applicant is hoping to achieve a 61% density buy-up which would
increase the number of dwelling units from 79 to 119. The density buy-ups and amenities and
enhancements are described in the attached preliminary development plan.

III. FINDINGS OF FACT PRELIMINARY DEVELOPMENT PLAN

There are no specific findings of fact for preliminary development plans; however, the 2009 City
Code does provide a table which describes the required elements and bonus density elements for
development plans located in the West Side Specific Planning Area (WSPA) (Municipal Code
Section 13-5J-5C).

The Orchard Heights Preliminary Development Plan density buy-up will be reviewed under the
requirements of the WSPA. In order to assist in this review staff has provided Table 1.0 in this
report. Table 1.0 was derived from the table found in Section 13-5J-5C of the Municipal Code.
Within the table is a tabulation of staff’s review along with discussion of each
amenity/improvement as they relate to the specific development plan. The criteria listed in the
table are further elaborated upon in Section 13-5J-6 of the Municipal Code.
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Table 1.0

HaAs
REQUIRED . )
WEIGHTED Q, 3 CR":[TBIA .
VALOE VS. BEEN SCORE
OPTIONAL MET?
AMENITY/IMPROVEMENT Yes or No
Trails and open space:
Improvement: Dedication of open space, trail
corridors or "in lieu of fees" in accordance with 7 .
: /fe c b Required Yes N/A

the comprehensive general plan and the parks,
recreation and trails master plan

Discussion: The open space area along the wash in the Orchard Heights development will connect to the same open
area established with Loneview South/Loneview North. The open space areas will be connected by a trail and will
appear as one large open area when constructed. (See attached Highlands Master Plan Conceptual Site Plan) The
un-named (High School) wash runs along the southern boundary of the subdivision. Per code, the applicant has
shown the dedication of property along the wash and will install an active open space area and a passive open space
area. The applicant will also install a trail through the open space area.

Improvement: Installation of enhanced open See
space/recreational amenities in excess of that Up to 22% Optional Yes Section | 11%
required per city standards 13-5]-6

Discussion: The plan shows the installation of 2.12 acres of common active open space (2%), greenbelt connectors
(1%) and 2.62 acres of passive open area. The plan shows the installation of two covered pavilions with two picnic
tables. (4%)

e Swimming Pool will be installed (2%)

o Two tot lots (2%)

Improvement: Improvement of trail corridors and See
installation of trail amenities in excess of that ! S

: ‘f. f Up to 15% Optional Yes Section | 12 %
required per city standards and alternative 13-57-6
enhancement.

Discussion: The development plan shows plantings of trees, shrubs, perennials and ground cover planted within the
trail corridor. The landscape planting is clustered around the pavilion/common open area. This meets the 1 tree per
25 linear feet of trail requirement, and the one shrub, bush, perennial for every two linear feet of trail. This
vegetation will be clustered in certain areas along the trail and improved open space as permitted in the code. (4%)
The plan also shows the installation of trash receptacles (1%) and park bench per 1000 feet of trail (1%) which are
positive enhancements for those using the trail. The plan also shows the installation of a split rail fence located at
the side of the dedication area which is an enhancement to the dedicated trail area. (4%)

e  Analternative enhancement will be a trail sign constructed and installed by the developer. (2%)

Street Design:

Improvement: Pedestrian scale and consistent, : .
4k i3 Required Yes N/A
architectural street lighting

Discussion: All street lights will conform to West Jordan City standards for residential street lights. The
development plan states that the street lights will be no taller than 15 feet tall with aluminum shaft with fluted finish
direct burial pole with 3 inch tenon top, which meets code. The lights will be spaced every 150 feet and will be
placed in the park strip. The lighting will be uniform with all lighting in the Highlands.

Improvement: Traffic calming design Required Yes N/A




HAS
REQUIRED | CRITERIA

WEIGHTED o .
2 VS. BEEN SCORE
VALUE
OPTIONAL MET?
AMENITY/IMPROVEMENT Yes or No

Discussion: Traffic calming was addressed as part of the Highlands Master plan and the development meets the
necessary requirement for traffic calming.

Improvement: Street system designs Required Yes N/A

Discussion: As a required development improvement streets shall be designed to promote ease of navigation, safety,
walkability and continuity. The streets in Orchard Heights are designed to be connective allowing a development to
link together as a seamless network. Orchard Heights connects at two locations to the Loneview Development.

Orchard Heights will have two cul-de-sacs. No more than fifteen percent (15%) of all lots in a single development
shall be located on a cul-de-sac or dead ending street. Eight percent of the lots in Orchard Heights are located in the
cul-de-sacs.

. See
Improvement: Entryway monument or gateway : :
ot s £ > Up to 10% Optional Yes Section | 4%
feature to the subdivision - development 13-51-6

Discussion: The development plan shows two entryway monument signs —both located on 6700 West. (2%) The
development will also have a gateway feature on the corner of 6700 West and 7800 South. (2%) The monuments
are well designed and will provide a nice entry feature into the development.

T . | B . See
Im;‘)mw‘,mem. Provision of a landscape buffer on Up to0 22% Optional Yes Saction 10%
major rights of way 13-51-6

Discussion: As optional development improvement worth (up to) ten (10) percentage points, a developer may install
a minimum eight foot (8') landscape buffer between a subdivision wall and back of sidewalk along an arterial or
collector right of way.

Percentage points shall be awarded based on the total amount of linear frontage along an arterial or collector right of
way being dedicated for buffering purposes. If an eight foot (8') landscape buffer is to be installed between a
subdivision wall and the sidewalk, one percentage point shall be granted for every one hundred feet (100") of linear
frontage for a maximum of ten (10) percentage points.

The applicant will be installing 2290 feet of landscape buffer meeting these criteria along 6700 West and along 7800
South. (10%)

Smart growth urban design:

Improvement: Master planned subdivision design Required Yes N/A

Discussion: The project meets this requirement with connector streets and pedestrian connections. The
development has adequate pedestrian access to the public right-of-way and to the trail system.

Improvement: Pedestrian friendly and walkable

neighborhood design Required Yes N/A

Discussion: Five foot sidewalks are placed along all interior and exterior streets, and there will be a trail in the
common green area that will connect in with the existing trail corridor in Loneview.

Building design:

Improvement: Attractive theme based and consistent architecture on all structures

Discussion: Peterson Development will not be constructing the homes within Orchard Heights and their intent to
sell lots to home builders. The preliminary development plan has provided typical building elevations as well as a
list of specific architectural requirements the various home builders will be required to meet. The typical building
elevations and list of architectural requirements are the same as used throughout the Highlands. In addition, all
building permits will be required to receive approval from a third party architectural review committee (initially
overseen by Peterson Development) prior to building permits being submitted to the City. Staff believes that there is
enough detail in the development plan and the WSPA to ensure that this requirement is met.




HAS
REQUIRED | CRITERIA

WEIGHTED .
\F/':]LUE VS. BEEN SCORE
: OPTIONAL MET?
AMENITY/IMPROVEMENT Yes or No

However, in order to make sure these architectural requirements are effectively communicated to the future home
builders, staff would support a condition of approval that requires the applicant to forward a list of these specific
design requirements to the home builders.

Improvement: Enhanced door and windoy See

m 2, HI e 3 TRC A F )

adida ¢ ane Up to 14% Optional Yes Section | 12 %
treatment 13-51-6

Discussion: Without specific building elevations to critique, the applicant has provided “typical” building elevations
they expect to see built in this development. In addition, the development plan lists specific items like door and
windows, window and door treatments, window and door trim, side lights and/or transom windows near the front
door that all homes will have to incorporate into their designs. This too will require effective communication
between the developer and the various builders. (12%)

I ement: Equal dispersion and use of high e
DTN Sl TR0 ' € Up to 12% Optional Yes Section | 12%
quality building materials 13-51-6

Discussion: The applicant has stated in the development plan that all homes will incorporate stucco, stone, brick,
composite board siding and shingles and other high grade materials. (12%)

Total Buy-up 61%

The following calculation is used to find out the maximum allowed density of a project:
[(Base Density) x (Bonus Density Percent)] + (Base Density) = Max Allowed Density

Density Buy-up / Development Plan Summary:

Based on a base density of 2.01 du/ac for the LSFR zoning district and a bonus density score of
61% the project would have a maximum allowed density of 3.23 units per acre. The total
number of units proposed for the 39.32 net acre development is 119 ;( rounding up) for a total of
3.03 dwelling units per acre.

Based on the information submitted and the conditions of approval recommended by staff, the
Orchard Heights Sub-area Preliminary Development Plan has sufficient amenities to achieve the
requested 119 single-family residential lots. Final density shall be determined by the City
Council. The city council shall approve, deny or modify the preliminary development plan after
receiving recommendation from staff and the Planning Commission. During the approval of the
preliminary development plan, the City Council will determine the residential density for the
project based on the density ranges indicated in the future land use map, the zoning ordinance,
and the amount and type of amenities/improvements being proposed by the applicant/developer
in the preliminary development plan. For all residential developments, the City Council shall
adopt by ordinance the overall maximum density as approved. The conditions of the approval,
including residential density, shall be valid for only the approved preliminary development plan.
Any substantial deviations, modifications or amendments to the approved preliminary
development plan which may increase the overall maximum density for a project may necessitate
another review by the planning commission and approval from the city council. All other




deviations, modification or amendments shall follow the regulations as outlined in subsection 13-
5J-10E of this code.

IV. CONCLUSION:

The proposed Orchard Heights Sub-area Preliminary Development Plan meets the requirements
of the Zoning and Subdivision Ordinances. Staff is confident that the applicant can address any
necessary engineering, fire and planning concerns by meeting the conditions of approval and
addressing all standards and requirements at the time of final plat and final development plan
submittal.

ATTACHMENTS:
Aerial
Plat
Applications
Planning Commission Minutes
Ordinance
Highlands Master Plan
Orchard Heights Sub-area Preliminary Development Plan (Preliminary Plat is included with
development Plan)

OHEUOWp <
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City Clerk’s Office
City of West Jordan
WEST 8000 South Redwood Road

West Jordan, Utah 84088
JORDAN

UTAMH Fax (801) 565-8978

November 3, 2016

Justin Peterson

Peterson Development
225 South 200 East

Salt Lake City, UT 84111

Dear Mr. Peterson:

A Public Hearing will be held before the City of West Jordan City Council on Wednesday,
November 16, 2016, at the hour of 6:00 p.m., in the City Council Chambers at 8000 South
Redwood Road, Third Floor, West Jordan, Utah, to receive public comment prior to considering
a Preliminary Development Plan for Orchard Heights Subdivision located at approximately 6553
West 7800 South in the LSFR (WSPA) Zoning District; Peterson Development Co./Justin
Peterson, applicant. You are invited to attend the Public Hearing and take part in the discussions
and voice any support or concerns you may have. Copies of the agenda packet for this meeting
will be available on the City’s website www.wjordan.com approximately 4-days prior to the
meeting.

[ have enclosed a copy of the Notice of Public Hearing that has been sent to property owners in
the 300-foot radius of said property.

If you have any questions, pleasé feel free to call me at 801-569-5116.

Deputy City Clerk

cc: Planning Department




Ecee— City Clerk’s Office
| City of West Jordan
WEST 8000 South Redwood Road

West Jordan, Utah 84088
JORDAN

T Fax (801) 565-8978

THE CITY OF WEST JORDAN, UTAH
NOTICE OF PUBLIC HEARING

A Public Hearing will be held before the City of West Jordan City Council on
Wednesday, November 16, 2016, at the hour of 6:00 p.m., in the City Council
Chambers at 8000 South Redwood Road, Third Floor, West Jordan, Utah, to
receive public comment prior to considering a Preliminary Development Plan for
Orchard Heights Subdivision located at approximately 6553 West 7800 South in
the LSFR (WSPA) Zoning District; Peterson Development Co./Justin Peterson,
applicant. You are invited to attend the Public Hearing and take part in the
discussions and voice any support or concerns you may have. If you desire to
speak on an item, the time will be limited to 3 minutes. Items may be moved on
the agenda or tabled by the City Council. Copies of the agenda packet for this
meeting will be available on the City’s website www.wjordan.com approximately
4-days prior to the meeting.

Il L ’:.‘ \ “‘J.L’H
SC-2 ¥ Site Location

=i 7800 South

The City of West Jordan, in compliance with the Americans With Disabilities Act, provides accommodations and auxiliary
communicative aids and services for all those citizens in need of assistance. Persons requesting these accommodations for City-

sponsored public meetings, services, programs, or events should call the City Recorder at 369-5113, giving at least three working days
notice. S




— City Clerk’s Office
City of West Jordan
WEST 8000 South Redwood Road

West Jordan, Utah 84088
JORDAN

A Fax (801) 565-8978

THE CITY OF WEST JORDAN, UTAH
NOTICE OF PUBLIC HEARING

A Public Hearing will be held before the City of West Jordan City Council on
Wednesday, November 16, 2016, at the hour of 6:00 p.m., in the City Council
Chambers at 8000 South Redwood Road, Third Floor, West Jordan, Utah, to
receive public comment prior to considering a Preliminary Development Plan for
Orchard Heights Subdivision located at approximately 6553 West 7800 South in
the LSFR (WSPA) Zoning District; Peterson Development Co./Justin Peterson,
applicant. You are invited to attend the Public Hearing and take part in the
discussions and voice any support or concerns you may have. If you desire to
speak on an item, the time will be limited to 3 minutes. Items may be moved on
the agenda or tabled by the City Council. Copies of the agenda packet for this
meeting will be available on the City’s website www.wjordan.com approximately
4-days prior to the meeting.

