CEDAR HILLS

2

REVISED
PLANNING COMMISSION MEETING
Tuesday, November 23, 2021 6:00 p.m.

Notice is hereby given that the Planning Commission of the City of Cedar Hills, Utah, will hold
a_Planning Commission_Meeting on Tuesday, November 23, 2021 beginning at 6:00 p.m.
This is a public meeting, and anyone is invited to attend.

NOTICE OF ELECTRONIC PARTICIPATION

This meeting will be held electronically pursuant to Utah Code 52-4-207(4), and Mayor
Andersen’ November 22, 2021, written determination that conducting an electronic meeting with
an anchor location presents a substantial risk to the health and safety of those who may be
present at the anchor location.

To join the meeting via Zoom, use the following link:
https://us02web.zoom.us/j/89127048552?pwd=NytiNUIFMTV0ZIRWOFIzZWkdCUk9aUT09

Meeting ID: 891 2704 8552
Passcode: 416081

PLANNING COMMISSION MEETING

1. Call to Order

2. Public Comment: Time has been set aside for the public to express their ideas, concerns,
and comments (comments limited to 3 minutes per person with a total of 30 minutes for
this item)

SCHEDULED ITEMS & PUBLIC HEARINGS

3. Approval of the minutes from the October 26, 2021 Planning Commission meeting

4 Review/Recommendation and Public Hearing on the preliminary plan for The Cedars
Townhomes Plat E Phase 5 located in the H-1 Hillside Residential Zone

5 Review/Recommendation and Public Hearing on the final plan for Cedar Hills Gateway
Subdivision Phase 4 Lot 3 located in the SC-1 Commercial Zone

6. Discussion on the City’s General Plan Land Use Element

7

A

8.

Review/Action on approving the 2022 Planning Commission Schedule

DJOURNMENT
Adjourn

Posted this 22nd day of November, 2021 [s/ Gretchen F. Gordon, Deputy City Recorder

Supporting documentation for this agenda is posted on the city website at www.cedarhills.org.

In accordance with the Americans with Disabilities Act, the City of Cedar Hills will make reasonable accommodations to
participate in the meeting. Requests for assistance can be made by contacting the City Recorder at 801-785-9668 at least 48
hours in advance of the meeting to be held.

The order of agenda items may change to accommodate the needs of the Planning Commission, the staff, and the public.
This meeting may be held electronically to permit one or more of the commission members or staff to participate.


https://us02web.zoom.us/j/89127048552?pwd=NytiNUlFMTV0ZlRwOFIzWkdCUk9aUT09

CITY OF CEDAR HILLS

TO: Planning Commission

Planning Commission

FROM: Chandler Goodwin, City Manager Agendo H-em

DATE: 11/23/2021

Review/Recommendation on the Preliminary Plan for the Cedar

BJECT:
SUBIEC Townhomes Plat E Phase 5 located in the H-1 Hillside Residential Zone

APPLICANT PRESENTATION: | Kyle Spencer, Northern Engineering

STAFF PRESENTATION: Chandler Goodwin, City Manager

BACKGROUND AND FINDINGS:
Cedars Townhomes Plat E Phase 5 was given final approval on April 9, 2002. The developer did
not develop the Phase 5 portion and has come back to the City seeking changes to the overall
layout of Phase 5. The concept plan shows the development of twelve townhomes that will be a
part of the Cedars Townhomes HOA. Phase 5 is the last, and most difficult portion to develop, of
the original Cedars Townhomes. The main concerns with this development center on geotechnical
and utility issues. Staff has required that the developer submit a new Geotechnical study that
shows test pits at each building location as well as engineering recommendations for construction
methods. This study has been submitted to the City and staff is currently awaiting an opinion from
the City Engineer. The other concern deals with how this portion of the subdivision connects to the
City's utility system, namely sewer. The development of this phase will have to take into
consideration these, as well as other engineering concerns in order to comply with City standards.
City staff will prepare a presentation for the planning commission with all of our findings and make
a recommendation to the planning commission on how to proceed.

PREVIOUS LEGISLATIVE ACTION:
Planning Commission gave conceptual approval in the October 2021 meeting.

FISCAL IMPACT:
N/A

SUPPORTING DOCUMENTS:
Cedars Phase 5 Preliminary Plan, Geotechnical Study

RECOMMENDATION:
Review submission documents and make any recommendations necessary, staff will prepare their
own recommendation for the meeting. Staff is waiting on an engineering review of the civil plan
set and an opinion on the geotechnical study. Staff recommends that the Planning Commission
table this item until that is complete.

MOTION:
To recommend/not recommend to the City Council the preliminary plan for the Cedars Townhomes Plat
E, Phase 5, subject to the following changes and recommendations {LIST ANY CHANGES}.
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Mr. Kyle Spencer
Lone Peak Links
750 East 9000 South
Sandy, Utah 84094

Subject: Geotechnical Engineering Study
Cedar Hills Townhomes
Morgan Boulevard and Sage Vista Lane
Cedar Hills, Utah
CMT Project No. 16163

Mr. Spencer:

Submitted herewith is the report of our geotechnical engineering study for the subject site. This report contains the
results of our findings and an engineering interpretation of the results with respect to the available project characteristics.
It also contains recommendations to aid in the design and construction of the earth related phases of this project.

On April 1, 2021, a CMT Engineering Laboratories (CMT) staff professional was on-site and supervised the excavation of 6
test pits extending to depths of about 5 to 9 feet below the existing ground surface. Soil samples were obtained during
the field operations and subsequently transported to our laboratory for further testing and observation.

Conventional spread and/or continuous footings may be utilized to support the proposed structures, provided the
recommendations in this report are followed. A detailed discussion of design and construction criteria is presented in this
report.

We appreciate the opportunity to work with you at this stage of the project. CMT offers a full range of Geotechnical
Engineering, Geological, Material Testing, Special Inspection services, and Phase | and Il Environmental Site Assessments.
With offices throughout Utah, Idaho and Arizona, our staff is capable of efficiently serving your project needs. If we can
be of further assistance or if you have any questions regarding this project, please do not hesitate to contact us at 801-
492-4132 or 801-870-6730.

Sincerely,
CMT Engineering Laboratories Reviewed by:
Jeffrey J. Egbert, P.E., LE D A.P.,, M. AS "By & v Steven L. Smith, P.E.

Senior Geotechnical Engineer Senior Geotechnical Engineer

ENGINEERING ¢ GEOTECHNICAL « ENVIRONMENTAL (ESA | & II) e MATERIALS TESTING e SPECIAL INSPECTIONS
ORGANIC CHEMISTRY o PAVEMENT DESIGN ¢ GEOLOGY

www.cmtlaboratories.com
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Geotechnical Engineering Study Page 1
Cedar Hills Townhomes, Cedar Hills, Utah
CMT Project No. 16163

1.0 INTRODUCTION

1.1 General

CMT Engineering Laboratories (CMT) was retained to conduct a geotechnical subsurface study for the proposed
development of the site for the construction of 12 townhome units. The parcel is situated on the west side of
Morgan Boulevard in Cedar Hills, Utah, as shown in the Vicinity Map below.

1.2 Objectives, Scope and Authorization

The objectives and scope of our study were planned in discussions between Mr. Kyle Spencer of Northern
Engineering, and Mr. Steve Smith of CMT Engineering Laboratories (CMT). In general, the objectives of this
study were to define and evaluate the subsurface soil and groundwater conditions at the site, and provide
appropriate foundation, earthwork, pavement and seismic recommendations to be utilized in the design and
construction of the proposed development.

In accomplishing these objectives, our scope of work has included performing field exploration, which consisted
of the excavating/logging/sampling of 6 test pits, performing laboratory testing on representative samples of

CIMTENGINEERING
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the subsurface soils collected in the test pits, and conducting an office program, which consisted of correlating
available data, performing engineering analyses, and preparing this summary report. This scope of work was
authorized by returning a signed copy of our proposal dated October 30, 2020 and executed on March 3, 2021.

1.3 Description of Proposed Construction

We understand that the proposed structures will be town home residences which we project will have two
levels of conventional wood frame construction above grade and a single level of reinforced concrete below
grade (basement). We project that maximum structural loads for the residences will be on the order of 4,000
pounds per lineal foot for walls and 50,000 pounds for columns. Floor slab loads are anticipated to be relatively
light, with an average uniform loading not exceeding 100 pounds per square foot. If the structural loading
conditions are different than we have projected, please notify us so that any appropriate modifications to our
conclusions and recommendations contained herein can be made.

We anticipate that asphalt-paved residential streets will be constructed as part of the development. Traffic is
projected to consist of a light volume of automobiles and pickup trucks, one or two daily medium-weight
delivery trucks, a weekly garbage truck, and an occasional fire truck.

Site development will require some earthwork in the form of cutting and filling. A site grading plan was not
available at the time of this report, but we project that maximum cuts and fills may be on the order of 6 to 8

feet. If deeper cuts or fills are planned, CMT should be notified to provide additional recommendations, if
needed.

1.4 Executive Summary

Proposed townhome residences can be supported upon conventional spread and continuous wall foundations.
The most significant geotechnical aspects regarding site development include the following:

1. Topsoil and up to 3.5 feet of fill, considered undocumented, was found on the surface at the test pit
locations, which will require removal beneath structures;

2. Subsurface natural soils consist of GRAVEL (GM), extending to the maximum depth explored of about 9
feet;

3. Groundwater was not encountered in the test pits; and

4. Foundations and floor slabs may be established on suitable, undisturbed natural gravel soils or on

properly placed and compacted structural fill extending to suitable, undisturbed natural gravel soils.

CMT must assess that topsoil, undocumented fills, debris, disturbed or unsuitable soils have been removed and
that suitable soils have been encountered prior to placing site grading fills, footings, slabs, and pavements.

In the following sections, detailed discussions pertaining to the site are provided, including subsurface

descriptions, geologic/seismic setting, earthwork, foundations, lateral resistance, lateral pressure, floor slabs,
and pavements.

CIMI'T ENGINEERING
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2.0 FIELD EXPLORATION

2.1 General

In order to define and evaluate the subsurface soil and groundwater conditions, 6 test pits were excavated with
a backhoe at the site to depths of approximately 5 to 9 feet below the existing ground surface. Locations of the
test pits are shown on Figure 1, Site Plan, included in the Appendix. The field exploration was performed under
the supervision of an experienced member of our geotechnical staff.

Representative soil samples were collected by obtaining disturbed "grab" samples from within the test pits. The
samples were sealed in plastic bags prior to transport to the laboratory.

The subsurface soils encountered in the test pits were classified in the field based upon visual and textural
examination, logged and described in general accordance with ASTM?! D-2488. These field classifications were
supplemented by subsequent examination and testing of select samples in our laboratory. Graphical
representations of the subsurface conditions encountered are presented on each individual Test Pit Log, Figures
2 through 7, included in the Appendix. A Key to Symbols defining the terms and symbols used on the logs, is
provided as Figure 8 in the Appendix.

Upon completion of logging and sampling, the test pits were backfilled with the excavated soils. When
backfilling, minimal to no effort was made to compact the backfill and no compaction testing was performed.
Thus, the test pit backfill is considered undocumented fill and settlement of the backfill in the test pits over time
should be anticipated.

