AGENDA - Planning Commission Meeting

Planning Commissioner Troy Cunningham, Chair
Planning Commissioner Ken Kilgore — Vice Chair
Planning Commissioner Bryce Anderson
Planning Commissioner Audrey Barton

Planning Commissioner Bryce McConkie
Planning Commissioner Reed Ryan

Planning Commissioner Josh Wagstaff

CITY OF SARATOGA SPRINGS
Thursday, May 13, 2021 6:00 pm
City of Saratoga Springs 1307 North Commerce Drive, Saratoga Springs, UT 84045

https:/ /www.voutube.com/c/CityofSaratogaSprings

Pursuant to State and Federal Guidelines concerning COVID-19, this meeting will be conducted electronically.
Questions and comments to Staff and/or Commissioners may be submitted to
comments@saratogaspringscity.com

I, Troy Cunningham, Planning Commission Chair, hereby determine that conducting the Planning Commission meeting at an anchor
location presents a substantial risk to the health and safety of those who may be present at the anchor location. The World Health
Organization, the President of the United States, the Governor of Utah, and the County Health Department have all recognized a
global pandemic exists related to the new strain of the coronavirus, SARS-CoV-2 (COVID-19). Due to the State of emergency
caused by the global pandemic, I find that conducting a meeting at an anchor location under the current state of public health
emergency constitutes a substantial risk to the health and safety of those who may be present at the location. This written declaration
expires 30 days from the date signed.

Signed: Troy Cunningham, Saratoga Springs Planning Commission Chair Dated: April 15, 2021

AGENDA

Pledge of Allegiance.

Roll Call.

Business Item: Secret Springs Preliminary Plat. Located approximately McGregor Ln. and Redwood Road.
Firefly Homes as applicant. Presented by Rachel Day, Planner 1.

Business Item: Central Bank of Utah Site Plan located at Riverside Dr. and Thrive Dr. Central Bank of Utah
as applicant. Presented by Gina Grandpre, Planner 11

Public Hearing: North Lake Meadow Rezone from Agriculture to R1-9, located approximately 1600 E 145 N,
Keaton Morton as applicant. Presented by Gina Grandpre, Planner 11

Public Hearing: Wildflower Village Plan 4 located approximately Mountain View Corridor and Harvest Moon
Dr., Nate Shipp as applicant. Presented by Tippe Motlan, Senior Planner.

Public Hearing: Westport Business Park General Plan Amendment from Office and Regional Commercial to
Office Warehouse, and Rezone from Agriculture to Office Warehouse. Located at 2000 N. Redwood Road.
Mark Johnson as applicant. Presented by David Stroud, Planning Director.

Public Hearing: Alpine Acres General Plan Amendment from Institutional/Civic and Medium Density
Residential to Low Density Residential, and Rezone from Agriculture to R1-10. Located approximately 800
W. Marie Way. Randy Smith as applicant. Presented by David Stroud, Planning Director.

Public Hearing: D2D Real Estate General Plan Amendment from Office to Regional Commercial, and
Rezone from Agriculture to Regional Commercial. Located approximately Aspen Hills Blvd. and Redwood
Road. Mike Muehlmann as applicant. Presented by David Stroud, Planning Director.

PLEASE NOTE: The order of items may be subject to change with the order of the planning commission chair. One or more members of the
Commission may participate electronically via video or telephonic conferencing in this meeting.

In compliance with the Americans with Disabilities Act, individuals needing special accommodations (including auxiliary communicative aids and
services) during this meeting should notify the City Recorder at 801.766.9793 at least one day prior to the meeting.
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10.

11.

12.

13.

14.

Approval of Minutes: April 22, 2021.
Commission Items.
a. Decision for return to in-person meetings.

b. Commissioner Comments.

Director’s Report.

Possible motion to enter into closed session for the putrchase, exchange, or lease of property; pending or
reasonably imminent litigation; the character, professional competence, ot the physical or mental health of an

individual; or the deployment of security personnel, devices, or systems.

Adjourn.
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Planning Commission
Staff Report

Preliminary Plat

Secret Springs Subdivision
Thursday, May 13, 2021
Public Meeting

Report Date:
Applicant:

Owner:

Location:

Major Street Access:

Parcel Number(s) & Size:

Parcel Zoning:
Parcel General Plan:
Adjacent Zoning:
Current Use of Parcel:
Adjacent Uses:
Previous Meetings:
Previous Approvals:
Type of Action:
Land Use Authority:
Future Routing:
Author:

May 6, 2021

Firefly Homes

Security Home Mortgage LLC

Corner of McGregor Lane and Redwood Road
McGregor Lane

45:228:0025, 5.25 acres

R1-10

Low Density Residential

R1-10, A

Undeveloped

Residential

None

12/1996 County Plat “B” Lake Mountain Estates
Administrative

City Council

City Council

Rachel Day, Planner |

A. Executive Summary:

The applicant requests Preliminary Plat approval of a fourteen-lot subdivision to be located at
the corner of McGregor Lane and Redwood Road. The project consists of approximately 5.25

acres within the R1-10 zone.

Recommendation:

Staff recommends the Planning Commission review the proposal, consider the application, and
forward a recommendation to the City Council for the Secret Springs Subdivision as outlined in
Section H. Alternatives include continuation of the item, or denial.

Rachel Day, Planner |
rday@saratogaspringscity.com

1307 North Commerce Drive, Suite 200 « Saratoga Springs, Utah 84045

801-766-9793 x161 » 801-766-9794 fax



Background:

Lake Mountain Estates Plat “B” was approved by the County in December of 1996. The portion
included in the Secret Springs submittal is a lot created in the original plat. Surrounding
developments are already underway and this subdivision will connect the Heron Hills and
Catalina Bay subdivisions. The Final Plat is also under review and needs to be recorded before
August 1, 2021 in order to have sewer connections available.

Specific Request:

The applicant requests fourteen single-family residential lots all over 10,000 square feet in size in
the R1-10 zone. The preliminary plat is attached as Exhibit D. The applicant is requesting that the
City take ownership of the Redwood Road Trail open space area in order to avoid an HOA for the
community.

Process:

Pursuant to Section 19.13 of the Saratoga Springs Code, the City Council is the Land Use
Authority for preliminary plats following a recommendation from the Planning Commission. No
public hearing is required.

Community Review:
No public hearing is required for preliminary plats.

General Plan:
The General Plan designation for this property is Low Density Residential and is described as
follows:

Single-family neighborhoods built on a highly connected street pattern and interspersed
with schools, public facilities, walkable neighborhood amenities, parks and trails. The Low
Density Residential designation is expected to be the City’s most prevalent land-use
designation.

Staff conclusion: Consistent. The proposed plat is consistent with this Land Use Designation.

Code Criteria:
The land use authority must find that the preliminary plat meets state law, federal law, and City
standards, resolutions, and ordinances.

Finding: Complies (see the Planning Review Checklist in Exhibit C). The proposed design of the
subdivision meets the requirements of the existing R1-10 zone and complies with applicable
sections of Title 19 of the Land Development Code as detailed in the attached Planning Review
Checklist (Exhibit C).

Recommendation and Alternatives:
Staff recommends the Planning Commission discuss the application, and choose from the
following options:



Option 1 — Approval

“l move that the Planning Commission forward a recommendation of approval to the City
Council for the Secret Springs Preliminary Plat, located at the corner of McGregor Lane and
Redwood Road, based on the following findings and subject to the following conditions:

Findings

1. The application complies with the Land Development Code, as articulated in Section G of
the staff report, which is incorporated by reference herein.

2. The application is consistent with the General Plan, as articulated in Section “F” of the
staff report, which section is incorporated by reference herein.

Conditions:

1. All conditions of the City Engineer shall be met, including but not limited to those in the
Staff report in Exhibit A.

2. The Developer will install the Redwood Road Trail before school begins in the Fall and
may receive either amenity point credit or impact fee credit for the trail.

3. All other code criteria shall be met as determined in Final Plat approval.

4. Any other conditions or changes as articulated by the Planning Commission:

Option 2 - Continuance
“I move to continue action on the Secret Springs Preliminary Plat with direction to the applicant and
Staff on information and / or changes needed to render a decision, as follows:

1.

2.

Option 3 — Denial
“l move that the Planning Commission forward a recommendation of denial to the City Council
for the Secret Springs Preliminary Plat based on the following findings:
1. The Secret Springs Preliminary Plat is not consistent with the General Plan, as articulated
by the Planning Commission: , and/or,
2. The Secret Springs Preliminary Plat is not consistent with Sections [XX.XX] of the Code, as
articulated by the Planning Commission:

Exhibits:

Exhibit A: Engineering Staff Report
Exhibit B: Location and Zoning Map
Exhibit C: Planning Review Checklist
Exhibit D: Secret Springs Preliminary Plat



Exhibit A: Engineering Staff Report

Staff Report

Author: Gordon Miner, City Engineer
Subject: Secret Springs — Preliminary Plat
Date: 05/18/21

Type of Item: Preliminary Plat Approval

Description:
A. Topic: The Applicant has submitted a Preliminary Plat Application. Staff has reviewed
the submittal and provides the following recommendations.

B. Background:
Applicant: Travis Barker — Firefly Homes
Request: Preliminary Plat Approval
Location: SR 68 & McGregor Lane
Acreage: 5.25 acres
C. Recommendation: Staff recommends the approval of preliminary plat subject to the

following conditions:

1. The developer shall comply with all review comments and redlines, prepare final
construction drawings as outlined in the most recent edition of the City of Saratoga
Springs Standards Technical Specifications, and receive approval from the City
Engineer on those drawings prior to commencing construction.

2. These are preliminary-level plans which are not ready for construction. The applicant
understands that full engineering review will need to occur on final-level engineering
plans to comply with City Standards. The applicant also understands that preliminary
plans do not entitle the applicant to any approvals, including lot yields, and that
approvals are not granted until final-level engineering plans are accepted by the City
for construction.

3. Provide a Storm Water Pollution Prevention Plan (SWPPP) following the State
template prior to the pre-construction meeting.

4. Owner to record a Long-Term Storm Water Management Agreement and provide a Long-
Term Storm Water Management Plan for the project.

5. Developer shall bury the power lines less than 46 kV that are within this plat.

6. Developer shall provide end of road and end of sidewalk signs per MUTCD at all
applicable locations.

7. Developer shall prepare and provide easements for all public facilities not located in
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10.

11.

12.

13.

14.

the public right-of-way, including a storm water discharge agreement. This
agreement must be recorded prior to plat recordation.

Project shall comply with all ADA standards and requirements.
The required PUE’s shall be shown in plan view on the plat.

The City has insufficient information at this time to determine what project and
system improvements will be necessary to service the developer’s property. As a
result, this approval does not reserve utility system capacity. Prior to, concurrent
with, or subsequent to Final Plat Approval, the developer will be required to install
all required infrastructure to service the property. In addition to all required project
improvements, the developer may also be required to install any and all system
improvements, subject to required impact fee credits.

A Reimbursement Agreement must be approved by City Council for master planned
projects before acceptance of the construction plans. If the applicant wishes to
begin construction before there is an agreement in place with the City, he must sign
and record a waiver stating he accepts the risk that he may not be reimbursed for
any improvements installed, even if they are system improvements.

A UDOT permit is required for improvements of Redwood Rd prior to plan
acceptance. Redwood Road frontage improvements must be completed and include
landscaping and public sidewalk.

The plat shall note that the future homeowner of Lot 7 is responsible for the
maintenance of the detention pond surface improvements. Easements shall be
granted to the City for the maintenance of all underground improvements. An
easement to discharge stormwater onto the lot must be granted to the city and
recorded prior to final plan acceptance.

Pursuant to the engineering checklist, a trip generation report is required prior to
preliminary plat approval.



Exhibit B: Location and Zoning Map
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Exhibit C: Planning Review Checklist

APPLICATION REVIEW CHECKLIST

Application Information

Date Received:

Date of Review:
Project Name:

Project Request / Type:
Applicant:

Owner:

Location:

Major Street Access:

Parcel Number(s) and size:

Land Use Designation:
Parcel Zoning:
Adjacent Zoning:
Current Use:
Adjacent Uses:
Previous Meetings:
Previous Approvals:
Type of Action:
Land Use Authority:
Future Routing:
Planner:

2/16/2021

4/30/2021

Secret Springs Subdivision
Preliminary Plat

Firefly Homes, Travis Barker
Security Mortgage, LLC

Corner of McGregor and Redwood
McGregor Lane

45:228:0025, 5.25 acres

Low Density Residential

R1-10

R1-10, A

Undeveloped

Residential

Meetings

12/1996 County Plat “B” Lake Mountain Estates
Administrative

City Council

Planning Commission

Rachel Day, Planner |

Section 19.13 — Application Submittal

Application Complete: Yes.
Rezone Required: No.

General Plan Amendment required: No.
Additional Related Application(s) required: No.

Section 19.13.04 — Process

DRC: 4/26/21
PC: TBD
CC: TBD
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General Review

Building Department
e Setback detail
e Lot numbering — per phase (i.e. Phase 1: 100, 101, 102. Phase 2: 200, 201, 202, etc.)
e True buildable space on lots (provide footprint layout for odd shaped lots)
e Lot slope and need for cuts and fills

Fire Department
e Residential:

(0]

(0]
o
o

o

(0]

(0]

(0]

(0]
(0]

Fire flows shall be met for this development and future development in the area.

Hydrants shall not exceed 500" spacing in R3-6 and lower areas.

Higher than R3-6, hydrants shall not exceed 300" spacing.

All three story structures above grade shall be fire sprinkled and meet NFPA 13 requirements where
required.

All access roads shall support 26' of un-obstructed drive isle with parking on the streets.

The 59' road cross-section shall be used if applicable. If the streets are not able to support such
movement, fire lane signage shall be posted by the developer.

All cul-de-sacs shall meet our current standard and shall have hydrants in them. All cul-de-sacs shall be a
minimum of 96’ in diameter from curb face to curb face and have a hydrant located within the cul-de-sac.
Third party review required for sprinkler systems

Dimension street and cul-de-sac widths on plat

Turnarounds on cul-de-sacs and dead-ends more than 150’ in length

GIS / Addressing

Additional Recommendations:
e Required to underground the three existing power poles on the property.
e The final plat must be recorded by August 1* to get the sewer connections.

Code Review
e 19.04, Land Use Zones
0 Zone: R1-10
0 Use: Low Density Residential
19.04.010 Requirements R1-10
Category To Be Reviewed Regulation Compliance Findings
Maximum Units per Acre 3 unit/acre Complies | 2.66 units per acre.
Lot Size, Residential 10,000 sq. . . All lots above 10,000 f.
(Minimum) Complies
Lot Size, Residential (Corner) 11,000 sq. ft. Complies | All corner lots above 11,000 sf.
Lot Coverage (Maximum) 50% TBD TBD with building permits.
Structure Height (Minimum) 35' TBD TBD with building permits.
Dwelling Size (Minimum) 1,250 sq. ft. TBD TBD with building permits.
Lot Width (Minimum) 70' Complies All lots meet width minimum.
Lot Frontage*** (Minimum) 35' Complies All lots meet lot frontage minimum.
Open Sp_ac_:e Frontage 35' Complies Parcel A for trail meets requirements.
(Minimum)
Front Setback* (Minimum) 25,20 fg: ;r(l)(;:;?]sed entry Complies Meets requirements.
Street Side Setback (Minimum) 20" Complies | Meets requirements.




Interior Side Setback, Vi . . ,

Residential(Minimum) 8'/20'(min/combined) Complies Proposed at 10°.
Rear* Setback, , . .

Residential(Minimum) 25 Complies Meets requirements.

19.05 Supplemental Regulations

Regulation Compliance Findings
Flood Plain: Buildings intended for human occupancy shall be Complies. | Not in a flood plain
constructed at least one foot above the base flood elevation. ' '
Water & Sewage: Each lot shall be connected to City water and sewer. | Complies. | Meets requirements.
Transporta}tlon Master Plan: Lots shall not interfere with the Complies. | Does not interfere with TMP.
Transportation Master Plan.
Property Access - All lots shall abut a dedicated public or private road. | Complies. | All lots abut a public road.

19.06 Landscaping and Fencing

Landscape Plans

Regulation Compliance Findings
ITandscape Architect: !_andscaped plans shall be prepared by a Complies. | Provided.
licensed landscape architect.
Existing Conditions: Show the location and dimension of all existing
and proposed structures, property lines, easements, parking lots, power Complies.
lines, rights-of-way, ground signs, refuse areas, and lighting.
Planting Plan: Show location and planting details for all proposed
vegetation and materials. Indicate the size of the plant material at Comolies
maturation. All existing vegetation that will be removed or remain must plies.
be identified.
Plants: The name (both botanical and common name), quantity, and c .
. omplies.
size of all proposed plants.
Topography: Existing and proposed grading of the site indicating .
. Complies.
contours at two-foot intervals.
Irrigation: Irrigation plans showing the system layout and details. Complies. | Included on plans.
Fencing: Location, style, and details for proposed and existing fences Comolies. | Semi-private fence pronosed
and identification of the fencing materials. PHIES. P prop '
Data Table: Table including the total number of each plant type, and
total square footage and percentage of landscaped areas, domestic turf . Percent in data table for site
. Complies. .
grasses, decorative rock, mulch, bark, and drought tolerant plant OVErview.
Species.
Completion of Landscape Improvements: All required landscaping Can
improvements shall be completed in accordance with the approved Compl Condition of Approval.
landscape plans. Py
Planting Standards
Deciduous Trees: 2" in caliper. Complies. | 2" in caliper.
Evergreen Trees: 6'in height. Complies. | 6 in height.
Tree Base Clearance: 3’ diameter around every tree must be kept clear .
Complies.
of turf and rock mulch.
Shrubs: 25% of required shrubs must be a minimum of 5 gallons in N/A
size. '
Turf: No landscaping shall be comprised of more than seventy percent Complies.

turf, except within landscaped parks.




Avrtificial Turf : Not allowed. Complies.
Drought Tolerant Plants: 50% of all plants shall be drought tolerant. Complies.
Rock Mulch: Rock mulch shall be two separate colors and separate

sizes and must be contrasting in color from the pavement and other N/A.

hard surfaces. All colors used must be earth tones.

Design Requirements

Evergreens: Evergreens shall be incorporated into landscaped
treatment of sites where screening and buffering are required.

Complies.

Softening of Walls and Fences: Plants shall be placed intermittently
against long expanses of building walls, fences, and barriers to create a
softening effect.

Complies.

Planting and Shrub Beds: Planting and shrub beds are encouraged to
be used in order to conserve water.

N/A.

Water Conservation: Water-conserving sprinkler heads and rain
sensors are required. Drip lines should be used for shrubs and trees.

Complies.

Included on plans.

Energy Conservation: Placement of plants shall be designed to reduce
energy consumption. Deciduous trees are encouraged to be planted on
the south and west sides of structures. Evergreens are encouraged to be
planted on the north side of structures.

Complies.

Placement: Whenever possible, landscaping shall be placed
immediately adjacent to structures, particularly where proposed
structures have large empty walls.

Complies.

Trees and Power Poles: No trees shall be planted directly under or
within 10’ of power lines, poles, or utility structures unless:
a.  The City Council gives its approval.
b.  The Power Company or owner of the power line gives
written consent.
c.  The maximum height or width at maturity of the tree species
planted is less than 5’ to any pole, line, or structure.

Complies.

Preservation of Existing Vegetation

Where possible and appropriate, existing native vegetation must be
incorporated into the landscape treatment of the proposed site.

Complies.

Fencing and Screening

Front Yards: Fences exceeding 3’ in height shall not be erected in any
front yard space of any residential lot.

Complies.

3’ proposed at street corner.

Clear Sight Triangle: All landscaping and fencing shall be limited to a
height of not more than 3* and the grade at such intersections shall not
be bermed or raised. Clear sight is located at all intersections of streets,
driveways, or sidewalks, for a distance of 20’ back from the point of
curvature of curved ROWSs and property lines or 30° back from the
intersection of straight ROWs and property lines, whichever is greater
landscaping shall not exceed 3’ in height and the area shall not be
bermed or raised within clear sight triangles.

Complies.

Out of CST.

Required Residential Fencing: Fencing in residential development
shall be placed along property lines abutting open space, parks, canals,
and trails. In addition, fencing may also be required adjacent to
undeveloped properties.

Complies.

Semi-private fence proposed.

Fences along open space, parks, canals, and trails shall be semi-private.
Exception: privacy fencing is permitted for property lines abutting trail
corridors that are not City maintained and are both adjacent to and
visible from an arterial.

Complies.

Semi-private fence proposed.

Fencing along arterial roads shall be of a consistent material and color
within each development.

Complies.




Fencing along open space, parks, and trails may be less than 6” in

6’ along lots and 3’ near

height but shall not be less than 3’ in height, at the discretion of the Complies. | . .
. intersection.
property owner or HOA as applicable.
Screening at Boundaries of Residential Zones: For residential
developments abutting active agricultural property or operations, a solid Complies. | Fencing provided.

fence or wall shall be installed and maintained along the abutting
property line.

Amount of Required Landscaping

Portions of the property that are not developed with structures, rights of

ways, or parking areas shall be landscaped. Complies. | Landscaping provided.

e . . . . If to be accepted by CC, then plans
Multi famlly,_common space not mclu_dmg parks, and nonres_ld_entlal Can need to be reviewed by the Parks
development in all zones shall be required to adhere to the minimum Comol Department for Final Plat
landscaped standards in 19.06.07 of the Land Development Code. Py ap[?roval
At least 50% of the landscaped area shall be covered with live
vegetation at maturity. The percentage may be reduced to 40% in areas Complies

where bark mulch, wood or plant fiber mulch, or rubber mulch is used
instead of rock mulch.

19.11 Lighting

Residential Lighting

Floodlights: Floodlights are prohibited. Complies. | None proposed.

Street Lighting: All street lighting fixtures shall be metal and black

and also include an arm and bell shade or a pole and lantern Complies. | Proposed to match City Standards.
configuration and meet the City Standards.

Building Lighting: Building lighting shall be full cutoff and downward

directed, and only for the illumination of vertical surfaces such as Can TBD with building permits
building facades and signs, and shall not cast illumination beyond the Comply. '

surface being illuminated.

19.12 Subdivision

Preliminary Plat Requirements

Regulation Compliance Findings
Standard Plat Format followed. Complies. | Follows standard format.
Name and address of property owner and developer. Complies. | Provided.
Name of land surveyor. Complies. | Provided.
The location of proposed subdivision with respect to surrounding Complies. | Provided.
property and street.
Th_e name of all adjoining property owners of record, or names of Complies. | Provided.
adjoining developments.
The names and location of ROW widths of adjoining streets and all Complies. | Provided
facilities within 100’ of the platted property. ' '
Street and road layout with centerline bearing and distance labels,
dimensions, and names of existing and future streets and roads, (with Complies. | Provided.
all new names cleared through the City GIS Department).
Subdivision name cleared with Utah County. Complies. | Secret Springs Subdivision.
North arrow. Complies. | Provided.
A tie to a permanent survey monument at a section corner. Complies. | Provided.
;Fhe boundgry_ lines of the project with bearings and distances and a Complies. | Provided,
egal description.
Layout and dimensions of proposed lots with lot area in square feet. Complies. | Provided.
Location, dimensions, and labeling of roads, structures, irrigation . .
Complies. | Provided.

features, drainage, parks, open space, trails, and recreational amenities.




Location of prominent natural features such as rock outcroppings,

Complies. | Provided.
woodlands, steep slopes, etc.
Proposed road cross sections. Complies. | Provided.
Proposed fencing. Complies. | Semi-private on plans.
Vicinity map. Complies. | Provided.
All required signature blocks are on the plat. Complies. | Provided.
Prepared by a professional engineer licensed in Utah. Complies. | Provided.
Proposed methods for the protection or preservation of sensitive lands. N/A.
Location of any flood plains, wetlands, and other sensitive lands. Complies. | Provided.
Location of 100-year high water marks of all lakes, rivers, and streams. N/A.
Projected Established Grade of all building lots. Complies. | Provided.
A data table.
1.  total project area;
2. total number of lots, dwellings, and buildings;
3. where buildings are included, square footage of proposed
building footprints and, if multiple stories, square footage by
floor;
4.  percentage of buildable land; Complies. | Provided.
5 acreage of sensitive lands and percentage sensitive lands
comprise of total project area and open space area;
6. areaand percentage of open space or landscaping;
7.  areato be dedicated as right-of-way (public and private);
8.  net density of dwellings by acre (sensitive lands must be
subtracted from base acreage).
Phasing Plan: Including a data table with the following Information
for each phase:
i.  Subtotal area in square feet and acres;
ii.  number of lots or dwelling units;
iii.  open space area and percentage; N/A. No phasing proposed.

iv.  utility phasing plan;
v.  number of parking spaces;
vi.  recreational facilities to be provided,
vii.  overall plan showing existing, proposed, and remaining phases.

Subdivision Layout

Layout: The subdivision layout should be generally consistent with the
City’s adopted Land Use Element of the General Plan, and shall
conform to any land use ordinance, any capital facilities plan, any
impact fee facilities plan, and the transportation master plan.

Complies.

Generally consistent with City
plans.

Block Length: The maximum length of blocks shall be 1,000°. In
blocks over 800 in length, a dedicated public walkway through the
block at approximately the center of the block will be required.

Complies.

Block just under 800°.

Such a walkway shall not be less than 15’ in width unless otherwise
approved by the City in accordance with other applicable standards
approved by the City Council.

N/A.

Connectivity: The City shall require the use of connecting streets,
pedestrian walkways, trails, and other methods for providing logical
connections and linkages between neighborhoods.

Complies.

Meets requirements.

Mailboxes: Group mailboxes shall be accessed only from a local street,
and shall not be placed on a collector or arterial street, unless a bulbout
is provided with space for a minimum of three vehicles to park outside

the lane of travel and shoulder.

Complies.

Each home to have a mailbox
according to the Lehi USPS.

Private Roads: Private roads may be constructed as approved as part
of the Preliminary Plat approval and so long as such roads meet the
same standards identified in the Saratoga Springs Standard Street
Improvement Details.

N/A.

Road to be public.




Access: Where the vehicular access into a subdivision intersects an
arterial road as defined in the Transportation Master Plan, driveways
shall not be placed on the intersecting road within 100’ of the arterial
connection.

Complies.

Connects to north and south. Note
added for Lot 14 that the driveway
cannot be too close to Redwood.

Two separate means of vehicular access onto a collector or arterial road
shall be required when the total number of equivalent residential units
(including adjacent developments and neighborhoods) served by a
single means of access will exceed fifty.

Access Exception: Where no point of second access is available within
500’ and where all units are provided with an approved sprinkler
system, a second access shall not be required until the number of units
reaches double the above limits.

N/A.

Where two means of access are required, the points of access shall be
placed a minimum of 500’ apart, measured along the center of the
driving lane from center of right-of-way to center of right-of-way.

N/A.

Shared Driveways: Shared driveways shall be a minimum of 26’ in
width and shall direct all runoff to a public or private drainage system.
All dwellings on shared driveways shall provide enclosed garages or
other covered parking. Shared driveways accessing more than four
dwellings shall also provide a minimum of 25’ of parking space
between the garage and shared driveway. Shared driveways with four
or fewer dwellings, if not providing a minimum of 20" of parking
space, shall install a remote garage door opener prior to issuance of
Certificate of Occupancy. All requirements of the Fire Code shall also
be met.

N/A.

No shared driveways proposed.

Lot Design

All subdivisions shall result in the creation of lots that are developable
and capable of being built upon.

Complies.

Meets requirements.

All lots or parcels created by the subdivision shall have frontage on a
street or road that meets the City’s ordinances, regulations, and
standards for public roads.

Complies.

All lots have frontages.

Flag lots may be approved with less frontage when the Planning
Commission determines that the creation of such a lot would result in
an improved design or better physical layout for the lot based on the
following criteria:
i.  For subdivisions with 20 or less lots: no more than 10%
(rounding down) of the total lots are allowed to be flag lots;
ii.  For subdivisions with 50 or less lots: no more than 7.5%
(rounding down) of the total lots are allowed to be flag lots;
and
iii.  For subdivision with more than 50 lots: no more than 5%
(rounding down) of the total lots are allowed to be flag lots.

N/A.

No flag lots proposed.

Land dedicated as public roads and rights-of-way shall be separate and
distinct from land included in lots adjacent to public roads and rights-
of-way.

Complies.

ROW clearly identified.

Side property lines shall be at approximately right angles to the street
line or radial to the street line.

Complies.

Meets requirements.

Corner lots for residential use shall be 10% larger than the required
minimum lot.

Complies.

All corner lots above 11,000 sf.

No lot shall be created that is divided by a municipal or county
boundary line.

Complies.

All lots in SS.

Remnants of property shall not be left in the subdivision that do not
conform to lot requirements or are not required or suitable for common
open space, private utilities, public purposes, or other purpose approved
by the City Council.

Complies.

No remnants left.

Double access lots are not permitted with the exception of corner lots.

N/A.

TBD with building permits.




Driveways for residential lots or parcels shall not be allowed to have
access on major arterials.

Exception: Exceptions may be made for large lots (at least 1 acre in
size) or for lots where the home is set back over 150 from the arterial
roadway. Approval by UDOT may be required.

Complies.

None on Redwood.

All subdivisions along arterial roadways shall conform to the City’s
requirements and adopted street cross-section including pedestrian
walkways, park strips, landscaping, and fencing.

Complies.

Landscaping plans provided.

19.13 Process

Regulation

Findings

Neighborhood Meeting. N/A

Notice/Land Use Authority.

No, City Council - Preliminary Plat

Master Development Agreement.

Phasing Improvements. No phases proposed.

Payment of Lieu of Open Space.

Proposed to meet open space requirements on top of the area provided for the trail. See
bottom of document for explanation.

19.19 Open Space

Minimum Required Open Space

Regulation

Compliance

Findings

Open Space Required: A minimum of one Equivalent Acre of park
space is required for every 40 residential units in a development, or
fraction thereof.

Complies.

0.35 EA required. 0.35 provided.

Minimum Percentage by Development: In addition to the minimum
Equivalent Acres, to ensure a livable community, in no case shall the
percentage of total open space acreage provided in the following types
of development be less than the listed percentage:
a. Single family developments: 10% of overall development
acreage
b. Multi-family developments: 15% of overall development
acreage
c. Mixed Use and Mixed Waterfront developments: 25% of
overall development acreage
d. Developments with both single family and multi-family:
combination of the requirement based on the acreage for each
type of housing.

Can
Comply.

0.53 acres required.

0.46 acres are provided. Would
recommend increasing to meet the
requirement if the CC decides not to
take Parcel A in order to not pay a
fee in lieu at all.

Other Limitations: In no case may the cumulative total of the
following categories qualify for more than 50% of a development’s
Equivalent Acre requirement.

i Unimproved, not Sensitive Lands

ii.  Open space with no access

Complies.

Meets requirements.

Minimum Required Amenities

Minimum Points: Minimum required points are based on the number

of required Equivalent Acres provided in a contiguous park and are CoCn?SIy 3iepgr;';;irlequwed. About 16 points
outlined in the table in 19.19.05(2). ' '
Mixture of Amenities and Required Amenities: All parks are Can Points or fee in lieu must be
required to provide a mixture of amenities, including at least one Comply provided
separate item each from Categories C, D, and E. ' '

Points or fee in lieu must be
No more than 25% of the points may be met by one specific item type Can provided. Currently, only the trail is
in any one category. Comply. | provided, and so can only account

for 8.75 points.




All parks over 5 Equivalent Acres are also required to provide at least

one item from Category A or B, and three items from category P, and a N/A.
minimum one toilet restroom per each 5 acres or fraction thereof.
Items in Categories A and B may qualify for impact fee credits, if Complies The trail is in Category B and in

identified in the Parks and Trails Master Plan.

Trails Master Plan.

Payment in Lieu of Open Space

Applicability: the City’s Payment in Lieu of Open Space Program may
be utilized for all or a portion of the requirement for developments that
meet one or more of the following criteria:
i.  any single-family development where a minimum of 75% of
the lots are 10,000 square feet or larger, or
ii.  any single-family development with a park requirement of less

All lots are over 10,000 sf and there

Complies. | would be a park requirements of
than one acre, or less than one acre
iii.  any development in the MW zone where such fee will aid in '
the creation of large clustered open spaces near the waterfront,
or
iv.  that portion of a development that is located within % mile of
an existing improved regional public park.
Payment in Lieu of Open Space
Calculation
Equivalent Acres required = 0.35
Total Cost: Actual Acres provided = 0.46
1. The City shall maintain an annually updated list of land values Minimum # Amenity Points
for the cost of a non-sensitive developable acre, and apply the required = 35
land value to the required Equivalent Acres for which the Minimum Amenity Points provided
. . L Can _
applicant desires to pay a fee in lieu. Comply per 25% rule = 8.75

2. The City shall calculate the minimum required points per this
chapter, and multiply the points by $2,000 to determine the cost
of the minimum required open space improvements, including
landscaping, parks, trails, and other amenities.

26.25 x 2000 = $52,500

Total = $52,500

Developer to decide if receiving
amenity points for the trail, or if
receiving impact fee credits. If
receiving impact fee credits, then
amount due is 35 x 2000 = $70,000.

Fiscal Impact

Regulation

Findings

Is there any City maintained open space?

Up to CC to take Parcel A.

What is the anticipated cost to the City?

Up to CC to take Parcel A.
Parcel B dedicated for Redwood Road.

When will City maintenance begin?

Up to CC to take Parcel A.
Upon plat recordation.

Regarding Parcel A:

1) Developer needs to determine if wants impact fee credits or open space amenity points for the trail.
2) The Developer will pave the trail and receive credit for doing so. Must be done before school begins in the

fall.

3) Itisstill up to the City Council to decide to take the open space or not. If not, a HOA is required for its

maintenance.




S
AMENDING LA

PLAT NOTES:
1. PLAT MUST BE RECORDED WITHIN 24 MONTHS OF FINAL PLAT APPROVAL, OR FOR
PHASED DEVELOPMENTS, WITHIN 24 MONTHS OF RECORDATION OF MOST RECENT PHASE.
FINAL PLAT APPROVAL WAS GRANTED ON THE DAY OF ,20 .
2. THE INSTALLATION OF IMPROVEMENTS SHALL CONFORM TO ALL CITY STANDARDS,
REGULATIONS, AND ORDINANCES.
3. PRIOR TO BUILDING PERMITS BEING ISSUED, SOIL TESTING STUDIES MAY BE REQUIRED
ON EACH LOT AS DETERMINED BY THE CITY BUILDING OFFICIAL.
4. PLAT IS SUBJECT TO "INSTALLATION OF IMPROVEMENTS AND BOND AGREEMENT NO.

. WHICH REQUIRES THE CONSTRUCTION AND WARRANTY OF IMPROVEMENTS IN
THIS SUBDIVISION. THESE OBLIGATIONS RUN WITH THE LAND AND ARE BINDING ON
SUCCESSORS, AGENTS, AND ASSIGNS OF DEVELOPER. THERE ARE NO THIRD-PARTY
RIGHTS OF BENEFICIARIES UNDER THIS AGREEMENT.
5. BUILDING PERMITS WILL NOT BE ISSUED UNTIL ALL IMPROVEMENTS HAVE BEEN
INSTALLED AND ACCEPTED BY THE CITY IN WRITING, ALL IMPROVEMENTS CURRENTLY
MEET CITY STANDARDS, AND BONDS ARE POSTED BY THE CURRENT OWNER OF THE
PROJECT PURSUANT TO CITY CODE.
6. NO BUILDING PERMITS SHALL BE ISSUED UNTIL ALL IMPACT AND CONNECTION FEES
ARE PAID IN FULL PER CITY REGULATIONS IN EFFECT AT THE TIME OF BUILDING PERMIT
ISSUANCE.
7. ALL OPEN SPACE AND TRAIL IMPROVEMENTS LOCATED HEREIN ARE TO BE INSTALLED
BY OWNER AND MAINTAINED BY A HOMEOWNERS ASSOCIATION UNLESS SPECIFIED
OTHERWISE ON EACH IMPROVEMENT.
8. REFERENCE HEREIN TO DEVELOPER OR OWNER SHALL APPLY TO BOTH, AND ANY SUCH
REFERENCE SHALL ALSO APPLY TO SUCCESSORS, AGENTS, AND ASSIGNS.
9.NO CITY MAINTENANCE SHALL BE PROVIDED FOR STREETS DESIGNATED AS "PRIVATE"
ON THIS PLAT.
10. A GEOTECHNICAL REPORT HAS BEEN COMPLETED BY INTERMOUNTAIN
GEOENVIRONMENTAL SERVICES, INC (IGES), WHICH ADDRESSES SOIL AND
GROUNDWATER CONDITIONS, PROVIDES ENGINEERING DESIGN CRITERIA, AND
RECOMMENDS MITIGATION MEASURES IF PROBLEMATIC CONDITIONS WERE
ENCOUNTERED. THE REPORT IS ON FILE WITH IGES AND THE CITY. THE CITY ASSUMES NO
LIABILITY OR RESPONSIBILITY FOR ANY RELTIANCE ON THE INFORMATION OR LACK
THEREOF IN THE REPORT.
11. DRAINAGE ACROSS PROPERTY LINES SHALL NOT EXCEED THAT WHICH EXISTED PRIOR
TO GRADING. EXCESS OR CONCENTRATED DRAINAGE SHALL BE CONTAINED ON SITE OR
DIRECTED TO AN APPROVED DRAINAGE FACILITY.

STORM DRAIN AND GRADING EASEMENT:

THE OWNERS AND SIGNERS OF THIS PLAT DO HEREBY GRANT AND CONVEY A
PERMANENT AND PERPETUAL STORM DRAIN AND GRADING EASEMENT IN FAVOR OF THE
CITY OF SARATOGA SPRINGS ON LOT 7 OF SECRET SPRINGS SUBDIVISION FOR THE
PURPOSED OF DETAINING THE CALCULATED 100 YEAR STORM WATER RUNOFF OF
KILLDEER DRIVE.

BEGINNING AT THE SOUTHEAST CORNER OF LOT 7 - SECRET SPRINGS SUBDIVISION AND
RUNNING THENCE NORTH 89°43'23" WEST 130.44' ALONG THE SOUTH LINE OF LOT 7 TO A
POINT ON A 12.00' RADIUS CURVE TO THE RIGHT; THENCE 18.79' ALONG SAID CURVE TO
THE EASTERLY LINE OF KILLDEER DRIVE, (CHORD BEARS NORTH 44°51'42" WEST 16.93");
THENCE NORTH 8.06'; THENCE SOUTH 89°43'23" EAST §1.98'; THENCE NORTH 61.37' TO THE
NORTH LINE OF SAID LOT 7; THENCE EAST 57.59' ALONG SAID NORTH LINE TO THE
EASTERLY BOUNDARY OF SAID SECRET SPRINGS SUBDIVISION; THENCE SOUTH 1°57'12"
EAST 81.71' TO THE POINT OF BEGINNING.

SAID EASEMENT CONTAINS 6,417.25 SQUARE FEET OR 0.15 ACRES MORE OR LESS.

TOGETHER WITH ALL INGRESS AND EGRESS RIGHTS ALONG THE SOUTHERLY LINE OF LOT
7 FOR THE PURPOSES OF INSPECTING AND MAINTAINING THE STORM DRAIN STRUCTURES
LOCATED WITHIN THIS EASEMENT.

OWNERS OF LOT 7 WILL NOT ALTER THE GRADING OF THE DETENTION POND IN ANY WAY,
FROM THE DESIGNED DETENTION POND INCLUDED WITH THE CONSTRUCTION
DOCUMENTS APPROVED BY THE CITY OF SARATOGA SPRINGS IN CONNECTION WITH THE
APPROVAL AND CONSTRUCTION OF THIS SUBDIVISION. AND ARE RESPONSIBLE TO KEEP

THE AREA FREE OF DEBRIS AND ANY LANDSCAPING FROM ALTERING IN ANY WAY THE
CAPACITY OF SAID DETENTION POND WITHOUT PRIOR PERMISSION FROM THE CITY
ENGINEER OF SARATOGA SPRINGS.

BY SIGNING THIS PLAT, THE FOLLOWING UTILITY COMPANIES ARE APPROVING THE :

(A) BOUNDARY, COURSE, DIMENSIONS, AND INTENDED USE OF THE RIGHT-OF-WAY AND
EASEMENT GRANTS OF RECORD;

(B) LOCATION OF EXISTING UNDERGROUND AND UTILITY FACILITIES;

(C) CONDITIONS OR RESTRICTIONS GOVERNING THE LOCATION OF THE FACILITIES
WITHIN THE RIGHT-OF-WAY, AND EASEMENT GRANTS OF RECORD, AND UTILITY
FACILITIES WITHIN THE SUBDIVISION. "APPROVING" SHALL HAVE THE SAME
MEANING IN UTAH CODE SECTION 10-9A-603(4)(c)(ii). THE FOLLOWING NOTES ARE
NOT ENDORSED OR ADOPTED BY SARATOGA SPRINGS AND DO NOT SUPERSEDE
CONFLICTING PLAT NOTES OR SARATOGA SPRINGS POLICIES.

LLOCATED IN A PO.
TOWNSHIP 6 Ol
CITY OF

LOT 4

LOT 1

This designates the lot 7
owner responsible for
maintenance. Also add
note that the area above
the 15-inch storm drain
(or the entirety of the
{ storm drainage
| easement) shall not be

built upon.

REM, UT 84059
(801)764-0111 x206

DOMINION ENERGY QUESTAR CORPORATION

ROCKY MOUNTAIN POWER

DOMINION ENERGY QUESTAR CORPORATION APPROVES THIS PLAT SOLELY FOR | 1. PURSUANT TO UTAH CODE ANN. 54-3-7 THIS PLAT CONVEY

THE PURPOSE OF CONFIRMING THAT THE PLAT CONTAINS PUBLIC UTILITY OR OPERATORS OF UTILITY FACILITIES A PUBLIC UTILITY ]
EASEMENTS. DOMINION ENERGY QUESTAR CORPORATION MAY REQUIRE WITH ALL THE RIGHTS AND DUTIES DESCRIBED THEREIN.
OTHER EASEMENTS IN ORDER TO SERVE THIS DEVELOPMENT. THIS APPROVAL 2. PURSUANT TO UTAH CODE ANN. 17-27a-603(4)(c)(ii) ROCKY !
DOES NOT CONSTITUTE ABROGATION OR WAIVER OF ANY OTHER EXISTING ACCEPTS DELIVERY OF THE PUE AS DESCRIBED IN THIS PL.
RIGHTS, OBLIGATIONS OR LIABILITIES PROVIDED BY LAW OR EQUITY. THIS THIS PLAT SOLELY FOR THE PURPOSE OF CONFIRMING TH#
APPROVAL DOES NOT CONSTITUTE ACCEPTANCE, APPROVAL OR CONTAINS PUBLIC UTILITY EASEMENTS AND APPROXIMA'
ACKNOWLEDGEMENT OF ANY TERMS CONTAINED IN THE PLAT, INCLUDING OF THE PUBLIC UTILITY EASEMENTS. BUT DOES NOT WARI}
THOSE SET FORTH IN THE OWNERS DEDICATION AND THE NOTES AND DOES PRECISE LOCATION. ROCKY MOUNTAIN POWER MAY REQLU
NOT CONSTITUTE A GUARANTEE OF PARTICULAR TERMS OF NATURAL GAS EASEMENTS IN ORDER TO SERVE THIS DEVELOPMENT. THI
SERVICE FOR FURTHER INFORMATION PLEASE CONTACT DOMINION ENERGY DOES NOT AFFECT ANY RIGHT THAT ROCKY MOUNTAIN P(
QUESTAR CORPORATIONS RIGHT-OF-WAY DEPARTMENT AT 800-366-8532 a. A RECORDED EASEMENT OR RIGHT-OF-WAY

b. THE LAW APPLICABLE TO PRESCRIPTIVE RIGHTS
APPROVED THIS DAY OF 20 c. TITLE 54, CHAPTER 8a, DAMAGE TO UNDERGROUND U

d. ANY OTHER PROVISION OF LAW
BY

APPROVED THIS DAY OF 20

TITLE

Need to include the
underground storm
drain maintenance
easement for the
City.

DETAILED \

Exhibit D: Secret Springs Preliminary Plat

SURVEYOR'S CERTIFICATE:

I, LEIF E. ANDERSON, DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND SURVEYOR, AND THAT I

HOLD CERTIFICATE NO. 4854555, IN ACCORDANCE WITH THE PROFESSIONAL ENGINEERS AND LAND
SURVEYORS LICENSING ACT FOUND IN TITLE 58, CHAPTER 22 OF THE UTAH CODE. I FURTHER CERTIFY THAT
BY AUTHORITY OF THE OWNERS, I HAVE MADE A SURVEY OF THE TRACT OF LAND SHOWN ON THIS PLAT AND
DESCRIBED BELOW, HAVE SUBDIVIDED SAID TRACT OF LAND INTO LOTS, STREETS, EASEMENTS, HAVE
COMPLETED A SURVEY OF THE PROPERTY DESCRIBED ON THIS PLAT IN ACCORDANCE WITH UTAH CODE
SECTION 17-23-17, HAVE VERIFIED ALL MEASUREMENTS, AND HAVE PLACED MONUMENTS AS REPRESENTED
ON THIS PLAT. I FURTHER CERTIFY THAT EVERY EXISTING RIGHT-OF-WAY AND EASEMENT GRANT OF RECORD
FOR UNDERGROUND FACILITIES, AS DEFINED IN UTAH CODE SECTION 54-8a-2, AND FOR OTHER UTILITY
FACILITIES, IS ACCURATELY DESCRIBED ON THIS PLAT, AND THAT THIS PLAT IS TRUE AND CORRECT TO THE
BEST OF MY KNOWLEDGE. I ALSO CERTIFY THAT I HAVE FILED, OR WILL FILE WITHIN 90 DAYS OF THE
RECORDATION OF THIS PLAT, A MAP OF THE SURVEY I HAVE COMPLETED WITH THE UTAH COUNTY
SURVEYOR.

BOUNDARY DESCRIPTION

ALL OF LOT 25, PLAT "B", LAKE MOUNTAIN ESTATES SUBDIVISION, SARATOGA SPRINGS, UTAH, ACCORDING TO
THE OFFICIAL PLAT THEREOF ON FILE IN THE OFFICE OF THE UTAH COUNTY RECORDER, STATE OF UTAH MORE
PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHEAST CORNER OF LOT 25, PLAT "B", LAKE MOUNTAIN ESTATES SUBDIVISION
RECORDED AS ENTRY 101346 MAP 6874 IN THE OFFICE OF THE UTAH COUNTY RECORDER, SAID POINT BEING,
1,541.76 FEET NORTH 89°45'5" WEST ALONG THE SECTION LINE AND NORTH 1541.76 FEET FROM THE SOUTH
QUARTER CORNER OF SECTION 18, TOWNSHIP 6 SOUTH, RANGE 1 EAST, SALT LAKE BASE AND MERIDIAN;
THENCE NORTH 89°43'23" WEST 394.50' ALONG THE NORTHERLY RIGHT OF WAY LINE OF MCGREGOR LANE
(LAKE VIEW DRIVE ON THE RECORDED PLAT); THENCE 30.01 FEET ALONG THE ARC OF A 25.01 FOOT RADIUS
CURVE TO THE RIGHT, (CHORD BEARS NORTH 55°20'19 WEST FOR A DISTANCE OF 19.00 FEET); THENCE NORTH
20°15" WEST 481.15 FEET ALONG THE EASTERLY RIGHT OF WAY LINE OF STATE ROAD 68 (REDWOOD ROAD) TO
THE SOUTH LINE OF THE HERON HILLS SUBDIVISION, RECORDED AS ENTRY 117156:2016 IN SAID RECORDER'S
OFFICE; THENCE SOUTH 89°43'23" EAST 573.96 FEET ALONG SAID SOUTH LINE TO THE EAST LINE OF SAID LOT
25; THENCE SOUTH 01°57'12" EAST 464.80 FEET TO THE POINT OF BEGINNING.

SAID LOT CONTAINS 228,820 SQUARE FEET OR 5.25 ACRES MORE OR LESS. 14 LOTS AND 2 PARCELS.

BASIS OF BEARINGS:

Needs to be
semi-private. Change
this on all sheets that
discuss the fence.
Repeat Comment

NORTH 89°45'55" WEST 2642.55 FEET (M) (2642.77 (RECORD) FROM THE FOUND SOUTH QUARTER CORNER OF
SECTION 18, TOWNSHIP 6 SOUTH, RANGE 1 EAST, SALT LAKE BASE AND MERIDIAN TO THE FOUND SOUTHWEST
CORNER OF SAID SECTION 18. SEE SHEET PL2.

OWNER'S DEDICATION AND CONSENT TO RECORD:

/ 45:;
NIGEL JA & B.
L
SQFT
EA 228,690
0.00
14,899.72
172,317.97
36,540.40
/OOI AD 4,931.91
A (IM W) 12,392.41
14 Lt
NSIT ZRES) 2.66
OOD {E X - FEMA MAP ]
TH( TY SARA
ELA JSE APP
S AYOF AT
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iIS AT NEY SA
SSE i CHIEF
TOG RINGS
\Y OF API
A —
1S FII HIEF CE?

KNOW ALL MEN BY THESE PRESENTS THAT THE UNDERSIGNED ARE THE OWNERS OF THE ABOVE DESCRIBED
TRACT OF LAND, AND HEREBY CAUSE THE SAME TO BE SUBDIVIDED INTO LOTS, PARCELS AND STREETS,
TOGETHER WITH EASEMENTS AS SET FORTH TO BE HEREAFTER KNOWN AS

SECRET SPRINGS SUBDIVISION

AND DO HEREBY DEDICATE FOR THE PERPETUAL USE OF THE PUBLIC AND CITY ALL PARCELS, STREETS
EASEMENTS, AND PUBLIC AMENITIES AS SHOWN ON THIS PLAT AS INTENDED FOR PUBLIC USE. THE
UNDERSIGNED OWNER(S) AND ALL AGENTS, SUCCESSORS, AND ASSIGNS VOLUNTARILY DEFEND, AND
INDEMNIFY, AND SAVE HARMLESS THE CITY AGAINST ANY EASEMENTS OR OTHER ENCUMBRANCE ON A
DEDICATEDD STREET, EASEMENT, OR RIGHT-OF-WAY THAT WILL INTERFERE WITH THE CITY'S USE,
MAINTENANCE, AND OPERATIONS OF THE STREET OR UTILITIES. THE OWNER(S) AND ALL AGENTS,
SUCCESSORS AND ASSIGNS ASSUME ALL LIABILITY WITH RESPECT TO THE CREATION OF THIS SUBDIVISION,
THE ALTERATION OF THE GROUND SURFACE, VEGETATION, DRAINAGE, OR SURFACE OR SUB-SURFACE WATER
FLOWS WITHIN THIS SUBDIVISION, AND THE DEVELOPMENT ACTIVITY WITHIN THIS SUBDIVISION BY THE
OWNERS AND ALL AGENTS, SUCCESSORS, AND ASSIGNS.

IN WITNESS WHEREOF I(WE) HAVE SET FORTH MY(OUR) HAND(S) THIS THIS ___ DAY OF

,AD.20 .
SIGNATURE PRINT NAME TITLE & ENTITY
SIGNATURE PRINT NAME TITLE & ENTITY
SIGNATURE PRINT NAME TITLE & ENTITY

OWNER'S ACKNOWLEDGEMENT:

7
COUNTY OF UTAH n
STATE OF UTAH

ON THE DAY OF , 2020, PERSONALLY APPEARED BEFORE ME

, AND

, THE SIGNER(S) OF THE FOREGOING
INSTRUMENT, WHO DULY ACKNOWLEDGED TO ME THAT (S)HE HOLDS THE TITLE AS SHOWN IN THE OWNERS
DEDICATION AND CONSENT TO RECORD SECTION OF THIS PLAT, AND IS AUTHORIZED TO EXECUTE THE
FOREGOING AGREEMENT IN ITS BEHALF AND THAT HE OR SHE EXECUTED IT IN SUCH CAPACITY.

NOTARY PUBLIC FULL NAME:

COMMISSION NUMBER:

MY COMMISSION EXPIRES:

A NOTARY PUBLIC COMMISSIONED IN UTAH

APPROVAL BY LEGISLATIVE BODY

THE CITY COUNCIL OF SARATOGA SPRINGS, COUNTY OF UTAH, APPROVES THIS
SUBDIVISION SUBJECT TO THE CONDITIONS AND RESTRICTIONS STATED HEREON,
AND HEREBY ACCEPTS THE DEDICATION OF ALL STREETS, EASEMENTS, AND OTHER
PARCELS OF LAND INTENDED FOR THE PERPETUAL USE OF THE PUBLIC.

THIS , DAY OF ,AD. 20 .

ATTEST
CITY MAYOR CITY RECORDER (SEE SEAL BELOW)

PRELIMINARY PLAT
SECRET SPRINGS SUBDIVISION

AMENDING LOT 25, LAKE MOUNTAIN ESTATES PLAT "B"

LOCATED IN A PORTION OF THE NORTHWEST QUARTER OF SECTION 18,
TOWNSHIP 6 SOUTH, RANGE 1 EAST, SALT LAKE BASE AND MERIDIAN
CITY OF SARATOGA SPRINGS, UTAH COUNTY, UTAH

SURVEYOR'S SEAL CITY ENGINEER'S SEAL CLERK-RECORDER SEAL

ANDERSON

4854555

@EJJ] o



rday
Cloud+

rday
Cloud+
Needs to be semi-private. Change this on all sheets that discuss the fence. Repeat Comment

jpearson
Cloud+

jpearson
Cloud+
This designates the lot 7 owner responsible for maintenance. Also add note that the area above the 15-inch storm drain (or the entirety of the storm drainage easement) shall not be built upon.

RDay
Text Box
Exhibit D: Secret Springs Preliminary Plat

RDay
Callout
Need to include the underground storm drain maintenance easement for the City.


