HEBER CITY CORPORATION
75 North Main Street
Heber City, Utah
Planning Commission Meeting
Thursday, January 9, 2014

6:00 p.m. - Regular Meeting
TIME AND ORDER OF ITEMS ARE APPROXIMATE AND MAY BE CHANGED AS TIME PERMITS
Public notice is hereby given that the monthly meeting of the Heber City Planning Commission

will be in the Heber City Office Building, 75 North Main, South door, in the Council Chambers
upstairs.

Pledge of Allegiance: By Invitation
Minutes: November 14, 2013, Regular Meeting (tabled from December 12, 2013)
December 12, 2013, Regular Meeting
Item 1 Wasatch County School District requests Commercial Development Concept Approval /
Approval of the Master Plan for property located at 600 South Main (The Old High
School
Item 2 Red Ledges requests Subdivision Final Approval for Red Ledges Phase 2E — Juniper

Hills located in the Red Ledges Development in the vicinity of Copper Belt Drive, the
entrance to Red Ledges is located at 1851 East Center Street

Item 3 Oakwood Homes of Utah requests Small Subdivision Approval for The Cottages at
Valley Station Phase 1 located on 300 West between 1000 South and 1300 South

Item 4 Public Hearing to consider Oakwood Homes of Utah request Subdivision Preliminary
Approval of The Cottages at Valley Station Phases 2 and 3, single-family home
subdivisions, located at 300 West and 1300 South

Item 5 Blackstone Creek LLC requests Subdivision Final Approval for Stone Creek
Subdivision Phase 1 Plat A, located at 550 North 1400 East

Item 6 Amanda Wright requests Small Subdivision Approval for property located at 77 West
400 North

Item 7 Discussion about C-3 Design Criteria and Downtown Parking

Item 8 Election of Planning Commission Chair and Vice-Chair

Item 9 Adoption of the 2014 Annual Planning Commission Meeting Schedule and Work Plan

Those interested in the above items are encouraged to attend. Order of items may vary if needed. In compliance with the
Americans with Disabilities Act, those needing special accommodations during this meeting or who are non-English speaking
should contact Karen Tozier or the Heber City Planning and Zoning Department (435-654-4830) at least eight hours prior to the
meeting.

Posted on January, 2, 2014 in the Wasatch County Community Development Building, Wasatch County Library, Heber City Hall,
the Heber City Website at www.ci.heber.ut.us and on the Utah Public Notice Website at http:/pmn.utah.gov. Notice provided to
the Wasatch Wave on January 2, 2014.

Karen Tozier, Planning Commission Secretary
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HEBER CITY CORPORATION
75 North Main Street
Heber City, Utah
Planning Commission Meeting
Thursday, December 12, 2013

7:00 p.m.
Regular Meeting

Present: Planning Commission: Clayton Vance
Craig Hansen
Harry Zane
Mark Webb

Absent: Darryl Glissmeyer
David Richards
Kieth Rawlings
Michael Thurber

Staff Present: Planning Director Anthony Kohler
Planning Secretary Karen Tozier
City Engineer Bart Mumford

Others Present: Joe Serri, Ron Phillips, Ramon Gomez Jr., Todd Cates.

Chairman Rawlings was not present and. Vice-Chairman Hansen convened the meeting at 7:05
p.m. with a quorum present.

Pledge of Allegiance: Clayton Vance
Minutes: November 14, 2013, Regular Meeting

Vice-Chairman Hansen asked for the minutes to be tabled to the meeting in January due to the
fact that there was not a quorum of members present who had attended the November meeting to
vote.

Item.1 Presentation by Oakwood Homes on the Cottages at Valley Station
Subdivision, located in the Valley Station Subdivision between 1000 South
and 1300 South and between 300 West and Industrial Parkway.