2.2 Infiltration Testing

An infiltration test was also performed as part of our field exploration by digging a small hole using a shovel at
the bottom of a shallow test pit (about 2.5 feet deep in natural gravel soils). The testing consisted of filling the
small hole with water, and measuring the rate of water drop within the small hole over a certain time period.
The results of this test indicate that the silty gravel soils at this site have an infiltration rate of 15 minutes per
inch. The rate will likely slow over time and an appropriate factor of safety should be applied for design.

3.0 LABORATORY TESTING

Selected samples of the subsurface soils were subjected to various laboratory tests to refine field classifications
and assess pertinent engineering properties, as follows:

1. Moisture Content, ASTM D-2216, Percent moisture representative of field conditions
2. Gradation Analysis, ASTM D-1140/C-117, Grain Size Analysis

*American Society for Testing and Materials
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Laboratory test results are presented on the test pit logs (Figures 2 through 7) and in the following Lab Summary
table:

LAB SUMMARY TABLE

'DEPTH | SAMPLE  SOIL  MOISTURE  GRADATION

| (feet) | TYPE | CLASS | CONTENT(%) GRAV. SAND FINES
1| 4 Bag GM 5 71 | 12 | 17
TP-1 | 8 Bag GM 8 61 | 10 | 29
-3 | 3 Bag GM 9 45 | 21 | 34
™3| 6 Bag GM 11 56 | 17 | 27
6| 4 Bag GM 5 55 | 19 | 26

4.0 GEOLOGIC & SEISMIC CONDITIONS

4.1 Geologic Setting

The subject site is located in the northeast portion of Utah Valley in north-central Utah at an elevation of
approximately 5,252 feet above sea level. Utah Valley is a deep, sediment-filled basin that is part of the Basin
and Range Physiographic Province. The valley was formed by extensional tectonic processes during the Tertiary
and Quaternary geologic time periods. The valley is bordered by the Wasatch Mountain Range on the east and
Lake Mountain and West Mountain on the west. Utah Valley is located within the Intermountain Seismic Belt,
a zone of active tectonism and seismic activity extending from southwestern Montana to southwestern Utah.
The active (evidence of movement within the past 10,000 years) Wasatch Fault Zone is part of the Intermountain
Seismic Belt and extends from southeastern Idaho to central Utah along the western base of the Wasatch
Mountain Range.

Much of northwestern Utah, including Utah Valley, was also previously covered by the Pleistocene age Lake
Bonneville. Utah Lake, which currently occupies much of the western portion of the valley, is a remnant of this
ancient fresh water lake. Lake Bonneville reached a high-stand elevation of approximately 5,092 feet above sea
level at between 18,500 and 17,400 years ago. Approximately 17,400 years ago, the lake breached its basin in
southeastern Idaho and dropped by almost 300 feet relatively fast as water drained into the Snake River.
Following this catastrophic release, the lake level continued to drop slowly over time, primarily driven by drier
climatic conditions, until reaching the current levels of Utah Lake and the larger Great Salt Lake to the north.
Shoreline terraces formed at the high-stand elevation of the lake and several subsequent lower lake levels are
visible in places on the mountain slopes surrounding the valley. Much of the sediment within Utah Valley was
deposited as lacustrine sediments during both the transgressive (rise) and regressive (fall) phases of Lake
Bonneville.

The geology of the USGS 7.5 minute Timpanogos Cave Quadrangle, which includes the subject site, was mapped
by Baker and others?. The surficial geology at the subject site and adjacent sites has been mapped as “Alluvial

? Baker, A.A,, Crittenden, M.D. Jr., 1961, Geology of the Timpanogos Cave Quadrangle, USGS Open File Report GO-132, 1:24,000
scale
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Page 5

deposits” (Map Unit Qal) dated Pleistocene. Unit Qal is described in the referenced map as “stream gravel, valley
fill and low angle alluvial cones.” No fill has been mapped at the site. Refer to the Geologic Map, shown below.

e

Mahogs

Mgh

=3

GEOLOGIC MAP

4.2 Faulting

No surface fault traces are shown on the referenced geologic map crossing or projecting toward the subject site.
The nearest active fault is the Provo Segment of the Wasatch Fault Zone 0.1 miles to the east. A surface fault
hazard study was not performed as part of our scope of work. Note that the site will likely experience significant
shaking if an earthquake were to occur along this fault segment, within several miles from the site. Seismic
design issues are addressed in Section 4.3 below.
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4.3 Seismicity
4.3.1 Site Class

Utah has adopted the International Building Code (IBC) 2018, which determines the seismic hazard for a site
based upon 2014 mapping of bedrock accelerations prepared by the United States Geologic Survey (USGS) and
the soil site class. The USGS values are presented on maps incorporated into the IBC code and are also available
based on latitude and longitude coordinates (grid points). For site class definitions, IBC 2018 Section 1613.2.2
refers to Chapter 20, Site Classification Procedure for Seismic Design, of ASCE® 7-16, which stipulates that the
average values of shear wave velocity, blow count and/or shear strength within the upper 100 feet (30 meters)
be utilized to determine seismic site class.

Based on average shear wave velocity data within the upper 30 meters (Vs30) published by McDonald and
Ashland?, the subject site is located within unit description Q02, which has a log-mean Vs 30 of 294 meters per
second (964 feet per second). Thus, it is our opinion the site best fits Site Class D — Stiff Soil Profile (with data),
which we recommend for seismic structural design.

4.3.2 Ground Motions

The 2014 USGS mapping utilized by the IBC provides values of peak ground, short period and long period spectral
accelerations for the Site Class B/C boundary and the Risk-Targeted Maximum Considered Earthquake (MCEg).
This Site Class B/C boundary represents average bedrock values for the Western United States and must be
corrected for local soil conditions. The following table and response spectra summarizes the peak ground, short
period and long period accelerations for the MCEg event, and incorporates appropriate soil correction factors

for a Site Class D (with data) soil profile at site grid coordinates of 40.4201 degrees north latitude and -111.7480
degrees west longitude:

3American Society of Civil Engineers

“McDonald, G.N. and Ashland, F.X., 2008, “Earthquake Site-Conditions Map for the Wasatch Front Urban Corridor, Utah,” Utah
Geological Survey Special Study 125, 41 pp.
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SPECTRAL ACCELERATION | SITE CLASS B/C BOUNDARY SITE SITE CLASS D* [adjusted = MULTI- DESIGN VALUES
PERIOD, T [mapped values] (g) COEFFICIENT | for site class effects] (g) = PLIER (g)

Peak Ground Acceleration PGA = 0.617 Foge = 1.100 PGAy = 0.679 1.000 |PGAy = 0.679
0.2 Seconds (Long Period Sg =1.352 F, = 1.000 Swms = 1.352 0.667 Sps = 0.901
Acceleration) (no exceptions needed) F, = (N/A) Sws = (N/A) 0.667 | Sps = (N/A)
1.0 Second (Long Period S; =0.506 F, = N/A Smi = N/A 0.667 Sp1 = N/A
Acceleration) (Exception 2:) F, = (1.794) Sm1 = (0.908) 0.667 Sp1 = (0.605)
NOTES: 1.TL(seconds): 8 * Site Class D With Data
2.SiteClass: D 4. ASCE 7-16 Requires Site-Specific Ground Motion Hazard Analysis (Since 51 2 0.2
3. Have data to verify? yes sec) - OR Can Use Exception 2 (per §11.4.8) (Sa/Cs Plot Assumes R=le=1.0)
1
----- Bgseline Sa (not(for design)
0.9 y ¥
— ] \
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w 0.8 : v
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e 1 LY
) ! \
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Period, T (seconds)

As indicated in the above table, S; is greater than 0.2 seconds and a site-specific ground motion hazard analysis
(GMHA) is required for the site, unless the Exception 2 values shown are used for seismic design. If a site-specific
GMHA is desired instead of using the higher exception values, please contact CMT for a proposal to perform the

GMHA.

4.3.3 Liquefaction

Liquefaction is defined as the condition when saturated, loose, sandy soils lose their support capabilities
because of excessive pore water pressure which develops during a seismic event. Clayey soils, even if saturated,

will generally not liquefy during a major seismic event.
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The site is located within an area designated by the Utah Geologic Survey® as having “Very Low” liquefaction
potential. This is considered as having a less than 5% probability that within a 100-year period an earthquake
strong enough to cause liquefaction will occur.

A special liquefaction study was not performed for this site. We encountered unsaturated natural gravel soils,
estimated to be in a dense state, within the depths we explored. In our opinion, the soils we encountered
support the mapped very low liguefaction potential designation.

4.4 Other Geologic Hazards

No landslide deposits or features, including lateral spread deposits, are mapped on or adjacent to the site. The
site is not located within a known or mapped potential stream flooding®, debris flow, or rock-fall hazard area.

5.0 SITE CONDITIONS

5.1 Surface Conditions

At the time the test pits were excavated the site consisted of undeveloped land vegetated with grasses, weeds,
and sage brush. The site grade sloped downward to the south with an overall relief of about 10 feet, and to the
west with an overall relief of about 25 to 40 feet. Based upon aerial photos readily available online dating back
to 1985, the site appears to have been undeveloped range land until the early 2000s when the surrounding
development began. The site is bounded on all sides almost entirely by residential development (see Vicinity
Map in Section 1.1 above).

5.2 Subsurface Soils

At the locations of test pits TP-5 and TP-6 we encountered a few inches to as much as about 12 inches of topsoil
at the surface. At the other test pit locations we encountered sandy gravelly fill soils up to about 3.5 feet in
thickness. These fill soils are considered undocumented (not test for compaction) and unsuitable for support of
footings or floor slabs.

Natural soils observed beneath the topsoil/fill soils consisted of light brown to brown, slightly moist, Silty
GRAVEL (GM) with sand, and varying amounts of cobbles, extending to the maximum depth explored of about
9 feet below the surface. These natural gravel soils were estimated to be in a dense state and are projected to
exhibit moderately high strength and low compressibility characteristics.

For a more descriptive interpretation of subsurface conditions, please refer to the test pit logs, Figures 2 through
7, which graphically represent the subsurface conditions encountered. The lines designating the interface

Utah Geological Survey, "Liquefaction-Potential Map for a Part of Utah County, Utah," Utah Geological Survey Public Information
Series 28, August 1994. https://ugspub.nr.utah.gov/publications/public_information/pi-28.pdf
®https://msc.fema.gov/portal/search?AddressQuery=Morgan%20Blvd.%20and%20Sage%20Vista%20Lane%2C%20Cedar%20Hills%2C
%20UT#searchresultsanchor
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between soil types on the logs generally represent approximate boundaries - in situ, the transition between soil
types may be gradual.

5.3 Groundwater

Groundwater was not encountered at the time of our field explorations within the maximum depth explored of
about 9 feet below the existing ground surface. Therefore, groundwater is not anticipated to be encountered
in excavations at this site.

Groundwater levels can fluctuate as much as 1.5 to 2 feet seasonally. Numerous other factors such as heavy
precipitation, irrigation of neighboring land, and other unforeseen factors, may also influence ground water
elevations at the site. The detailed evaluation of these and other factors, which may be responsible for ground
water fluctuations, and the magnitude of potential fluctuations, is beyond the scope of this study.

5.4 Site Subsurface Variations

Based on the results of the subsurface explorations and our experience, variations in the continuity and nature
of subsurface conditions should be anticipated. Due to the heterogeneous characteristics of natural soils, care
should be taken in interpolating or extrapolating subsurface conditions between or beyond the exploratory
locations.