PRELIMINARY PLAT
SECRET SPRINGS SUBDIVISION

AMENDING LOT 25, LAKE MOUNTAIN ESTATES PLAT "B"

[\

LLOCATED IN A PORTION OF THE NORTHWEST QUARTER OF SECTION 18,
TOWNSHIP 6 SOUTH, RANGE 1 EAST, SALT I.AKE BASE & MERIDIAN
CITY OF SARATOGA SPRINGS, UIT'AH COUNTY, UTAH
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/ "[° 3 8 = s P%AT IISIICZ)EES\:VAY FOR LOT 14 TO BE WITHIN THE >
889043‘23"E 124.437 80.12' 8 ,_ ____________ _| ’ EASTERLY 207 OF THE SE PROPERTY CORNER- C6 ‘28- 19’ 25.01' 53007'07" 22-37' S47o30'49”E L6 25.35 N46° 19' 36”E
Doy i | ‘ 2. PARCEL A IS PUBLIC OPEN SPACE TO BE DEDICATED ) —
AR T _cz7j/ | | TO THE CITY OF SARATOGA SPRINGS. DEVELOPER C7 | 6.83 25.01' | 15°39'01" | 6.81' S81°53'53"E L7 31.85 | N20°08' 25"E
TO INSTALL LANDSCAPING AND IRRIGATION. ;
| 2 LOT:6 MAINTENANCE TO BE BY THE CITY OF SARATOGA C8 158.26' | 129.50" | 70°0121" | 148.60' S54°40'S1"E LS8 25.00 NO° 18' 29"E
| m S | 10368.85 SQ FT b SPRINGS. ‘
~ 50 . i 99R. 3. PARCEL A - THE CITY OF SARATOGA SPRINGS TO . , o111 " . oAy ] P
LOT 2 | > 515 2 | 024 ACRES E BRIAN 1\255§%g(£?) TTARD PARCEL A IIE CITY OF SARATOGA 9 | 86.16' | 7050 | 70°0121" | 80.90' | S54°4051"E | L9 | 806 | NO0°00 07'E
- . 4. PARCEL B - DEDICATED TO THE CITY OF SARATOGA
LOT: 14 | QQﬁ % | g : 3462 S. ‘| SPRINGS. C10 130.13' | 70.50" | 105°45'34" | 112.43' N36°48'44"W
: 2 5. POND EASEMENT. SEE POND EASEMENT
15665.77 SQ FT | % % O L DESCRIPTION AND DEDICATION ON SHEET 1 OF THIS Cl1 239.04" | 129.50" | 105°45'34" | 206.52" | N36°48'44"W
0.36 ACRES LOT: 13 | T M 8 El T T TN90°00'00"E 139.59' N90°00'00"E 57.59' PLAT.
: o A = f 7. 57.59", Cl12 36.31' | 128.94' | 16°08'08" | 36.19' S8°00'59"W
1253438 SQFT | 12 B =12 NN N 222222222227
029 ACRES Izl 3% | SEE NOTE 4 o AR AR RS c13 | 1977 | 7050 | 16°04'03" | 19.71' | $8°02'01"W
S : S S S S S S S S
1% — 3 | | LOT : 7 GM///// 4
22 o 1143317 SOFT  SLiliiruiiii ik Cl4 | 1891' | 1200 | 90°1637" | 17.01' | N45°08'18"E
“ = | ' Q g////////////ioj ' } IR , et
| < 0.26 ACRES oof///////////j:('\; C15 18.79 12.00 89°43'23 16.93 S44°51'42"E
| | 3477 S S{rr7777777777 AT
29.50' 29.50' ' AAAAAAAAAAA L = Cl6 | 5425 | 129.50' | 24°00'13" | 53.86' | S31°40'17"E
VAP AV AV AV AV AV AV 4V AV 4V 4 ~ . . .
| o0 L L sesveses po00 0000 00T im0 | 212 | smer | sseasso
_ B RIGHT OF WAY (VP3| /L;;g 200000000070 -84 g 59.69 4 C17 | 59.19' | 129.50' | 26°11'12" | 58.67 $56°45'59"E
_____________ / / Sraner avly ety el ardy or e wdb oy db o b o A o A o /
LOT 1 86.85' 67.97 /C?v %\K/gi 2‘/ ARAAAL L A ;(\5; 144440047 A 77 C18 44.82" | 129.50' | 19°49'56" | 44.60' S79°46'33"E
= é =|Z \ N4 ZROWAIDIIE 394.50" vons c19 | 1218 | 12050 | 5°2323" | 12.18 | N86°59'50"W
S - "~ 15'STRIP OF PROPERTY DEDICATED TO — il
S 2R E CITY OF SARATOGA SPRINGS FOR MCGREGOR LANE, é 20 69.87 | 129.50' | 30°54'43" | 69.02' N68°50'46"W
o B 3 Z 28259 RIGHT-OF-WAY 172.88' glo
— $89°4323"E 27759 - - T sor $80°43723°E 17788 Z[E - C21 | 53.18 | 12950' | 23°31'40" | 52.80' | N41°37'35"W
. [0}
/ - MCGREGOR LANE 3480 S. 4 C22 | 5856 | 129.50' | 25°54'34" | 58.06' | N16°54'28"W
(PUBLIC STREET)
- C23 45.25" | 129.50" | 20°01'14" | 45.02' N6°0326"E
\ 45:228:0217 \ / i
_ / Undetermined if going to CASEY DEVELOPMENT, LLC : 2 C24 | 728 | 7050 | 5°55'07" | 7.28' S13°0629"W
/ City or to be maintained by CATALINA BAY, PLAT G g | & 45:228:0053 C25 12.49' 70.50' 10°08'56" | 12.47 S5°0428"W
HOA. . )
- ~ = BERNARD E & BARBARA C26 | 3458 | 12950 | 15°17'56" | 34.48' | S8°25'05"W
\ a LOT 704 2 PODUSKA
= Z, WELLSPRING SUBDIVISION Cc27 1.73 129.50 0°46'03 1.73 S0°23'06"W
E 2
|
LOT 705 -
@)
\
\ | PRELIMINARY PLAT
| SECRET SPRINGS SUBDIVISION
" "
SECTION 18, TOWNSHIP 6 SOUTH, SECTION 18, TOWNSHIP 6 SOUTH, LOCATED IN A PORTION OF THE NORTHWEST QUARTER OF SECTION 18,
RANGE 1 EAST, S.LB. & M. \ \ RANGE 1 EAST, S.L.B. & M. TOWNSHIP 6 SOUTH, RANGE 1 EAST, SALT LAKE BASE AND MERIDIAN

1541.76'

CITY OF SARATOGA SPRINGS, UTAH COUNTY, UTAH

_PL2_

SHEET 2O0F2
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SECRET SPRINGS SUBDIVISION ol
FINAIL. DRAWINGYS
A J
- Ty
~/ 3
LLOCATED IN THE NORTHWEST QUARTER OF SECTION 18,
TOWNSHIP 6 SOUTH, RANGE 2 WEST,
SARATOGA SPRINGS, UTAH | SHEET INDEX
N ) U PL.l SECRET SPRINGS SUB. PLAT - SHEET 1 OF 2 g
PROJRCT DATA TABLE: PL2 SECRET SPRINGS SUB. PLAT - SHEET 2 OF 2 ;
INFORMATION SQFT ACRES %TOTAL
TOTAL PROJECT AREA 228,690 | 5.25 100% CV1 COVER SHEET
SENSITIVE LANDS 0.00 0.00 0.00%
15,349.72 0
gg%ﬁ)%f}f AREA 1755?3197797 gfgg 765'.73150{70 NT1 GENERAL NOTES S
FUTURE Re W REDWOOD ROAD 34? ’95;1()39 8 ?A{ 125 1968‘? Z _ ] s
F;AEDU%EEI(’)ING AREA (IN ROW) 12,,392..41 0:28 5:42”/3 E ALl ALTA SURVEY p %
LOTS/PARCELS 14 LOTS & 2 PARCELS % SP1 OVERAILL SITE PLLAN
DWELLING NET DENSITY (ACRES) 2.66 UNITS PER ACRE S E
PROJECT LIES IN FLOOD ZONE X - FEMA MAP NO. 4502500205 EFF. 07/17/2002 2 > DM EXISTING TOPOGRAPHY/DEMOLITION PI'I'AN
GP1 GRADING PLAN -
O
GP2 GRADING PLAN O, 8
A <
< UT1 UTILITY PLAN 5.424 il
z
- = PP1 PLAN & PROFILE - KILLDEER DRIVE A
O @
g PP2 PLAN & PROFILE - McGREGOR LANE ELE % E
u a SS1 SIGNING AND STRIPING PLAN 0 2 2
a7 U O
LS1 LANDSCAPI PLAN ad =
q\;// C NG s ér:
LS2 IRRIGATION PLAN
— DT1 DETAIL SHEET
UTAH LAKE
B DT2 DETAIL SHEET
N N\ J
\\% QS DT3 DETAIL SHEET 4 )
- i )
' s DT4 DETAIL SHEET |3
qqi\pb R £
BASIS OF BEARING PROIECT BENCHMARK FOUND: %\) DTS5 DETAIL SHEET ~ S
I'HE BASIS OF BEARING FOR THE SOUTH 1/4 CORNER SECTION 18, D Fg uciE
NBSPASSEE 2,642.55' FROM THE SALTLAKE BrsE® - DT6 DETAIL SHEET 2 i
FOUND SOUTH QUARTER CONER OF MERIDIAN. BENCHMARK EL. = ---- @ :ﬁ u:% go
SECTION 18, TOWNSHIP 6 SOUTH, (BRASS DISC MONUMENT) S o f
RANGE 1 EAST, SALT LAKE BASE AND g8
MERIDIAN TO THE FOUND SQUTHWEST E fg .
CORNER OF SAID SECTION 18. (;:g %E
SARATOGA CITY STANDARD NOTES: 22
1. CONTRACTOR SHALL FIELD VERIFY LOCATIONS AND INVERT ELEVATIONS OF , = -
EXISTING MANHOLES AND OTHER UTILITIES BEFORE STAKING OR CONSTRUCTING =2
ANY NEW SEWER LINES.
2. CONTRACTOR SHALL FIELD VERIFY LOCATIONS AND INVERT ELEVATIONS OF 9 )
T AT L QT T o s o , \
OWNED/DEVELOPED BY: PLLANS PREPARED BY: MUNICIPALITY: 3. ALL CONSTRUCTION SHALL COMPLY WITH THE STANDARD TECHNICAL I
SPECIFICATION AND DRAWINGS FOR THE CITY OF SARATOGA SPRINGS, UTAH. o
FIREFLY HOMES PROTERRA GROUP CITY OF SARATOGA SPRINGS 4. BASTING UTILITIES HAVE BEEN NOTED TO THE BEST OF ENGINEERS KNOWLEDGE, ;o / N 295571\
TRAVIS & EDEN BARKER DAVE REDDISH - PROJECT MANAGER 1307 N. COMMERCE DRIVE SUITE 200 UTILTTIES TN FIELDS AND NOTIFY CITY ENGIWEER AND CITY IF DISCREPANCIES i s )
7895 N. SECRETARIAT ROAD 1654 REUNION AVENUE, SUITE 10A SARATOGA SPRINGS, UT 84045 5. POST-ACCEPTANCE ALTERATIONS TO LIGHTING PLANS OR INTENDED NN
EAGLE MOUNTAIN, UT 84005 SOUTH JORDAN, UTAH 84095 (801) 766-9793 TEL THE CLTY FOR REVIEW AND ACCEPTANCE. - o S UOWITED D ]
R01-786-9817 (801) 253-0248 TEL TG VERIFY COMPLIANCE WITH THE CITY'S REQUIREMENTS AND ACCEPTED il CV]
(801) 253-6139 FAX ol L T o bt st vy o s | ,
7. ALL EXTERIOR LIGHTING SHALL MEET IESNA FULL-CUTOFF CRITERIA. A )
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GENERAL NOTES

1. FOR THE PURPOSES OF THIS PROJECT, LANDERSON SURVEYING AND
LAND DEVELOPMENT AND PROTERRA GROUP RETAIN COMPLETE
OWNERSHIP OF THIS DESIGN. ANY REPRODUCTION, OR USE OF THESE
PLANS WITHOUT WRITTEN CONSENT OF LANDERSON SURVEYING AND
PROTERRA GROUP IS STRICTLY PROHIBITED.

2. ALL CONSTRUCTION WORK ASSOCIATED WITH THIS DESIGN SHALL
CONFORM TO CURRENT PUBLISHED STANDARDS OF SARATOGA SPRINGS.
ANY CONFLICT BETWEEN THE DESIGN AND THE REQUIREMENTS OF
SARATOGA SPRINGS, SHALL BE BROUGHT TO THE ATTENTION OF
PROTERRA GROUP.

3. LANDERSON SURVEYING AND PROTERRA GROUP WILL NOT BE HELD
LIABLE WHEN CONTRACTOR PROCEEDS WITH ANY PROPOSED CHANGE,
MODIFICATION AND/OR SUBSTITUTION FROM THE APPROVED PLANS
WITHOUT PRIOR EXPRESS WRITTEN AUTHORIZATION FROM LANDERSON
SURVEYING AND PROTERRA GROUP.

4. IN THE EVENT OF ANY DISCREPANCY BETWEEN THE APPROVED PLANS
AND THE REQUIREMENTS OF SARATOGA SPRINGS, THE MORE RESTRICTIVE
FROM THE STANDPOINT OF SAFETY AND PHYSICAL SECURITY SHALL
APPLY.

5. DESIGN IS GENERALLY PREDICATED UPON PROVISIONS OF THE
CURRENT EDITION OF THE INTERNATIONAL BUILDING CODE AND/OR
AMENDMENTS AS MAY HAVE BEEN LOCALLY ENACTED. THIS DESIGN AND
CONSEQUENT CONSTRUCTION SHALL ACCOMMODATE ALL REQUIREMENTS
OF SARATOGA SPRINGS FIRE SAFETY/PREVENTION.

6. ANY DAMAGE, DISRUPTION OR COMPROMISE OF AMBIENT
RIGHTS-OF-WAY, UTILITIES, OR ENVIRONMENTAL QUALITY SHALL BE
IMMEDIATELY RECTIFIED BY THE CONTRACTOR TO THE SATISFACTION OF
SARATOGA SPRINGS CITY, PROTERRA GROUP AND LANDERSON
SURVEYING.

7. ALL CONSTRUCTION WORK SHALL BE INSPECTED ACCORDING TO THE
REQUIREMENTS OF SARATOGA SPRINGS. APPROVAL BY SARATOGA
SPRINGS SHALL BE SECURED BEFORE PROCEEDING WITH ANY
CONSTRUCTION ACTIVITIES.

CONSTRUCTION NOTES

1. ALL WORK WITHIN THE SITE TO CONFORM TO THE APWA AND CITY OF
SARATOGA SPRINGS SPECIFICATIONS.

2. THE CONTRACTOR SHALL BE RESPONSIBLE FOR MEETING ALL OF THE
REQUIREMENTS ESTABLISHED FOR SAFE TRENCHING. (SEE OSHA AND
UOSHA REQUIREMENTS, LATEST EDITIONS).

3. CONTRACTOR SHALL LOCATE ALL UNDERGROUND UTILITIES BEFORE
LAYING PIPE WITHIN 200 FEET OF SAID UTILITIES WHICH MAY BE
EXPOSED, DAMAGED OR CROSSED AS SHOWN ON THE DRAWINGS OR AS
"BLUE STAKED". THE CONTRACTOR WILL MAKE ARRANGEMENTS WITH THE
UTILITY COMPANY TO MOVE THE UTILITY IF NECESSARY OR OBTAIN
PERMISSION FROM THE PROJECT ENGINEER TO MODIFY GRADES OF
PROJECT LINES IN ORDER TO GO AROUND EXISTING UTILITIES.

4. SEWER MAINS, WATER LINES, GAS MAINS AND OTHER UTILITIES ARE
SHOWN ON THE PLANS IN A GENERAL SCHEMATIC WAY ACCORDING TO
INFORMATION RECEIVED FROM OTHERS AND SOMETIMES FROM FIELD
MEASUREMENTS. THE ACCURACY OR COMPLETENESS OF THE LOCATIONS
SHOWN IS APPROXIMATE ONLY. THE CONTRACTOR SHALL DETERMINE THE
ACTUAL LOCATION OF EXISTING SERVICE CONNECTIONS AND UTILITIES,
VERIFY THE HORIZONTAL AND VERTICAL LOCATIONS AND TAKE THE
NECESSARY STEPS TO AVOID THEM.

5. SPECIFIC INFORMATION PROVIDED IN THE CONTRACT DOCUMENTS
SHALL SUPERSEDE ITEMS COVERED IN THESE DRAWINGS.

FINAL ON-SITE INSPECTION NOTES:

1. AFTER A SYSTEM IS INSTALLED, BUT BEFORE IT IS BACKFILLED, THE
ENTIRE SYSTEM MUST BE INSPECTED BY AN ENVIRONMENTAL HEALTH
SCIENTIST FROM THE UTAH COUNTY HEALTH DEPARTMENT.

2. ALL COMPONENTS OF THE SYSTEM SHOULD BE IN PLACE AT THE TIME
OF THE FINAL INSPECTION.

3. TRENCHES DEEPER THAN 5-FEET REQUIRE SHORING OR A TRENCH BOX.

** CAUTION NOTICE TO CONTRACTOR **

THE CONTRACTOR IS SPECIFICALLY CAUTIONED THAT THE
LOCATION AND/OR ELEVATION OF EXISTING UTILITIES AS
SHOWN ON THESE PLANS ARE BASED ON RECORDS OF
THE VARIOUS UTILITY COMPANIES AND, WHERE POSSIBLE,
IS NOT TO BE RELIED ON AS BEING EXACT OR COMPLETE.
THE CONTRACTOR MUST CALL THE APPROPRIATE UTILITY
COMPANY AT LEAST 48 HOURS BEFORE ANY EXCAVATION
SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO
RELOCATE ALL EXISTING UTILITIES WHICH CONFLICT WITH
THE PROPOSED IMPROVEMENTS SHOWN ON THE PLANS.
THE CONTRACTOR AGREES THAT HE SHALL ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION OF
THIS PROJECT, INCLUDING SAFETY OF ALL PERSONS AND
CONTINUOUSLY AND NOT BE LIMITED TO THE NORMAL
WORKING HOURS; AND THE CONTRACTOR SHALL DEFEND,
INDEMNIFY, AND HOLD THE OWNER AND THE ENGINEER
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE OF
WORK ON THIS PROJECT, EXCEPTING FOR LIABILITY
ARISING FROM SOLE NEGLIGENCE OF THE OWNER OR THE
ENGINEER.

CONSTRUCTION NOTES

1. AT ALL TIMES DURING CONSTRUCTION, THE CONTRACTOR SHALL BE
RESPONSIBLE FOR PREVENTING AND CONTROLLING EROSION DUE TO
WIND AND RUNOFF. THE CONTRACTOR SHALL ALSO BE RESPONSIBLE FOR
MAINTAINING THE EROSION CONTROL FACILITIES SHOWN ON THE PLAN.

2. CONTRACTOR SHALL BE RESPONSIBLE FOR CLEANING DRAINAGE AND
EROSION CONTROL FACILITIES AS REQUIRED. STREETS SHALL BE KEPT
CLEAN OF DEBRIS FROM TRAFFIC FROM THE SITE.

3. CONTRACTOR SHALL USE VEHICLE TRACKING CONTROL AT ALL
LOCATIONS WHERE VEHICLES WILL ENTER OR EXIT THE SITE. CONTROL
FACILITIES WILL BE MAINTAINED WHILE CONSTRUCTION IS IN PROGRESS,
MOVED WHEN NECESSARY, AND REMOVED WHEN THE SITE IS PAVED.

4. INLET PROTECTION DEVISES SHALL BE INSTALLED IMMEDIATELY UPON
INDIVIDUAL INLETS BECOMING FUNCTIONAL.

5. ALL WASH WATER (CONCRETE TRUCKS, VEHICLE CLEANING, ETC.) SHALL
BE DISOSED IN A MANNER THAT PREVENTS CONTACT WITH STORM WATER
DISCHARGES FROM THE SITE.

6. FUGITIVE DUST AREAS SHALL BE CONTROLLED BY SPRAYING WATER ON
THE DRY AREAS OF THE SITE.

7. NO RUBBISH, TRASH, GARBAGE OR OTHER SUCH MATERIALS SHALL BE
DISCHARGED INTO DRAINAGE DITCHES OR WATERS OF THE STATE.

8. ALL MATERIALS SPILLED, DROPPED, WASHED OR TRACKED FROM
VEHICLES ONTO ROADWAYS OR INTO STORM DRAINS MUS BE REMOVED
IMMEDIATELY.

9. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ADJUSTING THE
EROSION CONTROL MEASURES (SILT FENCES, STRAW BALES,, ETC.) DUE
TO GRADE CHANGES OR OTHER UNFORESEEN CONDITIONS DURING
DEVELOPMENT OF THE PROJECT.

Know what's Delow.
Call betore you dig.
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ALTA/NSPS LAND TITLE SURVEY OF

LOT 25 LAKE MOUNTAIN ESTATES PLAT 'B’

VICINITY MAP

SARATOGA SPRINGS, UT

SURVEYOR'S CERTIFICATE:

TO: UTAH FIRST TITLE INSURANCE AGENCY, INC.
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GRAPHIC SCALE
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LLOCATED IN THE NORTHWEST QUARTER OF SECTION 16,

TOWNSHIP 6 SOUTH, RANGE 1T EAST,
SALT ILAKE BASE & MERIDIAN
SARATOGA SPRINGS, UTAH
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THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT
IS BASED WERE MADE IN ACCORDANCE WITH THE 2016 MINIMUM STANDARD
DETAIL REQUIREMENTS FOR ALTA/NSPS 1AND TITLE SURVEYS, JOINTLY
ESTABLISHED AND ADOPTED BY ALTA AND NSPS.

THE FIELD WORK WAS COMPLETED ON NOVEMBER 6, 2019."

THIS SURVEY IS IN CONFORMANCE WITH THE UTAH COUNCIL OF LAND
SURVEYORS STANDARDS OF PRACTICE FOR BOUNDARY SURVEYS.

I ALSO CERTIFY THAT IN MY PROFESSIONAL OPINION THE INFORMATIO
SHOWN HEREON IS AN ACCURATE REPRESENTATION OF THE SITE /A%
CONDITIONS AT THE TIME OF THIS SURVEY.

E’z(F E/\NDERSON DATE
TAH'PROFESSIONAL LAND SURVEYOR
LICENSE NO. 4854555

PROPERTY DESCRIPTION:

[ ALL OF LOT 25, PLAT "B", LAKE MOUNTAIN ESTATES SUBDIVISION, SARATOGA SPRINGS, UTAH, ACCORDING TO THE

OFFICIAL PLAT THEREOF ON FILE IN THE OFFICE OF THE UTAH COUNTY RECORDER, STATE OF UTAH.

AS SURVEYED DESCRIPTION:
ALL OF LOT 25, PLAT "B", LAKE MOUNTAIN ESTATES SUBDIVISION, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHEAST CORNER OF LOT 25, PLAT "B", LAKE MOUNTAIN ESTATES SUBDIVISION RECORDED AS
ENTRY 101346 MAP 6874 IN THE OFFICE OF THE UTAH COUNTY RECORDER, SAID POINT BEING, 1,541.76 FEET NORTH

S
-
5
~

 ———
PR

LBEGEND

U
@ SECTION CORNER (FOUND)
o)

SECTION CORNER (NOT FOUND)

FOUND REBAR AND CAP (AS NOTED) |
BOUNDARY LINE

LOT LINE
| —— e —— SECTION LINE
| \ - —— - —— ROAD CENTERLINE
——————— EASEMENT LINES OF RECORD
W EXIST WATER LINE
| EXISTING IRRIGATION LINE
s EXISTING SEWER LINE
SD EXISTING STORM DRAIN LINE
GAS EXISTING GAS LINE
uP EXISITNG ELEC LINES
(M) MEASURED
(R) RECORD

"~ (BASIS OF BEARING) N89'45'55"W 2642.55' (M), 2642.77 (R)

89°45'5" WEST ALONG THE SECTION LINE AND NORTH 3471.49 FEET FROM THE SOUTH QUARTER CORNER OF SECTION
18, TOWNSHIP 6 SOUTH, RANGE 1 EAST, SALT LAKE BASE AND MERIDIAN, THENCE NORTH 89°43'23" WEST 394.50'
ALONG THE NORTHERLY RIGHT OF WAY LINE OF MCGREGOR LANE (LAKE VIEW DRIVE ON THE RECORDED PLAT);
THENCE 30.01 FEET ALONG THE ARC OF A 25.01 FOOT RADIUS CURVE TO THE RIGHT WITH A CENTRAL ANGLE OF
68°46'08", (CHORD BEARS NORTH 55°20'19 WEST FOR A DISTANCE OF 19.00 FEET); THENCE NORTH 20°57'15" WEST
481.15 FEET ALONG THE EASTERLY RIGHT OF WAY LINE OF STATE ROAD 68 (REDWOOD ROAD) TO THE SOUTH LINE
OF THE HERON HILLS SUBDIVISION, RECORDED AS ENTRY 117156:2016 IN SAID RECORDER'S OFFICE, THENCE SOUTH
89°43'23" EAST 573.96 FEET ALONG SAID SOUTH LINE TO THE EAST LINE OF SAID LOT 25; THENCE SOUTH 01°57'12"
EAST 464.80 FEET TO THE POINT OF BEGINNING.

SAID LOT CONTAINS 228,820 SQUARE FEET COR 5.25 ACRES MORE OR LESS,

BASIS OF BEARINGS:

NORTH 89°45'55" WEST 2642.55 FEET (M) FROM THE FOUND SOUTH QUARTER CORNER OF SECTION 18,
TOWNSHIP 6 SOUTH, RANGE 1 EAST, SALT LAKE BASE AND MERIDIAN TO THE FOUND SOUTHWEST CORNER
OF SAID SECTION 18,

BENCHMARK DESCRIPTION:

NORTHWEST CORNER OF SECTION 18, TOWNSHIP 6 SOUTH, RANGE 1 EAST, SALT LAKE BASE & MERIDIAN
FOUND BRASS CAP. ADJUSTED ELEVATION TO MATCH ADJOINING SUBDIVISION DESIGN = 4599.60

NARRATIVE OF BOUNDARY

PURPOSE: PERFORM A TOPOGRAPHIC AND ALTA/ACSM SURVEY OF LOT 25, PLAT "B" LAKE MOUNTAIN ESTATES
SUBDIVISION FOR THE PURPOSE Of USING THE INFORMATION TO SUBDIVIDE SAID LOT INTO A 14 LOT SUBDIVISION
TO BE KNOWN AS "CICADA SPRINGS" AND COLLECT ALL THE INFORMATION NEEDED TO CREATE A SET OF
ENGINEERING DRAWINGS FOR SAID SUBDIVISION.

PROCEDURE: :

THE RECORDED PLAT WAS LOCATED AND PLOTTED PER THE MATHEMATICAL CALLS ON THE PLAT, ALONG WITH ALL OF
THE EXISTING EASEMENTS AND RIGHTS-OF-WAY. THE HERON HILLS SUBDIVISION WAS ALSO OBTAINED AND PLATTED
PER THE MATHEMATICAL CALLS ON THE PLAT. A FIELD SURVEY WAS THEN PERFORMED USING THE FOUND SOUTH
QUARTER CORNER AND THE FOUND SOUTHEAST CORNER MONUMENTS AS THE BASIS OF BEARING FOR THE FIELD
SURVEY. THE EXISTING FENCES, STREET IMPROVEMENTS AND VISIBLE UTILITY IMPROVEMENTS ON OR ADJOININ

THE PROPERTY WERE COLLECTED AS PART OF THE FIELD WORK. ,

RESULTS:

THE SUBDIVISIONS WHEN PLATTED COINCIDE WITH EACH OTHER PER THE MATHEMATICAL CALLS. THE VINYL FENCE
ALONG THE NORTH BOUNDARY VARIES FROM A FEW INCHES TO JUST OVER A FOOT SOUTH WHEN COMPARED TO THE
PLOTTED SUBDIVISION BOUNDARY LINES. THE LINK FENCE ALONG THE EAST BOUNDARY LINE VARIES FROM 2 TO 10
INCHES EAST OF THE PLOTTED DEED LINES. THE UTILITY LINES SHOWN ON THIS MAP WERE PROVIDED BY THE
UTILITY COMPANIES LISTED ON THIS MAP AND PER FOUND UTILITY MARKINGS LOCATED ON THE GROUND.

AS PART OF THE PURPOSE OF THIS SURVEY, THE AS SURVEYED DESCRIPTION WAS PREPARED IN CONNECTION WITH
THE PROPOSED SUBDIVISION PLAT. BOUNDARY CORNERS WILL BE SET IN CONNECTION WITH THE APPROVED PLAT.

GENERAL NOTES:

(A) PROPERTY LIES IN FLOOD ZONE X - FEMA MAP NO. 4902500205 EFF. 07/17/2002
(B) DOCUMENTS UTILIZED IN THE PERFORMANCE OF THIS SURVEY:

1. LAKE MOUNTAIN ESTATES PLAT "B", ON FILE WITH THE UTAH COUNTY RECORDER'S OFFICE AS ~ ENTRY
101346 MAP #6874

2. HERON HILLS SUBDIVISION, ON FILE WITH THE UTAH COUNTY RECORDER'S OFFICE AS ENTRY
117156:2016

93. HERON HILLS SUBDIVISION, PLAT "C", ON FILE WITH THE UTAH COUNTY RECORDER'S OFFICE AS ENTRY
118409:2017
ssocs %I(_J%KE MOUNTAIN ESTATES PLAT "D", ON FILE WITH THE UTAH COUNTY RECORDER'S OFFICE AS ~ ENTRY
40172'52.0c1A7TAL1NA BAY SUBDIVISION, ON FILE WITH THE UTAH COUNTY RECORDER'S OFFICE AS ENTRY
res 1'6. ;1% éH)EHS 36-30 (SW COR 18, T6S, 1E, SLB&M); 36-29 (S QTR 18, T6S, 1E, SLB&M); 37-30 (STH QTR 18,

, 1E, SLB&M

(©) . UTILITY INFORMATION PROVIDED BY THE FOLLOWING UTILITY COMPANIES BY WAY OF .DWG OR  .PDF
FILES.

1. SARATOGA SPRING FOR SEWER, WATER, IRRIGATION AND STORM DRAIN LOCATIONS

2. CENTURY LINK FOR COMMUNICATION LINES.

3. PACIFICORP FOR BURIED AND OVER HEAD ELECTRICAL LINES.

4. TELECON/COMCAST - COMMUNICATION LINES
(D)  TITLE COMMITMENT REPORT FOR UTAH FIRST TITLE INSURANCY AGENCY, INC. FILE #34743,
EFFECTIVE DATE 6 DECEMBER, 2015.

EXCEPTIONS:

THERE WERE NO EXCEPTIONS LISTED IN THE TITLE REPORT NOTED ABOVE. THERE WERE ALSO ITEMS SELECTED IN
TABLE A, THAT ARE SHOWN ON THIS MAP,

ALSO NO BOUNDARY POINTS WERE SET AS PART OF THIS SURVEY, AS THEY WILL BE SET AFTER CONSTRUCTION FOR

THE PROPOSED SUBDIVISION IS COMPLETE, AT WHICH TIME ALL PROPOSED PROPERTY CORNERS WILL BE SET,
WHICH WILL INCLUDE ALL CORNERS OF THE CURRENT PROPERTY, THAT WERE NOT FOUND AS PART OF THIS SURVEY.

ALTA/NSPS LAND TITLE SURVEY OF
LOT 25 LAKE MOUNTAIN ESTATES PLAT 'B'

W

\
325 \} \ ‘ f / / / =~ LOCATED IN THE NORTHWEST QUARTER OF SECTION 18, FIREFLY HOMES, TRAVIS BARKER
\ TOWNSHIP 6 SOUTH, RANGE 1 EAST, 7895 N. SECRETARIATE ROAD
. SALT LAKE BASE & MERIDIAN EAGLE MOUNTAIN, UT 84005
3-). SARATOGA SPRINGS, UTAH
‘ T
FOUND SOUTHWEST CORNER T FOUND SOUTH QUARTER CORNER
SECTION 18, TOWNSHIP 6 SOUTH, x SECTION 18, TOWNSHIP 6 SOUTH,
RANGE4EAST. SLB. &M = RANGE 1 EAST, S.L.B. & M. ALT A
“w Z
1100.79 1541.76" ;

29 JANUARY, 2020




4 \ \ A B . / e Y )
\a \ \ \ JI‘ J [\L‘ - L - { 77777 T ) : o T - /-7 \
\ \ ] y e B JOB NO.FHO01
\ a EXISTING STREET LIGHT 21° NORTH / i { J N N N e S 2 P
\_ ! I g Jf | : ] ] STREET CONSTRUCTION KEY NOTES s ~
' _—— — {7 | |
) _ B | | | |
I e ! / ] | RN | | (¥) INSTALL 24" CURS AND GUTTER PER SARATOGA SPRING'S STANDARD oA
T ] | f | ik R DETAIL ST-2B ON SHEET C-504, L8] e
. | Z | M| m i
\ \ . ] N N (7) INSTALL CURS GUTTER AND SIDEWALK PER SARATOGA SPRINGS % 2 @ E :
: \ !/ ] | } | o N STANDARD DETAIL ST-1 ON SHEET C-504 2181524
\ | | N <
\‘ \ [ | | ) N (3) ALLLIGHT POLES SHOWN ON THIS DRAWING SHALL BE INSTALLED PER ~ ~
VN ! an ] L SARATOGA SPRINGS DETAILS SP-1A, LP-1B, LP-1C & LP-4 SHOWN ON .
AR EXISTING CURB, GUTTER AND SIDEWALK EXISTING FIRE HYDRANT | | | e N ] SHEET C-505 <
i 4 .
: ‘ oA PROTECT IN PLACE. EXISTING CURB, GUTTER AND SIDEWALK | -
' \ VoA PN o O REHEYER> NEEDED PROTECT IN PLACE. - s L o @ CONSTRUCT ADA APPROACHES PER SARATOGA SPRINGS DETAIL ST-5B &
\\ VAN | gggg@ﬁ%%ﬁﬁ?%%m 7EEI‘DED I) | N ) ST-5E ON SHEET C-505.
% 4 L — T ga— - S S | S | ! . B _ ‘ .: ‘ { | I
\ | p oA | | — |- ST T T o ] - (5) NEW FIRE HYDRANTS. SEE SHEET C-200.
1
ARTERIAL STRE T - o e — - S
SEE SARATOGA SPRINGS “ \ . I RESIDENTIAL DRIVE APPROACHES (NOT SHOWN) SHALL BE
DETAIL LP-3A \ . ] | CONSTRUCTED PER SARATOGA SPRINGS STANDARD DETAIL ST-4A ON z
| 1 X ——TAPER 8:1 CURB & GUTTER 1| SHEET C-504. o
| TO MAKE CLEAN CONNECTION TO B K e
\ \ RISTING CURB AND GUTTE ] | FOR LOCAL ROADWAY 59° RIGHT-OF-WAY CROSS SECTION SEE SARATOGA %
\ \ \ LOT 101 | | SPRINGS STANDARD DETAIL ST-8 ON C-504. 2
\ 3 , a
x\ LOT 108 \ \\ | 1L.OT 102 ! Z
\ "\I. y | ‘ l .;3
\ k \ s | “
.l\ | \“ ‘ \ i | LOT 103 |
‘\‘ \\‘ \\‘ ‘
\ \‘ X
l s Al
\ 1. \. P ~
‘\ A 7 ~—
: \ - —
\ — - NN ————— 60’ (120' R.O.W.) :
. \ , : . O.W. _ S
y - - (314 LOCAL STREET LIGHT . . = . " :
Y - . - £
i - N ' E
\ \ . & | ] >
\ . S . | VARIES | ~ \
: : WY ™~ \ —
N \ \ L T e— . T/ J 1
N 4 LOT 109 e EXIST. PAVEMENT —/ ~~~~~~~ \i —_
~ \ DN S A gTRAIL o ———_ |
R v ~ . EXIST. GROUND
\ \ \ g / \ \\ - —
\ v \ / ~ -
Ry ST - AA Z 3
TN REE ™ e v\ /! T e B <z
ARTERIAL STREET LIGHT )
FENCING. SEE SARATOGA SPRINGS \ / LOT 104 =
SERTOISE, oo R 7 Z | & 3
y : vl \ S | e =)
B . LOT 110 R o | H
L O \ Z
\ . \ / 1 F
% N A | A | — 8
\\\ % | | . \\/ / /I Ii m m 6
| | A ], =
\\ w "\ AL /,/ H A m
% Y s m| 3 E
B - “ B l < Z
\ 3 \ 1
INC: U \ \ T lm) S
| '7? 3 ! & l )]
s>} g ]
B v \ LOT 111 | RS
. \
A i &';_ \ \ LOT 1 05 | i) m O Z
3
\\‘ " \‘ \ X \ ‘ E:
M
\ N \ |
\ ' \ |
‘ \ 0 \ |
\‘ ; ‘ ] A \\ !
: L
\ B \ %\ 14' LOCAL STREET LIGHT ~ _ : ! )
\‘ i\ - - 9y - - T — — — —
\ | ‘ ; <
. \ : S L |
\ \ | |
‘\ Y \ \ ’ i 11 0
\ “ . | 3
) o \ LOT 106 | NOTE s
\ \ \ ' , "A RIGHT-OF-WAY ENCROACHMENT PERMIT MUST BE ; 59
: \ \ | | NEW S TIVATE FENCE FER OBTAINED FROM CITY OF SARATOGA SPRINGS PRIOR o, 52
\ A ] | THE TAN COLOR OF THE TO DOING ANY WORK IN THE EXISTING RIGHT O D F\E Y
\ | ‘| ADJACENT REWOOD ROAD WAY. CONTACT MARK EDWARDS AT 801-766-9793, O =55
ARTERIAL STREET LIGHT \ | | FENCING EXT. 118" €30
SEE SARATOGA,SPRINGS > | | - M ST E
DETAILLP—3A§\ \ | S O ZEg
\ * g S éﬁ
' 3 M »
SN | | s S
| ‘ | PRy
\ LOT 1 14 LOT 1 13 l ‘ ‘ \ [I'_l g‘ ol
\ *DRIVEWAY CONNOT BE CLOSER THAN | | SR | = E
\ 100" FROM THE REDWWOD ROAD | < c &
RIGHT OF WAY* | | | _ | £y
UDOT permit | 1 z5 | +
"“""‘(':‘""I"I“‘ below. required prior to plan | \ _* | E& | g
Al before you dig. acceptance \ | - _ ] |
wk @ 14' LOCAL STREET LIGHT — | | | | ' 9 )
| - $ RAMPS @(ﬁft@to??n drai ease |\ p <
o ! ‘g_______‘,,,?iiﬁ____, A
_ - = , - — 12" ACCESS GATE A
L EXISTING 56' ROMW. LINE % ¥ ‘ | \ : . A VS |
‘ e — zs im:;i: g - i S ‘_"J,mﬁ I - — SN R = 1 ‘ \ I i / :
’ . s o=
| oo \YMLOLSRERTUGHTS .- MCGREGORLANE 7y _  THEWNCOOROFTHE _ _ . ~
A v | 59 RO.W. ADJACENT REWOOD ROAD e N <
/k \ . . _ - e . . . P e e o T /SHEET M
F \ - E— S - i - -
30 0 30 60 | // - — - === : T SP 1
e e — ~ - o — - - - - o
- | |- v \ —
Horizontal Scale 1" = 30 . \ EXISTING 56' R.O.W. LINE \ - )



jpearson
PolyLine

jpearson
Dimension
20-ft storm drain easement

jpearson
Callout
UDOT permit required prior to plan acceptance


__
-—il“‘-vm__m Y
—
T ) 4 ™
% _ | ﬁ JOB NO.FH001
: | DISCLAIMER NOTE \_ @ Proterra Groop, Inc. 2020 )
|
[ UTILITY LOCATIONS SHOWN HEREON ARE APPROXIMATE ONLY. IT SHALL BE 4 N
e [ ; THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE THE EXACT
5 HORIZONTAL AND VERTICAL LOCATION OF ALL EXISTING UNDERGROUND AND ..
' OVERHEAD UTILITIES PRIOR TO COMMENCING CONSTRUCTION. NO N a a
REPRESENTATION IS MADE THAT ALL EXISTING UTILITIES ARE SHOWN Z % gon
HEREON. THE ENGINEER ASSUMES NO RESPONSIBILITY FOR UTILITIES NOT § = é > E
SHOWN OR UTIUITIES NOT SHOWN IN THEIR PROPER LOCATION. 35 g 5 é ‘ g
5 . S
r ™\
EXISTING FIRE HYDRANT/VALVE. ‘
PROTECT IN PLACE. E
. EXISTING ELECTRICAL BO
EXISTING SEWER MANHOLE A BT A |
- EXISTING IRRIGATION VALVE. \ YLL !
— PROTECT IN PLACE. - _ 5
— x\ e T —— = s Tﬁ —“”_ . F_ 0—er S 7[}*“"‘—“’—7"2&_ e nE e e e S S fnﬂ—!'}— ‘
! | \ 4 . f L | J / /
f | \ \ ‘ N \ ! ,' J ' ! ! ! ! / ! / /
| \ 1 i , \ \ EXISTING CURB, GUTTER AND SIDEWALK / / / 7 ! ! / K N /
L EXISTING CURB, GUTTER AND SIDEWALK ‘ PROTEGT IN PLACE. . EXISTING WIRE FENCE TO/BE REMOVED. f ‘ A / / .
‘l PROTECT IN PLACE. ! , SAW CUT AND REMOVE ASINEEDED VINYL FENCE TO REMAIN, i | L , / ! ®)
s SAW é:ug“ Nl\é:% gﬁréov% ﬁs NEECED \ FOR CLEAN CONNECTION. 1\ | \ / | \ \ ] \ ! E
] d L : . ! | ! A ) | I
3 EXISTING POWER POLES } | ‘ R r Gn ! / ! ! \ w | | | X | | \ N . e Z
AND GUY ANCHOR TO BE | a | , / , \ | ! x \ / | Y . \ I &
UNDERGROUNDED. : \ | | | / , | ‘l '\ 'L \ Lo \ 4
COORDINATE WITH ROCKY : ! ! , / \ \ | L 1 / ! QN b \ o
MOUNTAIN POWER \ ! « \ | | | t 1 \ | s B Y . : EXISTING 5
' ! ' N ] | | : - \ \ \ \ v BUILDING =
\ \ \ ) | | | E | | A b \
A o0 \ ] F 5] \ \ \ \ ;
| &= | ] | | i l o i 4 § 3 | \ g
{T“ | ! l J ' \\ \\ \L b ' —
\ \‘ l 1 \\ \\ \\ ‘\ \ " \\ T
S \ i\ l ! \ \ L | \ \
% \ \ ll \ \ \ \ Y
\\ ".“_. i ‘ 1 \ . \\ \\ \\ )
\ J\ ‘r‘" L | i ‘ ' 2 \ ‘\
\\ \ L [y 7 \ ' " \5\1\ \\ \\
. \\ \\ \ \ ‘ \\ \ \\ \\ @
\\ ! 3 | \ \ y \\ | \ : z
i \
\ | | \ \ i \ \ \ ' | \ \ E
\ \ | | ' | R N \ '\ | ) | S \ y,
\\ \\ \\ \\ | \ \\ \\. ' \\ ' \ ' r -\
\ 4 \‘ i \ s 5
\ \ | ! \ | \ v y \ \
" \ \ ‘\ \ ! \ \ by \\ \\ \
: v | £
5 b E | ! y '
EXISTING FENCE TO BE REMOVED v \ \ \ \ | \ \ Lo \ \ | —
\\ \\ ! \ 5 \ \ \ \\ \ s ~ e — Q_‘
y y \. \\ \‘ \ \ \\ ‘ . e
5 ! | § 1 \ \\ I \
\ \ . ' \ \ \ ~. v EXISTING -
\ \ | . | \ \ . > ! BUILDING —
\ \ [ "~ ) c c
| | | \ \ \ \ ? ' N \ T ) =
\ 3 N e
\ y \\ \\ \ll |l \\ \ \\ \\ | e '4 o
4 C )
\ \ \\ \\ \‘ l\ \\ \ ‘\ ]w 2 >
v \ Y
\ i \\ \\ \ l\ l\ ' \\ Il \ 2 E
A \ \ \ '
L | ! \ ) | ) \ ' ‘L ‘ ~p LTJ
\ \ y i 1 y Y ! m
\ \ ! \\ ! ! \ \ \\ l‘ \‘ Q é
!
\ \\ ‘.\ \\ ‘1 \ \\ \ | | \ O—‘ >_,‘ )
. | \ § ! \ :. ‘J' 'LI
y | o
\l \\ \ “\ \ i\ i \\ | ‘:-:\1)1 1] m >(
' \ | )
\\ \\ \\ \\ \ . \ \ | | [ E A %
| ! \ \ \ v [ | |
\ ! A \\\ \ : % ki | ‘| ‘\ ' m é E
' . T ‘ t = \ \ m & E
\\ % = \\ \\ \i 3 ' N \\
\ = | \ 4 | 4 \ ! —
) \ \ Y Y \ ‘ ) \ ’ U 8 §
\~ ' ! \ Y | \\ .\
Y o R \ H | S E
\ \ y b ! y 4 Wy ' m E
4 T \ \ \\ \\ ' \\ \ % \\
= b ) : . ' \ =
g \ | \ w % \ \ \-\ ‘ <
\ Y \ \ % 4 | | \ \ \ e
| \ \ \ \ \ | " N \ \ Y [
| ' g \ \ \ A ' \ \ ' £~
\ \\ v \ \ \ Y b ' \ ! P
\ \ v | \ \ Y N \ e
. .
\\ \\ \\ | N \\ \\ \\ \\ ><
\\ \\ \\ \\ \\ \ \\ ‘\ . : \\ m
\ y \ A ' ) \ . ' \ \. J
| \ N | | i \ \ \ .
\ Y i A A S N \\ | Vg -\
\ \ | \\ \\ \\ y \\ . | \‘
\ \ Y \ \ ! \ . \ " N
\ y L ! N ) ) 5 ! w
b \ \ \ ! B N * ' \ &
A \ \ ‘ b N ' \ g
A Y 4 i ]
N \\ \ \ ' L \ * N g s o
. \ \ ) 5 . N £ ! = O
N 5 \\ \ \\ \ \\ \\ \\ \ \\ \1(‘-\‘:’ \\ M . ;‘D: e
\\‘ \‘ \ \ ‘ \ ‘ \ \ \ I P 24
\ \\ \\ N \ \\ \ \\ K \\ \\ \ D _s" ‘T__'l\ g
\ . \ \ \ \ \ ) \ A \ \ O =gs
AN AN A \ \ Y \ ! N N \ \ E @
o \\ A \ 4 \ ; \ \ ! | m o .. g"
\ . \ \ \ ! \ ‘ ‘ \ ‘ O ZEE
N Y
5 " N \ R 1 x\ \\ \ \ ‘ g 8
\\ Y s, 5 \ Ay \ | i — 3 b
N\ " \ . N\ \ \\ \\ ! ! \ ’% S' §
¥ A 5 : " \ \ S | ' ! \ B R
AN . 5 A | { \ k g o
. N . \\ \ \ \ \ | \ { \ . 5 o~ E
DR SR N v N . . \ \ ] \ 23
“\ L 3 \ . N S \ \\ \ \\ 1 \l \ .§ e
“ o« . ¥
o A N N \ | \\ Y | : l\ \1 o AN é :g:
4 \
N “ \\ \ \\ \\ | \\ \ \ \\ ‘ ~, | % £
Y‘/\) k2 : T:\ BN \\ l‘\ \ \\ \\ &\ =
\ ey @ . B
'y AN ; B \.\ EXISTING ELECTRICAL BOX. N \\ AN know what's below.
SN \ \ \ \ COORDINATE RELOCATION N % . . Call u
3 \ \ \. | \ WITH ROCKY MOUNTAIN N\ \ \ before you dig. \_ y,
! N \\ "g‘;'\ ! 4 il POWER i l\, h ; - ) '
N S \\ LE \ E %, PROTECE IN PLACE L O ( )
A If —be - “: b 3 . B _‘:{‘Z \ \ kt?‘.: > ’(\ \\ —\\‘
y N / - \‘ \! — . 5 \_,:‘;\'-" \‘— =1 ‘*ﬁ\'r . De\\ L ) b »lq
' “ A - o= — —‘L) !‘_(‘__ — = 1 - i \ o T -
v EXISTING S%QRM DRA 2 e 5 ~ T p 7 ,
*.PROTECT IN RLACE . ., N A % L . R L ' |
: ' ‘ ‘ \ \ / \ : | ‘ ) GOR LANE . ‘ " |
: \ ‘. *REMOVE ASPHALT AS N RE; \ \ \ | :
30F—Oh— ; SL‘\[NG H&TNCE 0 BE REMOVED, | 1 FORSEWERINSTALLATION® ! | J ) | / j
- ' | [ ‘ | L | ! | ! ; J | ) . vy
Horizontal Scale 1" = 30’ ‘ / ' ~ R R P . A . . / / ;
J.j' ‘f ’/_L‘(__A e il 4 e g J\//I:-J. i —r L_ \ i u:_.u - G e wie sz sy ke g ari i it -»/ s e b _se aw g b A i e R "‘““—““—““—“‘i—Axuu.»_,w,,g,__“ngr (S_[_[EET \
P - " 53 A —_ ™ - ~ - - B e 1
\ \ DM ,




Caiesd

Y )

NOTES: 2. A RIGHT-OF-WAY ENCRCACHMENT e N
PERMIT MUST BE OBTAINED FROM THE JOB NO.FH001
1. I HEREBY CERTIFY THAT THIS DESIGN  CITY OF SARATOGA SPRINGS PRIOR TO 6 Pt Group e, 2020 )
FOR THE ONSITE DRAINAGE OF THIS DOING ANY WORK IN THE EXISTING p ~
DEVELOPMENT WAS PREPARED BY ME (OR RIGHT-OF-WAY. CONTACT MARK EDWARDS
UNDER MY DIRECT SUPERVISION) IN AT 801-766-9793, EXT 118. .
ACCORDANCE WITH THE PROVISIONS OF . a [21
THE CITY OF SARATOGA SPRINGS' 3. BENCHMARK ELEVATION 4744.00. SOUTH § Z % By
STANDARD SPECIFICATIONS AND WEST QUARTER CONER OF SECTION 18. SRR ® | g
DRAWINGS, AND WAS DESIGNED TO SEE PLAT. \Q AlL | ®» Qj
COMPLY WITH THE PROVISIONS THEREOF. - ~
I UNDERSTAND THAT THE CITY ASSUMES 4. PROPERTY LIES WITHIN FLOOD ZONE X @
, NO RESPONSIBILITY OR LIABILITY PER THE FEMA FLOOD MAP, COMMUNITY <
\ WHATSOEVER FOR THIS DESIGN. PANNEL NO. 205 OF 725, MAP NO. A
\ 4902500205 A, EFF. JULY 17, 2002.
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STORM DRAIN

15" RCP

5=5.21%
100=1.5 cfs
cap=14.7

«1) | POND

DETENTION|

LOT 107 DETENTION POND
STORAGE REQUIRED = 3,905 cf
STORAGE PROVIDED = 3,922 cf

POND FLOOR ELEVATION = 4564.00
LID RETENTION ELEVATION = 4565.40
HIGH WATER ELEVATION = 4567.00
FREEBOARD ELEVATION = 4568.00

\ "
15" FLARED END SECTION
—"| W/ TRASH RACK

5.8' OF 15" RCP
- STORM DRAIN
S=0.50%

_— POND SPILLWAY
SEE DETAIL
THIS SHEET
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| ~™— CONTECH CDS STORMWATER TREATMENT
MANHOLE OR EQUIVALENT APPROVED BY
SARATOGA SPRINGS CITY.

SEE DETAIL, SHEET DTé6.
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Ex 30 SD
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QVER EXISTING STORM DRAIN
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2.25" DIA. HOLE

LID 4567.40 |

FL IN 4562.43 \%1
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| |

| |

—— e —

12'%7' GATED ACCESS PAD (6" THICK).
INSTALL GATES MATCHING FENCE.

PIPE

!
f RESIDENTIAL DRIVE APPROACH
gﬁlji_E4iARATOGA SPRINGS STD.

o
| O
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1
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4567.40

4566.40

2" RIPRAP W/MIRAFI
FABRIC UNDERLAYMENT

NOTES:

1. I HEREBY CERTIFY THAT THIS DESIGN
FOR THE ONSITE DRAINAGE OF THIS
DEVELOPMENT WAS PREPARED BY ME (OR
UNDER MY DIRECT SUPERVISION) IN
ACCORDANCE WITH THE PROVISIONS OF
THE CITY OF SARATOGA SPRINGS'
STANDARD SPECIFICATIONS AND
DRAWINGS, AND WAS DESIGNED TO
COMPLY WITH THE PROVISIONS THEREOF.
I UNDERSTAND THAT THE CITY ASSUMES
NO RESPONSIBILITY OR LIABILITY
WHATSOEVER FOR THIS DESIGN.

Y
2. A RIGHT-OF-WAY ENCROACHMENT

PERMIT MUST BE OBTAINED FROM THE
CITY OF SARATOGA SPRINGS PRIOR TO
DOING ANY WORK IN THE EXISTING
RIGHT-OF-WAY. CONTACT MARK EDWARDS
AT 801-766-9793, EXT 118.

3. BENCHMARK ELEVATION 4744.00. SOUTH
WEST QUARTER CONER OF SECTION 18.
SEE PLAT.

4. PROPERTY LIES WITHIN FLOOD ZONE X
PER THE FEMA FLOOD MAP, COMMUNITY
PANNEL NO. 205 OF 725, MAP NO.
4502500205 A, EFF. JULY 17, 2002.

ACCEPTED CONSTRUCTION DRAWINGS
OR A GRADING PERMIT MUST BE
OBTAINED FROM SARATOGA SPRINGS
CITY PRIOR TO DISTURBING ANY
VEGETATION OR MOVING ANY SOIL.
CONTACT THE CITY ENGINEERING DEPT
AT 801-766-9793.