Posted this ,7*2 day of Y pessclis 2016
(//U‘%Lm

Carol Herman

Deputy City Clerk
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P CITY OF WEST JORDAN
WEST ~ COMMUNITY DEVELOPMENT APPLICATION

JORDAN 8000 South Redwood Road
{801} 568-5180
Sidwelt #_2034200021 Acreage. 41.37 Lots: 119 units  Zoning LSFR

Project Logation: 6553 West 7800 South

Project Neme Orchard Heights [ | fm;y;gcy_éph-imrawn

Type of Application: DISubdivision OConditional Use Permit
O1Sita Plan OGeneral Land Use Amendmant
PIRezone ClAgreement
OCondominium ®Other_Preiminary Development Plan
Applicant: Justin Peterson Company: Peterson Development
Address: 225 South 200 East Suite 200
City: Salt Lake City $tate; Utah Zip: 84111
| e: Office: 801-532-2233 Cell:

Email_Justin@choosepeterson.com
Property Qwner; Peterson Development
Address: 225 South 200 East Suite 200

City; Salt Lake City Statg; \tah 2ip: 84111
Teizphone; Office; B01-532.2233 Celt:
Email

Enginesr; Jason Barker Company.  Focus Enginesring

Address: 502 West 8360 Souh

City: Sandy State; Utah Zip: 84070

Tstephone: Office: B01.352.0075 Call;
Ematl_joarkesg2 focusutah.com

Architect: Company.

Address;

Gity; State: Zip:

Iolephone: Office; Cell:

Eenail
SIGNATURE: M DATE: S, A / / 2.0 /6
MEAZELET R N E ) Ili({l...l".l....'l.‘...‘t.l"..'.Q!”O""QD’%.'?‘...C.lil".'!
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Please find the Planning Commission Minutes of November 1, 2016 on the following pages.
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MINUTES OF THE REGULAR MEETING OF THE WEST JORDAN PLANNING AND ZONING
COMMISSION HELD NOVEMBER 1, 2016 IN THE WEST JORDAN COUNCIL CHAMBERS

PRESENT: Dan Lawes, Kelvin Green, Matt Quinney, David Pack, Bill Heiner, Josh Suchoski, and
Judy Hansen.

STAFF: Scott Langford, Ray McCandless, Larry Gardner, Nathan Nelson, Julie Davis, Duncan
Murray, and Paul Brockbank

OTHERS: Jim Riding, Justin Peterson, Lyle Summers, Wendy Cavin, Bruce Robinson, Gordon
Clark

B T L R L T L R T T S e T L S e e S e R sttt

The briefing meeting was called to order by Dan Lawes.
Items #2 and #4 will be continued to a future date. The agenda was reviewed and clarifying questions
were answered.

e sk st s s ok s e ok s o o sk sk o o sk ok o sk sk s ok s s o e o o s s s st s o s sk ok ok sk o ke ok skt ke sk st sk skt ke s ok sl sk sk st otk sk st sk st s skt skl sk sk sk ook

The regular meeting was called to order at 6:00 p.m.

P R R L R R R R T L L R L e R e L S S S e R e i o e

3. Orchard Heights; 6553 West 7800 South; Preliminary Subdivision Plat (119 lots on 41.37
acres) and Preliminary Development Plan; LSFR (WSPA) Zone; Peterson
Development/Justin Peterson (applicant) [#10067, 10072; parcel 20-34-200-021]

Justin Peterson, applicant, Peterson Development, 225 South 200 East, explained that this property is
now part of the Highlands Master Plan area. The proposed product is something that the Commission
and Council have been asking for and is the nicest product they have seen of the thousands of lots
they’ve developed in West Jordan.

Bruce Robinson, Symphony Homes, said they have built thousands of homes but never in West Jordan.
They focus on move-up housing, which sell at between $400,000 and $800,000 with their average
price of $625,000. However, it has been difficult finding projects on the west side that will support
their price range. So in order for the projects to turn out properly they need to have homes that are built
vertically and wide with deep lots, covered patios, community amenities that add to the value of their
homes, and their architecture needs to be beautiful and superior. The Petersons have convinced them to
come to West Jordan and they need the help of the city to make this superior community happen in
West Jordan. He showed pictures that had been presented to the Design Review Committee.

Judy Hansen asked if they would be building on the smaller lots as well.

Justin Peterson said they don’t know what the product is for the smaller lots to the north. Symphony
does build that product as well, but whatever it is needs to be nice.

Bruce Robinson said they have done a product with smaller homes aimed at a more mature market,
which can be done beautifully.

Josh Suchoski thanked Mr. Robinson for coming to West Jordan, and he thought it would be a
beautiful community.




Larry Gardner said this 40-acre piece has a natural continuation from the Loneview community. The
plan includes two cul-de-sacs, which is important for the builder. Although the city tries to limit cul-
de-sacs, the WSPA allows up to 15% of the lots and only 8% of the lots in this development are on cul-
de-sacs. The density without buy ups in the WSPA is 2.01 lots per acre for 79 homes. The applicant is
providing buy-ups at a 61% increase in density as allowed by the ordinance. The overall density for the
entire 40 acres is 3.03 units per acre for 119 lots. The smaller lots are marketed for empty nesters and
those who don’t want yard upkeep. The plan provides more than five acres of open space and
amenities that provide for the majority of buy-ups. A 3/4-acre green space to the north is also a
detention pond, but will be graded in a way to function as open space. An open space and recreation
area to the south includes playing fields and the trail will be continued along the wash connecting to
the Loneview development. All recreation areas will include playground equipment and pavilions, and
the trail will have benches and waste receptacles. He briefly reviewed the landscaping, including a
street buffer along 7800 South and 6700 West. A swimming pool is provided for the entire
development with trail connection points. Entry monuments on 6700 West and 7800 South will follow
the Highlands theme. Walls will be installed by the developer to match the Highlands theme. A split
rail fence is provided along the wash. Street lighting has a common theme, is no taller than 12-feet, and
constructed with aluminum poles with closer spacing. The final buy-up to consider is the home
treatments. The Design Review Committee heard the presentation from Symphony Homes and
recommended approval of the project. The upgrades include enhanced windows and door treatments
and high quality building materials. The housing types meet or exceed the WSPA ordinance for buy-
ups.

Orchard Heights Sub-area Preliminary Development Plan

Based on the findings and evidence in the staff report, staff recommended that the Planning
Commission recommend approval of the Orchard Heights Sub-area Preliminary Development Plan to
the City Council for property generally located at 6553 West 7800 South with a residential density of
3.03 units per acre for a total of 119 single-family residential lots, subject to the following conditions:

1. Update the Final Development Plan to address all city required corrections pertaining to the
Orchard Heights Subdivision Plat.
2. All of the open space and common green, including the pavilion, benches, table, trash

receptacles and all amenity buy-ups shall be installed as detailed in the Preliminary
Development Plan.

3. The applicant shall provide a list of the specific design requirements and required architectural
review procedures as contained in the Orchard Heights Development Plan, to all future home
builders within this development to ensure compliance with these adopted architectural
standards.

4. The applicant shall update the sub-area preliminary development plan to specifically show
which lots must have a front covered porch greater than 50 square feet in size.

Orchard Heights Preliminary Subdivision Plat

Based on the findings and evidence in the staff report, staff recommended that the Planning
Commission approve the Orchard Heights Preliminary Subdivision Plat generally located at 6553 West
7800 South, subject to the following conditions:

1. The Orchard Heights Final Subdivision Plat shall integrate traffic calming design within the
interior of the subdivision as directed by the city engineering staff.
2. The Orchard Heights Final Subdivision Plat shall address all engineering redline comments.




3. The Orchard Heights Preliminary Development Plan shall be approved by the City Council and
the Preliminary Subdivision Plat shall conform to the Preliminary Development Plan.

Clarification was given on the trail in this development, which is more than 1000 feet long. The paved
portion of the trail is included in the open space buy-up and is used for walking, biking, roller blades,
etc.

Dan Lawes opened the public hearing.

Wendy Cavin, West Jordan resident, pointed out an area behind her home and asked if it were a road.
Larry Gardner said backyards will abut backyards.

Further public comment was closed at this point for this item.

David Pack said it is nice to have this higher price point in West Jordan and he was excited at the
prospect of an upper scale single-family development. He liked the buffering of the smaller lots.

Bill Heiner agreed. Being in the real estate business he had worked with Symphony Homes, and they
build an excellent product with a lot of extra details. He felt that the entire project would be a homerun.

Kelvin Green liked the larger lots. He looked closely at the density buy-ups. It bothered him that the
ordinance allows for a 1% buy-up for one bench and a 1% buy-up for one garbage can, but even with
that the applicant is not asking for the entire 61% or 127 units so he felt that the density was accurate.

Josh Suchoski agreed that buy-ups for benches and trashcans are questionable. However, the positives
are walkability and connectivity, good flow even with the cul-de-sacs, and he liked the mix of building
types in the area. He commended the builder for putting the amenities in Phase 1 instead of waiting
until the end, which shows good faith that they will provide what is being presented.

Judy Hansen thanked them for offering larger lots and homes. They are popular in other areas of the
city and sell quickly. She also hoped that Symphony would build on the smaller lots as well because
they have an excellent product.

MOTION: Kelvin Green moved based on the findings and evidence in the staff report to
forward a positive recommendation to the City Council for the Preliminary
Development Plan for Orchard Heights; 6553 West 7800 South; Peterson
Development/Justin Peterson (applicant) with the residential density of 3.03 per
acre for a total of 119 single-family residential lots subject to the conditions 1
through 4 in the staff report. The motion was seconded by Matt Quinney and
passed 7-0 in favor.

MOTION: Kelvin Green moved based on the findings and evidence in the staff report to
approve the Preliminary Subdivision Plat for Orchard Heights; 6553 West 7800
South; Peterson Development/Justin Peterson (applicant) subject to the conditions
1 through 3 listed in the staff report. The motion was seconded by Josh Suchoski
and passed 7-0 in favor.




Please find the ordinances on the following pages.

Ordinance

Exhibit E




Legal Review-Date/Initial: /

Text/Format -Date/Initial: /
Dept. Review-Date/Initial: /
Adopted: Effective:

THE CITY OF WEST JORDAN, UTAH
A Municipal Corporation
ORDINANCE NO. |{p-52.

AN ORDINANCE APPROVING THE SUB AREA PRELIMINARY DEVELOPMENT PLAN
FOR ORCHARD HEIGHTS WITH A RESIDENTIAL DENSITY OF 3.03 UNITS PER ACRE
RESULTING IN 119 SINGLE-FAMILY RESIDENTIAL LOTS ON PROPERTY LOCATED
APPROXIMATELY AT 6553 WEST 7800 SOUTH AND ZONED LOW DENSITY, SINGLE-
FAMILY RESIDENTIAL (LSFR) AND LOCATED WITHIN THE HIGHLANDS MASTER
PLAN AREA.

WHEREAS, an application was made by’ Peterson Development for a Sub Area Preliminary
Development Plan to allow for 119 single-family residential lots on 41.37 acres on property located
approximately at 6553 West 7800 South.

WHEREAS, on November 1, 2016 the Orchard Heights Sub Area Preliminary Development Plan was
conditionally approved by the Planning Commission, which has forwarded positive recommendation to the City
Council to approve the Orchard Heights Sub Area Preliminary Development Plan with a residential density of
3.03 units per acre, which will allow for 119 single-family residential lots on the property; and,

WHEREAS, a public hearing, pursuant to public notice, was held before the City Council on November
16, 2016.

NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF WEST JORDAN, UTAH:

Section 1. Approve the Sub Area Preliminary Development Plan for Orchard Heights with a residential
density of 3.03 units per acre containing 119 single-family residential lots on property generally located at 6553
West 7800 South (parcel 20-34-200-021) containing 41.37 acres, more or less.

The described property shall hereafter be subjected to the Low Density, Single-family Residential (LSFR) land-
use restrictions, Highland Master Development Plan, Orchard Heights Sub Area Plan and all other City
Ordinances, Standards and Policies currently enacted and in association with the presented and accepted
Orchard Heights Sub-area Development Plan.

Section 2. This Ordinance shall become effective upon publication or upon the expiration of twenty days
following passage, whichever is earlier.

Passed by the City Council of West Jordan, Utah, this 16th day of November 2016.




Councilmember McConnehey
Mayor Kim V. Rolfe

CITY OF WEST JORDAN
Kim V. Rolfe
Mayor
Voting by the City Council "AYE" "NAY"
Councilmember Haaga
Councilmember Rice
Councilmember Nichols
Councilmember Jacob
Councilmember Burton

CITY CLERK/RECORDER'S CERTIFICATE OF PUBLICATION
O3 1b-52.
I, Melanie S. Briggs, certify that I am the City Clerk/Recorder of the City of West Jordan, Utah,
and that the foregoing ordinance was published in the Legal Section, of the Salt Lake Tribune,
and on the City’s website: www.wjordan.com on the day of , 2016,
pursuant to Utah Code Annotated, 10-3-711.

MELANIE S. BRIGGS, MMC
City Clerk/Recorder

[SEAL]
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INTRODUCTION

The Highlands is a Master Planned Community located within the western portion of West Jordan, Utah not far
from the eastern slope of the Oquirrh Mountains. The Highlands name stems from the gently rolling hills of agri-
cultural land that comprise this project.

The Highlands is approximately 418 acres and contains 3 distinct communities that are delineated by the major
roads that provide access to the site. This project straddles 7800 South and the Mountain View Corridor (MVC).
The MVC has played a large role in the placement of land use and overall road structure in this project. High-
lands North lies north of 7800 South, Highlands East lies south of 7800 South and east of MVC. Highlands West lies
south of 7800 South and west of MVC.

Another major element that influences this project is the future Bus Rapid Transit (BRT) line that will run along
5600 West, the eastern boundary of this project. With access onto the MVC on 7800 South and a transit line on
5600 West, this project holds key elements necessary for a strong and viable commercial center and Transit
Oriented Development.

