W SARATOGA SPRINGS

Planning Commission Meeting
Thursday, January 12, 2017
Meeting held at the Saratoga Springs City Offices
1307 North Commerce Drive, Suite 200, Saratoga Springs

AGENDA

Commencing at 6:30 P.M.
1. Pledge of Allegiance.
2. Roll Call.
3. Business Item: Swearing in of New Planning Commission Member: Ken Kilgore.
4. Business Item: Election of Planning Commission Chair and Vice Chair for 2017.

5. Public Input: Time has been set aside for any person to express ideas, concerns, comments, questions or
issues that are not listed on the agenda. Comments are limited to three minutes.

6. Work Session: Code Enforcement Process. - Presented by Police Chief Andrew Burton.

7. Public Hearing: Site Plan and Conditional Use Permit for ABC Great Beginnings located at the NW corner of
Aspen Hills Blvd. and Redwood Road. Johnny Anderson, applicant. - Presented by Planner 1 Kara Knighton.

8. Public Hearing: Master Development Agreement Amendment, Rezone, and General Plan Amendment for Fox
Hollow, located approximately 3100 S Redwood Road. Doug Towler/Ed Bailey, applicant - Presented by
Senior Planner Sarah Carroll.

9. Public Hearing: Preliminary Plat for Willow Glen, located approximately 1900 E 145 N (NW of Loch Lomand).
Jared Haynie, Applicant. - Presented by Planner 1 Jeff Attermann.

10. Approval of Minutes:
a. December 8, 2016

11. Reports of Action
12. Commission Comments

13. Director’s Report:
a. Council Actions
b. Applications and Approval
c. Upcoming Agendas
d. Other

14. Possible Motion to enter into closed session for the purchase, exchange, or lease of property, pending or
reasonably imminent litigation, the character, professional competence, the deployment of security
personnel, devices or systems or the physical or mental health of an individual.

15. Adjourn.

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

In compliance with the Americans with Disabilities Act, individuals needing special accommodations (including auxiliary
communicative aids and services) during this meeting should notify the City Recorder at 766-9793 at least one day prior to the
meeting.



Planning Commission
Staff Report

Site Plan & Conditional Use Permit (CUP)

ABC Great Beginnings
Thursday, January 12, 2017
Public Hearing

Report Date:
Applicant:

Owner:

Location:

Major Street Access:

Parcel Number(s) & Size:

Parcel Zoning:
Adjacent Zoning:
Current Use of Parcel:
Adjacent Uses:

Thursday, January 5, 2017

Johnny Anderson

SOA Investments LTD

Northwest corner of Redwood Rd and Aspen Hills Blvd
Redwood Road

58:023:0168; 3.63 acres

Mixed Use (MU)

MU, R-3, R-14

Vacant, undeveloped

High Density Residential, undeveloped

Previous Meetings: N/A

Previous Approvals: Rezone (CC 5/17/2016)

Type of Action: Legislative

Land Use Authority: City Council

Future Routing: City Council

Author: Kara Knighton, Planner |
A. Executive Summary:

The applicant, on behalf of the owner, is requesting approval of a Site Plan for a mixed use
development on a 3.63 acre parcel located at the northwest corner of Redwood Road and Aspen
Hills Boulevard and a Conditional Use Permit for the child care facility proposed within the

development.

Recommendation:

Staff recommends that the Planning Commission conduct a public hearing on the ABC Great
Beginnings Site Plan and Conditional Use Permit, take public comment, review and discuss the
proposal, and choose from the options in Section “H” of this report. Options include forwarding
a positive recommendation, forwarding a negative recommendation, or continuing the item.


mailto:kknighton@saratogaspringscity.com

Background:
Rezone and concept plan applications were received by the City on March 7, 2016 for a mixed
use development located at the northwest corner of Aspen Hills Boulevard and Redwood Road.

On April 28, 2016 the Planning Commission held a public hearing on the proposed Rezone and
forwarded a positive recommendation with conditions to the City Council. The City Council

approved the Rezone from Agriculture to Mixed Use with the condition that no residential be
permitted as part of the development, and subject to approval of a Development Agreement.

The site plan application was received by the City on October 14, 2016 followed by the
Conditional Use Permit application for the proposed child care facility on November 7, 2016.

Development Review Committee
The Development Review Committee (DRC) reviewed the site plan and elevations on October 17,
2016 and had the following comments and questions.

e The third floor has been removed from the previous elevations as there is no more

residential.

e Do they need to provide an access to the west?

e Are they proposing right-in/right-out intersections or full movement?

e The proposed elevations look good.
The DRC further discussed the development and determined that a western connection to future
residential development was not required, as Section 19.06 requires a 6’ tall opaque fence
between mixed use and residential development, thus implying that these uses should be
separated. Furthermore, the mixed use development was providing interconnected parking and
shared accesses between multiple uses and buildings. The project currently proposes full
movement onto Redwood Road and Aspen Hills Boulevard.

Specific Request:
The Site Plan proposal is for a mixed use development in the MU zone on a 3.63 acre parcel, as
shown in Exhibit 2. The proposal consists of two one-story buildings at the northern end of the
parcel and two two-story buildings at the southern end of the parcel as described below.
e Southern building: proposes an 11,315 sq. ft. child care center on the main floor with
9,650 sq. ft. of office space above, which requires a CUP.
e Southeastern building: proposes 11,315 sq. ft. of retail on the main floor with 9,650 sq. ft.
of office space above.
e Northern building: proposes 4,200 sq. ft. of office space.
e Middle building: proposes a 2,400 sq. ft. building which will be split into two deli style
businesses each consisting of approximate 1,200 sq. ft.
The project proposes 167 parking stalls and requests a 15% shared parking reduction.



Process:

Site Plan

Section 19.13 summarizes the processes for site plans, which involves a formal review of the
request by the Planning Commission in a public hearing, with a recommendation forwarded to
the City Council. The City Council is then the deciding body and formally approves or denies the
site plan request in a public meeting.

Conditional Use Permit

Section 19.15 summarizes the process for conditional use permits, which involves a formal
review by the Planning Commission in a public hearing, with a recommendation forwarded to the
City Council. The City Council is the approval authority and may approve, approve with
conditions, deny the request, or defer action if the applicant fails to appear at the public
meeting.

Community Review:

The site plan and conditional use permit have been noticed as a public hearing in the Daily
Herald; and mailed notice sent to all property owners within 300 feet. As of the date of this
report, no public input has been received.

General Plan:
The site is designated as Mixed Use on the Future Land Use Map. The goal and intent of this
designation is below:

Mixed Use. The Mixed Use designation is designed to provide for developments
that have a combination of well integrated residential, professional office and
commercial uses. It is expected that developments in the Mixed Use areas will be
among the most difficult in the City to design. As such, it is also expected that
teams of highly sophisticated design and marketing professionals will be involved
in the preparation of development plans in the Mixed Use areas.

In addition to the residential and retail based commercial uses, the Mixed Use
district is intended to accommodate professional office space in the City. Office
components should be included as an integral part of developments in this
district so as to capitalize on the benefits that can be enjoyed with a mixture of
distinct but complimentary land-uses.

The residential component shall be designed and integrated so as to
complement the surrounding commercial activity. While not required, it is
anticipated that dwelling units will be located in shared residential/commercial
structures so as to preserve first-floor and other prime commercial spaces for
retail activities. Open spaces and recreational features shall be designed for the
use and enjoyment of both the commercial patrons and the development’s
residents.



A mix of approximately 1/3 residential, 1/3 commercial and 1/3 professional
office use in the Mixed Use designation is the goal. The City will review each
proposal on an individual basis to determine an acceptable ratio for the
residential, commercial and professional office components.

Developments in these areas shall contain landscaping and recreational features
as per the City’s Parks, Recreation, Trails, and Open Space Element of the
General Plan. In this land use designation, it is estimated that a typical acre of
land may contain 6 equivalent residential units (ERU’s).

Potential conclusion: Consistent. The proposed mixed use development consists of both
commercial and office space. The applicant originally proposed residential uses, however due to
public input as part of the Rezone residential uses were not permitted as part of the development.
Landscaping, sidewalks, and pathways are provided for pedestrian access.

Code Criteria: For full analysis please see the attached Planning Review Checklist, Exhibit “6”.

e 19.04, Land Use Zones: Complies, if conditions No. 3 & 4 are met.

0 Child Care: A Conditional Use Permit is required.

0 Office: The proposed parking calculation is based on 4 stalls per 1,000 sq. ft. so any
use requiring 5 stalls per 1,000 sq. ft. cannot be accommodated by the development.

e 19.05, Supplemental Regulations: Complies
e 19.06, Landscaping and Fencing: Complies, if conditions No. 5 & 6 are met

0 Sprinkler heads shall be water-conserving.

0 A6’ tall opaque wall or fence shall be installed and maintained along lot lines abutting
residential zones. Residential zones lie to the north and west of the proposed
development. A 6’ tall off white/tan vinyl privacy fence is called out on the
Architectural site plan, but no detail has been provided.

e 19.09, Off Street Parking: Complies, if conditions No. 7-9 are met

0 Each double row parking lot island shall measure 36’ x 9’ which is approximately 280
sq. ft. One of the proposed end parking lot islands is about 220 sq. ft. and must be
widened to comply.

0 Shared parking: The project requests 15% shared parking which must be reviewed and
approved by the City Council. An agreement granting shared parking shall be
provided.

e 19.11, Lighting: Complies, if conditions No. 10 & 11 are met

0 Parking lot poles: Detail must be provided.

0 Signillumination has been requested, but none has been received.
e 19.13, Process: Complies.
e 19.14, Site Plans: Complies, if condition No. 12 is met

0 All mechanical equipment shall be screened. The proposed rooftop equipment is
screened by parapets. No ground mounted equipment has been identified.

e 19.15, Conditions Use permits: Complies, if condition No. 9 is met.



0 The site does not provide adequate parking, but 15% shared parking has been

requested.

e 19.18, Signs: Complies, if conditions No. 13 & 14 are met
0 Sign Design and Materials: The base of all ground signs shall be landscaped at least 3’

beyond the base. The western monument sign along Aspen Hills Boulevard does not
have any plantings around its base.

Other than possible location and square footage no building signage has been
provided. Building signage details and illumination has been requested. Building
signage may be reviewed for compliance at time of permanent sign permit.

Recommendation and Alternatives:
Staff recommends that the Planning Commission conduct a public hearing, take public input,
discuss the application, and choose from the following options.

Recommended Motion- Positive Recommendation

“l move to forward a positive recommendation to the City Council for the ABC Great Beginnings
site plan and Conditional Use Permit, located on parcel 58:023:0168 and as shown in exhibit 2,
with the Findings and Conditions in the Staff Report dated January 5, 2016.

Findings

1.

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

With modifications as conditions of approval the application complies with the criteria
in section 19.04 of the Development Code, as articulated in Section “G” of the staff
report, which section is incorporated by reference herein.

The application complies with the criteria in section 19.05 of the Development Code,
as articulated in Section “G” of the staff report, which section is incorporated by
reference herein.

With modifications as conditions of approval the application complies with the criteria
in section 19.06 of the Development Code, as articulated in Section “G” of the staff
report, which section is incorporated by reference herein.

With modifications as conditions of approval the application complies with the criteria
in section 19.09 of the Development Code, as articulated in Section “G” of the staff
report, which section is incorporated by reference herein.

With modifications as conditions of approval the application complies with the criteria
in section 19.11 of the Development Code, as articulated in Section “G” of the staff
report, which section is incorporated by reference herein.

The application complies with the criteria in section 19.13 of the Development Code,
as articulated in Section “G” of the staff report, which section is incorporated by
reference herein.

With modifications as conditions of approval the application complies with the criteria
in section 19.14 of the Development Code, as articulated in Section “G” of the staff
report, which section is incorporated by reference herein.



9. With modifications as conditions of approval the application complies with the criteria
in section 19.15 of the Development Code, as articulated in Section “G” of the staff
report, which section is incorporated by reference herein.

10. With modifications as conditions of approval the application complies with the criteria
in section 19.18 of the Development Code, as articulated in Section “G” of the staff
report, which section is incorporated by reference herein.

Conditions:

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

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

3. The ABC Great Beginnings site plan and Conditional Use Permit are recommended as
shown in the attachment to the Staff report in Exhibit 3.

4. Based on provided parking, any office use which requires 5 stalls per 1,000 sq. ft. shall
not be permitted.

5. Sprinkler heads shall be water-conserving.

6. A detail for the proposed 6’ tall vinyl privacy fence shall be provided.

7. The northern end double parking lot island shall measure approximately 280 sq. ft. in
sizeor36’x9'.

8. An agreement granting shared parking or mutual access to the entire parking lot shall
be provided prior to building permit issuance.

9. The City Council must approve the 15% shared parking request prior to building
permit issuance.

10. A parking lot pole detail shall be provided and the pole shall comply with Section
19.11.

11. All outdoor sign lighting shall comply with Section 19.11 and 19.18.

12. All mechanical equipment shall be screened.

13. The base of the western monument sign along Aspen Hills Boulevard shall be
landscaped at least 3’ beyond the base.

14. All signage shall comply with Section 19.18.

15. The Minor Subdivision shall be recorded prior to building permit issuance.

16. Until phase 2 begins construction, the phase 2 area shall be landscaped and shall
comply with all Fire and nuisance Code requirements.

17. All other Code requirements shall be met.

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

Alternative 1 - Continuance

The Planning Commission may also choose to continue the item. “I move to continue the ABC
Great Beginnings site plan and Condition Use Permit to another meeting on [January 26, 2017],
with direction to the applicant and Staff on information and / or changes needed to render a
decision, as follows:

1.
2.




Alternative 2 — Negative Recommendation
The Planning Commission may also choose to forward a negative recommendation to the City
Council for the ABC Great Beginnings site plan and Conditional Use Permit. “I move to forward a
negative recommendation to the City Council for the ABC Great Beginnings site plan and
Conditional Use Permit with the Findings below:
1. The ABC Great Beginnings site plan and Conditional Use Permit is not consistent with
the General Plan, as articulated by the Planning Commission:
,and/or,
2. The ABC Great Beginnings site plan and Conditional Use Permit is not consistent with
Section [19.04, 19.05, 19.06, 19.09, 19.11, 19.13, 19.14, 19.15, 19.18] of the Code, as
articulated by the Planning Commission:

Exhibits:

1. City Engineer’s Report (pages 8-9)

2. Location & Zone Map (page 10)

3. Site Plan (page 11)

4. Landscape Plan (page 12-13)
5. Elevations (page 14)

6. Planning Review Checklist (pages 15-26)



Exhibit 1

Planning Commission/City Council
Staff Report

Author: Gordon Miner, City Engineer
Subject: ABC Great Beginnings— Site Plan
Date: 1/3/2017

Type of Item: Site Plan Approval

Description:
A. Topic: The Applicant has submitted a Site Plan application. Staff has reviewed the
submittal and provides the following recommendations.

B. Background:

Applicant: Johnny Anderson — ABC Great Beginnings
Request: Site Plan Approval
Location: 3300 South Redwood Rd
Acreage: 3.63 Acres - 1 Lots
C. Recommendation: Staff recommends the approval of Site Plan subject to the following
conditions:
D. Conditions:

A.  All review comments and redlines provided by the City Engineer are to be
complied with and implemented with the approved construction drawings.

B. Developer must secure water rights as required by the City Engineer, City
Attorney, and development code.

C. Submit easements for all public utilities not located in the public right-of-way.

D. Developerisrequired to ensure that there are no adverse effects to adjacent
properties due to the grading practices employed during construction of these
plats.

E.  Final plans shall include an Erosion Control Plan that complies with all City and
UPDES storm water pollution prevention requirements.

F. Developer may be required by the Saratoga Springs Fire Chief to perform fire flow
tests prior to final plat approval and prior to the commencement of the warranty
period.



Submittal of an electronic version of the as-built drawings to the City Engineer is
required prior acceptance of site improvements and the commencement of the
warranty period.

The entire frontage shall be improved to City Standards.

The maximum interior and exterior slopes of the detention pond shall be 3:1.



Exhibit 2
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Exhibit 3

PROJECT SUMMARY

GROSS LAND AREA 158,097 Sk
3.65 ACRES

GROSS BUILDING AREA | 30,800 Sk
FOOTPRINT

LAND TO BUILDING 5.13
RATIO

NO. OF PARKING 167
SPACES

NO. OF PARKING FOR 94
OFFICE 235,500 SF

NO. OF PARKING 12

DELI 2,400 SF

NO. OF PARKING 46

RETAIL 11,315 SF

NO. OF PARKING 45
CHILDCARE 150C/15S

TOTAL PARKING REQ. 197

15% SHARED 167
PARKING PROVIDED 167
OFFICE /CHILDCARE 34,815 SF
RETAIL/DELI 13.715 Sk
TOTAL GROSS SF 48,530 SF
UDOT NOTES

1. UDOT reserves the right, at its option, to
install a raised median island or restrict the
access to a right—in or right—out at any
time.

2. Work on the UDOT right—of—way is
seasonally restricted from October 15 to April
15.

5. ROW Work: Work is not allowed on the
right—of—way during the AM/PM peak traffic
hours (6:00 — 9:00 AM and 3:30—6:00 PM).
Additional work restrictions or modifications
may be imposed at the time of the
encroachment permit.

4. Replace all pavement markings in kind
(tape with tape and paint with paint). Install
all paint lines with permanent paintapplication
per UDOT specification 02765. Paint must have
at least 6 months life as determined by
UDOT's PermitsOfficer.

5. All new pavement words, arrows and
symbols marking within the right—of—way shall
be pre—formed thermo plastic.All letters,
arrows, and symbols shall conform with the
"Standard Alphabet for Highway Signs and
PavementMarkings” adopted by the Federal
Highway Administration.

6. All signs installed on the UDOT
right—of—way must be high intensity grade
(Type IX sheeting) with a B3 slip base.Install
all signs per UDOT SN series Standard
Drawings.

/. Before commencing work on the State
highway, the general contractor is required to
obtain an encroachmentpermit from the
applicable Region’s Permits Office before
working within the State right—of—way.

8. No road cuts allowed on this job.

9. For all utility taps (road cuts), use flowable
fill per UDOT's current mix design (50—150
psi) UDOT spec. 03575.

10. All utilities within the paved surface must
be bored.
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Fred C. Cox,
Architect

4466 Early Duke St.
West Valley City,
Utah 84120-5723

Phone: 801-968-3733
Fax:. 801-966-3778
Email: fcc@fredccox.com

ABC GREAT BEGINNINGS

UTAH COUNTY PARCEL
580230168

ASPEN HILLS BLVD AND
REDWOOD ROAD
SARATOGA SPRINGS, UTAH

11. For excavations outside of the roadway, back fill with UDOT approved granular borrow and road SITE WATER CAN NOT MAINTAIN BIKE LINE o0 M.P.H. AT
base. Compactionper UDOT spec. 2056 and 2/21. ENTER UDOT R.O.W. THIS LOCATION

12. Owner, developer, and/or the contractor is required to hire an independent company for all

testing within the UDOTright—of—way.

DRAIN TO C.B. AS SHOWN SLOWING TO 45 M.P.H.

15. Owner, developer, and the contractor are responsible for any damage to the UDOT SEE NORTH

right—of—way that may bedirectly or indirectly caused by the development activity. SURVEY AND SUILDING TYPE |lI-B
14. Traffic signal installation or modification requires a separate warranty bond once the work has CIVIL PACKAGE

been completedand accepted. The permittee is responsible for hiring an independent inspection
company to perform inspectionservices for all signal work completed. For a list of the UDOT FOR MORE [INFO.
approved contractors and consultants contact theappropriate Regions Traffic Signals Engineer.

15. Partial concrete panel replacement is not allowed. When panels are removed, the entire panel
is required to bereplaced per UDOT standards, specifications, and standard drawings.

SITE PLAN - OVERALL
SIGN PLACEMENT AND
UDOT NOTES

SCALE: 1”7 = 30°-0"

16. Double saw cut the concrete to prevent the spalling of other concrete panels and to avoid
over cuts. Over cuts andspalls will require full panel replacement.

17. All above ground features including utilities (poles, fire hydrants, boxes, etc.) must be relocated
out of the AASHTO clear zone or a minimum of 18" behind curb.

DECEMBER 29, 2016
152401-A01—-M629

AO1
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Fred Cox
UT-FCA-M616
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PLANT SCHEDULE PLANTING NOTES
IREES Ccope QIY  BOTANICAL NAME / COMMON NAME CONT  CAL Size REMARKS 1. EXAMINE THE SITE CONDITIONS, THE
SUBGRADE AND VERIFY THE DEPTHS OF
TOPSOIL LCH. NOTIFY THE
ACE HOT 3 Acer fataricum ‘Hot Wings' / Hot Wings Tatarian Maple B&B  27Col Drought Tolerant e eeAcToRy conmmons b0 NoT
BEGIN LANDSCAPE WORK UNTIL
UNSATISFACTORY CONDITIONS HAVE
MAL SPR 5 Molus x 'Spring Snow' / Spring Smow Crab Apple 54&8 2ol BEEN RESOLVED.
2. VERFY LOCATIONS OF AL UTILITIES
PIN SYL 13 Pinus sylvesiris / Scofch Pins BB 6-7H Drought Tolerant PRIOR TO ANY DIGGING. ANY DAMAGE
T0 EXISTING UTILITIES CAUSED BY THIS
CONTRACTOR SHALL BE REPAIRED AT
PRU BIR 2 Prunus padus ‘Bird Cherry' / Bird Cherry BaB 2"Cal NO ADDITIONAL EXPENSE TO THE
. . . 3. TOPSOIL IS TO BE IMPORTED TO THE
SOP MI4 18  Sophora japonica ‘Willstons® / Japanese Pagoda Tree p&p  2"Cal Drought Tolerant SITE. SCREEN AND AMEND AS
NECESSARY T0 MEET ’ACCEPTABLE’
STANDARDS FOR TOPSOIL AS DESCRIBED
SYR VO 15 Syringa reficulata ‘Ivory Silk® / vory Silk Jopanese Tree Lilac paB  2"Cal Drought Tolerant IN *TOPSOIL QUALITY GUIDELINES FOR
LANDSCAPING' (KOEING, ISAMAN, UTAH
STATE UNIVERSITY)
UM PRO 32 Ulmus wilsoniona ‘Prospecior’ / Elm s&B  2"Col hitp://extenslon.usu.edu/flles /publications
/publication /AG-S0-02.pdf
CONTRACTOR IS RESPONSIBLE FOR
SHRUBS CODE QrY  BOTANICAL NAME / COMMON NAME SIZE REMARKS PROVIDING 4” OF TOPSOIL FOR NATIVE
SEED AREAS, 5 OF TOPSOIL FOR TURF
(D COR IVO 32  Cornus sericea 'lvory Halo® / Varisgated Rediwig Dogwoad 5 gal AND 12" OF TOPSOIL FOR SHRUBS AND
TREES.
P . 4. THE_LANDSCAPE CONTRACTOR IS
[0)) JUN BRO 31 Juniperus sabina ‘Broadmoor' / Broadmoor Juniper 5 gal Drought Tolerant THE \LANDSCAPE (CONTRACTOR 15
ELEVATIONS . ALLOW FOR A MINIMUM
o JUN BLU S Juniperus Scopulorum ‘Blue Arrow' / Blue Arrow Juniper 5 got Drought Tolerant R orDATE oo G WITH THE
GENERAL CONTRACTOR.
® PHY UT 8  Physocarpus opulifolius ‘Litile Devil' TM / Dwarf Ninebark 5 gal Drought Tolerant 5. ALL PLANT MATERIAL MUST MEET THE
SIZES AS INDICATED ON THE PLANT
SCHEDULE. PLANT MATERIAL THAT
{"} PIN MOP 7 Pinus mugo ‘Mops' / Mugo Pins 5 gal Drought Tolerant DOES NOT MEET THE QUALITY
" STANDARDS OF THE PROJECT WILL BE
REFUSED BY THE LANDSCAPE
o] PIN SLO 213 Pinus mugo ‘Slowmound' / Mugo Fine 5 gal Drought Tolerant ARCHITECT.
6. TURFGRASS SOD SHALL BE CERTIFIED
[©) RHU GRO 68  Rhus aromotica 'Gro-Low' / Gro-Low Fragrant Sumac 5 gal Drought Tolerant NEMEER iRt /PREMIUM 0D —
@ RI8 GRE 18  Ribes alpinum ‘Greenmound® / Dwarf Alpins Currant 5 gal
& ROS FOE 41  Rosa foefida bicolor / Austrian Copper Rose 5 gal Drought Tolerant Site Data AreaSF
Total Site 158,007
® ROS FIR 171 Roso Meidilond serias 'fire" / Fira Meidiland Rose 5 gal Drought Tolerant
Landscape Area
® ROS GAR 67  Rosa x ‘Carefree Wonder' / Rose 5 gal Shrub/Tree planting w/Gravel Mulch 3,201
Shrub/Tree planting w/Cobble Mulch 3,351
O SYM CHE 170  Symphoricarpos x chenaultii "Honcock® / Hancock Coralberry 5 gal Drought Tolerant Shrub/Tree planting w/Bark Mulch 23,977
Lawn Areas 21,020
o VIB NAN 1 Viburnum opulus Nanum® / Dwarf Europsan Viburnum 5 gal Total 'Common’ Landscape Area 51,639
Lawn in Detention Basin 4,928
ANNUALS/PERENNIALS ~ CODE OTY  BOTANICAL NAME / COMMON NAME sizE REMARKS )
Play area in Detention Basin 4,029
® GAIl ARl 31 Gaillardia aristata “Arizona Sun'/ Arizona Sun Blanks! Flower 1 gal Drought Tolerant Total 'Private’ Landscape Area 8,957
[O) HEM BUS 26  Hemerocaliis x 'Litle Business’ / Litfle Business Daylily 1 gal Drought Tolerant Total Landscape Area 60,59
) HOS DRI 39  Hosta x "Abiqua Drinking Gourd® / Planfain Lily 1 gal % of the landscape area as lawn 42.82%
® IBE AUT 28 lber: irens ‘Autumn Beauty” / Candytuft 1 gal Drought Tolerant Park Strip Landscape
erls sempervirens ‘Autumn Beaut vergreen Candytu o rought Tolerant
's semp: auty’ 9" it 9 9/ " Existing Lawn in Parkstrip 2,423
New Lawn in Parkstrip 7,659
GRASSES cooe I BOTANICAL NAME / COMMON NAME S1zE REMARKS 10,082
[0 CAL KAR 189  Colomogrostis x acutiflora ‘Karl Foerster' / Feather Reed Grass 1 gal Drought Tolerant
{4}} CAR OSH 47  Carex oshimensis ‘Everoro’ / Everoro Japanese Sedge 1 gal
(O} COR PUM 5 Corfaderla selloana ‘Pumilla’ / Dwarf Pampas Grass 1 gal
5] PEN BUN 150  Pennisetum olopecuroides 'Lifila Bunny' / Litila Bunny Founiain Grass 1 gal Drought Tolerant
GROUND COVER SCHEDULE
GROUND COVERS ~ QIY BOTANICAL NAME / COMMON_NAME cont veE SPACING
3,351 sf  Decorotive Cobble Mulch / 2-3" Round Cobble Mulch Stone Mulch  Stone
Dark Brown
o 3,291 sf  Decorotive Gravel Mulch / 1" Washed Gravel Staker Parsons Calico Cobble —Stone Mulch  Stone
Light Tan
2,139 st Existing Lown None
Maintain and profect, Repair any lawn damaged by consiruction activity,
Cul edges clean ond siroight whers cbufling new sod.
25,948 s Kenfucky Blusgrass Sod s0d Sod
b Install aver 6% daep fopsoil.
25,977 s Shredded Bark Mulch Mulch Shredded

]

Natural shredded tree bark, install over 12" deep imported fopsoil,
pra—emergent herbicide, and weed barrier fabric.