POND SPILLWAY DETAIL
N.T.S.
SECTION A-A
4570 4570
. 4568.00 ACCESS PAD u
SIDEWALK
v 4567.00 e =
_____ R 'a—-J—;*_:ﬂ:
4565 B , 4565
15" FLARED END SECTION
W/ TRASH RACK
~——IN33
m STA0+1/.04 B
3%3" INLET BOX
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— FL IN 4562'43§W\)\l —
FL IN 4562.95(N i
FL OUT 4562.33(E
_ INSTALL ORIFICE PLATE |
ON OUTLET PIPE
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T T
o o
o re}
T +
o o
Orifice
Q=KA(2GH)*0.5
Q= 0.17 cfs
K= 0.65
A= 0.03 fi-sq
G=322 ft-sg/sec
H= 1.6 ft-measured fromtbc to flowline of pipe

1/2" STAINLESS STEEL BOLT
W/EXPANSION SHIELD TYP. \

2.25" DIA. ORIFICE

201!

]
2,

0 4565.40

| le— 1/4" GALVANZED
¥ y STEEL PLATE
/

2”

NOTES:

10“ 2"

20"

1. STEEL: ASTM A 36

2. BOLTS: USE 1/2" STAINLESS STEEL BOLTS AND 1/8" THICK
STAINLESS STEEL WASHERS.

3. COATING: COAT ALL METAL PARTS WITH ASPHALTUM PAINT.

ORIFICE PLATE DETAIL

N.T.S.
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CONNECT TO EXISTING WATER &
IRRIGATION PIPES. TRRIGATION VALVE

16" BUTTERFLY VALVE

EXISTING IRRIGATION VAL\{E

REMOVE CAP/BLOW-OFF AND CONNECT TO EXISTING

\.

3 EXISTING POWER POLES—
AND GUY ANCH\OR

Reimbursement
agreement
required for these
utilities prior to
plan acceptance. ‘ :
Must be approved
by city council.

Know what's below.
Call setore you dig.

EXISTING STORM DRAIN
MANHOLE
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N REMOVE CAP AND CONNECT
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-— DETENTION POND QUTLET SYSTEM
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GENFRAI UTIIITY NOTES

1. COORDINATE ALL UTILUITY CONNECTIONS TO BUILDING WITH

PLUMBING PLANS AND BUILDING CONTRACTOR.

VERIFY DEPTH AND LOCATION OF ALL EXISTING UTILITIES
PRIOR TO CONSTRUCTING ANY NEW UTILITY LINES. NOTIFY
CIVIL ENGINEER OF ANY DISCREPANCIES OR CONFLICTS
PRIOR TO ANY CONNECTIONS BEING MADE.

WATER METERS ARE TO BE INSTALLED PER WATER
STANDARDS AND SPECIFICATIONS. IT WILL BE THE

CONTRACTORS RESPONSIBILITY TO INSTALL ALL ITEMS
REQUIRED.

WATER LINES, VALVES, FIRE HYDRANTS, FITTINGS ETC. ARE
TO BE CONSTRUCTED AS SHOWN. CONTRACTOR IS
RESPONSIBLE TO CONSTRUCT ANY VERTICAL ADJUSTMENTS
NECESSARY TO CLEAR SEWER, STORM DRAIN OR OTHER
UTILITIES AS NECESSARY INCLUDING VALVE BOXES AND
HYDRANT SPOOLS TO PROPER GRADE.

SEWFR NOTFS:

ALL CONSTRUCTION TO CONFORM TO STANDARDS AND
SPECIFICATIONS.

4" MIN. COVER FOR ALL SEWER LINES.

18" MIN. VERTICAL SEPARATION BETWEEN SEWER, STORM
AND WATER LINES.

CONTRACTOR SHALL FIELD VERIFY LOCATIONS AND INVERT
ELEVATIONS OF EXISTING MANHOLES AND OTHER UTILITIES

BEFORE STAKING OR CONSTRUCTING ANY NEW SEWER
LINES.

INSTALL 14" LOCAL STREET LIGHT PER SARATOGA SPRINGS STANDARD
DETAIL LP-1A ON SHEET DT3.

INSTALL PVC C-900 CULINARY WATERLINE PER SARATOGA SPRINGS
STANDARD DETAILS DW-1, DW-2 & DW-3 ON SHEET DT1.

@
®

INSTALL 3/4" RESIDENTIAL WATER METER PER SARATOGA SPRINGS
STANDARD DETAIL DW-5 ON SHEET DT1.

SUBDIVISION DETENTION POND. SEE DETAILS ON SHEET
GP2.

INSTALL CONCRETE COLLAR AROUND CULINARY GATE VALVE PER
SARATOGA SPRINGS DETAIL DW-15 ON SHEET DT2.

INSTALL PVC C-900 IRRIGATION (PURPLE) WATERLINE PER SARATOGA
SPRINGS STANDARD DETAILS PI-1 & PI-2 ON SHEET DT2.

DETENTION POND OUTLET SYSTEM W/ORIFICE PLATE.
SEE DETAILS ON SHEET GP2.

INSTALL FIRE HYDRANT PER SARATOGA SPRINGS STANDARD DETAIL
DW-4 ON SHEET DT1.

INSTALL SINGLE OR DOUBLE 1" SECONDARY WATER LATERAL PER
SARATOGA SPRINGS DETAILS PI-3 & PI-5A ON SHEET DT2.

INSTALL CONCRETE COLLAR AROUND IRRIGATION GATE VALVE PER
SARATOGA SPRINGS DETAIL PI-13 ON SHEET DT-3.

INSTALL 8" PVC SDR SEWER PIPE PER SARATOGA SPRINGS DETAIL $5-1
ON SHEET DT4.

INSTALL SEWER. SERVICE CONNECTION PER SARATOGA
SPRINGS DETAIL SS-3 ON SHEET DT4.

ONONONONONONORONO,

NOTE:

"A RIGHT-OF-WAY ENCROACHMENT PERMIT MUST BE
OBTAINED FROM CITY OF SARATOGA SPRINGS PRIOR
TO DOING ANY WORK IN THE EXISTING RIGHT O

WAY. CONTACT MARK EDWARDS AT 801-766-9793,
EXT. 118"

DISCLAIMER NOTE

UTILITY LOCATIONS SHOWN HEREON ARE APPROXIMATE ONLY. IT SHALL BE
THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE THE EXACT
HORIZONTAL AND VERTICAL LOCATION OF ALL EXISTING UNDERGROUND AND
OVERHEAD UTILITIES PRIOR TO COMMENCING CONSTRUCTION. NO
REPRESENTATION IS MADE THAT ALL EXISTING UTILITIES ARE SHOWN
HEREON. THE ENGINEER ASSUMES NO RESPONSIBILITY FOR UTILITIES NOT
SHOWN OR UTILITIES NOT SHOWN IN THEIR PROPER LOCATION.
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@ INSTALL STRET SIGNS PER SARATOGA SPRINGS STANDARD DETAIL ST-28

ON SHEET DT6

NOTE:

"A RIGHT-OF-WAY ENCROACHMENT PERMIT MUST BE
OBTAINED FROM CITY OF SARATOGA SPRINGS PRIOR
TO DOING ANY WORK IN THE EXISTING RIGHT O
WAY. CONTACT MARK EDWARDS AT 801-766-9793,
EXT. 118"

L

4 ™
JOB NO.FH00O1
\_ © Proterra Group, Inc. 2020/
o ™
.| A
.. 2
AHEIE
a L]QJ O | g
p S
a A
m
=
<<
A
Z
o
&
£
o
@
A
4
e
1%
>
&
-
4
5
. /
I ™\

SECRET SPRINGS
SIGNING AND STRIPING PLAN

FINAL CONSTRUCTION DRAWINGS

J\

N\

GROUP

1654 Reunion Ave. Suite 104, South Jordan Utah 84095

Phone: (801) 253-0248 Fax: (801) 253-6139
W proterragroup.com

A S
s TN
o S
/SHEET )
. J




J:\Projects\Firefly Homes\FHOO1 — Cicada Subdivisian\Design\Landscape\SECRET SPRINGS Landscape Base.dwg  Mar 17, 2021 — 11:11am

o 6! TALL SEMI-PRIVATE FENCE PER
AN CITY CODE THAT MATCHES THE
‘ TAN COLOR OF THE EXISTING

EXISTING REDWOOD ROAD FENCING

POWER POLES

LOT 108

To be buried. Repeat
Comment

EXISTING DEVELOPM

ENT

e ~_— 6' TALL SEMI-PRIVATE FENCE PER
N / CITY CODE THAT MATCHES THE

TAN COLOR OF THE EXISTING
- REDWOOD ROAD FENCING

- LOT 114
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MCGREGOR LANE
PLANTING LEGEND

SYMBOL QUANTITY COMMON BOTANICAL

NAME NAME

6 COLORADO BLUE Picea pungens
SPRUCE glauca 'Bakeri’

6 BIG TOOTH MAPLE Acer grandidentatum

9 VILLAGE GREEN Zelkova seirata 'Village
ZELKOVA Green’

6 COMMON HACKBERRY Celtis occidentalis

31,790 SF TURF-GRASS

GENERAL NOTES

SIZE

6' Tall min.

2" Caliper

2" Caliper

2" Caliper

NOTES

Use "Blue Ribbon Seed Blend" from Granite Seed, "Drought
Tolerant Sod/Seed" from Chanshare Farms, "Bioblue
Sod/Seed” from Biograss Sod Farms, or approved equal.

. ALL QUANTITIES ARE SHOWN AS AN AID ONLY. IT SHALL BE THE SOLE RESPONSIBILITY OF THE CONTRACTOR FOR ALL ACTUAL

QUANTITY CALCULATIONS.

2. PLANT COMMON NAMES ARE SHOWN AS AN AID ONLY. USE BOTANICAL NAME WHEN PURCHASING ALL PLANT MATERIAL.

3. ALL LANDSCAPE ELEMENTS MUST BE INSTALLED PER SARATOGA SPRINGS CITY REQUIREMENTS.

LEGEND

= = EDGE OF ASPHALT
4 6' TALL PRIVATE FENCE (MATCH EXISTING TAN COLOR)
S e 3' TALL PRIVATE FENCE (MATCH BXISTING TAN COLOR)

EASEMENT

EXISTING POWER POLES TO REMAIN
CONTOUR LINES (PROPOSED)
CONTOUR LINES (EXISTING)

e s BN Em MATCHLINE
v FIRE HYDRANT
{} STREET LIGHT

I\

20 40

60’

Saale 1" = 20
Scale 1" = 20' ON 24 X 36 SHEET

- Y

p
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To be buried. Repeat Comment


If the City Council decides to take the trail area, the Parks
Department will have to review the landscaping one more time.

2097 LONE TREE PARKWAY
EAGLE MOUNTAIN, UT 84005
(801)870-9678
LANDERSON.SURVEYING@GMAIL.COM

LANDERSON SURVEYING
& LAND DEVELOPMENT
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IRRIGATION SCHEDULE L

SYMBOL MANUFACTURER/MODEL/DESCRIPTION PSI
®P0e® Rain Bird 1806-PRS 8 Series MPR 30
@ T H F Turf Spray 6.0" Pop-Up Sprinkler with Co-Molded Wiper Seal. o 5° THOK CONCRETE P
Side and Bottom Inlet. 1/2" NPT Female Threaded Inlet. — 2" BRASS RISER BOTH SIDI
. = VITPRODUCTS OR EQUIVALENT-
Pressure Regulating. 5 = J —0 S COLD'ROLLED STEEL FILTER CAGE
. . . WEATHERTRAK # TAG TO LD AMIAD SUPER BRUSHAWAY FILTER:
[0X10Xi0X(0) Rain Bird 1806-PRS 10 Series MPR 30 (+20) DECODER snsss e )
T H F \ ) . . @— CARSEN JUMEO _& 42
Q Turf Spray 6.0" Pop-Up Sprinkler with Co-Molded Wiper Seal. 3ociNcH LNEAR VALYE 0K Witk UNIONS BOTH smss\
Side and Bottom Inlet. 1/2" NPT Female Threaded Inlet. —® COILED ' warcRrROOE ’ STANOARD REAION BROOKS ﬂ%ﬁggg
Pressure Regulating. N B— [ oerv-s — NS DIBUSBMNRT o oRAN ] RECTANGULAR
i i i [T /\\<\ N . ’7 2" X 24"
epe@ Rain Bird 1806-PRS 12 Series MPR 30 ! R e e R
H 1 H " " + -
Q HoTQ Turf Spray 6.0" Pop-Up Sprinkler with Co-Molded Wiper Seal. REMOTE CONTROL VALVE son 9 —c1s i ”
Side and Bottomllnlet. 1/2" NPT Female Threaded Inlet. (O L ® I e e ] : P
Pressure Regulating. Pive LT Bt vaE EouPRESSN Cop.cn e e Ao
2" X 2" X 1/2" BRASS TEE
) i i PVC SCH 40 ELL DOUBLE_BAND METER - SEE METER SCHEDULE SiueLoeo]
@ @ @@ Rain Bird 1806-PRS 15 Series MPR 30 BERE e (s:. c(;mw:mm “’%f,.??;i?) e
Q HoTa Turf Spray 6.0" Pop-Up Sprinkler with Co-Molded Wiper Seal. Fp— : PuC sci 80 Pl 7 HONTER 1 WASE wrLTER
Side and Bottom Inlet. 1/2" NPT Female Threaded Inlet. SodSSED) e s SECoNARY e e .- CONTROLLER, A6 VAGTER VALY
Pressure Regulating. / ynions No BROK (1 OF 4 SDES
! ONE-SIDED PUBLIC PARKS & OPEN SPACE SECONDARY WATER CONNECTION (2" & SMALLER P.0.C.)
Y
08HE-VAN 12HE-VAN ) i i i
gmHL . 81%% Rain Bird 1806-PRS HE-VAN Series 30 8 / \ X ’ ‘ s 0 e
- ~ 2 . - - 2—INCH LENGTH,
Turf Spray 6.0" Pop-Up Sprinkler with Co-Molded Wiper Seal. L = : LS ioosn) mo soi
Side and Bottom Inlet. 1/2" NPT Female Threaded Inlet. SIDE VIEW NOTE: J [ rve son 40
Pressure Regulating. P TYPE UF WIRE . FEMALE ADAPTER
VOLTAGE WITH 3 MINIMUM DEPTH NOTES:
?ESTUT\EA??D GRD 8 CONDUIT FOR ENTIRE 3/4-INCH GRAVEL PVC MAINLINE PIPE 1. MINIMUM SURFACE RESTORATION SHALL BE 3" BITUMINOUS OVER 8° 9. ALL CONSTRUCTION SHALL MEET CURRENT SARATOGA SPRINGS CITY z
TWO—WIRE PATH. ROADBASE COMPACTED TO 95%. AT MAJOR STREETS, CITY ENGINEER STANDARDS, SPECIFICATIONS, & ORDINANCES.
@ XSEQ%EEDCONTROLLER ENCLOSURE, MUST BE RMP PYC LONG SWEEP ELL — USE ONE SWEEP USE SWEEPS INTO AND PVC SCH 40 TEE OR ELL WILL PROVIDE PAVEMENT DESIGN.
SYMBOL MANUFACTURER/MODEL/DESCRIPTION PSI GPM RADIUS (@ VETER SoGKET WiTH TEST BLOCKS BTRA 3 ELL FOR FUTORE RE OUT OF VALVE BOX L3 SERVGES WAY BE TUNNELED O JETIED UNDER CURB AND GUTTER, TOBNG AT COMPRESSION FrTinGG, "o ©F REQUIRED INSIE OF O m
@ AUTOMATIC CONTROLLERS — REMOVE FRONT WITH SURFACE RESTORATION AT THE ENGINEERS DIRECTION. 11, ALL FITTINGS SHALL BE COMPATIBLE WITH SERVICE SIZE. H
25 (3) LoAD CENTER DOORS OF CONTROLLERS AND PLACE SIDE M FOR - <
Hunter |-20-06-MPR 35 24I @ S%NEDRU]ESN(O»L@U;S:‘E% [F;:Ev LINE FEED INTO ‘353'.25{ :ﬁgﬁcﬁx&fc’ﬁnﬁ 3@/‘:?::2”'0 NOTES: ES{L;§égﬁé§§s§gE§AF§$§§3éssmmg gE i‘é’é‘a"&fé’u*"é'#"%!"’ ?;EE%EER?EADN ?Q';E;A'n%n Psgwsﬁgélzﬂnlaam:;&iﬁg Emgloc):\'mzm E H m
Turf Rotor, 6.0" POp-Up AdeStable and Full Circle. Plastic (5) POURED GONGRETE BASE 4" IN. THICKRESS, 67 MIN. ROAD BASE 1. NO MALE ADAPTORS. 4. AL PIPE AND FITTINGS UPSTREAM OF FILTER TO BE SCH 80 13. SERVICE LATERAL SHALL SLOPE TOWARDS PRESSURIZED IRRIGATION q > D <
RiSer Dl'ain CheCk ValVe MPR NOZZle EXTEND 12” BEYOND OUTSIDE DIMENSIONS OF @ SUBGRADE COMPACTED TO 95% 2. 1 VALVE PER BOX. UNLESS SPECIFIED AS BRASS. MAIN.
: ) ° ENCLOSURE WITH 0.5% MIN. SLOPE FOR DRAINAGE @ INSTALL SMART PORT THROUGH WALL OF 5. SCH 40 PIE AND FITTINGS ALLOWED DOWNSTREAM OF FILTER. 14, SPRINKLER SLEEVE SHALL NOT BE IN LINE WITH ANY UTILITY BOXES. m P -~ H
@FIN{SH GRADE STRONG BOX. 3. PLACE 3 FEET OF EXTRA WIRE IN EVERY VALVE BOX FOR EASIER SERVICING Q
30 6. NO MALE ADAPTERS. 15. SEE SERVICE DETALS FOR BOX DESCRIPTIONS & TYPES m D
Hunter 1-20-06-MPR 35 30' @ Eﬁfgs BURIAL CONTROL WIRES TO CONTROL ® §2§5°§3R§Cg§,;§;§“g'gbiﬁs STEEL STRONG 7. 18" BURY TO TOP OF PIPE. ]w?ﬁ EALALN e KTISGE$ . BURED WITH 14 GAUGE STRANDED THHN TRACE m (D
;I"yrf Roéor,. Gg:]PoE;/U?. Ac’&f;aﬁle alnd Full Circle. Plastic L ) Eggﬁgﬁgg’és?@béﬁ% o S TREnCHNG, (e G5 Z D z >_‘“
iser. Drain Check Valve. ozzle.
IS [[ ]] ——— — et
(S N I VY STANDARD DETANS AUGLST 2017 TR (TN I N ) D L REVISIONS
35 , METER & CONTROLLER SPRINKLER SYSTEM e e ] ] witin e N | O % o =
Hunter [-20-06-MPR 35 34 STAINLESS STEEL O REMOTE — Lgﬁgfﬁ?},ﬂ:ﬁ&m = [ =1 (D a W Z
Turf Rotor, 6.0" Pop-Up. Adjustable and Full Circle. Plastic ENCLOSURE . [ SARA [OGA 1 LS-4 CONTROL VALVE v { SARATOGA . LS-3 & OPEN SPACE : ARATOGA P Z n D
. . SPRINGS CITY - i 5 55 CITY - e ey SARATOG .
Riser. Drain Check Valve. MPR Nozzle. s ¢ SPRINGS CITY . ([ amRaioon BN [ P14 ] F = < o
< | EgC
SYMBOL MANUFACTURER/MODEL/DESCRIPTION
O | L5
S Hunter ICV-G-FS 1-1/2" ~ =
1-1/2" Plastic Electric, Globe Configuration, with NPT Threaded et m < =
Inlet/Outlet, for Commercial/Municipal Use. With Filter Sentry. m Qﬁ Qﬁ D
© O <
Rain Bird 44.-LRC . . . . z S m M w1
1" Brass Quick-Coupling Valve, with Corrosion-Resistant SS~— 7p)
Stainless Steel Spring, Locking Thermoplastic Rubber Cover, FINISH GRADE/TOP OF MULCH : . ©
s
’\/\\/\ SPRINKLER HEAD — 6" MINIMUM
Hunter ICV-G-FS 2" 1" QUICK-COUPLING VALVE IR
- ; - K
MV 2" Plastic Electric Master Valve, Globe N o e
Configuration, with NPT Threaded Inlet/Outlet, for o ®@
Commercial/Municipal Use. With Filter Sentry. GARSON INDUSTRIES #1220 RECTANGULAR 1/2" Bage ELL
MARLEX STRELLE 1/2" @
Hydro Point WTPRO3-C-18-CWM [ SWING PIPE, 12 LENGTH o
Cc 18-gauge, powder-coated, cold-rolled steel, wall mount 0 SLINGH MINIMUM DEPTH OF 3/4-INCH e son o0 werie [o)®JoXeXO)
enclosure w/ key-lock entry. In Strongbox MPE Meter Enclosure. 55 WASHED GRAVEL | o) | 0 20 40 60 80 feet
i i BRICK (1 OF 3) PVC LATERAL PIPE @
Rain Bird FS-150-P 1/2" BARB ELL INLET
FS 1-1/2" Flow Sensor for use with Rain Bird Maxicom, SiteControl, PYC LATERAL PIPE
- PVC SCH 40 TEE OR ELL
and ESP-LXD Central Control Systems. Plastic (PVC) Model. ®0 OO0 d
cr)

Suggested Operating Range of 5.0 GPM to 100.0 GPM. Sensors
should be sized for flow rather than pipe size. LASCO PRE_FABRICATED SHING JONT 1" = 20
Booster Pump

BP 3/4 HP 25 PSI Boost ROTORS FOR MEDIUM AND SMALL AREAS: PUMP (® GALVANIZED NIPPLE

HUNTER 1-20 @ 30’ MAXIMUM SPACING. PUMP PAD e (LENGTH AS REQUIRED
Amiad 2-T-S-BRSH-Steel Screen PV SCH 40 TEE OR ELL (3 CONTROLLER GALVANIZED STREET ELBOW
F Amiad 2" T-Super Brushaway Manual Plastic Filter, NPT thread, (9) PUMP START RELAY GALVANIZED UNION
Steel Screen Element. Clogging Indicator Kit. Engineered-plastic SPRAY HEADS FOR SMALL AREAS: (® BREAKER PANEL (@ GALVANIZED TEE & REDUCER
material, maximum working pressure 145psi PVC MAINUINE PIPE (© SCH 40 COUPLER @ PRESSURE GAUGE
' ' e T D Q SCH 80 TO.E. NIPPLE @ LOSS OF PRIME (GARD-IT) SWITCH
INLET ONLY) FOR SHRUB BEDS. NO SIDE OUTLETS ON 6" PRO SPRAY GALVANIZED ELBOW

Irrigation Lateral Line: PVC Schedule 40 Size as Shown

Irrigation Mainline: PVC Schedule 40 2"

wevstan | — PR s s by o
SPRINKLER SYSTEM P MEDIUM AND L S 2
# QUICK COUPLER SMALL AREA
VALVE —— SPRINKLER HEAD = B TE R P M P
[ SPRINGS CITY L__SPRINGS CITY 15 FEB 2021

SCALE 1"=20'
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If the City Council decides to take the trail area, the Parks Department will have to review the landscaping one more time.
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UNIMPROVED AREAS ROADWAYS

CUT BITUMINOUS SURFACING
BEFORE RESTORING SURFACE

COMPACT BACKFILL
ABOVE PIPE ZONE
TO 95% DENSITY

EXISTING GROUND SURFACE
TOP

48" MIN.
72° MAX. DETECTOR TAPE ALONG

TRENCH FOR PIPE

MIN. 14 GAUGE COATED
TRACER WIRE, TAPE TO
PIPE AT 10" INTERVALS

TRENCH SHALL MEET ALL: J
CURRENT OSHA REQUIREMENTS BEDDING
AND UOSH REQIUREMENTS & MIN.
FOR SAFETY

CROSS-SECTION: TYPICAL TRENCH

NOTES:

—_— 4, TRACING WIRE TO BE BROUGHT OUTSIOE OF

1. VALVES 12 INCHES AND LARGER SHALL BE BOTTOM PORTION OF VALVE BOX AND INSIOE TOP
BUTTERFLY VALVES. TO SURFACE.

2. WHENEVER POSSIBLE "HOT TAP™ CONNECTIONS 5. FURNISH AND INSTALL POLY-WRAP ON DUCTILE
REQUIRED, HOT TAP VALVE TO BE SUPPORTED IRON PIPE.

DURING COMNECTION. CONTRACTOR TO NOTIFY CITY
24 HOURS N ADVANCE OF MAKING CONNECTION.

J. PIPE ZONE SHALL BE BACKFILLED WITH
BEDDING MATERIAL, OR QTHER ACCEPTABLE
MATERIAL.

6. WHERE COLLAPSIBLE SOILS ARE

FURNISH, PLACE AND COMPACT IMPORTED BACKFILL
MATERIMLS AS REQUIRED AND AS DIRECTED.

CONSTRUCTION NOTES:

1. THE CONTRACTOR SHALL BE RESPONSIBLE FOR MEETING ALl OF THE REQUIREMENTS ESTABLISHED FOR SAFE TREMCHING. (SEE OSHA AND

UOSH REQUIREMENTS, LATEST EDITIONS).

2. MNIMUM COVER OVER TOP OF PIPE SHALL BE 48—INCHES BELOW THE FINISHED GRADE. THIS DEPTH MAY BE INCREASED AS REQUIRED TO

MISS UNDERGROUND UTIUITIES, STORM DRAINS, OR OTHER OBSTRUCTIONS, OR WHERE INDICATED ON THE DRAWINGS.

3. CONTRACTOR SHALL LOCATE ALl UNDERGROUND UTILTIES BEFORE LAYING PIPE WITHIN 200 FEET OF UTIUTY CROSSINGS SHOWN ON THE

DRAWINGS, OR AS "BLUE—STAKED."

4. SEWER WAINS, WATER MAINS, GAS MAINS AND OTHER UTIUTIES ARE SHOWN ON THE PLANS IN A GENERAL SCHEMATIC WAY ACCORDING TO
INFORMATION RECEIVED FROM OTHERS AND SOMETIMES FROM FIELD MEASUREMENTS. THE ACCURACY OR COMPLETENESS OF THE LOCATIONS SHOWN

IS NOT GUARANTEED. THE CONTRACTOR SHALL DETERMINE THE ACTUAL LOCATION OF EXISTING SERVICE CONNECTIONS
THE NECESSARY STEPS TU AVOID THEM.

5. ANY OAMAGE TO EXISTING UTLITIES SHALL BE REPAIRED AT THE CONTRACTOR'S SOLE EXPENSE.
6. THE CONTRACTOR MAY, AT HIS DISCRETION, USE SLOPING WALLS [N UNIMPROVED TERRAIN.

7. THE PIPE ZONE WIDTH AS RECOMMENDED BY THE PIPE MANUFACTURER. THE WIDTH OF THE PIPE ZONE IS MEASURED AT THE PIPE SPRING
LINE AND INCLUDES ANY NECESSARY SHEATHING. IN TRENCH BOX APPLICATIONS, FOLLOW THE MANUFACTURER'S RECOMMENDATIONS. IN ROCKY

SUB—GRADES A MINIMUM OF 187 CLEARANCE ON ALL SIDES OF PIPE SHALL BE PROVIDED.

RESTORE EXISTING SURFACE USING
TEE PATCH PER ST—26

BITUMMWNOUS  PAVEMENT

\DGST. uBC

OF EXISTING

ENCOUNTERED,

AND UTIUMES AND TAKE

DRINKING
WATER PIPE . TR ,
TRENCH SARATOGA ER
o SPRINGS CITY L

r
DATE: REVISIONS.
AUGUSY 2017 REV DATE BY COMMENTS STANDARD DETAILS |
1 S321-17 | RM|  ADFRETT ANIS EDITED NOTES AND CALLOUTS
DRAWMNG NAME:
DW-L

FIRE HYDRANT
5 1/4" MUELLER

“SUPER CENTURION 250"

OR EQUAL

5" CONCRETE
POLY WRAP
HYDRANT
PROPERTY LINE SIDEWALK CONCRETE PAD CONCRETE PAD
_\ \ \ / CURB & GUTTER
- . . 7 - - W, M * Tt al %

B arae
l . LA
[ ¥ L
- , EXISTING
6" BASE COMPACTED = ¢14-0" SURFACE
BACKFILL {MIN.}
o E
THRUST BLOCK 1
- 8 ¥/
B\C)m
1/2" MINUS GRAVEL
ORAIN, 1/2 CUBIC RS ook
YARD MINIMUM
CONCRETE BLOCK WATER MAIN
SECTION VIEW
. PARKSTRIP
S e, TYPICALLY & -
ar oy - ]
oo e, et L, | 67 AANGED
65 BAG MIX
PROPERTY UN 1 THRUSTBLOCK

SIDEWAL

NOTES:

1. HYDRANT SHALL BE “TRAFFIC" TYPE WITH A REPLACEABIE
BREAK-—AWAY UNIT IMMEDIATELY ABOVE GROUND.

— MJ % WJ x FLG TEE

—CURB & GUTTER

#4 BARS (TYP)

Al

TEE 90° ELBOW TEE WITH CAP CROSS
#4 BAR # BAR
:J;é.\}: —1 | I
re: s [Ty
VALVE CAP OR PLUG ELBOW REDUCER
SAFE, BEARING LOADS THRUST ON FITTINGS
Sou TYPE SAFE BEARING POUNDS © 1 POUND PER SQUARE INCH OF WATER
LOAD (Ib/ft* ) PRESSURE®

SAMD 1000 pee iz |TEEo7 | oor BENDS 457 BENOS | 22.5° BENDS
SAND & GRAVEL 1500

SAND & GRAVEL CEMENTED WTW CLAY| 2000 4 185 281 2 7.2
SHALE 5000 P ) 537 281 m7
SAFE BEARING LOAD FORMULA 8" 858 93 50.4 25.5

THRUST BLOCK 10" 1075 | 152 B2.4 a7

AREA AGAINST _ THRUST ON BEARING

TENCH WAL FITTNG LOAD OF SOW 12 1531 | 764 17z 20.4

{SQUARE FEET) 14° s | 3047 164.9 a4

- 25 | 3961 2154 108.5

NOTES: 18
1. REWFORCING BARS SHALL BE EPOXY COATED 18" 356.3 | 5038 2728 139
2 RESIDENT PROJECT EMGINEER WILL CALCULATE 20" 430.8 822 336.8 1.8
QUANTITIES OF CONCRETE REQ'D AND SPEGHY PLACEMENT 24 6333 | B956 4847 2471
METHODS & REQUIREMENTS; WHICHSHALL BE APPROWD BY
CITY ENGINEER SUULTIPLY THRUST BY MANRIUM WATER PRESSURE

3. CONCRETE SHALL BE 4000 PSl MIN. *PIPE SIZES LARGER THAN 247 SHALL BE THRUST

BLOCKED AS PER ENGINEER RECOMMENDATIOH
4. POUR CONCRETE AGAINST UNDISTURBED SOIL

THRUST BLOCK AREA AGAINST
TRENCH WALL (SQUARE FEET}

)

20072021

. REVISIONS h)
AUGUST 217 REV BATE BY COMMENTS.
FIRE HYDRANT DRAVING NAME. 1 on8)-5T ADDED QDNCRETE FAN AND DELETED NOTE
CONNECTION —
DRAWM BY: L I
ETL “ Y
SARATOGA i, SAPATOGA NS,
CHECKED: AFPROVED: U7 M08
™ ]| spriNesciTy |

I DRINKING WATER l

18" MIN.
| 227 MAX/ b
“x3" METER YOKE, 18"
40" } - HIGH, B—2470R—~6A, WITH

LOCKING BALL VALVE AND
VERTICAL CHECK VALVE

487(MIN.)

FOR 1° METER: 24" OlA. x 36" DEEP
| ———— PVC OR HDPE METER BOX
FOR 3/4" WETER: 21" BOX

CORPORATION STOP
MUELLER B—25028 INSTA-TMTE x M.L.P.

3/4” CTS POLY

INSTALL 14 GAUGE MIN. TRACING MUELLER BR-2-B SERIES

STUB 15" BEYOND WIRE ALONG SERVICE LINE FROM DOUBLE STRAP
PROPERTY LINE AND MAIN TO BEYOND UTIUTY BRONZE SERVICE SADDLE
PLUG EASEMENT FOR CLASS 150 PVC:
CAST W/ CC CORP. STOP
CULINARY WATER MAIN
FINISH GRADE TD TOP
OF PIPE TO BE 4'-0"
NOTES:
1. INSPECTION: MWETER BOX AND SERVICE LINE SHALL BE INSPECTED BY CITY PRIOR
TO BACKFILLING.

2. BACKFILL: INSTALL BACKFILL IN LIFTS NOT EXCEEDING 8" AFTER COMPACTION.
COMPACT EACH LIFT TO AN AVERAGE DRY DENSITY OF 95% WITH NO DENSITY TEST
RESULT LESS THAN 82%.

CONTRACTOR TO SUPPLY ALL MATERIALS EXCLLDING METER

4. METER BOXES SHOULD BE PVC OR HDPE

5. PIPE: INSTALL MINMWMUM 3/4" CTS POLY PIPE (SDR—9) FROM MAIN TO WMETER
AND FROM METER TO BUILDING. MINIMUM 1" POLYETHYLENE PIPE TO BE USED IN
COMMERCIAL AREAS. |NSTALL TRACING WIRE FROM MAIN LUINE TO METER.

6. PLACEMENT: ALL METERS ARE TO BE INSTALLED N THE PARK STRIP, MUST BE
PLACED NEAR WIDPOINT OF THE LOT, AND MUST NOT BE LOCATED IN A DRIVEWAY
OR IN A SIDEWALK.

7. METER YOKE TO BE MUELLER B—2470R—64A, OR ACCEFTABLE EQUAL

9. SERVICE SADDLES SHALL BE MUFLLFR BR—2—8 SERIES, OR EQUAL

11. METER LD TO BE 1" ABOVE UNE GRADE OF WALK/CURB

t2. STAINLESS STEEL LINER INSERTS WILL BE REQUIRED INSIDE OF TUBING AT
COMPRESSION FITTINGS.

13. WATER SERVICES SHALL BE STUBBED TO A POINT APPROXIMATELY 1" BEYOND
UTILITY EASEMENT (PUE).

14, 1" METER INSTALLATIDN TO BE SIMILAR USING 1* METER, PIiPE, AND FIITINGS.

ASSUMING SAND AND WAX PRESSURE OF 150 PSI
SIZE MAY BE REDUCED WITH AN ENGINEERED SUDMITTAL
AND AS APPROVED BY THE CITY ENGNEER
PIPE 97 IPELUBGI; S BENDS |45° BENDS | 22.5° BENDS
4 28 58 21 1.1
8" 57 8.1 4.4 22
a* 2.9 14D 7.8 38
10° 181 2.8 124 8.3
12 23.0 325 17.8 89
14" 323 457 24.7 128
18" 422 5.7 323 185
18 53.4 7586 40.9 20.8
0" B&.0 83.3 50.5 25,7
24 5.0 134.3 72.7 371
y
- DATE: W %_ REVISIONS 1
AUGUST 2017 ATE BY COMMENTS STANDARD DETAILS
CONCRETE THRUST SR WA gﬂ
BLOCKS s DRINKING WATER
DRAWH BY: . s
ETL 307 K, CORMERCE DR,
SARATOGA 205, SARATOGA SPRNGS,
CHECKED: ROVEL UT o
NT SPRINGS CITY o g
I
—12" FLAT TYPE CAST
IRON COVER, L2240
. . - WITH KNOCKOUT, WTH
5/8" x 3/4° OR 1° METER LDCKING NUT AND
(TO BE INSTALLED BY CITY) MARKED WATH
PROPERTY "SARATOGA SPRINGS™
LNE {ToP OF LD TO BE 17 ¢
ABOVE GRADE)
5 SIDEWALK | ] METER SHOULD BE
(TYPICAL) CENTERED IN PARKSTRIP I

CONNECTION il
3/4"x5/8 OR1" ETL " SARATOGA

AU(EGT:I kil STANDARD DETALS )
RESIDENTIAL METER pr— L-—f

TRAWH &Y. p.

GHECGKED: VED:
SPRINGS CITY

DRINKING WATER ]

EXISTING
WATER MAIN

NOTES:

1. CQTY TO BE GIVEN 72 HOUR NOTICE BEFORE LOOPING ANY WATERLUINE WHEN SHUT OFF IS REQUIRED
2. A CASE OR SLEEVE IS REQUIRED WHEN CROSSING CULINARY WATER UNDER SANITARY AND STORM SEWER.
3. ENGINEER SHALL DETERMINE § AND LOCATION OF RESTRAINTS.

MEG-A—-LUGS OR INSTALL SLEEVES
EQUAL REQUIRED SUPPLY AND INSTALL OR COUPLINGS
MJ 45° BENOS (TYPICAL)

PIPE

§4 EPOXY—
COATED
REBAR
] 12 )\ '

»

THRUST BLOCKS WITH RESTRAINING REBAR.
MIN. OF 1 YD' OF CONCRETE REQUIRED ON OUTSIOE
OF 45" BENDS

7

DATE:
AUGUST 2017 REV PATE Bv COMMENTS

p———
| STANDARD DETAILS |

DRINKING IWI
WATERLINE — ;v . ] DRINKING WATER
LOOP ey ——— ey
CHECKED: ROVED | SARATO GA m;.:sMMA EPRIGS,
| SPRINGS CITY o munm
16-2
14307 (PR

m PRESSURE REDUCING VALVE VAULT

c| \__/PLAN ViEW

SCALE NTS

30" M.H. COVER & RING.
GRADE RINGS AS NEEDED.

SUPPORT
(BOTH PRV'S)

L o LR
73 DD
‘io ‘l.‘l‘.“ i

/B \ SECTION VIEW

U SCALE: NTS

12" OF 17 CRUSHED DRAIN ROCK

A

PRESSURE REDUCING
VALVE STATION

DATLC ]
AUGUST 2017 STANDARD DETAILS
I DRINKING WATER ]

i SARATOGA
SPRINGS CITY

Know what's below.
Call before you dig.

~
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' ™y
UNIMPROVED AREAS ROADWAYS .
A @
COMPACT BACKFILL i RESTORE EXIST. SURFACE x -
ABOVE PIPE ZONE USING TEE PATCH PER ST-26 § 21915l .
95% DENS y CUT BITUMINOUS SURFACING |4 > 2
BEFORE RESTORING SURFACE < | @ % %
EXISTING GROUND SURFACE COURSE [« 9] <
TOP OF EXISTING a a @ 7 o
| BITUMINOUS PAVEMENT \_ ,
CAST iRON LD —_ OR GRAVEL SURFACE
TO BE CAST W/ 12" CAST IRON COVER
“WATER" “IRRIGATION" L-2240 C-11 RD‘ g A
OR "FIRE", AS NEEDED IST. GRAVEL E
21" 24" (WOINIMUM) ROAD BASE b
CAST IRON P¥C OR HOPE 36" MIN. ROAD BASE
VALYE BOX 4 METER BOX 72" MAX DEFLECTOR TAPE ALONG o
! — s : TRENCH FOR PVC OR
LR T TE— o — T OTHER NON FERROUS
R I=I=E=S PiPE ,
Sabn ok |V‘ ' Iﬁ:“ | | | |_ 1" MIN. TOP OF PIPE ZONE
HAND TIGHTEN ONLY : T
— 1= PIPE
AccoBRn cﬂrmﬂzgwn m m - MiN. 14wmct-:m£ FOC%AT'ED r T
N jmam i} | j— TRACER
6" GAP BELOW METER LID ,—m—m ALL PVC OR OTHER }
” | ||._.. NDN FERROUS PIPE
__—‘!__ TRENCH SHALL MEET ALL-
THREADED BRASS [—-—| | ‘—l CURRENT OSHA REQUIREMENTS
T AND UDSH REQIUREMENTS
2° SQUARE NUT, 1 ‘—I_ FOR SAFETY %
RESILEN] SEAT = F CROSS-SECTION: TYPICAL TRENCH S
e 36- J.U—_ COVER TO 8E SET 1/47 E
P x 2 | MPPLE I—I H BELOW SURFACE NOTES: 5
W) CAP TT== uUN-DISTURBED 4. TRACING WIRE TO BE BROUGHT OUTSIDE OF BOTTOM PORTION b
| | I: UN—_DISTUREEL LALV\gLVB 12 INCHES AND LARGER SHALL BE BUTTERFLY OF VALVE BOX AND INSIDE TOP TO SURFACE. Lél
— 1 )
|——‘ | NATIVE SOIL . S FURNISH AND INSTALL POLY-WRAP ON DUCTILE IRON PIPE. =,
DRINKING | | |: 2. WHENEVER POSSIBLE “HOT TAP® CONNECTIONS REQUIRED. POLY—WRAP MAY BE DELETED WHERE OIRECTED 8Y CITY o)
1S — HOT TAP VALVE TO BEf SUPPORTED DURING CONNECTION. ENGINEER, =
WATER MAIN _k | CONTRACTOR TO NOTIFY CITY 24 HOURS IN ADVANCE OF MAXING v
L CONNECTION. 6. WHERE COLLAPSIBLE SOILS ARE ENCOUNTERED, FURNISH, =5
— NOTES: PLACE AND COMPACT WMPORTED BACKFILL MATERIALS AS
Ww;ﬂﬁﬂ_r ~ J___ CONCRETE THRUST R 3. PPE ZONE SHALL BE BACKFILLED WITH BEDDING MATERIAL, REQUIRED AND AS DIRECTED. ‘iﬂ
,.E_w_w-.._;—_—_—_-—__l—-___— S L= | [7 BLOCK. SIZE THRUST 1. ALL WORK SHALL CONFORM TD APWA STANDARDS OR OTHER ACCEPTABLE MATERIAL
= === ]| [= Booc FeR wi=2 UMLESS OTHERWSE APPROVED BY GITY ENGNEER
I=EE=EE=EEE=T = CONSTRUCTION NOTES:
Kl e |—| [T ] 1—| | ‘—| | BRASS ELBOW 1. THE CONTRACTOR SHALL BE RESPONSIBLE FOR MEETING ALL OF THE REQUIREMENTS
- = ifi= ESTABLISHED FOR SAFE TRENCHING. (SEE OSHA AND UOSH REQUIREMENTS, LATEST
" x 8" EDITIONS).
8 MPPLE OVER O% THE FINISHED GRADE.
. 2. MINIMUM COVER TOP OF PIPE SHALL BE 36—INCHES BELOW THE FINISHED
2" X 17 POLY WRAP ALL BRASS PIPE THIS OEPTH MAY BE INCREASED AS REQUIRED TO MISS UNDERGROUND UTILTIES, STORM
BRASS NIPFLE FEwEn ROCK DRAINS, OR OTHER DEBSTRUCTIONS, OR WHERE INDICATED ON THE DRAWNGS.
3. CONTRACTOR SHALL LOCATE ALL UNDERGROUND UTIUTIES BEFORE LAYING PIPE WTHIN o
200 FEET OF UTIUTY CROSSINGS SHOWN ON THE DRAWINGS, OR AS “BLUE-STAKED. Z
4. SEWER MAINS, WATER MAINS, GAS MAINS AND OTHER UTILTIES ARE SHOWN ON THE =
PLANS IN A GENERAL SCHEMATIC WAY ACCORDING TO INFORMATION RECEIVED FROM OTHERS lij
AND SOMETIMES FROM PIELD MEASUREMENTS. THE ACCURACY OR COMPLETENESS OF THE \_ Y,
LOCATIONS SHOWN IS NOT GUARANTEED. THE CONTRACTOR SHALL DETERMINE THE ACTUAL
~ LOCATION OF EXISTING SERMICE CONNECTIONS AND UTILITIES AND TAKE THE NECESSARY - ~
’\ STEPS TO AVOID THEM.
\\—
CGAST IRON VALVE EOX 5. ANY DAMAGE TO EXISTING UTIUTIES SHALL BE REPAIRED AT THE CONTRACTOR'S SOLE
EXPENSE.
8. THE CONTRACTOR MAY, AT HIS DISCRETION, USE SLOPING WALLS IN UNIMPROVED
TERRAIN.
als
7. THE PIPE ZONE WDTH AS RECOMMENDED BY THE PIPE MANUFACTURER, THE WDTH OF
THE PIPE ZOWE IS MEASURED AT THE PIPE SPRING LINE AND INCLUDES ANY NECESSARY
SHEATHING. IN TRENCH BOX APPLICATIONS, FOLLOW THE MANUFACTURER'S RECOMMENDATIONS,
IN ROCKY SUB-CRADES A MINMUM OF 18" CLUEARANCE ON ALL SIDES OF PIPE SHALL BE
\ J PROVIDED.
o — \ v 4
e , — — —
STANDARD DETAILS AU GI%T'FM 7 1SIONS DATE: REVIBIONS
2" BLOW-OFF DRAWING NAME: TS LomerT STANDARD DETAILS AvGusT 27 fEv JoxTE[BY CONAENTS STANDARD DETALS
V VE et ] W\g'a? T;ME: e L PRESSURIZED [ CRawG e L L ";mﬁ“{zﬁwm’ﬁ'ﬂMMWmm
AL =S RETE COLLAR ' TRRI L = ' [
o e DW S - \ PIPE TRENCH | cama \
CHEGKED: IVED: T B 307 v COMICACE Dt 1307 N, COMMERGT DR,
- SPRINGS CITY P e -13 ] — SARATOGA e e — S TOGA S i s PI 1
— — SPRINGS CITY SPRINGS CITY iyl -

SECRET SPRINGS
DETAIL SHEET
FINAL CONSTRUCTION DRAWINGS

Know what's below.

Call before you dia. DT2

#4 DARS (TYR)
NDS-D12-SINGLE QUTLET BOX
. 11-1/4" LONG
:sf’ NDS 0012 SINSOLE JUMPER TO BE
I l I } LTLE INSTALLED FOR
\ TESTING.
107 ROUND BOX
CHEATER PIPE | CARSON—BROOKS
TEE 90° ELBOW CROSS 11 N 1 174 0810-10—4HGI300UO
— - I le3)
5 510 | e o
OUTLET BOX APPROVED EQUIVALENT
# BAR ”
#4 BAR 1" SDRO CTS 200 PSI POLYETHYLEN .
: \ PURPLE SERMICE PIPE CONTINUOUS 3
-Iﬁ 3 : |
: o 13 SORY CTS 200 PSI POLYETHYLENE o \/ F
= = PURPLE SERVICE o \ 7
VALVE CAP OR PLUG ELBOW REDUCER PIPE RUN ALONG PROPERTY UNE )
g xi/ |
17%1/27 BRASS
SAFE BEARING LOADS THRUST ON FITTINGS SIDEWALK ‘ EWNTU%_NED N /
HRUSL OIN LI TINGS AT A 45
oL TYFE mm;; POUNDS © 1 POUND PER SQUARE INCH OF WATER DOowN_ 7 ~
SAND 1000 PPE SZE (o | 907 8ENDS |45° BENDS | 22.5° BENDS \Ir:ngwc TRA{:E ﬁg? (rve)
SAND & GRAVEL 1500
SAND & GRAVEL CEMENTED WITH CLAY| 2000 4+ s L 142 72 EXTENDED 30° INTO EACH BOX y
SHALE 5000 " [N
8 b sa7 a1 4.7 L MUELLER BR-2-B SADDLE FOR FVC PIPE J e
SAFE BEARING LOAD FORMULA & BAE 93 0.4 255 PRESSURIZED | TN o k) OR D.. PIPE, OR APPROVED EQUIVALENT \ =N
RRIGA MAIN
THRUST BLOCK 10" 1075 | 152 az4 "7 N 1" MUELLER B-24351R -g =N
AREA AGAINST . THRUST OW BEARNG i '|"\ g_‘ LDC:‘(]NG a
TRENGH waLL - FITTNG LOAD OF SOM Py 1521 | 2164 172 594 A o) LoCKi ORHEIER EW-LD 1" COMP . - =
{SQUARE FEET) 1 7as | 047 184.9 B4 2o \ / \ /_ EQUILALENT [ FrmnG GRADE oM ,_g t‘m'ﬁ
16 2ms | a4 216.4 106.8 \ ' ool
NOTES: ; P CURR_AND GUITER \ / \ D -
1. REWFORCING BARS SHALL BE EPOXY COATED 18 356.3 26 130 WUPLLERE A=15438 O 538
DENT PROECT ENGINEER WiLL CALL 207 x| ez 3368 T1E \_“Uﬂiﬂ‘ H-15428 1" BRASS COMPRESS!ON_/ =
;JM?‘B O COMHETe REGD AND SPECEY PLACEMENT - ax3a| esne pr 271 14" BRASS COMPRESSION % MIPT ADAPTER OR DBY 3M m (/8) : &
METHOOS & REQUIRDMENTS; WHICH SHALL BE APPROVED BY ) ¥ MIFT ADAPTER APPROVED EQUIVALENT SSEE;: RG%';D O P go
QTY ENGNEER TMULTIPLY THRUST BY MAXMUM WATER PRESSURE ) | S s
. PLAN 1" PURPLE S S o g
3. CONCRETE SHALL BE 4000 P13 WN. SPPE SITER LARGER THAN 24" SHALL BE THRUST 24" STAKE WITH foliocediodhd POLY—PIPE =+ o
BLOCKED AS PER ENGINEER RECOMMENDATION g
4. POUR CONCRETE AGAIRST UNDISTUREED SOn ] \ E <8
p— - B,
THRUST BLOCK AREA AGAINST | svewax /RMD SURFACE : 9
TRENCH WALL (SQUARE FEET) ] T UO (A= C/UO B %
K53 a0 0 ot s a0 7 . e dODS OO0 YOONE ¢ <3
SI7E MAY BE REDUCED WITH AN ENGIMEERED SUBMITTAL 3 MN e O ¢ =2}
AND AS APPROVED BY THE GITY ENGINEER - OQO o) QQ Q Q o
TEES/ | oo . . I3
pre szt | TS/ | oo eevos [4s- owos | 225 seos O 75 OO~ R GO A08 €\ - e o s ey
- 28 38 EX] " - OF T OR APPROVED EQUNVALENT L Ay POLY-PIPE CRUSHED GRAVEL j 3
57 a1 a4 22 CRUSHED GRAVEL ceus
5 PRESSURIZED IRRIGATION MAI 17X1"X1/2" THD BRASS 3
8 9.9 14.0 7.6 38 SECTION MUELLER H—10890 STRAIGHT TEE WITH A KING MODEL A
- 8.t »a 124 8.3 METER COUPLING OR 22200 1/2° MALE PIPE
- APPROVED EQUIVALENT THREAD TURBO DRAIN OR
15" 23.0 25 17.6 - %) NOTES: ?:JPROVED E?_UNA:?TM 5
—_— NOTES; RN TEE AT A G
14° ns 457 247 126 1. STANDARD SERMICE SIZE SHALL BE 1&' FOR DUAL SERMCES AND 1" FOR SINGLE SERVICES. SEE DETAIL PI-5A — w N\ /
e azz 7 az3 158 AND P1-5B FOR SERVICE BOX AND METER DETALS 1. RESIDENTIAL METERS PROVIDED BY THE CITY. COMMERGIAL METERS 7 ™
2. STAIMLESS STEEL LINER INSERTS WLL BE REQUIRED INSIDE OF TUBING AT COMPRESSION FITTINGS. PROVIDED BY THE CONTRACTOR.
18" 534 758 40.9 0.9 3. ALL AITTINGS SHaLL BE COMPATIHLE WITH SERVICE SIZE .
- o pop o o % SERVICE LATERAL SHALL SLOPE TOWARDS PRESSURIZED [RRIGATION MAIN. 2. AL PIPES SHALL BE BURIED WITH 14 GAUGE STRANDED THHN TRACE WIRE
5 SPRINKLER SLEEVE SHALL NOT BE iN LINE WITH ANY UTILUTY BOXES. e . .
2 850 1343 727 71 6 4" SLEFVE SHALL BE BURIED 1° HELOW GRADE. 3. CHEATER PIPE TO BE EXACTLY 11° 1/4” FROM FACE TO FACE . . .
7. CHEATER PIPE TO BE EXACTLY 11 1/4" FROM FACE TO FACE. \ 7 IR .
v y Y . .
DATE: 1 : s h !
CaTE: { REVISIONS N 4 — DATE: LTS ) AUGUST 2017 STANDARD DETAILS Col - g
( AUGUST 2017 1 PV BATE By COMMENTS STANDARD DETALS . AUGUST 117 Riv pare ey | | “couum STANDARD DETAILS ln SINGLE ORAVG HAE. ’ ‘ ) )
CONCRETE THRUST CRANG R 1" SINGLE & DUAL | pRAG o c W T REPNES SERVICE PLSA [ eressumazen ma] m|] .
BLOCKS - L] raessomzzy o ] 4 \ o
T . SERVICE LATERALS e[S LATERAL BOX en SARATOGA T :
( SARATOGA e S e i P SARATOGA CHEGER: - [PROvED 55 CITY - e - N S
GHECKED: A : VT miois PI 2 SPRINGS CITY - SPRINGS ClI ey iy
SPRINGS CITY R - A | /SI-[EET W




e Bigis

st

oo

RADIUS t 1/2°

PLAN VIEW

10% MAX. SLOPE

upP OF GUTTER

(1/4" PER FOOT)

UNTREATED ROADBASE
SEE NOTE 3

“FHEIGHT = 17 MINIMUM
JBY 1 1/2" MAXIMUM

1/2% EXPANSION JOINT

NOTES:

SECTION 'A'

1. EDGE CONCRETE WITH 1/2” RADIUS EDGING TOOL

2. PLACE 1/27 EXPANSION JOINT BETWEEN DRIVEWAY APRON AND CURB

AND IN THE DRIVEWAY CENTERUINE IF "W" IS GREATER THAN 20'. FILLER
MATERIAL SHALL BE FULL DEFTH OF CONCRETE PLUS 17, WITH TOP SET

DRIVE APPROACH DIMENSIONS

CONCRETE THICKNESS = T
UNTREATED ROAD BASE = 6"

IDEWALK SHALL BE 2%

DIMENSION [LEGNTH ACCORDING TO ZONE

12°—0" MIN. RESIDENTIAL ZONES
w 30°—0" MAX. RESIDENTIAL ZONES

0'—5" RESIDENTIAL ZONES

I

SPRINGS CITY

R ==  —
= SARATOGA =, aTocA S

| FAX: B01-T66-0794

FLUSH WITH TOP OF CONCRETE. T
3. USE UNTREATED ROADBASE UNDER CURB, GUTTER AND SIDEWALK.
COMPACT TO 95% OF THE MAXJMUM DRY DEMISTY.
4, ALL CONCRETE SLABS WITH A LENGTH/WIDTH RATIO GREATER THAN 2:1
SHALL HAVE CONTRACTION JOINTS INSTALLED AS REQUIRED TO STAY WITHIN
2:1 RATIO.
5. BACK EDGE OF SIDEWALK TO BE SET AT AN ELEVATION 1.5% HIGHER SLOPE TABLE
THAN THE TOP BACK OF CURB (2.5%). e ey
6. SIDEWALK TO BE A MINIMUM OF 5 FEET WIDE UNLESS OTHERWISE DIMENSION
SPECIFIED. (Y1 2% MAX | RESIDENTIAL ZONE
7. MATERIALS, CONSTRUCTION, AND WORKMANSHIP SHALL SE IN
ACCORDANCE WITH CITY'S STANDARD SPECIFICATIONS. @)13% MAX.| RESIDENTIAL ZONE
(C15% MAX.|RESIDENTIAL ZONE
Ny v/
/7 f DATE: i RENISIONS ) r —
AUGUST 2047 [REVIZION [OATE [PV ] COMRMENTS ‘” I\—STANDARD DETAILS
= 1 083517 | R | ADDED NEW 3IIN. AND MAX. 1 ENCTHS FOR
S]NGLE FAMI].JY UR’\"‘”‘;;:%TMF' DIMENSION W
RESIDENTIAL ‘ [rmeer sransanos |
DRAMVWN BY: —_——
DRIVE APPROACH e o
T A0, SARATOGA SPRINGS,
CHECKED: BAB4S

ST-4A

NOTES:

1. ALL WORK SHALL CONFORM TO APWA STANDARDS
UNLESS OTHERWISE APPROVED BY CITY ENGINEER

COVER TO BE SET 1/47

/mw SURFACE
EN
4

SEWER ROCK

]
“-CAST IRON VALVE BOX

v

CONCRETE COLLAR
FOR WATER VALVES

DATE:
AUGUST 017

—

REVISIONS
— —
PATE BY COMMERTS STANDARD DETAILS
ALIT FEDITED WOKDING ON TOF OF COLIAR

i
DRAWING HAME:
PI-13

y I PRESSURLZED IRR l

DRAWH BY:
ETL ¢

CHECKED; ROVED:

N

SARATOGA B S )
SPRINGS CITY it sovsars

—

SEE HART
FOR MRS

IF RISER 1S
REQUIRED THE BASE
IS POURED WITH A
"SHIP—LAP™ JOINT

KNOCK—0UT _]
TYPICAL
OPPOSITE WALL

—_——— —

=]
=

]

TYPE 18 "L" VALLEY  TYPE 13 "A" CURB—COMBO

KNOCK—0UT _
TYPICAL OPPOSITE WaLL [ . ;

BICYCLE SAFE GRATE

GROUTED FLOW
CHANNEL

NOTES:

1. DESIGNED FOR AASHTO HS—20 LOADING.

2 DESIGNED ACCORDING TO ASTM
CB57—-87 AND ASTM CB58—83.

3.ALL SUMPS TD BE GROUTED WITH FLOW

CHANNELS FORMED INTG THE BOTTOM OF

THE BOX TO MINIMIZE DEBRIS
ACCUMULATION

4.BICYCLE SAFE GRATES OMLY. PROVIDE

TYPE 13 "A” GRATE, D&L 1-3518, OR TYPE

16 “L* GRATE, DAL 1-3517.
5. POUR CONCRETE COLLARS AROUND

CIRCUMFERENCE OF PIPE ON EXTERIOR CF

BOX.