Also, when logging and sampling of the test pits was completed, the test pits were backfilled with the excavated
soils but minimal to no effort was made to compact these soils. Thus, the test pit backfill is considered
undocumented fill and settlement of the backfill in the test pits over time should be anticipated.

6.0 SITE PREPARATION AND GRADING

6.1 General

All deleterious materials should be stripped from the site prior to commencement of construction activities.
This includes loose and disturbed soils, topsoil, vegetation, etc. Based upon the conditions observed in the test
pits there is topsoil on the surface of portions of the site which we estimated to be up to about 12 inches in
thickness. When stripping and grubbing, topsoil should be distinguished by the apparent organic content and
not solely by color; thus we estimate that topsoil stripping will need to include the upper 4 to 6 inches. However,
where larger brush is located roots or root balls likely extend deeper and should also be removed.

At most of the test pit locations up to approximately 3.5 feet of undocumented fill is present on the surface of
the site. All undocumented fill shall be removed from beneath structures, but may remain beneath flatwork
and pavements, provided the owner understands that additional maintenance may be required. Outside of
building footprints, proper preparation of undocumented fill and disturbed soils for support of pavement and
exterior concrete flatwork shall consist of removing the upper 12 inches, scarifying the exposed surface to a
minimum depth of 8 inches, removing any debris encountered, moisture conditioning as needed, and re-

C M T ENGINEERING
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compacting the scarified soils in place to 95% of the maximum dry density. The removed 12 inches, if free of
debris, organics, etc. may then be replaced in similarly compacted lifts.

Prior to placement of pavement materials the exposed subgrade must then be proofrolled by passing moderate-
weight rubber tire-mounted construction equipment over the surface at least twice. If excessively soft or loose

soils are encountered, they must be removed (up to a maximum depth of 2 feet) and replaced with structural
fill.

Following stripping and grubhing the site should be observed by a CMT geotechnical engineer to assess that
suitable natural soils have been exposed and any deleterious materials, loose and/or disturbed soils have been
removed, prior to placing site grading fills, footings, slabs, and pavements.

Fill placed over large areas to raise overall site grades can induce settlements in the underlying natural soils. If
more than 3 feet of site grading fill is anticipated over the natural ground surface, we should be notified to
assess potential settlements and provide additional recommendations as needed. These recommendations may

include placement of the site grading fill far in advance to allow potential settlements to occur prior to
construction.

6.2 Temporary Excavations

Excavations deeper than 8 feet are not anticipated at the site. Groundwater was not encountered within the
depths explored, about 6 to 9 feet, at the time of our field explorations, and thus is not anticipated to be
encountered in excavations.

The natural soils encountered at this site consisted of gravel. For sandy/gravelly (cohesionless) soils, temporary
construction excavations not exceeding 4 feet in depth should be no steeper than one-half horizontal to one
vertical (0.5H:1V). For excavations up to 8 feet and above groundwater, side slopes should be no steeper than
one horizontal to one vertical (1H:1V). Excavations encountering saturated cohesionless soils will be very
difficult to maintain, and will require very flat side slopes and/or shoring, bracing and dewatering.

In clayey (cohesive) soils, temporary construction excavations not exceeding 4 feet in depth may be constructed
with near-vertical side slopes. Temporary excavations up to 8 feet deep, above or below groundwater, may be
constructed with side slopes no steeper than one-half horizontal to one vertical (0.5H:1V).

All excavations must be inspected periodically by qualified personnel. If any signs of instability or excessive
sloughing are noted, immediate remedial action must be initiated. All excavations should be made following
OSHA safety guidelines.

We anticipate that cut and fill slopes will be created at this site as part of development. Temporary cut and fill
slopes should be no steeper than 1.5:1 (horizontal:vertical). Permanent cut or fill slopes should be no steeper
than 2:1 unless slope stability analysis indicate steeper slopes can be achieved. If planned, retaining walls which
do not exceed an exposed height of 4 feet typically do not require engineering design. If retaining walls greater
than 4 feet in exposed height are planned, CMT should be notified to provide design recommendations.
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6.3 Fill Material

Following are our recommendations for the various fill types we anticipate will be used at this site:
FILL MATERIAL |

viE i DESCRIPTION | RECOMMENDED SPECIFICATION
|

Placed below structures, flatwork and pavement. Well-graded sand/gravel mixture, with
Structural Fill maximum particle size of 4 inches, a minimum 70% passing 3/4-inch sieve, a maximum 20%
passing the No. 200 sieve, and a maximum Plasticity Index of 10.

Placed over larger areas to raise the site grade. Sandy to gravelly soil, with a maximum particle
Site Grading Fill size of 6 inches, a minimum 70% passing 3/4-inch sieve, a maximum 50% passing No. 200 sieve,
and a maximum Plasticity Index of 15.

Placed below non-structural areas, such as landscaping. On-site soils or imported soils, with a
Non-Structural Fill | maximum particle size of 8 inches, including silt/clay soils not containing excessive amounts of
degradable/organic material (see discussion below).

Placed to stabilize soft areas prior to placing structural filland/or site grading fill. Coarse angular
Stabilization Fill gravels and cobbles 1 inch to 8 inches in size. May also use 1.5-inch to 2.0-inch gravel placed
on stabilization fabric, such as Mirafi R$280i, or equivalent (see Section 6.6).

On-site fill and natural gravel soils may be suitable for use as structural fill, if processed to meet the
requirements given above, and may also be used in site grading fill and non-structural fill situations.

All fill material should be approved by a CMT geotechnical engineer prior to placement.

6.4 Fill Placement and Compaction

The various types of compaction equipment available have their limitations as to the maximum lift thickness
that can be compacted. For example, hand operated equipment is limited to lifts of about 4 inches and most
“trench compactors” have a maximum, consistent compaction depth of about 6 inches. Large rollers, depending
on soil and moisture conditions, can achieve compaction at 8 to 12 inches. The full thickness of each lift should
be compacted to at least the following percentages of the maximum dry density as determined by ASTM D-1557
(or AASHTO’ T-180) in accordance with the following recommendations:

TOTAL FILL MINIMUM PERCENTAGE

LOCATION THICKNESS OF MAXIMUM DRY
(FEET) DENSITY

Beneath an area extending at least 4 feet beyond the perimeter of
. ) Oto5 95
structures, and below flatwork and pavement (applies to structural fill 5108 98

and site grading fill) extending at least 2 feet beyond the perimeter
. . Oto5 92

i ing fill outsid defined ab

Site grading fill outside area defined above — 05
Utility trenches within structural areas - 96

7American Association of State Highway and Transportation Officials
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TOTAL FILL MINIMUM PERCENTAGE

LOCATION THICKNESS OF MAXIMUM DRY
‘ (FEET) DENSITY
Roadbase and subbase - 96
Oto5 90

Non-structural fill

5to8 92

Structural fills greater than 8 feet thick are not anticipated at the site. For best compaction results, we
recommend that the moisture content for structural fill/backfill be within 2% of optimum. Field density tests
should be performed on each lift as necessary to verify that proper compaction is being achieved.

Where fill will be placed on slopes with a gradient steeper than 4:1 (horizontal:vertical) we recommend that the
slope be benched to allow placement and compaction on level surface. Bench heights should not exceed 3 feet.

6.5 Utility Trenches

For the bedding zone around the utility, we recommend utilizing sand bedding fill material that meets current
APWAZ® requirements.

All utility trench backfill material below structurally loaded facilities (foundations, floor slabs, flatwork, parking
lots/drive areas, etc.) should be placed at the same density requirements established for structural fill in the
previous section,

Most utility companies and local governments are requiring Type A-1a or A-1b (AASHTO Designation) soils
(sand/gravel soils with limited fines) be used as backfill over utilities within public rights of way, and the backfill
be compacted over the full depth above the bedding zone to at least 96% of the maximum dry density as
determined by AASHTO T-180 (ASTM D-1557). The natural gravel soils at this site will not likely meet these
specifications.

Where the utility does not underlie structurally loaded facilities and public rights of way, on-site fill and natural
soils may be utilized as trench backfill above the bedding layer, provided they are properly moisture conditioned
and compacted to the minimum requirements stated above in Section 6.4.

6.6 Stabilization

To stabilize soft subgrade conditions (if encountered), a mixture of coarse, clean, angular gravels and cobbles
and/or 1.5- to 2.0-inch clean gravel should be utilized, as indicated above in Section 6.3. Often the amount of
gravelly material can be reduced with the use of a geotextile fabric such as Mirafi RS280i or equivalent. Its use
will also help avoid mixing of the subgrade soils with the gravelly material. After excavating the soft/disturbed
soils, the fabric should be spread across the bottom of the excavation and up the sides a minimum of 18 inches.

8 American Public Works Association
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Otherwise, it should be placed in accordance with the manufacturer’s recommendation, including proper
overlaps. The gravel material can then be placed over the fabric in compacted lifts as described above.

7.0 FOUNDATION RECOMMENDATIONS

The following recommendations have been developed on the basis of the previously described project
characteristics, including the maximum loads discussed in Section 1.3, the subsurface conditions observed in
the field and the laboratory test data, and standard geotechnical engineering practice.

7.1 Foundation Recommendations

Based on our geotechnical engineering analyses, the proposed townhome residences may be supported upon
conventional spread and/or continuous wall foundations placed on suitable, undisturbed natural gravel soils
and/or on structural fill extending to suitable natural gravel soils. Footings may be designed using a net bearing
pressure of 2,500 psf.

The term “net bearing pressure” refers to the pressure imposed by the portion of the structure located above
lowest adjacent final grade, thus the weight of the footing and backfill to lowest adjacent final grade need not
be considered. The allowable bearing pressure may be increased by 1/3 for temporary loads such as wind and
seismic forces.

We also recommend the following:

Exterior footings subject to frost should be placed at least 30 inches below final grade.
Interior footings not subject to frost should be placed at least 16 inches below grade.
Continuous footing widths should be maintained at a minimum of 18 inches.

Spot footings should be a minimum of 24 inches wide.

B ho: e

7.2 Installation

Under no circumstances shall foundations be placed on undocumented fill, topsoil with organics, sod, rubbish,
construction debris, other deleterious materials, frozen soils, or within ponded water. If other unsuitable soils
are encountered, they must be completely removed and replaced with properly compacted structural fill.

Deep, large roots may be encountered where trees and larger bushes are located or were previously located at
the site; such large roots should be removed. The base of footing excavations should be observed by a CMT
geotechnical engineer to confirm that suitable bearing soils have been exposed.

All fill used below footings and floor slabs should meet the requirements for structural fill, and should be placed
and compacted in accordance with Section 6 above. The width of structural replacement fill below footings
should be equal to the width of the footing plus 1 foot for each foot of fill thickness. For instance, if the footing
width is 2 feet and the structural fill depth beneath the footing is 2 feet, the fill replacement width should be 4
feet, centered beneath the footing.
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The minimum thickness of structural fill below footings should be equivalent to one-third the thickness of
structural fill below any other portion of the foundations. For example, if the maximum depth of structural fill
is 6 feet, all footings for the new structure should be underlain by a minimum 2 feet of structural fill.

7.3 Estimated Settlement

Foundations designed and constructed in accordance with our recommendations could experience some
settlement, but we anticipate that total settlements of footings founded as recommended above will not exceed
1inch, with differential settlements on the order of 0.5 inches over a distance of 25 feet. We expect approximately
50% of the total settlement to initially take place during construction.