Mike Stewart introduced himself and gave information regarding the company, Oakwood
Homes. He indicated this presentation was to familiarize those present with changes made to
the project and to address comments made earlier in the year when the Boyer Company had
presented concept plans to the Commission. He noted they had met with staff at DRC
Meeting prior to this meeting and that there had been several Planning Commissioners present
at the DRC Meeting. Mr. Stewart then started a slide presentation on the overhead which
showed components of:
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35

36 e Open Space / Park

37 e Detention basins

38 e Addition of trail from the subdivision to the master trail along the canal
39

40  Key issues to discuss were street design, the intersection at 1260 South and 300 West, and

41  driveway access specific to the bypass and Industrial Parkway. He noted the goal was to keep
42  the driveways as far away from the intersections as possible. Stewart explained this plan has
43 been reduced by seven lots. He then discussed where the sewer service would come from; it
44  sewers from two directions. The park had been moved in order to provide a park that could be
45  accessed by other people including those who live across the street and made the corner at

46 1300 South safer. Open Space A and trail allows use by others in the area beside those living
47  in the subdivision. Fencing and minimized number of driveways off 300 West had also been
48  looked at. The lots on Industrial Parkway are planned to be 8,000 square feet and are wide

49  enough to have three car garages. The profile for Industrial Parkway is 30.foot setbacks with
50  six foot planter strips.

5l

52 Mike Stewart indicated they plan to submit a preliminary plat with the exception of eight lots,
53  and do a small subdivision with those eight lots in it. The-first of the larger phases (a little

54  more than 50 lots per phase) will have a park in it and the area of the park is approximately
55 17,000 square feet. There is no retention area in the:Open Space A Park. Storm water and
56  sewer were discussed. Stewart expressed that they are obligated to not do any commercial.

St

58  Joe Serri who lives across the street was present. \He indicated he was happy with what was
59  being shown. He was pleased with the lots that would allow for a three car garage and the

60  park was what they’d talked about (at the meeting earlier in the year). He’d looked at

61  Oakwood Homes’ website and was “more than thrilled with what has been presented tonight™.
62

63  Ron Phillips was in the process of moving into the home on the corner of 600 West/Industrial
64  Parkway. He indicated heagreed with everything Mr. Serri said. He wanted to know the

65 anticipated price range of the homes in this area, from the larger homes and the model home
66  area and smallerlots to know what was anticipated.

67

68  Stewart answered they had not set the prices yet, but guessed they would be in the mid to

69  upper 2’s.. He spoke of their program. The homes across the street from where Mr. Phillips
70  resides would probably be in the low 3’s.

71

72 Anthony Kohler indicated the park location is good for transportation reasons, for this staff
73  would recommend that the park remain where they’ve located it. He also noted that he still
74  needed to talk to the City Parks Department. The retention pond at 1000 South / 600 West

75  may be maintained by the Home Owners Association. Bart Mumford addressed the park /

76  maintenance issue; this had not been determined yet.

7

78  Joe Serri commented that this keeps kids off the main roads. Commissioner Webb thought it

79  was better than what had been approved before. Vice-Chairman Hansen was also pleased.
80
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81  Vice-Chairman Hansen asked about snow removal, and fire department matters on the cul-de-
82  sac. Bart Mumford indicated it meets the City’s standards.

83

84  Item 2 Peter Bollenbecker requests approval of a Small Subdivision / Lot Split,
85 Lot 39 and 39A of Red Ledges Phase 1 Amended Subdivision Plat. Lots
86 39 and 39A located at the intersection of Chimney Rock and Flat Top