% of Site
32.7%

%of Site
38.3%
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Exhibit 5

Fred C. Cox,
Architect

4466 Early Duke St.
West Valley City,
Utah 84120-5723

Phone: 801-968-3733
Fax:. 801-966-3778
Email: fcc@fredccox.com

THIS DOCUMENT IS FOR CITY APPROVAL
OF THE PROJECT NOTED AND IS ALSO FOR
CONSTRUCTION. ACTUAL SITE DIMENSIONS
COULD VARY. USE OF THIS DOCUMENT FOR
ANY OTHER PROJECT IS NOT PERMITTED.

MECH. ROOF TOP UI\!,ITS TO BE SHIELDED. POTENTIAL SIGN BLOCK AREAS
PARAPETS TO BE 42" HIGH MIN. U.N.O. SIGNAGE 472 SF (8%) [EIRRRIRK]
MAY BE LESS PER SIGN ORD.
4” HIGH ATLAS BRICK 4” HIGH ATLAS BRICK 4” HIGH ATLAS BRICK
COLORED SCORED CMU PREFINISHED STEPPED WALL CAP
POTENTIAL SIGN BLOCK AREAS
MAY BE LESS PER SIGN ORD. YTty —, —,
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= == SR LR e S L R TE T TR SRR e e s T e ™
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1 = = - s I SOOI oo o e PP P
o = = = N Y B e I L = HEINEENEN = = — s e — — Y| %
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== = = — |7 T — e r o L] o e = emse SamseamsmEanY BN Canseamsesans
i |[ e [ = |o o I = I I = - R e e M EE5ASASAEEEEH oSS O 3o ISRERERBABEDEE
L - | I:I:III:I:II:I:I:I:I:I:I:I:I:I:I:I:I:I:II:I:III:I:III I:I:III:I:I N - -LI_LI_LI_LI_LI_LI_LFII N BEE———— e
SEE GRADING. FOOTINGS TO BE BELOW FROST DEPTH 3'_Q” SEE GRADING PLAN FOR 8” FLOOR HEIGHT CHANGES.
STEP FOOTINGS AND/OR FOUNDATION WHERE REQUIRED
/ / / 12/12/16 CITY COMMENTS
6’ TALL ] DARK BRONZE ANOD. ALUMINUM BLADE AND PAINTED SHOP ENTRANCE E.ILF.S. CORNICE TO MATCH
MATCHING of  gi_g 1” INSULATED LOW—E STOREFRONT TRADITIONAL SIGNAGE PALE YELLOW SPLIT—FACED CMU
DUMPSTER N SYSTEM WITH MED. STYLE DOORS. MOUNTAIN RED ATLAS BRICK OR
SCREEN 0 TEMPER DOORS AND ANY WINDOW SIERRA MIST BLOCK AT ENDS
WHERE : WITHIN 24" TO THE SIDE OF A AND MIDDLE BAYS
OCCURS SIGN o CLOSED DOOR OR 18” OFF FLOOR
] SINGLE HUNG WINDOWS TO MATCH PREFINISHED PAINTED PALE YELLOW SPLIT—FACED
SINGLE HUNG WINDOWS CONCRETE BLOCK WAINSCOT
MONUMENT "SUNBRELLA” CANVAS TYPE ALTERNATE COLORED SCORED
SIGNS AWNINGS SOLID COLOR. WALL MATERIAL AT 2, 4, 6, AND 8 ABC GREAT BEGINNINGS
BASE TO CONTAIN ADDRESS. RED, YELLOW, BLUE, GREEN BAYS WITH ACCENT BASE BELOW.
MATCH COLOR AND MATERIAL
ANTIQUE STYLE ACCENT ALTERNATE COLORED SPLIT—FACED
OFF THE BUILDINGS LIGHTING (DARK SKY) WALL MATERIAL AT 3 AND 7 gggamcesoum PARCEL
BAYS WITH ACCENT BASE BELOW.
DARK BRONZE STORE FRONT ASPEN HILLS BLVD AND
SYSTEM WITH LOW—E GLASS REDWOOD ROAD
SARATOGA SPRINGS, UTAH
PALE YELLOW SPLIT—FACED
CONCRETE BLOCK WAINSCOT ELEVATIONS
BASE ACCENT MATERIAL WITH OVERALL

BEVELED SMOOTH CAP

VERIFY FINAL COLOR.
PROVIDE SAMPLES TO CITY AND OWNER

SCALE: 1" = 10°-0"

OCTOBER 12, 2016
152401-A31—-K612

A31



Fred Cox
FCA-UT-M601


Exhibit 6 15

APPLICATION REVIEW CHECKLIST

(8/20/2014 Format)

Application Information

Date Received:

Date of Review:

Project Name:

Project Request / Type:
Meeting Type:

Applicant:

Owner (if different):
Location:

Major Street Access:
Parcel Number(s) and size:
General Plan Designation:
Zone:

Adjacent Zoning:
Current Use:

Adjacent Uses:

Previous Meetings:

Land Use Authority:
Type of Action:

Future Routing:

Planner:

10-13-2016

10-24-2016

ABC Great Beginnings

Site Plan and CUP

PH/ PM

ABC Great Beginnings, LLC (Johnny Anderson)
SOA Investments LTD

Northwest corner of Redwood Rd and Aspen Hills Blvd
Redwood Road

58:023:0168; 3.63 acres

Mixed Use

Mixed Use

MU, R-3, R-14

Vacant, undeveloped

High Density Residential, undeveloped

N/A

City Council

Administrative

City Council

Kara Knighton, Planner |

Section 19.13 — Application Submittal

Application Complete: yes
Rezone Required: no

General Plan Amendment required: no

Additional Related Application(s) required: none

Section 19.13.04 — Process

DRC: 10-17-2016, 10-24-2016

UDC: 10-24-2016
Neighborhood Meeting: N/A
PC: 1/12/2016

CC: 2/7/2016

General Review




Building Department
e Setback detail
e Lot slope and need for cuts and fills

Fire Department

e Width adequate for engine, minimum of 26 feet

¢ Fire hydrant locations, maximum separation of 500 feet for residential development and 300 feet for
commercial development

e Third party review required for sprinkler systems

o Dimension street and cul-de-sac widths on plat

e Project shall meet all NFPA 13 fire sprinkler requirements and alarm system shall be tied into a third
party 24/7 monitoring company.

GIS / Addressing
e None

Code Review

e 19.04, Land Use Zones: Can comply
0 Zone: Mixed Use (MU)
o Use

o Child Care- Conditional use. A conditional use permit has been submitted. See analysis below.

o Office: Conditional or Permitted. The type of office space is not specified. The proposed parking
for office is 4 stalls per 1,000 sq. ft. so any use which requires 5 stalls per 1,000 will not meet
their parking needs.

e Restaurant: Deli and sit down restaurants are permitted and the project proposes two 1,200 sq. ft.
deli’s in one 2,400 sq. ft. building.

o Retail: Various types of retail are permitted. The type of retail is not specified.

0 Lot size: Complies. 1 acre min.; 3.63 acres proposed
0 Setbacks: Complies.
= Front: 20’ required; 20’ proposed
= Side: Complies. There is only a single family and multi-family requirement; however, the
project proposes 20’ at the closest point which exceeds that of the single family and
multi-family requirements.
= Corner lot: 15’ required; 45° proposed.
= Rear: 20’ required; 70’ proposed
0 Lot width: Complies. No requirement.
o0 Lot frontage: Complies. 100’ of frontage required; 394’ of frontage along Redwood Road provided
and 278’ along Aspen Hills Boulevard provided.
0 Height: Complies. 4 stories is the maximum; 2 stories are proposed.

16
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o0 Lot Coverage: Complies. 50% coverage. The site is 3.63 acres of 158,097 sq. ft. and there are four
buildings (2, 400 sq. ft.; 4,200 sq. ft.; 11,400 sq. ft.; 11,400 sq. ft.) totaling 29,400 sq. ft., which is a
coverage of 19%.

0 Landscaping requirement: Complies. 25% requirement; 43% including the fenced area, 36% not
including the fenced area.

0 Sensitive Lands: Complies. The detention basin is considered sensitive lands and is included in
protected landscaping.

0 Trash: Complies. See Section 19.14 (site plans) for details.

19.05, Supplemental Regulations: Complies.

0 Flood Plain: Complies. No building is allowed in the flood plain. The proposed site is not within the
flood plain.

0 Water & sewage: Complies. The project will connect to the City’s utilities and those connections are
available.

o Transportation Master Plan: Complies. No building lots shall be created and no structure shall be
erected within the location of a proposed street, road, or right-of-way. The proposed project complies
with the TMP and does not propose any buildings on any proposed street, road, or right-of-way.

0 Property access: Complies. Access to a dedicated public street or private roadway is required. The
project has access onto Aspen Hills Boulevard, and Redwood Road.

19.06, Landscaping and Fencing: Can comply.
0 General Provisions: Can comply.
= Arain sensor and water-conserving sprinkler heads are required. A rain sensor is
provided, but the proposed sprinkler heads are not water-conserving.
= Sight triangles must be protected
= All refuse areas (including dumpsters) must be screened.
= Tree replacement required if mature trees are removed.
0 Landscaping Plan: Complies. Provided.
o0 Completion — Assurances: Complies. Bond required for public improvements prior to recordation.
o0 Planting Standards & Design: Complies.
= Required Trees: Complies.
o Deciduous Trees: Complies. 2” caliper required; 2" caliper provided.
e Evergreen Trees: Complies. 6° height required; 6-7° provided.
e Tree Base Clearance: Complies. 3’ clearance free of rock and turf required. Note
placed on detail 3.
= Shrubs: Complies. 25% shall be 5 gallon and the rest shall be 1 gallon. Complies. 25% of
the required shrubs are 5 gallon and the rest are 1 gallon.
= Turf: Complies. Shall not compose more than 70%; 56% is provided
= Drought Tolerant Plants: Complies. 50% of all trees and shrubs shall be drought tolerant.
50% of the proposed trees and shrubs are drought tolerant.
= Rock: Complies. Two different sizes and colors are required. Two different sizes and
colors are proposed. Both proposed colors are earth tones.
= Planting and Shrub beds: Complies. Edging between lawn and shrub beds is proposed,
drip lines are proposed, mulch both rock and bark are proposed along with weed barrier.
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Artificial turf: Complies. No artificial turf is proposed.

Selection of plants: Complies. Plants were chosen based on texture, form, and color.
Evergreens: Complies. Evergreens are incorporated into the landscape.

Softening of walls: Complies. Plants shall be placed intermittently against long expanses
of buildings, walls, fences, etc. to create a softening effect. Plants are placed
intermittently against the long expanses of the buildings, walls, and fences.

Planting and Shrub beds: Complies. Planting and shrub beds are proposed to conserve
water.

Water conservation: Complies. Most of the trees and shrubs are going to be watered
using drip lines.

Tree preservation: Complies. There are no existing mature trees.

Placement: Complies. Landscaping shall be placed immediately adjacent to structures.
Plants are placed immediately adjacent to structures.

o Amount: Complies. 158,097 sq. ft. x 25% = 39,524 sq. ft. of required landscaping.

Deciduous Trees: Complies (39,524 -15,001 = 24,523 sqg. ft. / 3,000 = 8)
e 15 deciduous trees required (7 + 8 = 15)
e 75 provided
Evergreen Trees: Complies (5 + 8 =13)
e 13 evergreen trees required
e 13 provided
Minimum shrubs: Complies.
e 33 shrubs required (25 + 8 = 33)
e 825 provided
Turf: Complies
o 25% required (9,881 sq. ft.)
e 56% provided (37,922 sq. ft.).
Planting and shrub beds: Complies
¢ Not more than 75% (50,667 sq. ft. overall)
o 44% provided (29,634 sq. ft.)

0 Additional Requirements: Complies

Park strips: Complies. Trees and turf are proposed in the park strips.

o Fencing & Screening: Can comply

Retaining walls: Complies. Retaining walls over 4’ in height will require a building
permit. The retaining wall is 4” at the highest point.

Prohibited fencing: Complies. No chain link, razor, barbed wire, etc. or parallel fencing is
allowed. A vinyl fence and a wrought iron fence are proposed. No parallel fencing is
proposed.

Non-residential: Can comply. Fencing shall be reviewed and approved by the City
council.

0 Screening at Boundaries of Residential zones: Can comply. An opaque fence or wall shall be installed
and maintained along lot lines abutting residential zones. The opaque fence shall be 6-8’ tall. A
residential zone lies to the north and west. A 6’ tall off white/tan vinyl privacy fence is called out on
the Architectural site plan, but no detail has been provided.



o0 Clear Sight Triangle: Complies. No landscaping over 3’ is proposed in the clear sight triangle and the
grade is neither raised nor bermed.

19.09, Off Street Parking: Can comply.
0 General Provisions: Complies.

Materials: Complies. Shall consist of asphalt or concrete. The parking is proposed as
asphalt.

Parking area access: Complies. Parking areas are provided so that automobiles will not be
backing across a sidewalk to gain access to the public streets.

Lighting: See Section 19.11 for analysis.

Location of parking areas: Complies. The parking is within 600 of the building.

o Dimensions: Can comply. 90 degree parking requires 9 stall width and 18’ stall length with an access
aisle of 24’. The stalls are 9’ x 18’ and the access aisle is 24’ except for one parking stalls that
currently measure 8’ x 18’.

0 Accessible: Complies. For 167 parking spaces 6 must be ADA of which 1 must be van accessible
(96” access aisle) all the others must have a 60” wide access aisle. The project proposes 6 ADA stalls
of which 2 are van accessible.

o0 Landscaping: Can comply.

Parking areas adjacent to public streets: Complies. There is no parking adjacent to the
public roads
Curbs: Complies. All landscaped areas abutting any paved surface shall be curbed. Curbs
are provided.
Clear sight: See Section 19.06 for analysis.
Components: Complies. Provided.
Required parking islands: Can comply.
¢ Islands on doubled rows of parking: Can comply. One 36’ x 9’ parking island is
required every twenty stalls containing two trees per parking island. A parking
row island is provided every twenty stalls and each contains two trees. 8 of the 10
double row parking islands measure 36’ x 9, but the two on the northern side are
adjusted to direct circulation. A 36’ x 9’ parking island is ~280 sq. ft. and the two
proposed end parking islands measure 220 sg. ft., and 280 sq. ft.
e Islands on single rows or parking: Complies. One 18’ x 9’ parking island is
required every 10 stalls containing one tree per parking island. One parking
island is provided every 10 stalls. All except for two parking lot islands are 9 x
18’, but two are curved for traffic flow. A regular 9” x 18’ parking islands
measures approximately 145 sq. ft. and the two proposed parking islands
measure 145 sq. ft., and 150 sg. ft. meeting the intent of the requirement. Each
parking island contains one tree.
e Ends of parking rows: Complies. Landscaped islands at the ends of parking rows
shall be placed and shaped in such a manner as to help direct traffic through the
parking area. All the end parking islands are adjusted to direct traffic.

0 Pedestrian Walkways & Accesses: Complies. Parking lots larger than 75,000 sg. ft. shall provide
raised or delineated pedestrian walkway. The proposed parking lot area is 70,127 sq. ft.
o0 Shared Parking: Can comply.

19



= Up to twenty-five percent of the required parking may be shared with an adjacent use
upon approval by the City Council. The developer must provide:

a. an agreement granting shared parking or mutual access to the entire parking lot;
and

b. peak demand data by a professional traffic engineer showing that shared parking
will accommodate the uses.

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

= The project requests 15% shared parking which must be reviewed and approved by the

City Council. An agreement granting shared parking shall be provided.
0 Minimum Requirements: Can comply.

= Child care center: 1 stall per staff member/ volunteer, plus 1 stall per 5 students present at
one time. 15 staff and 150 children are anticipated. (15 + (150/5 =30) =45 required).

= Restaurant, Deli: 5 stalls per 1,000 sq. ft. The deli is 2,400 sq. ft. and would require 12
parking stalls.

= Office, professional: 4 stalls per 1000 sq. ft. The office space is 23,500 sq. ft. which
would require 94 stalls.

= Retail: 4 stalls per 1,000 sg. ft. The retail space is 11,315 sg. ft. which would require 46
parking stalls.

0 Overall 45 + 12 + 94 + 46 = 197 stalls required; 167 stalls are provided. 15% shared parking is
proposed and requested.

19.11, Lighting: Can comply.
0 General standards: Complies.
= Material: Can comply. All lighting fixtures shall be metal. A parking lot lighting pole detail
has not been provided. All of the other proposed lighting fixtures are metal.
= Base: Can comply. All light poles shall have a decorative base of at least 16”. A parking lot
lighting pole detail has not been provided.
= Type: Can comply. All lighting fixtures shall be full cut-off. A parking lot lighting pole detail
has not been provided. All other lighting fixtures are full cut-off/ dark sky compliant.
= Angle: Can comply. Directed downward. A parking lot lighting pole detail has not been
provided. All of the other proposed lighting fixtures are directed downward.
= Lamp: Can comply. Bulbs may not exceed 4000K. A parking lot lighting pole detail has not
been provided. The other lighting fixtures propose bulbs of 3000K.
= Drawings: Complies. Provided.
= Flags: Complies. No flags are proposed.
o Nonresidential lighting: Can comply.
= Wall mounted: Complies. All wall-mounted fixtures shall not be mounted above 16°. The
photometric plans specifies the mounting height at 16°.
= Intermittent lighting: Complies. Must be motion sense. No intermittent lighting is proposed.
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Trespass lighting: Complies. May not exceed 0.1 foot-candles measure at the property line
next to residential and may not exceed 1 foot-candle adjacent to other properties. The trespass
lighting does not exceed 0.1 anywhere along the property line.

Service station canopies: Complies. There is not service station canopy.

Freestanding light fixtures: Can comply. Shall be black. A parking lot lighting pole detail has
not been provided.

Pole: Can comply. A parking lot lighting pole detail has not been provided. Must include an
arm and bell shade.

Parking lot poles: Can comply. Parking lot poles shall be limited to 16’ in height when within
200’ of a residential zone. A parking lot lighting pole detail has not been provided.

Lighting fixtures: Can comply. Shall be full cut-off. A parking lot lighting pole detail has not
been provided. All of the other proposed lights are full cut-off/ dark sky compliant.

Hours:

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

e Business open for 24 hours must turn off 50% of their outdoor and parking lot
lighting by 11:00pm and must keep them off until one half hour before sunrise,

however, those lighting fixtures turned off may be set to function utilizing a motion
detector system.

0 Outdoor sign lighting: Can comply.

Within %2 mile of camp Williams: Complies. The project is located more than % mile from
camp Williams.

On-premise signs may remain illuminated during regular business hours, but may not be
illuminated later than one-half (*2) hour after the business is no longer open to the public, nor
prior to the daily opening of the business to the public.

External illumination: Can comply. Illumination has not been specified.

Monument signs: Can comply. lHlumination has not been specified.

Internally illuminated: Can comply. lllumination has not been specified.

Digital signs: Complies. No digital signs are proposed.

o0 Walkway lighting: Complies. No walkway lighting is proposed.
o Street lighting: Complies. The proposed street lights match the City standard.

Lighting Plans: Can comply. A parking lot lighting pole detail has not been provided.

o Prohibited lighting: Complies. No strobe lights, lasers, or searchlights are proposed.

e 19.12, Subdivisions: See Minor subdivision

e Section 19.13, Process: Complies.
0 General Considerations: Complies

= General Plan: Complies. A rezone was approved by the City Council to match the
General Plan for this site.

=  Community & Public Facilities: Complies. The Redwood Road Trail will continue
through this project.

0 Notice / Land Use Authority: Complies. Notices will be required for the Planning Commission
public hearing. The City Council is the Land Use Authority.



0 Payment in Lieu of Open Space: No payment in lieu is proposed.

e 19.14, Site Plans: Can comply.

o Commercial

0 Development Standards: Complies.

Site Plan standards: Complies. The entire parcel shall be built upon, landscaped, or
paved. The entire parcel contains either a building, pavement, or landscaping.
Buffering and Screening: Complies. The project is not adjacent to any agricultural use.
Access: Complies.

e Access dimensions: Complies. 40” max; 40’ provided onto Redwood and 26’
provided onto Aspen Hills Boulevard.

¢ Interconnection: Complies. The project is surrounded by a residential zone.
Section 19.06 requires the project to put up a 6-8’ high opaque fence or wall
between the commercial and the residential zone.

e Acceleration and deceleration lanes: See City Engineer’s report.

o Off-street truck loading space: Complies. Every structure involving the receipt or
distribution by vehicles of materials or merchandise shall provide and maintain
on the building’s lot adequate space for loading of vehicles. There is a proposed
truck loading zone.

Utilities: See City Engineer’s report.

Grading and Drainage: See City Engineer’s report.

Secondary Water system: See City Engineer’s report.

Piping of Irrigated ditches: Complies. There are no ditches within the project boundary.
Preliminary condominium plat: Complies. No condominium units are proposed.

0 Architectural and Urban Design requirements: Can comply.

Process: Complies. Must be reviewed by the DRC. The DRC reviewed the project on
October 24, 2016.

Mechanical equipment: Can comply. The mechanical roof top units are shielded by 42”
high parapets. No other mechanical equipment is specified.

Windows: Complies. All windows are rectangular and the frames will be treated.
Building lighting: Complies. Must be shielded and directed downward. The proposed
building lights are shielded and directed downward.

Trash enclosures: Complies. Trash enclosures must be comparable to the proposed or
existing building, 3’ landscape area between parking and the trash enclosure, and chain
link is prohibited. No chain link is proposed. The trash enclosure has a note that calls out
that it is to match the building color. There is a 3’ landscape buffer between the trash
enclosure and the parking stalls.

Exterior materials: Complies. Elevations are provided and the colors and materials are
indicated.

Landscape requirements: See Section 19.06 for analysis.

Lighting requirements: See Section 19.11 for analysis.

o0 Special Provisions: Complies.

Uses within buildings: Complies. All uses are proposed to be conducted entirely within
the building.
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* Nuisances: Complies.

Odors: Complies. No anticipated use shall create odors, noises, hazards, or other
nuisances.

Outdoor display: Complies. No outdoor display is proposed.

Temporary uses: Complies. No temporary uses are proposed.

= Residential conversions: Complies. No residential conversions are proposed.
0 Maps and Drawings Required: Complies. Provided.

e 19.15, Conditional Use Permit: Child Care facility: Can comply.
0 Required accompanying data: Complies. Submitted.

o General standards

= Siting: How the site accommodates the proposed use and adjoining buildings. The proposed use
is in a Mixed Use Subdivision with multiple buildings. The only outdoor activity proposed is
children playing outside in the fenced play area.

= Traffic: How the site accommodates traffic circulation and parking. The site is located on a corner
lot with access to an arterial and a collector. The site does not provide adequate parking, but 15%
shared parking has been requested as part of the site plan process. The site directs traffic through
the site appropriately.

= Compatibility with the surrounding environment. The child care center is located amidst
commercial and office uses. The proposed hours of operation are not currently identified.

= Standards

0 Optional conditions

The use will not, under the circumstances of the particular case, be detrimental to
the health, safety, or general welfare of persons residing or working in the
vicinity, or injurious to property or improvement in the vicinity. Complies. The
proposed use does not pose any threat to the health, safety or general welfare to
the persons in the vicinity.

The use will be consistent with the intent of the land use ordinance and comply
with the regulations and conditions specified in the land use ordinance for such
use. Complies. The use is conditional in the MU zone in which it lies.

The use will be consistent with the character and purpose stated for the land use
zone involved and with the adopted Land Use Element of the General Plan.
Complies. The land use section of the General Plan identifies this area as Mixed
Use, which is the current zoning, of which the use is permitted as a conditional
use.

The use will not result in a situation which is cost ineffective, administratively
infeasible, or unduly difficult to provide essential services by the City, including
roads and access for emergency vehicles and residents, fire protection, police
protection, schools and busing, water, sewer, storm drainage, and garbage
removal. Complies. The proposed use does not result in any situation that is cost
ineffective to provide services.

The proposed use will conform to the intent of the City of Saratoga Springs
General Plan. Complies. The current zone is consistent with the General Plan and
the use is permitted as a Conditional Use.
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19.18, Signs: Can comply.

0}
(0}

= Safety

=  Health & Sanitation
= Environmental Concerns
= Compliance with GP and Neighborhood

Permanent

Prohibited signs: Complies. The proposed monument sign is allowed. Building signs will be reviewed
individually as uses are identified and tenants occupy the building.
General Standards: Can comply.
= Sign Design and Materials: Can comply. The base of all ground signs shall be landscaped
at least 3’ beyond the base. The eastern monument sign is surrounded by landscaping, but
the western monument sign could use a few more shrubs around it.
= Sign Placement: Complies.

General location: Complies. Signs shall not interfere with fire escapes, exits,
doorways, sidewalks, etc. No ground sign shall be located within any PUE with
review and approval by the City Engineer. The proposed monument signs are not
located within the PUE.

Clear sight triangle: Complies. The proposed monument signs are not within the
clear sight triangle.

Traffic safety: Complies. No sign shall be designed or placed in any manner that
may be confused with any official traffic sign or signal. The proposed signs are
not placed nor designed to look like an official traffic sign or signal.
Right-of-way: Complies. No sign shall be located on public property or within
any ROW. None of the proposed signs are within the ROW nor on public
property.

Setbacks: Complies.

o0 Side and rear setbacks not adjacent to a sidewalk or ROW: Complies. All
permanent and temporary ground signs shall be located a distance equal
to or greater to their height from any interior side or rear property line.
The western monument sign is more than 10” away from the rear
property line and the eastern property line is more than 100’ from the
side (northern) property line.

0 Front and street side setbacks: Complies. All permanent and temporary
ground signs shall be located at least three feet from the back of sidewalk
or ROW. The eastern monument sign is more than 10 away from the
Redwood Road sidewalk and ROW. The western monument sign is more
than 3’ away from the Aspen Hills sidewalk.

= Sign Illumination: Can comply. Type of illumination has not been provided.
= Sign and building maintenance:

All signs shall be maintained in good condition.

When a building sign is removed, the face of the building beneath the sign shall
be restored to its original pre-sign condition.

Those signs meeting the definition of abandoned sign shall be removed.
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= Sign construction: Will comply. A building permit will be required.
= Monument and pedestal signs: Complies.

Area: Complies. The area shall include all parts of the sign face. The area of the
proposed monument signs includes all parts of the sign face.

Height: Complies. The height shall be measure from the highest point of the sign
structure to the height of the street curb or sidewalk unless it is more than 15’
away from the sidewalk. The height is measure from the ground below the
monument sign. Will be finalized at time of permanent sign permit.

Multiple faces: Complies. The angle is less than 15 degrees.

Sign base: Complies. 2’ base that runs the entire horizontal length of the sign
required. The base shall be constructed of materials and colors that match the
building. A 2’ sign base is provided and a note calling out that the base is to
match the color and material of the building. The proposed base runs the entire
horizontal length of the sign.

Changeable copy: No changeable copy identified.

Address: Complies. The monument sign shall contain the address of the parcel. A
note below the monument sign detail states that the base to contain the address.
Will be verified at time of permanent sign permit.

= Building signs: Can comply. There is not enough information to review the building signs
at this time. Code compliance will be verified at time of permanent sign permit.

Area, direct-mounted. The area of a sign consisting of text or graphics mounted
directly against a wall, window, or fascia of a building and without a background
shall be measured by drawing the smallest possible rectangle around the entire
group of text or graphics; where there are multiple rows of text or graphics
separated by a minimum of twelve inches, the area shall be measured by drawing
the smallest possible rectangle around each row of text and/or graphics, as shown
in Figure 18.9.

Area, background mounted. The area of a sign consisting of text or graphics
mounted on a background panel or surface shall be measured as the area within
the outside dimensions of the background panel or surface.