6. USE NOWN—SHRINK GROUT AROUND
CIRCUMFERENCE. OF PIPE ON INTERIOR OF
BOX

7. CURE HOODS SHALL BE USED ONLY IN
CURB APPLICATIONS.

SEE CHART
FOR HEIGHTS

.
. ol
AT ‘
Hili .'-' 8"
\rhz"—
|
dl
_ 2 3
— — [
}__ =
Fa ‘; 6"
PLAN VIEW '

ittt T N

qu% aﬁ"ﬁ; B(.';RATE FRAMIIES D%Nﬂ&mﬁ SECTION A
N GRATES
AUGDGE'E!“ 017
GUTTER INLET R e
BOX

D & L A-1180 30
MANHOLE RING AND
COVER TO BE 1/4
BELOW TOP OQUTER

EDGE OF COLLAR

GRADE RINGS AS REQ'D

NOTES:

LIFTING
INSERT IN2T

1. VAULTS ARE DESIGNED TO MEET ASTM CB58

WITH
AASHTO H—20 LOADING.

2. CPENINGS MAY BE SIZED AND LOCATED AS

REQUIRED.

3. OPTIONAL HARDWARE MAY BE CAST IN AS

REQUIRED.

4, CHECK HARDWARE SECTION FOR OPTIONAL

HARDWARE.

5. POUR CONCRETE COLLARS ARQUND
CIRCUMFERENCE OF PIPE ON EXTERIOR

OF BOX.

6. USE NON—SHRINK GROUT ARCUND

CIRCUMFERENCE OF PIPE ON INTERIOR OF

BOX

7. BICYCLE SAFE GRATES CNLY. PROVIDE TYPE
13 "A" GRATE, D&L 1-3516, OR TYPE 18 "L”

GRATE, D&l 1—-3517.

G

7o

VAULT BOTTOM
UvMB48BOT
WT,  B,380§ o
T 24" MINJ™ - @
: VARIES 1 ueine
INSERT INST

—r—
—a =]

TYPE 16 "L" VALLEY TYPE 13 "A” CURB-COMBO
FRAME AND GRATE FRAME AND GRATE
680 Ibs. 600 ibs.

GRATES

o

DRAWN BY,
ETL

CHECKED: APPROVED:

( SARATOGA

SPRINGS CITY

STANDARD DETAILS l
____

COMBINATION GUTTER
INLET & CLEANOUT BOX

DATE: REVISIONS N
=
AUGUST 2017 REV[DATE [ BY]

STANDARD QETAILS

DRAWING NAME:
504

L ( SARATOGA

W

SPRINGS CITY o

2307 e, COMERCE OR. )
T00, SARATOGA SPRINGS.
LT Q4SS

UNIMPROVED AREAS

EXISTING GROUND

COMPACT OR CONSOUDATE BACKFILL TO
95% DENSITY. COMPACTION TESTS

REQUIRED AT 18" INTERVALS OVER PIPE
EVERY 100 FEET OF PIPE LAID.

THE CITY RECOMMENDS THA
TRENCHES MEET ALL CURRENT

0SHA REQUIREMENTS AND UOSH

REQUIREMENTS FOR SAFETY

TOP OF BEDDING IF
NON—-CONCRETE PIPE IS

USED
TOF OF BEDDING IF
CONCRETE PIPE IS
USED

ROADWAYS

SAW—CUT
BITUMINOUS
SURFACING BEFORE
RESTORING SURFACE

COURSE
BiTuMINoUS EXSTING
BITUMINOUS
PAVEMENT PAVEMENT
MATCH EXISTING OR GRA
THICKNESS + 1" SURFACE
(47 MIN,)

EXISTING

RESTORE
GNETIC ROAD BASE
MARKING TAPE

CROSS-SECTION: TYPICAL TRENCH

NOTES:

1. THE CITY RECOMMENDS CONTRACTOR MEET ALl OF THE REQUIREMENTS ESTABUSHED FOR SAFE TRENCHING
(SEE OSHA AND UOSH REQUIREMENTS, LATEST EDITIONS).

2 COMTRACTOR SHALL LOCATE ALL UNDERGROUND UTILITIES BEFORE LAYING PIPE WITHIN 50" OF SAID UTILITIES
WHICH MAY BE FXPOSED, DAMAGED OR CROSSED AS SHOWN ON THE DRAWINGS OR AS “BLUE STAKED". THE
CONTRACTOR WILL MAKE ARRANGEMENTS WITH THE UTILITY COMPANY TO MOVE THE UTILITY IF NECESSARY OR

OBTAIN PERMISSION FROM THE CITY ENGINEER TO MODIFY GRADE OF PIPELINE (N ORDER TO GO ARCUND

UTILIMES.

3. TESTING ALL STORM DRAIN UNES TO BE "WVIDECED" AND NECESSARY REPAIRS MADE BEFORE ACCEPTANCE
A MANDRAL OR BALL CAN BE USED TO VERIFY DEFORMAMION OF A PIPE AS DETERMINED FROM THE VIDEO

UNLESS SPECIFIED OTHERWISE.

4. All STORM DRAIN TO BE INSTALLED IN PUBUC RIGHT—OF-WAY OR RECORDED DRAINAGE EASEMENT UNLESS

OTHERWISE APPROVED BY THE CITY ENGINEER,

5. WHERE COLLAPSIBLE SCNS ARE ENCOUNTERED, FURNISH, PLACE AND COMPACT IMPORTED BACKFILL MATERIALS

AS REQUIRED AND AS ODIRECTED.

6. MIN. DEFTH OF COVER SHALL MEET MANUFACTURERS RECOMMENDATIONS.

7. IN ROCKY SUB--GRADES 18" OF CLEARANCE SHALL BE PROVIDED ON ALL SIDES OF PIPE

8. INSTALL MAGNETIC DETECTOR TAPE 3' ABOVE PIPE IN TRENCH.

GRAVEL ROAD
BASE

4

STORM DRAIN

PIPE TRENCH

DATE:
AUGUST 2617

REVISIONS

CTOMMENTS

DRAWING NAME:
811

DRAWH BY:
ETL
o W

..

Py

[ SARATOGA

1307 N, GOMMERGE DR
w200, BARATOOA SPRIRGS,

SPRINGS CITY EOE i

3
STANDARD DETAILS

| SD-1_

24" MiN.
{VARIES)

D& A-1180 307

OUTER EDGE OF
CONCRETE COLLAR

MANHOLE RING & COVER
TO BE 1/4" BELOW

CONCRETE COLLARS

EACH WAY

CONCRETE COLLAR

#4 @ 9" ON CENTER

NOTES:

1. BOTTOM OF BOX SHALL BE
GROUTED TO ENSURE FLOW LINE
OF PIPE IS FLUSH WITH BOTTOM
OF BOX.

2. AMCOR CB110 OR EQUAL BOXES
WILL BE ACCEPTED.

3. PRE-CAST MANHOLES ARE
ALSO ACCEPTABLE. SEE DETAIL
§8-2

4. "FLAT" CASTING RINGS AND
COVERS ARE NOT ACCEPTABLE

5. DESIGN FOR AASHTO HS—2D
LOADING

5. POUR CONCRETE COLLARS
AROUND CIRCUMFERENCE OF PIPE
ON EXTERICR OF BOX.

6. USE NON—SHRINK GROUT
AROUND CIRCUMFERENCE OF PIPE
ON INTERIOR OF BOX.

DIMENSIONS

D1 + 127 (24" MIN.)
D2 + 24° (44" MIN.)

8" IF L IS GREATER THAN 5'-0"

6" iF L IS LESS THAN OR EQUAL TO 5—0°

ALL SUMPS TO BE GROUTED

E e I T e a0
'\T— #4 © 5" ON CENTER

EACH WAY
WITH FLOW CHANNELS
SECTION A’ oo
SECTION B'
>
(™ DATE: ( REVISIONS 2\
e T STANUARD DETAILS
§n3
CLEANOUT BOX s C ; [ STORMDRAWN |
m ( TN IMMERCE DR ™
CHECKED: APPROVED: SARATOGA ﬁmmsﬁﬁvww"m SD-3
__ SPRINGS CITY peEnme

U=

Know what's Delow.
Call betore you dig.

N

4 ™\
JOB NO.FH001

\_ © Proterra Group, Inc. 2020/
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UNMPROVED AREAS ROADWAYS
TEE PATCH
ROADS PER
ST
BETAL ST-28 SAW-CUT BITUMINOUS
SURFACING BEFCRE
RESTORE RESTORING SURFACE
EXISTING GROUND TRENCH BITUMINOUS COURSE EXSTING
Box | | PAVEMENT / BITUMINOUS
PAVEMENT OR

— [ ____‘_p.._.___'\_'__ ‘ GRAVEL SURFACE
_ ey | »

TRENCHES MEET ALl CURRENT

H
i ! EXISTING
COMPACT OR CONSOLIDATE i RESTORE g“Ag‘_:’E- ROAD
BACKFILL TO 95% DENSITY. \ ROAD BASE
L‘___’_‘,__ MAGNETIC
- ! DETECTOR
1
THE CITY RECOMMENDS THA ] # %Esc# one
1

OSHA REQUIREMENTS AND UOSH
REQUIREMENTS FOR SAFETY

- -
] PIPE
- ] - ZONE

TOP OF BEDDING \ o o |
. 6" MIN. *

12" MIN. f

(-

CROSS-SECTION: TVPFICAL TRENCE

6.
RECOMMENDED TRENCE QUANTIERS NOTES: ‘EST;
PIPE RECOMMENDED MAXIMUM | RECOMMENDED MAXIMUM WIDTH }hg“&&,mg‘fmwm““gmﬁgﬁ?ﬁmﬁm%
DIAMETER TRENCH WIDTH FOR FILL IN | FOR PILL & SURFACING ABOVE (SEE OSHA AND UOSH REGQUIREMENTS, LATEST EDITIONS)
(INCHES) PIPE ZONE PIPE ZONE MEASURED AT TOP OF "
TRENCH CENTERED ON PIPE 2. CONTRACTOR SHALL LOCATE ALL UNDERGROUND
M mm inches |mm linches |mm UTIITIES BEFORE LAYING PIPE WITHIN 50° OF SAID
4 101.6 72 18288 26 24384 UTIUDES WHICH MAY BE EXPOSED, DAMAGED OR
B 1524 | _72 18288 | 98 2438.4 CROSSED AS SHOWN ON THE DRAWINGS OR AS "BLUE
B 203.2 |"72 1828.8, 96 2438.4 STAKED™. THE CONTRACTOR WILL MAKE ARRANGEMENTS
10 2540 | 72 1828.8 | 98 [2438.4 WITH THE UTILITY COMPANY TO MOVE THE UTILITY IF
12 304.8 72 | 18288 of 24384 NECESSARY OR DRTAIN PERMISSION FROM THE CGiTY
15 as1o | 72 1828.8 96 _ | 2438.4 ENGINEER TO MODIFY GRADE OF PIPELINE IN ORDER TO
18 4572 | 72 18288 96 2438.4 GO AROQUND UTILITIES.
7 5334 |72 1828.8 96 2438.4
24 | 609.6 | _72 18288 86 24384 3. TESTING: ALL NEW SANITARY SEWERS TO BE
30 762.0 | B4 21336 108 |2743.2 "TELEVISED" AND NECESSARY REPAIRS MADE BEFORE
38 9144 | 84 2133.6 108 |2743.2 ACCEPTANCE. ALL LINES SHALL BE PRESSURE TESTED
42 | 1086.8 | 96 2438.4 120 |3048.0 TO X5 psi MIN. FOR 5 MINUTES. A MANDRAL OR BALL
48 | 1219.2 | 88 2438.4 120 |3048.0 CAN BE USED TO VERIFY DEFORMATION OF A PIPE AS
54 13716 108 27432 132 | 33528 . DETERMINED FROM THE VIDEQ UNLESS SPECIFIED
&0 15240 | 120 3048.0 144 | 36576 OTHERWISE. MANHOLES SHALL BE TESTED AS PER GITY

STAMDARDS.

4. ALL SEWER LINES TOD Bt INSTALLFD IN PUBUC RIGHT—OF—WAY OR RECORDED SEWER EASEMENT UNLESS OTHERWISE APPROVED
BY THE QITY ENGINEER.

5. WHERE COLLAPSIBLE SOILS ARE ENCOUNTERED, FURNISH, PLACE AND COMPACT IMPORTED BACKFILL MATERIALS AS REQUIRED AND
AS DIRECTED.

6. MIN. DEPTH SHALL BE 3° TO TOP OF PIPE A 2' SPACING MUST BE MAINTAINED BETWEEN ALL WATER LINE PIPE CROSSINGS
AND THE TOP OF THE SEWER PIPE

7. IF THE SEWER UNE IS NOT 13' DEEP A NOTE MUST BE PLACED ON THE PLAT "SHALLOW SEWER DEPTHS. BEFORE EXCAVATING
BASEMENTS, CONTRACTOR MUST VERIFY SEWER DEPTH"

8. MAX. DEPTH SHALL BE 20" TO THE TOP OF PIPE UNLESS APPROVED DTHERWSE BY THE CITY ENGINEER.
8. INSTALL MAGNETIC DETECTOR TAPE 3' ABOVE PIPE, OR 2' ABOVE PIPE WHEN PIPE IS SHALLOWER THAN 4.
10. IN ROCKY SUB-GRADES A MINIMUM OF 18° CLEARANCE ON ALL SIDES OF THE PIPE SHALL BE PROWIDED.

’

ks aiss — [ —
2 TATE: REVIIONS i i
AUGUST 2017 1 DATE  [BY COMMENTS STANDARD DETAILS
| 1]

DRAMING HabE:
85-1

SANITARY SEWER
PIPE TRENCH

BR,
W20, SARATOGA SPRINGS,

APPLY HON—SHRINK GROUT
ARCUND THE CIRCUMFERENCE

OF THE PIPE ON THE INTERIOR I
AND EXTERIOR OF THE - - A
MANHOLE (TYP.) T o
' T
X E‘\ R
\X\ &\‘é\.\ PROVIDE 12" THICK MIN. COMPACTED

D&L A—11B0 30" MANHOLE RING AND VENTED

SET CONCRETE COLLAR AROUND R e /ETE" BELOW 10P OUTER

MH RING. 1/4" LOWER THAN
FINISH GRADE AT OUTER EDGE

| v
PROVIDE PRECAST RINGS TO

BRING COVER TO PROPER ELEV. v e G g e REBARB “??sé.ci&n
(RINGS CANNOCT BE USED TO : INTO RING.
ADJRJIST MH COVER MORE THAN 1
FOOT. NO MORE THAN 2 RINGS ‘
ALLO“ED.) L - 26" o [
{MIN. D) ™.,
g o STRAIGHT BACK PRECAST
. — MANHOLE CONE (MAY BE

i ) SUBSTITUTED WITH A FLAT
; LID FOR SEWER DEPTHS
LESS THAN 4 FEET).

L ¢
a
POLYPROPYLENE STEP
— UNIFORMLY SPACED @ 1°
* |77 24" MAX FROM CRADE TO
FRST STEP
m/

MAJESTIC SEAL

STANDARD PRECAST MANHOLE
SECTIONS {DEPTH VARIES)

3 FLOOR LINE TO
MiN. BE ABOVE TOP
r FROM BOTTOM OF SECTION . OF HIGHEST PIPE

TC TOP OF HIGHEST PIPE

N ¥ 27 . ; i
NOIES: = ROAD DBASE OR GRAVEL UNDER DASE

1. EIFSECAST BASES ARE REQUIRED. POURED—IN—PLACE BASES ARE ALLOWED ONLY ON EXISTING SEWER. SEE 55—2A FOR CAST IN PLACE
2. AFTER ALL GRADING AROQUND MANHOLE HAS BEEW COMPLETED AND FINAL SURFACING IS IN PLACE REMOVE TEMPORARY PLUGS, DEBRIS
AND PLYWOOD FROM INSIDE OF MANHOLES.

MANHOLES DEEPER THAN 20 FEET SHALL HAVE AN 1B THICK CONCRETE BASE.

CONE AND WALL SECTIONS SHALL CONFORM WITH ASTM C—~478 STANDARD

ALL WANHOLES TO BE HS—20 RATED

MANHOLES OUTSIDE OF ROW SHALL HAVE SOUD LOCKING UDS.

FLAT CAST RINGS ARE NOT PERMITIED

U0 SHALL BE VENTED AND MARKED S5 SEWER

B @ N @ o o

MANHOLES WITH SOLID LIDS MUST BE EPOXY UINED. y

DATE: REVISIONS
ADGUST 017 RV OATE BY| COMMENTS STANDARD DETARS

G-25-15 [ 8 | MANNS FRT-CAST AND AAST I8 PLAGE ETALE
DRAWING NAME:

CONCRETE THICKNESS = T
UNTREATED ROAD BASE = T

IDEWALK SHAll BE 2%
{(1/4 PER FOOT)

UNTREATED ROADBASE
SEE NOTE 3

A-HEIGHT = 17 MINIMUM

LP OF GUTTER BY 1 1/27 MAXIMUM

PLAN VIEW

1/2" EXPANSION JOINT
SECTION 'A’

NOTES: DRIVE APPROACH DIMENSIONS

DIMENSION |LEGNTH ACCORDING TO ZONE
12'—0" MIN. RESIDENTIAL ZONES

1. EDGE CONCRETE WITH 1/2" RADIUS EDGING TOOL

2. PLACE 1/2" EXPANSION JOINT BETWEEN DRWEWAY APRON AND CURB w 30°-0" MAX. RESIDENTIAL ZONES

AND IN THE DRVEWAY CENTERLINE IF "W* IS GREATER THAN 20" PILLER 40°-0" MAX. COMMERCIAL/INDUSTRIAL ZONES
MATERIAL SHALL BE FULL DEFTH OF CONCRETE PLUS 17, WITH TOP SET 0’6" RESIDENTIAL ZONES

FLUSH WITH TOP OF CONCRETE. T 0'~8" INDUSTUSTRIAL/COMMERCIAL ZONES

3. USE UNTREATED ROADBASE UNDER CURB, GUTTER AND SIDEWALK.
COMPACT TO 93% OF THE MAXIMUM DRY DEMISTY.

4. AL CONCRETE SLABS WITH A LENGTH/WIDTH RATIO GREATER THAN Z:1
SHALL HAVE CONTRACTION JOINTS INSTALLFD AS REQUIRED TO STAY WITHIN

2:1 RATIO.
S, BACK EDGE OF SIDEWALK TO BE SET AT AN ELEVATION 2% HIGHER
THAN THE TOP BACK OF CURB. SLOPE TABLE
6. SIDEWALK TO BE A MINMUM OF 5 FEET WIDE UNLESS OTHERWISE DIMENSION | ZONE
SPEGIFED. @12% MAX.|RESIDENTIAL ZONE
7. MATERIALS, CONSTRUCTIDN, AND WORKMANSHIP SHALL BE IN 6% MAX. [INDUST. AND COMM. ZONE
ACCORDANCE WTH CITY'S STANDARD SPECIFICATIONS. 3% Ak, | RESIDENTIAL ZONE
6% MAX. | INDUST. AND COMM. ZONE
{©n5% MAX.| RESIDENTIAL ZONE
6% MAX. |INDUST. AND COMM. ZONE
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SANTIARY SEWER

SS-2

-

CHECKED: APPRCVED: AT £4D4E
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e
| SS-1

r— PROPERTY UNE

SIDEWALK

con v CTION JONT INSTALL EXPANSION
AT 4" INTERVALS ON JONT EVERY 40
SIDEWALK

- » - - - - - - - - - - - - - - * v w - - - - - * | PARK STRIP

7
\C‘.’URB&GU TER

INSTALL EXPANSION t \conmenz CURB & GUTTER
JOINT EVERY 100 FEET CONSTRUCTION JOINT SEE DWG.£ ST—2 FOR DETALLS
AT 10’ INTERVALS ON OF ALLOWABLE TYPES
CURB AND GUTTER
(1/2 PAN)
PLAN VIEW

NOTES:

1. A MINIMUM 8" DEPTH OF ROADBASE MATERIAL SHALL BE PLACED TQ GRADE AND COMPACTED TO 95% OF MAXIMUM DRY
DENSITY UNDER DRIVEWAY, WATERWAY, AND CURD & GUTTER PRIOR TO PLACEMENT OF CONCRETE.

2. A MINIMUM 6" DEPTH OF ROADBASE MATERIAL SHALL BE PLACED TO GRAOE AND COMPACTED TO 95% OF MAXIMUM DRY
DENSITY UNDER SIDEWALK AT ALl OTHER LOCATIONS PRIOR TO PLACCMENT OF COMCRETE.

3. WHERE CONSTRUCTION IS ADJACENT TO STATE HIGHWAY FRONTAGE, STATE HIGHWAY DEPARTMENT REQUAREMENTS SHALL
GOVERN.

4. CONCRETE SHALL BE 3/4 INCH MAXIMUM AGGREGATE, £.3 BAGS PER YARD OF TYPE 2 CEMENT WITH A MINIMUM
COMMPRESSIVE STRENGTH OF 4,000 PSI AT 28 DAYS.

5. EXPANSION JOINTS FOR CURB & GUTTER ARE TO BE SPACED NO MORE THAN 100 FT, AND SIDEWALKS SHALL BE SPACED NO
MORE THAN EVERY 40 FT. EXPANSION JOINTS SHALL BE CONSTRUCTED BY PLACING AN APPROVED MATERIAL, {TYPICALLY
BITUKMINOUS IMPREGNATED FIBERBOARD), THE FULL DEPTH OF THE CONCRETE. EXPANSION MATERIAL SHALL BE SET 1/2" BELOW
THE FINISH LEVEL OF THE SIDEWALK.

B. CONSTRUCTION JOINT IS MADE BY SCORING THE CONCRETE WITH 1/2° RADIUS EDGING TOOL OR OTHER METHOD APPROVED BY
ENGINEER.

7. SLOPE SIDEWALK TO ROADWAY AT 2X GRADE

B. LOCATE ALL INLET GRATES 2" MINIMUM AWAY FROM THE PEDESTRIAN CROSSWALK, WITH ALl DRAINAGE INTERCEFTED BEFORE IT
GETS TO THE CROSSWALK AREA.

9. THE SIDEWALK SHALL BE A MIN. 5° THICK COMCRETE

10. IN ROCKY SUB—GRADES 18 OF BOTTOM OF TRENCH TO BOTTOM OF PIPE. MIN. OF 2 OF OUTSIOE DIAMETER.

11. INSTALL MAGNETIC DETECTOR TAPE WITH A MIN. OF 14 GAUGE COATED TRACER WIRE FOR ALL PVC DR OTHER PIPE.
12. PAINT LOT NUMBER AT PROPERTY LINE.

13. SEWER LATERAL LOCATIONS TO BE MARKED OMN TOP OF CURB WITH AN S.

14. CULINARY WATER LATERAL LOCATIONS TO BE MARKED ON TOP OF CURB WITH A W.

15. SECONDARY WATER LATERAL LOCATIONS TO BE MARKED ON TOP OF CURB WITH AN |

18. WATER VALVE LOCATIONS TO BE MARKED ON TOP OF CURB WITH A V.

r

DATE: T
AUGUST 2017 STANDARD DETAILS

STREET STANDARDS

SARATOGA :
SPRINGS CITY s I___STjJ

v
DATE, 1 REVISINS g
e P o STANDARD DETAILS
SINGLE FAMILY 8 I O . RGO DRI
CRAWING MAME:
‘ §T-44 |

Ve apeRoscn ([ 7E | =
DRIVE APPROACH G — —
i S ST-4A |

TREES SHALL MEET SPECIFICATIONS
FOUND IN SECTION 02726. TREES ARE
TO BE PLACED EVERY 50" ON BOTH
SIDES OF THE ROAD. STAGGER
LOCATIDNS FROM ONE SIDE OF THE
ROAD TO THE QTHER. GRADE "A”
MINIMUM IN ALL APPLICATIONS,

SIDEWALK

PER SECTION 00500, TABLE 7

TR
e,
NN

SECONDARY
WATERUN

57 THICK CONCRETE 2' FROM £DGE OF CURB & GUTTER
SIDEWALK W/6" THICK SEWER LINE] OR ALTERNATE LOCATION APPROVED
ROAD BASE COURSE BY THE CIFY EMGINEER

NOTES:
1. MAXIMUM DIFFERENCE N ELEVATION BETWEEN CURB ON OPPOSITE SIDES OF STREET SHALL NOT EXCEED 1°-0°

2. PROVIDE A MINIMUM 6 THICKNESS OF 3/4" OR 1" CRUSHED GRAVEL BASE CDURSE UNDER SIDEWALKS, DRIVEWAY
APPROACHES, AND CURB & GUTTER.

3. INSTALL TYPE 2 SLURRY SEAL
4, HOUSES MWAY FRONT ON THESE STREETS.

5. THIS ROW CROSS SECTION SHALL BE PERMITTED FOR PRIVATE ROAD CROSS SECTIONS IN THE FOLLOWING ZONES: R-2,
R—3 AND R-4.

oo} 24" o
187 —
o
Ll i 4’
8 4
12" RES. —
4,
.. . 8" RES.
Ll
‘IIHAIII_—“IT‘—J
7 3/4"
6" COMPACTED UNTREATED
BASE COURSE
*FOR USE IN LOCAL & MINOR COLLECTORS
f RESIDENTIAL m‘;ﬁm |
24" HIGH BACK ——__I| y
CURB & GUTTER ———— SARATOGA )
[T== T ||__springs ciTy HoE ona

hY

DATE: REVISIONS y
AUGUST 2017 REV PATE BY COMMENTS |

.27 JRM ! a 3 :
ARG AT ¢ | ok mmmtm\sllo ADDED REFERENCES ¥0 SPECIFICAT
5T8
AN

— ( SARATOGA e on

200, SARATOGA SPRINGS,
[

SPRINGS CITY [

STANDARD DETAILS

STREET STANDARDS

ST-8 |

LOCAL
ROADWAY

Il

59' RIGHT-OF-WAY

Know what's below.

Call vefore you dig.

Y

s N
JOB NO.FH001

\_ @ Proterra Group, Inc. 2020/

r~ ™
) 5 B
b
| &8 5|3
AN S
g N
@
<
0
7z
o
g
o
]
[}
7z
Q
“u
-
m
[+
o
Z
5
. /
7 ™

SECRET SPRINGS
DETAIL SHEET
FINALCONSTRUCTION DRAWINGS

N/
/\

WWW. broferragroup.com

1654 Reunion Ave. Suite 104, South Jordan Utah 84095
Phone: (801) 253-0248 Fax: {801) 253-6139

J
\
A vy
/ SHEET A
. J




r ' \

- —
JOB NO.FHOO01
\_ © Proterra Group, Inc. 2020 /
' ™
SIDEWALK ORDERING GUIDE: NOTES: L
L 1. ALL PRIVATE STREET LIGHTS SHALL BE MASTER-METERED. .| A
8'MIN REQUIRED . oARK STRP T AL A e ! 2. ALL PRIVATE STREET LIGHTS SHALL NOT BEAR ANY SORT .. A i
FOR REFUGE ISLAND P A5 O T A OF CITY IDENTIFICATION, SUCH AS THE CITY LOGO. § % ﬁ g .
o DECORATVE BASE:  16™VIRG{NAME}—BK 3. 4 BOLTS AT 90" " DIA. X 18" LONG X 3" HOOK BOLTS § = O ~ {H
31 CURB LINE TO HAVE A 3 §~ PROJECTION OUT OF THE CONCRETE. BOLTS = g % = E
RAISED MEDEAN TO BE GE GALVANIZED. i
6™WIDE LARE 4. LIGHTS SHALL BE 120 V. NOMINAL TO GROUND . J
MOROUTHIC CURE FULL HDGHT CURB 5. ALL PRIVATE STREET LIGHTS SHALL BE MASTER—METERED. e
6. ALL PRIVATE STREET LGHTS SHALL NOT BEAR ANY SORT
/ OF CITY IDENTIFICATION. E
SIDEWALK 6" WIDE & 7. ALTERNATIVE PRODUCTS MAY BE SUBSTITUTED IF DEEMED g
MONGLITHIC CURB & NO LIP AT ¢ TO BE EQUAL AND APPROVED BY THE CITY.
IF REQUIRED Py %
‘ URB LINE 3
ARAIL RAME 5 = 19-3/4" —
SEE NOTE 3 o
> o
PERPENDICULAR PED e R AN AM ,y
PEDESTRIAN RAMP AN RAMP MEDIAN BREAK
EXAMPLE FULL HEIGHT N
DETECTABLE WARNING SURFACE CUuRR
IS REGUIRED FOR PEDESTRIAN
. REFUGE ISLANOS. PASS THROUGH
SMIN (SLANDS DO HOT REQUIRE NO LIP AT = — Z
NO LP AT NO LP AT [~ 5" hHN————=— DETECTABLE WARNING SURFACE. CURB LINE 357 =
CURB LINE CURB LINE FLARE Sron R £
"WIDE MONOUITHIC ST-SA FOR B
___________ CURB IF REQUIRED SECTION Eet
_______ e CROSSWALK )
L7a]
SIDEWALK m
6"MIN.UNTREATED amfi "MIN.UNTREATED CORNER PEDESTRIAN RAMP A
e E BASE COURSE SURFACE SECTION C-C BASE COURSE CURB LINE EXAMPLE o %
SURFAE  SECTION B-B i g
FULL HEIGHT CURB ENLARGED FIXTURE DETAIL g‘l
. NOTES:
SLOPE TABLE NOTES: FLAR . REFER TO STD DWG ST 5A FOR PEDESTRIAN 140 POLE SPECIFICATIONS:
ACCESS RAMP DETAIL AND SLOPE POLE HEOGHT: 14’ EXTRUDED ALUMINUM TOTAL
MAX. RUNNING MAX. CROSS 1. CONFIGURATION OF RAMPS AND LANDINGS MAY BE CHANGED REQUIREMENTS. POLE: 5" 0.D. THICKNESS: 250"
ITEM SLOPE * SLOPE * DR T RAME AMENSION AND SLOPE f‘mDE  CURB EPA: MIN 20 IN BO MPH ZONE (1.3 GUST FACTOR)
LANDING % (1V:ABHy (0} | 2% (1V:48H) {B) THE USE OF FLARES. CURBWALLS, ETC. ARE AT THE OLTH NO LIP AT 3 B T N R e o oR BASE = 16" DECORATVE ELASTOMER TWO-PIECE — AVERAGE 3/4" THICK (50 ibs)
RAMP B3R (W-12A) (o) | 2% (1v-48r) (d) DISCRETION OF THE ENGINEER. CURB LINE F SEE DETAL A ON STI DWG ST 5A FOR ANCHOR PLATE: 12" BOLT CIRGLE WATH 3/47 x 187 BOLTS
- : i DETECTABLE WARNING SURFACE DIMENSIONS.
TRANSITION 5% (1v:20H) (o) | 2% {1v:48H) () 2. PERPENDICULAR AND PARALLEL PEDESTRIAN RAMPS SHOWN ON SEE NOTE 3 b
SIDEWALK —— 2% {1v:48H) THIS DRAWING ARE ACCEPTABLE FOR USE AT MID BLOCK OR o 3. LOCATE DETECTABLE WARNING SURFACE SO )
FLARE 0% (1V-30M) - CORNER INSTALLATIONS. REFER TO STD DWG ST 5C, 5D AND THAT THE EDGE NEAREST THE STREET IS 6" TO S
ST 5C FOR EXAMPLES OF CORNER INSTALLATIONS. 8> FROM THE CURB LINE. §12 STRANDED SINGLE z
. WIRE FOR LIGHT :
RPUE?)N]NG SLOT‘;FAV%_,“WH:& %%CS;DN OF 3. PROVIDE DETECTABLE WARNING SURFACE FOR FULL WiDTH 4, WHEN DETECTABLE WARNING SURFACE IS >
IS PERPENDICULAR TO PEDESTRIAN TRAYEL OF RAMP, LANDING, OR CURB CUT. SEE DETAIL A, DWG B5A, FOR CUT. GRIND REMAINING PORTION OF ANY CUT 5
DETECTABLE WARNING SURFACE DIMENSIONS. ggﬂgp ATE SEE ST Dwe DOMES. SEAL ALL CUT PANEL EDGES TO \_ ),
LN PREVENT WATER DAMAGE.
(a) TN CROSS SLOFE gLEEBDScL(')r B o 4. LOCATE DETECTABLE WARNING SURFACE SO THAT THE EDGE FLARE ST-54 FOR
CUTTER AR TO MEET REGURLD SBANSTON NEAREST THE STREET IS 6" TO 8° FROM THE CURE SECTION C—C 5. LOCATE CURB CUT WITHIN CRUSSWALK. o ™
SLOPE AT CURB CUT. LINE.
EXCEPTION: 5. PROVIDE DETECTABLE WARNING SURFACE THAT CONTRASTS
{b) SLOPE REQUIREMENTS DO NOT APPLY AT WITH ADJACENT WALKING SURFACE, ENTHER LIGHT—ON—DARK CROSSWALK
MID-BLOCK CROSSINGS. OR DARK—ON—LIGHT. ACCEPTABLE COLORS INCLUDE: YELLOW. ANCHOR BASE DETAIL | 16 |
{c} PARALLEL RAMPS ARE NOT REQUIRED TO EXCEED FINISH; 12" BOLT CRGLE
15—FEET IN LENGTH. 6. USE CLASS AA(AE) CONCRETE. CORNER PEDESTRIAN RAMP BLACK ANCHOR BOLTS: 3/4" x 18" ENLARGED DECORATIVE BASE DETAIL
{d) CROSS SLOPE REQUIREMENT DOES NOT APPLY . EXAMPLE
AT PERPENDICULAR RAMP MID—BLOCK CROSSING. 7. USE UNTREATED BASE COURSE UNDER ALL CONCRETE FLATWORK.
\ r \ J e g
DATE, e s ¥ DATE: rr REVISIONS "-_\. r DATE: REVISKMS b m
AUGUST 2017 | FEvpaTE ST COMMENTS AUGUST 2017 REV PATE BY, COMMENTS I STANDARD DETALS 1] , AUGUST 247 Revbareby] | COMMENTS STAMDARD DETALS O
ADA ACCESSIBLE DRAVANG NaliE: ADA ACCESSIBLE DRAYANG HAME- 14 LOCAL T | N 1-17 KA ANDEIH €A1 LOUTS ANN EITERADUED NOYES m
RAM —— | RAMP = REET LIGHT o S
P Fv— - ) STKIET STANDARDS —— y STREET STANDARDS STREET LIG — C y STREET LIGHTS
ETL ' N ETL 4 ™ ETL 1307 . COUNERCE DR, )
CRECKED: - SARATOGA %w’*;;‘?w“%m CHEOKeD: APPROVED: SARATOGA %&Eﬁaﬁc&%m P w—— ( SARATOGA 250, BARATOCH SFRNGS. H
\__SPRINGS CITY e ) ___SPRINGS CITY P SPRINGS CITY e : Z LIJ &ﬁ
[ — . —
MH L A
Q“: v =
E Eﬁ
M | < &
NOTES: — %
ORDERING GUIDE: 1. ALL PRNATE STREET LIGHTS SHALL BE MASTER—METERED. LIJ o
m "
. UGHT FIXTURES:  SS—CL52T4—34LED 2. ALL PRIVATE STREET LIGHTS SHALL NOT BEAR ANY SORT OF CITY IDENTIFICATION. )
EUTRAL ] | PHOTOCELL:  839DYF—BK
3. DUCT SEAL SMALL BE USED AT ALL CONDUIT OPENINGS. m 2
DOUBLE CHAR (m12
we T~ OPTIC / CONE 4. WIRE MUST BE PULLED USING POLY PULL TAPE BY ACCEPTABLE INDUSTRY STANDARD <
A HADHOLE WITH GROUMD ST ——| | MODULE METHODS. V) E
— 5 TERMINATE CONDUIT IN BOXES WITH GLUE ON CONDUIT END BELLS ATTACHED TO END
A r M~ === OF CONDUITS. &l
POLE ‘\,__\
6. STREET LIGHT POLES SHALL BE LOCATED AT ROADWAY INTERSECTIONS (NEAR FIRE
- - HYDRANTS WHERE POSSIBLE}) AND AT OTHER REQUIRED LOCATIONS PER CITY STANDARDS.
= ~~———189 3/’4.—— 7. ALL POLES ON COLLECTOR STREETS SHALL HAVE FLUTED SHAFTS. \ 1 /
‘:j BOND LISHT POLE—PROVIDE LUC OR POST MSEE. POLE . e B. MARK JUNCTION BOX LIDS "STREET LIGHTS™.
/ UNDASTURBED EARTH 9. INSTALL 1.25° PVC SCH 40 CONDUT WITH 24" COVER AND SAND BEDDING.
- OR 95X COMPACTION
; furid AROUND CONCRETE - 1D. WIRES TO BE SINGLE CONDUCTOR {NOT CABLE ASSEMBLY) §6 AWG XHHW-2 COPPER
i BASE . WIRE IN COLORS NOTED ON DETAIL
4" MN. - 5" R LE
—TTT L L - [:,’:F; n m 11. CONTRACTOR TO INSTALL JUNCTION BOX WITH FUSE. BOX TC BE LOCATED 4 MIN
_| l Zt: | | i AND 1D’ MAX FEET FROM RMP SOURCE. PROVIDE 2" SCH 40 FVC CONDUIT TO RMP SEE DWG. LP—1A & N S
— _ IH{ SOURCE. PROVIOE CONDUCTORS LONG ENOUGH TO REACH RMP POWER SOURCE PLUS S'. LP—1C FOR POLE /’ \
| | i l::l i CONTRACTOR SHALL SUPPLY IN CONDUIT. AND LIGHT FOCTURE
— it DETAILS
T = | ezteee 247 12. CONNECT GROUND WIRE TO METAL SHELL OF LIGHT POLE. BOND TO ALL METAL
J— | — | “~irr- - { ] 5 1 PARTS AS PER NFPA 70.250.
[ P i) RN 3 0
() ]
! I——l :::; \ ¥ + 0 13. FUSE ASSSEHBUES SHALL BE (1) BUSSMAN HEB~JJ, WITH (2) BUSSMAN 2A0660. NO §12 STRANDED %
(AR 5 v <
- il 4 E T N N— SUBSTITUTION SINGLE WIRE 3
40 L AT 14, POLE FUSE SHALL BE BUSSMAN KTK 5 AMPS, IF MORE THAN ONE POLE 1S BEING FOR LGHT =
L S, A HINGED SUPPLIED, POD SHALL BE AT MIN. 10 AMP AND MAX. 30 AMP, AND POLE FUSE SHALL BE 8 o9
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2" X 2" STANDARD
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APPROVED FQUAL)

0.25" WALl HEAWY
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CONCRETE (4000 p.s.i. 28
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(STOF) 76"

<

SIGNS SHALL CONFORM
TG THE REQUIREMENTS
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UNIFORM TRAFFIC CONTROL

DEVICES™

12°
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SIGNS TO BE

TO BACK TO
POLE

STREET SIGN TO
BE B"x38"

L
. — STREET |

1. SECURE CITY'S APPROVAL OF SIGN FORMAT AND INSTALLATION.

CITY WiLL FURNISH THE
DESIGNATIONS TO BE
STAMPED ON THE SIGNS

GREEN SCOTCH UTE &°
SIGN WITH 8™ LETTERING.
INSTALL. 2 RIVETS PER
EACH SIDE OF SIGN.

-0 2" 27 STANDARD
GALVANIZED POST
{TEL SPAR OR
APPROVED EQUAL)

0.257 WALL HEAWY
DUTY ANCHOR

CONCRETE (4000 p.s.i.
28 DAY COMPRESSVE
STRENGTH)

\ TEMPORARY SIGNS MAY

BE INSTALLED PRIOR TOQ
PLAT RECORDATION BY
USING PUSH IN TYPE
POLES IN LIEU OF
CONCRETE

2. INSTALL THE EDGE OF THE SIGN TWO FEET FROM THE VERTICAL EXTENSION OF THE BACK OF CURB
AS NEAR AS POSSIBLE TO THE APPROACH CURB POINT OF CURVATURE. SIGNS SHOULD NOT

OVERHANG SIDEWALK OR CURB & GUTTER.

3, ALL STREET SIGNS (STOP, SPEED, ETC.) SHALL BE 7 MINIMUM FROM GROUND TO BOTTOM OF SIGN.

4. ALL STREET SIGNS TO BE COATED WITH 3M—HIGH INTENSITY SHEETING, OR ACCEPTABLE EQUAL

5. PRIVATE STREET SIGNS TO HAVE BLUE BACKGROUNO.

y
DhTE:  Revaoms —
AGGUST W7 REV] DATE | TOMENTS STANDMRD DETALS
STREET AND [ | m——"
REGULATORY SIGNS = !

DRANN Y.
ETL

REDWOOD
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CHRCHED: | APPRONVED:

\

SARATOGA |zt
SPRINGSCITY  |Bume

\ \ 3" ASPHALT*

\
‘— 6" UNTREATED BASE COURSE

TYPICAL TRAIL SECTION

N.T.S.

PREPARE SUBGRADE PER GEQOTECHNICAL REPORT
(REWORKING AND COMPACTION MUST EXTEND 12"
MINIMUM BELOW PAVEMENT SECTION

INSTALL CONCRETE SIDEWALK J
PER CITY STANDARD ST-1
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MAY BE ACCOMMODATED)

FIBERGLASS SEPARATION
CYLINDER AND INLET

PVYC HYDRAULIC SHEAR
PLATE

CDS2015-4-C DESIGN NOTES

CENTER OF CDS STRUCTURE, SCREEN AND
SUMP OPENING

THE STANDARD CDS20154-C CONFIGURATION IS SHOWN. ALTERNATE CONFIGURATIONS ARE AVAILABLE AND ARE LISTED BELOW. SOME
CONFIGURATIONS MAY BE COMBINED TO SUIT SITE REQUIREMENTS.

CONFIGURATION DESCRIPTION

GRATED INLET ONLY (NO INLET PIPE)

GRATED INLET WITH INLET PIPE OR PIPES

CURB INLET ONLY (NO INLET PIPE)

CURB INLET WITH INLET PIPE OR PIPES

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

SEDIMENT WEIR FOR NJDEP / NJCAT CONFORMING UNITS

TOP SLAB ACCESS
{SEE FRAME AND COVER
DETAIL}

48" [1218) 1.D. MANHOLE
STRUCTURE

PLAN VIEW B-B

N.T.S.

CONTRACTOR TO GROUT

TO FINISHED GRADE _\ |
GRADE ==

RINGS/RISERS

FIBERGLASS SEPARATION

CYLINDER AND INLET —\ =

INLET PIPE
(MULTIPLE INLET PIPES

QUTLET PIPE

(40° [1218]} ——|
VARIES

OIL BAFFLE SKIRT —/ ’

H

\ PERMANENT POOL

ELEV.

SEPARATION _/ .

SCREEN

PVC HYDRAULIC _/

SHEAR PLATE

R
(48" [1372])

SOLIDS STORAGE SUMP /

ELEVATION A-A
N.T.S.

1 i s FEOTISCIEY 2% P G K

SITE SPECIFIC
DATA REQUIREMENTS

STRUGTURE ID
WATER QUALITY FLOW RATE (GFS OR Uis) .
PEAK FLOW RATE (CFS OR Lis) .
CUNTECH RETURN PERIOD OF PEAK FLOW (YRS) -
[ — SCREEN APERTURE (2400 OR 4700) -
PIPE DATA: LE. MATERIAL | DIAMETER
INLET PIPE 1 . . .
INLET PIPE 2 - * ‘
QUTLET PIPE ' - .

R ELEVATION

ANTI-FFLOTATION BALLAST WIDTH HEIGHT
FRAME AND COVER . -
{DIAMETER VARIES) NOTES/SPECIAL REQUIREMENTS:
N.T.S.

* PER ENGINEER OF RECORD

GENERAL NOTES

1. CONTECH TO PROVIDE ALL MATERIALS UNLESS NOTED OTHERWISE.

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

3. FOR FABRICATION DRAWINGS WITH DETAILED STRUCTURE DIMENSIONS AMD WEIGHTS, PLEASE CONTACT YOUR CONTECH ENGINEERED
SOLUTIONS LLC REPRESENTATIVE. www.conlechES.com

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

5. STRUCTURE SHALL MEET AASHTO HS20 AND CASTINGS SHALL MEET HS20 (AASHTO M 306) LOAD RATING, ASSUMING GROUNDWATER ELEVATION
AY, OR BELOW, THE OUTLEY PIPE INVERT ELEVATION. ENGINEER OF RECORD TO CONFIRM ACTUAL GROUNDWATER ELEVATION.

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

INSTALLATION NOTES

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

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

(LIFTING CLUTCHES PROVIDED).

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

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

CONTRACTOR TO TAKE APPROPRIATE MEASURES TO ASSURE UNIT 1S WATER TIGHT, HOLDING WATER TO FLOWLINE INVERT MINIMUM. 1T IS

SUGGESTED THAT ALL JOINTS BELOW PIPE INVERTS ARE GROUTED.

meo

CGNIECH
d
ENGINEERED SOLUTIONS 11C

www.contechES.com
9025 Centre Pointe Or., Suile 400, Wesl Chesler, OH 45069

800-338-1122 513-845-7000 513-845-7803 FAX

CDS2015-4-C
INLINE CDS
STANDARD DETAIL

' ROW.

AT

6" GRANULAR BORROW* —

\* 3" ASPHALT*

\ INSTALL 24" STANDARD HIGHBACK CURB
AND GUTTER PER CITY STANDARD ST-2B

L 10" UNTREATED BASE COURSE*

TYPICAL ROAD SECTION - KILLDEER DRIVE/MCGREGOR LANE

N.T.S.

(CITY STD. ST-8)

*PER IGES GEOTECHNICAL INVESTIGATION
IGES JOB NO. 03110-002
DATED OCTOBER 15, 2019

PREPARE SUBGRADE PER GEOTECHNICAL REPORT
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Know what's below.
ca“ before you dig.

/ 2
JOB NO. FHO01

\_ © Proterra Group, Inc, 2020/
4 ™

LA
N ]
§%§§g
o
I
. Vi
f \
z
0
5
@]
E
B
a4
&
v
4]}
o)
2z
Q
=
aa])
[+'4
o
2z,
2
N /
g N

SECRET SPRINGS
DETAIL SHEET
FINAL CONSTRUCTION DRAWINGS

N /7
/N

WWW. ptoterragroup.com

1654 Reunion Ave. Suite 10A, South Jordan Utah 84095
Phone: (801} 253-0248 Fax: (301) 253-6139

. 4
4 \
\ A
(SHEET A
. V4




MEMORANDUM

Date: May 6, 2021

To: Travis Barker — Firefly Homes

From: Hales Engineering

Subject: Saratoga Springs Secret Springs Subdivision Trip Generation Study

UT21-1903

This memorandum discusses the trip generation study completed for the proposed Secret Springs
Subdivision located in Saratoga Springs, Utah. A vicinity map of the proposed development is
shown in Figure 1.

Figure 1: Vicinity map of the proposed development in Saratoga Springs, Utah

1220 North 500 West, Ste. 202  Lehi, UT 84043 p 801.766.4343 1
www.halesengineering.com



Background

The proposed Secret Springs Subdivision is comprised of 14 single-family dwelling unit lots
located in Saratoga Springs, Utah in the northeast quadrant of the Redwood Road (S.R. 68) /
McGregor Lane (3480 South) intersection. A site plan for the proposed development is included
in Appendix A.

Trip Generation

Trip generation for the development was calculated based on evening peak hour counts at the
existing Alpine Apothecary location. Trip generation for the existing building size and the proposed
increase in building size are included in Table 1.

As shown in Table 1, it is anticipated that the proposed 14-lot subdivision will generate a total of
172 daily trips, and 16 morning / evening peak hour trips on an average weekday. The morning
peak hour trips entering and existing were 25% and 75%, respectively, and the evening were 63%
and 37%, respectively, during the evening peak hour.

Table 1: Trip Generation

Trip Generation

Saratoga Springs - Secret Springs Subdivision

Weekday Daily # of Uniit Tvpe Trip Trips Trips Total New
Land Use' Units yp Generation Enterlng Exmng Enterlng Exmng Daily Trips

Single-Family Detached Housing (210) Dwelling Units 172 50% 50% 172
Total 172 172
Morning Peak Hour # of Trip Trlps Trlps Total New
Unit Type
Land Use' Units Generation Enterlng Exmng Enterlng Exmng Trlps
Single-Family Detached Housing (210) Dwelling Units 25% 75%
Total
Evening Peak Hour # of Unit Tye Trlp Trips Trips Total New
Land Use' Units P Generation Entenng Exmng Entering Exmng PM Trlps
Single-Family Detached Housing (210) Dwelling Units 63% 37% 10
Total

1. Land Use Code from the Institute of Transportation Engineers (ITE) Trip Generation ,10th Edition,2017.

SOURCE: Hales Engineering, May 2021

Conclusions

The findings of this study are as follows:
* The 14 single-family dwelling units will generate the following trips
0 16 morning peak hour trips (4 entering / 12 exiting)
0 16 evening peak hour trips (10 entering / 6 exiting)
0 172 daily trips with (86 entering / 86 exiting)

Please let us know if you have any questions, or if you need additional information.

1220 North 500 West, Ste. 202  Lehi, UT 84043 p 801.766.4343 2
www.halesengineering.com



APPENDIX A

Site Plan
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// SARATOGA SPRINGS

PLANNING COMMISSION
Staff Report

Site Plan
Thursday, May 13, 2021
Public Meeting

Report Date:
Applicant:

Owner:

Location:

Major Street Access:

Parcel Number(s) & Size:

Parcel Zoning:
Adjacent Zoning:
Current Use of Parcel:
Adjacent Uses:
Previous Meetings:
Previous Approvals:
Type of Action:

Land Use Authority:
Future Routing:
Author:

Wednesday, May 5, 2021

Harris Architecture — Ken Harris

Central Bank of Utah

207 East Cooper Drive

NW Corner of Pioneer Crossing & Riverside Drive
58:035:0096, 1.49 acres

Multi-use

Agricultural, Community Commercial, and Business Park
Undeveloped

Agricultural, Business Park

None

Concept Plan Approved, 07.01.21

Administrative

Planning Commission

Planning Commission

Gina Grandpre, Planner |

A. Executive Summary:

The applicant is requesting approval a Site Plan in the Riverside Crossing Subdivision. It is
proposed that Lot 9 will have a 5,409 square foot financial institution, Central Bank of Utah. A
preliminary plat for the Riverside Crossing Subdivision was approved on February 4, 2020 by the
City Council and the final plat was recorded on April 8, 2021.