7.4 Lateral Resistance

Lateral loads imposed upon foundations due to wind or seismic forces may be resisted by the development of
passive earth pressures and friction between the base of the footings and the supporting soils. In determining
frictional resistance, a coefficient of 0.40 for natural gravel soils and structural fill, may be utilized for design.
Passive resistance provided by properly placed and compacted structural fill above the water table may be
considered equivalent to a fluid with a density of 475 pcf. A combination of passive earth resistance and friction
may be utilized if the friction component of the total is divided by 1.5.

8.0 LATERAL EARTH PRESSURES

We project that basement walls up to 8 feet tall will be constructed at this site. The lateral earth pressure values
given below anticipate that native gravel soils or structural fill will be used as backfill material, placed and
compacted in accordance with the recommendations presented herein. If other soil types will be used as
backfill, we should be notified so that appropriate modifications to these values can be provided, as needed.

The lateral pressures imposed upon subgrade facilities will depend upon the relative rigidity and movement of
the backfilled structure. Following are the recommended lateral pressure values, which also assume that the
soil surface behind the wall is horizontal and that the backfill within 3 feet of the wall will be compacted with
hand-operated compacting equipment.

CONDITION STATIC (psf/ft)* SEISMIC (psf)**

Active Pressure (wall is allowed to yield, i.e. move away from the soil, with

a minimum 0.001H movement/rotation at the top of the wall, where “H" is 35 133
the total height of the wall)

At-Rest Pressure (wall is not allowed to yield) 55 354
Passive Pressure (wall moves into the soil) 475 850

*Equivalent Fluid Pressure (applied at 1/3 Height of 8-foot High Wall)
**Uniform Pressure, Seismic Only (applied at 1/2 Height of 8-foot High Wall)
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9.0 FLOOR SLABS

Floor slabs may be established upon suitable, undisturbed, natural gravel soils and/or on structural fill extending
to suitable natural gravel soils (same as for foundations). Under no circumstances shall floor slabs be established

directly on any topsoil, undocumented fills, loose or disturbed soils, sod, rubbish, construction debris, other
deleterious materials, frozen soils, or within ponded water.

In order to facilitate curing of the concrete, we recommend that floor slabs be directly underlain by at least 4
inches of “free-draining” fill, such as “pea” gravel or 3/4-inch to 1-inch minus, clean, gap-graded gravel. To help
control normal shrinkage and stress cracking, the floor slabs should have the following features:

1 Adequate reinforcement for the anticipated floor loads with the reinforcement continuous through
interior floor joints;

2. Frequent crack control joints; and

3. Non-rigid attachment of the slabs to foundation walls and bearing slabs.

10.0 DRAINAGE RECOMMENDATIONS

10.1 Surface Drainage

Itisimportant to the long-term performance of foundations and floor slabs, and to stability of slopes, that water
not be allowed to collect near the foundation walls and infiltrate into the underlying soils. We recommend the
following:

1. All areas around each residence should be sloped to provide drainage away from the foundations. We
recommend a minimum slope of 4 inches in the first 10 feet away from the structure. This slope should
be maintained throughout the lifetime of the structure.

2. All roof drainage should be collected in rain gutters with downspouts designed to discharge at least 10
feet from the foundation walls or well beyond the backfill limits, whichever is greater.

3. Adequate compaction of the foundation backfill should be provided. We suggest a minimum of 90% of
the maximum laboratory density as determined by ASTM D-1557. Water consolidation methods should
not be used under any circumstances.

4, Landscape sprinklers should be aimed away from the foundation walls. The sprinkling systems should
be designed with proper drainage and be well-maintained. Over watering should be avoided.

5, Other precautions that may become evident during construction.
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10.2 Foundation Subdrains

The subsurface natural soils encountered at this site primarily consisted of gravel (GM), which is a Group 1 soil
per IRC® 2018. Thus, perimeter foundation subdrains are not needed for this site.

11.0 PAVEMENTS

All pavement areas must be prepared as discussed above in Section 6.1. Under no circumstances shall
pavements be established over topsoil, non-engineered fills (if encountered), loose or disturbed soils, sod,
rubbish, construction debris, other deleterious materials, frozen soils, or within ponded water.

In roadway areas, subsequent to stripping and prior to the placement of pavement materials, the exposed
subgrade must be proof rolled by passing moderate-weight rubber tire-mounted construction equipment over
the surface at least twice. If excessively soft or otherwise unsuitable soils are encountered, we recommend
they be removed to a minimum of 18 inches below the subgrade level and replaced with structural fill.

We anticipate the natural gravel soils, or the existing undocumented fill properly prepared as recommended in
Section 6.0, will exhibit good pavement support characteristics when saturated or nearly saturated. Based on
our laboratory testing experience with similar soils, our pavement design utilized a California Bearing Ratio (CBR)
of 20 for these soils.

Given the projected traffic as discussed above in Section 1.3, the following equivalent pavement sections are
recommended for approximately 4 ESAL's (18-kip equivalent single-axle loads) per day:

MATERIAL PAVEMENT SECTION THICKNESS (inches)r

Asphalt 3 3
Road-Base 7 4
Subbase 0 6
Total Thickness 10 13

Untreated base course (UTBC) should conform to city specifications, or to 1-inch-minus UDOT specifications for
A—-1-a/NP, and have a minimum CBR value of 70%. Material meeting our specification for structural fill can be
used for subbase, as long as the fines content (percent passing No. 200 sieve) does not exceed 15%. Roadbase
and subbase material should be compacted as recommended above in Section 6.4. Asphalt material generally
should conform to APWA requirements, having a ¥-inch maximum aggregate size, a 75-gyration Superpave mix
containing no more than 15% of recycled asphalt (RAP) and a PG58-28 binder.

%International Residential Code
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12.0 QUALITY CONTROL

We recommend that CMT be retained as part of a comprehensive quality control testing and observation
program. With CMT on-site we can help facilitate implementation of our recommendations and address, in a
timely manner, any subsurface conditions encountered which vary from those described in this report. Without
such a program CMT cannot be responsible for application of our recommendations to subsurface conditions
which may vary from those described herein. This program may include, but not necessarily be limited to, the
following:

12.1 Field Observations

Observations should be completed during all phases of construction such as site preparation, foundation
excavation, structural fill placement and concrete placement.

12.2 Fill Compaction

Compaction testing by CMT is required for all structural supporting fill materials. Maximum Dry Density
(Modified Proctor, ASTM D-1557) tests should be requested by the contractor immediately after delivery of any
fill materials. The maximum density information should then be used for field density tests on each lift as
necessary to ensure that the required compaction is being achieved.

12.3 Excavations

All excavation procedures and processes should be observed by a geotechnical engineer from CMT or their
representative. In addition, for the recommendations in this report to be valid, all backfill and structural fill
placed in trenches and all pavements should be density tested by CMT. We recommend that freshly mixed
concrete be tested by CMT in accordance with ASTM designations.

13.0 LIMITATIONS

The recommendations provided herein were developed by evaluating the information obtained from the
subsurface explorations and soils encountered therein. The exploration logs reflect the subsurface conditions
only at the specific location at the particular time designated on the logs. Soil and ground water conditions may
differ from conditions encountered at the actual exploration locations. The nature and extent of any variation
in the explorations may not become evident until during the course of construction. If variations do appear, it
may become necessary to re-evaluate the recommendations of this report after we have observed the variation.

Our professional services have been performed, our findings obtained, and our recommendations prepared in
accordance with generally accepted geotechnical engineering principles and practices. This warranty is in lieu
of all other warranties, either expressed or implied.
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We appreciate the opportunity to be of service to you on this project. If we can be of further assistance or if you

have any questions regarding this project, please do not hesitate to contact us at (801) 492-4132. To schedule
materials testing, please call (801) 381-5141.
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Logged By: Nate Pack

CIMIT ENGINEERING cage: 1 o




Cedar Hills Townhomes

Southwest corner of Morgan Boulevard and Sage Vista Lane, Cedar Hills,
Utah

Test Pit Log

Total Depth: 6.5'

Water Depth: (see Remarks) ]

Date: 4/1/21

TP-2

Jab #: 16163
9 . | § |Gradation | Atterberg
= |o e
= = & > g
= T8 i " i = o | = e
£ |3 = Soil Description slalel2|2]s]|=
I E|lE|l2|a|l |28
a 0] © c
gl8|2|z|5|8|&]2]|2]x
0 Fill: Gravel and sand with trace wood and plastic debris
1 —
2 -
3 L |' Silty GRAVEL (GM) with sand, trace clay and cobbles, slightly moist 3
1 ‘ ll‘ dense (estimated)
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END AT 6.5'
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Remarks: Groundwater not encountered during excavation.
) e - 3 Figure:
Coordinates: °, Equipment: Rubber Tire Backhoe

Surface Elev. (approx): Not Given

Excavated By: Blaine Hone

Logged By: Nate Pack
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Page:
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Cedar Hills Townhomes

Test Pit Log

TP-3

Southwest corner of Morgan Boulevard and Sage Vista Lane, Cedar Hills, Total Depth: 6.5' Date: 4/1/21
Utah Water Depth: (see Remarks) Job #: 16163
- _. | § |Gradation | Atterberg
~ |lo o Ol
= ':E 8 = b ‘' |Z‘ H* < 'g" 2
g g3 Soil Description ele|L|E|E]=]=
o | sle|l2|al|lz|B]| 8
a 0] i
glals|lz|ld|8|&|2|a|=a
0 Fill: Gravel and sand with fines, trace cobbles and boulders
1 —
2 .
3 1e 'r"{" Silty GRAVEL (GM) with sand, trace clay, slightly moist 5 9 45 |21 | 34
L' .1 i dense (estimated)
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END AT 6.5
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11
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14
Remarks: Groundwater not encountered during excavation.
Figure:

Coordinates: °, °
Surface Elev. (approx): Not Given

CIMTENGINEERING

L A B O

Equipment: Rubber Tire Backhoe

Excavated By: Blaine Hone

Logged By: Nate Pack
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Cedar Hills Townhomes

Southwest corner of Morgan Boulevard and Sage Vista Lane, Cedar Hills,

Utah

Test Pit Log

Total Depth: 6

Water Depth: (see Remarks) |

TP-4

Date: 4/1/21
Job #: 16163

Depth (ft)

GRAPHIC

LOG

Soil Description

Sample Type

Sample #

Moisture (%)

Dry Density(pcf)

Gradation

Gravel %
Sand %
Fines %

Atterberg

LL

PL

Pl

o

Fill: Gravel and sand

&7 | Silty GRAVEL (GM) with sand, cobbles and boulders, trace clay, slightly
ILY | moist

dense (estimated)

10

11

12

13

14

END AT 6'

Remarks: Groundwater not encountered during excavation.

Coordinates: °, °

Surface Elev. (approx): Not Given

Equipment: Rubber Tire Backhoe

Excavated By: Blaine Hone

Logged By: Nate Pack
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Figure:




Cedar Hills Townhomes

Test Pit Log

Southwest corner of Morgan Boulevard and Sage Vista Lane, Cedar Hills, Total Depth: &'

Utah

Water Depth: (see Remarks)

Date: 4/1/21
Job #: 16163

TP-5

Soil Description

Depth (ft)

Sample Type
Moisture (%)

Sample #
Dry Density(pcf)

Gradation

Gravel %
Sand %
Fines %

LL

PL

Atterberg

Pl

*,, " | Topsail with gravel

o

“I'| Brown Silty GRAVEL (GM) with sand, cobbles and houlders, slightly moist

grades light brown with trace silt and clay

dense (estimated)

END AT &'

10

114

12 =

13

14

Remarks: Groundwater not encountered during excavation.