Mounting. No portion of the sign shall project above or below the highest or
lowest part of the wall on which the sign is located. The sign shall not project
outwards more than eighteen inches from the face of the building to which it is
attached.

0 Mixed Use: Shall comply with the Neighborhood Commercial Zone standards
0 Commercial Zone standards: Can comply

= Tenant listing signs: None are currently proposed.

= Internal directional signs: None currently proposed.

= Neighborhood Commercial zone sign standards: Can comply.

Building signs: Can comply. There is not enough information to review.
0 Number: Each tenant in a building is permitted on primary sign and two
secondary signs. Code compliance to be verified at time of permanent
sign permit once the tenants have been determined.
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(0}

(0}

Size: Can comply. Shall not exceed 30 sq. ft. or 8% of the facade
whichever is larger. The potential sign blocks are 472 sq. ft. or 8% of the
facade. Exact size to be determined at time of permanent sign permit
once tenants have been determined.

Secondary signage: Can comply. To be determined at time of permanent
sign permit once tenants have been determined.

o Monument signs: Complies.

(0}

(0}

(0}

Number: Complies. Multiple buildings or uses may have one shared
monument sign for each frontage in excess of 200’ a site has on a public
street. Two monument signs are proposed. One on Redwood Road and
one on Aspen Hills Boulevard. Each of those frontages exceed 200°.
Size: Complies. A monument sign for multiple buildings or uses shall not
exceed 64 square feet in size. The proposed sign is 45 square feet.
Height: Complies. A monument sign for multiple buildings or uses shall
not exceed 10’ in height. The proposed height is 7.

e Pedestal signs: None proposed.

e Awning and canopy signs: None proposed

e Projecting and suspended signs: None proposed.
e Window and door signs: None proposed.

19.27, Addressing: Complies.

0 GISto assign address with Minor Subdivision

Fiscal Impact: No impact.
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SARATOGA SPRINGS

Planning Commission
Staff Report

Master Development Agreement Major Amendment,

Rezone, and General Plan Amendment

The Villages at Saratoga Springs (Fox Hollow), Neighborhoods 4, 12, 13, and 14
Thursday, January 12, 2017

Public Hearing

Report Date: Thursday, January 5, 2017

Applicant: Doug Towler / Ed Bailey

Owner: Cardinal Land Holdings IV LLC and SCP Fox Hollow LLC

Location: Fox Hollow, Neighborhoods 4, 12, 13, 14 (—~3100 South Redwood Road)
Major Street Access: Redwood Road, Village Parkway, Wildlife Blvd, future Foothill Blvd
Parcel Number(s) & Size: 59:012:0082, 59:012:0106, 59:012:0145, 59:013:0035, 59:014:0021,

59:014:0022, 59:011:0085, 59:014:0020, 59:014:0011, ~147 acres of the
Fox Hollow Development

Parcel Zoning: R-3 PUD and RC

Adjacent Zoning: R-3 and R-3 PUD

Current Use of Parcel: Undeveloped, with partial infrastructure improvements
Adjacent Uses: Single-family lots, undeveloped property

Previous Meetings: MDA reviewed by PC and CC in 2013

Previous Approvals: MDA approved by City Council 4-16-13

Type of Action: Legislative

Land Use Authority: City Council

Future Routing: Planning Commission and City Council

Author: Sarah Carroll, Senior Planner

Executive Summary:

This is a request for a Master Development Agreement Major Amendment to “The Village at Saratoga
Springs (Fox Hollow) Second Master Development Agreement” (MDA) to modify uses and zoning in several
neighborhoods within the Fox Hollow Development as outlined in Section “C” of this report and in the
attachments.

Recommendation:

Staff recommends that the Planning Commission conduct a public hearing, take public
comment, review and discuss the proposal, and choose from the options in Section “H” of this
report. Options include a recommendation for approval, a recommendation for denial, or continuance of
the item.

Background: The applicants own large parcels of land within the Fox Hollow development and are
requesting several changes to the Master Development Agreement as outlined in Section “C” of this report.

Sarah Carroll, Senior Planner -1-
scarroll@saratogaspringscity.com
1307 North Commerce Drive, Suite 200 « Saratoga Springs, Utah 84045
801-766-9793 x106 < 801-766-9794 fax



Specific Request: The applicant is requesting several changes to the Master Development Agreement
including changes to density, open space, zoning, and the general plan as outlined below and detailed in
the attachments to this report.

e Rezone: Per the MDA, Neighborhood 4 (N4) is currently required to include 20 acres of commercial
development of which 5 acres shall be RC and 15 acres shall be NC. The MDA states that the
commercial acreage shall be “in the vicinity of the Neighborhood 4 area”; however, the zoning map
and Exhibit D-1 of the MDA designate RC zoning in two corners of N4 where detention basins are
located. The applicant would like to transfer some of the commercial zoning to the west of Foothill Blvd
and leave the remainder towards the center of N4 along Redwood Road.

The request is to transfer 2.5 acres of RC zoning and 9.78 acres of NC zoning to Neighborhoods 12 and
13 which are adjacent to future Foothill Boulevard. This will result in a remainder of 2.5 acres of RC
zoning and 5.22 acres of NC zoning within N4, adjacent to Redwood Road. The current proposal
identifies the proposed locations for the NC and RC zones as depicted in Exhibit D-1 Amended. All
other property will be zoned R-3 PUD.

MDA EXHIBIT D-1
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General Plan Amendment: The general plan currently
designates N4 for High Density Residential and Regional
Commercial and designates N12 and N13 for Low and Medium
Density Residential. The proposed amendment would result in
designating specific Regional Commercial and Neighborhood
Commercial land use areas within Neighborhoods 4, 12 and 13
as depicted in Exhibit D-1 amended. The remainder of N4 would
be designated High Density Residential. The remainder of N12
would be designated Medium Density Residential. The remainder
of N13 would be designated Low Density Residential.

Density: The applicant is proposing to reduce units and density
in N4 and is proposing to keep the same density in N12, N13,
and N14. However, since the proposal results in less residential

acreage within N12, N13, and N14, this also results in lower unit counts. The revised density’s and

LAND USE MAP

BiRcH D%
. WIT FOX DR

=
g 1
= ou !
T
5
5

g

wy o

E

Pl =
oo =

il oF
]
Qd.‘
& o “Gopgg e
% k *‘8 TREL o

,

=

SWcapacinan TS

HAWE DR

unit

counts for these neighborhoods are shown in the table in Exhibit D Amended.

Open Space: Per the MDA, N4 requires 11.13 acres of open space. This requirement was originally
based on the assumption that N4 would be developed as a multi-family project. The applicant would
like to reduce the number of allowed units from 552 to 381 in N4 and would also like to transfer some
of the open space obligation to N14. This would result in 6.13 acres of open space in N4 and two
designated trailhead areas of 2.50 acres each in N14 (shown in pink on Exhibit D-1 amended). N4 is

across the street from the future 20 acre regional park.

EXHIBIT D-1 AMENDED (proposed)
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Process:

MDA Amendment: Section 19.13.09(9) states that a major MDA amendment “is an amendment that
alters the density, intensity of use, amount of open space or unit type, and shall be approved by the City

Council”
approval.

Sarah Carroll, Senior Planner
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General Plan Amendment and Rezone: Section 19.17 of the City Code outlines the development
review process for general plan amendments and rezones which require review of the request by the
Planning Commission in a public hearing, with a formal recommendation forwarded to the City Council.
The Council will then hold a public hearing and formally approve or deny the amendment.

Staff finding.: complies. Because the rezone and general plan amendment requests are a directly related
to the MDA Amendment request these applications are being processed together.

Community Review: The request to amend the General Plan and Zoning Map has been noticed as a
public hearing in the Daily Herald, and mailed notice sent to all property owners within 300 feet at least 10
days prior to this meeting. The MDA major amendment does not require public notices; however, it was
announced in the public notices and mailings. As of the date of this report, no public input has been
received.

General Plan: The Proposed MDA Amendment includes a request to amend the General Plan. In N4 the
General Plan would be amended so that Neighborhood Commercial and Regional Commercial are generally
in the center of N4 and abutting Redwood Rd. The remainder of N4 would be adjusted to High Density
Residential to match the existing designation.

In N12 and N13, the General Plan would be amended to include Neighborhood Commercial and Regional
Commercial along Foothill Boulevard. The remainder of N12 would stay Medium Density Residential and
the remainder of N13 stay Low Density Residential.

Staff finding: If the proposed changes are approved, the requested zones would be consistent with the
General Plan. A General Plan Amendment is a legislative decision and the criteria for an amendment are
reviewed in Section H of this report.

Code Criteria:

Master Development Amendment:
Section 19.13.09 regulates Master Development Agreements. According to 19.13.09(9), the proposed
amendment request requires City Council approval.

Staff finding: consistent. The request will be scheduled for review by the City Council. This request
does not alter the overall density or the overall open space in the MDA.

General Plan Amendment and Rezone:

Zoning Map and General Plan Amendments are a legislative action; therefore the Council has significant
discretion in making decisions to amend the land use and rezone property. The criteria in Section 19.17.04,
outlined below, are not binding and may act as guidance in making a rezone decision:

The Planning Commission and City Council shall consider, but not be bound by, the following criteria
when deciding whether to recommend or grant a general plan, ordinance, or zoning map amendment:

1. the proposed change will conform to the Land Use Element and other provisions of the General
Plan;

2. the proposed change will not decrease nor otherwise adversely affect the health, safety,
convenience, morals, or general welfare of the public;

3. the proposed change will more fully carry out the general purposes and intent of this Title and
any other ordinance of the City; and

Sarah Carroll, Senior Planner -4 -
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4.

in balancing the interest of the petitioner with the interest of the public, community interests
will be better served by making the proposed change.

Findings for either approval or denial are outlined in section H of this report.

Recommendation and Alternatives:

Staff recommends that the Planning Commission review the proposed MDA major amendment, the Rezone,
and General Plan Amendment and discuss any public input received at their discretion, and forward a
recommendation to the City Council.

Option 1 — positive recommendation

“I move to forward a positive recommendation to the City Council for the Rezone and General Plan
Amendment for Fox Hollow Neighborhoods 4, 12 and 13 as described in Section C of this report and as
depicted in the attached exhibits, with the findings and conditions below.”

Findings:

1.

The request is for a rezone and general plan amendment. If the proposed General Plan
Amendment is approved, the proposed zoning will be consistent with the Land Use Map of the
General Plan.

The proposed change will not decrease nor otherwise adversely affect the health, safety,
convenience, morals, or general welfare of the public because it more clearly designates the
commercial areas within the Fox Hollow development prior to development of these
neighborhoods and places commercial development adjacent to large capacity roadways.

The proposed change will more fully carry out the general purposes and intent of this Title and
any other ordinance of the City so long as appropriate conditions are in place to ensure access,
infrastructure, layout and appearance, traffic mitigation, trail connectivity, and other code
compliance. These items will be reviewed further with each individual subdivision and site plan
application for compliance with the Land Development Code.

In balancing the interest of the petitioner with the interest of the public, community interests
will be better served by making the proposed change because this will preserve future
commercial areas within the City which will be a benefit to the community at buildout.

Conditions:

1.

Any conditions as articulated by the Planning Commission:
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Alternative Motions:

Option 2 — negative recommendation

“I move to forward a negative recommendation to the City Council for the proposed General Plan

Amendment and Rezone for Fox Hollow Neighborhoods 4, 12, and 13, based on the Findings below:”

1. The application is not consistent with the Land Use Element of the General Plan.

2. The application proposes Medium Density Residential and Regional Commercial in areas
identified within the General Plan for Neighborhood Commercial development.

3. Any other findings as articulated by the Planning Commission:

Option 3 - continuance
“I move to continue the item to another meeting, with direction to the applicant and Staff on information
and/or changes needed to render a decision as to whether the application meets the requirements of City
ordinances, as follows:
1.
2.

3.

Exhibits:

A. Proposed MDA Amendment and Exhibits

Sarah Carroll, Senior Planner -6 -
scarroll@saratogaspringscity.com
1307 North Commerce Drive, Suite 200 « Saratoga Springs, Utah 84045
801-766-9793 x106 < 801-766-9794 fax



SECOND AMENDMENT TO THE VILLAGES AT SARATOGA SPRINGS
(FOX HOLLOW) SECOND MASTER DEVELOPMENT AGREEMENT

This SECOND AMENDMENT TO THE VILLAGES AT SARATOGA SPRINGS (FOX
HOLLOW) SECOND MASTER DEVELOPMENT AGREEMENT (“Amendment”) is entered into this
____ dayof , 2016, by Cardinal Land Holdings 1V, LLC, a Delaware limited liability company
and SCP FOX HOLLOW, LLC, a Utah limited liability company (“Developer’) and the City of Saratoga
Springs, a Utah municipal corporation (“City”). Capitalized terms used but not otherwise defined herein
shall have the meanings set forth in the Second MDA (as defined below).

RECITALS

A. WHEREAS, Developer and the City, among other parties, are parties to that certain The
Villages at Saratoga Springs (Fox Hollow) Second Master Development Agreement, dated April 30, 2013
and recorded on June 20, 2013 as Entry Number 59718:2013 in the offices of the Utah County Recorder
(the “Second MDA”).

B. WHEREAS, Developer is the owner of Neighborhood 4 (*N4”), Neighborhood 12
(*N212”), Neighborhood 13 (“N13”) and Neighborhood 14 (“N14”) within the development known as The
Villages at Saratoga Springs in Saratoga Springs, Utah (“Property”).

C. WHEREAS, Developer and City desire to amend the Second MDA as set forth below.
AGREEMENT

NOW THEREFORE, for valuable consideration received, the receipt and sufficiency of which is
hereby acknowledged by all parties, Developer and the City do hereby covenant and agree as follows:

1. Unit Summary Modification. Exhibit “D” of the Second MDA is hereby amended as
follows:

Neighborhood No. 4. The maximum number of units allowed for N4 is decreased from
five hundred fifty-two (552) units to three hundred eighty-one (381) units. The density
decreased from fifteen (15) units per acre to seven and seven tenths (7.7) units per acre.
The approximate area increased from 37.16 t049.44 acres

e

b. Neighborhood No. 12. The maximum number of units allowed for N12 is decreased from
two hundred seventeen (217) units to two hundred and thirteen (213) units. The
approximate area decreased from 63.81 to 60.81 acres.

c. Neighborhood 13. The maximum number of units allowed for N13 is decreased from one
hundred twenty-five (125) units to seventy (70) units. The approximate area decreased
from 20.89 to 11.61 acres.

d. Neighborhood 14. The maximum number of units allowed for N14 is decreased from one
hundred thirty-two (132) units to one hundred twenty-two (122) units. The approximate




2.

area remains the same of 65.73 with an obligation to develop five (5) acres of open space
as outlined in Section 4 below..

Master Plan Development Exhibit “D-1". Exhibit D-1 of the Second MDA is hereby

amended and restated as attached hereto.

3.

Section 3-Zone Classification and Permitted Uses. The Zone Classification and Permitted

Uses Section 3 of the Second MDA shall be amended as follows:

4.

In Neighborhood 4 (N4), a Commercial area totaling approximately 7.72 acres (2.5 acres
shall be classified as Regional Commercial (RC) with the permitted and conditional uses
identified in the Land Development Code and shall also include Convenience Store as a
permitted use and Convenience Store/Fast Food Combination and Automobile Service
Station as conditional uses. The other 5.22 acres shall be classified as Neighborhood
Commercial (NC) with the permitted and conditional uses identified in the Land
Development Code, and subject to all regulations within the NC zone. The approximate
locations and legal descriptions for the NC and RC areas in Neighborhood 4 are set forth
in the attached amended Exhibit D-1 and Exhibit A and Exhibit A-1 to this Amendment.
The balance of the original 20 acres of commercial zoning is 12.28 acres within the N4
Commercial Zoning, as set forth in the MDA, will be transferred to N12 and N13, with 3.0
acres of NC in N12 and 2.5 acres of RC and 6.78 acres of NC placed into N13 (collectively,
the “N12 and N13 Commercial Areas”). The amended Exhibit D-1and Exhibit B and
Exhibit B-1 to this Amendment provide the approximate location and legal descriptions for
the N12 and 13 Commercial Areas.

Villages at Saratoga Springs (Fox Hollow) Parks and Open Space Improvements

Summary. Exhibit “I” and “I-2” of the Second MDA are hereby amended as follows:

5.

a. TH-2 Southern OS-6 Trailhead shall increase to approximately two and one half (2.5)

acres.

b. TH-3 Northern OS-6 Trailhead shall increase to approximately two and one half (2.5) acres
c. NP-1 Neighborhood Parks- Neighborhood 4 Open Space shall decrease from eleven and

thirteen one hundredths (11.13) acres to six and thirteen one hundredths (6.13) acres.

Villages at Saratoga Springs (Fox Hollow) Master Easement Summary. Exhibit “K” of the

Second MDA is hereby modified as follows:

a. Parks and Open Space Easements-OS-6- Open Space 6/Sensitive Lands (Community Park

H in Parks Master Plan) shall increase from one hundred twenty and one hundredth
(120.01) acres to one hundred twenty-five and one hundredth (125.01) acres, while the N4
Open Space is reduced to six and thirteen one hundredths (6.13) acres. The amended
Exhibit “K-1" reflects said changes The above mentioned is a transfer of open space rather
than a decrease or increase in the total amount of open space required by the MDA. Exhibit
B “Legal Description of Each Easement” to the GRANT OF EASEMENTS TO THE CITY
OF SARATOGA SPRINGS VILLAGES AT SARATOGA SPRINGS (FOX HOLLOW)



agreement is hereby amended by incorporating the legal descriptions for the additional two
and fifty-one hundredths (2.5) acres to each Trailhead 2 and 3.

6. Terms and Conditions. The above mentioned are the only changes to the MDA with all
remaining terms and conditions shall remain the same.

7. Incorporation by Reference. The terms of the Second MDA (as amended hereby) are
incorporated herein by reference.

8. Counterparts. This Addendum may be executed and delivered (electronic or otherwise) in
two counterparts, each of which shall be deemed an original, but all of which shall constitute one and the
same instrument.

9. Ratification. Except as set forth herein, all of the terms and conditions of the First and
Second MDA are hereby ratified and confirmed.

[End of Amendment. Signature Page Follows.]



WHEREFORE, this Amendment has been executed by Developer and the City effective as of the
date first set forth above.

CITY OF SARATOGA SPRINGS

By:
Its:
ATTEST:
City Recorder
APPROVED AS TO FORM:
City Attorney



CARDINAL LAND HOLDINGS IV, LLC

By: Ed Bailey
Its: Manager
State of Utah )
:SS
County of Davis )
On this day of , 2016, personally appeared before me of satisfactory evidence,

Chad Bessinger, whose identity is personally known to me or proved to me on the basis of satisfactory
evidence, and who affirmed that he is the Manager of SCP Fox Hollow, LLC, a Utah limited liability
company, and said document was signed by him on behalf of said company by proper authority, and he
acknowledged to me that said company executed the same.

Notary Public



SCP FOX HOLLOW, LLC

By: Chad Bessinger

Its: Manager
State of Utah )
:SS
County of Davis )
On this day of , 2016, personally appeared before me of satisfactory evidence,

Chad Bessinger, whose identity is personally known to me or proved to me on the basis of satisfactory
evidence, and who affirmed that he is the Manager of SCP Fox Hollow, LLC, a Utah limited liability
company, and said document was signed by him on behalf of said company by proper authority, and he
acknowledged to me that said company executed the same.

Notary Public



AMENDED-Exhibit "D"

UNIT SUMMARY
— NI@XImum
Density
Maximum Number| (Units/Acre) | Approximate

Neighborhood of Units (1) (1) Area

No. 1 27 4.0 6.75

No. 4 552 381 45 7.7(2) | 316 4944

No. 5 146 4.0 36.43

No. 6 144 3.5 39.43

No. 7 200 3.0 66.55

No. 8 165 4.0 41.55

No. 10 142 12 (2) 11.88

No. 11 226 10 (2) 16.53

No. 12 223 24H5r 213 3.9 63-84 60.81

No. 13 20 70 6.0 2089 11.61

No. 14 2 122 2.0 65.73

No. 15 88 6.0 14.72

No. 16 110 2.0 55.35

No. 17 180 3.0 60.15
Open Space (3) 20779

Totals A4 2,214 754.68

(1) The referenced unit counts and densities represent the maximum available to individual

neighborhoods. The actual number of units obtained is subject to an approved site layout,

City Engineer approval, resolution of physical constraint issues, and ability to provide

infrastructure and utilities.

(2) The maximum overall density for the Fox Hollow development is three (3) units per acre

based on the R-3 Zone. Upon meeting the requirements of the PUD Zoning Ordinance,
including the improvements and dedication of additional public improvements required to

offset the increased density, the maximum overall density may be increased to four (4)

units per acre. Neighborhoods with higher densities than three (3) and four (4) units per acre

will be responsible for additional public improvements to offset the increased densities.

(3) The Open Space total shown is less the acreage shown in 0S8-7, 0S-8, and 0OS-9 as these
acreages are included in the Approximate Area for N-14, N-16, and N-17. Per Exhibit "I",

the total Open Space acreage is 217.75 acres.

(4) The total allowable number of units for the remaining development under the Land Use Code
based on the R-3 PUD Overlay Zone (up to 4 dwelling units per acre) is as follows:




Total Villages at Saratoga Springs Acreage- 1,069.91 acres

Existing Recorded Plat Acreage- (240.98) acres
Total Remaining MDA Acreage- 828.93 acres
Sensitive Lands (slopes > 30%)- (87.20) acres
Total MDA Net Acreage- 741.73 acres

Total Allowable Units Based on R-3 PUD Overlay Zone:
741.73 acres x 4 dwelling units per acre = 2,967 units

Total Unit Summary Dwelling Units = 2,454 2,214
{5) N12 unit count was decreased to 217 units by the approval of the 1st Amendment



EXHIBIT "D-1"
AMENDMENT #2
MASTER DEVELOPMENT PLAN

NOTE:

THE MASTER DEVELOPMENT PLAN IS A REFERENCE
DOCUMENT ONLY PER THE ORIGINAL MASTER
DEVELOPMENT AGREEMENT

COMMERCIAL

NEIGHBORHOOD 12

NEIGHBORHOOD — /7 NEIGABORHO0D 11/ eiaBoRHoOD 9| 107687 cres i The Wilages t Sratga rngs
OPEN SPACE #6 2.50 acres || COMMERCIAL  NEIGHBORHOG 263 units at 10 u/z 81 acres

125.01 acres /7

NEIGHBORHOOD 14

122 units at 2 u/a

2.50 acres
TRAILHEAD

55.35 acres

NOTE:

1) DENSITY IS TO BE PER R-3 ZONE WITH PUD OVERLAY.

2) URBAN WILDLIFE INTERFACE APPLIES TO ALL NEIGHBORHOODS.

3) PROPERTIES THAT IS SUBJECT TO THIS MDA EXTENSION ARE SHOWN
ON EXHIBIT "A".

4) THIS MAP SPECIFIES LAND USES ONLY. REFER TO EXHIBIT "D"
UNIT SUMMARY FOR DENSITIES AND UNIT COUNTS.

5) EXCEPT AS OTHERWISE NOTED, THE ZONING FOR ALL PROPERTY
IS R-3 PUD OVERLAY.

NEIGHBORHOOD 16

110 units at 2 u/a

NEIGHBORHOOD 1
45.28 acres
181 units at 4 u/a

Neighborhood Densities

DATE | APPD )

NEIGHBORHOOD Neighborhood |Acres | Units/acre # of Units
COMMERCIAL 1 45.28 4 181
8.13 acres 2 25.23 10 252
3 22.30 3 67
4 381
NEIGHBORHOOD 4 \ REGIONAL 5 36.43 2 146
, SOMMERCIAL 6 46.29 3.63 168 5
& N NI *%k7 66.55 3 200 |
NEIGHBORHOOD'2 X NEIGHBORHOOD
\ COMMERCIAL 8 82.85 4 331
Zeetes 2.09 acres 9 21.81 3.5 76 L g
N e 10 11.88 12 142 GT Telelels
11 26.32 10 263 : 5
12 3.5 8 o
13 6 1EHNHEHEE
14 2 122 HRE E g g
NEIGHBORHOOD 6 | 15 14.72 6 88 E[5]8[88)3
46.29 acres 16 55.35 2 110 ( )
168 units at 3.63 u/a NEIGHBORHOOD 17 60.15 3 180
36.43 acres

146 units at 4 u/a

% PER 12-9-2008 MDA AMENDMENT

NEIGHBORHOOD 10 %% Neighborhood 7 dual zoning use as a

Business Park

Land-Use Inventory

76 units at 3.5 u/a

NEIGHBORHOOD 8
82.85 acres

331 units at 4 u/a

Land-Use Table

19.83 acres for Church / Civic uses
239.22 acres for open space

798.66 acres for residential development

N
L]
I 10.01 acres for school site
I 3252 homes in The Villages at Saratoga Springs

[ regional open space - parks

:] schools

I civic sites/ church
[ churches/ civic site
[ ]vibr130ua
business park
[ |LDR31-50ua
[ |mDpR5.1-9.0ua
[ |vbroat-150wa

NEIGHBORHOOD 1
60.15 acres

180 units at 3 u/a

SCALE TN FEET [ ]Additional Trail Head area
1"=800' (11"x17" SHEET ONLY)

I:l regional open space - corridors and preserve

66.55 acre Business Park N-7 (alternative use)

[ Regional commercial  [Jll] Neighborhood commercial

- arterial roadways - 226 ft or 180 ft right of way
|:] major collector roads - 96.5 ft right of way
8 0 800 1600 [ |minor (neighborhood) collector roads - 74 ft or 77 ft right of w.

P.O. BOX 951005 SOUTH JORDAN, UT 84095
PH: (801) 694-5848 FAX: (801) 432-7050
paul@gatewayconsultingllc.com

GATEWAY CONSULTING, inc.

CIVIL ENGINEERING * CONSULTING °LAND PLANNING
CONSTRUCTION MANAGEMENT
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Exhibit “A-1”
NEIGBORHOOD 4 COMMERCIAL PROPERTY LEGAL DESCRIPTIONS

REGIONAL COMMERCIAL-CARDINAL LAND HOLDINGS 1V, LLC

BEGINNING AT A POINT LOCATED S0°1320"E ALONG THE SECTION LINE 1335.69
FEET AND WEST 788.69 FEET FROM THE EAST % CORNER OF SECTION 12, TOWNSHIP 6
SOUTH, RANGE 1 WEST, SALT LAKE BASE AND MERIDIAN;

Thence, S 89° 57' 55" E for a distance of 401.07 feet to a point on a line.
Thence, S 35° 52' 31" E for a distance of 77.62 feet to a point on a line.
Thence, S 35° 52' 31" E for a distance of 77.06 feet to a point on a line.
Thence, S 35° 52' 31" E for a distance of 31.71 feet to a point on a line.
Thence, S 35° 52' 31" E for a distance of 76.78 feet to a point on a line.
Thence, S 54° 07' 29" W for a distance of 283.25 feet to a point on a line.
Thence, N 35° 10" 49" W for a distance of 97.69 feet to a point on a line.
Thence, N 42° 49' 27" W for a distance of 77.27 feet to a point on a line.
Thence, N 38° 04' 11" W for a distance of 224.25 feet to a point on a line.
Thence, N 50° 02' 40" W for a distance of 96.76 feet to a point on a line.
thence N 46° 33' 58" W a distance of 6.23 feet to the POINT OF BEGINNING

CONTAINS: +2.50 ACRES

SOUTH PROPRTY - NEIGHBORHOOD COMMERCIAL-CARDINAL LAND HOLDINGS 1V,
LLC

BEGINNING AT A POINT LOCATED S0°1320"E ALONG THE SECTION LINE 1548.94
FEET AND WEST 633.64 FEET FROM THE EAST 4 CORNER OF SECTION 12, TOWNSHIP 6
SOUTH, RANGE 1 WEST, SALT LAKE BASE AND MERIDIAN;

Thence, S 35° 52' 31" E for a distance of 313.10 feet to a point on a line.
Thence, S 54° 07' 29" W for a distance of 304.29 feet to a point on a line.
Thence, N 30° 32' 59" W for a distance of 213.52 feet to a point on a line.
Thence, N 35° 10' 49" W for a distance of 100.50 feet to a point on a line.
thence N 54° 07' 29" E a distance of 283.25 feet to the POINT OF BEGINNING

CONTAINS: £2.09 ACRES



Exhibit “A-1”
NEIGBORHOOD 4 COMMERCIAL PROPERTY LEGAL DESCRIPTIONS

NORTH PROPERTY — NEIGHBORHOOD COMMERCIAL-SCP FOX HOLLOW, LLC

BEGINNING AT A POINT LOCATED S0°13"20"E ALONG THE SECTION LINE 869.22
FEET AND WEST 1127.86 FEET FROM THE EAST "2 CORNER OF SECTION 12, TOWNSHIP 6
SOUTH, RANGE 1 WEST, SALT LAKE BASE AND MERIDIAN;

Thence, S 35° 52' 31" E for a distance of 68.12 feet to a point on a line.