87 Mountain Drive. The main entrance to the Red Ledges Development is at
88 1851 East Center Street (Lake Creek Drive).

89

90  Ramon Gomez was present representing Peter Bollenbecker. He indicated that Red Ledges
91  had agreed it would be better to separate these lots as they had been before. Anthony Kohler
92  noted that staff was concerned that there might not be a lateral to the second lot; staff thought
93 laterals needed to be put on the plat. Bart Mumford indicated that they needed to clarify that
94  if they were going to sell it then it needs to be a final approved platted lot. Water and sewer
95  were discussed; Todd Cates thought there would not be an issue with water rights but there
96  might be with utilities. Frontage, accessibility, and the cul-de-sac-were discussed. Ramon
97  Gomez explained that they would make this (placing a note'on the plat-about laterals to put
98  potential buyers on notice) a condition because they would disclose this. The owner will bear
99  the costs of the laterals. There are no laterals on the lots around the cul-de-sac. Todd Cates
100  indicated that if they wanted laterals off the cul-de-sac.they would probably ask the buyer to
101  participate; ballpark the cost is about $10,000.
102
103  Commissioner Zane moved that we recommend approval for Peter Bollenbecker’s request for
104  Small Subdivision / Lot Split of Lot 39 and 39A of Red Ledges Phase 1 Amended
105  (Subdivision Plat). Commissioner Vance seconded the motion. Voting Aye: Commissioners
106  Vance, Hansen, Zane, and Webb. The motion passed. Commissioner Webb commented he
107  wanted to make sure that utilities were noted on the plat.

108

109 Item3 Red Ledges requests Subdivision Final Approval of the Red Ledges Phase
110 1R Subdivision Plat located at Explorer Peak Drive and Chimney Rock
111 Road. The main entrance to the Red Ledges Development is at 1851 East
112 Center Street (Lake Creek Drive).

113

114  Todd Cates indicated this was a phase of 38 lots. This plat will finish the loop in one of the
115  roads. In2014 the.infrastructure will be completed for this road. He explained that this

116  followed along the ridgeline and there was nothing different than the master plan.

117

118  Anthony Kohler indicated this was consistent with the master plan and maybe would be

119  considered a superior change. He noted there were less cul-de-sacs and the road loops through
120  which is better for fire protection, access, etc.

121

122 Discussion on phasing and naming of Red Ledges phases relating to this and on tying the trail
123 to areas that are being developed instead of trails going from nowhere to nowhere. The

124 thought was that phasing was set up during a different time period (2006) and has changed
125  dramatically. The way phasing, etc., is done should be looked at in depth. Trails, amenities,
126  and the conservation easement were discussed. The park, the trail on the west side, and the
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127  development agreement were referenced. Commissioner Webb asked for the phasing to be
128  updated. It was noted the revised master plan agreement may be tied to phasing. Discussion
129  on this; this is what Anthony Kohler had been driving toward.

130

131  Commissioner Vance thought a possible way to do this would be amenities on a lots

132 completed basis. Cates spoke about “critical mass"; having enough residents there to use the
133 facilities to make it make sense. Commissioner Vance wanted to have a draft presented the
134 next time Cates was in front of the Commission which showed when the developed amenities
135  were going to come on based on pertinent statistics. Cates agreed with this.

136

137  Commissioner Webb moved that we recommend Final Approval of Red Ledges Phase 1R
138  located at Explorer Peak Drive and Chimney Rock Road. The entrance is 1851 East Center
139  Street (Lake Creek Drive) and that it be contingent upon it meeting all staff and engineering
140  requirements. Commissioner Zane seconded the motion. Voting Aye: Commissioners Vance,
141  Hansen, Zane, and Webb. Voting Nay: none. The motion passed.

142

143 Commissioner Zane moved to adjourn the meeting. Commissioner. Webb seconded the

144  motion. Voting Aye: Commissioners Vance, Hansen, Zane, and Webb. Voting Nay: none.
145  The motion passed. The meeting adjourned at 8:18 p.m.
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ITEM 1



Heber City Planning Commission
Meeting date: January 9, 2014
Report by: Anthony L. Kohler

Re: High School Development Master Plan

The School District is proposing a development Master Plan for the old high school location. The
property is located in the C-2 Commercial Zone. The proposal would remove entirely the
existing buildings. Development Pads would be built along Main Street and new public and
private roads throughout the property. After the plan is adopted, the School District would have
developers construct the improvements associated with each particular pad a developer
purchases.

