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1.0 INTRODUCTION

In March 2011 the Ivins City Council approved a zone change from Resort Commercial (RC) Zone
containing approximately 5.35 acres of property (then known as “The Biggest Loser Resort at
Fitness Ridge”) and an existing Community Commercial (C-1) Zone containing approximately 9.12
acres of property (to be known as “Casitas at the Ridge”) located west of Movara Fitness Resort
to Mixed Use Development Overlay District (MU) with a combination of uses allowed in
Community Commercial (C-1) and Multiple Residential (R-M). These two properties are located
south of Old Highway 91 and north of Fitness Way. The old 400 West Street right-of-way located
on the west side of the property has been abandoned and is now private property.

The purpose of this amendment is to revise the Project Plan Narrative (Plan) for the 9.12-acre
parcel. The existing Mixed-Use Development Overlay District (MU) with a combination of uses
allowed in Community Commercial (C-1) and Multiple Residential (R-M) zones will still apply.
Refer to the project site plan included as Figure 1 within this project plan narrative. The legal
description is also included in the project plan package.

The project is to be called Azalea Townhomes and will consist of 80 townhomes and 1 commercial
unit. This document replaces the approved project plan submitted for Kanta Village in 2019.

2.0 SITE DESCRIPTION AND USES

2.1 GENERAL SITE DESCRIPTION

Site design is being professionally prepared to bring together the design elements. Architectural
design, streets, streetscapes, open space and landscaping will harmonize and complement each
other with materials, colors, and architectural themes achieving a cohesive mixed-use
community, interconnected with pedestrian paths. Included in the amendment package is the
proposed site plan prepared by Rosenberg Associates, images of the townhomes prepared by
Visionary Homes, and a Landscape Plan prepared by Environmental Design Studio.

2.2 AZALEA TOWNHOMES

Azalea Townhomes will include 80 townhomes with 1 additional commercial unit for managing
the units, amenities, and common grounds. The units will be sold individually and may be leased.
The project will have useable open space for passive and active recreation that are easily
accessed by residents and visitors, and a shaded playground and community amenities for
recreation use and enjoyment by residents providing interaction in a neighborhood environment.
Landscaping designed by Environmental Design Studio includes trees and plantings to temper the
environment and green the space, along with open space lawn areas for un-programmed
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outdoor play space. Trees will be placed to frame views, provide shade, and reduce the visual
impact of buildings.

FIGURE 1 - proposed site layout

2.3 ALLOWABLE USES

The allowable uses from the original Project Plan will be the same as the approved Kanta Village
Project plan to include:

Accessory building. A building customarily incidental and clearly subordinate to the existing primary
building and located on the same lot as the primary building, and meeting all requirements of the building
code and land use ordinances, as adopted by the city. (See sections 16.12.103, 16.12.104, and 16.12.105 of
this title.)

Accessory use. A use clearly incidental and subordinate to the existing primary use and customarily found
in connection with the primary use and located on the same lot as the primary use. (See section 16.12.103
of this title.)

Art studio. A building or workshop area of an artist, sculptor, photographer, or similar arts professional,
and which may include an area for the display or sale of paintings, sculpture, photography, or similar works
of art.

Dwelling, multiple-family. A building containing 3 or more dwelling units. Must be located within an
approved mixed use overlay district.
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Home occupation. An activity carried out for gain by a resident of the dwelling unit, identified, and
conducted in compliance with the requirements of title 5, chapter 3 of this code, as applicable.

Household pets (noncommercial). Domesticated animals and birds ordinarily permitted in a dwelling unit
and kept for company or pleasure of the owner, including, but not limited to, dogs, cats, and caged birds, in
compliance with all applicable requirements of title 6 of this code. Household pets do not include
inherently or potentially dangerous animals, fowl or reptiles or exotic animals. (See section 16.12.112 of
this title.)

Minor facility of a public utility. Any water, sewer, power, gas, telephone, cable television, or other utility,
distribution line, or facility, which is located underground and buried beneath the surface of the ground.

Model home. A dwelling unit having all of the following characteristics:

(1)The dwelling unit is constructed upon a lot in a subdivision for which a final plat has been recorded.
(2)The dwelling unit is intended to be temporarily utilized as an example of the dwelling units that are
proposed to be built in the same subdivision.

Sign, awning. A sign displayed on or attached flat against the surface of an awning. (See chapter 21 of this
title.)

Sign, canopy. A sign attached to, or constructed in, a canopy, typically located over a fuel island. (See
chapter 21 of this title.)

Sign, freestanding monument. A sign attached to the ground or a foundation in the ground, and where
there are no poles, braces, or other visible means of support other than the attachment or foundation to
the ground. (See chapter 21 of this title.)

Sign, projecting. A sign attached to a building and extending no more than 5 feet perpendicular from the
building wall to which the sign is attached. (See chapter 21 of this title.)

Sign, temporary/class | use sign. A sign intended to be displayed for a limited period, not to exceed 45 days.
(See chapter 21 of this title.)