Thence, S 35° 52' 31" E for a distance of 95.31 feet to a point on a line.

Thence, S 35° 52' 31" E for a distance of 64.04 feet to a point on a line.

Thence, S 35° 52' 31" E for a distance of 348.21 feet to a point on a line.

Thence, N 89° 57' 55" W for a distance of 401.07 feet to a point on a line.

Thence, N 46° 33" 58" W for a distance of 57.47 feet to a point on a line.

Thence, N 47° 58' 02" W for a distance of 61.87 feet to a point on a line.

Thence, N 49° 15' 34" W for a distance of 14.44 feet to a point on a line.

Thence, N 41° 04' 28" E for a distance of 80.12 feet to a point on a line.

Thence, N 36° 54' 38" E for a distance of 68.27 feet to the beginning of a non-tangential curve,

Said curve turning to the right through 78° 39' 52", having a radius of 15.00 feet, and whose long chord
bears N 88° 39' 37" W for a distance of 19.01 feet to the beginning of a non-tangential curve.

Said curve turning to the left through 03° 28' 13", having a radius of 2787.00 feet, and whose long chord
bears N 51° 03' 47" W for a distance of 168.78 feet to the beginning of a non-tangential curve.

Said curve turning to the right through an angle of 01° 35' 02", having a radius of 300.00 feet, and whose
long chord bears N 52° Q0' 23" W for a distance of 8.29 feet to a point of intersection with a non-
tangential line, '

Thence, N 54° 25' 59" E for a distance of 81.28 feet to a point on a line.

thence N 57° 23' 22" E a distance of 189.24 feet to the POINT OF BEGINNING

CONTAINS: £3.13 ACRES



' EXHIBIT "B"-NEIGHBORHOOD 12/13 COMMERCIA

LAND (SECOND ADDENDUM TO THE VILLAGES A

SARATOGA SPRINGS (FOX HOLLOW) SECOND
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01-03-2017

SCP Fox Hollow-Legal description #1 (Neighborhood 12, Neigshborhood Commercial)

BEGINNING at a point that is S 00°11°07” W 399.41 feet along the Section Line and East 197.19 feet
from the Northwest Corner of Section 13, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running thence N 54°21°32” E 389.26 feet to a 915.00’ radius curve to the right, thence
along arc of said curve 349.48 feet through a delta of 21°53°02” (chord bears S 23°39°58” E 347.36 feet),
thence S 12°43°27” E 63.64 feet, thence S 70° 13°05” W 133.79 feet, thence S 63°44°18” W 162.81 feet,
thence N 36°10°09” W 335.34 feet, to the point of Beginning. Parcel Contains 3.0 ac.

SCP Fox Hollow Legal description #2-(Neighborhood 13, Neigshborhood Commercial)

BEGINNING at a point that is S 00°11°07” W 784.31 feet along the Section Line and East 446.63 feet
from the Northwest Corner of Section 13, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running thence N 62°52°53” E 138.21, thence N 69°27°43” E 134.54 feet, thence S
12°43°27” E 656.95 feet, thence N 89°45°00” W 310.53 feet, thence N 08° 55°52” W 535.76 feet to the
point of Beginning. Parcel Contains 3.92 ac.

Cardinal LLand Holdings 1V-Legal description #3 (Neighborhood 13, Regional Commercial)

BEGINNING at a point that is S 00°11°07” W 1,313.28 feet along the Section Line and East 463.85 feet
from the Northwest Corner of Section 13, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running thence S 89°45°00” E 67.67 feet, thence S 89°45°00” E 310.52 feet, thence S
12°08°50” E 239.13 feet toa 572.50’ radius curve to the left, thence along arc of said curve 200.92 feet
through a delta of 20°06°29” (chord bears S 61°41°39” W 199.89 feet), thence N 62°44°27” W 281.62
feet, thence N 00°37°06” W 201.24 feet to the point of Beginning. Parcel Contains 2.5 ac.

Cardinal Land Holdings 1V-Legal description #4 (Neichborhood 13, Neichborhood
Commercial

BEGINNING at a point that is S 00°11°07” W 1,514.51 feet along the Section Line and East 466.67 feet
from the Northwest Corner of Section 13, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running thence S 62°44°27” E 281.62 feet to a 572.50’ radius curve to the left, thence
along arc of said curve 453.30 feet through a delta of 45°21°59” (chord bears S 28°57°25” W 441.55
feet), thence N 75°18°00” W 52.53 feet to a 948.64’ radius curve to the left, thence along arc of said
curve 162.47 feet through a delta of 9°48°46” (chord bears N 80°12°23” W 162.27 feet), thence N
04°21°30” E 331.03 feet, thence N 45°54°42” E 207.44 feet to the point of Beginning. Parcel Contains
2.86 ac.



Villages at Saratoga Springs (Fox Hollow)
Parks and Open Space Improvements

Summary

0S-7 |Open Space No.7
Completion of open space improvements in the drainage area located in the southeastern
section of Neighborhood 17 including slope stabalization, drainage, and landscaping.

0S-8 |Open Space 8 / Upper Power Line Corridor
Completion of open space improvements located within the 130" existing power line easement in
N-14 and N-16 including master plan trails and landscaping.

0S-9 |Open Space 9/ Lower Power Line Corridor
Completion of open space improvements located within the 60" existing power line easement in
N-17 including master plan trails and landscaping.

Item Parks

RP-1 Regional Park
This park is shown as Park # 2 as illustrated on the Land Use Plan (Exhibit B- 1) and RP-1 on the
Open Space Plan. This park will be dedicated to the City and will be improved with park impact
fees that are collected from building permits within The Villages at Saratoga Springs and other
projects within the City. This park will be completed before the 2,000th dwelling unit within the
development is occupied.

CP-1  |Community Park No. 1
Completion of any improvements associated with this completed park located south of N-1 that
have not been installed per the approved and incorporated park plans.

CP-2 |Community Park No. 2
This park is shown as Park # 4 as illustrated on the Land Use Plan (Exhibit B-1) and C-2 on the
Open Space Plan. Completion of these improvements will include landscaping, fencing, play
equipment installation, trails, and other improvements as identified on the approved park plans.

NP-1 Neighborhood Parks
The following neighborhoods shall provide open space and improvements associated with the
requirements of neiqhborhood parks.

eighborhood 4 shall provide open space including two (2) half acre parks

orone (1) 1 acre park with exact location to be determine by developer and city. The Open Space shall include such
amenties as frails, playground equipment, benches, and tandscaping.
2. Neighborhood 10- 20% minimum open space.
3. Neighborhood 11- 30% minimum open space.

item |Trailheads

TH-1 Foothill Boulevard Trailhead (0S-5)
Completion of open space improvements associated with the construction of a trailhead located
on the northeastern end of OS-5 adjacent to Foothill Boulevard. Trailhead improvements are to
include but not be limited to parking areas, restrooms, picnic facilities, landscaping, fencing, and
lighting.

TH-2  |Southern 0S-6 Trailhead

Completion of open space improvements associated with the construction of a trailhead located
on the southern end of 0S-6. Trailhead improvements are to include but not be limited to parking
areas (including ATV or horse trailer uses), restrooms, picnic facilities, landscaping, fencing, and
lighting.




Amended Exhibit "K"

Villages at Saratoga Springs (Fox Hollow)
Master Easements
Summary

Item

Neighborhoods
Impacted (1)

Improvement

Approximate
Area

Roadway Easements

R-1

(including
W-1)

4,5

Swainson Boulevard Easement

Easement for 72' right of way road improvements from N-11
to the School Property including a 12" water line (W-1),
associated utilities, paving, curb/gutter, sidewalks, street
lights, and landscaping.

2.29 ac.

R-2

(including
W-2)

5,7,8,11

Wildlife Boulevard Easement

Easement for 92.5' right of way road improvements from N-9
to Village Parkway including a 12" water line (W-3),
associated utilities, paving, curb/gutter, sidewalks, street
lights, and landscaping.

5.28 ac.

R-3

3,586,7

Village Parkway Easement

Easement for 92.5' right of way road improvements from N-3
(Fox Point Drive) to Foothill Boulevard including associated
utilities, paving, curb/gutter, sidewalks, street lights, and
landscaping.

5.61 ac.

R-4

4,10

Redwood Road Easement

Easement for 90" half width right of way road improvements
from the intersections of Redwood Road and Village
Parkway and Wildlife Boulevard including associated
utilities, paving, curb/gutter and 30' trail easement, street
lights, and landscaping.

3.46 ac.

R-5, R-7

(including
W-4)

6,7,12,13,15,17

Foothill Boulevard Easement

Easement for 226’ right of way road improvements from the
northwestern property boundary to the southeastern
property boundary including associated frontage roads,
utilities, paving, curb/gutter and sidewalks, trails, street
lights, slopes, landscaping, and a 16" water main from the
intersection of Village Parkway south to the property
boundary (W-4).

29.03 ac.

R-6

Foothill Boulevard Secondary Access Easement

Easement for 56’ right of way road improvements from
Foothill Boulevard through N-6 including associated utilities,
paving, curb/gutter and sidewalks, street lights, and
landscaping

0.25 ac.




item

Neighborhoods
Impacted (1)

Improvement

Approximate
Area

R-8

12,13,14,15,16, 17

Viewpoint Boulevard Easement

Easement for 77' right of way road improvements from N-12
/ Foothill Blvd. to N-17 / Foothill Blvd. including associated
utiliies, paving, curb/gutter, sidewalks, street lights, and
landscaping.

6.98 ac.

Storm Drain Easements

SD-1

N-1 Phase 7 Detention Basin Easement

Easement for detention basin improvements associated with
storm drainage west of N-1 and east of the exisiting N-1
debris basin.

1.06 ac.

SD-2

14

Lower N-14 Detention Basin Easement

Easement for detention basin improvements associated with
storm drainage from N-14.

1.10 ac.

SD-3

14

Upper N-14 Detention / Debris Basin Easement

Easement for detention basin improvements associated with
storm drainage from hillside areas west of N-14.

0.85 ac.

SD-4

14

N-14 Detention / Debris Basin Easement

Easement for detention and debris basin improvements
associated with storm drainage and debris flows from
hillside areas west of N-14.

0.78 ac.

SD-5

14

N-14 Detention / Debris Basin Easement

Easement for detention and debris basin improvements
associated with storm drainage and debris flows from
hillside areas west of N-14.

0.88 ac.

SD-6

N-1 Detention / Debris Basin Easement

Easement for detention and debris basin improvements
associated with storm drainage and debris flows west of N-
1, including a cut off channel to the drainage area located
south of N-1 (0S8-1)

4.61 ac.

SD-7

16

N-16 Debris Basin Easement

Easement for debris basin improvements associated with
debris flows from areas west of N-14 and 16.

0.94 ac.

SD-8

15

N-15/16 Detention / Debris Basin Easement

Easement for detention and debris basin improvements
associated with storm drainage and debris flows from N-13
and 15.

0.91 ac.

SD-9

N-4 South Detention Basin Easement

Easement for detention basin improvements associated with
storm drainage from N-4.

2.14 ac.




Neighborhoods Approximate
Item Impacted (1) Improvement Area
SD-10 7 Foothill Retention Basin Easement 3.12 ac.
Easement for detention basin improvements associated with
storm drainage from Footill Bivd. and N-17.
SD-11 4 N-4 North Detention Basins Easement 2.14 ac.
Easement for existing and future detention basin
improvements associated with storm drainage from N-2, 3,
4,5 6, and 12.
Sewer Easements
S-1 4 Village Parkway 12" Sewer Line Easement
Easement for a 12" sewer line parallel to Village Parkway on
the north end of N-4 to service property west of N-4.
S-2 7,8,15 N-15 Outfall Sewer Line Easement
Easement for an 8" outfall sewer line to connect N-15
through 17 to existing sewer lines east of N-8.
S-3 7,8,17 N-17 Outfall Sewer Line Easement
Easement for an 8" outfall sewer line to connect N-15
through 17 to existing sewer lines east of N-8.
S-5 5 N-6 Outfall Sewer Line
Easement for an 8" sewer line to service Lots 6110 - 6118 of
N-6.
Water Easements
W-6 12 Zone 3 Secondary Irrigation Pond Easement 6.36 ac.
Easement for ultimate Zone 3 Irrigation Pond including all
drainage and pipeline facilities necessary to connect the
Zone 3 water tank and irrigation facilities to Zone 3 east of
Foothill Boulevard.
Zone 3/Zone 4 Culinery and Secondary Water Mains
W-8 13, 14, 15, 16 |Easement
Easement for water line improvements connecting to water
line improvements in Foothill Blvd. from the Zone 3 water
tank and booster station to the Zone 4 water tank.
W-9 16 Zone 4/5 Culinery Tank and Irrigation Pond Easement 14.52 ac.
Easement for Zone 4/5 water tank, irrigation pond, access,
and pipeline facilities necessary to connect the Zone 4/5
water tank and irrigation facilities to the Zone 3 tank and
irrigation pond location.
Zone 4/5 Culinery and Secondary Master Plan Water
W-10 14,16 Mains Easement 11.41 ac.

Easement for city master plan water line improvements
associated with Zone 4 and Zone 5.




Item

Neighborhoods
Impacted (1)

Improvement

Approximate
Area

Zone 3 Existing Culinery and Secondary Water Main /
Zone 2 Water Tank / Pond / Booster Station Access
Easement

Easement associated with existing water line improvements
connecting the Zone 3 Booster Station to the Zone 3 water
tank and secondary irrigation water line connection to the
future Zone 3 secondary irrigation pond.

Parks and Open Space Easements

RP-1

Regional Park Easement

Easement for 21.27 acre Park Site to be improved by the
City of Saratoga Springs including associated utilities,
sidewalks, frails, lighting, siopes, and landscaping.

21.06

0S-1A

Open Space No. 1A Easement

Easement for open space improvements in the open space
area south of N-1 and north of the area surrounding the
Zone 2 water tank, secondary irrigation pond, and Zone 3
booster pump location.

2.08 ac.

0S4

Open Space No. 4 Easement
Easement for open space improvements in the drainage

area located along the eastern and northern boundaries of N+

7 including trails, slope stabalization, drainage, and
landscaping.

14.67 ac.

0S-5

13,15

Open Space No. 5 Easement

Easement for open space improvements in the drainage
area located between Neighborhoods 13 and15 including
trails, slope stabalization, drainage, and landscaping.

3.38 ac.

0S-6
(including
SD-2, SD-4,
and SD-5)

14,16

Open Space No. 6 / Sensitive Lands Easement

Easement for open space improvements in this hillside location
catagorized as Sensitive Lands located along the western property
boundary above Neighborhoods 14 and 16, including the amended area
size for theTH-2 Southern and TH-3 Northern 0S-6 Traitheads, trails,
fuel modification, trail head parking and related faciliities and other
improvements consistent with maintaining this area in its natural
condition. Storm drainage improvements include a detention basins in
the northwestern section of N-14 (SD-2, SD-4, and SD-5).

4+28-04 125.01 ac

0s-7

17

Open Space No. 7 Easement

Easement for open space improvements in the southern
portion of N-17 including slope stabalization, drainage, and
landscaping.

2.01 ac.




Neighborhoods Approximate
Item Impacted (1) Improvement Area

CP-2 14 Community Park No. 2 Easement 9.97 ac

Easement for 9.97 acre Park Site which improvements will

include iandscaping, fencing, play equipment installation,

(including trails, a storm drainage detention basin (SD-3), and other
SD-3) improvements as identified on the approved park plans.

(1) The "Neighborhoods Impacted" column identifies those neighborhoods where the identified easement

is located. The property owner for the identified neighborhood would be subject to the identified
easement.



EXHIBIT "K-1"

MASTER EASEMENTS
AMENDMENT #2

NOTE: THE LOCATION OF ALL ROADWAYS, PIPES 3
AND UTILITIES DEPICTED ON THIS MAP ARE 0S-1A
CONCEPTUAL IN NATURE. FINAL LOCATIONS WILL R

BE DETERMINED AT THE TIME OF SUBDIVISION
APPROVAL.

NOTE: THE EASEMENT LOCATIONS

DEPICTED ON THIS MAP SHALL TAKE
PRECEDENCE OVER THE LEGAL
DESCRIPTIONS DESCRIBED IN THE MASTER
EASEMENT AGREEMENT.

MASTER EASEMENT
DESCRIPTIONS

ROADWAY EASEMENTS
R-1  SWAINSON BLVD
R2  WILDLIFE BLVD
R3  VILLAGE PARKWAY
R-4  REDWOOD ROAD
R-5  FOOTHILL PHASE 1
R6  FOOTHILL SECONDARY ACCESS
R-7  FOOTHILL PHASE 2
R-8 VIEWPOINT BLVD

STORM DRAINAGE EASEMENTS
SD-1 Nt PH7 DETENTION BASIN
SD-2  N14 DETENTION BASIN
SD-3 N4 DETENTION/DEBRIS BASIN
SD-4 N-14 DETENTION / DEBRIS BASIN
SD-5 N-14 DETENTION / DEBRIS BASIN
SD-6  N-1 DETENTION / DEBRIS BASIN
SD-7 N-16 DEBRIS BASIN
SD-8 N-15/16 DETENTION / DEBRIS BASIN
SD-9  N-4 SOUTH DETENTION BASIN
SD-10 FOOTHILL RETENTION BASIN
SD-11 N-4 NORTH DETENTION BASINS

WATER EASEMENTS
W-6~ ZONE 3 SECONDARY IRRIGATION POND
W-8  ZONE 4-5 CULINARY AND IRRIGATION LINES
W-9  ZONE 4-5 WATER TANK AND IRRIGATION POND
W-10 ZONE 4 CULINARY AND IRRIGATION LINES rute  SD-2
W-11 ZONE 3 CULINARY AND IRRIGATION LINES/ e GHBORHOOD 16
ZONE 2 TANK/POND/BOOSTER STATION ACCESS

OPEN SPACE EASEMENTS -
Q514 OPEN SPACE Tis
1A PACE #1A
oo e ) A
5
CP-2  COMMUNITY PARK NO. 2 1o DULLEYNREEEY

=800" (11
0S-6 OPEN SPACE #6 / SENSITIVE LANDS IECE AR 2Ry 3

0S-7 OPEN SPACE #7

SEWER EASEMENTS

S-1  VILLAGE PARKWAY SEWER

S-2  N15-17 OUTFALL SEWER

S-3 N 15-17 QUTFALL SEWER

S-5 N6 OUTFALL SEWER (lots 6110-6119)
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AMENDED Exhibit “B”
Villages at Saratoga Springs (Fox Hollow)

Master Easement Legal Descriptions

R-1) SWAINSON BOULEVARD

BEGINNING at a point that is N 00°41°59” W 861.89 feet along the Section Line and East 659.38 feet
from the South 4 Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and Meridian,
said point being the Northwest corner of parcel 59-012-0113 (Sage Hills Elementary School) and running
thence N 39°00°31” E 74.00 feet to a 963.00° radius curve to the left, thence along arc of said curve
65.29 feet through a delta of 3°53°04” (chord bears S 52°56°01” E 65.28 feet) to a point on a 1,787.00°
radius reverse curve to the right, thence along arc of said curve 1007.80 feet through a delta of 32°18°45”
(chord bears S 38°43°11” E 994.50 feet), thence S 22°33°48” E 145.64 feet to a point on a 963.00° radius
curve to the left, thence along arc of said curve 139.89 feet through a delta of 8°19°24” (chord bears S
26°43°30” E 139.77 feet), thence S 59°06°48” W 74.00 feet to a point on a 1,037.00° radius curve to the
right, thence along arc of said curve 150.64 feet through a delta of 8°19°24” (chord bears N 26°43°30” W
150.51 feet), thence N 22°33°48” W 145.64 feet to a point on a 1,713.00” radius curve to the left, thence
along arc of said curve 966.06feet through a delta of 32°18°45> (chord bears N 38°43°11” W 953.31 feet)
to a point on a 1,037.00° radius curve to the right, thence along arc of said curve 70.30 feet through a
delta of 3°53°04” (chord bears N 52°56°01” W 70.30 feet) to the point of BEGINNING. Easement

contains 2.29 ac.

R-2) WILDLIFE BOULEVARD

BEGINNING at a point that is S 89°46°37” E 1,906.18 feet along the Section Line and South 563.69 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, said point being on West Right of Way of Village Parkway, and running thence S 87°57°13”
E 71.21 feet to a point on a 793.00° radius curve to the right, thence along arc of said curve 874.31 feet
through a delta of 63°10°15” (chord bears S 56°22°05” E 830.70 feet) to a point on a 857.00° radius curve
to left, thence along arc of said curve 1,411.89 feet through a delta of 94°23°37” (chord bears S
71°58°47” E 1,257.55 feet), thence S 29°09°56” E 96.50 feet to a point on a 953.50” radius ~ curve to
the right, thence along arc of said curve 1,570.85 feet through a delta of 94°23°33” (chord bears N
71°58°44” W 1,399.14 feet) to a point on a 696.50 radius curve to the left, thence along arc of said curve
767.92 feet through a delta of 63°10°14” (chord bears N 56°22°06” W 729.61 feet), thence N 87°57°13”
W 71.84 feet to a point on a 803.50” radius curve to the left, thence along arc of said curve 96.56 feet
through a delta of 06°53°07” (chord bears N 02°25°17 E 96.50 feet) to the point of BEGINNING.
Easement contains 5.28 ac.



R-3) VILLAGE PARKWAY

BEGINNING at a point that is S 8§9°46’37” E 1,679.27 feet along the Section Line and North 587.77 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, said point being on West Right of Way of Village Parkway, and running thence N 72°58°04” E
96.50 feet to a point on a 2,553.50” radius curve to the right, thence along arc of said curve 876.64 feet
through a delta of 19°40°13” (chord bears S 07°11°50” E 872.34 feet) to a point on a 696.50° radius
curve to the left, thence along arc of said curve 123.30 feet through a delta of 10°08°35” (chord bears S
02°26°01” E 123.14 feet), thence S 07°30°18” E 102.36 feet to a point on 803.50° radius curve to the
right, thence along arc of said curve 1,164 feet through a delta of 83°03°12” (chord bears S 34°01°18” W
1,065.39 feet), thence S 75°32°54” W 344.08 feet, thence N 14°27°06” W 96.50 feet, thence N
75°32°54” E 344.08 feet to a point on a 707.00° radius curve to the left, thence along arc of said curve
1,024.83 feet through a delta of 83°03°12” (chord bears N 34°01°18” E 937.44 feet), thence N 07°30°18”
W 102.36 feet to a point on a 793.00” radius curve to the right, thence along arc of said curve 140.38 feet
through a delta of 10°08°35” (chord bears N 02°26°01” W 140.20 feet) to a point on a 2,457.00° radius
curve to the left, thence along arc of said curve 843.52 feet through a delta of 19°40°13” (chord bears N
07°11°50” W 839.38 feet) to the point of BEGINNING. Easement contains 5.61 ac.

R-4) REDWOOD ROAD

BEGINNING at a point that is N 00°41°59” W 519.20 feet along the Section Line and East 2,488.92 feet
from the South 1/4 Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and Meridian,
said point being 90 feet off of the centerline of Redwood Road, and running thence along said 90
Redwood Road centerline offset the following 3 calls, 1) thence along the arc of a 3,508.02° radius curve
to the left 375.95 feet through a delta of 6°08°25” (chord bears N 32°48°19” W 375.77 feet), 2) thence N
35°52°31” W 1,476.47 feet to a point on a 1,090.00° radius curve to the right, 3) thence along arc of said
curve 185.32 feet through a delta of 9°44°29” (chord bears N 31°00°17” W 185.10 feet) to the right of
way of Village Parkway, thence along said right of way N 65°40°03” E 65.25 feet to the right of way of
Redwood Road, thence along said Right of way the following 6 calls; 1) thence along the arc of a
2,897.79’ radius curve to the left 400.08 feet through a delta of 7°54°38” (chord bears S 31°07°54” E
399.78 feet), 2) thence S 37°07°44” E 254.89 feet, 3) thence S 35°05°14” E 422.53 feet, 4) thence S
89°57°55” E 24.23 feet, 5) thence S 35°20°34” E 685.04 feet to a point on a 3,241.05” radius curve to the
right, 6) thence along arc of said curve 242.75 feet through a delta of 4°17°29” (chord bears S 32°33°08”
E 242.70 feet), thence S 26°08°43” E 482.39 feet, to the section line, thence along section S 00°16°18”
W 146.10 feet, thence N 26°01°26” W 596.39 feet to the point of BEGINNING. Easement contains 3.46

acres more or less



R-5) FOOTHILL BOULEVARD PHASE 1

BEGINNING at a point that is N 00°17°20” E 183.44 feet along the Section Line from the Southwest
Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and Meridian, and running
thence N 00°17°20” E 380.00 feet , thence S 36°12°18” E 770.41 feet to a point on a 2,090.00° radius
curve to the right, thence along arc of said curve 793.50 feet through a delta of 21°45°12” (chord bears S
25°19°42” E 788.74 feet), thence S 14°27°06” E 700.40 feet , thence S 75°32°54” W 226.00 feet, thence
N 14°27°06” W 700.40 feet to a point on a 1864.00” radius curve to the left, thence along arc of said
curve 707.70 feet through a delta of 21°45°12” (chord bears N 25°19°42” W 703.45 feet), thence N
36°12°18” W 464.92 feet to the point of BEGINNING. Easement contains 10.73 ac.

R-6) FOOTHILL BOULEVARD SECONDARY ACCESS

BEGINNING at a point that is S 89°46°37” E 416.29 feet along the Section Line and North 0.26 feet from
the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and Meridian, and
running thence N 36°12°18” W 80.00 feet, thence N 53°47°42” E 137.00 feet, thence S 36°12°18” E
80.00 feet, thence S 53°47°42” W 137.00 feet to the point of BEGINNING. Easement contains 0.25 ac.

R-7) FOOTHILL BOULEVARD PHASE 2

BEGINNING at a point that is S 00°11°17” W 1,505.78 feet along the Section Line and East 756.22 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running thence N 75°32°54” E 226.00 feet , thence S 14°27°06” E 974.35 feetto a peint on
a2,386.50’ radius curve to the left, thence along arc of said curve 1,679.82 feet through a delta of
40°19°47” (chord bears S 34°36°59” E 1,645.36 feet), thence S 54°46°53” E 715.02 feet to the ¥4 Section
line, thence along % Section line S 00°13°46” W 275.86 feet, thence N 54°46°53” W 873.21 feet to a
2,612.50’ radius curve to the right, thence along arc of said curve 1,838.90 feet through a delta of
40°19°47” (chord bears N 34°36°59” W 1,801.18 feet), thence N 14°27°06” W 974.35 feet to the point of
BEGINNING. Easement contains 18.30 ac.