ISSUES

The Transportation Element of the General Plan identifies a future road connecting at 600 South
and 100 East and traversing southerly to 1200 South. The purpose of the road is to improve
access to overly deep properties to the south (and the old high school property), and to offer
alternative transportation connectivity in the area. The proposed location of a public street in the
center of this property does not meet the intent of the General Plan, as the road does not align
with 100 East and is located closer to the front of the properties, and its location should be closer
to the rear of the properties to keep options open for connectivity to the south.



728 West 100 South, #2 H O RR O C K S Heber Office
Heber, UT 84032 « [l]} =emscsemmn Tel: 435.654.2226
www.horrocks.com 1:_-: T\ (J I N E E R s Fax: 435.657.1160

December 30, 2013

Heber City Corporation
Attn: Bart Mumford P.E.
75 North Main

Heber City, Utah 84032

Subject: Old Wasatch High School Redevelopment Commercial Concept — Review

Dear Bart:

Horrocks Engineers recently reviewed the concept plans for the Old Wasatch High School
Redevelopment Concept Master Plan. The following items should be addressed.

General

Streets

The phasing note on sheet 1 says the development will be constructed in phases. This
“as-needed” process for development should be discussed. This uncertainty for each
phase may cause concern if the roads and/or utilities are only partially completed for
each phase. Will there be proper access or will there be dead end roads with no outlet?
An actual phasing plan may need to be presented and approved so as each
development comes in there is not confusion on requirements.

A geotechnical report should be completed for the site.

The overhead power and phone lines on Main Street, 600 South, and through the
property need to be put underground.

A development agreement will need to be put in place.

The plan shows some of the streets as public and some as private. If any of the roads
that tie into 800 South are public than 800 South should also be platted and constructed
as a public street. The option of having either 50 East or 100 East as a public street
should be discussed.

Aligning the new public north south road (100 East) with the exiting 100 East street
should also be discussed.

UDOT will need to approve of the access points on Main Street.

A traffic study will need to be completed. The traffic study should consider the various
types of business that could be developed at this site and the potential impact to turning
lanes on 600 South and Main Street.

The condition of the sidewalk on Main Street and 600 South will need to be checked,
and any deficient sidewalk replaced as part of this project.

H:\Heber City\Development Project\Old WHS Development\Old WHS Revelopment Master Plan Review.docx



e The plan should consider five foot sidewalks throughout the interior roads of the
development.

Sewer
e Portions of the sewer main line in 600 South, downstream of this development, may
need to be upsized due to the ultimate projected flows for this line and the potential
development of this site. This line will need to be checked as developments are
approved.

Storm Drain
e If some of the streets are public, the storm water design may need to separate the
public water from the private systems.

Water
e The fire hydrant spacing needs to be modified per the Fire Marshal’s requests at DRC.
e The water services need to be updated per the current standard specifications.
e Fire lines should be shown.

Please call our office with any questions or concerns regarding this project.
Sincerely,

HORROCKS ENGINEERS

Willa Motley

oot file
Berg Engineering
Wasatch County School District

H:\Heber City\Development Project\Old WHS Development\Old WHS Revelopment Master Plan Review.docx
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ITEM 2



Heber City Planning Commission
Meeting date: January 9, 2014
Report by: Anthony L. Kohler

Re: Red Ledges Phase 2E

Phase 2E consists of 8 lots. The proposed road configuration changes the Master Plan by
removing a cul-de-sac and replacing it with a through road and moving a proposed road to align
with an existing intersection.

RECOMMENDATION

The proposed Phase 2E, consisting of 8 Lots, is consistent with the Red Ledges Master Plan, the
PC Planned Community Zone, Interlocal Agreement, and Master Plan Agreement, conditional
upon:
a. The driveway serving lots 4 and 5 meeting the width requirements of the fire code;
and
b. addresses being placed on the final plat for each lot.

Red Ledges has submitted a revised phasing plan and Master Plan amendment regarding
amenities as requested last month by the Planning Commission, but it needs to be refined. It will
be brought to Planning Commission next month for review.