Coordinates: °, °
Surface Elev. (approx): Not Given

CIMITENGINEERING

Equipment: Rubber Tire Backhoe

Excavated By: Blaine Hone
Logged By: Nate Pack
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Figure:




Cedar Hills Townhomes

Southwest corner of Morgan Boulevard and Sage Vista Lane, Cedar Hills,

Utah

Test Pit Log

Total Depth: &'

Water Depth: (see Remarks)

TP-6

Date; 4/1/21
Job #: 16163

LOG

Soil Description

Depth (ft)
GRAPHIC

Sample Type
Moisture (%)

Gravel %

Sample #
Dry Density(pcf)

Sand %

Gradation

Fines %

LL

PL

Atterberg

Pl

» | Topsoil

o

grades with boulders

Light Brown/Tan Silty GRAVEL (GM) with sand, cobbles, slightly moist

dense (estimated)

19

26

5 ENDAT 5

10 =

11

12+

13 4

14

Remarks: Groundwater not encountered during excavation.

Coordinates: °, ©
Surface Elev. (approx): Not Given

Equipment: Rubber Tire Backhoe

Excavated By: Blaine Hone
Logged By: Nate Pack
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Cedar Hills Townhomes

Southwest corner of Morgan Boulevard and Sage Vista Lane, Cedar Hills,

Key to Symbols

Date: 4/1/21

Utah Job #: 16163
Gradation | Atterberg
®|® ® ® 6|6 |0 ® ®
8 . . o _| &
| 2 Soil Description HNEIE
g8 el e | ¥| o
Q 3 © o
S| 8 S| a|2|5|5|alE|2|2|z

COLUMN DESCRIPTIONS

Q @ @ ® ® ® ©

®

UNIFIED SOIL CLASSIFICATION SYSTEM (USCS)

Depth (ft.): Depth (feet) below the ground surfa
groundwater depth - see water symbol below).

Graphic Log: Graphic depicting type of soil encountered (see

(@ below).

ce (including

Soil Description: Description of soils encountered, including

Unified Soil Classification Symbol (see below).

Sample Type: Type of soil sample collected at depth interval

shown; sampler symbols are explained below-right.

(9) Atterberg: Individual descriptions of Atterberg Tests are as follows:

LL = Liguid Limit (%): Water content at which a soil changes from plastic

to liquid behavior.

PL = Plastic Limit (%): Water content at which a soil changes from liquid to

plastic behavior,

Pl = Plasticity Index (%): Range of water content at which a soil exhibits

plastic properties (= Liquid Limit - Plastic Limit).

Sample #: Consecutive numbering of soil samples collected
during field exploration. STRATIFICATION MODIFIERS MOISTURE CONTENT
Moisture (%): Water content of soil sample measured in Description |Thickness Trace Dry: Absence of moisture,
laboratory (percentage of dry weight of sample). Seam Up to % inch <5% dusty, dry to the touch.
Dry Density (pcf): The dry density of a soil measured in Lense Up to 12 inches Some Molst: D o i
laboratory (pounds per cubic foot). Layer Greater than 12 in. speny | [0,k Malstiothe
) ¢ touch, but no visible water.
Gradation: Percentages of Gravel, Sand and Fines (SilVClay), Occasional |1 or less per foot With
obtained from lab test results of soil passing the No. 4 and No. Frequent [More than 1 per foot > 12% v
200 sieves. Wf_-t. Visible water, usually
soil below groundwater.
CS
MAJOR DIVISIONS o>~ |®@[  TYPICAL DESCRIPTIONS
CLEAN GW | |Well-Graded Gravels, Gravel-Sand Mixtures, Little or SAMPLER
GRAVELS 5@ |No Fines SYMB
GRAVELS — : : OLS
i (< 5% fines) GP % Po:lr!y}-fraded Gravels, Gravel-Sand Mixtures, Little
fraction |- re—— [I Block Sample
COARSE- | retained on HNES GM | | L1 |silty Gravels, Gravel-Sand-Silt Mixtures
GRAINED | No.4sieve. L [ Bias samoe
SOILS {2 12% fines) GC {; Clayey Gravels, Gravel-Sand-Clay Mixtures Modified California
/Y i
More than 50% " +. +|Well-Graded Sands, Gravelly Sands, Little or No E Sampler
of material is SANDS SLEANSANES SW .* °."|Fines 3,5"0D, 2.42" ID
I;Drgr-_;rig:nssz The coarse A SP E90r|y.(3raded Sands, Gravelly Sands, Little or No m D&M Sampler
g i - " "."|Fines
fr:ili:ln SANDS  WITH TITF |I| Rock Core
fhmugg i SM |1 1|Silty Sands, Sand-Silt Mixtures
o, 4 siave, ) 7 - . ﬂ Sla_ndard Penetration
(2 12% fines) SC //Fg Clayey Sands, Sand-Clay Mixtures Split Spoon Sampler
M L Inorganic Silts and Sandy Silts with No Plasticity or [[[I Thin Wall
Clayey Silts with Slight Plasticity (Shelby Tube)
SILTS AND CLAYS Inorganic Clays of Low to Medium Plasticity, Gravell
FINE- e s i Y. Gravelly
GRAINED Liquid Limit less than 50% CL A Clays, Sandy Clays, Silty Clays, Lean Clays
SOILS OL ;Ez:{ Organic Silts and Organic Silty Clays of Low Plasticity
Li<pd.
More than 50% MH Inorganic Silts, Micacious or Diatomacious Fine Sand
of material is or Silty Soils WATER SYMBOL
smaller than No. SILTS AND CLAYS
i i L | ic Cl f High Plasticity, Fat C
200 sieve size. | | iquid Limit greater than 50% CH /// SRR S R i e S S/ Encountered Water
OH ;_:_4: ,|Organic Silts and Organic Clays of Medium to High = Level
#%5% | Plasticity W Measured Water
HIGHLY ORGANIC SOILS PT | |Peat Soils with High Organic Contents Level

Note: Dual Symbols are used to indicate border
W‘F_rﬂﬂ_w

. I'he results of laboratory tests on the samples collected are shown on the logs at the respective sample depths.
2. The subsurface conditions represented on the logs are for the locations specified. Caution should be exercised if interpolating between or extrapolating

beyond the exploration locations.
3. The information presented on each log is subject to the limitations, conclusions, and recommendations presented in this report.

CMTENG!

NEERING

RATORIES

ine soil classifications (i.e. GP-GM, SC-SM, etc.).

(see Remarks on Logs)

Figure.




*CITY OF CEDAR HILLS

TO: Planning Commission

Planning Commission

FROM: Chandler Goodwin, City Manager/Planner AgendO ITem

DATE: November 23, 2021

Review/Recommendation and Public Hearing on Final Plans for

SUBIJECT:
Gateway Plat D Phase 4, Lot 3

APPLICANT PRESENTATION: | Charlie Openshaw

STAFF PRESENTATION: Chandler Goodwin, City Manager

BACKGROUND AND FINDINGS:
The developer has submitted final plans for the continued development of the Gateway Subdivision, specifically
Lot 3, which contains two commercial retail spaces, one of which will be occupied by Café Rio. The plan includes
the development of a drive thru for the Café Rio space. Staff has submitted the engineered plan set to the City
Engineer for review. Staff will present to the Planning Commission any findings from the internal zoning review
to the Planning Commission at the time of the presentation. A few items that were brought up at the previous
meeting that have since been addressed are the location of the ADA parking stalls, and the trash enclosure.
Staff is working with the developer on a landscape plan which complies with the current code in terms of types
of plantings and percentage of project. Staff will review the packet as well as all other submitted materials and
present findings to the Planning Commission.

PREVIOUS LEGISLATIVE ACTION:
Planning Commission gave preliminary approval in the September 28 , 2021 meeting

FISCAL IMPACT:
N/A

SUPPORTING DOCUMENTS:
Gateway civil plan set

RECOMMENDATION:
Review packet and proposal, make any necessary recommendations for recommendation to the City
Council

MOTION:
To recommend/not recommend the final plan for Cedar Hills Gateway Subdivision Plat D Phase 4, Lot 3,
subject to the following conditions: {LIST ANY NECESSARY CONDITIONS FOR APPROVAL}
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CITY OF CEDAR HILLS

TO: Planning Commission

Planning Commission

FROM: Chandler Goodwin, City Manager Ag e n d O H-e m

DATE: November 23, 2021

SUBIJECT: Discussion on the Cedar Hills General Plan Land Use Element
APPLICANT PRESENTATION: | N/A
STAFF PRESENTATION: Chandler Goodwin, City Manager

BACKGROUND AND FINDINGS:
The City Council has given the direction to staff to update the Land Use Element and appropriate notice has
been given to the necessary entities. The current land use element is out of date in relation to development in
Cedar Hills. A land use element should be a high-level guide on large scale development in the community. With
Cedar Hills nearly built out, the question that must be answered in the new land use element is not on
development but on redevelopment. How do we envision the City in the next 10-20 years? As part of the
preparation for this discussion, staff has prepared a draft land use element, using relevant portions of the
current plan and incorporating future land uses. Planning Commission should prepare by reviewing the
document, specifically the goals, policies, and guidelines that will serve to direct land use discussions and
decisions in the coming years.

PREVIOUS LEGISLATIVE ACTION:

City Council gave notice of the intent to amend the General Plan in the October 19, 2021 City
Council meeting

FISCAL IMPACT:
N/A

SUPPORTING DOCUMENTS:
Draft Land Use Element, Current Land Use Element

RECOMMENDATION:
Review the current and the proposed land use elements, and come prepared to discuss changes, goals,
priorities, and guidelines

MOTION:
No motion necessary, discussion item ony.




Town of Cedar Hills ® General Plan

LAND USE ELEMENT

1. Introduction

The Land Use Element of the Cedar Hills General Plan, prepared by the Cedar Hills Planning
Commission, is designed to promote sound land use decisions within the jurisdiction and areas
surrounding Cedar Hills located in the annexation declaration policy of the town. According to the
Utah Code § 10-9-302 (2) (a), the Land Use Element should designate the proposed general
distribution and location and extent of uses of land for housing, business, industry, agriculture,
recreation, education, public buildings and grounds, open space, and other categories of public and
private uses of land as appropriate. The Utah Code conveys further that a community may include
a statement of the standards of population density and building intensity recommended for various
land use categories.

Under that direction and authority, this Land Use Element has been organized in order to provide
the citizens, both present and future, a plan for future development patterns. The Planning
Commission believes that if each concept, goal, and policy of the element is adhered to, the result
will be a well planned, functional and aesthetically pleasing community.

The Land Use Element of the Cedar Hills General Plan is intended to be consistent with all other
laws, ordinances, and resolutions of Cedar Hills, the State of Utah, and the United States. If any
section of this Land Use Element is found to be unlawful, the specific section may be severed with
all other sections remaining valid. In all other cases of conflict, the more strict of two or more laws,
ordinances, or resolutions shall apply.