R-8) VIEWPOINT BOULEVARD

BEGINNING at a point that is S 89°46°39” E 497.86 feet along the Section Line and South 590.50 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running thence S 20°53°36” E 77.14 feet to a point on a 1211.50” radius curve the left,
thence along arc of said curve 2,384.72 feet through a delta of 112°4652” (chord bears S 09°11°44” W
2,017.95 feet), thence S 47°11°42” E 205.43 feet to a point on a 538.50° radius curve to the right, thence
along arc of said curve 258.89 feet through a delta of 27°32°44” (chord bears S 33°25°20” E 256.41 feet),
to a point on a 461.50° radius curve to the left, thence along arc of said curve 910.74 feet through a delta
of 113°04°12” (chord bears S 76°11°04” E 769.99 feet), thence N 47°16°50” E 62.95 feet, thence S
32°14°18” E 78.31 feet, thence S 47°16°50” W 48.70 feet to a point on a 538.50° radius curve to the right,
thence along arc of said curve 1,062.70 feet through a delta of 113°04°12” (chord bears N 76°11°04” W
898.46 feet) to a point on a 461.50° radius curve to the left, thence along arc of said curve 221.87 feet
through a delta of 27°32°44” (chord bears N 33°25°20” W 219.74 feet), thence N 47°11°42” W 205.43

feet to a point on a 1,288.50” radius curve to the right, thence along arc of said curve 2,541.02 feet



through a delta of 112°59°31” (chord bears N 09°18°03” E 2,148.82 feet) to the point of beginning.
Easement contains 6.98 acres

SD-1) N-1 PH. 7 DETENTION BASIN

BEGINNING at a point that is N 00°17°25” E 1,886.86 feet along the Section Line from the Southwest
Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and Meridian, and running
thence N 00°16°55” E 343.74 feet, thence N 81°05°58” E 138.21 feet to a point on a 1,318.00° radius
curve to the left, thence along the arc of said curve 248.64 feet through a delta of 10°48°32” (chord bears
S 12°26°19” E 248.27 feet), thence S 75°02°27” W 87.71 feet, thence S 46°55°11” W 146.47 feet to the
point of BEGINNING. Easement contains 1.06 ac.

SD-2) LOWER N-14 DETENTION BASIN

BEGINNING at a point that is S 00°11°07” W 2,706.95 feet along the Section Line and East 40.05 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running S 49°34°06” E 244.04 feet, thence S 15°39°41” W 180.75 feet, thence S
82°528°40” W 160.94 feet, thence N 03°41°31” E 352.99 feet to the point of BEGINNING. Easement
contains 1.10 ac.

SD-3) UPPER N-14 DETENTION/DEBRIS BASIN

BEGINNING at a point that is S 00°11°07” W 1,459.22 feet along the Section Line and West 2,254.70
feet from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running S 33°10°49” E 221.05 feet, thence S 51°01°17” W 336.34 feet, thence N
19°30°23” E 420.72 feet to the point of BEGINNING. Easement contains 0.85ac.

SD-4) N-14 DETENTION/DEBRIS BASIN

BEGINNING at a point that is S 00°11°07” W 730.66 feet along the Section Line and West 2,918.21 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running S 37°47°56” E 196.07 feet, thence S 24°14°21” W 68.04 feet, thence S 82°17°24”
W 177.41 feet, thence N 34°42°25” W 77.70 feet, thence N 35°50°59” E 218.24 feet to the point of
BEGINNING. Easement contains 0.78 ac.

SD-5) N-14 DETENTION/DEBRIS BASIN

BEGINNING at a point that is S 00°11°07” W 192.96 feet along the Section Line and West 3,086.90 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running S §5°08°35” W 250.97 feet, thence N 39°44°13” W 79.57 feet, thence N
43°39°42” E 246.11 feet, thence S 31°00°27” E 254.32 feet to the point of BEGINNING. Easement
contains .88 ac.



SD-6) N-1 DETENTION/DEBRIS BASIN

BEGINNING at a point that is N 00°17°25” E 1,296.91 feet along the Section Line and West 60.78 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running N 38°14°05” W 699.53 feet, thence N 48°28°43” E 455.52 feet, thence N
30°23°23” E 163.75 feet, thence S 00°31°20” E 992.71 feet to the point of BEGINNING. Easement

contains 4.61 ac.

SD-7) N-16 DEBRIS BASIN

BEGINNING at a point that is S 00°11°07” W 2,857.74 feet along the Section Line and East 243 .90 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running S 44°02°32” E 221.63 feet, thence S 36°49°49” W 154.94 feet, thence S 71°08°13”
W 166.73 feet, thence N 15°58°52” E 350.80 feet to the point of BEGINNING. Easement contains 0.94
ac.

SD-8) N-15/16 DETENTION/DEBRIS BASIN

BEGINNING at a point that is S 00°11°07” W 1,744.49 feet along the Section Line and East 818.43 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running S 51°14°17” W 84.89 feet, thence S 11°53°41” W 402.61 feet, thence N 41°08°38”
E 314.75 feet, thence S 41°08°38” E 314.75 feet to the point of BEGINNING. Easement contains 0.91
ac.

SD-9) N-4 SOUTH DETENTION BASIN

BEGINNING at a point that is N 00°17°25” E 736.20 feet along the Section Line and East 4,862.05 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running thence S 35°26°47” E 449.04 feet, thence N 37°45°20” E 173.34 feet, thence N
26°08°43” W 19.81 feet to a point on a 3,535.17’ radius curve to the left, thence along arc of said curve
381.34 feet through a delta of 6°10°50” (chord bears N 33°09°03” W 381.15 feet), thence S 54°06°10” W
184.42 feet to the point of BEGINNING. Easement contains 2.14 ac.

SD-10) FOOTHILL RETENTION BASIN

BEGINNING at a point that is S 00°11°07” W 3,679.80 feet along the Section Line and East 2,395.78
feet from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running S 54°46°53” E 548.05 feet, thence N 00°13°46 E 478.16 feet, thence N 89°46°14”
W 350.16 feet, thence S 31°19°15” W 191.39 feet to the point of BEGINNING. Easement contains 3.12
ac.



SD-11) N-4 NORTH DETENTION BASINS

BEGINNING at a point that is N 00°17°25” E 2,126.30 feet along the Section Line and East 3,940.84 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running thence S 30°52°43” E 339.41 feet, thence S 36°52°56” E 369.23 feet, thence N
57°32°07” E 133.86 feet, thence N 35°52°31” W 505.04 feet to a point on a 1,090.00° radius cure to the
right, thence along arc of said curve 185.32 feet through a delta of 9°44°29” (chord bears 185.10 N
31°00°17” W), thence S 65°39°53” W 128.87 feet to the point o beginning. Easement contains 2.14 acres.

S-1) VILLAGE PARKWAY 12” SEWER LINE

A 20’ sewer easement, 10 feet either side of describe centerline

BEGINNING at a point that is S 89°46°37” E 3,060.48 feet along the Section Line and North 1,865.61
feet from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running thence S 06°00°34” E 76.19 feet, thence S 85°42°39” E 159.97 feet, thence N
77°16°33” E 253.49 feet, thence N 64°03°30” E 820.48 feet to an existing city sewer pipeline.

S-2) N-15 OUTFALL SEWER LINE

A 20° sewer easement, 10 feet either side of describe centerline

BEGINNING at a point that is S 00°11°07” W 2,100.88 feet along the Section Line and East 870.33 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running thence N 84°01°01” E 1,541.77 feet, thence N 54°59°22” E 579.71 feet, thence S
70°47°39” E 474.14 feet, thence N 86°45°42” E 371.42 feet to an existing city sewer pipeline.

S-3) N-17 OUTFALL SEWER LINE

A 20’ sewer easement, 10 feet either side of describe centerline

BEGINNING at a point that is S 00°11°07” W 3,336.57 feet along the Section Line and East 1,390.38
feet from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and

Meridian, and running thence N 58°32°55” E 1,604.78 feet, thence S 88°53°55” E 1,336.79 feet to an
existing city sewer pipeline.

S-5) N-6 OUTFALL SEWER LINE

A 20° sewer easement, 10 feet either side of describe centerline

BEGINNING at a point that is S 89°46°37” E 1,766.87 feet along the Section Line and North 440.57 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running thence N 73°42°03” E 328.97 feet, thence S 19°20°08” E 119.99 feet, thence S
41°48°06” E 157.89 feet, thence S 49°02°04” E 368.95 feet, thence N 48°56°02” E 253.66 feet, thence
N 44°38°24” W 136.47 feet, thence N 50°28°11” W 221.25 feet, thence N 43°48°20” W 181.09 feet,
thence N 53°12°50” E 155.36 feet, thence N 48°24°56” E 97.05 feet, thence N 40°10°42” E 133.42



feet, thence N 21°53°32” E 294.10 feet, thence N 39°22°52” E 163.00 feet to an existing sewer
manhole.

W-6) ZONE 3 SECONDARY IRRIGAION POND

BEGINNING at a point that is N§9°43°24” W 847.30 along the Section Line from the Northeast Corner
of Section 14, Township 6 South, Range 1 West, Salt Lake Base and Meridian, and running thence S
00°16°36” W 524.42 feet, thence S 88°59°14” W 520.04 feet, thence N 00°13°56” W 536.14 feet to the
section line, thence along section line S 89°43°24” E 524.67 feet to the point of BEGINNING. Easement

contains 6.36 ac.

W-8) ZONE 3/ZONE 4 CULINARY AND SECONDARY WATER MAINS

A 75 foot easement, 37.5 either side of described centerline

BEGINNING at a point that is along the Section Line from the Northeast Corner of Section 14, Township
6 South, Range 1 West, Salt Lake Base and Meridian, and running thence S 00°11°07” W 1,573.84 feet
along the Section Line and East 913.83 feet from the Northeast Corner of Section 14, Township 6 South,
Range 1 West, Salt Lake Base and Meridian, and running thence along an arc of a 497.50” radius curve
566.39 feet through a delta of 65°13°45” (chord bears S 41°12°46” W 536.29 feet), thence S 08°35°54”
W 229.95 feet to a point on a 752.50” radius curve to the right, thence along arc of said curve 449.26 feet
through a delta of 34°12°24” (chord bears S 25°42°06” W 442.61 feet), thence S 42°48°18” W 126.34
feet, thence S 43°12°52” W 472.16 feet, thence S 60°41°20” W 897.43 feet to the point of terminus.

W-9) ZONE 4/5 CULINERY TANK AND IRRIGATION POND

BEGINNING at a point that is S 00°11°55” W 3,106.96 along the Section Line and West 706.45 feet
from the Northeast Corner of Section 14, Township 6 South, Range 1 West, Salt Lake Base and Meridian,
and running thence South 685.10 feet, thence West 923.52 feet, thence North 923.52 feet, thence East

923 .52 feet to the to the point of BEGINNING. Easement contains 14.52 ac.

W-10) ZONE 4/5 CULINARY AND SECONDARY MASTER PLAN WATER MAINS

BEGINNING at a point that is N 89°48°52” W 294.54 feet along the Section Line from the North Corner

of Section 14, Township 6 South, Range 1 West, Salt Lake Base and Meridian, and running thence S
32°18°00 E 4,667.23 feet, thence N 89°45°29” W 154.21 feet, thence N 32°18°00” W 4,667.11 feet,

thence S 89°47°40” E 154.15 feet to the to the point of BEGINNING, less and excepting the Northwest V4

of the Northeast V4 of Section 14. Easement contains 11.41 ac.



W-11) ZONE 3 CULINARY AND SECONDARY WATER MAINS / ZONE 2 TANK/POND
/BOOSTER STATION ACCESS

BEGINNING at a point that is S 89°46°37” E 506.46 feet along the Section Line and South 125.47 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running thence along the arc of a 2,090.00° radius curve to the left 30.02 feet through a
delta of 0°49°23” (chord bears N 34°17°54” W 30.02 feet), thence N 53°47°42” E 137.71 feet, thence N
36°12°18” W 612.73 feet, thence N 36°04°42” E 243.67 feet, thence N 53°55°18” W 100.00 feet, thence
N 31°02°49” E 40.15 feet, thence S 53°55°18” E 159.52 feet, thence S 36°04°42” W 242.77 feet, thence S
36°12°18” E 601.83 feet, thence S 53°47°42” W 194.71 feet to the point of BEGINNING.

RP-1) REGIONAL PARK

BEGINNING at a point that is N 00°41°59” W 416.04 feet along the Section Line and East 159.53 feet
from the South 4 Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and Meridian,
said point being the Southwest corner of parcel 59-012-0113 (Sage Hills Elementary School) and running
thence N 44°35°06” E 109.03 feet, thence N 44°36°44” E 258.46 feet, thence S 45°23°16” E 9.00 feet,
thence N 44°36°44” E 185.15 feet, thence S 45°23°16” E 29.91 feet, thence N 44°36°44” E 111.95 feet
to a point on a 1037.00’ radius curve to the right, thence along arc of said curve 70.30 feet through a delta
of 3°53°04” (chord bears S 52°56°01” E 70.30 feet) to a point on a 1713.00° radius compound curve to
the right, thence along arc of said curve 966.06 feet through a delta of 32°18°45” (chord bears S
38°43°11” E 953.31 feet), thence S 22°33°48” E 153.22 feet, thence S 66°53°07” W 98.41 feet to a point
on a 775.22’ radius curve to the left, thence along arc of said curve 397.34 feet through a delta of
29°22°02” (chord bears S 52°00°26” W 393.00 feet) to a point on a 499.91” radius curve to the right,
thence along arc of said curve 309.94 through a delta of 35°31°22” (chord bears S 58°34°25” W 305.00
feet), thence S 76°20°11” W 136.06 feet, thence N 16°15°34” W 100.05 feet, thence N 16°15°34” W
70.36 feet to a point on a 801.49° radius curve to the right, thence along arc of said curve 117.70 feet
through a delta of 8°24°50” (chord bears N 15°39°35” W 117.59 feet) to a point on a 1,478.81” radius
curve to the left, thence along arc of said curve 762.85 feet through a delta of 29°33°22” (chord bears N
26°13°51” W 754.41 feet) to the point of BEGINNING. Easement contains 21.06 ac.

OS-1A) OPEN SPACE NO. 1A

BEGINNING at a point that is N 00°17°25” E 1,219.01 feet along the Section Line from the Southwest
Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and Meridian, and running
thence N 00°17°26” E 389.26 feet, thence S 67°19°45” E 34.12 feet, thence S 77°30°00” E  67.11 feet,
thence N 74°39°34” E 99.41 feet, thence N 71°37°37”E 65.12 feet, thence N 71°25°26” E 67.37
feet, thence N 67°45°52” E  66.84 feet, thence N 69°08°17” E 65.81 feet, thence N 75°05°32” E 4.75
feet, thence S 06°43°05” E 104.26 feet, thence S 74°20°18” W 8.96 feet, thence S 60°39°53” W
92.86 feet, thence S 60°39°53” W 15,07 feet, thence S 60°39°53” W 103.96 feet, thence S 51°57°35”
W 99.68 feet, thence S 39°46°52” W 156.80 feet, thence S 33°05°52” W 105.44 feet, thence N 89°36°37”
W 30.93 feet to the point of BEGINNING. Easement contains 2.08 ac.



0S-4) OPEN SPACE NO. 4

BEGINNING at a point that is S 00°11°07” W 1,449.39 feet along the Section Line and East 974.81 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running thence N 75°32°54” E 344.08 feet to a point on a 803.50” radius curve to the left,
thence along arc of said curve 579.87 feet through a delta of 41°20°56” (chord bears N 54°52°26” E
567.36 feet) to a non-tangent 125.00” radius curve to the left, thence along arc of said curve 169.64 feet
through a delta of 77°45°30” (chord bears S 73°51°48" E 156.92 feet), thence N 67°15°27” E 168.06
feet, thence N 47°35°09” E 167.62 feet to a point on a 125.00” radius curve to the left, thence along arc
of said curve 170.68 feet through a delta of 78°13°58” (chord bears N 08°28°10” E 157.72 feet), thence
N 23°37°52” E 19.72 feet to a point on a 695.55” radius curve to the right, thence along arc of said curve
451.55 feet through a delta of 37°07°04” (chord bears S 47°49°49” E 443.39 feet), thence S 63°57°55”
W 67.73 feet, thence N 80°45°31” W 103.52 feet, thence S 80°32°14” W 154.16 feet, thence N
14°41°48” W 0.07 feet, thence S 62°52°41” W 151.02 feet, thence S 48°11°51” W 135.59 feet, thence
$31°19°59” W 109.51 feet, thence S 22°23°14” W 21.18 feet, thence S 03°14°15” W 48.18 feet,
thence S 54°12°39” E 248.23 feet, thence S 31°26°06” E 581.12 feet, thence S 63°06°12” E 68.02 feet,
thence S 32°32°58” E 326.91 feet, thence S 36°20°45” E 219.73 feet, thence S 72°00°31” E 76.81 feet,
thence S 22°47°26” E 92.06 feet, thence S 67°10°40” E 49.11 feet, thence N 89°43°24” W 225.22 feet,
thence S 00°16°10” W 91.85 feet, thence S 74°20°04” W 55.59 feet, thence S 54°43°43” W 72.50 feet,
thence N 52°00°23” W 20.48 feet, thence N 37°59°37” E 72.83 feet to a point on a 185.00’ radius curve
to the left, thence along arc of said curve 240.03 feet through a delta of 74°20°22” (chord bears N
00°49°26” E 223.55 feet), thence N 36°20°45” W 90.98 feet to a point on a 250.00° radius curve to the
left, thence along arc of said curve 125.50 feet through a delta of 28°45°46” (chord bears N 50°43°38” W
124.19 feet), thence N 65°06°31” W 50.33 feet to a point on a 125.00 radius curve to the left, thence
along arc of said curve 194.11 feet through a delta of 88°58°32” (chord bears S 70°24°13” W 175.19 feet)
to a point on a 10.00° radius curve to the right, thence along arc of said curve 21.21 feet through a delta of
121°32°05” (chord bears S 86°40°59” W 17.45 feet), thence N 32°32°58” W 104.87 feet to a point on a
10.00° radius curve to the right, thence along arc of said curve 16.04 feet through a delta of 91°54°52”
(chord bears N 13°24°28” E 14.38 feet) to a point on a 125.00” radius curve to the left, thence along arc of
said curve 60.18 feet through a delta of 27°35°08” (chord bears N 76°12°16” E 59.60 feet) to a point on a
125.00° radius curve to the left, thence along arc of said curve 207.78 feet through a delta of 95°14°23”
(chord bears N 16°11°06” E 184.67 feet), thence N 31°26°06” W 548.91 feet, thence N 54°12°39” W
286.24 feet to a point on a 200.00° radius curve to the left, thence along arc of said curve 282.61 feet
through a delta of 80°57°40” (chord bears S 85°18°31” W 259.68 feet) to a point on a 884.50” radius
curve to the right, thence along arc of said curve 315.23 feet through a delta of 20°25°12” (chord bears S
55°02°17” W 313.56 feet), thence S 50°18°31” W 0.42 feet to a point on a 884.50 radius curve to the
right, thence along arc of said curve 2.63 feet through a delta of 0°10°13” (chord bears S 65°09°46” W
2.63 feet), thence S 50°18°31” W 191.45 feet, thence S 77°49°16” W 94.35 feet, thence N 14°27°06” W
354.45 feet to the point of BEGINNING. Easement contains 14.67 ac.



OS-5) OPEN SPACE NO. §

BEGINNING at a point that is S 00°11°08” W 1,702.33 feet along the Section Line and East 806.40 feet
from the Southwest Corner of Section 12, Township 6 South, Range 1 West, Salt Lake Base and
Meridian, and running thence along an arc of a 427.50 radius to the left, thence along arc of said curve
344.73 feet through a delta of 46°12°09” (chord bears S 31°41°58” W 335.47 feet, thence S 08°35°54” W
229.95 feet to a point on a 822.50° radius curve to the right, thence along arc of said curve 491.05 feet
through a delta of 34°12°24” (chord bears S 25°42°06” W 483. 79 feet), thence S 42°48°18” W 101.16
feet, thence S 47°11°42” E 78.90 feet to a point on a 562.00° radius curve to the left, thence along arc of
said curve 26.06 feet through a delta of 2°39°24” (chord bears S 45°52°00” E 26.06 feet) to a point on a
62.98 ° radius curve to the left, thence along arc of said curve 13.91 feet through a delta of 12°39°12”
(chord bears S 57°41°38” E 13.88 feet) to a point on a 4.88’ radius curve to the left, thence along arc of
said curve 8.28 feet through a delta of 97°10°39” (chord bears N 67°23°27” E 7.32 feet), thence N
25°52°40” E 20.65 feet to a point on a 93.74” radius curve to the right, thence along arc of said curve
32.04 feet through a delta of 19°34°58” (chord bears N 35°40°09” E 31.88 feet) to a point on a 84.57’
radius curve to the right, thence along arc of said curve 31.54 feet through a delta of 6°21°04” (chord
bears N 48°38°10” E 31.53 feet), thence N 38°17°16” E  35.43 feet, thence N 35°27°34” E 59.66 feet,
thence N 34°50°17” E 23.08 feet to a point on a 379.12’ radius curve to the right, thence along arc of said
curve the right, thence along arc of said curve 94.20 feet through a delta of 14°14°08” (chord bears N
31°45°08” E 93.95 feet) to a point on a 265.23° radius curve to the right, thence along arc of said curve
62.34 feet through a delta of 13°28°02” (chord bears N 45°36°13” E 62.20 feet) to a point on a 126.25°
radius curve to the left, thence along arc of said curve 138.39 feet through a delta of 62°48°21” (chord
bears N 20°56°03” E 131.57 feet), thence N 10°37°30” W 65.22 feet to a point on a 88.26° radius curve to
the right, thence along arc of said curve 66.67 feet through a delta of 43°17°00” (chord bears 65.10 N
02°07°20” E 65.10 feet) to a point on a 322.92” radius curve to the left, thence along arc of said curve
106.13 feet through a delta of 18°49°48” (chord bears N 19°27°11” E 105.65 feet) to a point on a 42.02°
radius curve to the right, thence along arc of said curve 39.38 feet through a delta of 53°41°30” (chord N
36°53°02” E 37.96 feet) to a point on a 168.52° radius curve to the left, thence along arc of said curve
98.33 feet through a delta of 33°25°48” (chord bears N 47°00°53” E 96.93 feet) to a point on a 688.89’
radius curve to the right, thence along arc of said curve 101.87 feet through a delta of 8°28°21” (Chord
bears N 47°10°32” E 101.78 feet) to a point on a 593.07 radius curve to the right, thence along arc of
said curve 19.28 feet through a delta of 1°51°44” (chord bears N 52°20°35” E 19.28 feet) to a point on a
5,552.17’ radius curve to the right, thence along arc of said curve 296.34 feet through a delta of 3°03°29”
(chord bears N 15°03°13” W 296.31 feet) to the point of BEGINNING. Easement contains 3.38 ac.



OS-6) OPEN SPACE NO. 6 / SENSITIVE LANDS

BEGINNING at a point that the Southwest Corner of the Northeast Quarter (center of section 14) of
Section 14, Township 6 South, Range 1 West, Salt Lake Base and Meridian, and running thence N
89°40°29” W 1347.81 feet, thence N 01°27°21” W 2618.47 feet, thence S §9°47°56” E 380.76 feet,
thence S 18°55°05” E 153.94 feet, thence S 45°28°50” W 198.94 feet, thence S 47°22°45” E 179.67
feet, thence N 52°49°47” E 166.52 feet, thence N 66°15°32” E 208.21 feet, thence N 87°01°22” E
126.17 feet, thence S 47°19°41” E 224.01 feet, thence S 01°15°36” E 145.47 feet, thence S 48°15°11”
E 120.02 feet, thence S 14°02°34” W 138.38 feet, thence S 31°43°41” W 167.23 feet, thence S
53°02°32” W 126.26 feet, thence S 52°26°07” E 117.92 feet, thence S 85°51°28” E 156.12 feet,
thence S 72°36°19” E 158.45 feet, thence S 59°31°10” E 98.97 feet, thence S 00°54°59” E 187.26 feet,
thence S 88°35'35” E 431.51 feet, thence S 14°31°32” E 215.90 feet, thence S 33°26°44” W 117.24
feet, thence S 50°15°58” W 234.53 feet, thence S 78°15°15” E 172.82 feet, thence S 04°24°13” W
49.44 feet, thence S 70°16°13” W 228.38 feet, thence S 79°03°23” W 206.69 feet, thence S 53°14°31”
E 433.17 feet, thence S 69°18°26” E 119.27 feet, thence S 89°44°37” E 98.42 feet, thence S 49°42°01”
E 263.37 feet, thence S 30°34°08” E 184.07 feet, thence S 00°27°22” E 94.37 feet, thence S 26°15°51”
W 130.72 feet, thence S 07°36°50” E 104.76 feet, thence S 66°58°51” E 131.88 feet, thence S
80°35°09” E 59.93 feet, thence S 84°22°19” E 45.91 feet, thence S 80°47°55” E 147.55 feet, thence S
77°13°35” E 127.79 feet, thence S 85°11°26” E 217.64 feet, thence N 87°21°54” E 107.44 feet, thence
N 89°45°15” E 64.45 feet, thence S 82°45°56” E 175.09 feet, thence S 66°28°15” E 64.58 feet, thence
S 58°59°09” E 19.01 feet, thence S 76°00°33” E 27.02 feet, thence N 89°13°08” E 53.00 feet, thence S
88°43°05” E 51.36 feet, thence S 86°59°02” E 80.23 feet, thence N 86°37°50” E 64.48 feet, thence N
78°14°10” E 29.46 feet, thence N 82°38°09” E 17.07 feet, thence N 88°43°41” E 26.93 feet, thence S
88°37°31” E 75.96 feet, thence N 89°57°32” E 108.32 feet, thence N 85°38°29” E 77.28 feet, thence N
82°49°48” E 69.19 feet, thence N 61°33°38” E 47.63 feet, thence N 45°16°00” E 20.35 feet, thence N
73°26°18” E 59.63 feet, thence S 89°27°15” E 80.00 feet, thence N 81°56°51” E 49.97 feet, thence N
81°17°25” E 24.70 feet, thence N 66°19°42” E 48.57 feet, thence N 19°49°32” E 75.72 feet, thence N
01°17°00” E 61.62 feet, thence N 16°58°43” E 46.41 feet, thence S 47°11°42” E 66.98 feet, thence S
43°11°40” E 61.11 feet, thence S 34°33°00” W 55.29 feet, thence S 00°36°00” W 42.89 feet, thence S
33°23°03” W 104.46 feet, thence S 69°00°43” W 49.01 feet, thence S 68°41°20” W 52.18 feet, thence
S 79°10°12” W 134.47 feet, thence N 88°34°34” W 137.97 feet, thence S 83°17°33” W 111.77 feet,
thence S 43°53°00” W 113.78 feet, thence S 10°47°30” W 72.97 feet, thence S 80°10°34” W 109.06
feet, thence N 35°18°58” W 50.68 feet, thence N 53°41°48” W 73.96 feet, thence N 70°19°05” W
73.19 feet, thence N 78939117 W 229.97 feet, thence S 89°43°16” W 247.71 feet, thence S 82°24°33”
W 242.05 feet, thence S 68°30°31” W 235.92 feet, thence S 56°47°50” W 113.72 feet, thence S
60°44°16” W 54.70 feet, thence S 71°13°02” W 85.14 feet, thence S 70°52°07” W 62.66 feet, thence S
58925527 W 80.85 feet, thence S 14°06°17” W 146.85 feet, thence S 59°32°16” E 124.47 feet, thence
S 89°26°25” E 73.68 feet, thence N 82°57°44” E 110.17 feet, thence N 73°53°25” E 94.41 feet, thence
N 77°13°58” E 52.67 feet, thence S 83°23°10” E 155.29 feet, thence S 62°07°16” E 82.78 feet, thence
S 48°35°57” E 64.38 feet, thence S 63°37°31” E 95.82 feet, thence S 80°08°28” E 41.34 feet, thence S
73°55°49” E 45.13 feet, thence S 53°26°14” E 61.87 feet, thence S 14°15°55” E 101.52 feet, thence N
89°45°29” W 1720.78 feet, thence N 00°55°09” W 1314.77 feet to the point of BEGINNING. Easement
contains 120.01 ac.