728 West 100 South, #2 H O RRO C K S Heber Office

Heber, UT 84032 0]} Tel: 435.654.2226
www.horrocks.com E NGINEERS Fax: 435.657.1160

December 30, 2013

Heber City Corporation
Attn: Bart Mumford P.E.
75 North Main

Heber City, Utah 84032

Subject: Red Ledges Phase 2E Juniper Hills — Final Review

Dear Bart:

Horrocks Engineers has partially reviewed the Red Ledges Phase 2E — Juniper Hills final plans.
The following items need to be addressed.

General

e The limited common area hatching on the plat needs to be further explained. Is this area
for driveway purposes only?

e The red line comments to the plan and plat need to be addressed once the review is
completed.

e It should be noted that phases 1H and 1L will need to be completed prior to this phase
being accepted.

e The addresses for the plat need to be obtained from the County.

Streets

e The plan proposes lots 5 and 6 to have a longer shared driveway. The allowance of
shared driveways in Red Ledges needs to be discussed. The length of the driveway and
number of homes should be discussed.

e For driveways longer than 150 feet long, the fire department needs the driveway to be
paved 20 feet wide. 18 feet pavement with 1 feet base shoulder on each side is
acceptable.

e Will Copper Belt Drive be paved and 100 percent completed before this phase is
accepted or is it also planned to be a temporary access road to the south? The need for
Copper Belt Drive to be complete should be discussed.

Storm Drain

e The storm drain calculations need to be submitted and reviewed.

H:\Heber City\Development Project\Red Ledges\Red Ledges Phase 2E Juniper Hills\Red Ledges Phase 2E Juniper Hills Final
Review.docx



Please call our office with any questions or concerns regarding this project.
Sincerely,
HORROCKS ENGINEERS

Willa Motley, P.E. {

Ge file
Wilding Engineering
Red Ledges

H:\Heber City\Development Project\Red Ledges\Red Ledges Phase 2E Juniper Hills\Red Ledges Phase 2E Juniper Hills Final
Review.docx



Red Ledges Phase 2 E Vicinity Maps
January 9, 2014

1. Red Ledges Master Plan
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4. Home Layout for Phase 2E
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ITEM 3



Heber City Planning Commission
Report by: Anthony L. Kohler
Meeting date: January 9, 2014

Re: Cottages at Valley Station Small Subdivision

The petitioner is proposing a small scale subdivision consisting of 8 lots along an existing street,
300 West. These lots were considered in the density and open space calculations with the rest of
the subdivision. Since these lots front along an existing street and the subdivision contains fewer
than 10 lots, this plat can be considered for approval with the preliminary/final process.

RECOMMENDATION

The proposed small scale subdivision application is consistent with Section 18.42.100 Mixed
Use Residential Standards, Chapter 17.40 Improvements, Section 17.12.010, and the Valley
Station Development Agreement; that that the setback area around the homes and proposed park,
trail, and landscaped retention areas be utilized to meet the requirement for 30% open space; that
given inflation and current moderate income levels, the developer’s proposed price point of
approximately $250,000 suffices in meeting the intent of the development agreement for meeting
Affordable Housing requirements; contingent upon a recorded development agreement between
the developer and the City, applicable to future buyers of lots in the development that specifies:
(same conditions as Cottages at Valley Station Preliminary Approval) :

1. developer creating a home owners association to collect dues and maintain the private
storm water retention areas;

2. developer shall install landscaping, irrigation, and park amenities for the park and storm
water retention areas as shown on the Preliminary Plat;

3. developer shall install an asphalt trail along the irrigation easement from 600 West to 300
West in Parcel A, and install a landscaping surface acceptable to the City;

4. The City shall accept dedication of Parcel A following completion of the landscape and
park and trail improvements;

5. developer shall install a 6 foot tall privacy fence along the rear of lots 223 through 235
and along lots 235, 236, and 248 (around the park), and place a note on the plat and in the
agreement requiring that fence color, material and height remain consistent in perpetuity;