The residential element of the Highlands is diversified throughout the project. Higher intensity residential is
placed close to commercial and to the BRT to create a walkable population support for these uses. The resi-
dential intensity decreases radially from the commercial centers. A range of residential intensities allows for a
strong mix of residents in different stages of life in this project.

The conceptual site plan for the Highlands was reviewed by West Jordan City Staff and the Planning Commis-
sion in May 2011.

The Highlands Development Plan will serve as a guiding document or master plan for the development of the
overall community. The number of residential units proposed by this Master Plan will be established by the buy-
up program as each Village Preliminary Development Plan is approved. Density buy-ups are not approved,
vested, or ratified through this plan.

The Highlands Master Development Plan is based upon the West Side Planning Area, Section 13-5J-2 or the
West Jordan municipal code adopted by ordinance # 06-50, 12-12-2006. Conceptual building footprints and
locatons associated with this plan are conceptual in nature; actual siting of improvements and structures will be
ratified at the time of approval of each Village Preliminary Development Plan or each approved phase within
each village.

View of Wasatch Mountains

HIGHLANDS DEVELOPMENT PLAN




EXISTING ZONING AND LAND USE

f ] - | l [ e In 2006, City Council adopted the West Side
\ ! | Specific Planning Area (WSPA) which amended
' } | i the future land use map for land west of 5600
Eyr—] = D West, including the land within this project. In-
. I - — 37 Yoyl depth studies were carried out to ensure that
' ; o gy W OV, the west side of West Jordan would have a well
j ‘. e B i balanced land use plan that would facilitate
Laiadim) I long term sustainable growth for current and fu-
IJ 'L" | L || ture residents. In August of 2008, Peterson Devel-
: A i opment received information about a shift in the
A =1 preliminary design of the Mountain View Cor-
=1 i-1 & ridor. The new concept had moved the Right-
o of-way of the future freeway further to the west
' creating a remnant parcel in an area zoned
SC-2. On March 10, 2009 (Ordinance # 09-04),
various portions of the Highlands project were
redistributed and rezoned to accommodate a
better more livable and developable project.
The future land use map was also updated on
this date. The overall balance of land uses was
not changed so as to keep the balance cre-
ated within the WSPA.

The Highlands consists of a variety of land use
and zoning designations. These designations
include: Low Density Single Family Residential
(LSFR 2.01-4.50 units/acre); R-1-10 D/E(ZC) (10,000
sq. ff. lots with D and E size homes); Medium
Density Multi-Family Residential (MFR 4.51-9.0
units/acre); High Density Multi-Family Residential
(HFR 9.01-18.0 units/acre); Mixed Use (Transit Sta-
tion Overlay District); and Community Shopping
Center (SC-2). The Transit Station Overlay District
(TSOD) boundary for Highlands East was estab-
lished in conjunction with the rezone on March
10, 2009.

The Existing Land Features Map can be found in
Appendix EX-C1.

[ City Boundary
{__! Specific Area Plan Land Use Type

| West Side Planning Area Boundary B Regional Commercial B Mixed Use

?grg\gwlle Giarsie Towl i ﬁol_-nhmbtgniﬁy Cc?glmerciai - Very Low Density Residential
. el rmoo ommercia i i i
] Redwood Corridor Boundary Pubiic Facilities Iﬂﬂ%ﬁiﬁr‘?\ntsllgggsg:;gaehial
Parks and Open Land

* High Density Residential

— Arterial i
Street Type Collector -ég?ucr:ng;?‘k pen Space g Very High Density Residential
— UDOT Expressway Light Industrial “ Professional Office

City Center/ Research Park

Mt. View Corridor -
! Future Annexation Area Neighborhood TSOD Center
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HIGHLANDS

CONCEPTUAL SITE PLAN \
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ROAD CIRCULATION

(Street Hierarchy and Cross Sections)

The Highlands is comprised of a hierarchy of streets designed to maximize
connectivity between residents and community amenities. Roads are
organized by functional class as defined by the City engineering stan-
dards. The exhibit below corresponds to the West Jordan City Transporta-
tion Master Plan. The following pages contain prototypes of street cross
sections.

Rights-of-way comply with City standards. However, in a few specific
circumstances some of the rights-of-way for proposed streets have been
adjusted, at the City's request, to match the existing pavement configu-
ration.

Due to scale the exhibit below only indicates the location of arterial

and collector roadways. The location of the residential scale roads are
subject to change and will be established at the site plan level. Rights-of-
way for both public and private streets are defined by the cross-sections
in the following diagrams.

s :

ROAD CIRCULATION "
=== 7400 Sout

LEGEND A N [
(] UDOTReeway D \ |
B Arterial \ |

] Collector \ \ R a

—— Project Boundary D\ "-\ >

& i

5 5

/A—__:),._}

Y

6400 West
]
4
"
/
A
5600 West

-
-
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CROSS SECTIONS

ARTERIAL (STANDARD)

bt Y ra b
o L e A, | T
Travel Lane Trovel Lone Median Trovel Lane Travel Lane b Park Strip Sick
5
Bike Lane Bike Lane
25 8 s 258
Curb & guiter  Parking Parking Curb & gutter
18
ROW

The diagram below demonstrates a potential arterial streetscape configuration with 32" landscape buffers
compliant with Sec. 13-5J-6 (item 5: Provision of a landscape buffer on major right-of-ways, eliminating double-
fronting lots) of the Municipal Code. Buffers may be used within the project in conjunction with the density buy-
up program. Landscape buffers may be incorporated where appropriate and in accordance with City Codes
and Standards.

ARTERIAL WITH LANDSCAPE BUFFER

VRN ya
o Eo=and L ot iom: g S o | o
Pork Ship Travel Lane Travel Lone Median Trave: Lane Trava! Lane | Pork Sirip &
Sidowole Bike Lane Bike Lane Scharwalk
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COLLECTOR (STANDARD)

9 | ] NS w > 25 7| 9
Park Strip Parking Travel Lane Travel Lane Parking Park Ship

& Bike & Bike
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5 28 25 LY

Sigewol Cuba Curb & Sidewalk
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ROW
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- - Lo 77
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—
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5 25 25" §
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gulter gutter
Fa
n

ROW

The diagram above demonstrates a potential major collector streetscape configuration with 32" landscape
buffers compliant with Sec.13-5J-6 (item 5: Provision of a landscape buffer on major right-of-ways, eliminating
double-fronting lots) of the Municipal Code. Buffers may be used within the project in conjunction with the
density buy-up program. Landscape buffers may be incorporated and in accordance with City Codes and

Standards.
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PEDESTRIAN STREET (TRANSIT VILLAGE)
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LOCAL STREETS
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PEDESTRIAN CIRCULATION

Pedestrian circulation in the High-
lands consists of sidewalks adja-
cent to all streets and a series of
off-street trails that parallel the
natural creeks and washes that
meander through the project.
Pedestrians will experience these
trails in a predominantly natural
environment. The landscape
treatment should emphasize low
maintenance. These trails will be
maintained through the Highlands
Special Assesment Area (SAA).
This SAA was created in order to
keep the trails, parks, and open
space within the Highlands Master

Planned Community maintained at

a higher aesthetic level than that
found in other communities. These
trails will generally be located
within the City's required 50" offset
from top of bank.

Several measures to ensure pe-
destrian comfort are provided
throughout the Highlands. Small
amenitized landscape oasis or “hot
spots” are located in areas where
the trail intersects with streets.
These hot spots may include a
bench, trash receptacle with
focused irrigated plant material in
the immediate vicinity. As dictat-
ed in the municipal code the land-
scape design requires 1 tree per
25 linear feet of trail, and 1 shrub,
bush, or perennial flower per 2 lin-
ear feet of trail. Clustering of plant
material is encouraged. These
generation rates for plant material
will be respected and concentraf-
ed in the hot spot locations. The
maintenance of these hot spots will
be included within the SAA.

In addition the code requires

that all frees and shrubs shall be

of water conserving species that
can withstand dry conditions once
established. The plant list fo deter-
mine qualifying plants is the “City

“ :", THE
A HIGHIANDS

Natural landscape treatment of Midas Creek trail in Herriman, Utah

of West Jordan Recommended
Plant List".

The other trail system amenity is

a proposed tfrailhead on the 2.63
acre parcel located immediately
west of Mountain View Corridor on
the south side of 7800 south. This
trailnead will be minimalistic in its
landscape treatment and provide
a handful of parking stalls, a small
shade structure with interpretive

sighage.

Jordan River Parkway Trailhead at 7800 So. Daybreak Trail System



PEDESTRIAN CIRCULATION

LEGEND
B redestrian Sidewalk and Bike Path I‘Ja
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[ | Pedestrian Trail %
seee Public Trail to be Maintained by Highlands SAA °'~_
sss% UDOT Trail .

— Project Boundary
Trail Head
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PHASING
(Highlands West, Highlands East, Highlands North)

The Highlands is compartmentalized into 3 distinct communities by the maijor roads that provide access to the
site. 7800 South creates a logical north-south division and the Mountain View Corridor (MVC) separates the
southern parcels into east and west.

Highlands North lies north of 7800 South, Highlands East lies south of 7800 South and east of MVC. Highlands
West lies south of 7800 South and west of MVC. Although these subareas appear geographically separated

by major roads, it is the intent of the Development Plan to unify the project through consistent design elements.
Landscape buffers, lighting, fencing, pedestrian connectivity and relationship to centralized community ameni-
ties that provide unity. That being said it is important that some diversity exist among the 3 communities. Phas-
ing will play a significant role in providing a slightly different flavor from one community to the next. It is antici-
pated that over time as the project builds out that styles will evolve, producing a sense of architectural diversity.
Each subarea is also targeted to contain collections of different community amenities that will help distinguish
one area from neighboring Highlands villages.

Density buy-up will be determined per Village Preliminary Development Plan approval. The maximum unit
count established in this document is a guiding number for the overall Highlands and may be adjusted- as a
Development Plan for each village is submitted. Mixed-use units are restricted to the TSOD area and will be
calculated based on a minimum of 15 du/ac and a maximum of 30 du/ac. The number of mixed-use units and
the square footage of individual units will be determined at Development Plan submittal of the TSOD villages.

The primary differences by village are:

HIGHLANDS WEST

Highlands West is comprised of 7 residential neighborhoods that surround a small commercial center.
Highlands West contains a wide range of densities and residential product types. The maijority of this
community is low density residential (63%) complimenting the existing residential that exists fo the south
and within Bloomfield Heights. The hallmark of this village is a high level of access to pedestrian trails
and other recreational amenities. Each neighborhood has been designed to provide a small open
space area within close proximity to residences.

HIGHLANDS EAST

Highlands East is comprised of 2 residential neighborhoods, a large commercial center, and a vibrant
transit oriented development (TOD) near the proposed BRT station. Residential densities reflect proxim-
ity to non-residential intensities. The hallmark of this village is the TOD and the high degree of pedestrian
access to commercial centers. Each of the residential neighborhoods are designed fo provide direct
access to public trails along Clay Hollow.

HIGHLANDS NORTH

Highlands North is comprised of 3 residential neighborhoods and a large commercial center. Residen-
tial densities reflect proximity to non-residential intensities. The hallmark of this village is proximity to shop-
ping and a high degree of direct access to regional trails along Dry Wash and the utility corridor.
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AMENITIES BY AREA

The purpose of the proposed amenities is to create a development that
adds to the qudlity of life of the residents who will live in the Highlands.
The amenity tables are broken down by Community (Highlands West,
Highlands East, Highlands North) and then by individual village.

The following section will describe the specific density buy-up program
and the amenities that will be provided in conjunction with this program.
These amenities are shown by village but are subject to change during
Preliminary Development Plan submittal.

The following section will describe the specific density buy-up program
and the potential amenities that will be provided per village in conjunc-
tion with this program.

West Side Specific Planning Area Land Use Density Chart
Base Density D.U. Per | Maximum Density D.U.
Ione Acre Per Acre
VLSFR 1.00 2.00
LSFR 2.01 4.50
MFR 4.51 9.00
HFR 9.01 18.00
MU NA 25.00

Adopted by Ord. No. 06-50, 12-12-2006

LAND

X ' 7 s
-n‘. T . _g,._i!‘* .
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WSPA Required Standards & Optional Improvement Density Incentive Chart

Trails & Open Space

Weighted Required vs. |
Amenity/Improvement Value Optional
|Dedication of open space, trail cormridors or "in lieu of fees" in accordance
with the Comprehensive General Plan and the Parks, Recreation and Trails
Master Plan. Required
Installafion of enhanced open space/recreational ameniiies N excess of
that required per City standards. 22% Optional
Improvement of trail corridors and installation of trail amenities in excess of
that required per City standards. 15% Optional
Dedication of additional property for frails beyond that required per City
standards along creeks/washes. 15% Optional
Street Design
Weighted Required vs.
Amenity /Improvement Value Optional
Pedestrian scale and consistent, architectural street lighting Required
Traffic calming design Required
Street system designs Required
Entryway monument or gateway feature to the subdivision/development 10% Optional
Provision of a landscape buffer on major right-of-ways 10%-22% Optional
Smart Growth Urban Design
Weighted Required vs.
Amenity/Improvement Value Optional
Master Planned subdivision design Required
Pedestrian friendly and walk-able neighborhood design Required
Alternative load garage configuration 18% Optional
Clustered subdivision design 10% Optional
Building Design
Weighted Required vs.
Amenity/Improvement Value Optional
Attractive theme-based and consistent architecture on all structures Required
Installation of covered porches throughout 50% of the subdivision 14% Optional
Enhanced door and window treatment 12% Optional
Equal dispersion and use of high quality building materials 12% Optional

Exclusions:

-30% Slope

-Right-of-Ways >64'

-Primary Drainage corridors and wetland
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HIGHLANDS WEST OVERVIEW

(Projected Denisities)