OS-7) OPEN SPACE NO. 7

BEGINNING at a point that is S 00°14°36” W 2,239.31 feet along the Section Line and East 2,703.13
feet from the East Corner of Section 14, Township 6 South, Range 1 West, Salt Lake Base and Meridian,
and running thence S 24°42°16” E 15.00 feet, thence S 00°00°00” W 100.95 feet, thence S 59°15°17° W
42.45 feet, thence N 72°23°16” W 33.87 feet, thence S 88°50°24” W 25.69 feet, thence S 73°58°31” W
60.08 feet, thence S 61°16°21” W 42.76 feet, thence S 74°19°41” W 95.47 feet, thence N 69°23°14” W
72.08 feet, thence N 65°50°39” W 34.47 feet, thence N 84°38°49” W 25.92 feet, thence S 85°51°27” W
27.89 feet, thence N 76°19°00” W 32.37 feet, thence N 43°37°01” W 31.20 feet, thence N 36°20°27° W
34.02 feet, thence N 70°18°38” W 34.68 feet, thence S 84°39°48” W 43.33 feet, thence S 68°02°58” W
26.95 feet, thence S 40°18°57” W 41.75 feet, hence S 51°41°32” W 41.43 feet, thence N 75°00°44” W
51.21 feet, thence N 82°17°42” W 72.78 feet, thence S 81°59°49” W 62.83 feet, thence S 59°32°50” W
23.94 feet, thence S 33°42°13” W 30.63 feet, thence S 58°15°13” W 29.98 feet, thence S 85°42°47” W
48.69 feet, thence S 55°01°18” W 44.44 feet, thence S 26°07°32” W 68.92 feet, thence S 66°18°29” W
54.35 feet, thence N 85°14°20” W 43.85 feet, thence S 14°02°35” W 30.01 feet, thence S 04°53°22” E
15.73 feet, thence S 89°55°01” W 119.10 feet, thence N 50°55°25 W 25.90 feet, thence N 09°41°51” E
6.46 feet, thence N 64°19°44” E 33.23 feet, thence N 70°32°26” E 30.03 feet, thence N 53°31°19” E
33.73 feet, thence N 43°26°43” E 30.35 feet, thence N 70°27°18” E 42.12 feet, thence N 88°11°55” E
21.04 feet, thence N 57°21°40” E 60.70 feet, thence N 29°28°16” E 33.55 feet, thence N 42°35°16” E
41.03 feet, thence N 67°25°05” E 15.19 feet, thence N 70°49°34” E 41.34 feet, thence N 54°42°01” E
42.56 feet, thence N 46°33°34” E 17.07 feet, thence N 71°43°06” E 41.24 feet, thence N 89°30°52” E
70.60 feet, thence S 83°54°38” E 36.15 feet, thence N 80°15°11” E 112.30 feet, thence N 54°15°52” E
50.68 feet, thence N 83°45°49” E 84.70 feet, thence S 66°46°49” E 51.05 feet, thence S 60°34°42” E
36.37 feet, thence S 71°45°50” E 59.66 feet, thence S 71°00°48” E 58.29 feet, thence S 62°04°28” E
40.72 feet, thence N 86°26°02” E 75.47 feet, thence N 61°36°29” E 62.68 feet, thence N 65°12°28” E
72.04 feet, thence N 55°39°36” E 68.17 feet, thence N 58°52°28” E 30.08 feet, thence N 81°53°39” E
12.66 feet to the point of BEGINNING. Easement contains 2.01 ac.

TH-2) TRAILHEAD NO. 2

Beginning at a point that is S 89°43°13” E 812.38 feet along the section line and South 2,883.11 feet
from the North % Corner of Section 14, T6S, R1W, SLB&M, and running thence N 73°48°07” E 497.11
feet, thence S 31°38°06” E 360.91 feet; thence N 85°11°26” W 165.85 feet, thence N 77°13°35” W
127.79 feet; thence N 80°47°55” W 147.55 feet, thence N 84°22°19” W 45.91 feet, thence N 80°35°09”
W 59.93 feet, thence N 66°58°51” W 131.88 feet, thence N 7°36°50” W 37.31 feet t to the point of
beginning.



TH-3) TRAILHEAD NO. 3

Beginning at a point that is S 89°43°13” E 506.49 feet along the section line and South 1,526.97 feet
from the North ¥ Corner of Section 14, T6S, R1W, SLB&M, and running thence S 32°25°12” E 363.16
feet, thence S 69°20°10” W 626.57 feet; thence N 53°14°31” W 132.20 feet, thence N 79°03°23” E
206.69 feet; thence N 70°16°13” E 228.37 feet, thence N 4°24°13” E 49.43 feet, thence N 78°15°15” W
172.82 feet, thence N 50°15°58” E 234.54 feet, thence N 33°26°44” E 117.24 feet t to the point of

beginning.

CP-2) COMMUNITY PARK NO. 2

BEGINNING at a point that is S 00°18°23” W 107.73 feet along the Section Line and East 143.66 feet
from the East Corner of Section 14, Township 6 South, Range 1 West, Salt Lake Base and Meridian, and
running thence S 47°11°42” E 113.14 feet to a point on a non-tangent 110.77” radius curve to the left,
thence along arc of said curve 65.14 feet through a delta of 33°41°36” (chord bears S 18°07°48” W 64.21
foet) thence S 01°17700” W 61.84 feet to a point on a 88.41" radius curve to the right, thence along arc of
said curve 58.16 feet through a delta of 37°41°28” (chord bears S 19°0231” W 57.12 feet) to a point on
a 57.45’ radius curve to the right, thence along arc of said curve 32.25 feet through a delta of 32°10°05”
(chord bears S 67°22°34” W 31.83 feet) to a point on a 351.25” radius curve to the right, thence along arc
of said curve 26.60 feet through a delta of 4°20°22” (chord bears S 81°17°25” W 26.60 feet) to appoint
on a 481.58’ radius curve the right, thence along arc of said curve 46.28 feet through a delta of 5°30°21”
(chord bears S 81°52°25” W 46.26 feet), thence N 89°27°15” W 77.96 feet to a point on a 108.76° radius
curve to the left, thence along arc of said curve 79.99 feet through a delta of 42°08°23” (chord bears S
72°45°38” W 78.20 feet), thence S 45°16°00” W 23.06 feet to appoint on a 40.65° radius curve to the
right, thence along arc of said curve 31.14 feet through a delta of 43°53°13” (chord bears S 60°53°11” W
30.38 feet), thence S 82°49°48” W 68.58 feet, thence S 85°38°29” W 75.72 feet, thence S 89°57°32” W
107.07 feet, thence N 88°37°31” W 76.23 feet to a point on a 750.00’ radius curve to the right, thence
along arc of said curve 1,057.33 feet through a delta of 80°46°26” (chord bears N 12°27°17” E 971.92
feet) to a point on a non-tangent 1,312.00” radius curve to the left, thence along arc of said curve 720.11
feet through a delta of 31°26°51” (chord bears S 31°28°17” E 711.11 feet) to the the point of
BEGINNING. Easement contains 9.97 ac.
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Planning Commission
Staff Report

Preliminary Plat
Willow Glen (formerly Parkway Estates)
January 12, 2017
Public Hearing

Report Date:
Applicant:

Owner:

Location:

Major Street Access:

Parcel Number(s) & Size:

Parcel Zoning:
Adjacent Zoning:
Current Use of Parcel:
Adjacent Uses:

Previous Meetings:
Previous Approvals:

Type of Action:
Land Use Authority:
Future Routing:
Author:

January 12, 2017

HMH Rentals LLC. (Jared Haynie)
Verna Peterson Family Trust (Vealynn Jarvis)
~ 1900 East and 145 North

145 North

13:031:0035 - 7.0 acres

R-3

R-3, A, Lehi City

Vacant/Agriculture

Vacant/Agriculture

12-01-2015 CC

09-01-2015 Petition for annexation accepted
12-01-2015 - CC Rezone

Legislative

City Council

City Council

Jeff Attermann, Planner |

Executive Summary:

The applicant is requesting Preliminary Plat approval for a single family subdivision of 19 lots with
a density of 2.7 units per acre in the R-3 zone.

Recommendation:

Staff recommends that the Planning Commission conduct a public hearing on the Willow Glen
Preliminary Plat, take public comment, review and discuss the proposal, and choose from the
options in Section H of this report. Options include positive recommendation, negative
recommendation, or continuing the application to a later meeting.


mailto:jattermann@saratogaspringscity.com

Background: An annexation request and concept plan for the subdivision was received on July
25, 2015 and August 18, 2015, respectively. On November 10, 2015, the annexation of this
property into the City of Saratoga Springs was approved by the City Council. On December 1,
2015, the City Council approved the zoning of the property to R-3 to allow for low density
residential development.

PLAT

The parcel is 7.0 acres in size including 0.51 acres of open space. Two extra parcels will be
created as part of this subdivision which will be used for a detention pond and a trail corridor
along 145 North: Parcel A is 0.205 acres in size and will contain part of the trail corridor and
Parcel B is 0.306 acres in size and will contain the detention pond and the remaining section of
the trail corridor.

OPEN SPACE

The R-3 zone requires a minimum of 15% of the total project area to be open space. This
subdivision totals 304,735 square feet requiring a minimum of 45,710 square feet of open space.
The planned trail and detention pond for this subdivision totals 22,271 square feet or 7.3% of the
total area. The unmet portion of the required open space (23,439 square feet) will be provided
through the payment in lieu of open space program. The approximate payment, pending
appraisal, is estimated at $131,862.70 plus water fees of $11,557.68 totaling $143,420.38.

Specific Request: The applicant is requesting Preliminary Plat approval for Willow Glen; a
19 lot subdivision in the R-3 zone. The property is a 7.0 acre subdivision, with a density of 2.7
units per acre.

Process: Section 19.13.04 of the City Code states that Preliminary Plats require a Planning
Commission Public Hearing and recommendation and that the City Council is the Land Use
Authority.

Community Review: The application has been noticed as a public hearing in the Daily Herald, City
website, and Utah Public Notice Website, and mailed notices have been sent to all property
owners within 300 feet of the subject property at least 10 days prior to this meeting. The City has
not received any public input as of the time of the completion of this report.

General Plan: The Land Use Element of the General Plan designates the subject property for Low
Density Residential use. City Code Section 19.04.13 states that “The purpose of the Low Density
Residential (R-3) Land Use Zone is to allow for the establishment of single family neighborhoods
on medium-sized lots that are characteristic of traditional suburban residential neighborhoods.
Residential densities in this zone shall not exceed three ERUs per acre.”

The General Plan further states that “The Low Density Residential designation is designed to
provide areas for residential subdivisions with an overall density of 1 to 4 units per acre. This
area is characterized by neighborhoods with streets designed to the City’s urban standards,



single-family detached dwellings and open spaces.” The General Plan also states that “The Low
Density Residential designation is expected to be the City’s most prevalent land-use designation.
In this land use designation, it is estimated that a typical acre of land may contain 3 dwelling
units.”

Staff conclusion: Staff finds that the proposed subdivision is consistent with the Low Density
Residential designation as described in the General Plan. The subject subdivision proposes 19 lots
on 7.0 acres with a density of 2.7 units per acre including two additional parcels providing 0.51
acres of open space. Proposed streets are designed to City standards and the lots will
accommodate single family houses. This is consistent with the Low Density Residential
designation.

Code Criteria:
The compliance of the application to Title 19 is outlined below. See the attached Planning Review
Checklist for a full analysis.
e 19.04, Land Use Zones — Can comply if condition 2 is met.
0 Open Space: The project is 23,439 square feet short on open space. The applicant
has proposed participation in the payment in lieu of open space program.
e 19.06, Landscaping — Can comply if condition 3 is met.
0 Amount of Required Landscaping:
= 10 Deciduous trees, minimum — 9 proposed. At least one additional
deciduous tree must be added.
= 8 Evergreen trees, minimum — 7 proposed. Additional evergreen trees
must be added.
= 28 Shrubs, minimum — 22 proposed. Additional shrubs must be added.
e 19.09, Off Street Parking — Complies.
e 19.11, Lighting — Complies.
e 19.12, Subdivisions — Complies.
e 19.13, Process — Can comply if condition 2 is met.
0 Community & Public Facilities. Open space requirements from Section 19.04 are
not met. A payment-in-lieu of open space will be used to comply with open space
requirements.

Recommendation and Alternatives:
Staff recommends that the Planning Commission conduct a public hearing, take public input,
discuss the application, and choose from the following options.

Staff Recommended Option — Positive Recommendation
“l move to forward a positive recommendation of the Willow Glen Preliminary Plat with the
Findings and Conditions in the Staff Report dated January 12, 2017:”

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



2. The application can comply with the criteria in section 19.04 of the Land Development
Code, as articulated in Section “G” of the staff report, which section is incorporated by
reference herein.

Conditions:

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

2. The developer will pay a fee in lieu of the remaining required open space, to be
determined at City Council. The approximate payment is calculated as $143,420.38,
pending appraisal.

3. The HOA landscape area will meet the minimum amount of plantings as identified in
City Code Section 19.06.

4. The developer will update the landscape plan to ensure that there are no
discrepancies between the site materials numbers and numbers in the site
requirement calculations.

5. The Willow Glen Preliminary Plat is recommended as shown in the attachment to the
Staff report in Exhibit 3.

6. All other code requirements shall be met.

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

Alternative 1 - Continuance
The Planning Commission may also choose to continue the item. “I move to continue the Willow
Glen Preliminary Plat Application to another meeting on [DATE], with direction to the applicant
and Staff on information and / or changes needed to render a decision, as follows:”

1.

2.

Alternative 2 — Negative Recommendation
The Planning Commission may also choose to forward a negative recommendation of the
application. “I move to forward a negative recommendation to the City Council for the Willow
Glen Preliminary Plat Application with the Findings below:
1. The Willow Glen Preliminary Plat is not consistent with the General Plan, as
articulated by the Planning Commission: , and/or,
2. The Willow Glen Preliminary Plat does not comply with Section [19.02, 19.04, 19.05,
19.06, 19.09, 19.12, 19.13, 19.18] of the Code, as articulated by the Planning
Commission:

Exhibits:

City Engineer’s Report
Location & Zone Map
Preliminary Plat
Landscape Plan

Planning Review Checklist

ukwnN e



Cl1 TY O F

Planning Commission/City Council S

Staff Report /

Author: Gordon Miner, City Engineer  _—~
Subject: Willow Glen— Preliminary Plat rad

Date: 1/5/2017 Z

Type of Item: Preliminary Plat Approval SARATOGA SPRINGS
Description:

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

B. Background:

Applicant: Jared Haynie — HMH Rentals LLC
Request: Preliminary Plat Approval
Location: Approx 8950 W. 7350 N.
Acreage: 7.0 Acres - 19 Lots
C. Recommendation: Staff recommends the approval of preliminary plat subject to the

following conditions:
D. Conditions:

A.  The developer shall prepare final construction drawings as outlined in the most
recent edition of the City of Saratoga Springs Standards Technical Specifications
and receive approval from the City Engineer on those drawings prior to
commencing construction.

B. All review comments and redlines provided by the City Engineer during the
preliminary process are to be complied with and implemented into the final plat

and construction plans.

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

D. Developer shall prepare and submit easements for all public facilities not located
in the public right-of-way

E. Final plats and plans shall include an Erosion Control Plan that complies with all
City and UPDES storm water pollution prevention requirements.

F.  Project shall comply with all ADA standards and requirements.



G. The required PUE’s shall be shown in plan view on the plat.



Exhibit 2: Location and zone map
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Exhibit 3: Preliminary Plat
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Exhibit4:landscape Plap
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LANDSCAPE PLAN SPECIFICATIONS

NOT FOUND T971
SOUTH 1017.57~g

PART 1 GENERAL
environment of Portiand cement-based composites.

11 SUMMARY
eral d. Only potable water for miing.
Installation necessary, but not mited o, the following: PART - EXECUTION
1. Soil Amendments 31 GRADING

2.Fine Grading
areas and low spots. Provide for proper grading and drainage.

3. Cultvation
4. Landscape Edging 8 slope with no
5. Turf Planting. Provide neat, smooth, R

6. Furnish and Instaling Plant surplus sub-soil and topsoll from the site

7. Maintenance

hall I
8 Mowing eighty-five (85) and ninety (90] percent.
9 Weeding 32 TURF GRADING
12 SITECONDITIONS N " “
A Examination: B0 win
¢ diameter.
I edbythe 5. The finish grade ofthe topsol adjacent 0 al sidewalks, mowstips, et. prior 1o thelaying o
Cor buiding cod sod, shall be set such that the crown of the grass shall be at the same level a the adjacent
regulations, or information, concrete or hard surface. No exceptions
by Addendum 33 PLANTING OPERATIONS
5 manner A i
Contractor to repair or utltyor pproval p v
o drawings.
T Maintain until planted.
adjusted for ful coverage and s completely operational €. Before planting, tod
13 permits near utiity lines.
A.Blue Stake/ Dig Line: When digging s required, “Blue Stake” or “Dig Line” o 3
structures. diameter of the root bal
14 PLANT DELIVERY, QUALITY, AND AVAILABILITY e
1fprootis submitted £ finish
I . grade, 1"t 2" P
prefersbly o

before the bid due date.
et e an ol and remove all b, e basketstin, wrapping, et beor begiing

15 FINALINSPECTION broken before or

A Al lants il be inspected at the time of FinalInspection prior to receiving a Landscape during planting operation.

Substantial Compl d for general

Apply vitamin B-1 root stimulator at the rate of one (1) tablespoon per gallon.

rejected and replaced immediately.

and il any  the area irgation
16 LANDSCAPE SUBSTANTIAL COMPLETION e i
A as required to establish finish grade as indicated on the drawings.
K " in their entirety. Substantial K. The amount of injured
10 be designated areas of a project. G o

17 MAINTENANCE

direction of the Project Representative. Proper pruning techniques shall be used. Do not
i

Pt Mot To Contacor s sponsble o il et s sy e U o

peton at
L z For coniers,
ding cultvating, fert . wel planted rees
d alother operations of % 34 TURE-SODLAYING
growthand
el esporsive for 3 be appieda
toimproper icrpoaed nothe ppr four 1) coes of e ool ata e o four poudsfiroen
application of water applcation as
18 GuARANTEE
required
one year shall
rode . Ferlzaon: e weks fersod et el the s ot of  pound of
nitrogen per s ferilzer
d rees shal pant
rates to meet recommendations iven by topsilanalyss
notaive, i poor health, o in poor conditon ot th end of the guarantee period wil be gvenbtopsalanay:
theguarantee Thec:
perod.Contractr o The g
locate lockof the plans. He shall
Owner, shallno bepar o the guarantee. meaning o
Inthe
PART - PRODUCTS e
21 LANDSCAPE MATERIALS o w©
A forone o
be replaced.Staked treesshall b 0. Sod Laying d
above orshaped
5. Tree Wrap: Tree wraps ot o be used ¢
. Mulh: See lans. All planter beds o receive a minimum 4 lyer fo trees,shrubs,and 509 shll be tamped

1
4
f

10 PUE. (TP

0 PUE. (TIP.

A

WEST 35147 7

10 PUE. (TP

10° PUE. (TYP.}

10' PUE (TYP)

perennials and 1” for groundcovers.
owels or other materials which are accepted by the grass sod indusry.

Weed Barrier: DeWitt 5oz, weed barrierfabric. Manufactured by DeWitt Company,

dewiteamparyoom o ppeoved squal . Apply water directy after laying sod. Rainfal i not acceptable.

R SEC 19 TS, ,
1E, SLB&M 1928

BRASS CAP 30
ELEV=4491.24 ~

TREE LEGEND (TOTAL PLANT COUNT)

SYMBOL __BOTANICAL NAVE COMMON NAME SIZE_HYOROZONE _SPECIAL NOTES
o1 GLEDITSIA TRIACANTHOS SKYLINE HONEYLOCUST 1 2cAL Low
INERMIS ‘SKYCOLE
ue MALUS X PRARIEFIRE' PRARIEFIRE 4 AL Low
CRABAPPLE
B PICEA OMORIKA BRUNS' SERBIAN SPRUCE 3 STALL Low
cH s 4 2cAL Low
PF PINUS STROBUS FASTIGIATA'  COLUMNAR EASTERN 4 STALL Low
WHITE PINE
"SYMBOLBOTANICAL NAME COMMON NAME TV, SIZE TVDROZONE SPECIALNOTES
BT BERBERIS THUNBERGII CRIMSON PYGMY DWARF & 5GAL Low
'CRIMSON PYGUY JAPANESE BARBERRY
RN ROSA X NEARLY WILD' NEARLY WILD ROSE 8 26AL Low
Fl FORSYTHIA X INTERMEDIA SPRING GLORY 2 5GAL Low
'SPRING GLORY' FORSYTHIA
RA RHUS AROMATICA 'GROW-LOW  GROW LOW SUMAC 6 26AL Low
"SYMBOL _BOTANICAL NAVE OMNON, NAME TV, SIZE TIVDROZONE SPECIALNOTES
FF CALAMAGROSTIS ACUTIFLORA _ FEATHER REED GRASS 6 TGAL Low
KARL FOERSTER"

SITE MATERIALS (open space AN RICHT OF WAY ALONG 143 NORTH

SYMBOL _SITE MATERIAL 'SPECIAL NOTES % OF TOTAL

1 SALT LAKE PEBBLES 7485 SQET. (916 CUYD)
(DEWITT 5 7. WEED BARRIER FABRIC TO BE INSTALLED IN ALL PLANTER AREAS)

374" OQUIRRH GRAVEL 3,179SQET, (39 CUYO) LOCATED WHERE SPECIFIED
{DeWit’5 OZ. WEED BARRIER FABRIC TO BE INSTALLED IN ALL PLANTER AREAS)
LAWN (SOD) AREA 16,000 SQFT. DROUGHT TOLERANT VARIETY

*SEE NOTE BELOW

BROWN BARK MULCH 200 SQFT (25 CUYD) LOCATED WHERE SPECIFIED
(DeWilt 5 O7. WEED BARRIER FABRIC TO BE INSTALLED IN ALL PLANTER AREAS)

LANDSCAPE GENERAL NOTES

INSTALLER RESPONSIBILTIES AND LIABILITIES
R BASIC DESIGN LAYOUT AND INFORMATION. THE INSTALLER IS REQUIRED TO REFER TO
THER NOIVIDUAL TRADE - SCOPE OF WORK.OWNER ASCOMES No LIABILTIES FOR NADEGUATE ENGINEERNG.
CALCULATIONS. MANUFACTURER PRODUCT DEFECTS, INSTALLATION OF ANY LANDSCAPING AND COMPONENTS, OR
TIME EXECUTION.
2. THE INSTALLER OF ALL LANDSCAPING STEMS ARE LIABLE OR ALL
SURISDICTIONAL AND CODE REGUIREMENTS, TVE EXECUTIONS, AND ISTALLED PRODUGTS AND MATERIALS.
ADING AND DRAINAGE REQUIREMENTS
1. ALL GRADING IS TO SLOPE AWAY FROM THE STRUCTURE PER CODI
7 FINISHED GRADE 1S NGT PERMITTED 8Y CODE 10 BRAN ON NEIGHBORING PROPERTIES
36" MIN. FOUNDATION LEFT EXPOSED AT ALL CONDITIONS
4 LANDSGAPER TO AINTAN OR IMPROVE EXISTING FINAL GRADE AND PROPER DRANAGE ESTABLISHED B THE
EXCAVATOR' FINAL GRADE ACTIITIES INCLUDING ANY
SLOPES, BERMS, AN
512 ANY SWALE, BERM, R GRADE HAS BEEN DAMAGED OR IS INCORRECT T0 ENSURE CORRECT WATER FLOW (8

2
Fl

TION ELEMENTS OR BEYOND THE LIMITS OF BACKFILL AROUND THE FOUNDATION WALLS:
WHICHEVER DISTANGE 1S GREATE
7/ THE GROUND SURFACE WATHI 10 FEET OF THE FOUNDATIONS SHOULD BE SLOPED T0 DRAIN AWAY FROM THE
E WITH A MINIMUM FALL OF 6 INCHES.
LANDSCAPING REQUIREMENTS
1. ALL LANDSCAPING IS TO BE INSTALLED PER ALL GOVERNING JURISDICTIONS |.E. INTERNATIONAL BUILDING CODE,
CITY CODES.
2 NON.COMPLIANGE T0/ALL GOVERNING JURISDICTION REQUIREMENTS AND REGULATION ARE THE RESPONSIBILTY
OF THE LANDSCAPING INSTALLE
O AL PLANTED CANDSCAPING 1 70 BE INSTALLED ACCORDING TO THE NURSERY CARE AND INSTALLATION
INSTRUCTIONS WHERE PURCHASED INDIVIDUAL SOIL CONDITION:

{25 NORTH

LANDSCAPE NOTES

[REE] 7
£

il s0% G 8

topsoil, thoroughly mixed together pror to placement.

nd of

sod farm shal be used. Only use sod from a single source. B. Overlap rows of fabric min. 6

curb made up of the following materials: END OF SECTION
3. Washed mortar sand free of organic material.

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

WILLOW GLEN SUBDIVISION

AMOUNT ROCK: 879050 FT.

2" AL AND 6' HEIGHT TREES REQUIRED
25% OF ALL REQUIRED SHRUBS 5 GAL; REST 1 GAL
50% TREES AND SHRUBS DROUGHT TOLERANT

MIN.ROCK: 2 SIZES AND MIN. 2 COLORS REQUIRED

FOR RESIDENTIAL DEVELOPMENTS ABUTTING ACTIVE AGRICULTURAL PROPERTY OR OPERATIONS,
ASOLID 6 FENCE OR WALL SHALL BE INSTALLED AND MAINTAINED ALONG THE ABUTTING PROPERTY

1900 EAST 145 NORTH
SARATOGA SPRINGS, UTAH

period. I an rigation system i in place on the site, bu for whatever reason, water is not
ol Sod by whatever
et he folowingsandarcs | he sode SITE REQUIREMENT CALCULATIONS
a.PH:5575 H.Protection of the newl lid sod shallbe the complete responsiilty o the Contractor. The.
b. €€ (electrical conductvity): < 20 mmhos per centimeter
i f new work. The STREET FRONTAGE
- SAR odum absorpton ato): <30 Contractor h *TREES SELEGTED FROM THE RECOMMENDED SARATOGA SPRINGS CITY TREE LIST EXISTING TREES: NO EXISTING TREES ON SITE.
d. % OM (percent organic matter):>1% erosion,etc, until such time as the lawn i accepte by the Owner.
OFEN SPAGE LANDSCAPE CALCULATIONS REQUIRED PROVIDED
B s Clay <30%;Silt < 70%, - Al sod that b ‘OPEN SPACE LANDSCAY 22,271 SQFT.
partcle removed from thesite. DECIDUOUS TREES: 9 9
volume. 35 WEED BARRIER EVERGREEN TREES: 7 7
. TurfSod: Alls0d shall be: ACutasiitor SHR 8 2
BETWEEN 5,566 TO 15,590 SQ.FT. 13481 SQ.FT.

DEVELOPER | PROPERTY OWNER / CLIENT

Developer | Property O

JARED HAYNIE
HMH Rentals LLC.
905 N. 1220 W.
Pleasant Grove UT 84062
Phone: (801) 836-0131

1. LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR VERIFYING QUANTITIES OF ALL MATERIALS FOR BIDDING AND
INSTALLATION PURPOSES. IF DISCREPANGIES EXIST, THE PLAN SHALL DICTATE QUANTITIES TO BE USED.