6. provide front yard setbacks for all structures located along the 600 West right of way at
30 feet minimum;

7. provide a planter strip at least 8 feet wide along 600 West;

8. provide that all planter strips in the development be planted with at least 1 tree for each
home when landscaping is installed,;

9. consistent with the MURCZ, homes are to be constructed “with a combination of stucco,
hardy board, brick and/or stone as outlined in the design criteria, with the use of vinyl,
aluminum, and steel siding along any public street facing building fagcade prohibited*;

10. the existing sewer line in part be abandoned where it traverses under lots 238-242, 247,
206-208, 305, 306, 317, and 318;



11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

the existing sewer line located along lots 334-337 and 343 contain a dedicated easement
that ensures the sewer line easement will be protected from encroachment (i.e. with a
dedicated trail or other device);

each single family dwelling be at least eight hundred-fifty (850) square feet, exclusive of
basements and garages. All two-story or multi-story single-family dwellings shall
contain at least one thousand four hundred-fifty (1,450) square feet of living space,
exclusive of basements and garages. Basements do not qualify as or for ground floor
living area.

each lot is approved for and contains only one (1) single family home (no duplexes,
condominiums, twin home, multi-family homes, or businesses, etc. are permitted), and no
re-subdivision of any lot is permitted, excluding typical plat amendments to rectify
property line issues;

additional soils testing shall be provided at lots 223-235 during peak water run-off season
to determine if a sump pump in the basement shall be required to address the increased
potential for high ground water entering the basement due to the proximity of seasonal
waters in the adjoining flood channel;

all corner lots establish driveways to internal streets within the development and not from
600 West, 1000 South and 300 West;

that lot 248 establish the driveway on the north side of the lot and lot 247 establish the
driveway on the south side of the lot;

all garages shall be setback at least 30 feet from any public street, and other portions of
residential buildings be setback at least 15 feet from any public street (except those
located along 600 West);

each lot have a 10 foot minimum rear yard setback and five foot side yard setback;
setback/building pads shall be specified on the final plat for ease in administration of
setbacks during construction;

accessory buildings such as sheds shall only be allowed in the rear yards of the homes ;
and

concurrent with final subdivision application, developer submit the remainder of the
required Environmental Impact Statement, including:

Control of erosion within the subdivided area;

Reseeding of cuts and fills

Prevention and control of fire and control of dust;

Prevention of the accumulation of weeds and debris; and

Prevention of the destruction of vegetation or else the establishing of new
vegetation;

®o0 o



728 West 100 South, #2 H O RRO C K S Heber Office
Heber, UT 84032 S E : Tel: 435.654.2226
www.horrocks.com E N (j I N E E R S Fax: 435.657.1160

December 30, 2013

Heber City Corporation
Attn: Bart Mumford P.E.
75 North Main

Heber City, Utah 84032

Subject: Cottages at Valley Station Phase 1 — Final Review

Dear Bart:

Horrocks Engineers recently reviewed the Cottages at Valley Station Phase 1 small subdivision plan
located on 300 West 1300 South. The following items need to be addressed.

General
e The plat and plans need to be updated with all the December 20, 2013 redline comments sent via
email including easement wording and detail requirements.
Streets
e The currently proposed plan shows 18 asphalt pavement road cuts in a 400 foot stretch of

roadway. We recommended that 300 West be rotomilled, 1.5 inches deep, the entire width of
the road along the frontage of the property. The asphalt patches would be left low prior to
rotomill, and then the road milled and paved with 1.5 inch new asphalt pavement.

Please call our office with any questions or concerns regarding this project.

Sincerely,

HORROCKS ENGINEERS

Yy

Willa Motley, P.E.

cc: file
Focus Engineering
Oakwood Homes of Utah
Heber Planning Department

H:\Heber City\Development Project\Cottages at Valley Station\Cottages at Valley Phase 1 Final.docx
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