L Density with Units with Units Shown
- . " - " 5 . Minimum .
Description Acreage Zoning Designation  |Minimum UnitspMaximum Unitg Density Density Buy-up| Proposed Proposed on Concept
= Buy-up Buy-up Site Plan
Creekside 10.06 MFR 4537 50.54 751 65% 7.44 75 7%
Broadmeadow Village 18.28 LSFR 36.74 82.26 2.01 89% 3.80 49 &9
Gladstone Place 24.11 HFR 217.23 433.98 9.01 8% 17.03 411 351
Addenbrook Vilage 28.01 MFR 126.33 252.09 4.51 68%) 7.58 212 180
Coldstream Commons 13.23 SC-2
Englefield Heights 19.23 LSFR 38.65 B6.54 2.01 7% 3.46 66 66
Loneview North 34.17 LSFR £8.68 153.77 201 T4% 3.50 120 108
Loneview South 19.43 LSFR 39.46 BB.34 2.01 59% 3.20 63 63
Orchard Heights 39.32 LSFR 79.03 176.94 201 68% 3.38 133 135
Net Acres 206.04 €51.49 1364.45 Average 1149] 1048
Creek/Wash Cormidor 2.22 73.00%
Roads >6&' 6.56
Trail Head 1.38
Gross Acres 209.64
|:|Dsnsily Buy-up Not Applicable
[ Porks/Open space | 39.17
Amerities for Amenities for | Amenities for | Amenities for | Amenities for | Amenities for | Amenities for | Amenities for
Opfional Improvements Creekside Broodmeadow] Gladstone | Addenbrook Englefield Loneview Lonaview Orchard
Vilage Place Village Heights North South Heights
Active Open Space Am.lll!\f.FFu:ﬁy Value
Swimming Pool up to 2% 4% 2%
Tennis Court up 10 2%
Fitness trail stafions up to 1% 1%
Playground w/ equipment up fo 1% 1% 1% 3% 2% 1% =3
Tol ot up fo 1% 1%
[Communily Garden up to 7%
lcnic Araa w/ covered pavilion, gazebo, fables. benches, aic. up to T% T % % fr.3 Zh %
Playing field (boseball, soccer, alc.] up to 2% 2% 4% 3% 1% %
Forecourt w/ seating area up o 2% %
[Fassive Open Space Amenity/Faciiiy Value
[Common Green upto 1% Fz3 1% 1% 1%
Courtyards up to 2% %
Landscaped Buffer, ishand, or median up to 2% % % %
Greenbell up to 2% F:3 2%
[Common londscoped Garden up o 2% % 2%
Pond up o 3%
Forecourt w/o seating area up fo 1%
Max permitied s 22% In This category % % % (29 T 33 % 5%
[frail Amenities Valve
[TTree every 25 Inear Teal of fral, and 1 shrub, Bush or perennial
every 2 linear feel of irai up fo 4% 4% 4% 4% 4% 2%
1 bench every 1000 It 1% 1% 4% 1% 1%
1 frash receptache every 1000 f 1% 1% 3% 1% 1%
Spiit railfwrought iron, wood or vinyl fance [4-& fi high) 4% 4% 4% A%
Max permitted is To% I this category
Dedicalion of Addilional Trall Comdor T vawe | T T | T T T ]
|Min of 12" and max of 25 addilional to Trail comdor { 15% | | | 1 | % | 7% | % |
|steei Design Value
Entry Monument af each entrance 10% 10% 10% 2% &% 6% 10% 6% 3%
Landscope Buffer up to 4 tall, 4:1 slope. HOA mointained. 32 deep
and 1% for avery 100 linear feal clong o collector or arleral 2%
Landscape Buffer up to 4 tall. 4:1 slope, HOA maintained, 8 deep
and 1% for every 100 inear feet along a collector or arterial 10% 4% 5% 3% 10% % &%
[Emart Growih Urban Design Value
BMaNve garcge Connguranon: no maore Than 257 of 1015 sha
haove stondard garages ¥%-18% 18% 18% 14%
[Cluster subdividing 10%
[Buliding Design Value
[Covered porches on 50% of the development: 50 sq ft. comer wrap
oround porches, railings/porch columns 14% 14% 14% 14% 14% 13% 14% 13% 14%
Enhonced door and window treaiment 12% 12% 12% 12% 12% 10% 12% 6% 12%
Equal dispersion and use of high guality buiding materials 2% 2% 12% 12% 12% 12% 33 12%
[Eubstitute Amenines T8D
|Landscaped trail head with parking lot and covered pavilion 10% 10%
|B4% of unils with covered porches 50 sq ff or larger 10%
200° diomeler roundabout with upgroded landscaping 2% 2% px3
Enargy afficient homa dasign and construction 10% 10%
tﬁm!mn OF Trail [B wWide] norih of Jordan Schodl DRIG! peoparty on B200 § 0% %
[Tefaleoyup | 45% ] B ] 2% ] = ] "% [ 7% 1 &x ]
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HIGHLANDS

HIGHLANDS WEST OVERVIEW

HIGHLANDS WEST

210 Gross Acres (206 Net Acres)

651 Minimum Units
1364 Maximum Units
1048 Units Proposed on Conceptual Site Plan

Creekside - 10.06 Net Acres (76 units)

Broadmeadow Village - 18.5 Net Acres (69 units)

Gladstone Place - 24.11 Net Acres (217-434 units)

Addenbrock Village - 28.01 Net Acres (180 units)

Coldstream Commons - 13.23 Net Acres (Community Shopping Center)
Englefield Heights - 19.23 Net Acres (66 units)

Loneview North - 34.15 Net Acres (108 units)

Loneview South - 19.63 Net Acres (63 units)

Orchard Heights - 39.32 Net Acres (79-177 units)

39 Acres Parks and Open Space

6% Commercial

13% High Density Residential
18% Medium Density Residential
63% Low Density Residential

Q
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HIGHLANDS EAST OVERVIEW

(Projected Densities)

o ; ) . o] Minimum | Density Buy- Density:wim ol Hels shown
Description Acreage Ioning Designation  [Minimum Unitspaximum Unitg ; Proposed Proposed | on Concept
Density up .
Buy-up Buy-up Site Plan
Chorter School 7
The View 28.01 HFR 252.37 504.18 9.01 100% 18.02 505 430
6.22 MFR 28.05 55.98 4.51 100% 9.02 56 55
Lewiston Place 2.95 HFR 26.58 53.10 92.01 B9% 17.00 50 50
Promontory 20.38 5C-2
Promontory Village Fd HFR (TSOD) 138.00 276.00 138-276
11.73 $C-2(TSOD) 175.95 351.90 176-352
Net Acres 85.49 620.95 1241.16 Average| 899-1213
Creek/Wash Cormidod] 1.49 96.23%
Roads >66' 4.84
Gross Acres 86.98
ED&HS”Y Buy-up Not Applicable
| Parks/Open Space | 19.03 | (includes 2.3 acres in utility easment)
Amenities for Ameni.ries for
Optional Improvements y Lewiston
The View
Place
Acfive Open Space Amenity/Facility Value
Swimming Pool (Fitness Center) up to 2% 6%
Tennis Court up to 2%
Enass trail stations up to 1%
Playground w/ equipment up to 1% 2%
Tot lot up to 1% 2% 1%
Community Garden up to 2%
icnic Area w/ covered pavilion, gazebo, fables, benches, elc. up fo 2% 2%
Eoying field (baseball, soccer, etc.) up to 2% 6%
[Forecourt w/ seating area up to 2% 2%
Passive Open Space Amenity/Facility Value
Common Green upto 1% 1% I%
Courtyards up to 2% 1% 2%
Landscaped Buffer, island, or median up to 2% 1%
Greenbelt up to 2% 2%
Common landscaped Garden up to 2% 2%
Pond up to 3%
Ferecourt w/o seating area up te 1% 1%
Max permitted 1s 22% In This category 72% 12%
Trail Amenifies Value
1 tree every 25 linear leef of frall, and 1 shrub, bush or perennial
every 2 linear feet of trail up to 4% 4% 4%
1 bench every 1000 ft 1% 4% 1%
1 trash receptacle every 1000 ft 1% 3% 1%
split rail/wrought iron, wood or vinyl fence [4-6 ft high) 4% 4% 4%
Max permitted is 15% in s category
[Gedication of Additional Trall Comidor | Valve | | |
|min of 10" and max of 25" additional to trail comidor | 15% | 15% | |
[Sireet Design Value
Entry Monument at each entrance. 1% for each monument. 2%
for each omamental gateway feature. 10% 10% 3%
Landscape Buffer up to 4' tall, 4:1 slope, HOA maintained, 32'
deep and 1% for every 100 linear feet along a collector or arterial. 22% 8%
Landscape Buffer up to 4' tall, 4.1 slope, HOA maintained, 8 deep
and 1% for every 100 linear feet along a collector or arterial 10%
[Emart Growth Urban Design Value
Altemafive garage configurafion: no mere Than Z57% of Tofs shall
have standard garages 9%-18% 4% 18%
Cluster subdividing 10%
Building Design Value
Coverad porches on 50% of the development: 50 sq ft. comer
wrap around porches. railings/porch columns 14% 6%
Enhanced door and window treatment 12% 10% 12%
Equal dispersion and use of high quality building materials 12% 10% 12%
[Substifute Amenifies TBD
Landscaped area between commercial loading areas and
residences 1% for every 100 linear feet along commercial 15% 13.7%
Loop trail linking the Clay Hollow Wash Trail to Transit Station 15% 8% HIGHLANDS DEVELOPMENT PLAN

| Total Buy-up | 100% | o
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HIGHLANDS

HIGHLANDS EAST OVERVIEW

HIGHLANDS EAST

87 Gross Acres (83 Net Acres)

621 Minimum Units
1,241 Maximum Units
899-1,213 Units Proposed on Conceptual Site Plan

Charter School - 7.0 Acres

The View at 5600 (High Dersity Residential) - 28.01 Net Acres (252-504 units)
The View at 5600 (medium Density Residential) - 6.22 Net Acres (28-56 units)
Lewiston Place - 2.95 Net Acres (27-53 units)

Promontory - 20.38 Net Acres (Community Shopping Center)
Promontory Village - 20.93 Net Acres (314-628 units)

19 Acres Parks and Open Space

38% Commercial

47% High Density Residential
7% Medium Density Residential
8% Charter School




HIGHLANDS NORTH OVERVIEW

(Projected Densities)

Minirmum Density Buy- Density with Units with Units Shown
Description Acreage Zoning Designation  [Minimum Units Maximum Units] % Proposed Proposed on Concept
Density up .
Buy-up Buy-up Site Plan
Hiahiands Center 39.09 SC2
Highlands Square 4.3 SC-2(150D)
Park Valley 21.4 HFR 192.81 385.20 9.01 99% 17.97 385 385
Sommerglen Heights 39.58 R-1-10 {10,000 sq ft lofs) 111.00 111.00 (KK
Braemar Court 7.21 MFR 3252 64,89 4.51 95%, B.79 63 &4
Net Acres 111.58 336.33 561.09 Average 560
Creek/Wash Comidor 1.72 97.24%
Roads >66' 8.02
Gross Acres 121.32
[ Ioensity Buy-up Not Applicable
| Parks/Open Space | 13,16 | (Includes B.01 acres in utility easement)

B Amenities f
Amenities for sl

Optional Improvements Braemar
Park Valiey Court

Active Open Space Amenity/Facility Value

Swimming Pool up to 2% 2%

Tennis Court up to 2% 2%
Fitness trail stations upto 1% 2%
[Playground w/ equipment upfo 1%

Tot lot upto 1% 1% 1%
‘Community Garden up to 2% 2% 2%
Ficnic Area w/ covered pavilion, gazebo, tables, benches, efc. up fo 2% 2% 2%
Playing field (ooseball, soccer, efc.) up 10 2%
|T=_c;ecourl w/ seating area up to 2%
[Passive Open Space amenﬁyﬁucmy Value

Commaon Green upto 1% 2% 1%
Courtyards up to 2%

Landscaped Bulfer, iskand, or median up to 2% 2% 2%
Greenbelt up to 2% 2%

Commeon landscaped Garden up to 2% 2% 2%
Pond up to 3% 3%
Forecourt w/o seating area up to 1% 1% 1%
Max permitted s 22% in This category 16% 16%
[frall Amenities Valve

1 free every 25 linear feet of trall, and 1 shrub, bush or perennial

every 2 linear feet of trail up to 4% 4%

1 bench every 1000 ft 1% 2% 1%
1 tfrash receptacie every 1000 It 1% 2% 1%
split rail/wrought iron, wood or vinyl fence (4-é ft high) 4% 4%

Max permitted s 15% in This category

Dedication of Additional Trail Corridor Value

min of 12' and max of 25' additional to trail comdor 15% 15%
[Sireet Design Valve

Entry Monument at each entrance 10% 10% 6%
Landscape Buffer up to 4' tall, 4:1 slope, HOA maintained, 32' deep

and 1% for every 100 linear feet along a collector or arterial 22%

Landscape Buffer up to 4' tall, 4:1 slope, HOA maintained, 8' deep

and 1% for every 100 linear feet along a collector or arterial 10% 3.5%

[Smart Growth Urban Design Value

Alfernafive garage configurafion: no more than 25% of lofs shall

have standard garages 9%-18% 18% 18%
Cluster subdividing 10%

Building Design Valve

Covered porches on 50% of the development: 50 sq ft, corner

wrap around porches, railings/porch columns 14% 14% 14%
Enhanced door ond window treatment 12% 12% 12%
rE_qucI dispersion and use of high quality building materials 12% 12% 12%
Subsfifule Amenifies | TBD | | |

[TotalBuy-up | 99% [ 9% ]| HIGHLANDS DEVELOPMENT PLAN
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Highlands