2. PLANT MATERIAL TO BE INSTALLED PER PLANT LEGEND. IF SUBSTITUTIONS ARE WANTED, PROPOSED
LANDSCAPE CHANGES MUST BE SUBMITTED TO THE LANDSCAPE ARCHITECT FOR APPROVAL PRIOR TO
PLANTING.

NEW LAWN AREAS TO BE SODDED WITH DROUGHT TOLERANT VARIETY. FINE LEVEL ALL AREAS PRIOR TO
LAYING SOD.

4 SANDY LOAM TOPSOLL TO SE INPLENENTED AT THE FOLLOWING DEFTHS: & TOPSOLL (WITH 2 HUMUS MIXED
INTO TOPSOIL PRIOR TO SPREADING) IN ALL NEW PLANTER AREAS Al ALL NEW LAWN AREAS. PLANTER
BEDS 10 65 EXCAVATED AS NECESSARY I ORDER TO ACCOMMODATE NEW TOPSONL ANDIOR PLANTER BED
MULCH TO REACH FINISHED GRADE.

5. 4X6" EXTRUDED CONCRETE MOW CURB TO BE INSTALLED BETWEEN ALL LAWN AND PLANTER AREAS PER PLAN.
ANY TREES LOCATED IN LAWN MUST HAVE A 4' CONCRETE TREE RING. 3 DIAMETER AROUND EVERY TREE WILL
BE KEPT CLEAR OF TURF AND ROCK MULCH. WOOD OR BARK MULCH MAY BE USED IN USED IN THESE AREAS AS
INDICATED ON PLANS.

6. DeWitt 5 02, WEED BARRIER FABRIC TO BE INSTALLED IN ALL PLANTER AREAS EXCEPT UNDER ANNUAL
PLANTING AREAS AS SHOWN ON PLAN

7. ROCK MULCH TO BE IMPLEMENTED AT THE FOLLOWING DEPTHS: 4" IN ALL TREE, SHRUB, AND PERENNIAL
PLANTER AREAS; 3 DIAMETER AROUND EVERY TREE WILL BE KEPT CLEAR OF TURF AND ROCK MULCH. PULL

K MULCH MIN. 3° AWAY FROM BASE OF AL PERENNIALS AND SHRUBS AND MIN. 6" AWAY FROM ALL TREES,

8. CONTRACTOR TO PROVIDE NEW AUTOMATIC UNDERGROUND IRRIGATION SYSTEM TO BE INSTALLED IN ALL
LANDSCAPE AREAS. ALL LAWN AREA TO RECEIVE 100% HEAD TO HEAD COVERAGE WITH SPRAY AND ROTARY
'SPRINKLER HEADS. ALL PLANTER AREAS NEED TO RECEIVE A FULL DRIP SYSTEM TO EACH TREE AND SHRUB ON
PROJECT. SEE IRRIGATION PLAN.

LICENSE STAMP

LANDSCAPE ARCHITECT / PLANNER

JTA

s [DRAWN:
] ' 7 KBA

oo
PE] DESIGN GROU

it Engieer.

| EXCE]
ENGINEERING

DAVID W. PETERSON, P.E.
12 West 100 North, SUITE # 201
AMERICAN FORK, UTAH 84003 (801) 756-4504

LANDSCAPE PLAN
PRELIMINARY PLANS NOT
FOR CONSTRUCTION

11142016
PKJ DESIGN GROUP L.L.C.
3450 N. TRIUMPH BLVD. SUITE 102
LEHI, UTAH 84043 (801) 960-2698
www.pkjdesigngroup.com
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TREE LEGEND (TOTAL PLANT COUNT)

SYMBOL — BOTANICAL NAWE COUMON NAWE QIY_SIZE TVOROZONE —SPECIALNOTES
I . R — ot GLEDITSIA TRIACANTHOS SKYLNEHONEYLOCUST 1 2°CAL  LOW
RERIS SAVESE
ve MALUS X PRARIEFIRE' PRARIEFIRE 4 zoa tow
CRASARRLE
[ ap PICEA OMORIKA BRUNS' SERBANSPRUCE 3 GTALL LOW
cH s 4 zoa ow
Pr PINUS STROBUS FASTIGIATA'  COLUMNAREASTERN 4 6'TALL LOW
. SR ERE
SO BOTANICAL NAVE CORRION NAE T SIE TWOROZONE SPECALROTES
o1 BERBERIS THUNBERGII CRIMSONPYGMYDWARF 6 SGAL LOW
. RSN AvaN SRS ERREERRY
| AN ROSA X NEARLY WILD' NEARLY WILD ROSE 8 26a Low
Al FORSYTHIAX INTERMEDIA  SPRING GLORY 2 sea tow
SPRING GLORY" FORSYTHIA
A RHUS AROMATICA'GROW-LOW  GROW LOW SUMAC 6 zea Low
N p ( ) —
100 P.UE. (TYP. - [ I |GRASSESLEGEND |
\ SYMEOL— BOTANICAL NAME COMON NAVE TV S TVOROZONE SPECIALNOTES
a w CALAVAGROSTIS ACUTIFLORA  FEATHER REED GRASS 6 GAL Low
QRPESER
O SITE MATERIALS (OPEN SPACE AND RIGHT OF WAY ALONG 145 NORTH
I SYMBOL _SITE MATERIAL QUANTITY SPECIAL NOTES % OF TOTAL
1" SALT LAKE PEBBLES 7,485 SQFT. (91.5 CU YD)
(DEWITT 5 OZ. WEED BARRIER FABRIC TO BE INSTALLED IN ALL PLANTER AREAS)
34" OQUIRRH GRAVEL ST0SET, B8 CUVD) - | OCATED WHERE SPECIFIED
(Dewitt 5 OZ. WEED BARRIER FABRIC TO BE INSTALLED IN ALL PLANTER AREAS)
fom RO S
NS EE WEEE Ehrrier FasRiE 76 BE INETALED I ALL PLANTER SREAS)
& WHITE ViNYLy
-STEP DOWN FENCE TO SEMI-PRIVATE|
3'HIGH FRONT YARD FENCE ALONG|
‘ ‘ AREA OF LOT 101 TRAIL CORRIDOR

LANDSCAPE GENERAL NOTES

INSTALLER RESPONSIBILTIES AND LIABILITIES
R BASIC DESIGN LAYOUT AND INFORMATION. THE INSTALLER IS REQUIRED TO REFER TO
THER NOIVIDUAL TRADE - SCOPE OF WORK.OWNER ASCOMES No LIABILTIES FOR NADEGUATE ENGINEERNG.
CALCULATIONS. MANUFACTURER PRODUCT DEFECTS, INSTALLATION OF ANY LANDSCAPING AND COMPONENTS, OR
TIME EXECUTION.
2. THE INSTALLER OF ALL LANDSCAPING STEMS ARE LIABLE OR ALL
SURISDICTIONAL AND CODE REGUIREMENTS, TVE EXECUTIONS, AND ISTALLED PRODUGTS AND MATERIALS.
GRADING AND DRAINAGE REQUIREMENTS
1. ALL GRADING IS TO SLOPE AWAY FROM THE STRUCTURE PER CODI
7 FINISHED GRADE 1S NGT PERMITTED 8Y CODE 10 BRAN ON NEIGHBORING PROPERTIES
36" MIN. FOUNDATION LEFT EXPOSED AT ALL CONDITIONS
4 LANDSGAPER TO AINTAN OR IMPROVE EXISTING FINAL GRADE AND PROPER DRANAGE ESTABLISHED B THE
EXCAVATOR' FINAL GRADE ACTIITIES INCLUDING ANY 3
SLOPES, BERMS, AND SWAL
512 ANY SWALE, BERM, R GRADE HAS BEEN DAMAGED OR IS INCORRECT T0 ENSURE CORRECT WATER FLOW (8

\ § RO0F RUN-OFF DEVIGES SHOULD B INSTALLED TO GOLLECT AND DISCHARGE ALL ROOF RUNOFE A INIUM OF 10
S mHTE VYL 100 P.UE (TYP IOk ELEMENTS O BYOND T LYHTS OF AGHF L AROLYD TH FOLNDATION TALLS
SEMI-PRIVATE ELNHITE VN N Bt D WHICHEVER DISTANGE 13 GREATE
FENCE ALONG SEMI-PRIVATE 7/ GROUND SUREAGE WITAIN 16 FEET OF THE FOUNDATIONS SHOULD BE SLOPED TO DRAIN AWAY FROM THE
FENCE ALONG WITH A MINIMUM FALL OF 6 INCHES.
TRAIL CORRIDOR /] TRAIL CORRIDOR LANDSCAPING REQUIREMENTS
1. ALL LANDSCAPING IS TO BE INSTALLED PER ALL GOVERNING JURISDICTIONS LE. INTERNATIONAL BUILDING CODE,
(1)CH (et / (1)BP- e (18 CITY CODES.
(zm ot “\ 2 NON-GOUPLIAICE T0 AL GOVERNNG JURISDICTON REQURENENTS AN REGULATION AR THE RESPONSIILTY
- = - - 1\ OF THE LANDSCAPING INSTALL
2 LN e SR pWgEGV-" NPT 57 ALL PUANTED LANDSCAPING 3 70 BE ISTALLED ACGORDING TO THE NURSERY CARE AND INSTALLATION
~ * LAWIN(SOD). ... @ INSTRUCTIONS WHERE PURCHASED INDIVIDUAL SOIL CONDITION:
LANDSCAPE NOTES

1. LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR VERIFYING QUANTITIES OF ALL MATERIALS FOR BIDDING AND
INSTALLATION PURPOSES. IF DISCREPANGIES EXIST, THE PLAN SHALL DICTATE QUANTITIES TO BE USED.

2. PLANT MATERIAL TO BE INSTALLED PER PLANT LEGEND. IF SUBSTITUTIONS ARE WANTED, PROPOSED
LANDSCAPE CHANGES MUST BE SUBMITTED TO THE LANDSCAPE ARCHITECT FOR APPROVAL PRIOR TO

PLANTING.
NEW LAWN AREAS TO BE SODDED WITH DROUGHT TOLERANT VARIETY. FINE LEVEL ALL AREAS PRIOR TO
LAYING SOD.
4. SANDY LOAM TOPSOIL TO BE IMPLEMENTED AT THE FOLLOWING DEPTHS: 6" TOPSOIL (WITH 2" HUMUS MIXED
= INTO TOPSOIL PRIOR TO SPREADING) IN ALL NEW PLANTER AREAS AND 4" IN ALL NEW LAWN AREAS. PLANTER
BEDS TO BE EXCAVATED AS NECESSARY IN ORDER TO ACCOMMODATE NEW TOPSOIL ANDIOR PLANTER BED
- MULCH TO REACH FINISHED GRADE.
. SITE TRIANGLES SITE TRIANGLES

5. 4'X6" EXTRUDED CONCRETE MOW CURB TO BE INSTALLED BETWEEN ALL LAWN AND PLANTER AREAS PER PLAN.
T ANY TREES LOCATED IN LAWN MUST HAVE A 4' CONCRETE TREE RING. 3 DIAMETER AROUND EVERY TREE WILL

BE KEPT CLEAR OF TURF AND ROCK MULCH. WOOD OR BARK MULCH MAY BE USED IN USED IN THESE AREAS AS
INDICATED ON PLANS.

I 1 6. DSWItS OZ WEED BARRIER FABRIC TO BE INSTALLED IN ALL PLANTER AREAS EXCEPT UNDER ANNUAL

Ie A | 5 CONTRAGTOR TO PROVIDE NEW AUTOVATIC UNDERGROUND IRRIGATION SYSTEN TO BE INSTALLED INALL

E NS ARG St LA ARLA 70 REGENE S00% PEAD 16 HEAD COVERAGE WAL SPRAY D ROTARY
e B T T ot
e glF

ISSUE DATE PROJECT NUMBER PLAN INFORMATION PROJECT INFORMATION DEVELOPER | PROPERTY OWNER / CLIENT LANDSCAPE ARCHITECT / PLANNER LICENSE STAMP

Developer | Property O

12-14-2016 UT16055 JARED TAYNIE - V‘ N
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e N 1900 EAST 145 NORTH G PKJ DESIGN GROUP L.L.C. LANDSCAPE PLAN
v e s w . SARATOGA SPRINGS, UTAH [ EXCE] RSN B Tavoinis o) vz P FOR CONSTRUCTION
i L 1
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ISSUE DATE

A

DECIDUOUS TREE PLANTING DETAIL

E

NOTTO SCALE

SHRUB PLANTING DETAIL

NOTTO SCALE

CONCRETE MOWCURB DETAIL

NOTTO SCALE

PROJECT NUMBER

PLAN INFORMATION

12-14-2016 UT16055
NO. | REVISION DATE 8 1 BLUE STAKES OF UTAH
CITY COMMENTS 11-03-16 1-800-662-4111

i bluestakes.org

TREE ON SLOPE 5% (20:1) TO 50% (2:1) TREE w/ BERM (EXISTING SOIL MODIFIED)

EVERGREEN TREE PLANTING DETAIL

B moesox G (¢}
NoTTO ScALE NoTTO SCALE

Do D

NOTTOSCALE

PLAN

PERENNIAL PLANTING

F  , GROUNDCOVER

MULCH DETAIL

NOTTO SCALE NOTTO SCALE

BOULDER PLACEMENT DETAIL COBBLE ROCK AND WEED BARRIER DETAIL

S— H

NOTTO SCALE

SOD LAYING DETAIL

\ S rormoscus \ S vormoscus

PROJECT INFORMATION

WILLOW GLEN SUBDIVISION

Developer | Property O

DEVELOPER | PROPERTY OWNER / CLIENT

NOTTO SCALE
LANDSCAPE ARCHITECT / PLANNER

N
= rd

P
PEJ DESIGN GROUP

JARED HAYNIE
HMH Rentals LLC.
905 N. 1220 W.
Pleasant Grove UT 84062
Phone: (801) 836-0131

1900 EAST 145 NORTH
SARATOGA SPRINGS, UTAH

et Engreer

| EXCE]
ENGI

C
INEERING

PKJ DESIGN GROUP L.L.C.
3450 N. TRIUMPH BLVD. SUITE 102
LEHI, UTAH 84043 (801) 960-2698
www.pkjdesigngroup.com

DAVID W. PETERSON, P.E.
12 West 100 North, SUITE # 201
AMERICAN FORK, UTAH 84003 (801) 756-4504.

LICENSE STAMP

[P

[erECReD:

[FroT oATE:

LANDSCAPE PLAN
PRELIMINARY PLANS NOT
FOR CONSTRUCTION

11/1412016
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IRRIGATION SPECIFICATIONS

WILLOW GLEN

SARATOGA SPRINGS, UTAH

PART | - GENERAL il BOPVC. . o
- . B —— .
or damaged existing landscape to orginal tate and conditon. damage,vandsl g vave b the valv. w25 well as hookup
1o saomone privhie .
c
‘overspray onta hardscape, buildings or other features. respective manifold. ‘control valve shall be a minimum of 2" above gravel.
A Pl ‘ D. of nozzles.
‘Documents in approximate locations. hve be round valve box.
. e
« 212 LATERAL LINE PIPE
111 MAINTENANCE l L 1K or 2 .
.
Furnish the following items to Owner's Representative: 213 LATERAL UNE FITTINGS than 100 psi.
and quick couplers. Normally under constant pressure. AFurnish the following: O Rep e
Sprinkler a. A.Al ateral line fittings shall be 5/40 PVC D. Schedule testing with OAR 48 hours in advance for approval.
b s o 210 S e
A, The following standards will apply to the work of this Section: B Provide the following services: 2.15 VALVE BOXES -
a. ASTM-American Society for Testing and Materials B 1 oo Winterize by ‘bl v plar
: i s sthegrsher
bA-The e services access, removal or "
R o : it 3
15 s : i, g
‘start-up and winterization procedure. irrigated.
PART 2 - PRODUCTS tresof © other,
distrbution. 2 rocks 1" and larger. "
Frivhobiset A . o
SR p—
O Cprnon s Warancs W e i i : .
a 10 purchase and provide project matert! C.Contractor is. this Project.
e '
. . o Aot conec g s ccmon [
e :
. arts st foresch oeraing semen of thesstem 23 ComCCTON st 31 repasaTION Y NS R
. N ‘ \ — T [
1/ - ==
poirlaniie A (= -
/ JANE CIR)
B Prefct Becord oy B > 2 toinstal s
. o i s,
25 necded o facltate nsallation f power to contrllers, ench s e and  even support of iping. Backfll
ot o e e o : gt
omenors e s .
. . 2. e vt
o removed if necessary.
heat shrink clear plastic. or DBR. 34 @ COORDINATE IRRIGATIO!
16 QUALITY ASSURANCE 'GICONTROLLER LOCATION
bt o et A D G becon
- PR,
they are State or | 35 PVCPIPE —
iy : e A
Verty that extendec "
Chwork Noly OAR nwiing of probers encountered port proceeding, emspondin soedPC i, presare i, il v " - <=
SO e e s ——
oMrmm 26 amoenre : 5
" and arg - N 775 NOR TR i
oot : 45 NORTH_STREET e
‘2. Maximum flows allowed through main line pipe shall be: oot 24 hours prior T
” ‘ oy —<
e 2 s
conrtor sl e he ot e o pen A
Nooiion . — .
Fistul shall be local Landscape Architect to minimize visibili
vii. 400 GPM - 6" pipe Landscape Archi bilty.
b.Main line pipe shall be buried with 18" cover c h N

experence.

ISSUE DATE

PROJECT NUMBER

PLAN INFORMATION

12-14-2016 UT16055

REVISION DATE

CITY COMMENTS 110316 umu

BLUE STAKES OF UTAH
(OTIFICATION CENTER, ING
1-800-662-4111

v bluestakes.org

27 MAINUNE FITTINGS

PROJECT INFORMATION

200

<o |o|a|w|n|

WILLOW GLEN SUBDIVISION

1900 EAST 145 NORTH
SARATOGA SPRINGS, UTAH

DEVELOPER | PROPERTY OWNER / CLIENT
Developer | Property O
JARED HAYNIE
HMH Rentals LLC.
905 N. 1220 W.
Pleasant Grove UT 84062
Phone: (801) 836-0131

PK] DESIGN GROUP

Cent Engneer:
\N¢ DAVID W. PETERSON, P.E.
. :A(q: 12 West 100 North, SUITE # 201
ENGINEERING AAMERICAN FORK, UTAH 84003 (801) 756-4504

PKJ DESIGN GROUP L.L.C.
3450 N. TRIUMPH BLVD. SUITE 102
LEHI, UTAH 84043 (801) 960-2698
www.pkjdesigngroup.com

LICENSE STAMP

JTA
[P
KBA
[erECReD:
™
[FroT oATE:
11/1412016

IRRIGATION PLAN
PRELIMINARY PLANS NOT
FOR CONSTRUCTION
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IRRIGATION LEGEND

VB0 | MANUTACTURER NODEL NovEER | PAT [ro Pt K ——
= T kv e 20T o e T WA TER CONGE VNG UEE VARO[ ES RS NECESEAR
L e tate
[] -PRS RAY 10 U-SERIES | Q.TH.F 3 79 [ na | na [1.58
* -PRS RAY 12 U-SERIES [QTHTTIQF| 12° 37 [1.30[1.74 [1.95[2.60
o e T e e e WS
oAt ar o e
o s e B o e LA S
T T e D T R e T T ot =
CONTRACTOR TO ADJUST LOCATION WITH OWNE PR\OR T0 = |OWNER FDR EXACT LOCAHON
L SEE DETAIL
Fow SO e
A AR RO WRE ESS RAN ST OFF DEVE Eat
e e o e e e e
[1.5" T SUPER AMIAD PLASTIC FILTER - INSTALL PER MANUFACTURE'S. RE (130 MICRON) SEE DETAIL
[QUICK COUPLER: RAINBIRD 44LRC INSTALL PER MANUFACTURER'S SPEC. — 10" RND. VALVE BOX- SEE DETAIL

SEE DETAIL __JUMBO BOX-PURFLE LID
TAIL

INSTALL FLUSH CAP. SEE DETAIL
SEE DETAL

SEE PIPE SIZING CHART

SEE PIPE SIZING GHART

SEE DETAIL

VALVE ID TAG

CONTROLLER NUMBER,

INOM —[SEE DETAL
MULTI STRAND CONTROL WIRE. INSTALL PER MANUFACTURER'S SPECS —[SEE DETAIL

VALVE SIZE

PSI AT LAST
HEAD IN ZONE

DRIP ZONE

NOTE: TYPE PA¢ NUMBER __EMITTER FLOW _EMITTER SPACING _ RQW SPACING R%COMMENDED ROW SPACING
1. VALVE ID TAGS ARE LOCATED NEAR VALVES IN THE ORDER XFSPDRIPLINE | XFS-09-18 [ scrr INES i 21N

THE VALVES APPEAR ON THE DRAWING,

TOTAL DRIP ZONE FLOW. [ ioGPm T TIWE TO APPLY 1/4" OF WATER T25

MAXIMUM LATERAL LENGTH OF TUBING | 350 FT [ REQURED NOWBER OF STAKES T250

TOTAL LENGTH OF ZONE DRIPLINE 1,000 FT (varis per plan) | _NUMBER OF FLUSH POINTS 1
APPLICATION RATE CLASS 200 1/4"

“NUMBERS MAY CHANGE DUE TO SIZE OF DRIP ZONE PER PLAN

90 Dy Es‘abhv'n:nl Period Img'mnn S:hem.ie |npn| May. June)
i T Tus T Tarw | -] T Coeruing Fressre

[ 5mn | T e |v-.

regular lmgation Schedule [see Seasonal Differential
L o T Wed Thos | Fr

1
win | &

Mete: Begin imigation 400 am, cnly 1 cycle per d

[ Seasonal Differential
I_ I Fpr I Uy e
L 1 Xemin |
IRRIGATION NOTES
AL THEREFORE ALL PARTS MUST MEET SECONDARY WATER STANDARDS.

PHYSICAL DISCONNECT NOTE.

ALL PIPE TO BE SCHEDULE 40 PVG PIPE. NO POLY PIPE SHALL BE INCLUDED, FITTINGS UP TO 112" MUST BE SCHEDULE 40 OR BETTER. FITTINGS LARGER THAN
172" WUST BE SCHEDULE 80 OR BETTER.

HAVE ALL TO DIGGING. ANY DAMAGE TO L THE EXPENSE OF THE
‘GONTRACTOR WITH NO ADDITIONAL GOST 0 THE OWNER.

PLACE ALL IRRIGATION IN LANDSCAPE AREAS AND ON THE PROPERTY OF THE OWNER.

6. MODIFY LOCATION OF TO AYOID PLAGING [ Y OVER PIPE, PER PLANS. DO NOT
Loc ESS DIRECTED T0 8Y L
7. CONTRACTOR SUALL INSTALL A " THREADED TEE WITH I THREADED PLUG AT PONT OF TosLOW OUT
COMPRESSOR EACH
5. LATERAL LINES SHALL BE NO SMALLER THAN 34 O ENSURE exceen
LISTED BELOW:
s 0PN
" 2GPM
vz acem
z scem
212 75GPM
3 T10GeM
- 180 GPM
9. CONTRACTOR SHALL USE ONLY COMMERCIAL GRADE £ n
ING AND INSTALL
10, INSTALL MAKE
11, CONTRAGTOR SHALL PROVIDE AND INSTALL SLEEVES FOR ALL PIPES AND WIRES UNDER PAVEMENT AND SIDEWALKS, SLEEVES SHALL BE 2 SIZES LARGER THAN
PIPE INSIDE. ALL WIRE SHALL BE IN SEPARATE SLEEVES (NOT SHOWN). ALL CONTROL WIRE SHALL BE INSTALLED IN GLASS 200 PIPE. PLAGE JUNCTION BOXES
WHERE NECESSARY TO MNIMIZE LONG RUNS OR AT DIRECTIONAL CHANGES.

WATER LINES AND ELECTRICAL LINES BE CONTAINED IN VALVE BOXWITH 3 OF EXTRAWIRE. WIRE
T BE CONNEGTED TO WA LINE PIPE WHERE POSSIBLE T A28 NTERVALS. SLACK I CONTROL WIRES REQUIRED AT EVERY GHANGE O oREcTOn

7 L et e

IRRIGATION SYSTEM MUST CONTAIN CHECK VALVES TO PREVENT LOW POINT DRAINAGE.

IGA

. 18. MAIN LINES SHALL BE 16" DEEP MIN. AND LATERAL LINES 12" DEEP MIN. NO ROCK GREATER THAN 1/2" DIAMETER SHALL BE ALLOWED IN TRENCHES. TRENCHING.
il 1‘ I . oo
e — — 2. INSTALL TURF AREAS. USE To

23, POWER TO CONTROLLER TO BE PROVIDED Y OWNER, OWNER TO SPECIFY EXACT ER INSTALL
INSTALL Y OWNER OR LANDSCAPE ARCHITECT

ISSUE DATE PROJECT NUMBER PLAN INFORMATION PROJECT INFORMATION DEVELOPER | PROPERTY OWNER / CLIENT LANDSCAPE ARCHITECT / PLANNER LICENSE STAMP

Cevope Propery e A
JARED HAYNIE r
B - WILLOW GLEN SUBDIVISION NN » ‘ e
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FOARATOGA SPRINGS

APPLICATION REVIEW CHECKLIST

Application Information

Date Received:

Date of Review:
Project Name:

Project Request / Type:
Meeting Type:
Applicant:

Owner (if different):
Location:

Major Street Access:

Parcel Number(s) and size:

General Plan Designation:
Zone:

Adjacent Zoning:
Current Use:

Adjacent Uses:

Previous Meetings:

Land Use Authority:
Type of Action:
Future Routing:
Planner:

December 19, 2016

December 21, 2016

Willow Glen

Preliminary Plat

Planning Commission / City Council
HMH Rentals LLC. (Jared Haynie)
Verna Peterson Family Trust (Vealynn Jarvis)
~ 1900 East and 145 North

145 North

13:031:0035 — 7.0 acres

Low Density Residential

R-3

R-3, A, Lehi City
Vacant/Agriculture
Vacant/Agriculture

9/1/15 Petition for annexation accepted
12/1/15 CC - CC Rezone

City Council for preliminary plats
Legislative

PC and CC Meetings

Jeff Attermann, Planner |

Section 19.13 — Application Submittal

Application Complete: yes
Rezone Required: no
0 Zone:R-3

General Plan Amendment required: no

0 Designated LDR

Additional Related Application(s) required: Final Platapplication

Section 19.13.04 — Process

DRC: 10/24/16: Connection to the north is acceptable. The drainage easement must be shown if not

already present in plans.
UDC: dates/comments

Neighborhood Meeting: if required dates/comments



PC: dates/comments/action
CC: dates/comments/action

General Review

Building Department

Setback detail

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

Lot slope and need for cuts and fills

Comments

Fire Department

Width adequate for engine, minimum of 26 feet

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

Fire hydrant locations, maximum separation of 500 feet for residential development and 300 feet for
commercial development

Cul-de-sac diameter, 96’ drivable surface — use current Engineering detail

Third party review required for sprinkler systems

Dimension street and cul-de-sac widths on plat

GIS / Addressing

comments

Urban Design Committee — 19.14.04

Mechanical Equipment

Windows

Building Lighting

Trash Enclosures, Storage Areas, and External Structures
Exterior Materials

Landscape Requirements

Parking Lot and Street Lighting

Design Standards

Comments

Additional Recommendations:

Code Review

19.04, Land Use Zones

0 Zone:R-3
0 Use: Single family residential lots
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Density: The Willow Glen subdivision has 19 lots within 7.0 acres; 2.71 units peracre
Setbacks: Complies.
= Front setback required: 25’ — plans show 25’
= Rear setback required: 25’ — plans show 25’
» Side setback required: 8’/20" minimum/combined — plans show 8°/20’
= Corner side setback required: 20’ — plans show 20’
Lot width: Complies. All lots are 70° wide or greater at the frontsetback.
Lot size: Complies.
=  Minimum lot size is 10,000 square feet. A reduction in lot size was requested and granted
with the concept plan and rezone because the developer is providing an extra wide trail
ROW on the south end of the property.
Lot coverage: to be reviewed with building permits
Dwelling/Building size: to be reviewed with building permits
Height: to be reviewed with building permits
Open Space: Does not comply.
= Of the 304,735 square foot project area, 15% (45,710.25 square feet) of the total project
area shall be dedicated to open space. According to submitted plans, 22,271 square feet
(7.3%) of the total project area is dedicated to open space. Payment-in-lieu of open
space will be used to comply with open space requirements.
= The approximate payment, pending appraisal, is estimated at $131,862.70 plus water
fees 0f$11,557.68 totaling $143,420.38.
Sensitive Lands: Complies. No sensitive lands exist on the property per note on Sheet C3 ofplans.
Trash: to be reviewed with building permits

e 19.05, Supplemental Regulations

o
o
(0]

o
o

Flood Plain: A small portion of the SW corner of the parcel is within the 500 year flood plain.