Sign, wall. A sign displayed upon or against the wall of a building, where the exposed face of the sign is
parallel to the wall and extends not more than 12 inches horizontally from the face of the wall. (See
chapter 21 of this title.)

Sign, window. A sign attached to a window to be visible from outside of the building. (See chapter 21 of this
title.)

Swimming pool. An artificial body of water having a depth in excess of 18 inches, designed, constructed and
used for swimming, dipping or immersion purposes by men, women or children, and located on a same lot
or parcel as a dwelling, or dwellings. (See section 16.12.119 of this title.)

Tennis court/sports court. An improved area used for the playing of tennis or other sports activities,
including, but not limited to, basketball and volleyball, and located on a same lot or parcel as a dwelling, or
dwellings.

A use not identified above is determined to be a prohibited use within the project.
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24 UNIQUENESS UTILIZING MIXED-USE DEVEOPMENT OVERLAY DISTRICT

This project achieves the goals from Ivins City Code Chapter 8 through unique design as outlined
below:

(2) By incorporating the vision and goals stated in the general plan. The primary objective of
the general plan is to protect and enhance the quality of life for residents and visitors alike. This
is the same objective of Azalea Townhomes. This project promotes the general plan and
enhances the quality of life by:

= Encouraging property owners to be outside by providing outdoor recreational
opportunities, walking pathways, view corridors and attractive landscaping;

= Visually connecting them to the distant land by providing views;
= Providing safe and comfortable spaces inside and outside.

(2) By designing 2-story units to use the land more efficiently, increase available open space
and allow more area to be landscaped which reduces urban heat island effect.

(3) By using building materials that are found in the area and using colors that are inspired
by the natural setting.

(4) By creating connectivity throughout the open space with walkways having low wattage
bollard lighting, planted areas, trees, seating, shaded areas, and recreation amenities including
play areas for children.

FIGURE 2 — Azalea Townhomes front elevation view.
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FIGURE 3 - Azalea Townhomes rear elevation view.

FIGURE 4 - Azalea Townhomes side elevation view.
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Ivins City Code Chapter 18 states that developments in mixed-use districts shall comply with the
standards of the zones in the district or as specifically provided by the approved mixed-use
project plan. Standards specifically provided by this Project Plan include the following:

(2) Minimum Lot Size and Buildable Area: Building pads and buildable area shall be
established by the Site Plan.

(2) Minimum Setbacks: Distances between units shall be 20' minimum. Rear and side
setbacks at adjacent property shall be 25' minimum on the main level. The setback from the Old
Highway 91 right-of-way shall be a minimum of 40' to any part of the building.

(3) Off Street Parking Requirements: Covered garage and uncovered off street parking shall
be provided as stated in Section 2.7 of this plan narrative.

(4) Building architectural design will comply with Ivins City Code 16.18.105 by incorporating
offsets in building wall planes and architectural features of covered porches and window pop-
outs. Roof ridge lines and eve lines will have variations with vertical steps. Refer to Figure 2
through Figure 4, and to the included architectural drawings.

(5) Site walls visible from public rights-of-way will have variations in horizontal and vertical
plane. The walls will be stepped horizontally with vertical steps occurring at wall angle points.

2.5 TOWNHOMES

Colors will be chosen to blend with the natural colors of the site, as illustrated in Figure 2 through
Figure 4. Building heights will not exceed 25 feet within 60 feet of the property line or 35 feet
beyond 60 feet of the property line without additional approval from Ivins City.

2.6 SITE DEVELOPMENT

Site and utility construction for Azalea Townhomes is anticipated to be completed in two phases.
Old Highway 91 access and Fitness Way access will be shared with Movara Villas and incorporated
through agreements and access easements. An agreement for shared access, shared access
improvements and maintenance of shared access improvements between the Azalea
Townhomes property owner and the Movara Villas property owner shall be recorded with the
final plat. Site improvements will include utilities, storm drain, curb and gutter, pavement, ADA
ramps, and sidewalks.

2.7 PARKING

Azalea Townhomes will provide 160 resident parking spaces (two spaces for each garage). In
addition, 20 guest spaces are required (one space for every 4 townhomes). Approximately 38
guest parking spaces will be provided including 5 ADA van accessible parking spaces. No parking
will be allowed on interior private roadways.
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2.8 LANDSCAPING, FENCING AND WALKWAYS

Professional landscape plans will be provided to conform to the established development
requirements of lvins City. Trees, shrubs, decorative rock, irrigation systems, turf areas, and
landscaping will be presented with appeal, aesthetics, and conservation in mind, while meeting
the requirements of Ivins City. Turf areas will be minimized and generally shared in open space
areas. Fences will be constructed of concrete block as per lvins City requirements. Walkways will
be constructed of concrete matching existing walks. There will be a 30-foot average landscape
buffer with walls and a serpentine trail along the south side of Old Highway 91.