HIGHLANDS NORTH OVERVIEW

HIGHLANDS NORTH

121 Gross Acres (112 Net Acres)

336 Minimum Units
561 Maximum Units
336-561 Units Proposed on Conceptual Site Plan

Highlands Center - 39.09 Net Acres (Community Shopping Center)
Shops at the Highlands - 4.3 Net Acres (Community Shopping Center)
Park Valley - 21.4 Net Acres (193-385 units)

Sommerglen Heights - 39.58 Net Acres (111 units)

Braemar Court - 7.21 Net Acres (33-65 units)

13 Acres Parks and Open Space

39% Commercial

19% High Density Residential
6.5% Medium Density Residential
35.5% Low Density Residential




LONE REGULATIONS BY LAND USE
(Lot Areaq, Lot Width, Setbacks, Building Height, Lot Configurations)

DESIGN CRITERIA STRUCTURE

& . Single Single el Attached : :

RUCTURE TY , o Family Aulti- i
STRUCTURE TYPE (Alley Load) (Front Load) Two Family e Multi-Family
BUILDING HEIGHT
Maximum ] 30' l 30 | 30 | 30 I ’
FRONT SETBACKS
To Garage (minimum) 26 N.A.
To Structure (minimum) 10 | 20' [ 20' | 20" 20'from private ROW
SIDE SETBACKS

Building to Buillding

tarin ) =18

Interior 6 Building to
Property Line = 30'

Corner Local Street (minimum) 20' 20'
.('O.m.e' Major Collector or Arterial 35 o0
(minimum)
REAR SETBACKS
To Adjacent Lot [minimum) 5' PUE 1% 15 15' 30
A'o.u?hng Arterial or Major Collector a5’ 20"
(minimum)

*These regulations reflect the standards found in Zoning Ordinance Section 13-5J-7. Specific lot. height and bulk standards in mulfi-
family developments shall be established by the Planning Commission through approval of the Development Plan

SETBACKS __

& MiN, e/ e i | } £&—————— ROW Line
side yard 1 4
setback f f

HIGHLANDS DEVELOPMENT PLAN




LOT WIDTH (measured at building setback)

FRONTAGE AT BUILDING SETBACK

Front Load 2-car Garage 56'
Front Load 3-car Garage 80’
Side Load Garage 65'
Alley Load Garage 48’

THE

VHIGHLANDS

4

NN

Y,

2N




BUILDINGS AND STRUCTURES
(Elevations and Footprints)

LSFR

This section addresses the
architectural flavor that is
desired for the Highlands by
land use category.

Architectural style is not
prescribed in the Master
Development Plan, but shall
be presented at Develop-
ment Plan submittal. These
images are prototypes only
and do nof represent specif-
ic form, massing or material
requirements,

Each village in the Highlands
will have its own unique
architectural sytle. Archi-
tectural design presented in
each Development Plan will
be reviewed by the Design
Review Committee.

MFR

HIGHLANDS DEVELOPMENT PLAN
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FENCING AND WALLS

W THE

A HIGHIANDS

The boundary for the Highlands should be a soft transition between par-
cels that consists primarily of landscape buffer. However various condi-
tions may occur where a fence, wall or other type of physical barrier is
required. These fencing guidelines are intended to unify the design of
fences and walls within a comprehensive theme.

STRATEGIES:

1) The overall design of Highlands strongly emphasizes open styles of
fencing, especially along roadways and surrounding neighborhoods.

2) Solid fences are not appropriate except in between houses and be-
tween different land uses.

3) Open styles are considered to be those that emphasize the use of
natural materials such as wood with architectural detailing, iron fencing
between solid pilasters, and which utilize natural colors, such as brown,
gray or green.

4) Any fence or wall must be designed to be compatible with the archi-
tecture of the immediate area, and are subject to Design Review,

5) The design of fences and walls must harmonize with the site and with
the buildings in both scale and materials.

6) The placement of walls and fences must respect existing land forms
and follow existing contours and fit info existing land masses rather than
arbitrarily following site boundary lines.

7) Fencing must not dominate the buildings or the landscape. Plantings
may often be integrated with fencing schemes to soften the visual im-
pact. Fencing materials must be compatible with the materials and color
of surrounding buildings.

8) If the ground slopes, the fence must be stepped.

?) Permanent chain link, livestock wire, plywood, chain and bollard are
prohibited.

10) All fences, walls, gates & pylons require Design Review. Fences

that replace, in kind, existing fencing of less than 100 linear feet, do not
require a permit. Additionally, fences over six feet in height, electric gates
and all retaining walls will require a building permit.




It is the intent of the Highlands to
maintain a small vilage atmo
sphere with the need to provide for
the safe movement of vehicles and
people in all communities. To meet
this infent, recommended lighting
levels are to be defined at mini-
mum levels to provide public safety
and at the same time enhance
the appeal of buildings and land-
scaping and to protect the desired
atmosphere of the community.

An appropriate hierarchy of light-
ing fixtures/structures and intensity
must be considered when design-
ing the lighting for the various
elements of a project (i.e., buila-
ing and site entrances, walkways,
parking areas, or other areas of the
site).

Light Filxtures will conform with City
of West Jordan Standards. Light-
ing requirements are found in the
West Side Planning Area — Zoning
Districts Sec. 89-3-1107. Pedestrian
scale and consistent, architectura
street lighting.

The use of exterior lighting fo ac-
cent a building's architecture is
encouraged. All lighting fixtures wil
be properly shielded to eliminate

light and glare from impacting ad-

orties, and passing ve

2strians. If neon tubing

|:'|-
hicles or pec
is used to illuminate portions of a

building it must be concealed from

view through the use of parapetfs
cornices or ledges. Small portions
neon tubing may ¢

id a special effect to a

of expo
used to ac

building's architecture but this must

be well thou and integrated

into the overall design of the proj

ect

o achieve the desired lig

level for parking and pedestrian

2 short

[ T
mnrer

the use of a

luminate large

LIGHTING

EEDeAvG eD 1 p PR hOTR]
Ciry @ Aad Jowmns Laan
Igl RESIDENTIAL STREET LIGHT ‘ RD-225
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PUBLIC AND PRIVATE USE AREAS

The following diagrams demonst

and private use areas within the Highlands. The actual location of |
divi il

jal areas in each village will be determined within each Village

nment Plan

Nava
Levelo
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LANDSCAPING - GENERAL AREAS

(Steetscape, Washes, Entrances, Buffers, Parks)

The Highlands Conceptual Site Plan shows a minimum of 20% open space
for the overall development. Open space in the form of trails, parks, and
landscape buffers are spread throughout the plan to provide recreation
areas and areas of visual interest for each village.

Streetscapes — The first village to develop along any road shall deter-
mine how the rest of that streetscape shall be installed in order to form
a uniform streetscape along contiguous sections of roadway. All plant-
ings shall adhere to Municipal Code Sec. 13-13-8 - Park Strips and
streetscapes.

Trails — Trails will be installed as dictated by the Trails criterion within the
West Side Planning Area (Sec 13-5J-6). Trails that are shown on the West
Jordan Trails Master Plan and on the General Land Use Map as public
trails will be constructed by the developer and maintained through the
Highlands Special Assessment Area (SAA). The primary drainage corridor
and 50" of property offset from top of bank on both sides of the wash/
creek, as dictated by the aforementioned code, will be maintained by
the SAA as well as the trail itself. The wash shall remain natural and non-
imigated other than “hot-spots"” as spelled out in the Pedestrian Circu-
lation portion of this document. These hot-spots may be irigated and
maintained by the adjacent village's HOA or by the Highlands SAA, as
determined in each village's Preliminary Development Plan. The remain-
ing natural wash will require selective mowing twice a year, which will be
maintained through the SAA.

HIGHLANDS DEVELOPMENT PLAN




Parks — Parks are to be incorpo-
rated info the layout and design of
the villages and not installed as an
afterthought. They are to be used
as gathering places, recreation
areas, and in many instances hold
the key amenities that give char-
acter to a particular village. Parks
are to be maintained by HOAs cre-
ated by each village or by the SAA
for the overall community.

The maintenance of each park will
be determined at Site Plan submit-
tal.

Landscape Buffers — There are 2
widths of landscape buffers: 32'
and 8'. All landscaping installed
within this landscape buffer shall
be in accordance with Sec 13-5J
6 — Provision of a landscape buffer
on major right-of-ways, eliminating
double-fronting lots and Sec 13-13
8 — Park Strips and streetscapes of
the Municipal Code.
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NATURAL FEATURES

LEGEND
{1 ! Drainage Corridors
P Fiood Plain
[ Steep Slopes (+30%)
—— Project Boundary

DRAINAGE CORRIDORS, FLOOD PLAIN,

AND STEEP SLOPES

The diagram below depicts the
drainage ways that cross the prop-
erty and the corresponding poten-
tial lood plain locations.

e are very few areas with steep
slopes within the Highlands. Steep
slopes, as defined by Municipal
Code Sec. 13-6D-4-G, are those
that exceed 30%. These small areas

onfined to the

Jrainage comdor and

ted on the exhibit below




PROCESS FOR SUBSEQUENT SUBMITTALS

The next st Il be to submit a Preliminary

Development Plan 'h'.'—; Highlands. These Preliminary

Development Plans will follow the required checklist included in the WSPA

13-5J-10 Development Plan Process, and will include a

Preliminary Site Plan and Dfr—'=l|r*“.-r“.or\- Plrn Each villr:c;]f—‘- needs fo meet

the required percentage of buy-up for the number of units shown on the

Preliminary Site Plan. The Highlands Master DP-«e:o,t')rnem Plan will act

as a general guide in determi the amenities for buy-up. Howeve

changes to the type of amenities and percent of amenities as shown in
can be altered in Village Preliminary Development Plans.

2p in the submittal proc

or each village in

code Section

this documen

The submittal checklist will include the following:

a. Minimum and average lot area
b. Minimum and average lot width
c. Minimum living area per each proposed structure type
d. Maximum and average height of each proposed structure type
e. Explanation of how zoning requirements are being met
f. Number and placement of each dwelling/structure type
g. Direct reference on the plan to specific building elevations
h. Fencing/wall placement, height, type, maintenance responsibilities, and elevations
i. Lighting placement, height, type, maintenance responsibilities, and elevations
j. Public and private use areas; r—=m|ﬂir“.ir“'1 whlrh reas will be used privately or publicly; incluc
general recreation areas, native/ ace, improved parks, schools, and pub
areas (storm water ponds). And ‘r|-- main I“nrmr @
k. Explaining the landscaping; including the locations, amount, purpose, and maintenance
l. List any proposed reimbursements
m. Detailed renderings of the following:
. Existing land use and zoning surrounding the proposed development

or exterior elevations of all sides of proposed residential or mixed use
ildings, structures, monuments, and gateway features.
iii. All residential development must show the proposec
of lot dimensions, building footprint and lot area
iv, Street layout system

Parking Iruu ut showing parki

3, The

ii. Exterior perspective

ilding envelopes for even

talls, ingress and egress areas, emergency lanes, median

1 |].- N O

isting services

preliminary site plan

e preliminary subdivision plat

information on a CD in .pdf file format

n. An electronic c
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HIGHLANDS

LAND USE/ZONING MAP

Legend
Low Density, Single-Family ResidentialNLSFR 2.81-4.50 units/acre, R-1-10)
Medium Density, Multi-Family Residenti
High Density, Multi-Family Residential (HF
Community Shopping Center (SC-2)

Mountain View Corridor
Utility Corridor
Wash/Creek Corridor

~ 5700 West—

[(TPetersen

@ S200 SAh




6400 WEST

HLNOS 0028

5600 WEST
Y

’ \Q\\‘\\\:\\\‘\\‘Siﬁi\ﬁ-«; TOSrssr_ E "-‘;JE AT A A .

HLNOS 0081
Ly

g e —

FO-X3

e AJS

o g ||

— 1370 St Wt Tommgin St Lk Sy, Ltk 84115
EvELOPuE

Ward Engineering Group

Planring Enginearng  Surveyirg

O ART 804D FX- 807 48T 8883

Highland Predevelopment Plan
West Jordan City, UT
EXISTING LAND FEATURES MAP

J




T Pasaraon Srsweprant gt Wase Do

gt Desge 25 TING SERVICES LA

Py

TAB HIGHLAMDS OVERA

PLOT DATE AND TREE: $700015 307 Py

6700 WEST

TIVH3IAO SANVTHOIH

Iy e g i I s
F: . T
e ..,/_':/-’_ R O S e e 3 O ____________ =
1| e e R PR R i NN CY Y Y © T SN X N ORI 2 A ; it -
ST i HE =
7 ﬂ [} b 02 | &3 —
: - :ﬂ [ > [ 3 Sl | >
ﬂ ,..J_.Z ...._..-‘ +‘-——'I; i . Z
B i rﬂ 8 IR 8
e 1 f [0 il
_ m g p
ITI' :\B > ' A O
138 ot 0 3 |: 3
L D ! % s - Tl = = I
iz Pl C_U gt — . 2
e T [5500 WEST T <
| il
: 1 =< i
A _1 ' al [F :
\ !
! o N
N i—y = '
| g =
t I [ s G PETERSON DEVELChENT e Y Highland Predevelopment Plan
Q & Ei A s EATSTING SERVICER MAP Ward Enginesring Group -
& 1 o BT eane perm = Planring Engineering Surveying West Jordan City, UT
" IF— = saun Jllassenes ron s i v 4 wosore s ar s | EXISTING SERVICES MAP - OVERALL)




3
¥
g

CES AP sy

L A T

FLENAME T8

HIGHLANDS WEST

LEGEND
ESTING 15° SEWER

EXISTIMG 12 SEWER

EXATING 10" SEWER

EXSTING CHARNEL FLOW LINE
ENSTING 0" WATER
EXSTING 18 WATER
EOSTING 13 WATER

EOSTING 107 WATEI

EXSTING §° WATER

ORCHARD
HEIGHTS 1

i ! LONEVIEW =T |

6700 WEST

e e s I..