Recommendation:

Staff recommends the Planning Commission conduct a public meeting on the proposed site
plan, review and discuss the proposal, and select from the motions in Section H of this report.
The actions available to the Planning Commission include approval with conditions, continuation,
or denial. The Planning Commission is the Land Use Authority of this site plan.

Gina Grandpre, Planner II
ggrandpre@saratogaspringscity.com

1307 North Commerce Drive, Suite 200 ¢ Saratoga Springs, Utah 84045

801-766-9793 185 e 801-766-9794 fax


mailto:ggrandpre@saratogaspringscity.com

Background:

The lot which the proposed site plan is located, was created when the Riverside Crossing
Subdivision was approved in 2020. Lot 9 is 63,440 square feet. Considering this, in regards to the
minimum lot size requirement in the MU zone of 15,000, the subject lot is legal conforming as to
lot size. The residential element for this subdivision will be west of the currently recorded plat,
next to the Jordan River, this will meet the residential requirement for the Mixed Use zone.

Specific Request:
The applicant requests review and approval of the proposed site plan to locate a Central Bank of
Utah branch s at 207 E. Cooper Drive in the MU zone.

Process:

Section 19.13 summarizes the process of site plan approval. The Planning Commission is the Land
Use Authority of new site plans. This item is scheduled to be discussed in a public meeting and a
public hearing is not required.

Community Review:

Public notices are not required for this type of application. However, the proposed site plan is
noticed on the City website and the state public notice website. As of the date of this report no
public input has been received.

General Plan:

The site is designated as Community Commercial on the Land Use Map of the General Plan. The
General Plan describes the general characteristics of the Community Commercial land use
designation as follows:

These areas include a variety of commercial uses which are well integrated into
the community and are located in commercial clusters along major transportation
corridors. Office components should be included as an integral part of
developments in this district so as to capitalize on the benefits that can be
enjoyed with a mixture of distinct but complementary land-uses.

Staff conclusion: Consistent. A financial institution allows a variety of permitted uses in the
Community Commercial zone. Adjacent properties are zoned BP where large and small scale
offices, business parks and supporting retail uses occur. Other adjacent properties will remain
vacant until future development happens. Nearby office uses and low density housing exist.
Sidewalks and pathways are provided for pedestrian access in and around the parcel.

Code Criteria:
For full analysis please see the attached Planning Review Checklist.

e 19.04, Land Use Zones: Complies.

e 19.05, Supplemental Regulations: Complies.
e 19.06, Landscaping and Fencing: Complies.
e 19.09, Off Street Parking: Complies.

e 19.11, Lighting: Complies.



e 19.13, Process: Complies and scheduled for PC.
e 19.14, Site Plans: Complies.
e 19.16, Site and Architectural Design Standards: Complies.

Recommendation and Alternatives:

Staff recommends that the Planning Commission discuss this request in a public meeting and
choose from the options below.

Staff Recommended Motion — approval and positive recommendation
“I move to approve the proposed site plan of the Riverside Crossing Subdivision, Lot 9, Central
Bank of Utah 207 E. Cooper Drive in the MU zone with the findings and conditions below:”

Findings

1. The application is consistent with the General Plan, as articulated in Section “F” of the
staff report, which section is incorporated by reference herein.

2. The application complies with the Land Development Code as articulated in Section
“G” of the staff report, which section is incorporated by reference herein.

Conditions:

1. All conditions of the City Engineer shall be met, including but not limited to those in
the attached engineer’s staff report.

2. All requirements of the Fire Chief shall be met.

All other Code requirements shall be met.

4. Any other conditions or changes as articulated by the Planning Commission:

w

Alternative 1 — Continuance
The Planning Commission may also choose to continue the item. “I move to continue the
Riverside Crossing Subdivision, Lot 9, Central Bank of Utah 207 E. Cooper Drive to another
meeting on [DATE], with direction to the applicant and Staff on information and/or changes
needed to render a decision, as follows:

1.

2.

Alternative 2 — Denial

The Planning Commission may also choose to deny the site plan. “I move to deny the proposed
site plans of Riverside Crossing Subdivision, Lot 9, Central Bank of Utah 207 E. Cooper Drive in the
MU zone based on the following findings:”

1. The site plan is not consistent with the General Plan, as articulated by the Planning
Commission:

,and/or,
2. The Site Plan is not consistent with Section [19.04, 19.05, 19.06, 19.09, 19.11, 19.13,
19.14, 19.16, 19.18] of the Code, as articulated by the Planning Commission:




Exhibits:

1.Location Map

2.Planning Review Checklist

3.Site Plan & Signage Plan
4.Landscape Plan

5.Elevations

6.Photo of Colors and Materials Board
7.Photometric Plan

8.Light Fixture Details

9.Engineer’s Staff Report
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Exhibit 1: Location Map




Exhibit 2: Planning Review Checklist

-

PRl S/\RATOGA
/ SPRINGS

iy PLANNING

APPLICATION REVIEW CHECKLIST

Application Information

Date Received:

Date of Review:
Project Name:

Project Request / Type:
Meeting Type:
Applicant:

Owner:

Location:

Major Street Access:

Parcel Number(s) and size:

Land Use Designation:
Parcel Zoning:
Adjacent Zoning:
Current Use:
Adjacent Uses:
Previous Meetings:
Previous Approvals:
Type of Action:
Land Use Authority:
Future Routing:
Planner:

2/17/2020

3/9/2021

Central Bank of Utah
Site Plan

N/A

Central Bank of Utah
Central Bank of Utah

NW corner of Pioneer Crossing & Riverside Drive
NW corner of Pioneer Crossing & Riverside Drive
Riverside Crossing — Lot 9; 58:035:0111
Community Commercial

Mixed Use

Office

Undeveloped

Undeveloped

NA

NA

Approval

Planning Commission

N/A

Gina Grandpre, Planner 11

Section 19.13 — Application Submittal

Application Complete: Yes.
Rezone Required: No.

General Plan Amendment required: No.

Additional Related Application(s) required: No.

Section 19.13.04 — Process

DRC: 03-08-21

Neighborhood Meeting: N//A

PC: NA
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General Review

Building Department

Setback detail

Lot numbering — per phase (i.e. Phase 1: 100, 101, 102. Phase 2: 200, 201, 202, etc.)
True buildable space on lots (provide footprint layout for odd shaped lots)

Lot slope and need for cuts and fills

Fire Department
o Residential:

O

@)
O
@)

o O

@)
@)
o

Fire flows shall be met for this development and future development in the area.

Hydrants shall not exceed 500' spacing in R3-6 and lower areas.

Higher than R3-6, hydrants shall not exceed 300" spacing.

All three story structures above grade shall be fire sprinkled and meet NFPA 13 requirements where
required.

All access roads shall support 26' of un-obstructed drive isle with parking on the streets.

The 59' road cross-section shall be used if applicable. If the streets are not able to support such
movement, fire lane signage shall be posted by the developer.

All cul-de-sacs shall meet our current standard and shall have hydrants in them. All cul-de-sacs shall be a
minimum of 96’ in diameter from curb face to curb face and have a hydrant located within the cul-de-sac.
Third party review required for sprinkler systems

Dimension street and cul-de-sac widths on plat

Turnarounds on cul-de-sacs and dead-ends more than 150’ in length

e Commercial:

@)
O
@)

Fire flows shall meet existing needs as well as future development in the area.

Hydrant spacing shall not exceed 300°.

Buildings shall be fire sprinkled and meet NFPA 13 requirements and all applicable IFC 2015 edition
requirements and appendices.

Alarm system and notification systems shall all be tied together with the fire sprinkler system and
monitored 24/7, 365 by a third party monitoring company.

This same system and / or monitoring company shall also be able to notify UVSSD 911 dispatch center
24/7 365.

All sprinkler plans and alarm plans shall be third party reviewed by PCI in Centerville, Utah, Attn: Bob
Goodloe.

GIS / Addressing
e comments

Additional Recommendations:

Code Review

19.04, Land Use Zones
Zone: MU
Use: Community Commercial

O
O



Requirements

Mixed Use Zone

Category Regulation Compliance Findings
14 units/acre for .
Maximum Unites per Acre residential portion of ';T%Z?ﬁ?a:);\iﬁlggmem outlines where
project™* Will Comply
Minimum Project Size 5 acres Has DA
Minimum Lot Width 50' Complies
Maximum Height of . , . - .
Structures Four stories, 45 TBD with Building Permit
Maximum Lot Coverage 50% Complies
Minimum Dwelling Size 1,000 sq. ft. above grade feTﬁjr:aiet?an?/\i/ﬁlggmem outlines where
Will Comply
Minimum Lot Size
Non-Residential 15,000 sq. ft. Complies
Single Family Lots 5,000 sq. ft. QT%:ii?ani\ilﬁlggmem outlines where
Will comply
Two and Three-Family 6,000 sq. ft.

Dwellings

Multi-Family Dwellings

See footprint development
requirements

Footprint Development Allowed
Residential Above 15,000 sq. ft.
Commercial
Minimum Setback for Mixed Use Buildings

First Floor 10" around the perimeter Complies

Second Floor 20" around the perimeter Complies

Third Floor 30" around the perimeter Complies

Fourth Floor 40' around the perimeter N/A

Minimum Setback for Residential and Commercial Buildings
Front* 20' Complies
Interior sides for residential 10" between buildings, 5'
single family and footprint | between exterior walls and
development property lines
Interior sides for residential
two, three and multi-family 10" between buildings
dwellings
Interior Sides for Non- 10°
Residential Complies
Rear* 20' Complies
corner side 15 Complies
Minimum Lot Frontage:
Residential 35 _ Determined by the Development
Will Comply | Agreement
Non-Residential 60’ Complies
Mixed Use Buildings 100° Determined by the Development

Will Comply

Agreement




o Setback Exceptions: Complies

e Footprint Development: N/A

o Residential Above Commercial: Complies with Development Agreement
e Open Space and Landscaping Requirements: 20% - Complies

19.05 Supplemental Regulations

Regulation Compliance Findings

Flood Plain: Buildings intended for human occupancy shall be

constructed at least one foot above the base flood elevation. Complies.

Water & Sewage: Each lot shall be connected to City water and sewer. | Complies.

Transportation Master Plan: Lots shall not interfere with the

Transportation Master Plan. Complies.

Property Access - All lots shall abut a dedicated public or private road. | Complies.

19.06 Landscaping and Fencing

Landscape Plans

Regulation Compliance Findings

Landscape Architect: Landscaped plans shall be prepared by a

licensed landscape architect. Complies.

Existing Conditions: Show the location and dimension of all existing
and proposed structures, property lines, easements, parking lots, power Complies.
lines, rights-of-way, ground signs, refuse areas, and lighting.

Planting Plan: Show location and planting details for all proposed
vegetation and materials. Indicate the size of the plant material at

maturation. All existing vegetation that will be removed or remain must Complies.
be identified.

Plants: The name (both botanical and common name), quantity, and Comblies
size of all proposed plants. plI€s.
Topography: Existing and proposed grading of the site indicating Complies.

contours at two-foot intervals.

Irrigation: Irrigation plans showing the system layout and details. Complies.

Fencing: Location, style, and details for proposed and existing fences

and identification of the fencing materials. N/A.
Data Table: Table including the total number of each plant type, and
total square footage and percentage of landscaped areas, domestic turf Complies
grasses, decorative rock, mulch, bark, and drought tolerant plant PHes.
species.
Completion of Landscape Improvements: All required landscaping Can
improvements shall be completed in accordance with the approved

Comply.
landscape plans.

Planting Standards

Deciduous Trees: 2" in caliper. Complies.
Evergreen Trees: 6'in height. Complies.
Tree Base Clearance: 3’ diameter around every tree must be kept clear .

Complies.
of turf and rock mulch.
Shrubs: 25% of required shrubs must be a minimum of 5 gallons in i
size Complies.
Turf: No landscaping shall be comprised of more than seventy percent Complies.

turf, except within landscaped parks.

Artificial Turf : Not allowed. Complies.




Drought Tolerant Plants: 50% of all plants shall be drought tolerant. Complies.
Rock Mulch: Rock mulch shall be two separate colors and separate
sizes and must be contrasting in color from the pavement and other Complies.

hard surfaces. All colors used must be earth tones.

Design Requirements

Evergreens: Evergreens shall be incorporated into landscaped
treatment of sites where screening and buffering are required.

Complies.

Softening of Walls and Fences: Plants shall be placed intermittently
against long expanses of building walls, fences, and barriers to create a
softening effect.

Complies.

Planting and Shrub Beds: Planting and shrub beds are encouraged to
be used in order to conserve water.

Complies.

Water Conservation: Water-conserving sprinkler heads and rain
sensors are required. Drip lines should be used for shrubs and trees.

Complies.

Energy Conservation: Placement of plants shall be designed to reduce
energy consumption. Deciduous trees are encouraged to be planted on
the south and west sides of structures. Evergreens are encouraged to be
planted on the north side of structures.

Complies.

Placement: Whenever possible, landscaping shall be placed
immediately adjacent to structures, particularly where proposed
structures have large empty walls.

Complies.

Trees and Power Poles: No trees shall be planted directly under or
within 10 of power lines, poles, or utility structures unless:
a.  The City Council gives its approval.
b.  The Power Company or owner of the power line gives
written consent.
c.  The maximum height or width at maturity of the tree species
planted is less than 5’ to any pole, line, or structure.

Complies.

Preservation of Existing V

egetation

Where possible and appropriate, existing native vegetation must be
incorporated into the landscape treatment of the proposed site.

Complies.

Tree Preservation: Existing mature evergreen trees of 16’ in height
or greater, and existing mature deciduous or decorative trees of more
than 4” in caliper, shall be identified on the landscape plan and
preserved if possible. If a mature tree is preserved, an area around
the roots as wide as the existing canopy shall not be disturbed.

N/A.

There are no existing trees

If preservation is not possible, the required number of trees shall be
increased by double the number of such trees removed.

N/A.

The replacement trees for evergreen trees shall be evergreens, and
for deciduous shall be deciduous.

N/A.

Deciduous trees smaller than four inches in caliper, or mature
ornamental trees, that are removed shall be replaced on a one to one
ratio.

N/A.

Replacement trees shall be in addition to the minimum tree
requirements of this Chapter, and shall comply with minimum sizes
as outlined in the Chapter.

N/A.

Planter Beds

Weed Barrier: A high quality weed barrier or pre-emergent shall be
used.

Complies.

Materials: High quality materials such as wood chips, wood mulch,
ground cover, decorative rock, landscaping rocks, or similar materials
shall be used, and materials must be heavy enough to not blow away in

Complies.

the wind.




Edging: Concrete edging must be used to separate planter and turf

. ; . Complies.
areas in all non-residential zones. P

Drip Lines: Drip lines must be used in planter beds. Complies.

Fencing and Screening

Front Yards: Fences exceeding 3’ in height shall not be erected in any

front yard space of any residential lot. Complies.

Clear Sight Triangle: All landscaping and fencing shall be limited to a
height of not more than 3’ and the grade at such intersections shall not
be bermed or raised. Clear sight is located at all intersections of streets, | complies
driveways, or sidewalks, for a distance of 20’ back from the point of
curvature of curved ROWs and property lines or 30’ back from the
intersection of straight ROWSs and property lines, whichever is greater Complies
landscaping shall not exceed 3’ in height and the area shall not be
bermed or raised within clear sight triangles.

Add clear sight triangles.

Required Residential Fencing: Fencing in residential development
shall be placed along property lines abutting open space, parks, canals,
and trails. In addition, fencing may also be required adjacent to
undeveloped properties.

N/A.

Fences along open space, parks, canals, and trails shall be semi-private.
Exception: privacy fencing is permitted for property lines abutting trail
corridors that are not City maintained and are both adjacent to and
visible from an arterial.

N/A.

Fencing along arterial roads shall be of a consistent material and color

within each development. N/A.

Fencing along open space, parks, and trails may be less than 6’ in
height but shall not be less than 3’ in height, at the discretion of the N/A.
property owner or HOA as applicable.

Screening at Boundaries of Residential Zones: For residential
developments abutting active agricultural property or operations, a solid
fence or wall shall be installed and maintained along the abutting
property line.

N/A.

Amount of Required Landscaping

Portions of the property that are not developed with structures, rights of

ways, or parking areas shall be landscaped. Complies.

Multi-family, common space not including parks, and nonresidential
development in all zones shall be required to adhere to the minimum Complies.
landscaped standards in 19.06.07 of the Land Development Code.

At least 50% of the landscaped area shall be covered with live
vegetation at maturity. The percentage may be reduced to 40% in areas
where bark mulch, wood or plant fiber mulch, or rubber mulch is used
instead of rock mulich.

Complies.

Landscape Amount

Category To Be Reviewed Regulation Compliance Findings
Total Square Footage 63,440 h
Required Landscaping 12,688 Complies
Required Deciduous Trees 6 Complies
Required Evergreen Trees 4 Complies
Required Shrubs 22 Complies
Drought Tolerant Plants 16 Complies

19.09 Off Street Parking
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General Provisions

Regulation Compliance Findings
Materials: Parking areas shall consist of concrete, asphalt, or other
impervious materials approved in the City’s adopted construction Complies.

standards

Parking Area Access: Common Access: Parking areas for one or more
structures may have a common access so long as the requirements of all
City ordinances, regulations, and standards are met. The determination
of the locations for a common access shall be based upon the geometry,
road alignment, and traffic volumes of the accessed road per the
Standard Technical Specifications and Drawings.

Complies.

Sidewalk Crossing: All non-residential structures are required to
provide parking areas where automobiles will not back across a Complies.
sidewalk to gain access onto a public or private street.

Cross Access: Adjacent non-residential development shall stub for
cross-access. Developers must provide the City with documentation of Complies.
cross-access easements with adjacent development.

Lighting: Parking areas shall have adequate lighting to ensure the safe
circulation of automobiles and pedestrians. Lighting shall be shielded Complies.
and directed downward.

Location of Parking Areas: Required off-street parking areas for non-
residential uses shall be placed within 600’ of the main entrance to the
building. Unenclosed parking for residential areas shall not be provided | Complies.
in rear yards, unless said yard abuts an alley-type access or is fenced
with privacy fencing

Curb Cuts and Shared Parking: In most cases, shared parking areas
shall share ingress and egress. This requirement may be waived when
the City Engineer believes that shared accesses are not feasible. In
reviewing the site plans for the shared parking areas, the City Engineer Complies.
shall evaluate the need for limited access, appropriate number of curb
cuts, shared driveways, or other facilities that will result in a safer,
more efficient parking and circulation pattern.

Parking Requirements and Shared Parkinc

Available on-street parking shall not be counted towards meeting the

required parking stalls. Complies.

When a parking requirement is based upon square footage, the assessed
parking shall be based upon gross square footage of the building or use Complies.
unless otherwise specified in the requirement.

When parking requirements are based upon the number of employees,
parking calculations shall use the largest number of employees who

work at any one shift. Where shift changes may cause substantial Complies.
overcrowding of parking facilities, additional stalls may be required.

When a development contains multiple uses, more than one parking Comolies
requirement may be applied. PIIES.
Tandem parking spaces will not be counted as parking spaces for non- Complies.

residential uses except for stacking spaces where identified.

Any fraction obtained when calculating the parking requirement shall
be rounded up to the next whole number to determine the required Complies.
number of parking stalls.

Any information provided by the developer relative to trip generation,
hours of operation, shared parking, peak demands, or other information | Complies.
relative to parking shall be considered when evaluating parking needs.

Parking requirements may deviate from the standards contained in
Section 19.09.10, Required Minimum Parking, when the City Council Complies.
determines that the deviation meets the intent of this Chapter.




Reductions may not exceed 25% of the parking requirements and shall
be based on the following criteria:
a.  the intensity of the proposed use;
b.  times of operation and use;
c.  whether the hours or days of operation are staggered thereby
reducing the need for the full amount of required parking;
d.  whether there is shared parking agreement in accordance with
Section 19.09.05.10 below;
e.  trip generation; and
f peak demands.

Up to 25% of required parking may be shared with an adjacent use
upon approval by the City Council. The developer must provide:
a.  anagreement granting shared parking or mutual access to the
entire parking lot; and
b.  b. peak demand data by a professional traffic engineer showing
that shared parking will accommodate the uses.

Complies.

Parking lots larger than 75,000 square feet shall provide raised or
delineated pedestrian walkways. Walkways shall be a minimum of 10’
wide and shall be placed through the center of the parking area and
extend to the entrance of the building. Landscaped islands along the
center walkway shall be placed at a minimum interval of every 30°.
Landscaped islands are encouraged to be offset from one another to
create a feeling of greater coverage. Pedestrian covered walkways may
be substituted for tree-lined walkways. Where the developer desires to
have a driveway access at the center of the parking area, a pedestrian
access shall be placed on either side of the driveway.

Complies.

Landscaping in Parking Areas

All parking areas (not including a driveway for an individual dwelling)
for non-residential or multi-family residential uses that are adjacent to
public streets shall have landscaped strips of not less than 10’ in width
placed between the sidewalk and the parking areas, containing a berm,
hedge, or screen wall with a minimum height of 3° to minimize
intrusion of lighting from headlights and other lighting on surrounding
property. Trees, both deciduous and evergreen, shall be placed in the
strip with spacing of no more than 30’ between trees except in the clear
sight triangle, and except where located beneath powerlines. The
standards of section 19.06.06, Planting Standards and Design
Requirements, shall apply for the minimum size of vegetation. Within
regional parks this requirement may be met through the use of
intermittent planter beds rather than a berm, hedge, or screen wall; trees
or shrubs may be clustered in the planter beds where necessary to shield
light spillage.

Complies.

All landscaped areas abutting any paved surface shall be curbed (not
including a driveway for an individual dwelling). Boundary
landscaping around the perimeter of the parking areas shall be
separated by a concrete curb 6” higher than the parking surface.

Complies.

Clear Sight Triangles must be followed.

Complies

[

All landscaped parking areas shall consist of trees, shrubs, and
groundcover. Areas not occupied by structures, hard surfaces, vehicular
driveways, or pedestrian walkways shall be landscaped and maintained.
All landscaped areas shall have an irrigation system.

Complies.

On doubled rows of parking stalls, there shall be one 36° x 9’
landscaped island on each end of the parking rows, plus one 36’ x 9
landscaped island to be placed at a minimum of every twenty parking

N/A.
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stalls. Each island on doubled parking rows shall include a minimum of
two trees per planter.

On single rows of parking or where parking abuts a sidewalk, there
shall be one 18’ x 9’ foot landscaped island a minimum of every ten
stalls. Islands on a single parking row shall have a minimum of one tree
per island.

i.  Exception: Landscaped islands are not required in single rows
of parking that abut or are no farther than 6° from a landscaped
area containing an equal or greater number of trees as would
have been provided in islands, in addition to trees required for
the landscaped area. Such trees shall be located within 9 of the
edge of parking area, and shall have a canopy width that, at
maturity, will extend into the parking area.

Complies.

Landscaped islands at the ends of parking rows shall be placed and
shaped in such a manner as to help direct traffic through the parking
area.

Complies.

Required Minimum Parking

38 stalls | Complies. |
Dimensions for Parking Stalls & Aisle
Aisle Width Aisle Width
Stall Width | Stall Length (one-way (two-way
traffic) traffic)
90° Parking
Required ) 18 24 24
Provided 45
19.11 Lighting
General Standards
Regulation Compliance Findings
Material: All Lighting Fixtures and assemblies shall be metal. Complies.
Base: All lighting poles shall have a 16 decorative base. Complies.
Type: All lighting fixtures shall be of the full cutoff variety. Shoebox .
fixtures are prohibited. Complies.
p
Angle: Shall be directed downward. Complies.
Lamp: Bulbs may not exceed 4000k. Complies.
Drawings: Design and location of fixtures shall be specified on the .
olans. Complies.
Flags: The Unites States flag and the state flag shall be permitted to be
illuminated from dusk till dawn. All other flags shall not be illuminated
past 11:00 p.m. Flag lighting sources shall not exceed 10,000 lumens N/A.
per flagpole. The light source shall have a beam spread no greater than
necessary to illuminate the flag.
Prohibited Lighting: Searchlights, strobe lights and any laser source .
light or any similar high intensity light. Complies.
g y g9 y 119
Descriptions: Descriptions of the illuminating devices, fixtures, lamp
supports, and other devices. This description may include, but is not Complies.
limited to, manufacturers’ specifications, drawings, and sections.
Nonresidential Lighting

All wall-mounted fixtures shall not be mounted above 16°. The
exception shall be those instances where there is a second story access Complies.
directly from the outdoors, and under-eave lighting. Wall-mounted




lighting shall be only for the illumination of vertical surfaces such as
building facades and signs, and shall not cast illumination beyond the
surface being illuminated.

Intermittent lighting must be of the "motion sensor” type that stays on
for a period of time not to exceed 10 minutes and has a sensitivity
setting that allows the lighting fixture to be activated only when motion
is detected on the site.

Complies.

All trespass lighting shall not exceed 1.0 foot-candles measured at the
property line, except that trespass lighting into residential development
shall not exceed 0.1 foot-candles measured at the property line.

Complies.

Service station canopies must utilize canopy lights that are fully
recessed into the canopy or are fully shielded by the canopy.

Complies.

All freestanding lighting fixtures and assemblies shall be black.
Regional Parks may include theme lighting fixtures in colors other than
black. The color shall enhance the theme of the park and shall be
approved during the site plan review process.

Complies.

Pole design shall include an arm and bell shade. Regional Parks may
include theme lighting fixtures that do not include an arm and bell
shade. The design shall enhance the theme of the park and shall be
approved during the site plan review process.

Complies.

Parking lot poles shall be limited to a height of 16’ when in or within
200’ of a residential zone; all other locations shall have a height limit of
20°.

Complies.

All lighting fixtures in surface parking lots and on the top decks of
parking structures shall be fitted to render them full cutoff.

Complies.

One hour after closing or by 11:00 pm, whichever is earlier, businesses
must turn off at least 50% of building lighting and lighting fixtures in
surface parking lots and on top decks of parking structures; however,
those lighting fixtures turned off may be set to function utilizing a
motion detector system. Lights may be turned back on one half hour
prior to the first employee shift.

Complies.

Business open for 24 hours must turn off 50% of their outdoor and
parking lot lighting by 11:00 pm and must keep them off until one half
hour before sunrise, however, those lighting fixtures turned off may be
set to function utilizing a motion detector system.

Complies.

Walkway Lighting

Lighting of all pedestrian pathways is recommended.

Complies.

All pathway, walkway, and sidewalk lighting fixtures shall be mounted
at a height not to exceed 10°.
i.  Themed walkway lighting within Regional Parks shall not
exceed a height of 25°. Such lighting within 200’ of residential
development shall not exceed 16°.

Complies.

Bollard lighting shall be limited to a height of 4°.

Complies.

Lighting Plan

Plans indicating the location and types of illuminating devices on the
premises.

Complies.

Descriptions of the illuminating devices, fixtures, lamp supports, and
other devices. This description may include, but is not limited to,
manufacturers’ specifications, drawings, and sections.

Complies.

Photometric sheet showing measurement of light intensity across the
site and onto adjacent property in terms of candela, lumens, and foot-
candles.

Complies.

Plans providing information required in the Technical Standards and
Specifications Manual.

Complies.




19.13 Process

Regulation Findings
Neighborhood Meeting. None
Notice/Land Use Authority. Planning Commission
Master Development Agreement. | Yes
Phasing Improvements. No
Payment of Lieu of Open Space. | None

19.14 Site Plan Review

Standards
Regulation Compliance Findings

Site Plan application required for Multi-Family units. N/A.
Entire site must be built upon, landscaped, or paved. Complies.
Utilities underground and in easements. Complies.
Grading and Drainage - Must have onsite drainage. Complies.
Water system and shares. Complies.
Piping of canals and ditches is required. Complies.
Preliminary Plat required with attached units. N/A.
Application Requirements: ltem.
Ownership Affidavit. Complies.
Vicinity Map. Complies.
Context plan - A context plan shall include the existing features within
200 feet of the proposed Site Plan property line. Existing features Complies
include, but are not limited to, buildings, ingress and egress points, '
landscaping areas, pedestrian paths, and property names.
Site Analysis - A site analysis is a plan view drawing demonstrating
land constraints and existing features. Existing features may consist of
the presence of boulders, existing man-made features, significant trees, Complies.
canals or ditches, access points or public rights-of-way, and existing
conditions within 200 feet of the property line.
Survey of legal description, boundaries. Complies.
Compliance Statement. Complies.
PDF files of all application materials. Complies.
Final Construction Drawings: Item.
Locations, dimensions, floor plans, uses and heights of all proposed
buildings and structures, including overhangs, porches, stairwells, and Complies.
balconies, and the locations of all structures on adjoining properties.
Access points, provisions for vehicular and pedestrian circulation on
and off site, interconnection to adjacent sites, dimensions of such Complies
access and circulation, and pedestrian paths within 200 feet of the PIIES.
property boundary.
Acceleration and deceleration lanes, and dimensions, if required. Complies.
Off-street parking and loading areas complying with the City’s off- Complies
street parking requirements contained in Chapter 19.09 of this Title. '
Proposed outdoor display areas. N/A.
Screening and buffering provisions, including types and heights of Comolies
existing and proposed buffering and fencing elements. PIIES.
Location and treatment of refuse collection areas, storage areas, Comolies
mechanical equipment, and external structures. PlIEs.
Tabulation of square footage devoted to various land uses, ground Comolies
coverage by structures, and other impervious surfaces. PlIes.
Type of construction of all structures, presence or absence of fire .

Complies.

sprinkling, and location of existing and proposed fire hydrants.




Final Hydraulic and Hydrological storm drainage report and
calculations, location of all existing and proposed secondary irrigation
systems, both on site and on adjacent properties, including ditches,
pipes, and culverts.

Complies.

Traffic Report.

Complies.

Established Grade of building area.

Complies.

A data table including -
1) total project area
2) total number of lots, dwellings, and buildings
3) square footage of proposed building footprints and, if multiple
stories, square footage by floor
4) number of proposed garage parking spaces
5) number of proposed surface parking spaces
6) percentage of buildable land
7) acreage of sensitive lands and what percent sensitive lands
comprise of total project area and of open space area
8) area and percentage of open space or landscaping
9) area to be dedicated as right-of-way (public and private)
10) net density of dwellings by acre (sensitive lands must be subtracted
from base acreage)
11) number of off-street parking spaces (e.g., number of proposed
garage parking spaces, number of proposed surface parking spaces,
etc.)

Complies.

Landscaping Plan - A landscaping plan, prepared and stamped by a
licensed landscape architect, indicating the location, spacing, types, and
sizes of landscaping elements and existing trees, and showing
compliance with the City’s off-street parking requirements, the City’s
design guidelines and policies, and the requirements of the appropriate
zone.

Complies.

Lighting Plan - Photometric plan and lighting details.

Complies.

Elevations - The elevations of all proposed buildings, fences, and other
structures viewed from all sides indicating height of structures.

Complies.

Percentage of building materials proposed and colors of all materials.

Can
Comply.

Provide a pdf with colors and
materials.

Colors and materials board.

Can
Comply.

Provide a pdf with colors and
materials.

Signage Plan - An overall signage plan shall be approved during the
Site Plan approval process. All information to be provided for the sign
approval shall be submitted concurrent with Site Plan application
materials, consistent with the requirements in Section 19.18.

Can
Comply.

Provide a signage plan for future
sign.

19.16 Site and Architectural Design Standards

General Site Design Standards

Regulation

Compliance

Findings

Pedestrian Connectivity: All buildings and sites shall be designed to
be pedestrian friendly by the use of connecting walkways.

Complies.

Safe pedestrian connections shall be made between buildings within a
development, to any streets adjacent to the property, to any pedestrian
facilities that connect with the property, when feasible between
developments, and from buildings to the public sidewalk to minimize
the need to walk within the parking lot among cars.

Complies.

All pedestrian connections shall be shown on the related site plan or
plat.

Complies.




Parking Areas: On-site parking shall be located primarily to the sides
or rear of the building. Variations may be approved by the Land Use
Authority, subject to the following criteria:
i.  The use is a big box with outparcels helping to screen parking,
or
ii. At least 50% of the parking is located to the side or rear of the
building, or
iii. A safety issue is created by locating parking to the side or rear
as verified and documented by the Saratoga Springs Police
Department. For example, the parking will be entirely
concealed from view by existing walls or buildings, or
iv.  That portion of development that lies within the Waterfront
Buffer Overlay, or
v.  The development is Office, Warehouse/Flex space and when
loading docks are not adjacent to a public right-of-way.

Complies.

Parking lots shall be designed with a hierarchy of circulation: major
access drives with no parking; major circulation drives with little or no
parking; and then parking aisles for direct access to parking spaces.

Complies.

Parking lots adjacent to, and visible from, public streets shall be
screened from view through the use of earth berms, screen walls,
landscape hedges or combinations thereof with a minimum height of 3’
as measured from the parking surface. Within regional parks this
requirement may be met through the use of intermittent planter beds
rather than a berm, hedge, or screen wall; trees and shrubs may be
clustered in the planter beds where necessary to avoid light spillage.

Complies.

Acceleration and Deceleration Lanes: Acceleration and deceleration
lanes shall be required on major arterials when deemed necessary by
the City Engineer.

Complies.

Parking Structures: Parking structures shall be architecturally
consistent with the project buildings, including the use of the same
primary finish materials as the exterior of the adjacent or adjoining
buildings.

Complies.

When placement of parking structures along site frontages is necessary,
visual mitigation such as landscape buffers, upper-level setbacks, or
additional architectural treatment shall be used.

Complies.

The view of a parking structure from a public street shall be minimized
by placing its shortest dimension along the street edge.

Complies.

The top deck of parking structures shall include screen walls, periphery
landscape islands, or similar features where visible from public view in
order to soften the appearance of the top of the parking structure and
screen the view of cars on the top deck of the structure.

Complies.

All top deck lighting shall be screened and directed downward to avoid
light spill onto the street below and shall consist of only bollards or
building lighting. Light poles are prohibited.

Complies.

Trash Enclosures, Storage Areas, and External Structures:
Landscaping, fencing, berms, or other devices integral to overall site
and building design shall screen trash enclosures, storage areas, and
other external structures.

Complies.

Service yards, refuse and waste-removal areas, loading docks, truck
parking areas and other utility areas shall be screened from view by the
use of a combination of walls, fences, and dense planting. Screening
shall block views to these areas from on-site as well as from public
rights of way and adjacent properties.

Complies.

All trash dumpsters shall be provided with solid enclosures.
Enclosures shall be composed of 6” high solid masonry or decorative
precast concrete walls, with opaque gates and self-latching mechanisms

Complies.




to keep gates closed when not in use. Bollards are required at the front
of the masonry walls to protect the enclosure from trash collection
vehicles. Gates shall be made of opaque metal for durability. Chain-link
gates with or without opaque slats are not acceptable. Colors and
materials shall be consistent with the main building or use.

Where trash enclosures, storage areas, or other external structures are

adjacent to parking areas, a 3* landscaped buffer shall be provided that Complies.
does not impede access into and out of vehicles.

These areas shall be well maintained and oriented away from public Comolies
view. The consolidation of trash areas between buildings is encouraged. PIIES.
Utility Boxes: Dense vegetative buffers which include an evergreen

variety of plant materials shall be placed where appropriate to screen all Complies

utility boxes and pedestals in order to remain attractive during the
winter months.

Site Design Standards: Non-Residential Development

Shopping Cart Corrals: Shopping cart corrals are required for big box
or mid box retail uses. Roof covers are recommended as the local
climate includes wind, rain, and winter snow conditions. If roof covers
are utilized they shall blend in with the established building design.

N/A.

The shopping cart corral rail finish shall match or compliment the
exterior finishes of the main building through the use of two out of
three of the same exterior colors and finishes.

N/A.

Uses Within Buildings: All uses established in any commercial, office
warehouse, business park, or industrial zone shall be conducted entirely
within a fully enclosed approved building except those uses deemed by
the City Council to be customarily and appropriately conducted in the
open. Uses which qualify for this exception include vegetation
nurseries, home improvement centers with lumber, outdoor cafes,
outdoor retail display, car wash vacuums, auto dealerships, and similar
uses.

Complies.

Outdoor Display: All retail product displays shall be located under the
buildings’ permanent roof structure or on designated display pads
within front landscape areas.

N/A.

All display areas shall be clearly defined on the approved Site Plan and
designated on the site with a contrasting colored, painted, or striped
surface.

N/A.

Display areas shall not block building entries or exits, pedestrian walks,
or parking spaces in front of the building. Outdoor display areas shall
not spill into walkways or any drive aisle adjacent to a building.

N/A.

Access Requirements:

a.  Each roadway shall not be more than 40’ in width, measured at
right angles to the center line of the driveway except as
increased by permissible curb return radii; and

b.  the entire flare of any return radii shall fall within the right-of-
way.

Complies.

Off-Street Truck Loading Space: Every structure involving the
receipt or distribution by vehicles of materials or merchandise shall
provide and maintain on the building’s lot adequate space for standing,
loading, and unloading of the vehicles in order to avoid undue
interference with public use of streets, alleys, required parking stalls, or
accessible stalls.

N/A.

Screening of Storage & Loading Areas: To alleviate the unsightly
appearance of loading facilities, these areas shall not be located on the
side(s) of the building facing the public street(s). Such facilities shall be
located interior to the site.

Complies.




Screening for storage and loading areas shall be composed of 6” high
solid masonry or architectural precast concrete walls with opaque gates
and self-latching mechanisms, to keep gates closed when not in use.
Bollards are required at the front of the masonry walls to protect the
enclosure from trash collection vehicles.

Complies.

Gates shall be made of opaque metal for durability. Chain-link gates
with opaque slats are prohibited.

Complies.

The method of screening shall be architecturally integrated with the
adjacent building in terms of materials and colors.

Complies.

Trash areas shall be designed to include the screening of large items
(e.g. skids and pallets) as well as the trash bin(s) that are needed for the
business (unless storage is otherwise accommodated behind required
screened storage areas).

Complies.

Buffers: A wall and landscaping, fencing, or landscaping of acceptable
design shall effectively screen the borders of any commercial or
industrial lot which abuts an existing agricultural or platted residential
use. Such a wall, fence, or landscaping shall be at least 6’ in height,
unless a wall or fence of a different height is required by the Land Use
Authority as part of a site Plan review.

Complies.

No chain-link or wood fences are permitted as buffering or screening
between commercial and residential. Masonry and solid vinyl are
suggested types of fences, and as circumstances require, one or the
other may be required.

Complies.

Unless otherwise required by this Title, walls or fences used as a buffer
or screen shall not be less than 6’ in height.

Complies.

Parking Lot Buffers: There shall be a minimum of 10’ of landscaping
between parking areas and side and rear property lines adjacent to
agricultural and residential land uses.

Complies.

Building Buffer: No building shall be closer than 5’ from any private
road, driveway, or parking space. The intent of this requirement is to
provide for building foundation landscaping and to provide protection
to the building. Exceptions may be made for any part of the building
that may contain an approved drive-up window.

Complies.

Interconnection: All parking and other vehicular use areas shall be
interconnected with adjacent non-residential properties in order to
allow maximum off-street vehicular circulation.

Complies.

General Architectural Desi

n Standards

Building Articulation: Building elevations exceeding 40’ in length
shall incorporate a minimum of one horizontal elevation shift or
combination of vertical and horizontal elevation shifts, stepping
portions of the elevation to create shadow lines and changes in
volumetric spaces of at least five feet, and a minimum of two of the
following, all spaced at intervals of 20’ to 50° of horizontal width:

i. A combination of vertical and horizontal elevation shifts that
together equal at least 5.

ii. Addition of horizontal and vertical divisions by use of textures
or materials.

iii. Primary material change.

iv. Addition of projections such as balconies, cornices, covered
entrances, porte-cocheres, trellis’, pergolas, arcades, and
colonnades. Such trellis’ and awnings extend outward from the
underlying wall surface at least 36”.

v. Variation in the rooflines by use of dormer windows,
overhangs, arches, stepped roofs, gables or other similar
devices.

Complies.




Roof Treatment: Sloped roofs shall provide articulation and variations
in order to break up the massiveness of the roof. Sloped roofs shall
include eaves which are proportional to the roofs slope and scale of the
building.

Complies.

Flat roofs shall be screened with parapets on all sides of the building. If
no roof top equipment exists or is proposed, the parapet shall be a
minimum of 12” in height above the roof.

Complies.

All roofs on two-family, three-family, and multi-family dwellings shall
have a minimum pitch of 3/12 (25% slope). To provide architectural
enhancement, residential structures are encouraged to have multiple
pitch variations.

N/A.

Roof mounted equipment shall not be visible from adjacent public and
private streets as well as from adjacent properties, unless grade
differences make visibility unavoidable.

Complies.

Screening shall be solid and shall be consistent with the material and
color of exterior finishes of the building through the use of at least two
out of three of the exterior finishes of the building.

Complies.

Windows: Windows, other than rectangular windows, may be used as
accents and trim. Untreated aluminum or metal window frames are
prohibited.

Complies.

Awnings, Canopies, Trellises, Pergolas, and Similar Features: All
such features must be attached to a vertical wall.

Complies.

All such features shall project at least 4’ from the building when
located over a pedestrian traffic area and no less than 2’ otherwise.

Complies.

All such features shall maintain a minimum clearance above sidewalk
grade of 8’ to the bottom of the framework when located over a
pedestrian traffic area.

Complies.

Backlighting is not permitted.

Complies.

Mechanical Equipment: All mechanical equipment shall be located or
screened and other measures shall be taken so as to shield visibility of
such equipment from any public or private streets.

Complies.

Wing walls, screens, or other enclosures shall be shall be integrated into
the building and landscaping of the site, whether located on the ground
or roof.

Complies.

Rooftops of buildings shall be free of any mechanical equipment unless
completely screened from all horizontal points of view.

Complies.

Screening materials shall conform to the color scheme and materials of
the primary building.

Complies.

Non-Residential Architectural Design Standards

Four Sided Architecture: All sides of a building that are open to
public view (including views from adjacent residential dwellings or

probable location of residential dwellings) shall receive equal Complies.
architectural design consideration as the building front.
Color and Materials: Exterior Building Materials shall be considered
any materials that make up the exterior envelope of the building and Can Provide a pdf with colors and
shall be limited to no more than four and no less than two types of Comply. | materials.
materials per building, window and door openings excluded.
Color of exterior building materials (excluding accent colors) shall be
limited to no more than four and no less than two major colors per Complies.
development.
Bright colors, such as neon or fluorescent colors, bright orange or .
. . Complies.
yellow, and primary colors, are only permitted as accent colors.
No more than 75% of any building elevation shall consist of any one Co%plies Provide a pdf with colors and

material or color.

g

materials.
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i.  No more than 50% of any building elevation shall consist of
CMU, except in the Office Warehouse and Industrial zones, or

ii.  Office, Warehouse, Flex buildings in approved zones that
utilize concrete tilt up construction are exempt from the
maximum 75% of one material per elevation requirement but
must follow all other architectural standards.

Prohibited Materials: Tiles. Full veneer brick and tiles exceeding ¥2”
in thickness is permitted, however veneer tile is prohibited. Stucco
stone patterns and stucco brick patterns. Wood as a primary exterior
finish material. Plain, grey, unfinished CMU block except as an accent
material.

Complies.

Stairways: All stairways to upper levels shall be located within the
building unless otherwise approved by the Land Use Authority for
secondary access to outdoor patio decks or other usable outdoor area.

Complies.

Roof Drains: All roof drains, conduit and piping, maintenance stairs
and ladders, and other related services shall be located on the interior of
the building.

Complies.

Electrical Panels: To the extent possible, all electric panels and
communication equipment should be located in an interior equipment
room.

Complies.

Street Orientation: All Retail or Commercial buildings shall have
expansive windows, balconies, terraces, or other design features
oriented to the street or adjacent public spaces.

Complies.

At least 50% of the first floor elevation(s) of a building that is viewed
from a public street shall include windows and/or glass doors to
minimize the expanse of blank walls and encourage a pedestrian
friendly atmosphere. This percentage may be reduced to 35% for
buildings without a retail component or with medical uses on the first
floor.

Complies.

Metal Buildings: Metal buildings are only permitted in the
Agricultural, Residential Agricultural, Rural Residential, Office
Warehouse and Industrial Zones.

N/A.

All metal buildings shall be designed to have an exterior appearance of
conventionally built structures. Stock, “off the shelf” metal buildings
are prohibited.

N/A.

Metal buildings in the Agricultural, Residential Agricultural, and Rural
Residential zones shall only be used for agriculture as defined in
Section 19.02.02 of the City Code.

N/A.

Mixed Use and Mixed Waterfront Site Additional Standards

Development Agreement

All mixed use standards have been
Complies | addressed in the Amended
Development Agreement

Fiscal Impact

Regulation Findings
Is there any City maintained open space? None
What is the anticipated cost to the City? None
When will City maintenance begin? NA
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c/o Mark Packard
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ENGINEERING
David W. Peterson, P.E., License #270393
12 West 100 North, Suite 201, American Fork, UT 84003

NORTH QUARTER CORNER, SECTION 23,

Know what's helow.
Gall before you dig.

Owner/Developer: Central Bamnlk
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Exhibit 4: Landscaping

“LANDSCAPE PLAN SPECIFICATIONS S 1 T /ﬁ?iiﬁ;i'é/ | ] PLANT SCHEDULE

3.2  TURF GRADING CODE QTY  BOTANICAL / COMMON NAME

TREES
A.The surface on which the sod is to be laid shall be firm and free from footprints, depressions, or == === o B s e R T |
— / . . . ~ ~
\ Aj'b 1 Acer japonicum "Bloodgood 15 gal

PART 1 - GENERAL
1.1 SUMMARY

A.This section includes landscape procedures for the Project including all labor, materials, and installation undulations of any kind. The surface shall be free of all materials larger than 1/2” in diameter.
Bloodgood Amur Maple

necessary, but not limited to, the following: B. The finish grade of the topsoil adjacent to all sidewalks, mow-strips, etc. ptior to the laying of sod, shall
. - be set such that the crown of the grass shall be at the same level as the adjacent concrete or hard = \
1. Site Conditions e N ” _
surface. No exceptions. - -
Guarantees P - - B \ DECIDUOUS TREES CODE QTY  BOTANICAL / COMMON NAME CONT  CAL SIZE
3.3 PLANTING OPERATIONS
Maintenance ) ) ) . )
A.Review the exact locations of all trees and shrubs with the Project Representative for approval priot to At'g 1 Acer tataricum “GarAnn® B&B Multi-trunked
Soil Amendments the digging of any holes. Prepare all holes according to the details on the drawings. Hot Wings Tatarian Maple
B. Water plants immediately upon arrival at the site. Maintain in moist condition until planted. — 17:7;,; i
AX'u 6 Acer fruncatum x platanoides "JFS-KW187° TM B & B 2'Cal

Urban Sunset Maple

Landscape Edging C. Before planting, locate all underground utilities prior to digging. Do not place plants on or near utility

lines.

Furnish and Installing Plant
Fs'p 2 Fagus sylvatica "Purple Fountain® B&B 2'Cal

D.The tree planting hole should be the same depth as the root ball, and two times the diameter of the
Purple Weeping European Beech

Turf Planting
root ball.

2.
3.
4.
5. Fine Grading
6.
7.
8.
9.

