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C & L Estates Subdivision  Preliminary  Plan -  Planning Commission  Memo

An application  has been submitted  to Elk Ridge City for the C & L Estates  Subdivision (Project).

The following  documents  have been taken into consideration  with this review:

The C & L Subdivision  Preliminary  Plan  submittal  including:

A. C & L Estates Subdivision,  provided  by Atlas Engineering,  dated: September  201  9;

(Sheet  #) Cover and Index (1 ), Preliminary  Plan Sheet (2), Erosion Control Plan  (3),

Utility Plan Sheet (4A), Utilitya Plan Sheet (4A), Re-vegetation/Retention  Plan (5), Detail
(6), Detail (7).

Background

Zoning: R-1-15,000

Project Total Acreage:  3.47 acres

Total Number  of Single-Famiiy  Residential  Lots:81ots  for a gross density  of 2.31 dwellings  per
acre.

The proposed  subdivision  is located on the southeast  side of the round-about  and is bordered
by Goosenest  Drive, Elk Ridge Drive, Star Lane, and Olympic  Lane.

As this area has been previously  developed  the streets and utilities for the most part are already

in place, Elk Ridge Drive requires additional  utilities and additional  curb and gutter to finish off

the street. Sidewalk  is required  throughout  the proposed  subdivision

Consideration

Attached, under the cover  titled Supporting  Documentation  is a staff review  memo.  There  are

many comments  that are still left open as the City is considering  several possible improvements

in Elk Flidge Drive that have bearing on the proposed  subdivision  and the applicant  cannot
address associated  improvements  until given direction from  the City.

As this is the first opportunity  for the Planning Commission  and City Council will have to

consider  this subdivision  it was felt that this would be an appropriate  time to discuss the items

requiring additional guidance.  It is also important  to note that the outstanding  items are
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engineering  issues  that are typically  addressed  in the construction  drawings  submitted  with the

Final Plat application.  It is not expected  that  the outcome  of these issues  will affect  the number

of lots or the configuration  of lots or traffic  flow. The applicant  is locked  in with the configuration
of the existing  streets  and zoning  of the parcel.

The  applicant  has  addressed  all of the  preliminary  plan  requirements  and  met  the  code
requirements.

The improvements  being  considered  by the City that have direct  bearing  on this application
include:

1. Additional  stormwater  infrastructure  or modification  of the existing  stormwater  facilities  to

address  drainage  issues.  These  improvements  may include:

a. The replacement  of curb and gutter  having  inadequate  cariying  capacity  with new

curb and gutter  meeting  the current  City standard.

b. Installation  of missing  gaps in the curb and gutter.

c. A new drainage  basin located  in the City owned  triangle  north of the roundabout.

This  was the intended  use of the parcel  when it was dedicated  to the City.

d. A stormwater  line connecting  several  of the sumps  in Elk Ridge Drive  to act as an

overflow  in high intensity  storms.  The line would  carry  the stormwater  to the new

drainage  basin.

e. Catch boxes  located  just  above  the round-about  with contouring  of the street  surface

and gutter  directing  flow into the boxes  which  would  then be piped  to the new

drainage  basin  via an existing  culvert  under  the round-about.

2. Recontouring  and resurfacing  Elk Ridge Drive  to restore  the crown  and better  direct  the
flow  of stormwater.

3. The construction  of a dedicated  12" culinary  water  distribution  line to allow remaining

services  to be removed  from the pump  line.

The discussion  of these  issues  is ongoing,  and the final outcome  may be a combination  of

several  of the potential  improvements  discussed  or may be something  altogether  different.  The

applicant  needs  direction  as to what  they  will be required  to improve  as part of the subdivision.  It

is recognized  that  this will not come  at Planning  Commission  but will be addressed  through  a

discussion  of the proposed  improvements  with City Council.

Any specific  improvements  that are to be provided  by the developer  or completed  in partnership

or will be completed  by the City and require  coordination  will be described  in a Development

Agreement  that  will be drafted  upon finalization  of the plans at the Final Plat stage.