2.9 LIGHTING

Each Townhome will have one down light only on a photocell. Parking area lighting will be
installed to provide for safety and security as well as for harmonious continuity in the
neighborhood and energy efficiency. Street lighting will be provided as determined by city
standards. Low watt bollard lights will meander within the site along pedestrian walking areas.
The meandering trail along the south side of Old Highway 91 will have bollard lighting placed
along the trail as required by Ivins City code. Monument signs, building signs, directional signage
and lighting will be designed to meet the sign ordinance code and will be presented to the city
for approval.

2.10 REFUSE STORAGE AREAS

The refuse containers will be screened from view by a colored block wall and metal gates. The
area around the screen walls will also be landscaped.

2.11 TURNING SPACE

Adequate, safe, and convenient turning space has been provided at intersections and drives to
meet the requirements for cars, service vehicles, delivery trucks, firefighting and life safety
equipment, and for connectivity to adjoining driveways.
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3.0 TOPOGRAPHY, SOILS AND UTILITY SERVICES

3.1 SITE TOPOGRAPHY AND SOILS CONDITIONS

The site topography generally slopes approximately 1% from the northwest down to the
southeast with steeper slopes along Fitness Way. The general existing grades fit well with the
planned buildings, private roadways and parking configurations. A soils study has been
conducted by (AGEC) Applied Geotechnical Engineering Consultants, Inc., as provided in the
Geotechnical Investigation Report for Kanta Village, lvins, Utah, Project No. 2180845. (copy
provided upon request) The general summary found the site to be suitable for the proposed
construction subject to the detailed recommendations for sub-grade preparation, pavements,
materials, foundations, and drainage, which are included in the report.

Other geotechnical studies affecting the property:

=  Technical Memo — Pavement Addendum for Movara Villas and Kanta Village for Highway
91 and Fitness Way prepared by AGEC, dated February 20, 2019.

= Geotechnical Investigation for Proposed “The Body Shop Spa” Building Complex,
prepared by Geotechnical Testing Services, Inc., dated May 20, 2005, Project No. 18150.

= Addendum to Geotechnical Investigation for Fitness Ridge, Phases 2 and 3, prepared by
Geotechnical Testing Services, Inc., dated August 11, 2008, Project No. 18150.

3.2 UNDERGROUND UTILITIES

Utilities are currently available in Fitness Way and Old Highway 91 and within frontage areas
including water, sewer, gas, power, catv and telephone. As part of the Movara Villas
construction, a waterline loop will be constructed from an existing line in Fitness Way looping
through the project and tying into an existing line in Old Highway 91. Movara will provide
connections for Azalea Townhomes to tie into the waterline loop.

Azalea Townhomes will be served with a gravity fed sanitary sewer system that ties into the
existing sanitary sewer line in Fitness Way.

4.0 DRAINAGE AND FLOODPLAIN CONSIDERATIONS

The existing site is currently undeveloped. The site generally slopes to the south with steeper
slopes along Fitness Way. Azalea Townhomes will convey stormwater away from buildings to
proposed catch basins within the landscaping and paved areas. A stormwater overflow route has
been designed on the south side of the site overflowing onto Fitness Way. On-site detention will

AZALEA TOWNHOMES AMEDED PROJECT PLAN NARRATIVE PAGE 9



be provided for with controlled release and conveyed through a system of proposed and existing
storm drainpipes to an existing storm sewer located within Fitness Way.

Rosenberg Associates has designed stormwater catchment and detention as provided in the Final
Drainage Control Report for Kanta Village, Ivins, Utah, dated August 24, 2020, Project No. 5881-
18-018. (copy provided upon request).

Other drainage studies affecting the property:

= Movara Villas Preliminary Drainage Control Report, prepared by Rosenberg Associates,
dated January 23, 2019.

= Fitness Ridge Drainage Control Plan and Report, prepared by Rosenberg Associates, dated
August 8, 2008, Project No. 5881-08-001.

= Drainage Study & Evaluation for the Body Shop Spa, prepared by Viewpoint Engineering
Associates, dated October 1, 2005, 105-0002.

This site falls outside of the 100 year and 500-year flood plains defined by the Federal Emergency
Management Agency (FEMA) Digital Flood Insurance Rate Map (D-FIRM).

5.0 TRAFFIC AND ACCESS

Old Highway 91 access and Fitness Way access will be shared with Movara Villas and is included
with the site construction plans. Assesses have been coordinated with the proposed Movara
Villas development to the east of Azalea Townhomes. The existing access at Fitness Way will be
reconstructed to accommodate storm drainage, utilities, and access to Movara Villas and Azalea
Townhomes. Azalea Townhomes does not require a traffic study, although a traffic letter has
been prepared by Hoskins Engineering Development for the Old Highway 91 access, dated
November 2, 2018. The proposed Old Highway 91 access is designed for one lane in, a left-turn
out, and a right-turn out. Curve radii have been designed to accommodate fire truck and semi-
truck access. Access grading has been designed to keep Old Highway 91 drainage from entering
the site and to accommodate storm drainage, utilities, and access to Movara Villas and Azalea
Townhomes.
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