ENGLEFIELD
HEIGHTS

[T
g

[m

111

i

[TITEY

(L1111
it

BROADMEADOW
VILLAGE

GLADSTONE PLACE

LI

Scale

e —

%0 a0

1= 200"

Highland Predevelopment Plan
West Jordan City, UT

CREEKSID

£

Ward Engineering Group

Planning Enginesning Survaying
e mer ar s v mer aur was |EXisting Services Map - Highlands Wesﬁ

§
z
]

EXISTING SERVICES WAR

it PETERSON DEVELOPMENT

ok

[

SHEET

EX-C3




H
]
3

HGHLANDS EAST

A ey T

semaces

T Pataran DuvaiprrsatHigriarsd Wame Des siopresnt Dasgrad

e

HIGHLANDS EAST

LEGEND

WO 0AS (ST Unsov|

EXISTING 19° SEWDR

EXISTING 12" SEWER

EXISTING 10" SEWER

G K SEWER

WG 367 STOAM DRAN

EXISTING 35" STORM DRAIN

EXISTING 34

EXISTING
EXISTING

EXISTING CHANNEL FLOW LINE

EXISTING 3 WATER

EXISTING 1" WATER

EXISTING 17" WATER

o

=0 o 00 a0 800

e

Scale 17 = 2000

MOUNTAIN VIEW
CORRIDOR (UDOT)

_ 7800 SOUTH

EASEMENT FOR
POWER AND GAS

’ d
) |
I !
| i
{ PROMONTORY -1
. PROMONTORY n LT
fA VILLAGE |
|
M _..In..._ﬁ
| ;
H MN_ LEWISTON [ 1

1 ’ PLACE

__ < qu_m_HHH*._HFW mﬂ.ii

% \

_ 1
» -
| oy
I Q ! m u_.._W._ !
" __ el ._ L. _m
X RETENTION o m L2
e BASIN ——a
[ (z
i CHARTER
, \ SCHOOL

Highland Predevelopment Plan

West Jordan City, UT

v

Existing Services Map - Highlands East

g
{ BlE =
5 Gl §
: Bl
1 gl§ &
§gl
| B
5 Blf 3
I
i £ i
—
g i
- E

&=

df

HEIELD
SHE

HEER
LR

EEs

REVISONS




s

008

83

PLOT CATE AND TAR

TAB: WOGMLANDES NORTH

CEE MAP Sy

AETiNG SV

o1 s sirgmiat Diangrn

T Famarnon Devagemat s bgriard Wash

P

HIGHLANDS NORTH

LEGEND
BRAEMAR
COURT
EUSTING 30" STORY DRAN
|
|
\
|
|
" Scale 1= 200 /

MOUNTAIN VIEW
CORRIDOR (UDOT)

EASEMENT FOR |\

POWER AND GAS

e | SOMMERGLEN HEIGHTS

PARK VALLEY

e

5600 WEST

SHOPS AT - |

.1 HIGHLANDS J

Highland Predevelopment Plan
West Jordan City, UT
Existing Services Map - Highlands

wum
i Bk
: oa
L Ela
i E|f
i
1 218
§ oW
5 B|§
I st
g =2
i

EXISTING SERVICES AP

cuwt PETERSON DEVELOPMENT

s PETOIRAD

B B0 48T RO4O P

01,487 aees

REVEBONS




Orchard Heights

W% THE
B HIGHLANDS

PRELIMINARY DEVELOPMENT PLAN
JUNE 2016

PREPARED BY




ORCHARD HEIGHTS PRELIMINARY DEVELOPMENT PLAN

CONTENTS

ORCHARD HEIGHTS - OVERVIEW . cuvvans vaniissasiaimsimusisassnesnsesiiins s sami s s s ovss s 5
LAND USE AND ZONING 'ss 0w i i sissasin e e o s vases s a5t v 5 s e s € oiaonuias Vit 6
ZONING REGUEATIOMS ... coussimmmm i g s inwss oo s sinsssss damei vame s v sk s saor s S v s s o 6
ORCHARD HEIGHTS: - PROJECT DETAILS v s5: s.vcnnismmsns s imsivssis s ssisasen s wiss s6sas v aa b ss s b s iwn mansianios 7
i NS ——————— 7
PROPOSED DENSITY BUNSUP o aaiminas s ausion sy suies dboe s oo s e i o e s a0 g e e e o s s 8
IMPROVEMENT/AMENITIES INSTALLATION i..covvvsannmiinssimmsisa i seriisis soa s iessmmnbsamminimis . 9
IMPROVEMENT/AMENITIES INSTALLATION: & viaiiaassviinssasssinanisienbasseiinmmsssssamsnssuiiive v 10
IMPROVEMENT/AMENITIES INSTAULATION . icvsivinnassins cieievssisness ssioaavisrveitsnsvsoub s onavins dis 1
BUILDIRICGS ANBSTRUCTURES: «o.c0 o immviyen ans v v s s h s i s e s S o e 12
BUILDINGS AND STRUCTURES (PHASES 1-3) | ... .. e 13
BUILDINGS AND STRUCTURES (PHASES 4-8} .. coiiciinciinmiis s iiaiisusdsis siaioniiy st davianiansis 14
BUILDINGS: AND STRUCTURES. (PHASES #:-5) .. . c.viivimnisiivviveinmssmiivis s iss i s ieh iis 15
HIGHLANDS ©VERALL OPENSPRICE . oo vuuusbumsimven duns s sss o i s s 8emm e ss i s g 16
LANDSCAPING . .evtetttit ettt et et te e et e e et et et e e e e e et 16
FENCING ANDY WALLS .. o v ammssionsononsssssssassssiossss i o s s o3 s s s v oo 3 Ao 17
LIGHTING b e s snsnnssasnsmmmsmnsmssionssmsesduims sy s o b s as s MEs S A AR KPS NSRS TSN . 18
BTG AND PRCIPORED IMMIHEY o.onasvmnssmmmmosmmm s onim e s aas sas Aa s NI 18
PUBLIC AND PRIVATE USE AREAS ...t ittt ettt e it e e e e s e e s e aaaes 19
GRADING AND DRAININGE . . oxocmmmipnnssmmmmndissmsmsmssss s s Siomssss  nass s e s S DS s S S wann . 119
IMPROVEMENTS FOR REIMBURSEMENT ... ..ottt e 19

e L | e s e L R e e e R e . 21




ORCHARD HEIGHTS - OVERVIEW

Orchard Heights lies within the Highlands
Master Planned Community in West Jor-
dan City, Utah and is in the Highlands West
Community located directly east of 6700
West and south of 7800 South. The devel-
opment is bordered to the south by an LDS
Church building and to the east by Lonev-
iew, a low density, single family residential
community, also part of the Highlands
Master Planned Community.

The property is currently vacant undevel-
oped property with some native vegeta-
tion consisting of short grasses and natural
brush. There is a ridge running from west

to east at approximately the middle of

the property. The land slopes to the north,
east, and to the south from this ridge at
approximately 8% grades and then tapers
to 5-6% grades. This ridge makes for tre-
mendous views of the Salt Lake Valley and
of the Wasatch Mountains in the distance.
High School Wash (or Unnamed Wash) runs
along the southern portion of this property.
An ALTA survey, included in the Appendix,
shows the existing land features.

z A\ e

HIGHLANDS A N
- OVERALL PHASING PLAN \ \ . |7L-
g v i N iz aemar ommerglen
W 4] :,' & l.::'.' = \ ‘\ Court : He!gh?sl ; .
dd o ;B G ¢ HIGHLANDS NORTH
L it " _ \ ; 121 acres

/ ; \ 0| Porkvaley

Highlands
Center
8 1 _ft,
" Englefield —/- ;
| Heights Promontory Pror_nonlow . : 1
=4 viege || HIGHLANDS EAST
ewfston 5 &
Pigce 87.qgcres — /
Loneview T
Broadmead The View
Vilage
B\ (' ]PererSc;--n

ORCHARD HEIGHTS PRELIMINARY DEVELOPMENT PLAN 5




LAND USE AND ZONING

Oechaed

[ City Boundary
West Side Planning Area Boundary
TS0D
M View Corridor
— Artoriad
Street Type Colector
— UDOT Expressway

Vi Cornacs
Future Anrexation Area

Orchard Heights is within the Low Density, Single-Family Residential (LSFR) zone found within the Highlands Mas-
ter Planned Community/West Side Planning Area (WSPA). This zone is established to promote and encourage a
quality living environment and to provide for increased service efficiency of conventional single-famiy residen-
tial neighborhoods on land that is closer to cultural, commercial, office and/or industrial corridors and nodes.
The density ranges from 2.01 to 4.50 dwelling units per acre. A project is eligible for increased density, to the
maximum density allowed within a zone, by installing specific approved amenities within the defined boundary
of the development. The specific amenities for this project will be explained in detail in this document.

LONING REGULATIONS

LOW DENSITY SINGLE FAMILY (LSFR) ZONING REGULATIONS: /l 1w PUDE :
Building Height: 30 feet 5| — &

Front Setback: 20 feet :| LOT NN B

Front Setback to Garage: 24 feet e ot i

Side Setbacks: 5 feet on one side, 7.5 feet on the opposite side

Side Corner Setback: 20 feet, 35 feet when abutting an arterial street
Rear Setback: 20 feet, 35 feet when abutting an arterial or collector street
Minimum Frontage at Building Setback: 56 feet for 2 car garage, 70 feet
for 3 car garage, 65 feet for side load garage

PUBLIC ROW

Minimum lot area for all single-family corner lots shall be a minimum of .
one thousand (1,000) square feet greater than the average lot size of all bl ol IR
interior/non-corner lots for the project.

REAR AND SIDE SETBACKS ABUTTING AN
Regarding phases 4 and 5, no more than seventy-five percent (75%) of a e
single-family residential lot shall be covered by a principal and accessory TYPICAL SET BACK DETALL
structure in the WSPA., NTS




ORCHARD HEIGHTS - PROJECT DETAILS

7800 South

Gross Acres: 41.37 Acres
Net Acres: 39.32
Zoning: LSFR il
Land Use: Low Density Residential :
Units at Base Density (2.01): 79

Units at Maximum Density (4.5): 177

Proposed Density Buy-up: 61%

Density Allowed with Buy-up: 3.24

Units Allowed with Buy-up: 127

Proposed Units: 119

Proposed Density: 3.03 Units Per Acre

Open Space: 5.12 Acres (13.0%) A

PHASING o\ /4
Phase 1 - 21 Lots { - '
Phase 2 - 21 Lots oz
Phase 3 - 23 Lots ) | [{
Phase 4 - 31 Lots —
Phase 5 - 23 Lots H &
Total - 119 Lots g
= ]
e 3 L Fos
< |l
= a o,
Phase 4 i-“
L
] Ly
Phase 3
| ®
g

Phase 2

N

Y

Orchard Heights will consist of single family homes on two general lot sizes. The first three phases, located on the
southern thirty (30} acres of the project, consist of larger lots ranging from 11,160 square feet to 23,466 square
feet with an average lot size of 13,551 square feet,

The last two phases, located on the northern ten (10) acres of the project, consist of lots ranging from 5,414

square feet to 13,068 square feet with an average lot size of 6,346 square feet. Homes in both areas will be held
to the architectural standards as explained in this document.
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PROPOSED DENSITY BUY-UP

The following are the enhanced open space/recreational amenities
proposed in excess of that required by City standards:

TRAILS AND OPEN SPACE
Active Open Space Amenity/Facility
-Swimming Pool (maintained by HOA) - 2%
-Tot Lots (2) - 2%
-Picnic area with covered pavilion, table, benches (2) - 4%
Passive Open Space Amenity/Facility
-Common Green (2) - 2%
-Greenbelt - 1%
Trail Amenities
-1 tree every 25 linear feet of trail, and 1 shrub, bush, or
perennial every 2 linear feet of trail - 4%
-1 bench every 1000 feet of trail - 1%
-1 trash receptacle every 1000 feet of trail - 1%
-Split rail/wrought iron, wood, or vinyl fence along wash - 4%

Alternate Amenity
-Trail map sign placed at trailhead on 6700 West - 2%

STREET DESIGN
-Entry Monument at each entrance (2) - 2%
-Gateway Feature on corner of 7800 South and 6700 West - 2%
-Landscape buffer up to 4' tall, 4:1 slope, SAA mainteained,
8 feet deep. 1% for every 100 linear feet along a collector or
arterial street - 10%

BUILDING DESIGN

-Enhanced door and window treatment - 12%
-Equal dispersion and use of high quality building material - 12%

Total Buy-up - 61%

ORCHARD HEIGHTS PRELIMINARY DEVELOPMENT PLAN 8




IMPROVEMENT/AMENITIES INSTALLATION

TRAILS AND OPEN SPACE

Active Open Space Amenity/Facility

Swimming Pool -The swimming pool is a focal point as you enter
from 6700 West in the southern portion of the project. The pool
area includes a pool, a bathroom/changing pavilion, and land-
scaping around the perimeter.

Ga X

Tot Lots - There are two (2) tot lots proposed in this project. One
is in the northern common green and the other is in the southern
common green adjacent to the trail system.

Lonndbe Picnic Area with covered pavilion, table, benches - There are
iy two (2) covered pavilions proposed in this project. One is in the
northern common green and the other is in the southern common
green adjacent to the trail system. Each pavilion will include two
tables with benches.

6700 West

Passive Open Space Amenity/Facility

ey &) Common Green - The northern common green is conveniently

fiool located to serve primarily the northern portion of the project. The
southern common green will serve the southern portion of the proj-
ect as well as users of the community trail system. These common
greens will be used for recreation opportunities and for neighbor-
hood gatherings. Portions of these common greens will serve as
detention basins for the project.