II.  Purpose of the Land Use Element

Land use patterns, location of uses, transitions between different uses, and the density or intensity
of uses are critical components of community character. The purpose of the Cedar Hills Land Use
Element is to direct land use decisions in such a manner that in the future there is sufficient land for
residential, commercial, industrial and public uses. The Land Use Element should assist decision
makers in locating these uses appropriately in order to enhance community character, preserve and
protect important natural resources, and enable the community to provide adequate and efficient
public services in the future. The Land Use Element includes a Land Use Map which indicates
recommended future land use patterns for all locations within the Cedar Hills General Plan area.

The Land Use Element of the Cedar Hills General Plan will allow current and future residents,
property owners and developers, elected officials, and staff to approach land use issues from a
similar standpoint resulting in improved coordination, efficient delivery of public services, and
elimination of competition between public entities in attracting development.
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It is the intent of Cedar Hills to regulate growth in such a manner so that public services and
facilities required to serve proposed development are functional prior to development approval. In
order to accomplish this task, Cedar Hills will develop a Capital Improvements Program which
organizes future capital expenditures of the town. The program will indicate where the community
will focus expansion of service provision and construction of public facilities, and provide a general
timeline for completion of the improvements. For any development which requires services not
currently found in the Capital Improvements Program, the developer will be responsible for
providing such services. Cedar Hills may consider future reimbursement for any public facilities
provided by a developer.

The Land Use Element is divided into two Chapters. Chapter 1 describes desired uses of land
currently located within the incorporated boundaries of Cedar Hills, and generally the types of uses
which are allowed under the current Zoning Ordinance. Chapter 2 describes areas of future
annexation complete with desired uses and Land Use Categories.

III. Key Land Use Element Issues

Several key issues pertain to areas located both within the community, Chapter 1, and areas within
the Annexation Policy Declaration of Cedar Hills, Chapter 2. Prior to making land use decisions
which impact the ability of Cedar Hills to guide future development patterns, these issues should be
addressed by the Planning Commission and City Council.

1. Accommodation of Growth in Accordance with Community Goals and Objectives.

The Land Use Element establishes a planned pattern for the development of the community in the
future. It reflects historical development patterns, and the current amount and type of development
occurring at present. The Land Use Element also provides a guide for future development patterns
which reflect the desires of Cedar Hills residents, land owners, elected officials, and staff. The Land
Use Element is a combined effort of all individuals and groups that may be affected by land use
decisions.

2. Development Guidance.

Development of land will create a long term effect on Cedar Hills. Cedar Hills desires to make well
informed decisions that will benefit the community in the future. The Land Use Element provides
direction and predictability for both developers and decision makers. It establishes the community's
vision for the future and guides the development of land accordingly. If individual developments
correspond with the Land Use Element, the residents of Cedar Hills can expect to create the
envisioned community. As development occurs within the community, the Land Use Element
should be updated and revised to provide decision makers a tool with which to make proper land use
decisions.
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3. Land Use Compatibility.

The current Zoning Ordinance of Cedar Hills is an attempt to create a pattern of compatible land
uses. As the community continues to expand, it will be important to maintain an organized land use
pattern. By developing and mapping land use categories for areas which will be annexed in the
future, the community can reduce the potential for incompatible land uses located adjacent to one
another.

4. Preservation of the Natural Environment and Open Space.

Cedar Hills and the Land Use Element recognize the importance of the natural environment and
open space in the community. Many of the goals and objectives found in this element reflect the
community's desire to protect the environment and provide open areas for the use and enjoyment of
the residents. Although aesthetics play an important role in preservation of the environment and
open space, there are also areas within Cedar Hills which are difficult to develop. These areas, such
as steep slopes, flood plains, ridgelines, fault zones, and other areas containing geographic hazards
should be avoided to the extent possible.

5. Distinctive Community Character.

The residents and elected officials of Cedar Hills would like to see the community maintain a level
of individualism and unique community character. Design guidelines, regulation of signage,
landscaping requirements and other policies of the community are meant to provide opportunities
for unique and highly desirable development to occur, not simply add to the burden of potential
developers.

6. Infill Development.

The Land Use Element supports the efficient use of public and private resources by promoting the
development of vacant land or under developed parcels in existing developed areas. By doing so,

reductions in overall capital expenditures, by reducing the need for new public services and
facilities, may be achieved.

7. Joint Planning Efforts.

The residents and elected officials of Cedar Hills recognize that the community effects and is
affected by surrounding areas. When land use decisions made by Cedar Hills may effect
surrounding jurisdictions, including Utah County, every effort will be made to inform all interested
parties. Conversely, Cedar Hills will make every effort to be informed about land use decisions that
may affect the community.
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8. Agricultural Protection.

Cedar Hills desires to protect the production of food and other agricultural products through
appropriate zoning, tax and density incentives. Cedar Hills does not support development that
would encroach upon areas where agricultural uses are desired by the land owner.

9. Financing Capital Facilities

Cedar Hills Town intends has established Levels of Service (LOS) for each public service the Town
provides to the residents (See Appendix B). Cedar Hills will be responsible for correcting existing
deficiencies, while private development will participate in capital improvements through exactions,
dedications, impact fees and other reasonable means.

CHAPTER 1
Desired Uses of Land Located Within Current Cedar Hills Town Boundary

At the present time, all land located within the municipal boundary has been assigned zoning.
Current zoning and the requirements of each zone may be found in the Zoning Ordinance of Cedar
Hills. The Land Use Element of Cedar Hills is intended to be consistent with the Zoning Ordinance
and all other laws, ordinances, and resolutions of Cedar Hills, the State of Utah, and the United
States. The Zoning Map of Cedar Hills provides a graphic representation of the land located in each
zone. A description of each current zoning district and the intended land use within different zones
is provided as follows:

1. R-1-10,000

The R-1-10,000 zone is characterized by single family homes located on lots of not less than 10,000
square feet. Uses in this zone should be residential in nature to provide single family homes,
accessory structures, parks, trails, open space, and efficient transportation circulation. Other uses
not in conflict with the residential nature may be allowed as a Conditional Use.

Development in the R-1-10,000 zone is the highest intensity residential use in the community at the
current time. This high intensity use demands more concentrated public service provisions. Special
attention to the availability of adequate public services should be a concern of the community in this
zone. Institutional uses (government buildings, schools, churches, health care facilities, public
safety facilities) may be located within this zone.

Sensitive areas in this zone should be avoided to the extent possible. Steep slopes, wetlands, the one

hundred year flood plain, land slide, ridgelines and all other geographic features which could be
detrimental to residential structures should be carefully reviewed prior to project approval.
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2: R-1-20,000

The R-1-20,000 zone provides an area for single family residential housing on larger lots of not less
than 20,000 square feet, or roughly one half acre. The zone provides for subdivision type
development while allowing a variety of more rural type uses than the R-1-10,000 zone.

Sensitive areas in this zone should be avoided to the extent possible. Steep slopes, wetlands, the one
hundred year flood plain, land slide and all other geographic features which could be detrimental
to residential structures should be carefully reviewed prior to project approval.

The R-1-20,000 zone also provides a buffer area between the urban development pattern in the R-1-
10,000 zone and the agriculture based RA-1 zone and the more development sensitive H-1 zone.
Other uses not in conflict with the residential nature may be allowed as a Conditional Use.

3 RA-1

The rural agriculture zone of Cedar Hills provides for single family homes equal to one unit per acre.
The purpose of this district is to allow for continued agricultural uses and to protect the property
from encroachment by conflicting uses. Ideally, this area would provide housing for residents in
the agriculture sector and workers associated with agricultural uses. Careful consideration of
farming issues, such as odors, dust, noise, and chemicals (fertilizers, pesticides) should be reviewed
prior to development approval which approaches this zone in order to protect the future of the
agricultural industry in Cedar Hills.

Sensitive areas in this zone should be avoided to the extent possible. Steep slopes, wetlands, the one
hundred year flood plain, land slide and all other geographic features which could be detrimental
to residential structures should be carefully reviewed prior to project approval.

This zone is located in a corridor between 4000 West and Canyon Road. However, when reviewing
development applications, Cedar Hills should allow for some future residential development in the
RA-1 zone, consistent with the current use of the RA-1 zone.

4. H-1

The hillside area of Cedar Hills located on the east side of the community is characterized by limited
development on the sensitive foothills of Mahogany Mountain. Cedar Hills recognizes that this zone
contains areas more sensitive to development than other areas within the community. Designed to
minimize impact on the hillsides and provide a sense of openness, while retaining a portion of the
land in its natural state, development in this zone will be limited to one unit per acre.

Clustered, master planned developments may be allowed in this zone. Clustering will most likely
provide a more efficient use of the land and keep public service costs to a minimum. Interconnected
open space amenities through development of this type assist to create conservation of view sheds,
ridgelines, and trail systems.
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Architectural design and building materials can aid in creating housing which blends into the natural
surroundings providing attractive development. Particularly in this zone, sensitive areas should be
avoided to the extent possible. Steep slopes, wetlands, the one hundred year flood plain, land slide,
ridgelines and all other geographic features which could be detrimental to residential structures
should be carefully reviewed prior to project approval.

5. SC-1

This zone provides for commercial and retail uses within the community. To the extent possible,
commetrcial uses should attempt to minimize impact on residential areas. The zone allows the
community to better balance the tax base, and provides residents with employment opportunities,
retail goods, and office space. Special attention should be given to traffic, design, location, safety
and signage in the zone. Cedar Hills will encourage commercial development which will directly
benefit the residents of the community. Cedar Hills recognizes that not all commercial and
industrial uses are compatible with other uses in the community.

CHAPTER 2

Desired Uses of Land Within the Cedar Hills Annexation Policy Declaration

In order to create an organized growth pattern for future development in areas of Cedar Hills which
have yet to be annexed, the Land Use Element must include desired future land use patterns and
account for the impact the new areas will have on the community. It is the intention of Cedar Hills
to plan for these areas to be compatible with adjacent land use patterns and existing zoning
designations when annexed. In order to do so, six general land use designations have been assigned
to land located within the annexation policy declaration area. Each of the designations are meant
to be general and somewhat flexible in nature. Each of these designations are described below and
can be found on the Cedar Hills General Plan Map.

Current density in Cedar Hills averages approximately two dwelling units per acre. It is the
intention of the Planning Commission and City Council to create a land use element that would
maintain a similar overall density in the future while providing a variety of housing styles, types,
and price ranges.

Because the Land Use Element primarily addresses land development, it is important to reiterate that
the community desires to protect the natural environment and open space found within the

community. These areas, such as steep slopes, flood plains, ridgelines, fault zones, and other areas
containing geographic hazards should be avoided to the extent possible.

1. Low Density Residential

Generally located in the central section of Cedar Hills, this area will be characterized by
development of single family homes, accessory buildings, parks, trails, open space, and other
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compatible uses. The general density of the Low Density Residential area will be one (1) unit per
acre. This area is suitable for low density developments with substantial open spaces to provide
protection and preservation of ridgelines, view corridors, hillsides, wildlife habitat, and aesthetic
attributes. However, developments may occur on lots smaller than one half acre provided that the
overall density of the area is not increased. For example, a subdivision containing a portion of one
acre lots and a portion of quarter acre lots may be approved. Likewise, a developer who would like
to develop quarter acre lots and retain the remainder of the parcel as open space would be
encouraged to do so. A wide variety of housing types and styles, and development flexibility is
allowed and encouraged by Cedar Hills.