Weed Barrier
SIT . s E.Trees must be placed on undisturbed soil at the bottom of the planting hole.
1.2 ITE CONDITION
o o ) ) . F. The tree hole depth shall be determined so that the tree may be set slightly high of finish grade, 17 to 2” B
A.Examination: Before submitting a Bid, each Contractor shall carefully examine the Contract above the base of the trunk flare, using the top of the root ball as a guide. Fn'n 3 Forestiero‘ neomgxicono 15 gal
Documents; shall visit the site of the Work; shall fully inform themselves as to all existing conditions ) ] ) ) New Mexican Olive
and limitations; and shall include in the Bid the cost of all items required by the Contract Documents G.Plant immediately after removal of container for container plants.
are at a variance with the applicable laws, building codes, rules, regulations, or contain obvious i i i i inni . . . N
the app _ g g ‘ ' H.Set ttee' on soil an'd remove all burlap, wire basket's, twine, Wrappmgs, etc. before beginning an'd Gbp 6 Ginkgo biloba “Princeton Sentry B&B 2Cal
erroneous or uncoordinated information, the Contractor shall promptly notify the Project backfilling operations. Do not use planting stock if the ball is cracked or broken before or during Princeton Sentry Gingko
Representative and the necessary changes shall be accomplished by Addendum. planting operation.
B. Protection: Contractor to conduct the Work in such a manner to protect all existing underground L. Apply vitamin B-1 root stimulator at the rate of one (1) tablespoon per gallon. R R
utilities or structures. Contractor to repair or replace any damaged utility or structure using identical . . . . Qra ? Quercus ‘robur x alba "JFS-KW1QX" TM B&B 2°Cal
: o J. Upon completion of backfilling operation, thoroughly water tree to completely settle the soil and fill Street Spire Oak
materials to match existing at no expense to the Owner. ; . o o
any voids that may have occurred. Use a watering hose, not the area irrigation system. If additional
C. Irrigation System: Do not begin planting until the irtigation system is completely installed, is adjusted prepated topsoil mixture needs to be added. It should be a coutser mix as requited to establish finish I @1 JFn'n \\ . . . "
for full coverage and is completely operational. grade as indicated on the drawings. , ] Isg 3 Zelkova serrata "Green Vase B&B 2'Cal
¢ (1)AXU // Green Vase Sawleaf Zelkova
1.3 PERMITS K.The amount of pruning shall be limited to the minimum necessary to remove dead or injured twigs and SAXIX 3
ST e  o0inG i : c » €Yo T ine” : ; o branches. All cuts, scars, and bruises shall be properly treated according to the direction of the Project
A-Blue Smke{ Die Llﬂe-'Wheﬂ cigging s required, Blue-s"t?ke or "Dig Line” the work st and idencfy Representative. Proper pruning techniques shill l:[))e used. Do not lea\*eZtubs and do not cut the lea]dcr (3)R'n % ! EVERGREEN TREES SISl G LSS WAseL el L CONT CAL SIZE
the approximate location of all known underground utilities ot structures. P : per p g q : (1 )ZS g
branch. Improper pruning shall be cause for rejection of the plant matetial.
1.4 PLANT DELIVERY, QUALITY, AND AVAILABILITY . N R
) o ] ) ) ) ] L. Prepate a watering circle of 2' diameter around the trunk. For conifers, extend the watering well to the Catf 1 Cedrus atlantica "Fastigiata B&B 5-6
A.Unauthorlz'ed substlFumons Wlu no't be accepted.'lf proof is submitted that specific p'lants of plant sizes drip line of the tree canopy. Place mulch around the planted trees. Columnar Blue Atlas Cedar
are unobtainable, written substitution requests will be considered for the nearest equivalent plant or size. .
All substitution requests must be made in writing and preferably before the bid due date. 4. TURF - SOD LAYING SHRUBS CODE  QIY  BOTANICAL / COMMON NAME CONT
15 FINAL INSPECTION A.Top Soil Amendments: Prior to laying sod, commercial fertilizer shall be applied and incorporated into E— - - —
) ) ) i ) ) o ) the upper four (4) inches of the topsoil at a rate of four pounds of nitrogen per one thousand (1,000) m @ Am'h 57 Aronia melanocarpa “UCONNAM166" TM 5 gal
A.All plants will be inspected at the time of Final Inspection prior to receiving a Landscape Substantial square feet. Adjust fertilization mixture and rate of application as needed to meet recommendations Qe Qe - Qe HRSTS Qe Low Scape Hedger Chokeberry
Completion for conformance to specified planting procedures, and for general appearance and vitality. given by topsoil analysis. Include other amendments as required. r/ (Ol L dedoi ) S ouy o
Any plant not approved by the Project Representative will be rejected and replaced immediately. | @ Lo Qo Qe N e
B. Fertilization: Three weeks after sod placement fertilize the turf at a rate of %2 pound of nitrogen per & NS DY o N Q Bt'h 36 Berberis thunbergii * inar
] o0 O g i gii ‘Helmond Pillar 5 gal
1.6 LANDSCAPE SUBSTANTIAL COMPLETION 1000 square feet. Use fertilizer specified above. Adjust fertilization mixture and rates to meet (9)Cs'a | | LJ\/ | Helmond Pillar Columnar Barberry
A.A Substantial Completion Certificate will only be issued by the Project Representative for “landscape recommendations given by topsoil analysis. 02 (8)R'n ! [ |
arf1d irrigation” in their entirety. Substantial Completion will not be proportioned to be designated areas C.Sod Availability and Condition: Sod is to be deliveted to the site in good condition. It is to be inspected B E— : | I | > \ Cak o4 Calamagrostis x acutifiora “Karl Foerster 5 gal
ot a project. upon artival and installed within 24 hours. Sod is to be moist and cool to ensure that decomposition has \ ' I | | e Feather Reed Grass
1.7 MAINTENANCE not begun and is to be free of pests, diseases, or blemishes. The Contractor shall satisfy himself as to @ : I |
A Plant Material: The C . bl intain all planted ials in a healthv and . the existing conditions prior to any construction. The Contractor shall be fully responsible for | - ; ] CMEAR \
: ari; A atefn '7)0 de ,orfltractor '1s'resp0£151de to msa_lrll)tam a 1[)(f1nte l@aterla s ;n 1 ca ¢ yhar; growing furnishing and laying all sod requitred on the plans. He shall furnish new sod as specified above and lay (2)Pb - = o / | V'EW | @ Cs'a 29 Corrjus .STOIOniferO “Arctic Fire’ 5gal
con' 1(t110n or - ayhsnz‘{l'ter re'celvmg a ) an ?CQFZ v Stafma ,orc?p etlori 'at W 1 ftlrr}: t ¢ uarffmte'e it so as too completely satisfy the intent and meaning of the plans and specification at no extra cost to ( - 0 ° 0 . q T MA\NG Arctic Fire Dogwood
period commences. 1s.ma{ntenance 18 t.o Include mowmg, wee mg’ cultivating, fertt 1zmg,~ monitoring the owner. In the case of any discrepancy in the amount of sod to be removed or amount to be used, it ,’ | \
water schedules, controlling insects and diseases, re-guying and staking, and all other operations of care shall be the Contractor's rest onsibility t(; report such o the Profect Representative priof £o (5)R'n | r ) .
necessaty for the promotion of root growth and plant life so that all plants are in a condition - h K poRsIbER ports ] pres P (4)Rg (3)Am'h @ (3)Pb | I ! @ Db'c 9 Daphne x burkwoodii “Carol Mackie Sgal
satisfactory i i i commencing the work. \ ~ | [ Carol Mackie Daphne
y at the end of the guarantee petiod. The Contractor shall be held responsible for failure to | = s O S XXX | |
monitor watering operations and shall replace any and all plant material that is lost due to improper D.Sod Laying: The surface upon which the new sod to be laid will be prepared as specified in the detail | ( oD ° U, N She QD -'%D“ OQ e \ I
application of water. and be lightly watered before laying. Areas where sod is to be laid shall be cut trimmed, or shaped to } A 5 < T NG 7 - | ‘ /‘ L_L—/ % o 5 Juniperus chinensis *Blue Point 5 gal
receive full width sod (minimum twelve (12) inches). No partial strip or pieces will be accepted. | S F S s % : :
1.8 GUARANTEE | / . N / - Blue Point Juniper
AG A iod of hall begin f d of mai iod and final E.Sod shall be tamped lightly as each piece is set to ensure that good contact is made between edges and | - —— 1 | ! / Q
-Guarantee: A guarantee period ot one year shall begin rom end of maintenance period and fina also the ground. If voids or holes are discovered, the sod piece(s) is (ate) to be raised and topsoil is to ‘ ( 0 -0 O o Kol NN o / | ! Wl . ) L .
acceptance for trees, shrubs, and ground covers. All plants shall grow and be healthy for the guarantee b . . . . ‘ = oo o7 | | —_— ERS Pi 3 Picea abies "Inversa 5gal
. . . . o S e used to fill in the areas until level. Sod laid on any sloped areas shall be anchored with wooden I (@A / S .
period and trees shall live and grow in acceptable upright position. Any plant not alive, in poor health, 4 . . . ‘ i Weeping Norway Spruce
. o . ; ! ) : owels or other materials which are accepted by the grass sod industry. I 0. O g0 / /
or in poor condition at the end of the guarantee petiod will be replaced immediately. Any plant will only | (3)Pb | | |
need to be replaced once during the guarantee petiod. Contractor to provide documentation showing F. Sod shall be rolled with a roller that is at least 50% full immediately after installation to ensure the full } /’ \ | | :\\\\\W////% Peh 5 Pinus sylvestris “Hillside Creeper’ 5 qal
where each plant to be replaced is located. Any outside factors, such as vandalism or lack of contact with soil is made. } / / | | & r S HillsideyCreeper Scotch Pinep 9
. I
maintenance on the part of the Owner, shall not be part of the guarantee G.Apply water directly after laying sod. Rainfall is not acceptable. } /r | I | |
o |
PART II - PRODUCTS ateri bili , ‘ / . .
H.W atermg of the sod‘shall be the complete responsibility of the Coptractor by Whatcver means necessary } | ( | l @ Pb 22 Prunus besseyi "P011S" TM 3 gal
21 LANDSCAPE MATERIALS to establish the sod in an acceptable manner to the end of the Maintenance period. If an irrigation } i o~ (3)Am'h I' Pawnee Buttes Sand Cherry
. . system is in place on the site, but for whatever reason, water is not available in the system. It is the I }0 > , ! ‘
A.Tree Staking: All trees shall be staked for one year warranty period. All trees not plumb shall be i e . . .’ \ | 1'h '
: oY . . responsibility of the Contractor to water the sod by whatever means, until the sod is accepted by the \ o B /
replaced. St'aked trees shall use vinyl tree ties an'd tree stakes two (2) inch by two (2) by eight (8) foot Project Representative. ! RN 01) | @ Rg 13 Rhus trilobata “Gro Low' 5gal
common pine stakes used as shown on the details. | P / | Skunkbush Sumac
B. Tree Wrap: T . b d 1. Protection of the newly laid sod shall be the complete responsibility of the Contractor. The Contractor } o ! PR 0 AT T, |
- Tree Wrap: Tree wrap is not to be used. shall provide acceptable visual batriers, to include barricades set appropriate distances with strings or | . | K R P LAWN (SOD) | /
C. Mulch/Rock: See Plans. All planter beds to receive a minimum 3” layer for trees, shrubs, and perennials tapes between bartiers, as an indication of new wotk. The Contractor is to restore any damaged areas } }O ¢ “Feo ol 3 / / % R'n 42 Rosa x Nootroum ™ 5 gal
and 17 for groundcovers. caused by others (including vehicular traffic), erosion, etc, until such time as the lawn is accepted by the | ol Freeeee / : Flower Carpet Pink Rose
| o |
D.Weed Barrier: DeWitt 5 oz. weed bartier fabric. Manufactured by DeWitt Company, Owner. } v ¢ B)HN | 00 /
dewittcompany.com ot approved equal. J. All sod that has not been laid within 24 hours shall be deemed unacceptable and will be removed from \ R PROPOSED BUILDING | I ANNUALS/PERENNIALS  CODE  QTY  BOTANICAL / COMMON NAME CONT
the st (ORg——£47 (DAD /
E.Tree, Shrub, and Grass Backfill Mixture; Backfill mixture to be 75% native soil and 25% topsoil, ° FFE=4502.50 / %éé Hh 16 Hosta 1 gal
thoroughly mixed together prior to placement. 3.5  WEED BARRIER Plantain Lily
F. Topsoil: Required for tutf areas, planter beds and Backfill Mixture. Acceptable topsoil shall meet the A.For the health of the soil and the microorganisms, weed barrier is not recommended. If use is required
following standards: or requested, do not place in annual or grass areas. GRASSES CODE QTY BOTANICAL / COMMON NAME CONT
B. Cut weed barrier back to the edge of the plant rootball. . N N
%%é f 27 Festuca ovina glauca "Elijah Blue 1 gal
Blue Fescue

a. PH: 5.5-7.5
b. EC (electrical conductivity): < 2.0 mmhos per centimeter C.Overlap rows of fabric min. 6”

% 0 : \:: S e 8 0 A ) / :
c. SAR (sodium absotption ration): < 3.0 D.Stable fabric edges and ovetlaps to ground. FRN N Lsta N jr R E F E R E N E N T ES S H E U L E
N

d. % OM (percent organic matter): >1% END OF SECTION
e. Texture (particle size per USDA soil classification): Sand <70%; Clay < 30%; Silt < 70%, Stone
fragments (gravel or any soil particle greater than two (2) mm in size) < 5% by volume. 1 LANDSCAPE
SYMBOL DESCRIPTION QTY
1-01 SODDED LAWN AREA 25,335 sf

LAWN AREAS SHALL BE SOD. NEW TURF AREAS TO BE SODDED WITH 18% "BLUESTAR
KENTUCKY BLUEGRASS, 19% "MARQUIS" KENTUCKY BLUEGRASS, 17% "NEWPORT"
H.Landscape Curb Edging: six (6) inches by four (4) inches extruded concrete curb made up of the , . { KENTUCKY BLUEGRASS, 17% "TOUCHDOWN" KENTUCKY BLUEGRASS, 16% "APM
1l H = === L __ e o aaN : ‘1\ ] f PERENNIAL RYEGRASS, 13% "ACCENT PERENNIAL RYEGRASS OR APPROVED EQUAL AT
) = ) \ ) A RATE OF 220 LBS. PER ACRE. FINE LEVEL ALL AREAS PRIOR TO LAYING SOD.

ALL LAWN AREAS SHALL BE IRRIGATED WITH 100% COVERAGE BY POP-UP SPRAY
HEADS AND GEAR-DRIVEN ROTORS. ALL DECIDUOUS AND CONIFER TREES PLANTED
WITHIN SOD AREAS SHALL HAVE A FOUR FOOT(4") DIAMETER TREE RING COVERED
WITH CHOCOLATE BROWN BARK MULCH, NO SHREDDED FINES. SUBMIT SAMPLES TO
BE APPROVED BY LANDSCAPE ARCHITECT AND OWNER BEFORE INSTALLATION.

G.Turf Sod: All sod shall be 18 month old as specified on plans (or approved equal) that has been cut
fresh the morning of installation. Only sod that has been grown on a commercial sod farm shall be

used. Only use sod from a single source.

SN
1)
NN 11t

following materials:

a. Washed mortar sand free of organic material.

b. Portland Cement (see concrete spec. below for type)

c. Reinforced fiber - Specifically produced for compatibility with aggressive alkaline environment of

Portand cement-based composices SITE REQUIREMENT CALCULATIONS

d. Only potable water for mixing.
I.Landscape Metal Edging: 5.5" steel edging with 18" dowels into the ground for stabilization. STREET FRONTAGE STONE MULCH PLANTING AREAS TO RECEIVE MIN. 12" DEPTH OF QUALITY TOPSOIL. IF 6,506 sf
) PIONEER CROSSING REQUIRED: PROVIDED: e 7 TOPSOIL IS PRESENT ON SITE, PROVIDE SOIL TEST TO DETERMINE SOIL QUALITY FOR
PART IIT - EXECUTION 1 TREE/30FT 6 6 PROPOSED PLANTINGS. PROVIDE 3" DEPTH OF STONE MULCH TOP DRESSING.
31 GRADING RIVERSIDE DR. REQUIRED: PROVIDED:
A.Topsoil Preparation: Grade planting areas according to the grading plan. Eliminate uneven areas and 1TREE/30FT 6 &6 - - - === 1 LANDSCAPE
low spots. Provide for proper grading and drainage. THRIVE DR. REQUIRED: PROVIDED: - SYMBOL DESCRIPTION Qry
: . : 1 TREE /30 FT 3 3 /
B. Topsoil Placement: Slope surfaced away from building at two (2) percent slope with no pockets of e — — T T T ST e S e S S S S S S S T T T T ————— -+ < © BOULDERS - DECORATIVE 1
standing water. Establish finish grades of one (1) inches for planters below grade of adjacent paved // //7 //_ XIST/”; g LZ\J D/SéKP/I N/ G// ///
surfaced. Provide neat, smooth, and uniform finish grades. Remove surplus sub-soil and topsoil from TREE COUNT: REQUIRED: PROVIDED: % // " TO BEMAJN P v ‘////
the site. 35,000 SQ FT LANDSCAPING TREES 12 12 / 4/444& S LLS L LSS TS S /// ; LSS YAyl ////7////;/ - 5.5" DEEP STEEL EDGING - INSTALL PER MANUFACTURER SPECIFICATION. 694 If
lllllllll g s s sl B e e D e e e s A R i i I 4 T
C. Compaction: compaction under hard surface areas (asphalt paths and concrete surfaces) shall be SHRUBS 32 32 r— — — — — T T - :% — \J\Q/HM///i — 1 LANDSCAPE
ninety-five (95) percent. Compaction under planting areas shall be between eighty-five (85) and ninety e SYMBOL DESCRIPTION QTY
1-12 STONE MULCH. COLOR: DARK GRAY. SIZE: 1" 3,444 sf

PLANTING AREAS TO RECEIVE MIN. 12" DEPTH OF QUALITY TOPSOIL. IF TOPSOIL IS
PRESENT ON SITE, PROVIDE SOIL TEST TO DETERMINE APPROPRIATE SOIL QUALITY FOR

ZIONEER CROUSSING

Developer / Property Owner: _

(90) percent.

PM:

JTA

HARRIS ARCHITECTURE

04-09-2021 UT20029 C/O DOUG SPOHN

DRAWN:
NO. | REVISION DATE UTILITY NOTIFICATION CENTER, INC
801-377-6303

STAKES OF UTAH ‘ E N I R A L B A N K 920 EAST 800 NORTH #201 \
8WH oy OREM, UT 84097 ;

\\\\ \‘
R,
A\JNEsRvEgRYTH \ KBA
81281215301 CHECKED:
. 04/09,/2021 ’ ™
XX-XX-XX - - - PLOT DATE:
XXXX Sz 1-800-662-4111 / B S 4/9/2021

www.bluestakes.org , N 20 7 E . T I_I R |V E D R |v E Client / Engineer: DESIGN GROUP

Landscape Architecture # Planning & Visualization PRELIMINARY PLANS NOT

. : : . , \{ DAVID W. PETERSON, P.E.
e : SARATOGA SPRINGS, UTAH PRNEANG | nensomimt i | LT i | FoncoNeTcrE

www.pkjdesigngroup.com

GRAPHIC SCALE: 1" = 20’
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Exhibit  4: Landscaping
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LIGHTING FIXTURE SCHEDULE
Mark Manufacturer Model Wattage Lamp Count
EF1 EATON EMM-EO4-LED-E1-T4-SO-BL-BK-8030 WITH VA6105 SINGLE POLE MOUNT ARM 97 W LED 11
EF2 Cooper Lightng  |CNC-E02-LED-E1-SQ-BK 52 W LED 14
EF3 Cooper Lighting | 303-B1-LEDB1-3000-UNV-T2-BK-42 9w LED 8
NOTE:

ONE HOUR AFTER CLOSING OR BY 11:00PM, WHICHEVER IS EARLIER,
BUSINESSES MUST TURN OFF AT LEAST FIFTY PERCENT (50%) OF
BUILDING LIGHTING AND LIGHTING FIXTURES IN SURFACE PARKING LOTS
AND ON TOP DECKS OF PARKING STRUCTURES; HOWEVER, THOSE
LIGHTING FIXTURES TURNED OFF MAY BE SET TO FUNCTION UTILIZING A
MOTION DETECTOR SYSTEM. LIGHTS MAY BE TURNED BACK ON ONE
HALF HOUR PRIOR TO THE FIRST EMPLOYEE SHIFT.

PROPERTY LINE

LIGHT LEVEL BEYOND PROPERTY
LINE SHALL NOT EXCEED 1
FOOT-CANDLE AS INDICATED BY THIS
1 FC CONTOUR LINE; PROVIDE
HOUSE SIDE SHIELDING IF NEEDED
TO MEET THIS REQUIREMENT

ALL POLE LIGHTS SHALL BE
MOUNTED 16'-0" ABOVE GRADE

1" = 20'_0"

é CONSTRUCTION NOTES )
& ﬁ
DATE
MARCH 2020
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DESCRIPTION

The EPIC Collection delivers custom luminaire flexibility with high
quality, yet availability expectations of standard specification grade
product. The EPIC Collection can be dressed to suit any application.
Recognizing evolving environmental and legislative trends, the EPIC
Collection delivers world class LED optical and performance solutions to

the decorative luminaire marketplace.

SPECIFICATION FEATURES

Exhibit 7: Photometric P#ar: LicHT FIXTURE - EF1

Invue

Catalog #

Project

Comments

Prepared by

Construction

TOP: Cast aluminum top housing
attaches to cast aluminum
mounting arm hub with four
stainless steel fasteners. One-piece
silicone gasket between mounting
hub and top casting seals out
moisture and contaminants.

(See the mounting accessories
section for a full selection of
mounting arms. (Only these

arms are compatible with the

Epic luminaire). MIDSECTION:
Continuous silicone gaskets seal
lens to top casting and shade. The
mid section features cast aluminum
construction and stainless steel
assembly. SHADES: Heavy gauge
precision spun aluminum shades
offer superior surface finish and
consistency in form. DOORFRAME:
Die-cast aluminum 1/8” thick door
and doorframe seal to underside of
shade with a thick wall continuous
silicone gasket. Mounting hub
ships attached to mounting arm.

Optics

Choice of twelve patented, high-
efficiency AccuLED Optic™
technology manufactured from

injection-molded acrylic. Optics are
precisely designed to shape the
optics, maximizing efficiency and
application spacing. AccuLED Optic
technology, creates consistent
distributions with the scalability

to meet customized application
requirements. Offered Standard in
4000K (+/- 275K) CCT and nominal
70 CRI. Optional 3000K CCT and
5000K CC. For the ultimate level

of spill light control, an optional
house-side shield accessory can

be field or factory installed. The
house-side shield is designed to
seamlessly integrate with the SL2,
SL3 or SL4 optics.

Electrical

LED drivers mount to die-cast
aluminum back housing for optimal
heat sinking, operation efficacy,
and prolonged life. Standard
drivers feature electronic universal
voltage (120-277V 50/60Hz), 347V
60Hz or 480V 60Hz operation,
greater than 0.9 power factor, less
that 20% harmonic distortion, and
is suitable for operation in -40°C
to 40°C ambient environments.

All fixtures are shipped standard

with 10kV/10kA common —

and differential - mode surge
protection. LightBARs feature
and IP66 enclosure rating and
maintain greater than 95% lumen
maintenance at 60,000 hours per
IESNA TM-21. Occupancy sensor
and dimming options available.

Finish

Housing is finished in five-stage
super TGIC polyester powder coat
paint, 2.5 mil nominal thickness
for superior protection against
fade and wear. LightBAR™ cover
plates are standard white and

may be specified to match finish
of luminaire housing. Standard
colors include black, bronze, grey,
white, dark platinum and graphite
metallic. RAL and custom color
matches available. Consult Outdoor
Architectural Colors brochure for a
complete selection.

Warranty
Five-year warranty.

ECM/EMM
EPIC MEDIUM LED

1-4 LightBARs

DIMENSIONS Solid State LED
ECM Classical EMM Modern —
F&‘—\ —| DECORATIVE AREA LUMINAIRE
Maximum Maximum
Height Height
20" 21"
[508mm] [633mm]
CERTIFICATION DATA
UL/cUL Listed
IP66 LIghtBARs
LM79 / LM80 Compliant
2G Vibration Tested
1SO 9001
Maximum Width |—Maximum Width S
24-1/16" [611mm] 24-1/16" [611mm]
ENERGY DATA
See configurations for more detailed information. Electronic LED Driver
>0.9 Power Factor
<20% Total Harmonic Distortion
120-277V 50/60Hz, 347V/60Hz,
480V/60Hz
-40°C Minimum Temperature
40°C Ambient Temperature Rating
EPA
Effective Projected Area: (Sq. Ft.) 0.94
SHIPPING DATA
Approximate Net Weight:
45 Ibs. [20 kgs.]
EF:T-N T
m o IS TD500028EN

Powering Business Worfdwide Shmee 2017-03-29 10:21:56
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MOUNTING ACCESSORIES

LIGHT FIXTURE MOUNTING

ARM - EF1

ECM/EMM EPIC MEDIUM LED

Pole mount arms are designed to fit both medium ECM/EMM housings. (Only these arms are compatible with the Epic luminaire). Arms feature a precision welded cast aluminum
mounting hub for attachment of fixture head to arm with four stainless steel fasteners. Wall mount arms compliment pole mount luminaires and attractively transition fixture scale in lower
mounting height pedestrian environments. Wall mount arms are designed to fit both medium ECM/EMM housings. Arms feature a precision welded cast aluminum mounting hub for
attachment of fixture head to arm with four stainless steel fasteners.

33-1/2" [852mm]

54-3/16"
51mml - (1376mm]

BISHOP SINGLE POLE

MOUNT ARM

VA6105 (Modern), VA6154 (Classical)
Slipfits over 4" round straight pole,
or 4" O.D. by 6" tall tenon.

Weight: 24 Ibs. E.PA: 0.92

—

18-7/8"
[480mm]

L2634 [679mm]J
30-15/16" [786mm]

TRADITIONAL SINGLE POLE
MOUNT ARM

VA6109 (Modern), VA6158 (Classical)
Slipfits over 4" round straight pole,
or4" 0.D. by 6" tall tenon.

Weight: 20 Ibs. E.PA: 0.86

— 30-15/16" [786mm]
r 26-3/4" [679mm] —‘

18-7/8"
[480mm]

35-7/16"
[900mm]

TRADITIONAL SINGLE POLE
MOUNT ARM WITH 45° LOWER BAR
VA6113 (Modern), VA6162 (Classical)
Slipfits over 4" round straight pole,
or4" 0.D. by 6" tall tenon.

Weight: 24 Ibs. E.PA: 1.17

F.T-N

Powering Business Worldwide

33-1/2" [852mm]

Radius
12"
[304mm]

54-3/16"
[51mm] [1376mm]

BISHOP SINGLE POLE MOUNT ARM
WITH CROSS ROD

VA6106 (Modern), VA6155 (Classical)
Slipfits over 4" round straight pole,
or 4" 0.D. by 6" tall tenon.

Weight: 25 Ibs. E.PA: 0.98

35-7/8"
[911mm]

L_26-3/4" [679mm]J
30-15/16" [786mm]

TRADITIONAL SINGLE POLE
MOUNT ARM WITH ROUNDED
UPPER BAR

VA6110 (Modern), VA6159 (Classical)
Slipfits over 4" round straight pole,
or 4" 0.D. by 6" tall tenon.

Weight: 28 Ibs. E.PA: 1.4

35-7/16"
[900mm]

L 26-3/4" [679mm]
30-15/16" [786mm]

TRADITIONAL SINGLE POLE

MOUNT ARM WITH 45° UPPER STRAP
VA6114 (Modern), VA6163 (Classical)
Slipfits over 4" round straight pole,

or 4" 0.D. by 6" tall tenon.

Weight: 24 Ibs. E.PA: 1.17

Eaton

1121 Highway 74 South
Peachtree City, GA 30269
P: 770-486-4800
www.eaton.com/lighting

Specifications and
dimensions subject to

change without notice.

,7 62" [1575mm] ———

Y-
[51Tmm]

[304mm]

54-3/16"
[1376mm)]

BISHOP TWIN POLE MOUNT ARM
VA6107 (Modern), VA6156 (Classical)
Slipfits over 4" round straight pole,
or 4" 0.D. by 6" tall tenon.

Weight: 37 Ibs. E.PA: 1.43

18-7/8"
[480mm]

35-7/16"
[900mm)]

TRADITIONAL SINGLE POLE
MOUNT ARM WITH ROUNDED
LOWER BAR

VA6111 (Modern), VA6160 (Classical)
Slipfits over 4" round straight pole,
or 4" 0.D. by 6" tall tenon.

Weight: 25 Ibs. E.PA: 1.16

18-7/8" [ ﬁ

— 30-15/16" [786mm]
,— 26-3/4" [679mm]—‘—‘

,7 62" [1576mm] —

[51mm]

[304mm]

54-3/16"
[1376mm]

BISHOP TWIN POLE MOUNT
ARMWITH CROSS RODS

VA6108 (Modern), VA6157 (Classical)
Slipfits over 4" round straight pole,
or 4" 0.D. by 6" tall tenon.

Weight: 39 Ibs. E.PA: 1.55

35-7/8"
[911mm]

L 26-3/a" [679mm]J
30-15/16" [786mm]

TRADITIONAL SINGLE POLE
MOUNT ARM WITH 45° UPPER BAR
VA6112 (Modern), VA6161 (Classical)
Slipfits over 4" round straight pole,
or 4" 0.D. by 6" tall tenon.

Weight: 28 Ibs. E.PA: 1.38

[480mm] L{
| A4

- 26-3/4" [679mm]J
53-1/2" [1359mm]
57" [1448mm]

TRADITIONALTWIN POLE

MOUNT ARM

VA6116 (Modern), VA6165 (Classical)
Slipfits over 4" round straight pole,
or 4" 0.D. by 6" tall tenon.

Weight: 30 Ibs. E.PA: 1.44

N

TD500028EN
2017-03-29 10:21:56
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EPA:

and Dimensional Data:

Pole Description 80 MPH 90 MPH 100 MPH 110 MPH 120 MPH 130 MPH 140 MPH 150 MPH
“Thal Mo MeEPA o MSKEPA o MEPA o MErCA L MMEPA o MCPA L MexEPA o ekl S
Thickness (-5 (LBS) (LBS) (LBS) (-5 (LBS) (LBS) (LBS) (LBS)
10'-0" 16.3 175 12.0 100 94 100 76 100 6.3 100 53 100 45 100 39 100 43
12'-0" 121 185 96 100 74 100 59 100 49 100 4.1 100 35 100 29 100 52
4" Round, | 14-0 9.7 190 7.7 100 5.8 100 46 100 37 100 3.1 100 26 100 22 100 60
SmmWall | 14g'_ 0" 75 155 6.0 100 4.4 100 33 100 2.7 100 22 100 1.8 100 15 100 69
18'-0" 5.7 125 4.6 100 3.1 100 2.3 100 1.8 100 14 100 11 100 0.9 100 78
20'-0" 43 95 33 100 2.1 100 14 100 1.0 100 0.7 100 0.5 100 - - 86
16'-0" 101 200 86 100 6.6 100 53 100 4.4 100 36 100 3.0 100 25 100 72
5" Round, | 18'-0" 8.0 255 6.8 100 5.1 100 4.1 100 33 100 27 100 22 100 18 100 81
SmmWall | 50" 6.4 150 5.2 100 38 100 3.0 100 2.3 100 19 100 15 100 12 100 90
25'-0" 4.0 200 34 100 24 100 17 100 12 100 08 100 0.6 100 = 12
NOTES:

- Maximum EPA (Effective Projected Area) and weight values are based on AASHTO 2013 (90-150MPH) and AASHTO 2008 (80MPH)
- Consult factory on loading criteria for pole top mounted luminaires and/or brackets
- Variations from sizes above are available upon inquiry at the factory
+ Satisfactory performance of poles is dependent upon the pole properly attached to a supporting foundation of adequate design
+ Structure weight is a nominal value which includes the pole shaft and base plate only
Side drilled poles include polycarbonate pole cap
All poles include anchor bolts standard, consult dimension table for size based on pole dimensions
- All poles include square 2-piece black base cover
+ Pole accessories listed below use their own part number
- Pole accessories are field installed
+ Pole accessories color match the black pole

Accessories for 4" & 5” Straight Round Aluminum Pole:

VVDPTSB1SZ - Single Spoke Bracket, fits P2 Tenon

VVDPTSB290SZ - Twin Spoke Bracket, 90 Degree Arms,
fits P2 Tenon

VVDPTSB2180SZ- Twin Spoke Bracket, 180 Degree
Arms, fits P2 Tenon

VVDPTSB390SZ - Triple Spoke Bracket, 90 Degree
Arms, fits P2 Tenon

VVDPTSB3120SZ - Triple Spoke Bracket, 120 Degree
Arms, fits P2 Tenon

VVDPTSB490SZ - Quad Spoke Bracket, 90 Degree
Arms, fits P2 Tenon

VVDPRSWMBZ - Wall Mount Bracket

VVDPRSWMB90Z - Wall Mount Bracket, 90 Degrees

Vivid Leds, Inc.
PO BOX9

800-974-3570
www.vividleds.us

Y VividlLeds

Sellersburg, IN 47172

Dimensions, specifications, and
product pictures are subject to
change without notice.

The product on this page is a manufactured to order, non-stocking item. This product cannot be returned for refund or credit.

02

Revised 9.26.18
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Cast Aluminum - Clamshell

valmont™¥

STRUCTURES
Job Name: i Client Name:
Job Location - City: State: \ Created By: Date:
Product: Quote: E Customer Approval: Date:

BASE COVER CLOSE-UP

VALMONT INDUSTRIES, INC. 7002 N. 288TH STREET, PO BOX 358 - VALLEY, NE 68064 USA

800.825.6668

information and supersedes these guidelines.

SPC7278 11/10 valmontstructures.com carries the most current spec

VALMONTSTRUCTURES.COM
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Life’s just better here

PLANNING COMMISSION
Staff Report

North Lake Meadow
May 13, 2021
Public Hearing

Report Date:
Applicant:

Owner:

Location:

Major Street Access:

Parcel Number(s) & Size:

Land Use Designation:
Parcel Zoning:
Adjacent Zoning:
Current Use of Parcels:
Adjacent Uses:

Type of Action:

Land Use Authority:
Future Routing:
Planner:

May 5, 2021

Keaton Morton

Drosam, LLC and Carol Baum
East of Clark Drive and 145 North
East of Clark Drive and 145 North
13:028:0065 /4.77 acres and 13:028:0064 / 2.51 acres
Low Density Residential
Agriculture

Agriculture

Vacant

Vacant

Legislative

City Council

City Council

Gina Grandpre, Planner |

A. Executive Summary:

The applicant requests the City to rezone the property from Agricultural to R1-9, generally east of
east of Clark Drive and north of 145 North Street, as shown on Exhibit 1. The applicant also
requests non-binding feedback on the proposed North Lake Meadow concept development. This
request affects approximately 7.28 acres or 317,116.8 square feet.

Recommendation:

Staff recommends the Planning Commission conduct a public hearing on the rezone, take public
comment, review and discuss the proposal, and choose from the options in Section H of this
report. Options include recommendation of approval with or without modification,
recommendation of denial, or continuation.

Gina Grandpre, Planner II
ggrandpre@saratogaspringscity.com

1307 North Commerce Drive, Suite 200 ¢ Saratoga Springs, Utah 84045

801-766-9793 x107  801-766-9794 fax



Background: The subject property is unplatted, undeveloped. The applicant’s objective is to
rezone the property, and then develop the property into 23 lots. Due to the Master Trails Plan,
which requires a trail along 145 North Street and Master Planned utilities, the property will
require a development agreement with the City to be signed prior to scheduling this application
for a decision by the City Council.

Specific Requests:
e Rezone. The applicant requests a rezone the ~7.28 acres from Agriculture to R1-9.

e Concept Plan. The applicant requests non-binding feedback on the proposed concept plan.

Process:

Rezone Amendment

The table in Section 19.13.04 outlines the process requirements of a Rezone and General Plan
Amendment. A public hearing is required with the Planning Commission who then make a
recommendation to the City Council. The City Council shall then either approve, continue, or
deny the request at a public meeting.

Concept Plan

Section 19.17.02 states “Petitions for changes to the City’s Zoning Map for all land use zones shall
be accompanied by an application for Concept Plan Review or Master Development Agreement
approval pursuant to Chapter 19.13 of this Code.”

Per Chapter 19.13 of the City Code, the process for a Concept Plan includes an informal review of
the Concept Plan by both the Planning Commission and the City Council. The review shall be for
comment only, no public hearing is required and no recommendation or action made.

The table in Section 19.13.04 has since been amended and a concept plan is not mandatory.

Community Review: This item was noticed in the Daily Herald as a Planning Commission public
hearing and a mailed notice sent to all property owners within 300 feet. As of the date of this
report, no contact has been received by the City regarding the proposal. The notice has also been
posted in the City building, www.saratogspringscity.com, and www.utah.gov/pmn/index.html.

General Plan: The land use designation of the parcels is Low Density Residential, the request is
to change all of the property to R1-9. The applicant’s request to change the zone from
Agriculture to R1-9 is consistent with the requested land uses of Low Density Residential
designation.

The General Plan defines Office Low Density Residential as:
Single-family neighborhoods built on a highly connected street pattern and
interspersed with schools, public facilities, walkable neighborhood amenities,
parks and trails. The Low Density Residential designation is expected to be the
City’s most prevalent land-use designation.



Staff conclusion: complies. The requested zones comply with the requested land use
designations. The R1-9 zone will be adjacent to future residential property.

Code Criteria:

Rezones are legislative decisions. Therefore, the City Council has significant discretion when
making a decision on such requests. Because of this legislative discretion, the Code criteria below
are guidelines and are not binding.

Rezone and General Plan Amendment:
Section 19.13.04 requires the Planning Commission to hold a public hearing and make a
recommendation to the City Council regarding rezones and General Plan amendments.

Staff finding: complies. A Planning Commission public hearing is scheduled on May 13, 3031.

19.17.03. Planning Commission and City Council Review.

1. The Planning Commission reviews the petition and makes a recommendation to the City
Council within 30 days of the receipt of the petition. Staff finding: consistent.

Petition also included a concept plan that required a review process longer than 30 days.

2. The Planning Commission shall recommend adoption of proposed amendments only when it
finds the proposed amendment furthers the purpose of the Saratoga Springs Land Use Element
of the General Plan and this Title. Staff finding: consistent.

The Land Use Plan identifies desired land uses for all areas within the City of Saratoga
Springs and provides a framework to guide future planning for the community — where
people live, work, play, and shop. It supports a variety of land uses that can continue to
make Saratoga Springs an attractive place to live and work, while preserving Saratoga
Springs’ small-town charm. Stable and peaceful single-family neighborhoods are the
“building block” of the community, with a mix of smaller and denser residential units in
appropriate locations to help diversify the housing stock. Employment areas
accommodate a diverse array of businesses and support well-paying jobs.

3. The Planning Commission shall provide the notice and hold a public hearing as required by
Utah Code. For an application which concerns a specific parcel of property, the City shall provide

the notice required by Chapter 19.13 regarding a public hearing. Staff finding: consistent.

All required notices in compliance with State and local laws have been sent or posted
informing the public of the Planning Commission public hearing.

19.17.04. Gradual Transition of Uses and Density.

It is the policy of the City Council, through exercising its zoning authority, to: (a) transition high
intensity uses to help prevent the impacts of high density uses on low density areas; and (b) to
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limit inconsistent uses being located on adjacent parcels. The City Council may implement this
policy using its zoning powers. Through amendments to the General Plan and the Zoning Map,
the City Council intends to apply the following guidelines to implement this policy:

1. Residential lots, parcels, plats, or developments should not increase by more than 20% of
density as compared to adjacent lots, zones, parcels, plats, or developments to enable a
gradual change of density and uses. To appropriately transition, new lots should be equal
to or larger than immediately adjacent existing platted lots.

2. Exceptions
a. The City should avoid allowing high intensity uses (e.g., commercial, industrial, multi-
family structures, etc.) adjacent to lower intensity uses (e.g., single family, low density
residential, etc.), however may allow these uses to be located adjacent to each other
if appropriate transitions and buffers are in place. Appropriate buffers and transitions
include a combination of roadways, landscaping, building orientation and facades,
increased setbacks, open spaces, parks, and trails.

3. Despite these guidelines, the City Council recognizes that it will become necessary to
allow high intensity next to low intensity uses in order to allow for the implementation of
multiple zones in the City. The City Council should use their best efforts to limit
inconsistent uses and zones being located on adjacent parcels and to mitigate
inconsistent uses and zones through transitions and buffers.

Staff finding: consistent. The requested zones are adjacent to similar zoning.

19.17.05. Consideration of General Plan, Ordinance, or Zoning Map Amendment.

The Planning Commission and City Council shall consider, but not be bound by, the following
criteria when deciding whether to recommend or grant a General Plan, ordinance, or zoning map

amendment:

1. The proposed change will conform to the Land Use Element and other provisions of the
General Plan. Staff finding: consistent, if approved.

The changes proposed are compatible with the surrounding land uses.



2. The proposed change will not decrease or otherwise adversely affect the health, safety,
convenience, morals, or general welfare of the public. Staff finding: complies.

No adverse consequences are anticipated by changing the zone. The proposed
changes will allow for additional low density residential units in a location where such
uses already exist.

3. The proposed change will more fully carry out the general purposes and intent of this Title
and any other ordinance of the City. Staff finding: complies.

The purpose of Title 19 is to preserve and promote the health, safety, morals,
convenience, order, fiscal welfare, and the general welfare of the City, its present and
future inhabitants, and the public generally. The proposed development complies with
Title 19.

4. In balancing the interest of the petitioner with the interest of the public, community interests
will be better served by making the proposed change. Staff finding: complies.

The proposal of the applicant in regards to the R1-9 zoning in the City in a location
that is adjacent to such uses/zoning, the community will be better served in keeping
low density residential uses in this location.

5. Any other reason that, subject to legislative discretion of the City Council, could advance the
general welfare.

Concept Plan Review

Section 19.17.02 states “Petitions for changes to the City’s Zoning Map for all land use zones shall
be accompanied by an application for Concept Plan Review or Master Development Agreement
approval pursuant to Chapter 19.13 of this Code.” However, the table in Section 19.13.04 has
since been amended and indicates that a concept plan is not mandatory.

Per Chapter 19.13 of the City Code, the process for a Concept Plan includes an informal review of
the Concept Plan by both the Planning Commission and the City Council. The reviews shall be for
comment only, no public hearing is required and no recommendation or action made.

The proposed concept plan contains several redline corrections. Instead of resubmitting a
concept plan multiple times, staff will provide the applicant a first review and allow the applicant
the choice of moving on in the development process or resubmitting until the applicant is
comfortable with the level of corrections needed.



The primary objective of a rezone request is to determine if the proposed changes are desired
and needed. Multiple site plans could be developed in any zone. What the applicant submits at
the time of rezone is just a concept. A concept implies there could be changes. The concept plan
should be for informational purposes and not be the sole reason to approve or deny the request
because other development concepts that meet the underlying zoning can be considered in the
future.

The Planning Review Checklist has been provided which identifies areas the concept plan is
deficient regarding Code requirements, attached as Exhibit 3.

Recommendation and Alternatives:
Staff recommends the Planning Commission conduct a public hearing, take public input, discuss
the application, provide feedback on the concept plan and choose from the following options.

Option 1 —positive recommendation

| move to forward to the City Council a positive recommendation regarding North Lake Meadow
rezone generally located on the East of Clark Drive and 145 North as outlined in Exhibit 1 with
the findings and conditions in the staff report dated May 13, 2021:

Findings

1. The General Plan amendment will not result in a decrease in public health, safety, and
welfare as outlined in the findings for approval in Section G of this report, which section is
hereby incorporated by reference herein.

2. The Rezone is consistent with Chapter 19.17 of the Code, as articulated in the findings for
approval in Section G of this report, which section is incorporated by reference herein.

Conditions

1. A development agreement that addresses the required trails and utilities on the property in
accordance to the City’s Master Trails Plan and Master Planned Utilities shall be required to
be signed prior to scheduling this application with the City Council.

The rezone is recommended as shown in the attachment to the Staff report in Exhibit 1.

All requirements of the City Engineer shall be met.

All requirements of the Fire Marshal shall be met.

All other Code requirements shall be met.

Any other conditions or changes as articulated by the Planning Commission.

ok wN

Alternative 1 — Continuance
The Planning Commission may also choose to continue the item. “I move to continue the North
Lake Meadow rezone generally located on the East of Clark Drive and 145 North to another
meeting on [DATE], with direction to the applicant and Staff on information and/or changes
needed to render a decision, as follows:

1.

2.




Alternative 2 — Negative Recommendation
The Planning Commission may also choose to forward a negative recommendation to the City
Council regarding the application. “I move to forward a negative recommendation to the City
Council regarding the North Lake Meadow rezone with the findings below:

1. The North Lake Meadow rezone is not consistent with the General Plan, as articulated

by the Planning Commission:
, and/or,
2. The North Lake Meadow rezone is not consistent with Chapter 19.17 or [XX.XX] of the
Code, as articulated by the Planning Commission:

Comments on Concept Plan:

1. All requirements of the City Engineer shall be met.
2. Additional items will require further review at the subdivision/site plan review level.
3. The plans shall comply with all Code requirements.

4. Any comments providing direction from the Planning Commission:

Exhibits:

1. Vicinity Map and Zone Map
2. Concept plan

3. Planning review checklist
4. Engineer’s Staff Report
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Exhibit 2: Concept Plan
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SPetrik
Callout
Extend waterline to end of property, a temporary dead-end will be allowed but it will need to be looped down 9150 West with future development.
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Cloud+

SPetrik
Cloud+
Is roadway dead-ending at dedication area? 

SPetrik
Text Box
Cannot build houses on existing fill.  Have to cut through fill to construct foundations.
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Callout
Connect to SS line at Clark Dr. up stream of meter
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Connect to SD at Clark Dr.
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Image
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Callout
Bring secondary water line to secondary main line
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Rectangle

SPetrik
Callout
Show overhead power-line and power-poles, the power-poles will be the control for the ROW.  Bury the distribution lines.

SPetrik
Text Box
Information to assist with design:
-Review LID requirements when designing storm drain system.
-A 12 foot paved access road shall be constructed to all manholes and shall be capable of supporting H-20 loading.
-Provide a 20' wide drainage easement where storm drain leaves the public ROW.
-Provide a 16.5' Park Strip centered on the Power Poles with a 30' public access and utility easement.
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Cloud+
Corner Lot needs to be 10% larger than 9,000 sq ft. 
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Text Box
Refer to ST-7 for utility layout
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Callout
Water lines cross at intersections, refer to ST-7.
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Callout
SD and SS lines cross at intersections, refer to ST-7

Fire Chief Campbell
Callout
59' street cross section is required. Anything less will require "NO PARKING, FIRE LANE" along the entire length of anything less. 
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Remaining required open space of .37 acres will require Payment in Lieu of Open Space. 
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11.5'
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59.0'
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PolyLine
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SPetrik
Cloud+
If you put the pond here it must have a surface route to the street.
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Text Box
Show frontage improvements.
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Cloud+
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Cloud+
show these connections
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Cloud+

SPetrik
Cloud+
Get easement for connection to secondary water line.
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Cloud+
Why don't you put your detention pond here?
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Cloud+
Include utilities in this section.
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Cloud+
Upsize to 12-inch 

SPetrik
Text Box
Property on the North side is to planned to be part of Saratoga Springs.  An outfall for sanitary sewer and storm is required to be provided to this property.

SPetrik
Text Box
-For your reference, the maximum stormwater release from this site is 0.12 cfs per acre (0.88 cfs total for 7.3 acres.)

GGrandpre
Snapshot


Exhibit 3: Planning Review Checklist
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PRl S/\RATOGA
/ SPRINGS

iy PLANNING

APPLICATION REVIEW CHECKLIST

Application Information

Date Received:

Date of Review:
Project Name:

Project Request / Type:
Meeting Type:
Applicant:

Owner:

Location:

Major Street Access:
Parcel Number(s) and size:
Land Use Designation:
Parcel Zoning:
Adjacent Zoning:
Current Use:
Adjacent Uses:
Previous Meetings:
Previous Approvals:
Type of Action:

Land Use Authority:
Future Routing:
Planner:

4/2/2021

4/14/2021

North Lake Meadow
Rezone & Concept Plan
Public Hearing

Keaton Morton

Drosam LLC & Carol Baum
145 North & Clark Ln.
145 North

13:028:0065 and 13:028:0064; 7.27 acres
Low Density Residential
Agriculture

Agriculture

Agriculture

Agriculture

N/A

None

Legislative

City Council

N/A

Gina Grandpre, Planner 11

Section 19.13 — Application Submittal

Application Complete: Yes.
Rezone Required: Yes.

General Plan Amendment required: No.
Additional Related Application(s) required: N/A.

Section 19.13.04 — Process

DRC: 04/12/21 — No Comments

Neighborhood Meeting: N/A
PC: TBD
CC: TBD
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General Review

Building Department

Setback detail

Lot numbering — per phase (i.e. Phase 1: 100, 101, 102. Phase 2: 200, 201, 202, etc.)
True buildable space on lots (provide footprint layout for odd shaped lots)

Lot slope and need for cuts and fills

Fire Department
o Residential:

O

@)
O
@)

o O

@)
@)
o

Fire flows shall be met for this development and future development in the area.

Hydrants shall not exceed 500' spacing in R3-6 and lower areas.

Higher than R3-6, hydrants shall not exceed 300" spacing.

All three story structures above grade shall be fire sprinkled and meet NFPA 13 requirements where
required.

All access roads shall support 26' of un-obstructed drive isle with parking on the streets.

The 59' road cross-section shall be used if applicable. If the streets are not able to support such
movement, fire lane signage shall be posted by the developer.

All cul-de-sacs shall meet our current standard and shall have hydrants in them. All cul-de-sacs shall be a
minimum of 96’ in diameter from curb face to curb face and have a hydrant located within the cul-de-sac.
Third party review required for sprinkler systems

Dimension street and cul-de-sac widths on plat

Turnarounds on cul-de-sacs and dead-ends more than 150’ in length

e Commercial:

@)
O
@)

Fire flows shall meet existing needs as well as future development in the area.

Hydrant spacing shall not exceed 300°.

Buildings shall be fire sprinkled and meet NFPA 13 requirements and all applicable IFC 2015 edition
requirements and appendices.

Alarm system and notification systems shall all be tied together with the fire sprinkler system and
monitored 24/7, 365 by a third party monitoring company.

This same system and / or monitoring company shall also be able to notify UVSSD 911 dispatch center
24/7 365.

All sprinkler plans and alarm plans shall be third party reviewed by PCI in Centerville, Utah, Attn: Bob
Goodloe.

GIS / Addressing
e comments

Additional Recommendations:

Code Review

19.04, Land Use Zones
Zone: Agriculture — Proposed Rezone to R1-9
Use: Low Density Residential

O
O



19.04.010 Requirements

R1-9

Category To Be Reviewed Regulation Compliance Findings
Maximum Units per Acre 4 unit/acre . 3.2 acres
Complies
Lot Size, Residential
(Minimum) 9,000 sq. Tt Complies
Lot Size, Non-Residential
(Minimum) 30,000 sq. ft. NIA
Footprint Development allowed
Building Separation - Footprint ,
. 10 .
(Minimum) Complies
Project Size - Footprint
- 5 acres .
(Minimum) Complies
Lot Coverage (Maximum) 50% Can Comply | TBD at Building permit
Structure Height (Minimum) 35 Can Comply | TBD at Building permit
Dwelling Size (Minimum) 1,250 sq. ft. Can Comply | TBD at Building permit
Lot Width (Minimum) 70’ Complies
Lot Frontage*** (Minimum) 35' Complies
Open Space Frontage 35"
(Minimum) Complies
Front Setback* (Minimum) 25, 20" for enclosed entry TBD at Preliminary plat
or porchs Can Comply
Street Side Setback (Minimum) 20' Can Comply | TBD at Preliminary plat
Interior Side Setback, in g . .
Residential(Minimum) 8'/16'(min/combined) Can Comply TBD at Preliminary plat
Interior Side Setback, Non- . .
Residential(Minimum) 25 Can Comply TBD at Preliminary plat
Rear* Setback, . .
Residential(Minimum) 20 Can Comply TBD at Preliminary plat
Rear Setback, Non- , -
Residential(Minimum) 20 Can Comply TBD at Preliminary plat

19.05 Supplemental Regulations

Regulation Compliance Findings

Flood Plain: Buildings intended for human occupancy shall be Complies
constructed at least one foot above the base flood elevation. PHES.
Water & Sewage: Each lot shall be connected to City water and sewer. | Complies.
Transportation Master Plan: Lots shall not interfere with the .

. Complies.
Transportation Master Plan.
Property Access - All lots shall abut a dedicated public or private road. | Complies.

19.12 Subdivision

Subdivision Layout




Layout: The subdivision layout should be generally consistent with the
City’s adopted Land Use Element of the General Plan, and shall
conform to any land use ordinance, any capital facilities plan, any
impact fee facilities plan, and the transportation master plan.

Complies.

Block Length: The maximum length of blocks shall be 1,000, In
blocks over 800 in length, a dedicated public walkway through the
block at approximately the center of the block will be required.

Complies.

Such a walkway shall not be less than 15” in width unless otherwise
approved by the City in accordance with other applicable standards
approved by the City Council.

Can
Comply.

TBD at Preliminary plat

Connectivity: The City shall require the use of connecting streets,
pedestrian walkways, trails, and other methods for providing logical
connections and linkages between neighborhoods.

Complies.

Mailboxes: Group mailboxes shall be accessed only from a local street,
and shall not be placed on a collector or arterial street, unless a bulbout
is provided with space for a minimum of three vehicles to park outside

the lane of travel and shoulder.

Can
Comply.

TBD at Preliminary plat

Private Roads: Private roads may be constructed as approved as part
of the Preliminary Plat approval and so long as such roads meet the
same standards identified in the Saratoga Springs Standard Street
Improvement Details.

Complies.

Access: Where the vehicular access into a subdivision intersects an
arterial road as defined in the Transportation Master Plan, driveways
shall not be placed on the intersecting road within 100’ of the arterial
connection.

Complies.

Two separate means of vehicular access onto a collector or arterial road
shall be required when the total number of equivalent residential units
(including adjacent developments and neighborhoods) served by a
single means of access will exceed fifty.

Access Exception: Where no point of second access is available within
500’ and where all units are provided with an approved sprinkler
system, a second access shall not be required until the number of units
reaches double the above limits.

Complies.

Where two means of access are required, the points of access shall be
placed a minimum of 500’ apart, measured along the center of the
driving lane from center of right-of-way to center of right-of-way.

Complies.

Shared Driveways: Shared driveways shall be a minimum of 26’ in
width and shall direct all runoff to a public or private drainage system.
All dwellings on shared driveways shall provide enclosed garages or
other covered parking. Shared driveways accessing more than four
dwellings shall also provide a minimum of 25’ of parking space
between the garage and shared driveway. Shared driveways with four
or fewer dwellings, if not providing a minimum of 20’ of parking
space, shall install a remote garage door opener prior to issuance of
Certificate of Occupancy. All requirements of the Fire Code shall also
be met.

N/A.

Lot Design

All subdivisions shall result in the creation of lots that are developable
and capable of being built upon.

Complies.

All lots or parcels created by the subdivision shall have frontage on a
street or road that meets the City’s ordinances, regulations, and
standards for public roads.

Complies.

Flag lots may be approved with less frontage when the Planning
Commission determines that the creation of such a lot would result in
an improved design or better physical layout for the lot based on the
following criteria:

Complies.




i.  For subdivisions with 20 or less lots: no more than 10%
(rounding down) of the total lots are allowed to be flag lots;
ii.  For subdivisions with 50 or less lots: no more than 7.5%
(rounding down) of the total lots are allowed to be flag lots;
and
iii.  For subdivision with more than 50 lots: no more than 5%
(rounding down) of the total lots are allowed to be flag lots.

Land dedicated as public roads and rights-of-way shall be separate and

distinct from land included in lots adjacent to public roads and rights- Complies.
of-way.
Side property lines shall be at approximately right angles to the street Comblies
line or radial to the street line. PHIES.
Corner lots for residential use shall be 10% larger than the required Can Lot 1 is a corner lot and is required
minimum lot. Comply. | to be 10% larger than 9,000 sq ft.
No lot shall be created that is divided by a municipal or county Comolies
boundary line. PIIES.
Remnants of property shall not be left in the subdivision that do not
conform to lot requirements or are not required or suitable for common Complies
open space, private utilities, public purposes, or other purpose approved plIes.
by the City Council.
Double access lots are not permitted with the exception of corner lots. Complies.
Driveways for residential lots or parcels shall not be allowed to have
access on major arterials.
Exception: Exceptions may be made for large lots (at least 1 acre in Complies.
size) or for lots where the home is set back over 150° from the arterial
roadway. Approval by UDOT may be required.
All subdivisions along arterial roadways shall conform to the City’s
requirements and adopted street cross-section including pedestrian Complies.
walkways, park strips, landscaping, and fencing.
19.13 Process
Regulation Findings

Neighborhood Meeting. N/A

Notice/Land Use Authority.

Notices to be mailed on April 27", 2021

Master Development Agreement. | TBD

Phasing Improvements. N.A

Payment of Lieu of Open Space.

.37 acres will be required for payment in lieu of open space.

19.19 Open Space

Minimum Required Open Space

Regulation Compliance Findings
Open Space Required: A minimum of one Equivalent Acre of park . . .
. . S . Can .37 acres will require payment in
space is required for every 40 residential units in a development, or Comol lieu
fraction thereof. Pl
Minimum Percentage by Development: In addition to the minimum
Equivalent Acres, to ensure a livable community, in no case shall the
percentage of total open space acreage provided in the following types
of development be less than the listed percentage:
a. Single family developments: 10% of overall development Can
acreage Comply.
b. Multi-family developments: 15% of overall development
acreage

c. Mixed Use and Mixed Waterfront developments: 25% of
overall development acreage




d. Developments with both single family and multi-family:
combination of the requirement based on the acreage for each
type of housing.

Other Limitations: In no case may the cumulative total of the
following categories qualify for more than 50% of a development’s
Equivalent Acre requirement.

i.  Unimproved, not Sensitive Lands

ii.  Open space with no access

Complies.

Minimum Required Amenities

Minimum Points: Minimum required points are based on the number

of required Equivalent Acres provided in a contiguous park and are Complies.
outlined in the table in 19.19.05(2).

Mixture of Amenities and Required Amenities: All parks are

required to provide a mixture of amenities, including at least one Complies.
separate item each from Categories C, D, and E.

!\Io more than 25% of the points may be met by one specific item type Complies
in any one category. '
All parks over 5 Equivalent Acres are also required to provide at least

one item from Category A or B, and three items from category P, anda | Complies.
minimum one toilet restroom per each 5 acres or fraction thereof.

Items in Categories A and B may qualify for impact fee credits, if Complies

identified in the Parks and Trails Master Plan.

Payment in Lieu of Open Space

Applicability: the City’s Payment in Lieu of Open Space Program may
be utilized for all or a portion of the requirement for developments that
meet one or more of the following criteria:
i.  any single-family development where a minimum of 75% of
the lots are 10,000 square feet or larger, or
ii.  any single-family development with a park requirement of less
than one acre, or
iii.  any development in the MW zone where such fee will aid in
the creation of large clustered open spaces near the waterfront,
or
iv.  that portion of a development that is located within ¥ mile of
an existing improved regional public park.

Complies.

The applicant meets this
requirement: any single-family
development with a park
requirement of less than one acre,

Total Cost:

1. The City shall maintain an annually updated list of land values
for the cost of a non-sensitive developable acre, and apply the
land value to the required Equivalent Acres for which the
applicant desires to pay a fee in lieu.

2. The City shall calculate the minimum required points per this
chapter, and multiply the points by $2,000 to determine the cost
of the minimum required open space improvements, including
landscaping, parks, trails, and other amenities.

Can
Comply.

.37 equivalent acres

Fiscal Impact

Regulation

Findings

Is there any City maintained open space?

N/A

What is the anticipated cost to the City?

TBD

When will City maintenance begin?

ROW




Exhibit 4: Engineer’s Staff Report
Staff Report

f\

SARATOGA
SPRINGS

Author: Gordon Miner, City Engineer
Subject: North Lake Meadow — Concept Plan
Date: 5/3/2021

Type of Item: Concept Plan Review

Description:
A. Topic: The applicant has submitted a concept plan application. Staff has reviewed the
submittal and provides the following recommendations.

B. Background:

Applicant: Keaton Morton
Request: Concept Plan
Location: Parcels 13:028:0065 and 13:028:0064
Acreage: 7.27 acres -12 Lots
C. Recommendation: Staff recommends the applicant address and incorporate the

following items into the development of their project and construction drawings.

1. The City has insufficient information at this time to determine what project and
system improvements will be necessary to service the developer’s property. As a
result, this review does not reserve utility system capacity. Prior to, concurrent with,
or subsequent to Final Plat Approval, the developer will be required to install all
required infrastructure to service the property. In addition to all required project
improvements, the developer may also be required to install any and all system
improvements, subject to required impact fee credits.