AQUA  Engineering,  11c.
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Recommendation

Recognizing  that there are some  outstanding  engineering  issues  that  will require  attention  as
part of the construction  drawings  provided  with final plat, the Preliminary  Plan application  for the
C & L Estates  Subdivision  meets  the code  requirements  for a preliminary  plan application,
current  zoning  and city standards  and thus is recommended  for approval.

-END-

Attachments:

Supporting  Documentation

AQUA Engineering, tic.
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CC

Subject C & L Estates  Subdivision  Preliminary  Plan -  2nd Review

An application  has been  submitted  to Elk Ridge  City  for  the C & L Estates  Subdivision  (Project).

Following  a TRC,  the applicant  has submitted  a revised  set of drawings  based  upon  the

comments  of the first  review  and TRC.  The comments  from  the 2"d review  have  been  added  to

the first  review  comments  to provide  continuity  in the review  record.  2"d review  comments  are

found  in blue. The  following  documents  have  been  taken  into  consideration  with  this  review:

The C & L Subdivision  Preliminary  Plan submittal  including:

A.  C & L Estates  Subdivision,  provided  by Atlas  Engineering,  dated:  Septernbe  201 9;

(Sheet  #) Cover  and Index  (1 ), Preliminary  Plan Sheet  (2), Erosion  Control  Plan (3),

utility Plan Sheet  (4A), Utility  Plan Sheet  (4A), Re-vegetation/Retention  Plan (5), Detail

(6), Detail  (7).

Project  Overview

Zoning:  R-at-15,000

Project  Total  Acreage:  3.47  acres

Total  Number  of Single-Family  Residential  Lots:81ots  for  a gross  density  of 2.31 dwellings  per

acre.

-l-he C::ty is ct-irisideririg  si-iveral  possible  ii-npi-ovemer'its.  ii-'i bfR P,iclt)e Dive  that have  be."irivig ori

ttie proposed  si..i)xlivisitiri  Those  iml'irovernerits  n'iight inclt.:de:

1.  Additiona!  stormwater  infrastructure  or modification  of the existing  to address  drainage

ISSueS.

2. Recontouring  and resurfacing  Elk Ridge  Drive  to restore  the crown  and better  direct  the

flow  of stormwater.

3 The construction  of a cledicatad  'l 2" ciilii-iai'y  water  distribiition  In-s to allow  re:-riainii'ig

services  to bi..i removeci  from tha piii'np  fine.

Many  of the review  comments  provided  address  these  issues  but do not provide  guidance

because  the City has not had a chance  to discuss  the issues  as they  pertain  to this  subdivision.
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The Preliminary  Plan approval  process  vests  the applicant  with an approved  density,  possible

configuration  and maximum  number  of lots. The issues  being  considered  with respect  to Elk

Ridge  Drive  are associated  with the construction  package  in final plat  and should  not change

the lot number  or configuration.  Discussion  of these  issues  is necessary  for the applicant  to

know  how  to move  forward  with design  once  Preliminary  approval  is granted.  Because  of this  a

recommendation  has been  given  to hold  off  on rnaking  any additional  changes  to the drawings

until additional  guidance  has been given  by the City  Council  through  the public  meetings

considering  the Preliminary  Plan.

Submission  and  Checklist  Compliance  Complete

@ Check  with Laura  for  any issues.  Is the submittal  complete?

*  Have  "Will  Serve"  letters  been provided?

*  Please  note any  specific  requirements  service  providers  detail  on the "Will  Serve"  letters.

Technical  Review  Comments

Preliminary  Plan Drawings:

General:

Easements:  Complete

*  Are there  any areas  where  special  easements  may  be required?

Zoning:  C-yt>plets

*  Lots  seem  to meet  zoning  requirements.

Preliminary  Plan: Compiete

*  (Sheet  2) Run a closure  report  to verify  closure.

*  (Sheet  2) Dimension  and label  setbacks  and PUE's  or provide  reference  to detail  with
this  information.