Cedar Hills believes that low density, carefully planned, single family housing may enhance many
features of the community such as Manila Creek, and provide parcels with spectacular views of Utah
Valley and the surrounding Mountains. Likewise, by limiting the number of homes in these areas,
the community can protect these types of areas. As each application for development approval is
submitted in the low density residential area, it will be carefully reviewed for conformance with the
objectives of the General Plan.

The transportation, parks and recreation, and open space desires for this area can be found in other
elements of this General Plan. Prior to annexation and development approval in this area, each of
the General Plan elements should be reviewed in order to coordinate future development which
conforms to the General Plan of Cedar Hills.

2; Medium Density Residential

Located along the east side of Canyon Road, and in areas on both the northern and southern portions
of the community, the Medium Density Residential area will be characterized by development of
single family homes, accessory buildings, parks, trails, open space, and other compatible uses. The
general density of the Medium Density Residential area is two (2) units per acre. Minimum lot size
is not as important in this area as overall density. Clustered, master planned developments which
contain substantial open space are encouraged in this area. Interconnected open space amenities
through developments assist to create an recreation and open space system available for use by
residents and is highly encouraged.

The medium density residential area will also provide a transition area from low density residential
uses into the high density residential area of higher intensity uses. Because this area will provide

such a transition, all development concepts and layout should be reviewed with compatibility in
mind.

The transportation, parks and recreation, and open space desires for this area can be found in other
elements of this General Plan. Prior to annexation and development approval in this area, each of
the General Plan elements should be reviewed in order to coordinate future development which
conforms to the General Plan of Cedar Hills.
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L7 High Density Residential

High density housing, characterized by single family developments with a density of three (3) to
four (4) units per acre, is located throughout the community in areas suitable for single family
residential development. When reviewing developments in the high density residential area, careful
attention should be paid to impact on surrounding developments and integration of transportation,
and open space.

Located near main roads and commercial areas of the community, the high density residential area
may provide a significant portion of the future population of Cedar Hills.

The transportation, parks and recreation, and open space desires for this area can be found in other
elements of this General Plan. Prior to annexation and development approval in this area, each of
the General Plan elements should be reviewed in order to coordinate future development which
conforms to the General Plan of Cedar Hills.

4. Very High Density Residential

The Very High Density Residential area, located on the western side of the community near the SC-
1 zone, future main roadways, and the new High School, should provide for multi-family housing,
factory built homes, and rental units. This area will allow access to the commercial, retail, and
institutional uses in the community. This area will also provide a transition from the higher intensity
commercial and retail uses to less intensive residential uses.

Landscaping, off street parking requirements, traffic circulation, and other high density housing
planning issues will play an important role in project review in this area.

The transportation, parks and recreation, and open space desires for this area can be found in other
elements of this General Plan. Prior to annexation and development approval in this area, each of
the General Plan elements should be reviewed in order to coordinate future development which
conforms to the General Plan of Cedar Hills.

5. Commercial-Retail District

Commercial and retail development will be encouraged in the Commercial-Retail District. The
district will be located in two areas of the community, one on the western side of Cedar Hills
adjacent to the SC-1 zone, and the other near the intersection of Canyon Drive and S.R. 92.
Commercial and retail businesses that provide services directly to the residents of Cedar Hills will
be highly encouraged. Transportation and other considerations may limit the types of businesses
approved in the district.

In particular, the Commercial-Retail District located adjacent to S.R. 92 because of it proximity to

American Fork Canyon, should include very low intensity commercial activities such as bike rentals,
fishing supplies, and other businesses catering to visitors of the canyon.
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The transportation, parks and recreation, and open space desires for this area can be found in other
elements of this General Plan. Prior to annexation and development approval in this area, each of
the General Plan elements should be reviewed in order to coordinate future development which
conforms to the General Plan of Cedar Hills.

Land Use Element Goals and Policies

Goal#1: Make land use decisions that conform to the Cedar Hills General Plan and the
Elements of the General Plan.

Policy: As each subdivision is reviewed by the staft, Planning Commission and City
Council, reference to the General Plan and each relevant Element will occur
prior to final approval.

Policy: Each applicant will be required to demonstrate how the proposed
development is consistent with the General Plan and the Elements of the
General Plan.

Goal # 2: Update the Land Use Element on a regular basis to provide current Planning
Commissions with a useful tool for making land use decisions.

Policy: The Planning Commission shall review the land use element on an annual
basis and amend the land use element as needed.

Policy: Prior to zone changes, density amendments, and other land use decisions, the

Planning Commission will make necessary adjustments to the Land Use
Element to reflect such changes.

Goal # 3: Maintain Consistency between the Land Use Element, General Plan, and
Zoning Ordinance.

Policy: Review the General Plan, Land Use Element, and Zoning Ordinance in order

to maintain consistency between these documents and minimize any potential
conflict in making land use decisions.
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Goal # 4: Preserve the integrity of the Land Use Element by requiring all developments and
zone changes to be consistent.

Policy: The Planning Commission will not recommend approval for any development
or zone change which is inconsistent with the General Plan or Land Use Element.

Policy: If a development or zone change is found to be beneficial to the community by
the Planning Commission, the Planning Commission will recommend that the General
Plan and Land Use Element be amended prior to approval of the development or zone

change.
Goal #5: Provide established levels of service to residents of the town.
Policy: Cedar Hills town will correct existing deficiencies in the provision of public
services at the adopted Level of Service (LOS).
Policy: Private development will participate in the provision of public services

through exactions, dedications, impact fees, and other reasonable means.
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LAND USE ELEMENT

1 INTRODUCTION

T

This Element of the General Plan is intended to provide
land use policy direction and guidance to decision-makers
as they address future land use changes within the City.
The Land Use Element is to be used in conjunction with
the adopted Zoning Map of the City of Cedar Hills (Figure
1).

e

*See Appendix for full-size Zoning Map

1.1 DEVELOPMENT GUIDANCE

Development of land will create a long-term effect on
Cedar Hills. Cedar Hills desires to make well informed
decisions that will benefit the community in the future.
The Land Use Element provides direction and
predictability for both developers and decision makers. It
establishes the community’s vision for the future and
guides the development of land accordingly. If individual Cedar i toming Mop
developments correspond with the Land Use Element,
the residents of Cedar Hills can expect to create the
envisioned community. As development occurs within the
community, the Land Use Element should be updated and
revised to provide decision makers a tool with which to
make proper land use decisions.

Figure 1: Cedar Hills Zoning Map 2020

1.2 LAND USE COMPATIBILITY

The current Zoning Ordinance of Cedar Hills is an attempt to create a pattern of compatible land uses. As the
community continues to expand and redevelop, it will be important to maintain an organized land use pattern.
By developing and mapping land use categories for areas which will be redeveloped in the future, the
community can reduce the potential for incompatible land uses located adjacent to one another.

1.3 PRESERVATION OF THE NATURAL ENVIRONMENT AND OPEN SPACE

Cedar Hills and the Land Use Element recognize the importance of the natural environment and open space in
the community. Many of the goals and objectives found in this element reflect the community’s desire to
protect the environment and provide open areas for the use and enjoyment of the residents. Although
aesthetics play an important role in preservation of the environment and open space, there are also areas



within Cedar Hills which are difficult to develop. In areas, such as steep slopes, flood plains, ridgelines, fault
zones, and other areas containing geographic hazards, development should be avoided to the extent possible.

1.4 DISTINCTIVE COMMUNITY CHARACTER

The residents and elected officials of Cedar Hills would like to see the community maintain a level of
individualism and unique community character. Design guidelines, regulation of signage, landscaping
requirements, enforcement of zoning ordinances and other policies of the community are meant to provide
opportunities for unique and highly desirable development to occur, not simply add to the burden of potential
developers and residents.

1.5 INFILL DEVELOPMENT

The Land Use Element supports the efficient use of public and private resources by promoting the development
of vacant land or under-developed parcels in existing developed areas. By doing so, reductions in overall capital
expenditures, by reducing the need for new public services and facilities, may be achieved.

1.6 JOINT PLANNING EFFORTS

The residents and elected officials of Cedar Hills recognize that the community effects and is affected by
surrounding areas. When land use decisions made by Cedar Hills may effect surrounding jurisdictions, including
Utah County, every effort will be made to inform all interested parties. Conversely, Cedar Hills will make every
effort to be informed about land use decisions that may affect the community.

1.7 CURRENT LAND USE

Cedar Hills sits in the north eastern end of Utah Valley adjacent the Wasatch Mountains, and American Fork
Canyon. The City is a bedroom community, with access to regional transportation connectors. Cedar Hills
encompasses approximately 2.73 square miles, adjacent to regionally significant transportation corridors, and
containing parks, trails, and open space. The predominant land use in the City is single-family residential.
Commercial and public facility uses are also featured as major land use components throughout the City. There
are nine zoning classifications in Cedar Hills, with the SC-1 Commercial zone consisting of three districts and one
overlay zone. Although Cedar Hills is a relatively new community, established in 1977, the City is nearly built out.
Cedar Hills experienced rapid growth through the early 2000’s, resulting in limited land for future development.
Because Cedar Hills was imagined as a bedroom community, there are no manufacturing or industrial zones.
While agriculture was an important aspect of Cedar Hills from its early days, as development has occurred,
agriculture has become less prevalent within the community and the current zones do not reflect an agricultural
component.

2 RESIDENTIAL ZONES:

2.1 INTENT OF RESIDENTIAL ZONES:

At the present time, all land located within the municipal boundary has been assigned zoning. Current zoning
and the requirements of each zone may be found in the Zoning Ordinance of Cedar Hills. The Land Use Element



of Cedar Hills is intended to be consistent with the Zoning Ordinance and all other laws, ordinances, and
resolutions of Cedar Hills, the State of Utah, and the United States. The Zoning Map of Cedar Hills provides a
graphic representation of the land located in each zones.

2.2 RESIDENTIAL ZONE DESCRIPTIONS

The RR 1-20,000 Residential Zone was created for single family use with building lots a minimum of twenty
thousand (20,000) square feet in size. Lots in this zone have large animal rights, and may be used for
agricultural-type uses.

The R-1 15,000 Residential Zone was created as a medium density single family residential zone, requiring
fifteen thousand (15,000) square feet per lot for development. This zone still allows for large animal rights.

The R-1 11,000 Residential Zone is characterized by medium density single family homes, of not less than eleven
thousand (11,000} square feet. These neighborhoods are supplemented by parks and trails, as well as other
public uses, such as schools.

The Townsite Residential Zone is a master planned community, with density clustered in a certain area, with an
open space dedication consisting of portions of the Cedar Hills Golf Course. While the homes are in close
proximity to one and other, with the open space dedication taken into consideration, this zone is still medium
density.

The PR 2.2 Residential Zone is characterized by spacious single family lots of approximately half an acre. Parks,
trails, and other public uses are commingled within this zone.

The PR 3.4 Residential Zone is characterized by a mix of single family detached housing and attached housing
units located in a coordinated design setting.

The H-1 Hillside Residential Zone is characterized by both attached single family units, as well as spacious single
family lots. Sensitivity is given to hillside conditions when developing in the H-1 Zone. Developments may
include clustered housing with open space dedications to meet requirements.

The PD-1 Zone, is the Planned Development zone, and is characterized by higher density single family detached
housing. These developments are master planned homeowner’s associations, and are guided by development
agreements.