2. Engineering reviewed the submitted concept and provided comments. The
comments addressed potential feasibility issues.
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Planning Commission
Staff Report

Village Plan

Wildflower Village Plan 4
Thursday, May 13, 2021
Public Hearing

Report Date:
Applicant:

Owner:

Location:

Major Street Access:

Parcel Number(s) & Size:

Parcel Zoning:

Parcel General Plan:
Adjacent Zoning:
Current Use of Parcel:
Adjacent Uses:

Previous Approvals:
Land Use Authority:
Author:

May 6, 2021

Nate Shipp, DAI

WEF 2 Utah LLC; CLH Holdings LLC

Mountain View Corridor & Harvest Hills Boulevard
Mountain View Corridor

58:021:0394; 58:021:0249; approximately 138.99 acres
Planned Community (Wildflower)

Planned Community Residential

PC, A, Lehi City

Vacant

Single-family residential (approved Wildflower VP 3A), vacant,
UDOT roads, Camp Williams, NSA Center

4/14/20 — Wildflower CP Amendment approved

City Council

Tippe Morlan, AICP, Senior Planner

A. Executive Summary:

The applicant requests approval of Wildflower Village Plan 4 (VP 4), pursuant to Section 19.26 of
the City Code and the approved Wildflower Community Plan. VP 4 consists of approximately
138.99 acres and 414 Equivalent Residential Units (ERUs) entirely within the PC zone.

Recommendation: Staff recommends the Planning Commission conduct a public hearing, take
public input, review and discuss the proposal, and choose from the options in Section | of this
report. Options include forwarding a recommendation for approval with conditions, a
recommendation for denial, or continuation of the item.

Tippe Morlan, AICP, Senior Planner
tmorlan@saratogaspringscity.com

1307 North Commerce Drive, Suite 200 ¢ Saratoga Springs, Utah 84045

801-766-9793 x116 * 801-766-9794 fax


mailto:tmorlan@saratogaspringscity.com

Background:

February 24, 2015 — The original Wildflower Community Plan, Master Development Agreement,
General Plan Amendment, and Rezone was approved conditionally by the City Council
subject to a Master Development Agreement (Exhibit C). This approval was for 1468
equivalent residential units (ERUs) with a maximum of 442 units of multi-family housing
limited to approximately 53 acres on the west side of the future Mountain View Corridor.
The Wildflower property was rezoned to Planned Community with this approval.

April 21, 2015 — The City Council approved the annexation, General Plan amendment, and rezone
of The Springs, approximately 479 acres, with 1770 ERUs subject to a Master
Development Agreement.

November 15, 2016 — The City Council approved an amendment to the Wildflower Community
Plan relocating multi-family housing to the west side of the Mountain View Corridor and
reducing multi-family units from 442 to 425 ERUs. 15 of those units were transferred to
single-family units and 2 units were reserved for a church parcel.

December 17, 2019 — The City Council reviewed and approved a Master Development Agreement
major amendment. This agreement includes an allowance of 14 added units in exchange
for an agreement with Camp Williams to purchase 20 acres of the Springs area for a
cemetery within the next 5 years.

April 14, 2020 — The City Council approved a major amendment to the Wildflower Community
Plan incorporating The Springs into the Wildflower community, amending and restating
all standards within the CP with a total of 3,238 ERUs. Hillside standards were approved
and added on August 18, 2020 as a condition of this approval.

April 13, 2021 — The City Council approved another major amendment to the Wildflower
Community Plan updating overall phasing and several development standards.

Specific Request:

The applicants are requesting approval of Wildflower Village Plan 4, subject to the requirements
of the Community Plan and Section 19.26 of the City Code, which governs the Planned
Community (PC) zone. VP 4 consists of approximately 138.99 acres with 414 ERUs, broken down
into 244 single-family lots and 170 townhomes. This area includes a total of 38.37 acres of open
space, mainly consisting of natural trail corridors.



Process:

Pursuant to Section 19.13 of the Saratoga Springs Code, the City Council is the Land Use
Authority for village plans following a recommendation from the Planning Commission. A public
hearing is also required at Planning Commission for these items.

City Code Section 19.26.09: Village Plan Approval states:

Subsequent to the approval of a Community Plan, further development of any phase within a
Planned Community Zone District shall require approval of a Village Plan. A Village Plan is a
preliminary approval prior to subdivision or site plan approval and is intended to commit and
provide detailed standards to assure compliance with the guiding principles and intent of the
Community Plan and to further commit land uses, supporting infrastructure, and design
principles. The Planning Commission shall review each Village Plan application in accordance with
the provisions of Chapter 19.17 and certify its recommendation to the City Council.

Community Review:

This item has been noticed as a public hearing in the Daily Herald and mailed notices were sent
to all property owners within 300 feet on April 1, 2021. As of the date of this staff report, no
public comment has been received by the City.

General Plan:
The General Plan designation for this property is Planned Community-Residential on the Land
Use Map. This designation is described as follows:

Staff conclusion: Consistent. The overall Wildflower community exceeds 500 acres in size,
meeting the qualifications under the PC zone and Land Use designation. The Wildflower CP has
identified regulations for the development of the property. There is no minimum size for VPs
within a CP. VP 4 is subject to the CP and is consistent with the proposed CP standards.

Code Criteria:

19.26.09 Village Plan Approval.

Subsequent to the approval of a Community Plan, further development of any phase within a
Planned Community Zone District shall require approval of a Village Plan. A Village Plan is a
preliminary approval prior to subdivision or site plan approval and is intended to commit and
provide detailed standards to assure compliance with the guiding principles and intent of the
Community Plan and to further commit land uses, supporting infrastructure, and design
principles. The Planning Commission shall review each Village Plan application in accordance with
the provisions of Chapter 19.17 and certify its recommendation to the City Council. Before
certifying a recommendation of approval, or approval with conditions, the Planning Commission
must find that the Village Plan:



a)

b

)

c)

d)

f)

g)

is consistent with the adopted Community Plan;
Staff finding: Complies. The proposed Village Plan is consistent with allowed
densities, uses, and standards in the approved Community Plan.

does not exceed the total number of equivalent residential units dictated in the adopted
Community Plan;
Staff finding: Complies. The proposed ERUs are consistent with the approved CP.

for an individual phase, does not exceed the total number of equivalent residential units
dictated in the adopted Community Plan unless transferred per the provisions of the
Community Plan;

Staff finding: Complies. The proposed ERUs are consistent with the approved CP.

is consistent with the utility, infrastructure, and circulation plans of the Community Plan;
includes adequately sized utilities, services, and roadway networks to meet demands; and
mitigates the fair-share of off-site impacts;

Staff finding: Complies.

properly integrates utility, infrastructure, open spaces, pedestrian and bicycle systems,
and amenities with adjacent properties;
Staff finding: Complies. Utility plans, open space plans, pedestrian and bicycle
plans, and amenity plans have been provided.

contains the required elements as dictated in Section 19.26.10; and
Staff finding: Complies. See analysis below.

meets the minimum required space in adopted Community Plan, and adopted District
Area Plan if applicable.
Staff finding: Complies. This Village Plan exceed the 30 percent open space
requirement with 42.03 total acres (including Type 4), comprising 30.2 percent of
VP 4.

19.26.10 — Contents of a Village Plan.
The required contents of a Village Plan are summarized below:

OWONoU A WNRE

Legal Description - Provided

Detailed Use Map - Provided

Detailed Buildout Allocation — Provided

Detailed Development Standards — Provided (within CP)
Design Guidelines — Provided (within CP)

Owners’ / Governing Associations - Provided

Phasing Plan - Provided

Lotting Map - Provided

Landscaping Plan — Provided

10. Utility Plan - Provided



11. Vehicular Plan - Provided

12. Pedestrian and Bicycle Plan — Provided

13. Additional Detailed Plans. Other elements as necessary (grading plans, storm water
drainage plans, wildlife mitigation plans, open space management plans, sensitive lands
protection plans, hazardous materials remediation plans, and fire protection plans) -
Provided

14. Site Characteristics - Provided

15. Findings Statement — Provided

16. Mitigation Plans. (Protection and mitigation of significant environmental issues) -
Provided

17. Offsite Utilities — Provided in the Master Utility Plan approved with the CP

18. Development Agreement — Requirement met through CP Development Agreement

Staff review of VP Contents
e See attached Planning Review Checklist (Exhibit B).
o Items that need additional attention are highlighted in the checklist and included
as conditions in section “I” of this report.

Recommendation and Alternatives:
Staff recommends the Planning Commission discuss the application and issue a recommendation
to the City Council for Wildflower Village Plan 4, choosing from the following options:

Positive Recommendation

“l move that the Planning Commission forward a positive recommendation to the City Council for
Wildflower Village Plan 4, located at approximately Harvest Hills Boulevard and Mountain View
Corridor, based on the following findings and subject to the following conditions:

Findings

1. The application complies with the Land Development Code, as articulated in Section H
of the staff report, which is incorporated by reference herein.

2. The application is consistent with the General Plan, as articulated in Section G of the
staff report, which section is incorporated by reference herein.

3. With appropriate modifications, the application complies with Section 19.26.05 of the
City Code as articulated in Section H of the staff report, which is incorporated by
reference herein.

Conditions:

All requirements of the City Engineer shall be met.

All requirements of the Fire Chief shall be met.

All requirements of the Public Works and Parks departments shall be met.

All other Code requirements shall be met.

The Community Plan shall in all respects be consistent with the ARMDA.

All other code criteria shall be met.

Any other conditions or changes as articulated by the Planning Commission:
a.

Nou,swWwNE




Option 2 - Continuance
“I move to continue Wildflower Village Plan 4 to the [May 27, 2021] meeting, with direction to
the applicant and Staff on information and / or changes needed to render a decision, as follows:
1.
2.

Option 3 — Denial
“l move that the Planning Commission forward a recommendation of denial to the City Council
for Wildflower Village Plan 4 based on the following findings:
1. The Wildflower village plan is not consistent with the General Plan, as articulated by
the Planning Commission: ,and/or,
2. The Wildflower village plan is not consistent with Sections [XX.XX] of the Code, as
articulated by the Planning Commission:

Exhibits:

Exhibit A: Vicinity Map

Exhibit B: Planning Review Checklist
Exhibit C: Village Plan 4



Exhibit A: Vicinity Map
Wildflower Village 4
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Exhibit B: Planning Review Checklist

APPLICATION REVIEW CHECKLIST

Application Information

Date Received:

Date of Review:
Project Name:

Project Request / Type:
Meeting Type:
Applicant:

Owner:

Location:

Major Street Access:

Parcel Number(s) and size:

Land Use Designation:
Parcel Zoning:
Adjacent Zoning:
Current Use:
Adjacent Uses:

Previous Meetings:
Previous Approvals:
Type of Action:
Land Use Authority:
Future Routing:
Planner:

11/30/2020; 01/19/2021; 03/22/2021

12/14/2020; 02/11/2021; 04/06/2021

Wildflower Village Plan 4

Village Plan

Public Hearing

Nate Shipp, DAI Utah

Tanuki Investments, LLC

West of Mountain View Corridor at Harvest Moon Drive
Mountain View Corridor

58:021:0394; 58:021:0249; approximately 138.99 acres
Planned Community Residential/Commercial

Planned Community

Planned Community

Undeveloped

Single-family residential (approved Wildflower VP 3A), vacant,
UDOT roads, Camp Williams, NSA Center

N/A

04/13/2021- Wildflower Community Plan Amendment approved
Legislative

City Council

Planning Commission, City Council

Tippe Morlan, AICP, Senior Planner

Section 19.13 — Application Submittal

Application Complete: Yes.
Rezone Required: No.

General Plan Amendment required: No.
Additional Related Application(s) required: No.

Section 19.13.04 — Process

DRC: March 29, 2021
PC: May 13, 2021
CC:June 1, 2021
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General Review

Building Department
e TBD at plat/site plan review

Fire Department
e Residential:
o Fire flows shall be met for this development and future development in the area.
o Hydrants shall not exceed 500' spacing in R3-6 and lower areas.
o Higher than R3-6, hydrants shall not exceed 300" spacing.
o All three story structures above grade shall be fire sprinkled and meet NFPA 13 requirements where
required.
All access roads shall support 26' of un-obstructed drive isle with parking on the streets.
The 59' road cross-section shall be used if applicable. If the streets are not able to support such
movement, fire lane signage shall be posted by the developer.
o All cul-de-sacs shall meet our current standard and shall have hydrants in them. All cul-de-sacs shall be a
minimum of 96’ in diameter from curb face to curb face and have a hydrant located within the cul-de-sac.
o Third party review required for sprinkler systems
o Dimension street and cul-de-sac widths on plat
o Turnarounds on cul-de-sacs and dead-ends more than 150’ in length

o O

GIS / Addressing
e TBD with Plat applications

Additional Recommendations:
e Planning on Lot Numbering:
o Please use 4 digit lot numbers starting with 4. l.e. Lot 4356 would be Lot 56 within Village 4, Phase 3.
o Make sure Lot numbering for this Village Plan does not duplicate other Wildflower lots
e Consider potential connections to the NSA property to the north

Code Review

e 19.04, Land Use Zones
o Zone: PC
o Use: Single-family and multi-family residential
e Lot Size Reductions: None
e Setback Exceptions: See CP, to be enforced at plat applications

e Density: 414 residential ERUs

19.26 Planned Community Zone

Village Plan Review

Regulation Compliance Findings

Description. A legal description of the Village Plan area. Complies. | Page 2-01

Detailed Use Map. A list of all permitted and conditional uses and a
map depicting the proposed land uses by type for all property within the
Village Plan Area, and demonstrating appropriate buffering from Complies. | Page 3-01
neighboring land uses, including uses within and outside of the Planned
Community District.

Detailed Buildout Allocation. An allocation of all acreage within the
Village Plan area by land use type and geographic subarea, parcel, or
phase with maximum buildout levels calculated based on the City’s
measure of equivalent residential units, including residential and non-

Complies. | Page 3-01




residential density allocations and projections of future population and
employment levels.

Development Standards. Detailed development standards for each
land use type including specific provisions governing height, setbacks,
parking requirements, parking lot locations, and minimum private open
space.

Complies.

Page 4-01, Residential Standards
established in CP

Design Guidelines. Detailed design guidelines for each land use type
including specific provisions governing density and floor area ratios.

Complies.

Page 4-01

Associations. If not previously established pursuant to Subsection
19.26.03.2.d., details regarding the creation of an owners’ association,
master association, design review committee, or other governing body
to review, approve, and enforce architectural requirements and
restrictions and common area maintenance obligations.

Complies.

WDRC

Phasing Plan. A conceptual phasing and maintenance plan for
development of all uses and supporting infrastructure and open space
within the Village Plan Area.

Complies.

Page 5-02

Lotting Map. A conceptual plat map depicting conceptual lotting
patterns.

Complies.

Page 6-01

Landscaping Plan. A landscaping plan and plant palette including a
legend which includes height, caliper, and numbers of all plant
materials and is consistent with the Community Plan.

Complies.

Pages 7-01 to 7-06

Utility Plan. Utility and infrastructure plan that is consistent and links
seamlessly with the communitywide systems outlined in the
Community Plan.

Can
Comply.

Section 8

Vehicular Plan. Vehicular circulation and mobility plan that is
consistent and links seamlessly with the community-wide systems
outlined in the Community Plan.

Complies.

Page 9-01

Pedestrian Plan. Pedestrian and bicycle mobility plan that is consistent
and links seamlessly with the community-wide systems outlined in the
Community Plan.

Complies.

Page 10-01

Density Transfers. Detailed transfer of density and non-residential
square footage provisions.

Complies.

No transfers proposed in VP 4

Additional Detailed Plans. Other elements as necessary to detail plans
and direction contained in the Community Plan, such as grading plans,
storm water drainage plans, wildlife mitigation plans, open space
management plans, sensitive lands protection plans, hazardous
materials remediation plans, and fire protection plans.

Complies.

Site Characteristics. A description of existing physical characteristics
of the site including any sensitive lands, waterways, geological
information, fault lines, general soils data, and contour data.

Complies.

Page 13-01

Findings. A statement explaining the reasons that justify approval of a
Village Plan in relation to the findings required by the Planned
Community District.

Complies.

Page 1-01

Mitigation Plans. Plans describing the protection and mitigation of
significant environmental issues, such as wetlands, historical sites, and
endangered plants, identified in the Community Plan.

N/A.

No sensitive lands identified in this
area.

Offsite Utilities. An estimate of the cost to provide off-site utilities and
other public infrastructure facilities to the site.

Complies.

See Master Utility Plan.

Fiscal Impact

Regulation

Findings

Is there any City maintained open space?

No.

What is the anticipated cost to the City?

N/A

When will City maintenance begin?

N/A
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01 Executive Summary

Findings for Village Plan 4

Village Plan Area 4 is a 138.99-acre area within the 1,202-acre Wildflower Amended and Restated
Community Plan (ARCP) located in Saratoga Springs, Utah. The Wildflower Village Plan Area 4 is
compliant with all PC Zone Requirements for Village Plans as defined in Section 19.26.09 of the Saratoga
Springs Municipal Code. We find that Village Plan Area 4:

a. Is consistent with the adopted Wildflower ARCP; Village Plan Area 4 adheres to the development
standards, thoroughfare types, and open spaces types and requirements established in the Wildflower
ARCP.

b. Does not exceed the total number of Equivalent Residential Units (ERUs] dictated in the adopted
Wildflower ARCP;

»  The number of potential ERUs established in the Wildflower ARCP for Village Plan Area 4 is 414.

Village Plan Area 4 is comprised of three neighborhoods.

c. Is consistent with the utility, infrastructure, and circulation plans of the Wildflower ARCP and Master
Utility Plan; includes adequately sized utilities, services, and roadway networks to meet demands;

and mitigates the fair-share of off-site impacts;

d. Properly integrates utility, infrastructure, open spaces, pedestrian and bicycle systems, and amenities

with adjacent properties;

»  Wildflower has been designed to accommodate significant infrastructure elements that are
important to the City within the structure of the property. Wildflower was designed to maximize
pedestrian, bike, and other mobility options. Open space is highly integrated to provide direct and

easy access to residents.

Contains the required elements as required in Section 19.26.10 of the Saratoga Springs Municipal Code.

WILDFLOWER
AT SARATOGA SPRINGS “



02 Legal Description

Legal Description Prepared by LEI

LEGAL DESCRIPTION
PREPARED FOR
DAI
Job No. 13-0902
(January 9, 2020)

VILLAGE 4 LEGAL DESCRIPTION

A Portion of the West Half of Section 10 and West Half of Section 3, Township 5 South,
Range 1 West, Salt Lake Base and Meridian, described as follows:

Beginning at a point located S0°11°02"W along the Quarter Section Line 970.97 feet and
West 1246.18 feet from the North 1/4 Corner of Section 10, Township 5 South, Range 1 West,
Salt Lake Base and Meridian; thence S89°37'56"W 846.96 feet; thence N5°03'04"E 4991.91
feet; thence N89°52'43"E 1644.05 feet; thence S0°17'28"W 304.24 feet to the proposed westerly
right-of-way line of Mountain View Corridor; thence along said right-of-way line the following
ten (10) courses: thence southwesterly along the arc of a 1000.00 foot radius non-tangent curve
to the left (radius bears: $69°02'57"E]) 21.43 feet through a central angle of 1°13'41" (chord:
520°20'12"W 21.43 feet); thence S19°43'22"W 600.87 feet; thence S$15°24'52"W 391.36 feet;
thence S17°09'12"W 330.78 feet; thence along the arc of a 1229.50 foot radius curve to the left
452.55 feet through a central angle of 21°0521" (chord: $6°36'32"W 450.00 feet]; thence
53°56'09"E 560.76 feet; thence along the arc of a 1085.00 foot radius curve to the right 643.69
feet through a central angle of 33°59'29" (chord: S13°03'36"W 634.29 feet); thence
S30°03'20"W 320.30 feet; thence along the arc of a 4000.00 foot radius curve to the left 1453.26
feet through a central angle of 20°48'59" (chord: S19°38'51"W 1445.28 feet]; thence
S9°14'21"W 126.21 feet to the point of beginning.

Contains: +149.74 Acres
LESS AND EXCEPTING THEREFROM THE FOLLOWING PROPERTY:
All of that real property owned by the City of Saratoga Springs as described in Deed
Entry No. 3238:2014 in the official records of the Utah County Recorder.
Contains: +0.92 Acres
Net Area of Village 4 Contains: +148.82 Acres

Note: Acreage in legal description varies from Wildflower ARCP. See exhibit on the following page.

WILDFLOWER Z Village Plan | Area 4
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03 Detailed Use Exhibit

Description Acres
Single Family (5,000+ SF) 61.41
Single Family (<5,000 SF) 18.91
Townhomes / Apartments / Condos 18.30*
Open Space 38.37
Utilities 2.00

* Type 4 includes 20% open space.

Total 138.99

LEGEND

ERUs

143
101
170

414

TYPE 4
PHASE-H
+18.30 ACRES
170 ERU'S

\

Lttt

N

I

Conceptual final details will be
determined in Site Plan Application.
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03 Buildout Allocation

Detailed Allocation of All Acreage

The following information details the allocation of all acreage within Village Plan Area 4. Refer to the
Detailed Use Exhibit on page 3.01, Open Space Tabulation Exhibit on page 12.07, and Lotting Map Exhibit
on page 6.01.

ERUsin | ERUS/
Area Type Description Land Use Acres Gross
Ve Acre

Lots/ROW 14.64
Front-Load = g0 gpace 3.66 170 9.25
Townhomes P P ' ’
Total 18.30
; Lots/ROW 18.91
Tvpe 1 Single-
Verbena yp Family Open Space 464 129 4.72
Type 2 Homes
Total 23.5%5
; Lots/ROW 61.40
Single-
Yarrow Type 1 Family Open Space 15.78 15 1.58
Homes
Total 7718
General Open Space 17.95
Utilities Area 2.00

Grand Total 138.99

There are 42.03 acres of open space. Refer to Open Space Tabulation Exhibit on page 12.07.

» 414 ERUs were assigned to Village Plan 4.
»  All areas shown are approximate, areas to be determined at final design.
»  Refer to the Lotting Map Exhibit for Neighborhood Breakdown on page 6.01.

WILDFLOWER Viuage Plan | Area 4
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04 Development Standards & Design Guidelines

Type 1and 2

Village Plan 4 development standards for Type 1 and 2 are consistent with standards established for the
community. In addition, all building and landscape designs adhere to the design guidelines established in
the Wildflower ARCP.

Type &

Village Plan 4 development standards for Type 4 are consistent with standards established for the
community. In addition, all building and landscape designs adhere to the design guidelines established in
the Wildflower ARCP.

Type 4 plans adhere to Saratoga City Code Section 19.16.04 which states “No building shall be closer than
5 feet from any private road, driveway or parking space. The intent of this requirement is to provide for
building foundation landscaping and to provide protection to the building.” City code doesn’t define Parking
Space. The closest definition is for Off-street Parking which is defined as the space within a building, lot, or
parking lot, but not within any portion of any public street right-of-way, for the temporary parking of one
vehicle. We interpret this definition as the measurement of 5" feet from the foundation of a building to the
space designated as parking of one vehicle or measured from the foundation to the right-of-way line as
designated in the street cross section. The private 26’ right-of-way in the ARCP designates the right-of-

way line as back of curb.

WILDFLOWER
AT SARATOGA SPRINGS k



Master Homeowners Associations

In accordance with City Code Section 19.26.03,2,d of the Planned Community Zone ordinance, a Master
Homeowners Association (HOA] has been established to review, approve, and enforce architectural
requirements and restrictions, as well as address common area maintenance obligations as outlined

in the Wildflower ARCP. Additional HOAs may be created based on end builder preferences. Master
Homeowners Association will still be in affect over all parts of Wildflower. All sub HOAs shall be obligated

to follow all Master Homeowners Association and WDRC regulations.

Wildflower Design Review Committee (WDRC)

All builders are required to submit exterior elevations, materials, colors, and landscaping plans for a
Design Review Process by the Wildflower Development Review Committee (WDRCJ. The WDRC must

review and approve all residential site plans and building permits prior to City submittal as outlined in the
Wildflower ARCP.

WILDFLOWER
AT SARATOGA SPRINGS k



W) Fencing Plan Exhibit
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Notes

1. Required fences adjacent to lots are a requirement of the

REQUIRED FENCING builder, not the developer, and shall be installed prior to

Builder—6’ White Vinyl Privacy Fence receiving certificate of occupancy.

m=m= Builder—é" Fortress Semi-Privacy Fence

o 2. If certificate of occupancy is issued between November
=== Existing Fence . .
@ and March, fencing to be installed by end of June.
S 3. The fencing for individual homesites, if not shown as

required fencing, shall be 6" white vinyl or gray concrete/

composite type privacy fencing. If semi-privacy is required

by the City, 6" white vinyl semi-privacy fencing shall be
(N used.
mm g 4. All fencing will take into account the City site triangle
T code requirements.

Conceptual final details will be

W |

determined in Site Plan Application.

SCALE: 1"=200'
200 100 0 200
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05 Phasing & Maintenance Plan

Maintenance

Maintenance for all common open space areas within Wildflower Village Plan 4, including park strips,
private parks, and developed and natural open space, will be provided by the Master Homeowners

Association (HOA) and/or Sub Homeowners Associations as described in the Wildflower ARCP.

Phasing

Wildflower Village Plan Area 4 will be developed in two main sections based on water availability. The
north area of Wildflower is serviced by Zone 3 water. The remaining area to the south is serviced by Zone
4 and will be developed once those services are available. Some infrastructure will cross the northern
section in order to service the phases located further to the south. These will all be presented and

approved through the Platting or Encroachment Permit process.

WILDFLOWER VillagePlan Area 4
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W) Phasing Plan Exhibit

Note: Phases may be built out of order and
boundary lines may change. Phases

that depend on future improvements

- / \
% == 7, Q\J _____ A = X -
/\§> \\\ ~ PHASE K\ 1 X
(] ——
/ —
] \j —
I| I
Conceptual final details will be
determined in Site Plan Application.
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-W . 06 Lotting Map Exhibit
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-k\'d . Landscape Concept Plan Exhibit - Area A

DETENTION BASIN

PR TR
KX X "
07 =

TR
RSN
R
%

5%

K RXKK
KRR

X
<X
0%
%
O

00 0%

XX
(9300

E AQ?O :.
5020 024

s

PARK, SEE AREA C

| AT
) S E|
/c’//l //" ’Q.,_"' J

NOTES: Concept Plant Schedule

1. QUANTITIES SHOWN ARE FOR ENTIRE VILLAGE 4 PLAN.

2. LANDSCAPE PLANS ARE CONCEPTUAL AND EXACT SPECIES SELECTED AT TIME OF PLAT MAY VARY FROM THIS PLAN AS DETAILED DESIGN CONSIDERATIONS ARE MADE.
PLANTS WILL GENERALLY BE SELECTED FROM THE CITY'S RECOMMENDED TREE & PLANT PALETTE, THOUGH OTHER APPROPRIATE SPECIES WILL ALSO BE INCLUDED BASED
UPON PROFESSIONAL KNOWLEDGE AND EXPERIENCE. THE FINAL LANDSCAPE PLANS WILL BE REVIEWED WITH THE PRELIMINARY PLAT AND SHALL COMPLY WITH SECTION
19.06 OF THE SARATOGA SPRINGS MUNICIPAL CODE.

3. STREET TREE SPACING WILL TYPICALLY BE 50" O.C., BUT MAY VARY DEPENDING ON SPECIFIC SPECIES USED. STREET TREE SPACING WILL ALSO BE ADJUSTED FOR
DRIVEWAYS, SITE TRIANGLES, AND OTHER SITE CONDITIONS AND REQUIREMENTS.

4. LANDSCAPING IN TOWNHOME AREAS TO BE DETAILED AT THE TIME OF PLATS.

5. SEE LANDSCAPE CONCEPT PLAN - AREA C FOR DATA TABLE.

TREES BOTANICAL NAME COMMON NAME
*Acer truncatum ‘Norwegian Sunset’  Maple

*Cercis canadensis Eastern Redbud
*Ginkgo biloba "Magyar® Magyar Ginkgo
*Ginkgo biloba 'Shangri-La" Shangri-La Ginkgo
*Pinus nigra Austrian Black Pine
Prunus serrulata Kwanzan® Kwanzan Japanese Flowering Cherry
*Quercus robur x bicolor ‘Long” TM Regal Prince Oak

*Tilia americana "‘Redmond* Redmond American Linden
Greenspire Littleleaf Linden

*Tilia cordata "Greenspire’

*Tilia tomentosa "Sterling Sterling Silver Linden

*Ulmus americana "Princeton” American Elm

0700070 0% &
BRI IRINKS
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*Zelkova serrata ‘Green Vase’ Green Vase Sawleaf Zelkova
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*Zelkova serrata "Village Green’ Sawleaf Zelkova

S
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b
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/é » > BOTANICAL NAME COMMON NAME

*Caryopteris x clandonensis Blue Mist' Blue Mist Shrub

*Rhus aromatica *Gro-Low’ Gro-Low Fragrant Sumac

*Rosa Meidiland series "White* White Meidiland Rose

OG0

*Symphoricarpos x chenaulii ‘Hancock Hancock Coralberry
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O *Viburnum opulus “Nanum’ Dwarf European Viburnum

7

7

7

7

/{ ORNAMENTAL GRASS
7

/? /? / BOTANICAL NAME COMMON NAME
/ ? % / @ *Festuca mairei Atlas Fescue
757K
/ % PERENNIALS
/ BOTANICAL NAME COMMON NAME

% *Hemerocallis x ‘Always Afternoon’  Lavendar Daylily

= =
= o -

A

*DENOTES LOW TO MODERATE WATER REQUIREMENT

] LAWN BLEND
1 Lolium perenne / Perennial Ryegrass
Poa pratensis / Kentucky Bluegrass

MATCHLINE AREA B

NATURAL OPEN SPACE

//; REPAIR/REVEGETATE AS REQUIRED WITH
? CUSTOM GREAT BASIN WILDFLOWER/GRASS SEED MIX

X
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Z

7

? L (SEE AREA C)
7

CUSTOM GREAT BASIN WILDFLOWER/GRASS SEED MIX
SEE AREA C FOR SEED MIX SCHEDULE

38

58

126

16,100 sf

1,150,000 sf

384,000 sf

= Conceptual final details will be
determined in Site Plan Application.
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Landscape Concept Plan Exhibit - Area B

NOTES:

1. QUANTITIES SHOWN ARE FOR ENTIRE VILLAGE 4 PLAN.

2. LANDSCAPE PLANS ARE CONCEPTUAL AND EXACT SPECIES SELECTED AT
TIME OF PLAT MAY VARY FROM THIS PLAN AS DETAILED DESIGN
CONSIDERATIONS ARE MADE. PLANTS WILL GENERALLY BE SELECTED
FROM THE CITY'S RECOMMENDED TREE & PLANT PALETTE, THOUGH

RS T Conceptual final details will be
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Conceptual Plant Schedule

TREES BOTANICAL NAME COMMON NAME QrYy
@ *Acer truncatum “Norwegian Sunset’  Maple 34
@ *Cercis canadensis Eastern Redbud 4
@ *Ginkgo biloba "Magyar Magyar Ginkgo 1
*Ginkgo biloba 'Shangri-La" Shangri-La Ginkgo 74
*Pinus nigra Austrian Black Pine 3

Prunus serrulata “Kwanzan® Kwanzan Japanese Flowering Cherry 6

2o

*Quercus robur x bicolor "Long” TM Regal Prince Oak 5

@ *Tilia American Linden 38
Q *Tilia cordata "Greenspire” Greenspire Littleleaf Linden 34
@ *Tilia tomentosa "Sterling’ Sterling Silver Linden 58

*Ulmus americana "Princeton’ American Elm 126

*Ulmus x "Accolade’ Accolade EIm 17
*Zelkova serrata ‘Green Vase’ Green Vase Sawleaf Zelkova 80
*Zelkova serrata "Village Green’ Sawleaf Zelkova 63

BOTANICAL NAME COMMON NAME

*Caryopteris x clandonensis ‘Blue Mist™ Blue Mist Shrub 17
*Rhus aromatica *Gro-Low’ Gro-Low Fragrant Sumac 5
*Rosa Meidiland series "White" White Meidiland Rose 7
*Symphoricarpos x chenaultii ‘Hancock™ Hancock Coralberry 3

*Viburnum opulus “Nanum® Dwarf European Viburnum 8

cem0e (S

ORNAMENTAL GRASS

BOTANICAL NAME COMMON NAME

*Festuca mairei Atlas Fescue 12

PERENNIALS
BOTANICAL NAME

*DENOTES LOW TO MODERATE WATER REQUIREMENT

COMMON NAME

*Hemerocallis x “Always Afternoon’ Lavendar Daylily 8

LAWN BLEND
Lolium perenne / Perennial Ryegrass
Poa pratensis / Kentucky Bluegrass

16,100 sf

v NATURAL OPEN SPACE 1,140,000 sf
REPAIR/REVEGETATE AS REQUIRED WITH
CUSTOM GREAT BASIN WILDFLOWER/GRASS SEED MIX

(SEE AREA C)

CUSTOM GREAT BASIN WILDFLOWER/GRASS SEED MIX
SEE AREA C FOR SEED MIX SCHEDULE

384,000 sf




PICNIC TABLE

12' X 12' PERGOLA

BENCH

PICNIC TABLE

NOTES:

1. QUANTITIES SHOWN ARE FOR ENTIRE VILLAGE 4 PLAN.

2. LANDSCAPE PLANS ARE CONCEPTUAL AND EXACT SPECIES SELECTED AT TIME
OF PLAT MAY VARY FROM THIS PLAN AS DETAILED DESIGN CONSIDERATIONS
ARE MADE. PLANTS WILL GENERALLY BE SELECTED FROM THE CITY'S
RECOMMENDED TREE & PLANT PALETTE, THOUGH OTHER APPROPRIATE
SPECIES WILL ALSO BE INCLUDED BASED UPON PROFESSIONAL KNOWLEDGE
AND EXPERIENCE. THE FINAL LANDSCAPE PLANS WILL BE REVIEWED WITH THE
PRELIMINARY PLAT AND SHALL COMPLY WITH SECTION 19.06 OF THE
SARATOGA SPRINGS MUNICIPAL CODE.

3. STREET TREE SPACING WILL TYPICALLY BE 50' O.C., BUT MAY VARY DEPENDING
ON SPECIFIC SPECIES USED. STREET TREE SPACING WILL ALSO BE ADJUSTED
FOR DRIVEWAYS, SITE TRIANGLES, AND OTHER SITE CONDITIONS AND
REQUIREMENTS.

4. LANDSCAPING IN TOWNHOME AREAS TO BE DETAILED AT THE TIME OF PLATS.

CUSTOM GREAT BASIN WESTERN WILDFLOWER SEED MIX (GRANITE SEED COMPANY'

68% WESTERN WILDFLOWER MIX (SEE BELOW)
30% SHEEP FESCUE (FESTUCA OVINA)
2% SAGEBRUSH (ARTEMISIA SP.)

GREAT BASIN WESTERN WILDFLOWER SEED MIX (GRANITE SEED COMPANY

14.80% LUPINE, PERENNIAL

12.95% BLANKETFLOWER

11.10% CANDYTUFT, ANNUAL

11.10% POPPY, CALIFORNIA

7.40% CORNFLOWER, DWARF BLUE
7.40% FLAX, BLUE

7.40% POPPY RED CORN

3.70% INDIAN BLANKET

3.70% PENSTEMON, ROCKY MOUNTAIN
3.70% GREENTHREAD

277% EVENING PRIMROSE, DWARF
1.85% CLARKIA

1.85% GILIA, GLOBE

1.85% ASTER, PRAIRIE

1.85% PENSTEMON, PALMER

1.85% CONEFLOWER, PRAIRIE
1.22% GOLDENEYE, SHOWY

0.92% CLARKIA, DEERHORN

0.74% COREOPSIS, PLAINS

PLEASE NOTE THAT EXACT MIX MAY CHANGE DEPENDING ON ANNUAL SEED HARVEST RATES

AND AVAILABILITY.

DATA SHEET FOR ENTIRE VILLAGE PLAN AREA

Conceptual final details will be
determined in Site Plan Application.
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Conceptual Plant Schedule

TREES

00500 TR

BOTANICAL NAME

*Acer truncatum "Norwegian Sunset’

*Cercis canadensis

*Ginkgo biloba "Magyar’

*Ginkgo biloba 'Shangri-La"

*Pinus nigra

Prunus serrulata "Kwanzan®

*Quercus robur x bicolor "Long” TM

*Tilia americana "Redmond’

*Tilia cordata "Greenspire™

*Tilia tomentosa "Sterling”

*Ulmus americana "Princeton”

*Ulmus x “Accolade’

*Zelkova serrata “Green Vase’

*Zelkova serrata "Village Green®

BOTANICAL NAME

COMMON NAME

Maple

Eastern Redbud

Magyar Ginkgo

Shangri-La Ginkgo

Austrian Black Pine

74

Kwanzan Japanese Flowering Cherry 6

Regal Prince Oak

Redmond American Linden

Greenspire Littleleaf Linden

Sterling Silver Linden

American Elm

Accolade Elm

Green Vase Sawleaf Zelkova

Sawleaf Zelkova

COMMON NAME

*Caryopteris x clandonensis ‘Blue Mist" Blue Mist Shrub

*Rhus aromatica "Gro-Low"

*Rosa Meidiland series "White®

Gro-Low Fragrant Sumac

White Meidiland Rose

*Symphoricarpos x chenaultii "Hancock” Hancock Coralberry

*Viburnum opulus *Nanum'

ORNAMENTAL GRASS

BOTANICAL NAME

*Festuca mairei

PERENNIALS

*

BOTANICAL NAME

*Hemerocallis x "Always Afternoon”

Dwarf European Viburnum

COMMON NAME

Atlas Fescue

COMMON NAME

Lavendar Daylily

*DENOTES LOW TO MODERATE WATER REQUIREMENT

LAWN BLEND

Lolium perenne / Perennial Ryegrass
Poa pratensis / Kentucky Bluegrass

NATURAL OPEN SPACE

REPAIR/REVEGETATE AS REQUIRED WITH
CUSTOM GREAT BASIN WILDFLOWER/GRASS SEED MIX

(SEE AREA C)

CUSTOM GREAT BASIN WILDFLOWER/GRASS SEED MIX

SEE AREA C FOR SEED MIX SCHEDULE

38

34

126

63

QrYy

16,100 sf

1,140,000 sf

384,000 sf




-k\' Street Tree Plan - Area A

Conceptual Plant Schedule

Conceptual final details will be
determined in Site Plan Application.

WILDFLOWER
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-k\' Street Tree Plan - Area B

Conceptual Plant Schedule

Conceptual final details will be
determined in Site Plan Application.
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Plant Use Detail Exhibit

Eastern Redbud

Silver Linden

Magyar Ginkgo

Princeton Elm

Shangri-La Ginkgo

Accolade EIm

Kwanzan Flowering Cherry

Green Vase Zelkova

Regal Prince Oak

Village Green Zelkova

Redmond Linden

Austrian Pine

TREES
Norwegian Sunset Maple
Greenspire Linden
SHRUBS,
GRASS, AND
PERENNIAL
MIX

Blue Mist Caryopteris

Grow-Low Sumac

Mormon Tea

Meidiland Rose

Hancock Coralberry

Dwarf European Cranberry

Atlas Fescue

Always Afternoon Daylily

WILDFLOWER

AT SARATOGA SPRINGS




08 Utility Plans

The following utility plan diagrams provide master utilities that will serve Wildflower
Village Plan Area 4.

»  Culinary Water Plan »  Sewer Plan

»  Secondary Water Plan »  Storm Drain

WILDFLOWER Vil[agePLan INCERA
AT SARATOGA SPRINGS k




_ k\'d Culinary Water Plan Exhibit
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_ k\'A Secondary Water Plan Exhibit
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Storm Drain Exhibit
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_ k\'d Vehicular Plan Exhibit
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TRANSPORTATION LEGEND

Note: Roadway cross-sections are detailed in
the Wildflower ARCP.
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Conceptual final details will be
determined in Site Plan Application.
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WA 10 Pecestrienand BioclePlanb

Walking and bicycle trail along MVC shall be designed and constructed by
UDOT to their standards. Some trails may be constructed to a larger pavement
width as needed for utility access.

I

Mountain View Corridor

|

o i
N | i

6’ Unpaved Trail
emmmms 8’ Asphalt Trail
e 8’ Asphalt Trail Paralleled by 4 Unpaved Trail
ammm» 12’ Asphalt trail

Conceptual final details will be
determined in Site Plan Application.

WILDFLOWER ¢ Village Plan | Area 4
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11 Density Transfers

In Village Plan 4, the number of ERUs are the same as detailed in the Wildflower Amended and Restated

Community Plan (ARCP). No density transfers are required.

WILDFLOWER Vil[agePLan INCERA
AT SARATOGA SPRINGS k




12 Additional Detailed Plans

The following elements have been included to detail plans and direction contained in the Wildflower ARCP
for Village Plan Area 4:

»  Signage Key Exhibit

»  Signage Plan Exhibit

»  Temporary Signage Plan

»  Grading Plan

»  Open Space Management

»  Traffic Study

WILDFLOWER Viuage Plan | Area 4
AT SARATOGA SPRINGS k



Y

_\

Signage Key Exhibit

All designs are conceptual. All lighting
will conform to guidelines outlined in the
recorded Wildflower ARCP.

WILDFLOWER

AT SARATOGA SPRINGS k

Ly,

=
[
N
WILDFLOWER

% Primary Entrance Feature [development - 1 sided)
16'Lx4'Dx 11H
Provided by Developer

LED illumination of the flower - Face of sign lit with hooded spotlight in
compliance with City Code 19.11.05 14d

% Optional Secondary Entrance
Feature (neighborhood -

1 or 2 sided) 8'8"W x 4'7H
Provided by Builder

Lit with hooded spotlight in compliance with City Code
19.11.05 14d

gy

at - OPTIONAL locations for builder-funded entrance
WILDFLOWER

features

- Developer will coordinate with subs for
production and installation including
landscaping and utilities

% Park Signage (1 or 2 sided)

5'W x 4.25'H
Provided by Developer

W

- - Names of parks and RV storage
TBD at Village Plan

Lit with hooded spotlight in compliance with
City Code 19.11.05 14d

“¢ Permanent Directional Signage

(2 sided) 5'W x 4.25H
Provided by Developer

Lit with hooded spotlight in compliance with City Code
19.11.05 14d

- Permanentdirectional signage will be
located in easements or open space

I } - Wayfinding signage for parks, trailheads, etc.

Y

Area 4

Village Plan

W\ Ne_a_;,




-WA Signage Plan Exhibit

Notes

1. Locations shown represent the approximate vicinity of signs. Locations will be refined at sign permit application. All % Primary Entrance

. : . Feature (Development)
entrance features will be placed in common areas or signage easements.

% Optional Secondary
2. These features shall not conflict with traffic control signaling or traffic control devices. Entrance Feature

(Neighborhood)

3. Sight triangle will be adhered to according to the standards set by the American Association of State Highway and
% Park Signage

Transportation Officials (AASHTOQ).

/5 # Permanent Directional
4. Allilluminated signs located within one-half (1/2]) mile of Camp Williams shall be positioned in such a manner and Signage

contain shielding devices as to significantly reduce spillover light affecting the military installation and operations. In

== Mailbox Cluster

no instance shall signs within 1/2 mile be positioned facing parallel to the adjacent boundaries of Camp Williams.

T

Conceptual final details will be
determined in Sign Permit Application.

/ .
WILDFLOWER V|lLagePLan INCERA

AT SARATOGA SPRINGS
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Temporary Signage Plan Exhibit

_\\gl_

Temporary directional signage (%) may be installed where indicated, as needed to direct
traffic to builder model homel(s). Also, the areas highlighted in yellow [ ) along MVC

may require up to seven branded temporary community information signs during active
development. The design and message may vary, but the purpose is to provide information
about the Wildflower community. Sign faces shall not exceed 96 sf and height of sign will not
exceed 12 feet from grade. Temporary community information signage shall be at least 200

Conceptual final details will be
determined in Sign Permit Application.

feet from any other temporary sign.

Builder-branded, model home signage located on the model property or general yard
a where the model is located may not exceed a total of 32 sf per model. Sign permits,
ion, and installation of builder signage shall be the responsibility of builder.

WILDFLOWER

EXAMPLE EXAMPLE

Temporary Directional Sign

Temporary Community Information Signs

Utah's First
Active Family
Community

LiveAtWildfiower.com

- -

OO
OO LT L0

1. Locations shown represent the approximate vicinity of signs. All signs will be a minimum
of 3" back from any sidewalk and their height/length from property line. Locations will be

detailed at sign permit application.
2. Signs shall not conflict with traffic control signaling or traffic control devices.

3. Sight triangle will be adhered to according to the standards set by the American
Association of State Highway and Transportation Officials (AASHTO].

4. Temporary signs will be installed on builder-owned lots or open space, not on privately

owned lots.

Y

Village Plan Area 4

WILDFLOWER
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Temporary Community
Information Sign

% Temporary Directional Sign




Conceptual Grading Plan Exhibit
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Conceptual final details will be

SCALE: 1" = 100’

0

100

100 50

determined in Site Plan Application.
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Open Space Management Plan

The total acreage within Village Plan 4 is approximately 138.99 acres. The open space provided is 42.03

acres, which is approximately 30% of the total acreage.

Equivalent Acres Equivalent Acres Minimum # Amenity Minimum # Amenity # Amenity Points
Required Provided Points Required Points Provided Above Required

558.8 144.8

EQUIVALENT ACRES REQUIRED 10.4 EQUIVALENT ACRES PROVIDED 30.8

Trail, paved (1000 LF) 297.4
Pavilion 12 x12 D 1.0 4.7
Trail, Soft Surface (per 1,000 LF) D 5.7 473
Picnic Table 6’ E 2.0 1.6
Bench E 2.0 0.8
Additional EA Above Requirement* 20.5 818.0
Maximum Allowed Additional EA Points* 207.0
Additional EA Points Applied* 207.0

General open space is managed by the Master HOA, and Type 4 open space is managed by a sub-HOA.

The amenity details for the Larkspur Type 4 townhome neighborhood will be determined at Site Plan and/
or Plat submittal. At a minimum, the amenities will include a 1,346 sf clubhouse, 25" x 50" swimming pool,

and two playgrounds. These amenities add up to 350 amenity points as detailed below.

Type 4 Amenity Points
Proposed Amenity Quantity Points Per Each Total Points

Clubhouse Associated w/ Pool 150.0
Pool 25" x 50° 1 150.0 150
Playground 2 25 50

Total Type 4 Amenity Points “

WILDFLOWER Z Village Plan | Area 4
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Acres

Land Use

. Residential

Type

94.96

94.96

Residential Sub Total

38.37

Open Space

3.66

Open Space within Type 4*

42.03

Open Space Sub Total

2.00
138.99

Total

Utilities

* Type 4 includes 20% open space.
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*17.67 ACRES

=

MULTI FAMILY
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A Open Space MensgementExhion

Improved Open Space (Type 4)

Q
s
Native* Open Space
) with Public Access to Trails
Ly

* As defined in Wildflower ARCP

Mountain View Corridor

Conceptual final details will be
determined in Site Plan Application.
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Natural Resources Inventory

SLOPES
SLOPE GRATER THAN 30% = 2.99 ACRES (FOR PURPOSE OF DETERMINING SENSITIVE LANDS AREA, INCIDENTAL & ISOLATED AREA OVER 30% HAVE NOT BEEN INCLUDED.)

SOILS
A GEOTECHNICAL INVESTIGATION HAS BEEN CONDUCTED BY INFINITY CONSULTANTS, DATED JANUARY 17,2014, EXCERPTS FROM THE INVESTIGATION INCLUDE:
* THE SUBSURFACE SOILS ENCOUNTERED AT THE SITE CONSIST OF PRIMARILY OF SANDY CLAYS (CL) AND SILTY CLAYS (CL-ML). SILTY SANDS (SM) AND CLAYEY SANDS (SC) WERE FOUND
INTERSPERSED WITH CLAYEY SOILS ON THE RIDGE AND IN ITS NEAR VICINITY. COBBLES AND BOULDERS ARE FREQUENTLY FOUND IN THE NEAR SURFACE SOILS AND TOPSOIL, LAYERS OF GRAVEL
ARE FREQUENTLY FOUND IN THE SUBSURFACE SOILS.

* NO SUBSURFACE WATER WAS ENCOUNTERED TO THE MAXIMUM DEPTH INVESTIGATED, APPROXIMATELY 16 FEET IN THE TEST PITS AND 50 FEET IN THE BORINGS ALONG THE NORTHERN RIDGE LINES.

* IT IS OUR OPINION THAT THE SITE IS SUITABLE FOR THE PROPOSED CONSTRUCTION. THE BUILDINGS SUPPORTED ON SHALLOW SPREAD FOOTINGS BEARING ON THE UNDISTURBED NATURAL SILT OR
CLAY SOILS SHOULD BE DESIGNED FOR A NET ALLOWABLE PRESSURE OF 1,250 POUNDS PER SQUARE FOOT. SHALLOW FOOTINGS BEARING ON NATURAL UNDISTURBED WELL GRADED SANDS,
GRAVELS OR AT LEAST 1 FOOT OF COMPACTED STRUCTURAL FILL MAY BE DESIGNED FOR A NET ALLOWABLE BEARING PRESSURE OF 1,500 PSF. BASEMENT FOOTINGS THAT ARE EMBEDDED A
MINIMUM OF 6 FEET DEEP FROM THE NATIVE GROUND SURFACE AND ARE BEARING ON THE UNDISTURBED NATURAL SILT OR CLAYS MAY BE DESIGNED FOR A NET ALLOWABLE PRESSURE OF 1,500
PSF. BASEMENT FOOTINGS EMBEDDED MORE THAN 6 FEET AND BEARING ON UNDISTURBED NATURAL WELL GRADED SANDS OR GRAVELS MAY BE DESIGNED FOR A NET ALLOWABLE PRESSURE OF
1,800 PSF.

* AT THE TIME OF THE SITE INVESTIGATION WAS CONDUCTED, VEGETATION AT THE SITE CONSISTED PRIMARILY OF SAGE BRUSH, WITH FARMED AND FALLOW FIELDS, NATIVE GRASSES AND WEEDS
WERE PRESENT AROUND THE PERIMETER OF THE FIELDS.

* BASED ON THE INFORMATION COLLECTED DURING OUR FIELD INVESTIGATION AND SUBSEQUENT LABORATORY TESTING, WE ANTICIPATE THAT COLLAPSE-SUSCEPTIBLE SOILS WILL NOT BE
ENCOUNTERED DURING CONSTRUCTION.

* NO ACTIVE FAULTS ARE MAPPED TO EXTEND THROUGH OR NEAR THE PROPERTY. THE CLOSEST MAPPED FAULT TO THE SITE LIES BENEATH UTAH LAKE, LOCATED APPROXIMATELY 4.5 MILES TO THE
SOUTH. (MACHETTE, 1992).

-

WETLANDS
NO WETLANDS EXIST ON THIS SITE.

SPECIAL PROTECTION AREAS
A PHASE | ENVIRONMENTAL SITE ASSESSMENT HAS BEEN CONDUCTED FOR THE WILDFLOWER DEVELOPMENT BY INFINITY CONSULTANTS, DATED DECEMBER 12, 2013. THE CONCLUSION OF THIS
ASSESSMENT STATES:
“THE SUBJECT PROPERTY CONSISTS OF OPEN, UNUSED LAND WITH NO STRUCTURES. THERE HAS NOT BEEN ANY HISTORIC USE OF THE PROPERTY THAT IS INCONSISTENT WITH ITS CURRENT USE.
THERE IS NO EVIDENCE OF CURRENT OR PAST USE, STORAGE, OR PRODUCTION OF HAZARDOUS CHEMICALS OR PETROLEUM PRODUCTS AT ENVIRONMENTALLY SIGNIFICANT LEVELS ON THE SUBJECT
PROPERTY.

IN THE OPINION OF INFINITY CONSULTANTS, THIS ASSESSMENT HAS PROVIDED NO EVIDENCE OF "RECOGNIZED ENVIRONMENTAL CONDITIONS," AS DEFINED BY THE ASTM STANDARD, IN CONNECTION
WITH THE SUBJECT PROPERTY. THEREFORE, IT CAN BE CONCLUDED THAT NO FURTHER ACTION IS REQUIRED.”

THE FULL PHASE | ENVIRONMENT SITE ASSESSMENT IS TO BE SUBMITTED SEPARATELY AND AVAILABLE FOR FURTHER DETAIL.

DAMS AND CANALS
NO DAMS EXIST ABOVE THIS SITE. NO CANALS EXIST ON THE PROPERTY.

SHRUBS, TREES AND WILDLIFE
SUBJECT PROPERTY HAS BEEN HISTORICALLY USED FOR AGRICULTURE AND THUS THERE ARE NO SIGNIFICANT SHRUBS OR TREES. WILDLIFE IS TYPICAL OF THE FOOTHILL AREAS OF THE WASATCH
FRONT. NO KNOWN ENDANGERED, THREATENED OR RARE FLORA OR FAUNA ARE KNOWN TO EXIST ON THE SITE.
ANY TREES GREATER THAN 2 J;" CALIPER REMOVED DURING GRADING OPERATIONS WILL BE REPLACED WITHIN THE DEVELOPMENT WITH LIKE KIND OR BETTER, 2 %" CALIPER MINIMUM.

FLOOD PLAIN DATA
AREA SHOWN HEREIN FALLS WITHIN FLOOD ZONE "X" (AREA DETERMINED TO BE OUTSIDE OF 500 YEAR FLOOD PLAIN) AS SHOWN ON FIRM MAPS 49551701058 (JULY 17, 2002) AND 49551701158 (JULY 17,
2002)

MITIGATION REQUIREMENT
IF AREAS OF PROPOSED DEVELOPMENT ARE DETERMINED UNSUITABLE DUE TO ANY OF THE ABOVE CONDITIONS, ACCEPTABLE MITIGATION MUST BE COMPLETED PRIOR TO DEVELOPMENT, LE. SOIL
STABILIZATION, ENVIRONMENTAL HAZARDS, ETC.
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Traffic Study

Village Plan 4

Wildflower Village 4
Traffic Impact Study

Saratoga Springs, Utah

December 13, 2019

UT19-1599

WILDFLOWER VillagePlan Area 4
AT SARATOGA SPRINGS k



EXECUTIVE SUMMARY

This study addresses the traffic impacts associated with the proposed Wildflower Village 4
development located in Saratoga Springs, Utah. The proposed project is located on the west side
of Mountain View Corridor (MVC), north of Harvest Moon Drive.