Greenbelt - The greenbelt allows for pedestrians fo access the
common green, tot lot, pavilion, and frail system from inside the
neighborhood. This greenbelt includes a paved walkway and
landscape on either side.

Trail Amenities

Landscaping/Vegetation - In addition to the required 10" wide
paved public trail along the Unnamed or High School Wash, there
will be the installation of one (1) tree every twenty-five (25) linear
feet of trail, and one (1) shrub, bush, or perennial every two (2)
linear feet of trail. Grouping or clustering of these plants is encour-
aged. Allinstalled trees and shrubs will be water-conserving spe-
cies that can withstand dry conditions once established. Plants will
be chosen from the “"West Jordan Landscaping Guidelines Book".

Bench - One (1) bench will be installed along the frail.

Trash receptacle - One (1) frash receptacle will be installed along
the trail.

Split Rail Fence - A split rail (3 rail) tan vinyl fence will run along the
southern property line of the lots directly adjacent to the wash.

Alternate Amenity

Trail Map Sign - A trail map sign will be installed at the trail head
east of 6700 West. This is the westernmost enfrance info the High-
lands trail system. The map will delineate the overall trail system in
the Highlands Master Planned Community and where it adjoins to
adjacent trail systems. The sign will be built of similar materials fo
that of the entry monuments.




IMPROVEMENT/AMENITIES INSTALLATION

STREET DES'GN Natural Stone Battered Column With Solid Stone Cap

Engraved and Painted Logo, Flush with Stone
Entry Monument - There will be an enfry monu-
ment at each entrance along 6700 West. These
monuments will be the smaller of the two shown
to the right and will have Orchard Heights writ-
ten on them.

Engraved and Painted Letiering, Flush with Stone

Stone Panel, 4.5'x8"

Gateway Feature - There will be a gateway

feature on the corner of 7800 South and 6700 oy
West with the Highlands logo. It will look like the =
larger monument sign shown to the right.

Landscape Buffer - A landscape buffer up to i
four (4) feet tall, 4:1 slope, and eight (8) feet E-:“HDE.W "
wide will run the length of both 7800 South = - A B
and 6700 West, This buffer will be irigated and e :

planted with turf grass. : THE

Engraved & Paintad Lathars
Paint Color:

Sharwin Wilkams.

7012 Creamy

BUILDING DESIGN

Enhanced Door and Window Treatment - Homes in Orchard Heights
will be designed with enhanced door and window treatment. Door
and window types will be chosen that present a pleasing facade
arrangement to the public.

Windows will be installed in all facades of each home and will be
proportionate in size to the wall face in which the window is locat-
ed. Long, monotonous, uninterrupted and windowless walls are not
allowed. The maximum unbroken distance between a corner of the
structure and a window or windows on any side is eight (8) feet.

Windows will have framed-in wood, brick, stone, or stucco trim that
is at least four (4) inches in width. There will be no windows allowed
without trim. Planter boxes, pot shelves, and/or shutters are encour-
aged but should be used appropriately as to not overstate or overly
decorate. When shutters are installed, they will be proportionate in
size to the window they abut.

Identifiable window mullion patterns should be installed on af least
75% of the windows. Encouraged window types include: Bay or bow
windows; oval, octagon, or wrapping corner windows; arched win-
dows; and clustered windows.

All front doors will be complemented with at least one sidelight,
transom window, or double door. A decorative clear glass or stain
glass window will be included with the door if a transom is not.

ORCHARD HEIGHTS PRELIMINARY DEVELOPMENT PLAN 10




IMPROVEMENT/AMENITIES INSTALLATION

NO PARKING

Equal Dispersion and Use of High Quality Building Materials - Enhanced architectural features shall be included
on all four sides of the home to ensure that all sides of the house are designed consistently and reflect the
design of the front facade. Creating consistent facades on all sides will ensure that the front elevation is not the
only outstanding feature on the home.

The use of different materials is encouraged and required to give distinction to the varied forms of the building.
Exteriors of homes will incorporate brick, stone, stucco, or composite board siding and/or shingles (or approved
similar) to ensure equal dispersion and use of high quality building materials. No aluminum or vinyl siding will be
allowed: however, aluminum soffit and fascia may be allowed if it is consistent with the other exterior materials.

Brick wainscot will be a minimum three (3) feet high measured from the top of the foundation and wrapped
around all sides of the structure.

Accent and trim materials will include real or cultured masonry, such as stone, brick, or cement stucco, or
treated wood. Additional elements that can be used, where appropriate, include header window accent trim,
square wood or wood-like columns with trim, wood or wood-like window pot shelves and shutters.




BUILDINGS AND STRUCTURES

An attractive, theme based and consistent architectural style that
places emphasis on building design and form is required. An emphasis
will be placed on building materials, window placement and propor-
tion, roof design, and garage placement, color, and variety.

It is important that the massing of the homes be placed in such a way
that it is comfortable on a human scale, that each home works in
harmony with the topography of the site, and that the overall project
complement the existing homes in the adjacent community. Repeti-
tive massing is prohibited. There should be variation in individual build-
ing forms. To ensure diversity, identical building elevations shall not be
permitted on the same street frontage or directly across the street for
a distance of no less than four-hundred (400) feet.

Additional attention shall be paid to corner homes. Since corner lots
face two streets, the homes on these lots shall be specifically de-
signed to include wrap-around and consistent architecture to these
visible sides. Corner homes shall continue the ornamental features
and material accents of the front facade, such as extending the
porch, and/or utilizing the same size windows and features as used on
the front facade.

The home rather than the garage shall be the primary emphasis of the
front of a dwelling. Garages that dominate the streetscape displace
the living space within the home and disconnect the residents of the
home from the neighborhood and lessen “eyes on the street”. All
homes shall be designed so that garage door or doors compromise
no more than 50% of the width of the front elevation. Garages built to
accommodate three or more vehicles in non-tandem configuration
shall not occupy more than 55% of the total width of the front eleva-
tion. All three car garages shall have a minimum off-set of no less than
two (2) feet between the main garage door(s).

The main entrance to each home shall have a clear entry way ex-
tending from the public sidewalk to the front door, where the main
entrance shall be oriented to the street in order to promote an ac-
tive street. Covered porches shall be installed on at least 50% of the
homes in Orchard Heights in order to provide a transition zone from
the street to the home, and to also provide for informal socializing.

Multiple roof lines should be used on all homes and shall have a pitch
no less than 4:12 or more than 12:12. Varied roof forms, ridge lines and
pitches are encouraged to reduce the bulk appearance of a home.
All front elevations shall contain a minimum of two (2) roof lines de-
signed at different heights. Dormers are encouraged to help break up
the mass of a roof. All homes shall be designed with at least a twelve
(12) inch roof overhang. Homes with second or multiple elevations
should have at least a sixteen (16) inch roof overhang designed with
decorative brackets, beams, or exposed rafters.

Homes shall be designed to maintain the scale of the entire neighbor-
hood with respect to height, bulk, and structure size. No home should
be over-powering in height or size when compared with other homes
in the neighborhood.

12
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BUILDINGS AND STRUCTURES (PHASES 1-3)

Homes in Orchard Heights Phases 1-3 are intended to be built by a
primary home builder, however, lots may be sold in packs (ie...10 or 20
lots at a time) or individually. The intent is that each lot will end up with
a custom/semi-custom home designed using the same architectural
standards as set forth in this document, eliminate the “cookie-cutter”
approach to home building. and provide a greater variety of homes
in the neighborhood.

To ensure that homes incorporate features and designs as set forth
in the Orchard Heights Buildings and Structures standards, including,
high quality building materials, window placement and proportion,
enhanced door and window treatment, roof design, color and vari-
ety, a standard approach to home plan approval will be followed.

The path for approval will follow a 2 part compliance:

Step 1 - Architectural Control Committee (ACC) review and approval.
All plans will go through the ACC review prior to submitting building
plans to West Jordan City. The review will verify that the home con-
forms with all design regulations as set forth in the CC&R's. The ACC
will provide a signed review upon approval.

Step 2 - West Jordan City building plan review and approval.

This process has been established and is successful in other communi-
ties. It has shown that the final results are neighborhoods with homes
that are more diverse, aesthetically pleasing, and constructed of
higher quality building materials.

The photos on this and the previous page represent the homes that
will be built in Orchard Heights Phases 1-3. Typical footprints and el-
evations for the illustratives shown, and others not shown on this page,
have been included in the Appendix.
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BUILDINGS AND STRUCTURES (PHASES 4-5)

The elevations and footprints shown on this page and
the next are representations of the homes that will be
built in Orchard Heights Phases 4 and 5. Particular care
will be taken in the placement of each home in these
phases due to the nature of smaller lofs. Street presence
is particularly important, Front porches should dominate
the streetscape rather than garages. The same architec-
tural detail is required on these homes as on the first three
phases of this community. The homes in Phases 4 and 5
will meet the needs of home-buyers who are looking for a
nice home and community but want less property and a
smaller home fo maintain than those in Phases 1-3.

Orchard Heights Phases 4 and 5 are infended o be built
by a primary home builder, however, lots may be sold in
packs (ie...10 or 15 lots at a time) or individually. The intent
is that each lot will end up with a custom/semi-custom
home designed using the same architectural standards
throughout the community, eliminate the “cookie-cutter”
approach to home building, and provide a greater vari-
ety of homes in the neighborhood.

The same architectural review process will be followed in
Phases 4 and 5 as in Phases 1-3.

Elevations and floor plans courtesy of
hearthstonedesign.com and craigwalldesign.com.

Marlebrook - Craig Wall Design

FRONT ELEVATION

Cedars - Craig Wall Design

FRONT ELEVATION

Hawthorne - Hearthstone Home Design

o




BUILDINGS AND STRUCTURES (PHASES 4-5)

1976 - Hearthstone Home Design

Bom2 ‘A Tt Bdmi

Bdm3 |l

Main Level ] l_JPF_H?r Level

Main Level it i Busement Level
. e R L =1

Eagle Ridge - Craig Wall Design
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HIGHLANDS OVERALL OPEN SPACE

Orchard Heights has 5.12 acres of open space. This is equivalent to 13.0% of the net acreage of the project. The
Highlands Master Planned Community has a requirement of 20% open space for the overall project. Highlands
West contains 210 net acres with 196.26 acres that are residential acres and subject to the open space require-
ment (commercial areas within the Highlands are subject to their own requirements as set forth in West Jordan
zoning code). There are 39.54 acres of open space within Highlands West, including the 5.12 acres within Or-
chard Heights. Highlands West meets the 20% open space requirement. The table below shows the distribution
of open space throughout the Highlands Master Planned Community.

okarmaae | e | * e | vt
Highlands North 121 acres 38.17 acres 13.16 acres 34.5%
Highlands East 87 acres 54.99 acres 18.73 acres 34%
Highlands West 210 acres 196.26 acres 39.54 acres 20%
H_ighicnds Total 418 acres 289.42 acres 71.43 acres 24.6%

LANDSCAPING

F™ S e There are five main areas of landscaping within Orchard Heights. These areas
include: parkstrips, two common greens, landscape buffers, a pool area, and
the wash. Detailed Landscape Plans for these areas are included in the Ap-
pendix. All landscaped areas will adhere to the Landscaping Reguirements
of the West Jordan Code (Section 13-13) and will use plants from the “West
Jordan Landscaping Guidelines Handbook".

The street trees located in parkstrips fronting on local streets will be consistent
throughout Orchard Heights. All landscaping installed in the parkstrip will be in
accordance with the West Jordan Parkstrips and streetscapes code. Parkstrips
are part of the street right-of-way and will be dedicated to West Jordan City.
Maintenance will be the responsibility of the adjoining home owner.

The common greens and landscape buffers will be irigated and maintained
by the Highlands Special Assessment Area. The remaining native wash and
open space will require selective mowing twice a year also maintained by
the Highlands Special Assessment Area.

The landscaping in the pool area and the swimming pool will be maintained
by an HOA including the lots in Orchard Heights Phases 1-3.

The trail and greenbelt shown on the Landscape Plan will be constructed by
the developer as public trails and dedicated to West Jordan City. The exist-
ing wash (un-named wash) will be re-aligned and graded with more gradual
slopes for safety purposes. The wash shall remain native and non-irrigated.
Open Space outside of the landscaped areas will receive a native seed mix
after allimprovements to the subdivision have been completed. The native
seed mix shall be appropriate for the area and shall be seeded in the fall for
best rate of survival.

Not less than 80% of all trees, shrubs, herbaceous perennial and groundcover
plants shall be drought-tolerant species that can withstand dry conditions
once established. Turf grasses shall not comprise more than 50% of the total
landscaped area. Use of water conserving grasses, such as Buffalo Grass, Blue
Gramma grass, varieties of Dwarf Tall Fescue, or equivalent are encouraged.




FENCING AND WALLS

A concrete or masonry wall will be placed south of the

landscape buffer along 7800 South and east of the land-
scape buffer along 6700 West. This wall will be a Rhino “Wall 1 |
Rock, Olympus Precast, or similar type of wall, will be / Pivacy Fence A 1
six (6) feet high, and the color will be brown and tan or | —d
similar to the picture shown above. Once installed, and rhmey Fpgce

after the one (1) year warranty period has expired, the
walls shall be the responsibility of the adjacent property
owner. There will be no wall along the common green on ok
7800 South.

7800 South

Fencing is required on lofs that are adjacent to the wash
including Lots 105-110 and 206-208. This fence will be a
split rail (3 rail) vinyl fence. The color will be tan to match
the wall and the existing fence running along the wash
in Loneview. The fence will be installed as part of the lot L wal
improvements on these lots. Once installed, and after the
one (1) year warranty period has expired, the fence shall
be the responsibility of the adjacent property owner.