3 COMMERCIAL ZONES:

3.1 INTENT OF COMMERCIAL ZONE:

The SC-1 Commercial Zone is created and designed to promote economic development in the community which
will provide a more stable economic tax base, while minimizing impacts on the residential nature of the City.
Areas for commercial development have been identified on the Zoning Map of Cedar Hills. Additionally, the
intent of the SC-1 Commercial Zone is to create a commercial City center and a place for the community to
gather, provide for a convenient place for community services, and to provide for mixed-use land uses as well as
generate sales tax.



3.1.1 KEY ECONOMIC ISSUES

Many issues of economic development deal with compatibility and conflicts with residential uses, and although
important, other issues must be addressed as well. Cedar Hills must look to the future and attempt to create a
self-sustaining, economically viable community. With frontage on North County Boulevard, the SC-1 Zone is
strategically located to provide access to the City’s commercial center via the most travelled thoroughfare. As
commercial development occurs, care should be given to reducing the impact of the various developments as it
approaches residential areas.

3.1.2 NEIGHBORHOOD COMPATIBILITY

Prior to development approval, the City should attempt to minimize impacts that commercial development
might have on the surrounding areas. Special attention should be paid to potential traffic problems, pedestrian
access, intermodal transportation, noise and air pollution, and other relevant impacts. While the City recognizes
that many impacts can only be mitigated rather than eliminated, during the development and approval phase,
discussion should be centered on the potential for a development to disrupt adjacent residential
neighborhoods.

3.1.3 CREATION OF AESTHETICALLY PLEASING COMMERCIAL DEVELOPMENT

Commercial development in Cedar Hills should consist of innovative and aesthetically pleasing design. This
includes an abundance of landscaping, proper use of colors, massing, and adequate, yet attractive parking areas.
The standards for development in the Commercial Zone found in the City Code should be maintained
throughout the complete development of the SC-1 Zone.

3.2 COMMERCIALZONE AND DISTRICT DESCRIPTIONS

The SC-1 Commercial Zone, or Shopping Center Zone, is located adjacent to regionally significant transportation
corridors, and is comprised of three distinct districts; the office, mixed-use, and retail districts, as well as an
retail/mixed-use overlay district.

The office district is adjacent to residential neighborhoods, as well as public facilities, and must take into
consideration the impact that the uses within the zone will have on surrounding neighborhoods. The intent of
the Office District is to provide office space. It shall consist of the least intense land uses found in the SC-1
Commercial Zone.

The Mixed-Use District is considered a transition district, as it has conditional and permitted uses that may be
found in either the office or the retail district. The Mixed-Use District is intended to consist of lower intensity
uses than the Retail District, and may be comprised of retail, office, and residential components.

The Retail District is intended to be the retail center for the City, and generate on-site sales tax. This District is
adjacent to North County Boulevard, where the most intense commercial uses may be found.

The Retail/Mixed-Use Overlay is intended to provide a buffer for residential areas that are adjacent to the SC-1
Commercial Zone. Uses within the Overlay Zone may be from the Retail or the Mixed-Use Districts.



4 PUBLIC FACILITIES ZONE:

The PF Public Facilities Zone is appropriate for uses such as schools, public buildings, open space, parks, public
utilities, and other related uses, although many of these uses are also allowed as permitted or conditional uses
in other zones.

The PF Public Facilities zone has been established to provide areas for the location and establishment of
facilities owned and maintained by the public and quasi-public entities and that utilize relatively large areas of
land.

It is the intent of this zone to create areas that serve the public interest. These areas of interest could be for
education, providing general municipal services or utilities, preserving natural areas, creating public gathering
spaces, or uses that are recreational in nature.

The City of Cedar Hills has established a Parks Master Plan (see Appendix _), whereby design, rehabilitation and
construction projects are established. Cedar Hills is committed to providing safe recreational areas, including
parks and trails, in a fiscally responsible manner.

5 FUTURE ZONING:

FUTURE LAND USE:

The Future Land Use Map serves to guide decision makers in their understanding of public and private
developments and infrastructure improvements. Although Cedar Hills is a relatively young community,
established in 1977, it has developed quickly. As such, very little land remains for future residential and
commercial growth. Also, because Cedar Hills is a younger community, there are few locations in need of
redevelopment. The Future Land Use Map anticipates potential development in the community within the next
ten to twenty years. While Cedar Hills is experiencing limited growth, there is the desire in the community to
preserve existing neighborhoods, develop public amenities, and protect open space and natural areas. The
future land use categories build off existing and proposed uses, while recognizing that future zone changes
would generally adhere to the land use categories depicted in the Future Land Use Map. However, a flexible
interpretation of the map by the Planning Commission and the City Council, provided the proposed change is
consistent with the vision, goals, and strategies of this General Plan.

LAND USE CATEGORIES:

Stable Neighborhood: Stable Neighborhood identifies residential areas throughout Cedar Hills that are mostly
built out and not likely to experience change or redevelopment into an alternate land use. This land use
category supports a variety of residential developments reflecting various densities, housing types, and styles. A
focus of this land use is the preservation of the existing character of the neighborhoods. This goal should be
kept in mind when considering any new development or redevelopment application.



Future Residential: This land use category represents areas of Cedar Hills that present an opportunity for the
development of residential housing. These areas are not yet fully developed, but are best suited to residential
development. Any development within these areas should be consistent with the vision, goals, and strategies of
this General Plan.

Commercial: The Economic Center identifies the commercial and office uses in the community. While Cedar
Hills has limited land available for economic development, it becomes critical to preserve these areas for future
economic uses to meet the intent of the SC-1 Zone. These areas are located near arterial roads and major
corridors. The focus of uses within this land use category is to provide amenities and services to members of the
community, while providing a location for gathering.

Future Commercial: This land use category recognizes economic opportunities within Cedar Hills, and supports
the infill, development, and redevelopment of commercial areas within the City. These areas could support a
variety of services and amenities that bring value and convenience to the community, while also providing
gathering spaces which are a critical component of the Economic Center.

Parks and Trails: Uses within this land use
category are areas that are not always required
to be maintained, but often are maintained to
provide recreational options for members of the
community. This land use category also includes
parks and trails. Cedar Hills recognizes the value
that these types of spaces bring to the
community in terms of recreational
opportunities and gathering places. Other types
of areas are maintained by the City, but are not
necessarily intended for recreational or
gathering purposes. These are areas that are
critical to the City’s utility infrastructure, and are
maintained in a way that provides aesthetic
beauty to the community.

Open Space Areas: As Cedar Hills is situated
adjacent to a wildland interface area, it is critical
that the City recognize the impact that our
community has on the surrounding area. As a
result, the preservation of natural areas that are
set aside for the habitat and migration of
animals, and to allow for natural hydraulic flows
that could affect the community. Any proposal to
alter these areas should take into consideration
the original intent of the natural area, and
ensure that existing conditions are preserved.

Public Facilities: Uses in this land use category

§ ; i : Figure 2: Cedar Hills Future Land Use Map
contain public facilities and schools. As public



buildings, these sites should strive for the highest level of design and efficiency. These buildings may be
governmental or educational in nature, or facilities that allow for the transmission of utilities throughout the
community.

*See Appendix _ for fuli size Future Land Use Map

6 LAND USE GUIDELINES:

Planning Commission and the City Council should evaluate the proposed Land Use Element and establish
guidelines that will help direct land use decisions in the City of Cedar Hills

The following land use guidelines should be followed throughout the City:

1.

10.

1

The identity of Cedar Hills should be strengthened by land uses which improve the image of the
community and foster a positive, healthy living environment conducive to long- term residency.

The relationship of planned land uses should reflect consideration of existing development,
environmental conditions, service and transportation needs, and fiscal impacts.

Redevelopment should emphasize the reuse of developed areas and existing community
resources in such a way as to increase the livability and aesthetics of the City.

The Land Use Plan should provide for a full range and mix of land uses including residential,
commercial, and public use areas.

Transitions between differing land uses and intensities should be made gradually with compatible
uses, particularly where natural or man-made buffers are not available. Adequate screening and
buffering should be required to protect existing residential areas from more intense land uses.

Growth should be guided to locations contiguous to existing development to provide City services
and transportation in a cost-effective and efficient manner.

Development approval should be tied to the construction of culinary water, sewer, storm
drainage, and circulation systems.

Density increases should be considered only after adequate infrastructure and resource
availability have been sufficiently demonstrated.

An interconnecting public open space system should be provided, including pedestrian linkages,
recreational areas, natural areas, and drainage ways.

Commercial uses should be highly accessible, clustered near the center of their service areas, and
developed in harmony with the uses and character of surrounding districts.

Land use patterns should be encouraged that reduce travel distances, limit pollution, allow for
alternative modes of transportation, and conserve energy.



12, The quality and usefulness of parks and open space should be maximized. Open spaces
that are small, inaccessible, difficult to maintain, or encumbered by utilities, drainage
basins, or excessive slopes should not be encouraged.

13. Land use decisions should be based on a comprehensive understanding of their effects on

the environment and surrounding areas. Desirable natural resources should be
conserved.

7 GOALS AND POLICIES OF THE LAND USE ELEMENT:

GOAL - 1: Make land use decisions that conform to the Cedar Hills General Plan and the Elements of the
General Plan

POLICY: As each subdivision is reviewed by the staff, Planning Commission and City Council,
reference to the General Plan and each relevant element will occur prior to final approval.

POLICY: Each applicant will be required to demonstrate how the proposed development is
consistent with the General Plan and the elements of the General Plan.

GOAL - 2: Update the Land Use Element on a regular hasis to provide current Planning Commissions
with a useful tool for making land use decisions.

POLICY: The Planning Commission shall review the Land Use Element on an annual basis and
amend the Land Use Element as needed.

POLICY: Prior to zone changes, density amendments, and other land use decisions, the Planning
Commission will make necessary adjustments to the Land Use Element to reflect such changes.

GOAL - 3: Maintain consistency between the Land Use Element, General Plan, and Zoning Ordinance.

POLICY: Review the General Plan, Land Use Element, and Zoning Ordinance in order to maintain
consistency between these documents and minimize any potential conflict in making land use
decisions.

GOAL - 4: Preserve the integrity of the Land Use Element by requiring all developments and zone
changes to be consistent.

POLICY: The Planning Commission will not recommend approval for any development or zone
change which is inconsistent with the General Plan or Land Use Element.

POLICY: If a development or zone change is found to be beneficial to the community by the
Planning Commission, the Planning Commission will recommend that the General Plan and Land
Use Element be amended prior to approval of the development or zone change.

GOAL - 5: Provide established levels of service to the residents of the City.

POLICY: The City of Cedar Hills will correct existing deficiencies in the provision of public services
at the adopted level of service (LOS).



POLICY: Private development will participate in the provision of public services through
exactions, dedications, impact fees, and other reasonable means.
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CEDAR HILLS

PUBLIC NOTICE OF REGULAR MEETINGS
FOR THE PLANNING COMMISSION

2022

The City of Cedar Hills, Utah, hereby gives notice that the Planning Commission will hold its
regular meetings beginning at 6:00 p.m. at the Community Recreation Center, 10640 N Clubhouse
Drive, Cedar Hills, Utah on Tuesdays according to the following schedule:

MONTH DATES TIME
January 23 6:00 p.m.
February 22 6:00 p.m.
March 22 6:00 p.m.
April 26 6:00 p.m.
May 24 6:00 p.m.
June 28 6:00 p.m.
July 26 6:00 p.m.
August 23 6:00 p.m.
September 27 6:00 p.m.
October 29 6:00 p.m.
November 22 6:00 p.m.
December No Meeting
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