Included within the analyses for this study are the traffic operations and recommended mitigation
measures for existing conditions and plus project conditions (conditions after development of the
proposed project) at key intersections and roadways near the site. Future 2025 conditions were
also analyzed.

The evening peak hour level of service (LOS) was computed for each study intersection. The
results of this analysis are shown in Table ES-1. Recommended storage lengths are shown in
Table ES-2.

TABLE ES-1
LOS Analysis - Evening Peak Hour
Saratoga Springs - Wildflower Village 4 TIS

Level of Service (Sec/Veh)'

Intersection Existing (2019) Existing (2019) Future (2025) Future (2025)
Background Plus Project Background Plus Project

Hanest MSZ"FE:NE /SB 1 B39 /wB | D30y wB | ca2)/wB | F 50/ we
Hanvest ,'\\AA\%"FE;M INB | A@1)/eB | A@1)/es | B(1a2)/EB | B(5.1)/EB
Hanwest H:\'RCB:O:S ward/SBl g (14.5) B (13.9) C(21.8) C (22.9)
Hanvest H:/'I?/(Bf:'f vard /SBI A (0.5) A (9.4) B (11.5) B (11.5)
Access 2/ SB MVC FR? . B (14.7)/ EB ; F (>50)/ EB
Access 3/ SB MVC FR? . C (20.7)/ SEB ; F (>50) / SEB

1. Intersection LOS and delay (seconds/vehicle) values represent the overall intersection average for roundabout,
signalized, all-w ay stop controlled intersections and the w orst approach for all other unsignalized intersections.
2. This intersection is a project access and w as only analyzed in "plus project" scenarios.

Source: Hales Engineering, December 2019

Saratoga Springs — Wildflower Village 4 Traffic Impact Study i
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TABLE ES-2
Recommended Storage Lengths
Saratoga Springs - Wildflower Village 4 TIS

Storage Length (feet)

Intersection Northbound Southbound Eastbound Westbound

LT RT

Harvest Moon Drive / SB MVC FR - - 100 100 - 100 100 -
Harvest Moon Drive / NB MVC FR 100 100 - - 100 - - -
Harvest Hills Boulevard / SB MVC FR - - 100 100 - 100 125 -

Harvest Hills Boulevard / SB MVC FR 100 100 - - 100 - - 100
Access 2/ SB MVC FR - - - 100 - - - -
Access 3/ SB MVC FR - - - 100 - - - -

Source: Hales Engineering, December 2019

SUMMARY OF KEY FINDINGS/RECOMMENDATIONS

The following is a summary of key findings and recommendations:

New turning movement counts were collected along the newly-constructed MVC
frontage road system in Saratoga Springs. The estimated project trip assignment of
Wildflower Village 3A was added on top of these volumes for the “existing (2019)
background” volumes.
All study intersections are currently operating at an acceptable LOS during the evening
peak hour in existing (2019) background conditions.
The development will consist of residential townhome and single-family units.
All study intersections are anticipated to operate at an acceptable LOS during the
evening peak hour with project traffic added.
o Recommendation: Install right-turn deceleration lanes at each access.
All study intersections are anticipated to operate at an acceptable LOS during the
evening peak hour in future (2025) background conditions.
The Harvest Moon Drive / SB MVC FR, Access 2/ MVC FR, and Access 3/ MVC FR
intersections are anticipated to operate at LOS F during the evening peak hour in
future (2025) plus project conditions.
o Recommendation: That traffic signals be installed at the Harvest Moon Drive /
MVC FR intersections when warranted.
o The delays at Access 2 and Access 3 are due to high through volumes on the
MVC FR. It is anticipated with the MVC freeway being installed by 2030 that

Saratoga Springs — Wildflower Village 4 Traffic Impact Study ii
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most of the through volumes on MVC will be drawn away from the frontage
roads.

Saratoga Springs — Wildflower Village 4 Traffic Impact Study iii

WILDFLOWER Viuage Plan | Area 4
AT SARATOGA SPRINGS k



13 Site Characteristics

Village Plan 4 is located at the north end of the Wildflower development. It is boxed in on three sides.
Mountain View Corridor (MVC] is located on the east side of the property, Camp Williams is on the west
side and Lehi City on the North. MVC complicates the access with south only frontage roads. The high
point is located at the onsite city water tank and slopes down from there. The bulk of the property slopes
to the south. A large part of the area is in the Zone 4 Water region and will not be developed until such
infrastructure is built. The portion on the south end is located in the Zone 3 Water region and can be

developed earlier. All other site characteristics were included in the approved Wildflower ARCP.

WILDFLOWER VillagePlan Area 4
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14 Master Development Agreement

This Village Plan is subordinate to the Master Development Agreement, Wildflower ARCP, and Master
Utility Plan, which are approved and recorded by the City.

WILDFLOWER Vil[agePLan INCERA
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Planning Commission

Staff Report
Westport Business Park General Plan Land Use Map Amendment and Rezone
Office and Regional Commercial to Office Warehouse Land Use
Agriculture to Office Warehouse Rezone
May 13, 2021
Public Hearing
Report Date: May 6, 2021
Applicant/Owner: Mark Johnson
Location: 2000 North Redwood Road
Major Street Access: Redwood Road
Parcel Number(s) & Size: 58:023:0116, 6.54 acres and 58:023:0114, 11.75 acres
Land Use Designation: Office and Regional Commercial
Parcel Zoning: Agriculture
Adjacent Zoning: Regional Commercial, Office Warehouse, and Mixed Use
Current Use of Parcel: Vacant
Adjacent Uses: Vacant and commercial
Previous Meetings: None
Previous Approvals: None
Land Use Authority: City Council
Planner: David Stroud, AICP, Planning Director
A. Executive Summary: The applicant requests the City amend 18.29 acres of the General Plan

Land Use map from Regional Commercial and Office to Office Warehouse and rezone the parcels
from Agriculture to Office Warehouse. The anticipated use as shown on the concept plan as
Exhibit C is to construct an office warehouse/flex development.

Staff Recommendation: Staff recommends the Planning Commission conduct a public hearing
on the proposed General Plan Land Use Map amendment and rezone, review and discuss the
proposal, and choose from the options in Section H of this report. Options include approval with
or without modification, denial, or continuation.

B. Background: The subject property is currently unplatted and in the Agriculture zone which
requires a minimum lot size of 5 acres. The subject parcels each exceed the minimum lot size of
the zone. The current General Plan identifies this property as a future location for office and

regional commercial uses.

David Stroud, AICP, Planning Director
dstroud@saratogaspringscity.com
1307 North Commerce Drive, Suite 200 ¢ Saratoga Springs, Utah 84045
801-766-9793 x107  801-766-9794 fax



Specific Requests: General Plan Land Use Map amendment from Office and Regional Commercial
to Office Warehouse and rezone from Agriculture to Office Warehouse. The question to be
addressed and recommend to the City Council is whether or not this location is suitable for the
proposed land use and zone.

Process:

Rezone and General Plan Amendment

The table in Section 19.13.04 outlines the process requirements of a rezone request. A public
hearing is required with the Planning Commission who then make a recommendation to the City
Council. The City Council shall then either approve, continue, or deny the request.

Concept Plan

Section 19.17.02 states “Petitions for changes to the City’s Zoning Map for all land use zones may
be accompanied by an application for Concept Plan Review or Master Development Agreement
approval pursuant to Chapter 19.13 of this Code.”

Per Chapter 19.13 of the City Code, the process for a Concept Plan includes an informal review of
the Concept Plan by both the Planning Commission and the City Council. The review shall be for
comment only, no public hearing is required and no recommendation or action made.

A concept plan has been submitted with the rezone application and has been included with this
staff report. The concept plan is non-binding and does not address all concerns or requirements
of the Land Development Code. A concept review is meant to understand the intent of the
rezone and the future development plans of the applicant. High-level issues are reviewed such as
density, landscaping percentage, road design, etc. Specific details relating to landscaping,
elevations, and others are typically not reviewed at the concept level.

Community Review: This item was noticed in the Daily Herald as a Planning Commission public
hearing and a notice was sent to property owners within 300 feet of the subject property. As of
the date of this report no phones calls have been received by the public. Email comments may be
submitted or public may choose to attend the Planning Commission meeting. The notice has also
been posted in the City building, www.saratogspringscity.com, and at the State notice website
www.utah.gov/pmn/index.html.

General Plan: The land use designation of the property is Regional Commercial and Office. The
applicant’s request to change the zone from Agriculture to Office Warehouse is not consistent
with the intent of the land use designation of Regional Commercial and Office so the land use
map is to be amended to coincide with the desired zone.

Regional Commercial of the General Plan is defined as:

These areas generally should include a variety of retail uses including big box
retail configured in developments that provide excellent vehicular access to and
from major transportation facilities. They should include special urban
improvements to make rich and enjoyable public spaces. To promote foot traffic,



these areas should be compact and include a safe pedestrian environment and
access to a multi-modal transportation network. Residential developments at
higher densities in neighborhoods that still maintain a suburban character.
Developments in these areas should be constructed with urban streets and
useable recreation features and lands.

Office of the General Plan is defined as:

Areas intended to provide locations for employment and economic development
opportunities. Uses include large and small scale offices, business parks, and
supporting service retail. These areas can also serve as transitions between
residential areas and major roadways.

Office Warehouse of the General Plan is defined as:

The Office Warehouse designation accommodates uses that permit a blend of
warehousing and offices uses within a campus-like setting. This category allows
for a mix of flex, high-tech space, and production uses. Generally, it is accessed
off collector streets near highways; it should be convenient to transit access
when feasible.

Staff conclusion: Complies. Office Warehouse is an appropriate zone and is
implemented by the Office Warehouse land use designation.

Code Criteria:

Rezone requests are legislative decisions. Therefore, the City Council has significant discretion
when making a decision on such requests. Because of this legislative discretion, the Code criteria
below are guidelines and are not binding.

19.17.03. Planning Commission and City Council Review.

1. The Planning Commission reviews the petition and makes a recommendation to the City
Council within 30 days of the receipt of the petition. Staff finding: consistent.

Review and submission of necessary items required a review process longer than 30 days
due to the need of additional concept plan information.

2. The Planning Commission shall recommend approval of the proposed amendments only when
it finds the proposed amendment furthers the purpose of the Saratoga Springs Land Use Element
of the General Plan and this Title. Staff finding: consistent.

The Land Use Plan identifies desired land uses for all areas within the City of Saratoga
Springs and provides a framework to guide future planning for the community—where people
live, work, play, and shop. It supports a variety of land uses that can continue to make Saratoga
Springs an attractive place to live and work, while preserving Saratoga Springs’ small-town



charm. Stable and peaceful single-family neighborhoods are the “building block” of the
community, with a mix of smaller and denser residential units in appropriate locations to help
diversify the housing stock. Employment areas accommodate a diverse array of businesses and
support well-paying jobs. The land use element of the General Plan indicates Office as the
proposed land use. However, the General Plan is not a static document and subject to review and
change when appropriate.

3. The Planning Commission shall provide the notice and hold a public hearing as required by
Utah Code. For an application which concerns a specific parcel of property, the City shall provide
the notice required by Chapter 19.13 regarding a public hearing. Staff finding: consistent.

All required notices in compliance with State and local laws were sent or posted informing
the public of the Planning Commission public hearing.

19.17.04. Gradual Transition of Uses and Density.

It is the policy of the City Council, through exercising its zoning authority, to: (a) transition high
intensity uses to help prevent the impacts of high density uses on low density areas; and (b) to
limit inconsistent uses being located on adjacent parcels. The City Council may implement this
policy using its zoning powers. Through amendments to the General Plan and the Zoning Map,
the City Council intends to apply the following guidelines to implement this policy:

1. Residential lots, parcels, plats, or developments should not increase by more than 20% of
density as compared to adjacent lots, zones, parcels, plats, or developments to enable a gradual
change of density and uses. To appropriately transition, new lots should be equal to or larger
than immediately adjacent existing platted lots.

2. Exceptions
a. The City should avoid allowing high intensity uses (e.g., commercial, industrial, multi-
family structures, etc.) adjacent to lower intensity uses (e.g., single family, low density
residential, etc.), however may allow these uses to be located adjacent to each other if
appropriate transitions and buffers are in place. Appropriate buffers and transitions
include a combination of roadways, landscaping, building orientation and facades,
increased setbacks, open spaces, parks, and trails.

3. Despite these guidelines, the City Council recognizes that it will become necessary to allow
high intensity next to low intensity uses in order to allow for the implementation of multiple
zones in the City. The City Council should use their best efforts to limit inconsistent uses and
zones being located on adjacent parcels and to mitigate inconsistent uses and zones through
transitions and buffers. Staff finding: consistent.

The proposed rezone and development is adjacent to existing commercial uses and vacant
property. Residential uses are not in the immediate area but are located to the west across
Redwood Road. The subject property is appropriate for commercial activity whether that be retail
in nature or office warehouse/flex space. Lehi City borders to the east. The impact to adjacent
property is minimal.



19.17.05. Consideration of General Plan, Ordinance, or Zoning Map Amendment.

The Planning Commission and City Council shall consider, but not be bound by, the following
criteria when deciding whether to recommend or grant a General Plan, ordinance, or zoning map
amendment:

1. The proposed changes will conform to the Land Use Element and other provisions of the
General Plan. Staff finding: consistent, if approved.

The changes proposed are compatible with the surrounding land uses and the proposed
zone or Regional Commercial is implemented by the Regional Commercial land use.

2. The proposed changes will not decrease or otherwise adversely affect the health, safety,
convenience, morals, or general welfare of the public. Staff finding: complies.

No adverse consequences are anticipated by the changing the zone from Agriculture to
Office Warehouse.

3. The proposed changes will more fully carry out the general purposes and intent of this Title
and any other ordinance of the City. Staff finding: complies.

The purpose of Title 19 is to preserve and promote the health, safety, morals,
convenience, order, fiscal welfare, and the general welfare of the City, its present and future
inhabitants, and the public generally. The proposed development will comply with Title 19.

4. In balancing the interest of the petitioner with the interest of the public, community interests
will be better served by making the proposed change. Staff finding: complies.

The property has been identified on the General Plan land use map as future Regional
Commercial and Office and the proposed land use map amendment and rezone is compatible
with the General Plan, surrounding property, zones, and approved development; and

5. Any other reason that, subject to legislative discretion of the City Council, could advance the
general welfare.

Concept Plan Review

Section 19.17.02 states “Petitions for changes to the City’s Zoning Map for all land use zones may
be accompanied by an application for Concept Plan Review or Master Development Agreement
approval pursuant to Chapter 19.13 of this Code.”

Per Chapter 19.13 of the City Code, the process for a Concept Plan includes an informal review of
the Concept Plan by both the Planning Commission and the City Council. The reviews shall be for
comment only, no public hearing is required and no recommendation or action made. The
following is a review of the general standards required of the Office Warehouse zone.



19.04.10. Land Use Regulations, Non-Residential and Mixed Use Zones

Category to be reviewed Regulation Determination How
(assuming OW)
Minimum Development 40,000 square feet Complies 18.29 acres
Size
Minimum lot size 20,000 square feet Complies 1.21 acres minimum
proposed lot size
Setbacks Front — 20; side 10 Complies Exceed minimums
feet; rear — 30 feet;
street side — 20 feet
Minimum Building 20 feet Complies Exceeds minimum
Separation
Maximum Height of 35 feet Complies Under maximum
Structures
Maximum Lot Coverage 50 percent Complies 27 percent including
future ROW
Minimum Lot Width 70 feet Complies Exceeds minimum

19.06, Landscaping and Fencing: will comply. Details of fencing and landscaping to be

determined at preliminary plat/site plan stage.

19.11, Lighting: will comply. TBD at preliminary plat/site stage.

19.12, Subdivisions: complies. Concept plan meets OW zone standards.
19.13, Process: complies. Consistent with General Plan if proposed rezone is approved. City code

outlines preliminary and final plat requirements.

Staff Recommendation:

| move to recommend approval to the City Council the request to amend the General Plan Land
Map from Office and Regional Commercial to Office Warehouse and rezone from Agriculture to
Office Warehouse on 18.29 acres at 2000 North Redwood Road as outlined in Exhibit 1 with the

findings and conditions in the staff report dated May 13, 2021:

Findings

1. The General Plan Land Use Map is proposed to be amended from Office and Regional

Commercial to Office Warehouse as outlined Section G of this report.

2. The Zone Map is proposed to be amended from Agriculture to Office Warehouse in

compliance with the proposed General Plan Lane Use Map amendment.

3. The General Plan Land Use Map amendment and rezone will not result in a decrease
in public health, safety, and welfare as outlined in the findings for approval in Section

G of this report.

4. The Rezone is consistent with Chapter 19.17 of the Code, as articulated in the findings

for approval in Section G of this report.




Conditions:

1. The Westport Business Park development request is approved as shown in the
attachment to the Staff report as Exhibit 1.

2. All conditions of the City Engineer, if applicable, shall be met, including but not limited
to those in the Staff report as Exhibit 2.

3. All other Code requirements shall be met.

4. A preliminary plat and site plan shall be applied for with review of the standards
contained in the Land Development Code for such a request.

5. Any other conditions or changes as articulated by the Planning Commission:

Alternative 1 — Continuance
The Planning Commission may also choose to continue the item. “I move to continue the
Westport Business Park request to another meeting on [DATE], with direction to the applicant
and Staff on information and/or changes needed to render a decision, as follows:

1.

2.

Alternative 2 — Denial
The Planning Commission may also choose to recommend denial of the request regarding the
application. “I move to recommend denial of the Westport Business Park request with the
findings below:
1. The Westport Business Park request is not consistent with the General Plan, as
articulated by the Planning Commission:
, and/or,
2. The Westport Business Park request is not consistent with Section [?] of the Code, as
articulated by the Planning Commission:

Exhibits:

1. Proposed General Plan Land Use Map and Zone Change
2. City Engineer’s staff report, if applicable

3. Concept plan



1 — Current Land Use Designation of Regional Commercial and

Office to Office Warehouse
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Exhibit 2 — No Engineer’s report at this time

Exhibit 3 — Concept Plan
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Planning Commission
Staff Report

Alpine Acres General Plan Land Use Map Amendment and Rezone

Institutional/Civic and Medium Density Residential to Low Density Residential Land Use
Agriculture to R1-10 Rezone

May 13, 2021

Public Hearing

Report Date: May 6, 2021

Applicant/Owner: Randy Smith

Location: 800 West Marie Way

Major Street Access: Foothill Blvd.

Parcel Number(s) & Size: 35:504:0003, 21.06 acres of 31.04 acres

Land Use Designation: Institutional/Civic and Medium-Density Residential
Parcel Zoning: Agriculture

Adjacent Zoning: Agriculture and R1-10

Current Use of Parcel: Agriculture

Adjacent Uses: Residential, school, church

Previous Meetings: None

Previous Approvals: None

Land Use Authority: City Council

Planner: David Stroud, AICP, Planning Director

A. Executive Summary: The applicant requests the City amend 21.06 acres of the General Plan

Land Use map from Institutional/Civic and Medium Density Residential to Low Density
Residential and rezone the parcel from Agriculture to R1-10. The anticipated use as shown on
the concept plan as Exhibit C is single-family lots with a minimum lot size of 10,000 square feet.

Staff Recommendation: Staff recommends the Planning Commission conduct a public hearing
on the proposed General Plan Land Use Map amendment and rezone, review and discuss the
proposal, and choose from the options in Section H of this report. Options include approval with
or without modification, denial, or continuation.

B. Background: The subject property is currently unplatted and in the Agriculture zone which
requires a minimum lot size of 5 acres. The General Plan currently identifies a land use of
Institutional/Civic and Medium Density Residential on the subject property. The

Institutional/Civic portion is not developable as such.

David Stroud, AICP, Planning Director
dstroud@saratogaspringscity.com
1307 North Commerce Drive, Suite 200 ¢ Saratoga Springs, Utah 84045
801-766-9793 x107  801-766-9794 fax



Specific Requests: General Plan Land Use Map amendment from Institutional/Civic and Medium-
Density Residential to Low-Density Residential and rezone from Agriculture to R1-10. The
concept plat contains 60 single-family lots with a minimum size of 10,000 square feet and
associated open space. The question to be addressed and recommend to the City Council is
whether or not this location is suitable for the proposed land use and zone.

Process:

Rezone and General Plan Amendment

The table in Section 19.13.04 outlines the process requirements of a rezone request. A public
hearing is required with the Planning Commission who then make a recommendation to the City
Council. The City Council shall then either approve, continue, or deny the request.

Concept Plan

Section 19.17.02 states “Petitions for changes to the City’s Zoning Map for all land use zones may
be accompanied by an application for Concept Plan Review or Master Development Agreement
approval pursuant to Chapter 19.13 of this Code.”

Per Chapter 19.13 of the City Code, the process for a Concept Plan includes an informal review of
the Concept Plan by both the Planning Commission and the City Council. The review shall be for
comment only, no public hearing is required and no recommendation or action made.

A concept plan has been submitted with the rezone application and has been included with this
staff report. The concept plan is non-binding and does not address all concerns or requirements
of the Land Development Code. A concept review is meant to understand the intent of the
rezone and the future development plans of the applicant. High-level issues are reviewed such as
density, landscaping percentage, road design, etc. Specific details relating to landscaping,
elevations, and others are typically not reviewed at the concept level.

Community Review: This item was noticed in the Daily Herald as a Planning Commission public
hearing and a notice was sent to property owners within 300 feet of the subject property. As of
the date of this report no phones calls have been received by the public. Email comments may be
submitted or public may choose to attend the Planning Commission meeting. The notice has also
been posted in the City building, www.saratogspringscity.com, and at the State notice website
www.utah.gov/pmn/index.html.

General Plan: The land use designation of the property is Institutional/Civic and Medium Density
Residential. The applicant’s request to change the zone from Agriculture to R1-10 is not
consistent with the intent of the land use designation of Medium Density Residential so the land
use map is to be amended to coincide with the desired zone.



Institutional/Civic of the General Plan is defined as:

Areas that accommodate public or quasi-public land uses. Activities in the institutional areas will
vary greatly and shall include schools, libraries, hospitals, public buildings or facilities and other
land-uses that provide essential services to the general public.

Medium Density Residential of the General Plan is defined as:

Residential developments at higher densities in neighborhoods that still
maintain a suburban character. Designed to create a functional transition from
one land-use to another. Developments in these areas should be constructed
with urban streets and useable recreational features and lands.

Low Density Residential of the General Plan is defined as:

Single-family neighborhoods built on a highly connected street pattern and interspersed
with schools, public facilities, walkable neighborhood amenities, parks and trails. The
Low Density Residential designation is expected to be the City’s most prevalent land-use
designation.

Staff conclusion: Complies. R1-10 is an appropriate zone and is implemented by the
Low-Density Residential land use designation.

Code Criteria:

Rezone requests are legislative decisions. Therefore, the City Council has significant discretion
when making a decision on such requests. Because of this legislative discretion, the Code criteria
below are guidelines and are not binding.

19.17.03. Planning Commission and City Council Review.

1. The Planning Commission reviews the petition and makes a recommendation to the City
Council within 30 days of the receipt of the petition. Staff finding: consistent.

Review and submission of necessary items required a review process longer than 30 days
due to the need of additional concept plan information.

2. The Planning Commission shall recommend approval of the proposed amendments only when
it finds the proposed amendment furthers the purpose of the Saratoga Springs Land Use Element
of the General Plan and this Title. Staff finding: consistent.

The Land Use Plan identifies desired land uses for all areas within the City of Saratoga
Springs and provides a framework to guide future planning for the community—where people
live, work, play, and shop. It supports a variety of land uses that can continue to make Saratoga
Springs an attractive place to live and work, while preserving Saratoga Springs’ small-town
charm. Stable and peaceful single-family neighborhoods are the “building block” of the
community, with a mix of smaller and denser residential units in appropriate locations to help



diversify the housing stock. Employment areas accommodate a diverse array of businesses and
support well-paying jobs. The land use element of the General Plan indicates Office as the
proposed land use. However, the General Plan is not a static document and subject to review and
change when appropriate.

3. The Planning Commission shall provide the notice and hold a public hearing as required by
Utah Code. For an application which concerns a specific parcel of property, the City shall provide
the notice required by Chapter 19.13 regarding a public hearing. Staff finding: consistent.

All required notices in compliance with State and local laws were sent or posted informing
the public of the Planning Commission public hearing.

19.17.04. Gradual Transition of Uses and Density.

It is the policy of the City Council, through exercising its zoning authority, to: (a) transition high
intensity uses to help prevent the impacts of high density uses on low density areas; and (b) to
limit inconsistent uses being located on adjacent parcels. The City Council may implement this
policy using its zoning powers. Through amendments to the General Plan and the Zoning Map,
the City Council intends to apply the following guidelines to implement this policy:

1. Residential lots, parcels, plats, or developments should not increase by more than 20% of
density as compared to adjacent lots, zones, parcels, plats, or developments to enable a gradual
change of density and uses. To appropriately transition, new lots should be equal to or larger
than immediately adjacent existing platted lots.

2. Exceptions
a. The City should avoid allowing high intensity uses (e.g., commercial, industrial, multi-
family structures, etc.) adjacent to lower intensity uses (e.g., single family, low density
residential, etc.), however may allow these uses to be located adjacent to each other if
appropriate transitions and buffers are in place. Appropriate buffers and transitions
include a combination of roadways, landscaping, building orientation and facades,
increased setbacks, open spaces, parks, and trails.

3. Despite these guidelines, the City Council recognizes that it will become necessary to allow
high intensity next to low intensity uses in order to allow for the implementation of multiple
zones in the City. The City Council should use their best efforts to limit inconsistent uses and
zones being located on adjacent parcels and to mitigate inconsistent uses and zones through
transitions and buffers. Staff finding: consistent.

The proposed rezone and development is adjacent to existing residential with a similar
density, a church, and school. The subject property is appropriate for the proposed land use and
zone. The impact to adjacent property is minimal.



19.17.05. Consideration of General Plan, Ordinance, or Zoning Map Amendment.

The Planning Commission and City Council shall consider, but not be bound by, the following
criteria when deciding whether to recommend or grant a General Plan, ordinance, or zoning map
amendment:

1. The proposed changes will conform to the Land Use Element and other provisions of the
General Plan. Staff finding: consistent, if approved.

The changes proposed are compatible with the surrounding land uses and the proposed
zone of R1-10 is implemented by the Low-Density Residential land use.

2. The proposed changes will not decrease or otherwise adversely affect the health, safety,
convenience, morals, or general welfare of the public. Staff finding: complies.

No adverse consequences are anticipated by the changing the zone from Agriculture to
R1-10.

3. The proposed changes will more fully carry out the general purposes and intent of this Title
and any other ordinance of the City. Staff finding: complies.

The purpose of Title 19 is to preserve and promote the health, safety, morals,
convenience, order, fiscal welfare, and the general welfare of the City, its present and future
inhabitants, and the public generally. The proposed development will comply with Title 19.

4. In balancing the interest of the petitioner with the interest of the public, community interests
will be better served by making the proposed change. Staff finding: complies.

The property has been identified on the General Plan land use map as future
Institutional/Civic and Medium Density Residential and the proposed land use map amendment
and rezone is compatible with the General Plan, surrounding property, zones, and approved
development; and

5. Any other reason that, subject to legislative discretion of the City Council, could advance the
general welfare.

Concept Plan Review

Section 19.17.02 states “Petitions for changes to the City’s Zoning Map for all land use zones may
be accompanied by an application for Concept Plan Review or Master Development Agreement
approval pursuant to Chapter 19.13 of this Code.”

Per Chapter 19.13 of the City Code, the process for a Concept Plan includes an informal review of
the Concept Plan by both the Planning Commission and the City Council. The reviews shall be for
comment only, no public hearing is required and no recommendation or action made. The
concept plan proposed lots with a minimum size of 10,000 square feet with corner lot of at least

-5-



11,000 square feet. Open space has been identified as well as burial of a canal and associated
trail.

Staff Recommendation:

| move to recommend approval to the City Council the request to amend the General Plan Land
Map from Institutional/Civic and Medium-Density Residential to Low-Density Residential and
rezone from Agriculture to R1-10 on 21.06 acres at 800 West Marie Way as outlined in Exhibit 1
with the findings and conditions in the staff report dated May 13, 2021:

Findings

1. The General Plan Land Use Map is proposed to be amended from Institutional/Civic
and Medium-Density Residential to Low-Density Residential as outlined Section G of
this report.

2. The Zone Map is proposed to be amended from Agriculture R1-10 in compliance with
the proposed General Plan Lane Use Map amendment.

3. The General Plan Land Use Map amendment and rezone will not result in a decrease
in public health, safety, and welfare as outlined in the findings for approval in Section
G of this report.

4. The Rezone is consistent with Chapter 19.17 of the Code, as articulated in the findings
for approval in Section G of this report.

Conditions:

1. The Alpine Acres development request is approved as shown in the attachment to the
Staff report as Exhibit 1.

2. All conditions of the City Engineer, if applicable, shall be met, including but not limited

to those in the Staff report as Exhibit 2.

All other Code requirements shall be met.

4. A preliminary plat and site plan shall be applied for with review of the standards
contained in the Land Development Code for such a request.

5. Any other conditions or changes as articulated by the Planning Commission:

w

Alternative 1 — Continuance
The Planning Commission may also choose to continue the item. “I move to continue the Alpine
Acres request to another meeting on [DATE], with direction to the applicant and Staff on
information and/or changes needed to render a decision, as follows:

1.

2.




J.

Alternative 2 — Denial
The Planning Commission may also choose to recommend denial of the request regarding the
application. “I move to recommend denial of the Alpine Acres request with the findings below:
1. The Alpine Acres request is not consistent with the General Plan, as articulated by the
Planning Commission:
, and/or,
2. The Alpine Acres request is not consistent with Section [?] of the Code, as articulated
by the Planning Commission:

Exhibits:

1. Proposed General Plan Land Use Map and Zone Change
2. City Engineer’s staff report, if applicable

3. Concept plan



Exhibit 1 — Current Land Use Designation of Institutional/Civic
and Medium Density Residential to Low Density Residential
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Exhibit 1 — Current Zoning of Agriculture to R1-10
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Exhibit 2 — No Engineer’s report at this time

Exhibit 3 — Concept Plan
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Planning Commission

Staff Report
D2D Real Estate General Plan Land Use Map Amendment and Rezone
Office to Regional Commercial Land Use
Agriculture to Regional Commercial Rezone
May 13, 2021
Public Hearing
Report Date: May 6, 2021
Applicant/Owner: Michael Muehlmann
Location: Aspen Hills Blvd. and Redwood Road
Major Street Access: Aspen Hill Blvd.
Parcel Number(s) & Size: 58:023:0197, 1.17 acres
Land Use Designation: Office
Parcel Zoning: Agriculture
Adjacent Zoning: R1-10, Mixed Use, Agriculture
Current Use of Parcel: Vacant
Adjacent Uses: Vacant, single-family, commercial
Previous Meetings: None
Previous Approvals: None
Land Use Authority: City Council
Planner: David Stroud, AICP, Planning Director
A. Executive Summary: The applicant requests the City amend 1.17 acres of the General Plan

Land Use map from Office to Regional Commercial and rezone the parcel from Agriculture to
Regional Commercial. The anticipated use as shown on the concept plan as Exhibit C is to
construct an office building.

Staff Recommendation: Staff recommends the Planning Commission conduct a public hearing
on the proposed General Plan Land Use Map amendment and rezone, review and discuss the
proposal, and choose from the options in Section H of this report. Options include approval with
or without modification, denial, or continuation.

B. Background: The subject property is currently unplatted and in the Agriculture zone which
requires a minimum lot size of 5 acres. The subject parcel is 1.17 acres. The current General Plan
identifies this property as a future location for an office use.

David Stroud, AICP, Planning Director
dstroud@saratogaspringscity.com

1307 North Commerce Drive, Suite 200 ¢ Saratoga Springs, Utah 84045

801-766-9793 x107 « 801-766-9794 fax



Specific Requests: General Plan Land Use Map amendment from Office to Regional Commercial
and rezone from Agriculture to Regional Commercial. The question to be addressed and
recommend to the City Council is whether or not this location is suitable for the proposed land
use and zone.

Process:

Rezone and General Plan Amendment

The table in Section 19.13.04 outlines the process requirements of a rezone request. A public
hearing is required with the Planning Commission who then make a recommendation to the City
Council. The City Council shall then either approve, continue, or deny the request.

Concept Plan

Section 19.17.02 states “Petitions for changes to the City’s Zoning Map for all land use zones may
be accompanied by an application for Concept Plan Review or Master Development Agreement
approval pursuant to Chapter 19.13 of this Code.”

Per Chapter 19.13 of the City Code, the process for a Concept Plan includes an informal review of
the Concept Plan by both the Planning Commission and the City Council. The review shall be for
comment only, no public hearing is required and no recommendation or action made.

A concept plan has been submitted with the rezone application and has been included with this
staff report. The concept plan is non-binding and does not address all concerns or requirements
of the Land Development Code. A concept review is meant to understand the intent of the
rezone and the future development plans of the applicant. High-level issues are reviewed such as
density, landscaping percentage, road design, etc. Specific details relating to landscaping,
elevations, and others are typically not reviewed at the concept level.

Community Review: This item was noticed in the Daily Herald as a Planning Commission public
hearing and a notice was sent to property owners within 300 feet of the subject property. As of
the date of this report a few phones calls have been received by the public. Email comments may
be submitted or public may choose to attend the Planning Commission meeting. The notice has
also been posted in the City building, www.saratogspringscity.com, and at the State notice
website www.utah.gov/pmn/index.html.

General Plan: The land use designation of the property is Office. The applicant’s request to
change the zone from Agriculture to Regional Commercial is not consistent with the intent of the
land use designation of Office so the land use map is to be amended to coincide with the desired
zone.

Regional Commercial of the General Plan is defined as:

These areas generally should include a variety of retail uses including big box
retail configured in developments that provide excellent vehicular access to and
from major transportation facilities. They should include special urban
improvements to make rich and enjoyable public spaces. To promote foot tradffic,



these areas should be compact and include a safe pedestrian environment and
access to a multi-modal transportation network. Residential developments at
higher densities in neighborhoods that still maintain a suburban character.
Developments in these areas should be constructed with urban streets and
useable recreation features and lands.

Office of the General Plan is defined as:

Areas intended to provide locations for employment and economic development
opportunities. Uses include large and small scale offices, business parks, and
supporting service retail. These areas can also serve as transitions between
residential areas and major roadways.

Staff conclusion: Complies. Regional Commercial is an appropriate zone and is
implemented by the Regional Commercial land use designation.

Code Criteria:

Rezone requests are legislative decisions. Therefore, the City Council has significant discretion
when making a decision on such requests. Because of this legislative discretion, the Code criteria
below are guidelines and are not binding.

19.17.03. Planning Commission and City Council Review.

1. The Planning Commission reviews the petition and makes a recommendation to the City
Council within 30 days of the receipt of the petition. Staff finding: consistent.

Review and submission of necessary items required a review process longer than 30 days
due to the need of additional concept plan information.

2. The Planning Commission shall recommend approval of the proposed amendments only when
it finds the proposed amendment furthers the purpose of the Saratoga Springs Land Use Element
of the General Plan and this Title. Staff finding: consistent.

The Land Use Plan identifies desired land uses for all areas within the City of Saratoga
Springs and provides a framework to guide future planning for the community—where people
live, work, play, and shop. It supports a variety of land uses that can continue to make Saratoga
Springs an attractive place to live and work, while preserving Saratoga Springs’ small-town
charm. Stable and peaceful single-family neighborhoods are the “building block” of the
community, with a mix of smaller and denser residential units in appropriate locations to help
diversify the housing stock. Employment areas accommodate a diverse array of businesses and
support well-paying jobs. The land use element of the General Plan indicates Office as the
proposed land use. However, the General Plan is not a static document and subject to review and
change when appropriate.



3. The Planning Commission shall provide the notice and hold a public hearing as required by
Utah Code. For an application which concerns a specific parcel of property, the City shall provide
the notice required by Chapter 19.13 regarding a public hearing. Staff finding: consistent.

All required notices in compliance with State and local laws were sent or posted informing
the public of the Planning Commission public hearing.

19.17.04. Gradual Transition of Uses and Density.

It is the policy of the City Council, through exercising its zoning authority, to: (a) transition high
intensity uses to help prevent the impacts of high density uses on low density areas; and (b) to
limit inconsistent uses being located on adjacent parcels. The City Council may implement this
policy using its zoning powers. Through amendments to the General Plan and the Zoning Map,
the City Council intends to apply the following guidelines to implement this policy:

1. Residential lots, parcels, plats, or developments should not increase by more than 20% of
density as compared to adjacent lots, zones, parcels, plats, or developments to enable a gradual
change of density and uses. To appropriately transition, new lots should be equal to or larger
than immediately adjacent existing platted lots.

2. Exceptions
a. The City should avoid allowing high intensity uses (e.g., commercial, industrial, multi-
family structures, etc.) adjacent to lower intensity uses (e.g., single family, low density
residential, etc.), however may allow these uses to be located adjacent to each other if
appropriate transitions and buffers are in place. Appropriate buffers and transitions
include a combination of roadways, landscaping, building orientation and facades,
increased setbacks, open spaces, parks, and trails.

3. Despite these guidelines, the City Council recognizes that it will become necessary to allow
high intensity next to low intensity uses in order to allow for the implementation of multiple

zones in the City. The City Council should use their best efforts to limit inconsistent uses and

zones being located on adjacent parcels and to mitigate inconsistent uses and zones through
transitions and buffers. Staff finding: consistent.

The proposed rezone and development is adjacent to R-10 density. The subject property is
most appropriate to locate a commercial use as opposed to continuation of the adjacent
residential use. The impact to adjacent property is minimal.

19.17.05. Consideration of General Plan, Ordinance, or Zoning Map Amendment.
The Planning Commission and City Council shall consider, but not be bound by, the following
criteria when deciding whether to recommend or grant a General Plan, ordinance, or zoning map

amendment:

1. The proposed changes will conform to the Land Use Element and other provisions of the
General Plan. Staff finding: consistent, if approved.



The changes proposed are compatible with the surrounding land uses and the proposed
zone or Regional Commercial is implemented by the Regional Commercial land use.

2. The proposed changes will not decrease or otherwise adversely affect the health, safety,
convenience, morals, or general welfare of the public. Staff finding: complies.

No adverse consequences are anticipated by the changing the zone from Agriculture to
Regional Commercial.

3. The proposed changes will more fully carry out the general purposes and intent of this Title
and any other ordinance of the City. Staff finding: complies.

The purpose of Title 19 is to preserve and promote the health, safety, morals,
convenience, order, fiscal welfare, and the general welfare of the City, its present and future
inhabitants, and the public generally. The proposed development will comply with Title 19.

4. In balancing the interest of the petitioner with the interest of the public, community interests
will be better served by making the proposed change. Staff finding: complies.

The property has been identified on the General Plan land use map as Office and the
proposed land use map amendment and rezone is compatible with the General Plan, surrounding
property, zones, and approved development; and

5. Any other reason that, subject to legislative discretion of the City Council, could advance the
general welfare.

Concept Plan Review

Section 19.17.02 states “Petitions for changes to the City’s Zoning Map for all land use zones may
be accompanied by an application for Concept Plan Review or Master Development Agreement
approval pursuant to Chapter 19.13 of this Code.”

Per Chapter 19.13 of the City Code, the process for a Concept Plan includes an informal review of
the Concept Plan by both the Planning Commission and the City Council. The reviews shall be for
comment only, no public hearing is required and no recommendation or action made. The
following is a review of the general standards required of the RC zone.

19.04.10. Land Use Regulations, Non-Residential and Mixed Use Zones

Category to be reviewed Regulation Determination How
(assuming RC)

Minimum lot size 30,000 square feet Complies 1.17 acres

Setbacks Front — 10; side 10 Complies Exceed minimums

feet; rear — 30 feet;
street side — 10 feet




Maximum Height of 50 feet Complies 2-story office proposed

Structures with basement
Maximum Lot Coverage 50 percent Complies 9 percent
Minimum Building Size 1,000 square feet Complies 13,800 s.f.

19.06, Landscaping and Fencing: will comply. Details of fencing and landscaping to be
determined at preliminary plat/site plan stage.

19.11, Lighting: will comply. TBD at preliminary plat/site stage.

19.12, Subdivisions: complies. Concept plan meets RC zone standards.

19.13, Process: complies. Consistent with General Plan if proposed rezone is approved. City code
outlines preliminary and final plat requirements.

Staff Recommendation:

| move to recommend approval to the City Council the request to amend the General Plan Land
Map from Office to Regional Commercial and rezone from Agriculture to Regional Commercial on
1.17 acres at Aspen Hills Blvd. and Redwood Road as outlined in Exhibit 1 with the findings and
conditions in the staff report dated May 13, 2021:

Findings

1.

The General Plan Land Use Map is proposed to be amended from Office to Regional
Commercial as outlined Section G of this report.

2. The Zone Map is proposed to be amended from Agriculture to Regional Commercial in
compliance with the proposed General Plan Lane Use Map amendment.

3. The General Plan Land Use Map amendment and rezone will not result in a decrease
in public health, safety, and welfare as outlined in the findings for approval in Section
G of this report.

4. The Rezone is consistent with Chapter 19.17 of the Code, as articulated in the findings
for approval in Section G of this report.

Conditions:

1. The D2D development request is approved as shown in the attachment to the Staff
report as Exhibit 1.

2. All conditions of the City Engineer, if applicable, shall be met, including but not limited
to those in the Staff report as Exhibit 2.

3. All other Code requirements shall be met.

4. A preliminary plat and site plan shall be applied for with review of the standards
contained in the Land Development Code for such a request.

5. Any other conditions or changes as articulated by the Planning Commission:




Alternative 1 — Continuance
The Planning Commission may also choose to continue the item. “I move to continue the D2D
request to another meeting on [DATE], with direction to the applicant and Staff on information
and/or changes needed to render a decision, as follows:

1.

2.

Alternative 2 — Denial
The Planning Commission may also choose to recommend denial of the request regarding the
application. “I move to recommend denial of the D2D request with the findings below:
1. The D2D request is not consistent with the General Plan, as articulated by the
Planning Commission:

,and/or,
2. The D2D request is not consistent with Section [?] of the Code, as articulated by the

Planning Commission:

Exhibits:

1. Proposed General Plan Land Use Map and Zone Change
2. City Engineer’s staff report, if applicable

3. Concept plan



Exhibit 1 — Current Land Use Designation of Office to Regional
Commercial
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Exhibit 1 — Current Zoning of Agriculture to Regional
Commercial
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Exhibit 2 — No Engineer’s report at this time

Exhibit 3 — Concept Plan
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MINUTES - Planning Commission D R A F T
Thursday, April 22, 2021

City of Saratoga Springs City Offices
1307 North Commerce Drive, Suite 200, Saratoga Springs, Utah 84045

PLANNING COMMISSION MEETING MINUTES - Draft
Pursuant to Federal and State Guidelines, this meeting was conducted electronically.

5  Call to Otder - 6:00 p.m. by Chairman Troy Cunningham
Present:
Commission Members: Audrey Barton, Bryce Anderson, Ryan Reed, Troy Cunningham, Ken Kilgore, Bryce
McConkie, Josh Wagstaff
Staff: Dave Stroud, Planning Director; Ken Young, Community Development Director; Sarah Carroll, Senior
10 Planner; Tippe Motlan, Senior Planner; Rachel Day, Planner I; Kayla Moss, Deputy Recorder; Conrad Hafen,
Assistant City Attorney
Others: Krisel Travis, Ken Berg, Nicholas Majors, Alexander Usdan, Larry Lindstrom

Commissioner Cunningham read the following statement: I, Troy Cunningham, Planning Commission Chair,

15  hereby determine that conducting the Planning Commission meeting at an anchor location presents a substantial
risk to the health and safety of those who may be present at the anchor location. The World Health Organization,
the President of the United States, the Governor of Utah, and the County Health Department have all recognized
a global pandemic exists related to the new strain of the coronavirus, SARS-CoV-2 (COVID-19). Due to the
State of emergency caused by the global pandemic, I find that conducting a meeting at an anchor location under

20  the current state of public health emergency constitutes a substantial risk to the health and safety of those who
may be present at the location. This written declaration expires 30 days from the date signed. Dated: Apri/ 15,

2021.
1. Pledge of Allegiance - led by Commissioner Anderson.
25
2. Roll Call — a quorum was present
3. Business Item: Markham Dental Site Plan Extension, located 2114 N. Hillcrest. Kevin Markham,
applicant.

30 Planning Director Stroud presented this site plan to the Planning Commission. This was originally approved
two years ago. They have not changed anything from when they got approval two years ago. Due to COVID
construction was put on hold. They would like 2 more years to construct the site. They would also like to
subdivide the lot from one to two lots.

35 Commissioner McConkie asked about the basement being used for storage. He wondered if there is a
limitation on what type of storage can be in the building.

Planning Director Stroud advised that storage limitations will be addressed via building code and the Fire
Marshal.
40

Motion made by Commissioner Ryan to approve the Markham Dental Site Plan Extension, located
2114 N. Hillcrest. Kevin Markham applicant with findings and conditions in the staff report dated

April 22, 2021. Seconded by Commissioner McConkie. Aye: Bryce Anderson, Audrey Barton, Troy
Cunningham, Ken Kilgore, Ryan Reed, Bryce McConkie, Josh Wagstaff. Motion passed 7 - 0.

45 4. Public Hearing: Market Street Village Plan, located NW corner Market Street & Redwood Road.
Steve Usdan, applicant.
Director Stroud advised that this is Village Plan II, a continuation of the Costco community plan. It will be
called Market Street Village II. He presented the zoning and land use map where the project is. He also
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showed the pedestrian plan and sign plan. There are three known users at this point; Olive Garden, Dutch
Bros Coffee, and Apollo Burger. Olive Garden is currently showing four signs. What is allowed per title 19 is 3
but different things can be approved per the Village Plan.

Chairman Cunningham opened the meeting to public hearing at 6:15 p.m. There were no comments and the
public hearing was closed.

Commissioner Kilgore asked why there were some “can complies” with conditions.

Director Stroud advised that is because they don’t have the full landscaping plans and other things yet with the
Village Plan.

Commissioner Wagstaff thought that there needs to be a standard on the signs so applicants know what to
expect when they come in.

Commissioner Ryan agreed with abiding to the standard for signs.

Commissioner Anderson advised he likes the look and feel of the product that is coming in. He is grateful that
they are eliminating car washes and car repair. He agrees with everyone else that the sign requirements should
be standard and what is in Title 19.

Commissioner Cunningham likes the idea of having the eateries in one place. He has some concerns about the
drive-thrus on the pads. He wants to make sure there is enough room to allow for traffic flow.

Motion made by Commissioner Wagstaff moved to forward a positive recommendation on the
Market Street Village Plan, located NW Corner Market Street and Redwood Road with all staff
findings and conditions and clarify that the current monument signs in the packet will be the extent

of the monument signs on the property. Seconded by Commissioner Anderson. Aye: Bryce Anderson,
Audrey Barton, Troy Cunningham, Ken Kilgore, Reed Ryan, Bryce McConkie, Josh Wagstaff. Motion

passed 7 - 0.

Public Hearing: Northshore neighborhood Plan Major Amendment. Located 550 N. Northshore Dr.
Krisel Travis, D.R. Horton, applicant.

Senior Planner Sarah Carroll presented the major amendment to the City Council. The LDS church is not
planning on buying the property any longer so they are requesting to change that to townhomes and rear-
loaded cottage lots. They have also added a one acre patk.

Krisel Travis with D.R. Horton advised that while the LDS church won’t be buying property in this phase they
have said they may want to come in on another phase.

Chairman Cunningham opened the meeting to public hearing at 6:51 p.m. There were no comments so the
public hearing was closed.

Commissioner Kilgore thanked D.R. Horton for taking the driveways off of Northshore and he likes the
product that is being proposed as the change.

Motion made by Commissioner Kilgore to forward a positive recommendation of the Northshore

neighborhood Plan Major Amendment. Located 550 N. Northshore Drive with the findings and

conditions in the staff report. Seconded by Commissioner Barton. Aye: Bryce Anderson, Audrey
Barton, Troy Cunningham, Ken Kilgore, Bryce McConkie, Josh Wagstaff, Reed Ryan. Motion passed

7-0.

Public Hearing: Title 19 Code Amendments, various sections. City Initiated.

Chairman Cunningham opened the meeting to public hearing at 7:07 p.m.
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Larry Lindstrom voiced that he thought an office warechouse of adequate size should be able to be built in that
zone. He thought 30,000 square feet is a little arbitrary. They would have to build two buildings to get the

105 product they want. Some people are concerned that bigger buildings aren’t attractive but things that make
them that way are age, poor maintenance, and HVAC that is exposed, etc. rather than the size of the building.
He understands what the City is trying to do but he thought the 30,000 square feet is problematic.

Krisel Travis mirrored the concerns of Larry Lindstrom. She agrees that 30,000 square feet is arbitrary. She

110 thought the City has means to regulate these buildings rather than the square footage restrictions in the code.
She also mentioned that D.R. Horton currently occupies 30K+ in an office warechouse building as their main
office location.

Public Comment was closed at 7:23 p.m.

115
Chairman Cunningham thought that larger office warehouse uses could be prudent because of the change to
e-commerce based businesses. It would be nice to have the code be flexible enough to allow for those
businesses to come in.

120 Commissioner Kilgore mentioned that the geography of the City needs to be considered when placing zones

and types of businesses. He thought that the big buildings would be very prudent in different places such as
along Mountain View Corridor. He doesn’t think Redwood Road is the best placement for them.

Commissioner Ryan mentioned the he doesn’t think any commissioner disagrees with the sentiments that
125 Larry Lindstrom expressed, however; he agrees with Commissioner Kilgore and thought they need to be very
mindful of where they are placing the big buildings.

Commissioner Wagstaff thought that there are better ways to regulate the zone rather than the 30,000 square
feet requirement. He doesn’t think that many people will be wanting to locate to Saratoga Springs for big
130 space. He suspects they will go to Eagle Mountain or other places that have cheaper land.

Commissioner McConkie asked if there is an understood definition for what a warehouse is or if there is a
specific definition. He relies heavily on definitions. He isn’t ready to make a determination on what size of
building is prudent in the zone. He would like to be able to get more information before making a

135 recommendation.

Commissioner Barton agreed that the Redwood Road in Saratoga Springs is completely different then in Lehi.
She wants to see these uses in the City but she thought the appropriate place needs to be identified.

140 Commissioner Anderson thought that the City will find Class A office space. He is okay with an “arbitrary”
requirement like 30,000 square feet if that is what is determined to be prudent. He thought that the City needs

to be able to make exceptions when the time and spot is right.

Planning Director Stroud advised that the City has architectural standards and this may be able to be dealt
145 with in that way.

Commissioner Cunningham mentioned that he has concerns about listing in the Code 20 people as a family.
Commissioner Kilgore wondered if there was a way to restrict a domicile from housing a bunch of individuals
150 in the same location. He is afraid it could be a fire hazard or hazards in other ways. He also wondered why
medical parking is being reduced from 5 stalls to 4 stalls.
Planning Director Stroud advised they looked at other places and 4 stalls seemed to be standard.
155 Commissioner Cunningham is very concerned about the reduction in parking stalls for medical and healthcare.

There are many places in the City that he has to park on the street because of the lack of parking spaces and
they are currently under the 5 parking stalls per 1,000 square feet.

Planning Commission Meeting Minutes April 22,2021 3 of4



160

165

170

175

180

185

190

195

200

7.

8.

Commissioner Barton agrees that there is parking shortage at the medical facilities in the City with the current
standard of 5 parking spaces per 1,000 squate feet. She agrees that the parking requirements should not be
reduced.

Commissioner Anderson also mentioned the stalls are also very narrow in Saratoga Springs, making less spaces
even harder.

Motion made by Commissioner Kilgore to forward a positive recommendation of the Title 19 Code
Amendments, various sections based upon the evidence and explanations received today with the
findings and conditions in the staff report with the additional conditions that the family definition
uses option 1, no change is made to the parking for office/medical, and accept the warehouse: heavy
and warehouse: light definition as is written. Seconded by Commissioner Barton. Aye: Troy

Cunningham, Ken Kilgore, Audrey Barton, Bryce McConkie, Bryce Anderson. Nay: Reed Ryan and
Josh Wagstaff passed 5 - 2.

Commissioner Wagstaff voiced that he voted Nay because of the 30,000 square foot restriction. He doesn’t
think that is the right approach to correcting the lack of aesthetic appeal, if that is the main concern.

Commissioner Ryan advised that his Nay vote was because he is also concerned about the 30,000 square foot
language in the Code. However, he thought it is too large for the Redwood Road corridor.

Approval of Minutes: March 25, 2021.

Motion made by Commissioner Ryan to approve the Planning Commission minutes of March 25,
2021 as presented. Seconded by Commissioner Barton. Aye: Bryce Anderson, Audrey Barton, Troy

Cunningham, Ken Kilgore, Bryce McConkie, Reed Ryan, Josh Wagstaff. Motion passed 7 - 0.

Commission Comments. Chairman Cunningham proposed to see how the in person meeting of City

Council goes in May and decide if in-person meetings should be resumed starting the second meeting in May. He
would like to have an agenda item to take a vote on returning to in person at their first meeting in May.

9.

Director’s Report. Planning Director Stroud advised that building is ramping up on Redwood Road. There is

more activity on the Jared Osmond project. They have also just hired a planner I that will start next week.

Community Development Director Young advised that they are focusing on Economic Development. There will
be a new Economic Development director starting next week as well.

10. Possible motion to enter into closed session — No closed session was held.

11. Meeting Adjourned Without Objection at 8:55 p.m. by Chairman Troy Cunningham.

Date of Approval Planning Commission Chair

Deputy City Recorder
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