*  (Sheet  2) Add dimensional  units  (ex. (x') foot  marking)  to curve  table  dimensions.

*  (Sheet 2) Expand  Acreage  units  for dedications  parcels  "A" & "B" to four  decimal  places
to capture  the acreage  amounts.

Streets:  Complete

*  (Sheet  6) Update  street  cross  section  detail  to match  the cross  section  used for  the
Parkview  Corner  Subdivision  (see  attached).

AQUA  Engineering,  11c.
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*  Sidewalks  are 6" thick.

*  (Sheet  4) There  are two callout  #2's  on Elk Ridge  Drive.  One  should  be callout  #3 and
directed  to the sidewalk.

*  Incorporate  applicable  City  and APWA  details  in the drawing  set. Make  sure  to include
details  that  are referenced  in each  detail.

*  Match  the existing  sidewalks  around  the roundabout.

Water:  Complete  except  as noted  in the attached  drawings  with  review  comments.  Waiting  for
additional  guidance  from  City  to finalize  with Final  Plat  construction  drawings.

*  Per state  law the water  lines  supplying  the subdivision  will need  to be modeled  to verify
that  the system  has capacity  to serve  the subdivision.  Once  the lots are added  to the

water  model  and new  flows  are calculated,  a determination  will be made  if there  are any
improvements  to the water  system  that  will be necessary  due  to impacts  or the proposed
project.  AQUA  Engineering  is working  modeling  this line in detail  and will provide  a
capacity  analysis.

*  (Sheet  4) Water  laterals  stubbed  into  the properties  should  be located  in pairs  at five  Feet

to each  side of the property  line. Please  note  the dimension  on the drawing.

*  (Sheet  4) Note  size of water  laterals.

@ (Sheet  4) Elk Ridge  Drive  culinary  water.  The  existing  water  line is the pump  line and the

City  is removing  all connections  from  this line. A new 8" line will be required  from  the

Goosenest  roundabout  up Elk Ridge  Drive  for  water  service.  It is recommended  that  this

line be upsized  to 1 2" as it will eventually  become  part  of the main  distribution  line for

development  north  of Goosenest.  The  distribution  line from  the tank  to the PRV  in

Goosenest  is one component  that  will need  to be in place  to get  the necessary  flow  for

the development  associated  with  the Haskell  Dry Land  Annexation.

*  (Sheet  4) There  are two water  lines  in Goosenest.  One  is the pump  line which  is shown

on the drawing  and the other  is the new  distribution  line that  the lots in Harrison  Heights

are  tied to. Connections  on Goosenest  need  to be tied into  the line serving  the lots in

Harrison  Heights.  The engineer  should  have  these  drawings.

*  (Sheet  4) The Skyhawk  Well  pump  line is also not shown  on these  drawings.  AQUA  will

provide  this  information  (see  attached).

*  Is Public  Works  okay  with the locations  of water  service  connections?

*  Does  the Fire Chief  have comments?

AQUA  Engineering,  11c.
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For  final  plat  drawings  incorporate  the applicable  Elk  Ridge  approved  culinary  water

details  (city  lateral  and  trench  detail  and  APWA  T-patch  detail)  in the  drawing  set.  Make

sure  to include  additional  details  that  are  referenced  in each  detail.

Sanitary  Sewer:  Cei"nplete  excepl  as noted  in tlie  attached  drawings  witi-i revievv  comments.

Waitirig  far additionaf  guidance  from  City  to finalize  with  Firiai  Plat  constri.iction  drawings.

*  Per  state  law  the  sewer  lines  supplying  the  subdivision  will  need  to be modeled  to verify

that  the system  has  capacity  to serve  the  subdivision.  Once  the  lots are  added  to the

sewer  model  and  new  flows  are  calculated,  a determination  will  be made  if there  are  any

improvements  to the  sewer  system  that  will  be necessary  due  to impacts  of  the

proposed  project.  AQUA  Engineering  is working  modeling  this  line in detail  and will

provide  a capacity  analysis.