6700 West

A six (6) foot tan vinyl privacy fence will be installed
around the pool area and along the property lines adja-

. i Privacy Fence
cent to the northern common green. In order to maintain
—

[

consistency throughout the development, this same tan
fencing will be what is allowed between lots for privacy if
the property owner chooses to install a fence.

,._
|
|
=2

Wwall
/

T2yl /Spiif Rail Fence
e,

-,

——mm————
I —
-
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LIGHTING

The standard West Jordan City Residential Street Light (RD-225), or fixture that is similar in style will be used along
the local streets. There is one variation from the city standard shown below in that a 15 foot maximum height is
required within the Highlands. The location of street lights can be found on the Utility Plans (C4 and CS5) in the
Appendix. The street lights will be installed in the park strip of the public right-of-way and will be maintained by
West Jordan City.

ACORN STYLE
A s800 L N HIGH PRESSURE SCOUM
LAMP SHALL BE USED W/ TWEST LOCK PHOTO CELL CONTROL

MEW INSTALLATION
HADCO REICHAZANRGTD SE
OR APPROVED EQUAL

BEFLACEMENT ONLY.
GENERAL ELECTRIC

TIOROT SNZAMSIBLT =
O APPROVED ECUAL No. Description

1. U.P.&L box, voltage source for circuit.
UTLITY POD 2. Junction box, underground, street light, small plastic, for no or low traffic areas
* Box should be placed at grade level, within five feet of source box.
* * If ground is required, it should ba placed inside bax
3. Junction box, underground, polymer concrete and fiberglass with polymer
concrele cover or concrele box with sleel cover, o be used in high Iraffic areas
* % Jf ground is required, it should be placed inside box
18 BLACK FIBERGLASS. 4. Inkina fusa holder, with water proof boots LEBAA, WPBI or equivalenl.
EMOOTH FINISH DIRECT 5. Fuse, 10 A, 600 V, KTK, FNM, or equivalent
W““::D;;‘m 6. Conductor #5 or #8 copper stranded direct burial wire
¥ .
:-:A ‘e‘au& 7. Conduit 1% min. PVC electrical grade.

GROUND LME

©0 > _/ o
NEUTRAL CONDUCTOR
:u\l CONDUCTORS N

JUNCTION BOX SOURCE BOX

ror

SEE DRAWING RD-17a FOR NOTES

City of West Jordan, Utah

= STANDARD DRAWING
) RESIDENTIAL STREET LIGHT £
— RD-225

EXISTING AND PROPOSED UTILITIES

Existing and Proposed Utilities are shown on the Utility Plans (C4 and C5) included in the Appendix.
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PUBLIC AND PRIVATE USE AREAS

All residential lots are private areas. The pool and landscape within the pool area will be private and will be
maintained by an HOA including the 65 lofs in phases 1-3 of Orchard Heights.

Road right-of-ways are public and will be dedicated to and maintained by West Jordan City. Parkstrips that
front on local roads will be dedicated public right-of-way and maintained by the adjacent resident. The com-
mon greens in the northern and southern portions of the project, the wash, the greenbelt connecting to the trail
system, and landscape buffers along 7800 South and 6700 West are all public use areas and will be dedicated
to West Jordan City and maintained by the Highlands Special Assessment Area.

The aforementioned areas are delineated on the Lot Layout sheets found in the Appendix (C2 and C3).

GRADING AND DRAINAGE

SN }'m Grading is a vital part of creating

PR oSy a succesful and beautiful commu-
nity in a topographically complex
project. Care will be taken to do a
master grading plan for the entire
site and also for each lot as each
individual home plan is submitted
to the city.

One area of special importance is
the existing wash. The wash cur-
rently cuts approximately ten feet
deep and is fairly narrow just off
of 6700 West. The wash will be re-
aligned and graded with a more
gradual slope that will be safer for
pedestrians using the trail near this
areaq.

Preliminary grading and drainage is
shown on the Utility Plans included
in the Appendix (C4 and C5).

IMPROVEMENTS FOR REIMBURSEMENT

Reimbursement is anticipated for the cost of upsizing utilities, including water, sewer, and storm drain lines, and
for upsized pavement in the 7800 South road right-of-way.

With 6700 West already installed, upsizing of utilities or pavement is not anticipated. We do not expect to re-
quest reimbursement in this roadway unless the city requires additional system upgrades.
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APPENDIX

ALTA/ACSM LAND TITLE SURVEY
HIGHLANDS CONCEPTUAL SITE PLAN
COVER SHEET Cl
LOT LAYOUT (NORTH) C2
LOT LAYOUT (SOUTH) c3
UTILITY PLAN (NORTH) C4
UTILITY PLAN (SOUTH) ch
LANDSCAPE PLAN L1-L4
BUILDING PLANS AND ELEVATIONS

Aria

Bravo

Finale

Marquee

Octave

Prelude

Premiere

Sonata

Tapestry




PETERSON BARRET ALTA/ACSM LAND TITLE SURVEY

LOCATED IN THE NORTHEAST QUARTER OF SECTION 34, TOWNSHIP 2 SOUTH, RANGE 2 WEST | 3
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GENERAL NOTES

ENGINEER'S NOTES TO CONTRACTOR

CONTACTS

I CONTRACTOR 7O FIELD VERFY HORZONTAL AND VERTICAL
LOCATIONS OF ALL EXSTING UTLITIES PRMOR TO COMMINCIMENT OF
CONSTRUCTION, AND REPORT ANY DISCALPANGES 10 THE DRGNEIR.

I ANY AND AL DISCREPANCES N THESE PLANS ARE 10 BE
BADUGHT TO THE ENGINEER'S ATTENTION PRIOR TO COMMEWCEMENT OF
CONSTRUCTION.

3 AL CONSTRUCTION SHALL ADHERL TO APEA STANDARD PLANS
AND WEST JORDAN CITY STANDARDS AND SPLCHICATIONS

4 AL SAMTARY SEWER COWSTRUCTON SHALL ADWERE 7O WEST
JORDAN  CITY SEWER WPROVEMENT DRSTRICT STANDARDS  aND
SPECIFCATONS

S AL UTUTICS AND ROAD MMPROVEMINTS SHOWM ON THE PLANS

OTWER VIARCAL Of MORMIONTAL REFERENCE WL NOT BE ACCEPTED
Oft COMTFID BY THE [NGMECR OF RECORD.

T MAP MSOISCON0G, PANEL 410 OF 835
MAP REWSON DATE: SIPTIMSER 25, 2008

NOTICE

BEFORE PROCEEDING WTH THIS WORM, THE COWTHACTOR SHALL
CAREFULLY CHEDK AND VERFY AL  COMDITONS,  OUANTITES,
DMENSIONS, AND GRADE ELEVATIONS, AND SHALL RIPORT ALL
OXSCREPANCILS 10 Tl INGNIIR.

1. THE EWSTENCE AND LOCATION OF ANY LNDERGHOUND
STRUCTURES SHOWN ON THESE PLANS WERE OBTAMED BY

DUFRNG CONSTRUCTION TMAT ARE MOT DEWTIIED 7 MESE PLANE, CONTHACTOR SHALL WOTFY
ENGMEER IMMEDIATELY.

3. CONTHACTOR AGHELS THAT HE SHALL ASSUME SCLL AND COMPLETE RESPONSIBUITY FOR JOB

LIABILITY, REAL OR ALLEGED, IN COMNECTION WIH THE PERTOMMANCE OF WORK O THS
PROLECT, EXCEPTING FOR UABIITY ARSING THOM Tl SOLE MEGUCINGL OF Tl OWNCR Of DiE
ENGINELR.

3 UNAUTHORIZED CHAMGES & USES: TWE ENOWEER PREPARING THESE PLANS WLl MOT BE
RESPOMSELE FOR, OF LIABLE FOR, UNAUTHORIZED CHAMCES 10 OFf USES OF THESE PLANS. AL
DHANGES TO THE PLANS WUST BE N WHTING AND WUST DD APPROVID BY TWL PREPARIR OF
THESE PLANS.

4. AL COMTOUR LUNES SHOWN ON THE PLANS ARE AN IWTERPRETATION BY CAD SOFTWARL OF

CONTOURS IN CAD FOR ANY TYPE OF USE BY THE CONTRACTOR. SPOT ELEVATIONS AND PROFILE
ELEVATIONS SHOWN B THE CESICN DRAMNGS COVERN ALL DESCN WFORMATION LLUSTRATID oN
THE APPROVED CONSTRUCTION SCT. CONSTRUCTION CXPCRTISE AND JUDGMENT BY THE
CONTAACTOR 15 ANTIOPATED BY THE EMGMEER T0 COMPLETE BUILD-OUT OF THE INTENDED
IMPROVEMENTS.

ENGINEER & SURVEYOR

FOCUS ENGINEERING & SURVEYING
502 WEST 8360 SOUTH

SANDY, UTAH 84070
801-352-0075

CONTACT: JASON BARKER

QWNER /DEVELOPER
PETERSON DEVELOPMENT
225 S0UTH 200 EAST

SALT LAKE CITY, UTAH B4111
BO1-532-2233

CONTACT: WIC BARNES
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Caltis occidentalis
Common Hackberry 2° cal

Gleditsia triacanthos i. ‘Shademaster’
Shademaster Honeylocust 2° cal

Tilla cordata ‘Groenspire’
Greenapire Linden 2° cal,

Malus ioensis Bechtel
Bechiel Crab 27 cal

Prunus sargantii columnaris
Columnar Flowering Cherry 2° cal.

Pyrus calleryana ‘Chanticlesr’
Chanticiear Flowerning Pear 2° cal.
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2,432 ft*
Basement | 2,611 ft?
Total | 5,043 ft?




-
@]
=
©
>
o
w
©
=
9]
=
3=
=
T

wod sawoyluoydwAs

AuoydwiAg

European Elevation




2,283 ft?
nt | 2,488 ft?
Total | 4,771 ft2

FAMILY ROOM

3-CaR GARAGE

=

i i

| FuT BEDROOM 88 o)
W

|

L

'-_‘::;,-.—y— T
2L FUT. BSMT
n b

q . FURNACE

000

| FUT.BEDROOM #5 7=
H pod




FINALE

Symphony
ymphonyhomes.com




T AT
-;éi? rA : MASTER Finisned 3’180&2

Y kiTemen Wook o neoRoon Infinished 2:271 ftz

Total | 5,451 ki
3]

MASTER
E} BATH
> /
i
i i
| | |
/l LIVING ROOM :
|
THREE CAR -
GARAGE
- . "
o o
| I
]
n
LOFT h
BEDROOM #4 i OPEN TO
" FAMILY ROOM
H BELOW
I I
o) |
| [
(I
BEDROOM #3 MAIN
BA !
—
< i & BEDROOM #2
| 2
— | S

FINALE




MARQUEE

Symphony
symphonyhomes.com




BEDROOM #3

BEDROOM #2 QFEN Y0
FAMILY ROOM

BELOW

MARQUEE

Total

3,307 ft?
2,432 ft?
5,739 ft?




Symphony

symphonyhomes.com




2,271 ft?
2,419 ft?
Total | 4,690 ft?

=]
= NOOK
MASTER I
BEDROOM
FAMILY
ROOM
13
steg [
2aTH (51 |
r .
O -
4y KITCHEN
5 . ROOM
=122z { /A Bl B

Hmlinl_J . PANTRY
i .|

FLEX
ROOM

3-CAR GARAGE

---------------

=

| ‘
I e !
! FUT. BEDROOM # 3 =1 B

——

gy T _ 108 FUT GAME ROOM

[ Ol 8 ’

A oh  Bmaned
P #18

3
1

Pl
Le ra

FUTBEDROOM & 1

~
s
o
*

FUT BEDROOM # 5

COLD STORAGE




f"w"'ﬂ

TS ~.-',--

PRELUDE

symphonyhomes.com

Cottage Elevation




2,332 ft?
1,766 ft?

?iu urr::l;m-l_l NOOK Total 4,098 ftz

OFEN TO
FAMILY ROOM
BELOW

PRELUDE




P ¥ .

Legacy Elevation

PREMIERE

) AT
oy S-.J

European Elevation

Symphony
symphonyhomes.com

<

b5

SRS “etan, . -\ C B

Cottage Elevation




2,379 ft?

2,506 ft?

NOOK

— -\

§

i Total | 4,885 ft?

FAMILY
ROOM vd

MASTER MASTER
)| BATH BEDROOM

THREE CAR
GARAGE

LIVING ROOM

FUTURE GAME

FUT.

JVLI/

FUT.

H5

i 'l

ST
1 N

STORAGE G FUT.
ROOM BEDROOM #6

FURNACE
ROOM

COLD STORAGE

PREMIERE




SONATA

(®) Symphony

symphonyhomes.com 301.298.855 E
r




shed | 2,292 ft?
= p— Unfinished | 2,397 ft?

+ 2
F’“m'_f—\[— Total @ 4,689 ft
J@ KITCHEN FAMILY EEI:;ROOM
J ROOM £ MASTER
B NOOK BEDROOM
I
)

OFFICE
3-CAR GARAGE

=
wn

FUT. GAME ROOM Lo |
FUT.BEDROOM # 3 = L0 FUTBEDROOMS4 |

L THeel= YL

FURNANCE
ROOM

FUT. STORAGE W FUT.BEDROOM # 5

COLD STORAGE

SONATA




Legacy Elevation

TAPESTRY

Symphony
wyr‘nphonyhnmra com

Vit B 5
Cottage Elevation




T

(W[ oA

LAUNDRY

\J

MASTER

FAMILY BEDROOM

THREE CAR
GARAGE

r — K

FUT.
BEDROOM #6

FURNACE

RUOM@ |_|

LIVING
ROOM

FUTURE GAME

ROOM

FUT.
BEDROOM #4

STORAGE™._ -
ROOM .-/

__ BEDROOM #5

N
COLD STORAGE

TAPESTRY

Total

2,351 ft?
2,473t
4,824 ft*