*  Sewer  lines  are  existing  on all lot frontage.

*  (Sheet  4) Provide  sump  in place  of  storm  bricks.

e (Sheet  4) Note  size  o( sewer  laterals.

*  (Sheet  4) Will  a double  or triple  catch  basin  be necessary  to catch  storm  water  flow?

Provide  calculations.

(Sheet  4) Is Public  Works  okay  with  the  locations  of  sewer  service  connections?

*  For  final  plat  drawings  incorporate  applicable  City  and  APWA  sewer  details  (city  lateral

and trench  detail  and  APWA  T-patch  detail)  in the  drawing  set.  Make  sure  to include

additional  details  that  are  referenced  in each  detail.

AQUA  Engineering,  11c.
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Storm  Water:  Cornplete  except  as noted  in tl-ie art:iched  drawings  wtth rsview  corriments.
lfl/aiting  for additional  griidarice  froi-ii City to finaiize  witti Final Plat coristi'ric!ion  dravvings.

*  Provide  a preliminary  storm  water  report.  Provide  a preliminary  storm  water  report  for
overall  project  with  pre-development  and post  development  calculations  to verify  that

adequate  retention  capability  will be provided  with proposed  improvements.  Provide  an
exhibit  showing  the potential  contributing  area  and locations  of existing  and proposed
storm  water  facilities  within  the contributing  area  to support  the calculations.  Provide
hydraulic  calculations  for  any pipes,  inlet  and outlet  structures  utilized  to collect  and
transport  water  for  the subdivision.

*  Snouts  are required  at the boxes  feeding  sumps  or detention  basins.  Please  add a note
that  states:  The contractor  shall  size  the depth  of the catch  basin  boxes  to meet  the sup
depth  requirements  of the specific  model  of snout  being  used.

*  Provide  safety  grates  on all stormwater  inlets  and outlets.

*  Provide  a I/10  drop  in stormwater  manholes.

*  For final  plat drawings  incorporate  applicable  City  and APWA  stormwater  details  in the
drawing  set. Make  sure  to include  additional  details  that  are referenced  in each  detail.

*  Was  there  a preliminary  stormwater  report  completed  for  this project  at concept?  Provide
a preliminary  storm  water  report  for  overall  project  with pre-development  and post

development  calculations  to verify  that  adequate  retention  capability  will be provided  with
proposed  improvements.  Provide  an exhibit  showing  the potential  contributing  area and
locations  of existing  and proposed  storm  water  facilities  within  the contributing  area  to
support  the calculations.

*  Retention/detention  ponds  shall  remain  privately  owned  and maintained.  This  can either
be through  incorporation  into lots or held by an HOA.  It is advisable  to increase  the

number  of private  retention  Facilities  to avoid  burdening  a single  lot owner  with all of the
storm  water  burden.  It is also  preferable  to route  run-on  and site generated  run-off
through  basins  to the greatest  extent  possible.

*  The  maximum  depth  allowed  for  any private  retention/detention  basin  is 3 feet.

Utilities:  Ongoing  with Final  Plat

*  On the northwest  corner  there  are existing  power  and communications  boxes.  It looks

like they  are located  where  the sidewalk  will be constructed.  These  utility  boxes  will need
to be relocated.

AQUA  Engineering,  11c.
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Erosion  Control:  Cor'i-iplete

*  (Sheet 3) Note #9 states: CuUFill  slopes  will  revegetate  naturally  with  seed  from  adjacent

native  grasses.  Reseeding  will  not be required.  Will  the  City  require  reseeding  of

disturbed  areas?

*  Provide  erosion  control  details.

Postal:  Ongoing  with  Final  Plat

*  Where  will  the  CBU('s)  be located?  Is it a single  location  or will  there  be multiple

locations?  Will  a pullout  be required?

Phasing:  Cornple(e

*  This  development  will occur  as a Single  Phase.

Development  Agreement:  Crir'itiniied  Disctis.;:an  to be finalizetl  with  Fina)  Plat  approval.

*  At the  preliminary  application  iSSues are discussed  that  may  require  clarification  in a

Development  Agreement.  The  Agreement  will be drawn  up and  considered  as part  of  the
Final  Plat  approval  process.

@ Are  there  any  exceptions  to the  city  code  or offsite  improvements  that  need  to be

clarified  in a Development  Agreement?

-END-

Attachments:

Parkvicw  Corner  Final  Plan  Sheet  2

Sky  Halwk  Wall  Plan  and  Profile  Sheet  C "1

(I)&l Estates Pi-em'iqinai'y  Plyi 2"' s:,tbiriilal drayirint3s  witii Rev:ei,pz Con-imerits

AQUA  Engineering,  11c.



C & L ESTATES
A RESIDENTIAL  SuBDMSlON

ELK  RIDGE,  UTAH

PRELIMINARY  PLAN  SET

SEPTEMBER  2019

SHEET

1

2

3

4A

4 B

5

6

7

-SHEET  INDEX-

SHEET  NAME

COVER

PRELIMINARY  PLAN  SHEET

EROSION  CONTROL  PLAN  SHEET

UTILITY  PLAN  SHEET

UTILITY  PLAN  SHEET

RE-VEGETATION/RETENTION PLAN
DETAIL  SHEET

DETAIL  SHEET

VICINITY  MAP
-NTS-

Preliminary  Plan  Second  Submittal  Review  Comments.

October  30 2019

There  are  a few  isSues  associated  with  the  water  line  and

storm  drainage  and  street  improvements  on Elk  Ridge

Drive  ihat  are  up in the  air  as the  City  is considering  how

best  to address  these  issues.  The  comments  }hat  are

orovided  include  some  informational  comments  for  City

(')fficials  so they  can  consider  how  the  improvements

required  with  this  subdivision  fit  into  the  big picture

improvements  being  considered  on Elk Ridge  Drive.

It is recomn'iended  that  none  of  the  review  comments  and

associated  changes  are  made  !o  this  set  of  drawings  as

part  of  the  Preliminary  Plan  consideration  until  the  City

Council  has  provided  guidance  as part  of  the  preliminary

approval.

TOTAL & OF LOTS-8
11NITS /  ACRE-2  30

ATLAS

kEncinbbrtmc
WL.L.C.

a!EYai
9ARRY  I'RETTYMAN
80i-423-1040
25t W SR 198
SALEM, IIT 84853

XONF:  801 -65!i-0588
FAX:  soi  -855-01  09
Q4P FAST 800 NORTH !111TI: A
J  AIIISH FORK, UT 84660
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Extend  24"  storm-drain

culvert  either  to sump  to act

as an overflow  or  to a box

wi(h  a grate  and  a !urnout  in

the  gutter.  Tlie  City  will

provide  direction  before  fina!

Plat  approval.

Verify  location  and

alignment  of  existing

1 2" water  line.  Length

of  existing  stub  is

unknown.

An  up-size  of  the  proposed  8" Culinary

Water  Line  to 52"  worild  be paid

City.  This  line  would  then  act  as the

distribution  line  that  is in the  Capital

Facilities  Plan  that  will  allow  isolation  of

the  pump  line  and  improve  capacity  to

the  service  area  north  of  Goosenest.

thus  completing  the  improvements

associated  with  the  addition  of  the  Sky

Hawk  Well  to the  water  system.
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New  1 2" distribution  line  to be paid  for  by the City.  The  't %!, 
new  line would  also  include  relocation  of the remaining
services  off  the existlng  pun'ip  line  !o the new  line  and  !"
relocation of fire hydrants off the pump line to the new :  % oMR'DaE oR'V /E
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SERVED  ALONG
DISTRIBUTION  LINE

Glads+an  View
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CLOW

WELL

C&l: Estates

Subdi$on.
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750 Feee Reiai'nirg'tp  be
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DISTRIBUTION
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Constructed
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ELK RIDGE DRIVE
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