Water & sewage: Will connect to City infrastructure.

Transportation Master Plan: Complies. The proposed plat will not interfere with future transportation
plans.

Minimum height of dwellings: to be reviewed with building permits

Property access: Complies. All proposed lots will have sufficient access to a public or private road.

e 19.06, Landscaping and Fencing

(0]

o
o

General Provisions: Complies.
Landscaping Plan: Complies. All required information is included in the plans.
Completion — Assurances: All landscaping shall be completed before the issuance of a Certificate of
Occupancy. Landscaping improvements shall be guaranteed for 1 year after final acceptance by
warranty bond and warranty bond agreement. Will comply; will be handled through the building
permit process.
Planting Standards:
* Required plant size:
o Deciduous Trees: 2” minimum caliper required — all deciduous trees are 2” in
caliber per the landscape plan



e Evergreen Trees: 6 minimum height required — all evergreen trees are 6” in
height per the landscape plan
e Tree Base Clearance: Complies. Notes are included within the plans that the 3’
tree base clearance requirement will be met.
= Shrub size:
o At least 25% of required shrubs shall be at least 5 gallons in size, the remaining
must be at least 1 gallon in size. Complies. Nine out of the 30 total shrubs (30%)
are 5 gallons in size. The remaining shrubs are 2 gallons in size per the landscape
plan.
= Turf:
¢ No landscaping plan shall be composed of more than 70% turf. Complies. The
landscape plan states that the amount of turf in the City required landscaping is
under 70%
= Drought tolerant plants:
e At least 50% of all trees and shrubs shall be drought tolerant. Complies. All trees
and shrubs are identified as drought tolerant per the landscape plan.
= Rock: Complies. Proposed rock is of two separate sizes and two separate colors.
= Planting and shrub beds: Complies. The 10,855 square feet of planter beds compose less
than the maximum limit of 75% of the total landscaping. Weed barriers and concrete
barriers to be used with each planter area per the plan. Drip lines are planned for shrubs
and trees in planter areas.
= Atrtificial turf: Complies. No artificial turf is proposed.
= Evergreens: Complies. Evergreens are incorporated into the landscape.
= Softening of walls and fences: Complies. No long sections of fencing exist that are not
softened by vegetation.
Amount of Required Landscaping: Does not comply. For the proposed 22,271 square feet of
landscaping, the following is required:
= 10 Deciduous trees, minimum — 9 proposed
= 8 Evergreen trees, minimum — 7 proposed
= 28 Shrubs, minimum — 28 proposed
= 25% Turf, minimum (5,567 sf) — 13,481 square feet proposed
= 75% Shrub beds (23,489 sf), maximum - 10,855 sf proposed
Fencing & Screening: Complies.
= Fencing is provided along subdivision boundaries and along trail.
= Fencing may be private or semi-private and 6” or 3’ in height at the discretion of the
property owner or HOA.
Screening at Boundaries of Residential Zones: Complies. A solid fence is planned for sections of the
property abutting agricultural uses.
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o Clear Sight Triangle: Complies. Clear sight triangles area specified and clear of fencing or plants
above 3’ in height per the landscape plan.

o 19.09, Off Street Parking: To be reviewed with building permitapplication.

e 19.11, Lighting
0 General Standards: Complies. Light poles and assemblies are standard as recommended by Saratoga

Springs City. Color temperature is compliant. Details included within plans.

Residential Lighting: Complies. Light poles, fixtures and assemblies are all metal and black in color.

Standard City lights will be used.

Lighting Plan: Complies. Required details are included within the plans.

(0]

(0]

e 19.12, Subdivisions

(0]

o
o
o

General

Procedure / submittal requirements
Preliminary / Final / Condo / Minor / property line adjustments / platamendment
General Subdivision Improvement Requirements

= Subdivision Layout:

The subdivision should be consistent with the General Plan. Complies. The
subdivision is consistent with the low-density residential designation of thisarea.
The maximum block length is 1,000 feet; pedestrian walkway required if over
800 feet. Complies. The block length is under 800 feet.

The use of connecting streets is required. Complies. The subdivision will include
a stub street to the north. No other neighborhoods currently exist in adjacent
properties.

Private roads. Complies. None of the roads in this subdivision are indicated as
private.

Roads intersecting an arterial. Complies. Driveway access will not be provided
within 100’ of the future Arterial to the south.

Access. Two separate means of access are required when more than 50 lots are
planned. Complies. 19 lots are proposed in this subdivision; one access road is
sufficient.

Driveways. To be reviewed with building permit application.

= Lot Design:

All created lots must be buildable. Complies. All lots are buildable.

Street frontage. Complies. All lots are provided access to a planned street that
will meet City standards.

Flag lots. Complies. No flag lots are proposed.

Side property lines at approximate right angles. Complies. Side property lines
are at approximately right angles to the street line or radial to the streetline.
Corner lot size. Complies. All corner lots are at least 10% larger than the
required 10,000 square foot lot size in the R-3 zone.
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e Boundary lines. Complies. No lots are created or divided by City or County
boundary lines.

e Remnant lots. Complies. No remnant lots are created that do not conform to City
requirements.

e Double access. Complies. No double access lots will be provided as indicated in
plans.

o Driveways on major arterials. Complies. No driveways will be constructed
providing access onto the future arterial of 145 North as specified on the site
plan.

e Adopted street cross-section. Complies. Streets proposed comply with standard
City cross-section.

= Phasing: Complies. No phasing is proposed.

e Section 19.13, Development Review Process
0 General Considerations:

= General Plan. Low density residential. Complies.

= Natural Features. Complies. No natural features exist on the site.

= Community & Public Facilities. Does not comply. Open space requirements from
Section 19.04 are not met. Payment-in-lieu of open space will be used to comply with
open space requirements. 19.13.10.

= The approximate payment, pending appraisal, is estimated at $131,862.70 plus water
fees of $11,557.68 totaling $143,420.38.

0 Land Use Authority. The City Council is the land use authority for preliminary plats.
o Payment in Lieu of Open Space:

(0]

According to Saratoga Springs City Code, a Payment in Lieu of open space may be utilized for
developments in the R-3 zone. The percentage of open space that may be satisfied with a
Payment in Lieu of Open Space shall be determined by the City Council taking into account the
following:

» The proximity of regional parks;

» The size of the development;

= The need of the residents of the proposed subdivision for open space amenities;

= The density of the project;

=  Whether the Payment in Lieu furthers the intent of the General Plan; and

= Whether the Payment in Lieu will result in providing open space and parks in more

desirable areas.

Excluded open space. landscaping strips, regional trail segments, landscaping buffers, sensitive
lands, landscaping in parking areas, or other types of open space that may be specifically required
by City ordinances and standards do not qualify for this program.
Developments that desire to participate in the Payment in Lieu of Open Space program will be
presented to the Planning Commission and City Council as part of the review process.
This program is completely voluntary and developers who participate in it shall do so on a
voluntary basis only. Written development agreements shall contain a description of the terms of
this program.
This program is also voluntary for the City and approval of all payments in lieu of open spaceare
made at the sole discretion of the City Council. No entitlements are granted by virtue ofthis
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Chapter and all proposals to participate in this program are subject to the total and complete
review and discretion of the City Council.
19.27, Addressing: No comment from GIS review.

Fiscal Impact
0 Per the site plat map, all open space and trail improvements will be installed by the owner and
maintained by a homeowners association unless otherwise noted on each improvement; and no such
notes of City maintenance are included.
o0 No cost to the City is anticipated.
0 No city maintenance is noted on submitted plans.
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FOARATOGA SPRINGS

APPLICATION REVIEW CHECKLIST

Application Information

Date Received:

Date of Review:
Project Name:

Project Request / Type:
Meeting Type:
Applicant:

Owner (if different):
Location:

Major Street Access:

Parcel Number(s) and size:

General Plan Designation:
Zone:

Adjacent Zoning:
Current Use:

Adjacent Uses:

Previous Meetings:

Land Use Authority:
Type of Action:
Future Routing:
Planner:

December 19, 2016

December 21, 2016

Willow Glen

Preliminary Plat

Planning Commission / City Council
HMH Rentals LLC. (Jared Haynie)
Verna Peterson Family Trust (Vealynn Jarvis)
~ 1900 East and 145 North

145 North

13:031:0035 — 7.0 acres

Low Density Residential

R-3

R-3, A, Lehi City
Vacant/Agriculture
Vacant/Agriculture

9/1/15 Petition for annexation accepted
12/1/15 CC - CC Rezone

City Council for preliminary plats
Legislative

PC and CC Meetings

Jeff Attermann, Planner |

Section 19.13 — Application Submittal

Application Complete: yes
Rezone Required: no
0 Zone:R-3

General Plan Amendment required: no

0 Designated LDR

Additional Related Application(s) required: Final Platapplication

Section 19.13.04 — Process

DRC: 10/24/16: Connection to the north is acceptable. The drainage easement must be shown if not

already present in plans.
UDC: dates/comments

Neighborhood Meeting: if required dates/comments



PC: dates/comments/action
CC: dates/comments/action

General Review

Building Department

Setback detail

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

Lot slope and need for cuts and fills

Comments

Fire Department

Width adequate for engine, minimum of 26 feet

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

Fire hydrant locations, maximum separation of 500 feet for residential development and 300 feet for
commercial development

Cul-de-sac diameter, 96’ drivable surface — use current Engineering detail

Third party review required for sprinkler systems

Dimension street and cul-de-sac widths on plat

GIS / Addressing

comments

Urban Design Committee — 19.14.04

Mechanical Equipment

Windows

Building Lighting

Trash Enclosures, Storage Areas, and External Structures
Exterior Materials

Landscape Requirements

Parking Lot and Street Lighting

Design Standards

Comments

Additional Recommendations:

Code Review

19.04, Land Use Zones

0 Zone:R-3
0 Use: Single family residential lots
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Density: The Willow Glen subdivision has 19 lots within 7.0 acres; 2.71 units peracre
Setbacks: Complies.
= Front setback required: 25’ — plans show 25’
= Rear setback required: 25’ — plans show 25’
» Side setback required: 8’/20" minimum/combined — plans show 8°/20’
= Corner side setback required: 20’ — plans show 20’
Lot width: Complies. All lots are 70° wide or greater at the frontsetback.
Lot size: Complies.
=  Minimum lot size is 10,000 square feet. A reduction in lot size was requested and granted
with the concept plan and rezone because the developer is providing an extra wide trail
ROW on the south end of the property.
Lot coverage: to be reviewed with building permits
Dwelling/Building size: to be reviewed with building permits
Height: to be reviewed with building permits
Open Space: Does not comply.
= Of the 304,735 square foot project area, 15% (45,710.25 square feet) of the total project
area shall be dedicated to open space. According to submitted plans, 22,271 square feet
(7.3%) of the total project area is dedicated to open space. Payment-in-lieu of open
space will be used to comply with open space requirements.
= The approximate payment, pending appraisal, is estimated at $131,862.70 plus water
fees 0f$11,557.68 totaling $143,420.38.
Sensitive Lands: Complies. No sensitive lands exist on the property per note on Sheet C3 ofplans.
Trash: to be reviewed with building permits

e 19.05, Supplemental Regulations

o
o
(0]

o
o

Flood Plain: A small portion of the SW corner of the parcel is within the 500 year flood plain.

Water & sewage: Will connect to City infrastructure.

Transportation Master Plan: Complies. The proposed plat will not interfere with future transportation
plans.

Minimum height of dwellings: to be reviewed with building permits

Property access: Complies. All proposed lots will have sufficient access to a public or private road.

e 19.06, Landscaping and Fencing

(0]

o
o

General Provisions: Complies.
Landscaping Plan: Complies. All required information is included in the plans.
Completion — Assurances: All landscaping shall be completed before the issuance of a Certificate of
Occupancy. Landscaping improvements shall be guaranteed for 1 year after final acceptance by
warranty bond and warranty bond agreement. Will comply; will be handled through the building
permit process.
Planting Standards:
* Required plant size:
o Deciduous Trees: 2” minimum caliper required — all deciduous trees are 2” in
caliber per the landscape plan



e Evergreen Trees: 6 minimum height required — all evergreen trees are 6” in
height per the landscape plan
e Tree Base Clearance: Complies. Notes are included within the plans that the 3’
tree base clearance requirement will be met.
= Shrub size:
o At least 25% of required shrubs shall be at least 5 gallons in size, the remaining
must be at least 1 gallon in size. Complies. Nine out of the 30 total shrubs (30%)
are 5 gallons in size. The remaining shrubs are 2 gallons in size per the landscape
plan.
= Turf:
¢ No landscaping plan shall be composed of more than 70% turf. Complies. The
landscape plan states that the amount of turf in the City required landscaping is
under 70%
= Drought tolerant plants:
e At least 50% of all trees and shrubs shall be drought tolerant. Complies. All trees
and shrubs are identified as drought tolerant per the landscape plan.
= Rock: Complies. Proposed rock is of two separate sizes and two separate colors.
= Planting and shrub beds: Complies. The 10,855 square feet of planter beds compose less
than the maximum limit of 75% of the total landscaping. Weed barriers and concrete
barriers to be used with each planter area per the plan. Drip lines are planned for shrubs
and trees in planter areas.
= Atrtificial turf: Complies. No artificial turf is proposed.
= Evergreens: Complies. Evergreens are incorporated into the landscape.
= Softening of walls and fences: Complies. No long sections of fencing exist that are not
softened by vegetation.
Amount of Required Landscaping: Does not comply. For the proposed 22,271 square feet of
landscaping, the following is required:
= 10 Deciduous trees, minimum — 9 proposed
= 8 Evergreen trees, minimum — 7 proposed
= 28 Shrubs, minimum — 28 proposed
= 25% Turf, minimum (5,567 sf) — 13,481 square feet proposed
= 75% Shrub beds (23,489 sf), maximum - 10,855 sf proposed
Fencing & Screening: Complies.
= Fencing is provided along subdivision boundaries and along trail.
= Fencing may be private or semi-private and 6” or 3’ in height at the discretion of the
property owner or HOA.
Screening at Boundaries of Residential Zones: Complies. A solid fence is planned for sections of the
property abutting agricultural uses.
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o Clear Sight Triangle: Complies. Clear sight triangles area specified and clear of fencing or plants
above 3’ in height per the landscape plan.

o 19.09, Off Street Parking: To be reviewed with building permitapplication.

e 19.11, Lighting
0 General Standards: Complies. Light poles and assemblies are standard as recommended by Saratoga

Springs City. Color temperature is compliant. Details included within plans.

Residential Lighting: Complies. Light poles, fixtures and assemblies are all metal and black in color.

Standard City lights will be used.

Lighting Plan: Complies. Required details are included within the plans.

(0]

(0]

e 19.12, Subdivisions

(0]

o
o
o

General

Procedure / submittal requirements
Preliminary / Final / Condo / Minor / property line adjustments / platamendment
General Subdivision Improvement Requirements

= Subdivision Layout:

The subdivision should be consistent with the General Plan. Complies. The
subdivision is consistent with the low-density residential designation of thisarea.
The maximum block length is 1,000 feet; pedestrian walkway required if over
800 feet. Complies. The block length is under 800 feet.

The use of connecting streets is required. Complies. The subdivision will include
a stub street to the north. No other neighborhoods currently exist in adjacent
properties.

Private roads. Complies. None of the roads in this subdivision are indicated as
private.

Roads intersecting an arterial. Complies. Driveway access will not be provided
within 100’ of the future Arterial to the south.

Access. Two separate means of access are required when more than 50 lots are
planned. Complies. 19 lots are proposed in this subdivision; one access road is
sufficient.

Driveways. To be reviewed with building permit application.

= Lot Design:

All created lots must be buildable. Complies. All lots are buildable.

Street frontage. Complies. All lots are provided access to a planned street that
will meet City standards.

Flag lots. Complies. No flag lots are proposed.

Side property lines at approximate right angles. Complies. Side property lines
are at approximately right angles to the street line or radial to the streetline.
Corner lot size. Complies. All corner lots are at least 10% larger than the
required 10,000 square foot lot size in the R-3 zone.
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e Boundary lines. Complies. No lots are created or divided by City or County
boundary lines.

e Remnant lots. Complies. No remnant lots are created that do not conform to City
requirements.

e Double access. Complies. No double access lots will be provided as indicated in
plans.

o Driveways on major arterials. Complies. No driveways will be constructed
providing access onto the future arterial of 145 North as specified on the site
plan.

e Adopted street cross-section. Complies. Streets proposed comply with standard
City cross-section.

= Phasing: Complies. No phasing is proposed.

e Section 19.13, Development Review Process
0 General Considerations:

= General Plan. Low density residential. Complies.

= Natural Features. Complies. No natural features exist on the site.

= Community & Public Facilities. Does not comply. Open space requirements from
Section 19.04 are not met. Payment-in-lieu of open space will be used to comply with
open space requirements. 19.13.10.

= The approximate payment, pending appraisal, is estimated at $131,862.70 plus water
fees of $11,557.68 totaling $143,420.38.

0 Land Use Authority. The City Council is the land use authority for preliminary plats.
o Payment in Lieu of Open Space:

(0]

According to Saratoga Springs City Code, a Payment in Lieu of open space may be utilized for
developments in the R-3 zone. The percentage of open space that may be satisfied with a
Payment in Lieu of Open Space shall be determined by the City Council taking into account the
following:

» The proximity of regional parks;

» The size of the development;

= The need of the residents of the proposed subdivision for open space amenities;

= The density of the project;

=  Whether the Payment in Lieu furthers the intent of the General Plan; and

= Whether the Payment in Lieu will result in providing open space and parks in more

desirable areas.

Excluded open space. landscaping strips, regional trail segments, landscaping buffers, sensitive
lands, landscaping in parking areas, or other types of open space that may be specifically required
by City ordinances and standards do not qualify for this program.
Developments that desire to participate in the Payment in Lieu of Open Space program will be
presented to the Planning Commission and City Council as part of the review process.
This program is completely voluntary and developers who participate in it shall do so on a
voluntary basis only. Written development agreements shall contain a description of the terms of
this program.
This program is also voluntary for the City and approval of all payments in lieu of open spaceare
made at the sole discretion of the City Council. No entitlements are granted by virtue ofthis
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Chapter and all proposals to participate in this program are subject to the total and complete
review and discretion of the City Council.
19.27, Addressing: No comment from GIS review.

Fiscal Impact
0 Per the site plat map, all open space and trail improvements will be installed by the owner and
maintained by a homeowners association unless otherwise noted on each improvement; and no such
notes of City maintenance are included.
o0 No cost to the City is anticipated.
0 No city maintenance is noted on submitted plans.
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City of Saratoga Springs
Planning Commission Meeting
December 8, 2016
Regular Session held at the City of Saratoga Springs City Offices
1307 North Commerce Drive, Suite 200, Saratoga Springs, Utah 84045

Minutes

Present:

Commission Members: Kirk Wilkins, Sandra Steele, Hayden Williamson, David Funk, Troy Cunningham
Staff: Kimber Gabryszak, Planning Director; Mark Christensen, City Manager; Kevin Thurman, City

Attorney; Gordon Miner, City Engineer; Nicolette Fike, Deputy Recorder

Others: Todd Myers, Russell Skuse

Excused: Ken Kilgore, Brandon MacKay

Call to Order - 6:30 p.m. by Chairman Kirk Wilkins

1.

2.

Pledge of Allegiance - led by Todd Myers
Roll Call — A quorum was present

Public Input

Public Input Open by Chairman Kirk Wilkins
No public comment was given.
Public Input Closed by Chairman Kirk Wilkins

Item 4 moved till later in the meeting

5.

Approval of the 2017 Regular Meeting Schedule for the Planning Commission.

Motion made by Commissioner Funk to approve the 2017 Regular Meeting Schedule for the
Planning Commission. Seconded by Commissioner Cunningham. Aye: Sandra Steele, David Funk,
Kirk Wilkins, Hayden Williamson, Troy Cunningham. Motion passed 5 - 0.

Work Session: Maverik, located at the Northwest Corner of Redwood Road and Pony Express,
Maverik Inc., Russell Skuse, applicant.

City Planner | Kara Knighton presented the application for review. The applicant is requesting a Rezone
from Rural Residential to Regional Commercial for a gas station/convenience store.

Russell Skuse, applicant, was present to answer questions.

Commissioner Williamson asked if UDOT gave the approval for the full access.

Russell Skuse replied they have met with UDOT and that is in their standards, the access is something that
will be worked out with UDOT as they go through the process. They have updated plans that reflect the
changes to Redwood Road.

Commissioner Funk also wondered about the access on UDOT. He received clarification that there were 7
pumps. He commented that the landscaping didn’t seem to meet the 20% requirement.
Russell Skuse responded that the new plans have had the landscaping adjusted.

Commissioner Steele recalled when they first designated the use as Business Park. She can’t support
changing the General Plan and the Zone. She commented on the placement of the ADA spots. The rear
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elevation needs something to dress it up. She asked staff what they thought about parking in the rear. She
commented that they may meet the minimum for trees but it seems there are no trees along Pony Express.
The trees help mitigate sound and pollution. She noted the high traffic in the area during commute times
that may be a safety issue.

Russell Skuse responded that they are capturing the traffic, not generating it. They are only asking to
change their portion of the property. The ADA spots are compliant, in front of the doors. He said they
could look at adding more trees as they move through the process.

Planner | Kara Knighton noted that with pending ordinance there is an exception that if 50% of parking is
to the sides and rear then they could put 50% in the front.

Planning Director Kimber Gabryszak commented that they will be discussing the parking in the rear
further in the subcommittee. Parking in the rear for instance doesn’t make sense for this type of use.

Commissioner Cunningham was concerned about delivery trucks that may be blocking the area during
peak hours. He referred to the problem in the Bluffdale store. He also asked about future widening of Pony
Express. His other concern was how this would affect the General Plan. Russell Skuse commented that
this area is much bigger and they would direct the trucks where to park to stay out of the flow of the
parking area. Mark Christensen noted widening of the road is anticipated to happen to the south.

Commissioner Wilkins recalled requiring different delivery times which the commission suggested in
another gas station, could we look at that. Planning Director Kimber Gabryszak responded that in that
situation the truck radius was such that it would obstruct traffic, we don’t have that situation here, but we
can look at it with the traffic study and consider if there are going to be issues. Commissioner Wilkins is
concerned about the ingress egress on Redwood Road. He would like to see some sort of speed adjustment
on the main road because it is too fast to get into this store.

4. Public Hearing: Bicycle & Pedestrian Study & Master Plan, an element of the General Plan, City
initiated.
Planning Director Kimber Gabryszak gave a summary of the study. It will be a standalone element of the
General Plan (GP) and used with the Parks and Trails Master Plan. It includes goals and objectives for
bicycle and pedestrian planning in the City, a background on existing conditions, a summary of public
outreach and surveys, and the resulting proposed system improvements and prioritization. The plan
identifies construction and ongoing maintenance costs. Changes were made based on previous work
session and public hearing recommendations.

Public Hearing Open by Chairman Kirk Wilkins
No public input was given.
Public Hearing Closed by Chairman Kirk Wilkins

Commissioner Steele commented that in the General Plan, the word handicapped should be changed to
disabled. She asked if we had the equipment to sweep bike paths and for snow removal. City Manager
Mark Christensen replied that they have the necessary equipment and do clear the trails currently. There is
a prioritization in place. Commissioner Steele suggested that if we are going to encourage bike and
pedestrian access we should talk with UDOT and get no parking signs along bike paths so bikes aren’t
forced into main traffic. She noted a few typo’s in the document. She asked if we have continuous trail
from the Marina to the Jordan River Trail. City Manager Mark Christensen responded not yet but it is
planned. Commissioner Steele said in the appendix there are parking requirements. Planning Director
Kimber Gabryszak noted that those are a reference to best practices, not a requirement. If the City chooses
to adopt standards we can use this as a guide. Commissioner Steele was concerned with raised
intersections, it should be to ADA standards, they look nice and serve a purpose but can present a danger.

Commissioner Williamson is concerned about bike parking standards; he doesn’t want to force that onto

businesses. He wondered how we will determine which model we get. Planning Director Kimber
Gabryszak noted it will be similar to other plans where developments bring in the pieces and grants can fill
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in the pieces. It gives us the vision and tools to get there so we can know what to look for, for instance
when we restripe a road.

Commissioner Cunningham asked about further study with Lehi, are they open to coordinating this?
Planning Director Kimber Gabryszak replied this just says it’s needed, we’ll see about it. Commissioner
Cunningham asked about Pioneer Crossing eventually not accepting bicycles. Planning Director Kimber
Gabryszak noted that we have been talking with UDOT and MAG about that. We are looking at other
alternates and connections. This is something that is a ways out.

City Manager Mark Christensen noted at some point we need to ask is it worth tearing out houses to
accommodate a bike lane; those are UDOT questions, we are having those conversations. For now we are
planning for connectivity.

Commissioner Cunningham noted on pg. 66 bike lane restriping and asked if the cost was for just the bike
lane or the whole road. City Engineer Gordon Miner commented that it was a bit high, probably for
multiple stripes.

Commissioner Wilkins suggested they look at all the cost estimates. Planning Director Kimber Gabryszak
said they would have public works review that. A lot of their info comes from UDOT and federal funding
guidelines. City Manager Mark Christensen noted it is all part of the maintenance expense, for
mobilization and other things. These are estimates for planning, not actual costs.

Commissioner Funk commented that this definitely looks better than last time.

Motion made by Commissioner Steele that Based upon the evidence and explanations received
today, | move to forward a positive recommendation to the City Council for the adoption of the
proposed bicycle and pedestrian master plan with the findings and conditions in the staff report.
With the addition we ask staff to review estimated costs and make updates as necessary. Seconded
by Commissioner Funk.

Planning Director Kimber Gabryszak suggested to add also with typos and minor changes discussed
tonight. Accepted by Commissioner Steele and Commissioner Funk.

Avye: Sandra Steele, David Funk, Kirk Wilkins, Hayden Williamson, Troy Cunningham. Motion
passed 5 - 0.

7. Work Session: Discussion of Code and Vision.
Planning Director Kimber Gabryszak noted that City Council reviewed the Code Changes and assigned a
code subcommittee. They will be taking it back to them in January.

8. Approval of Minutes:
a. November 10, 2016

Motion made by Commissioner Steele to approve the minutes of November 10, 2016. Seconded by
Commissioner Funk. Aye: Sandra Steele, David Funk, Kirk Wilkins, Hayden Williamson, Troy
Cunningham. Motion passed 5 - 0.

9. Reports of Action. — No Reports.

10. Commission Comments.
Commissioner Steele is concerned with our code enforcement. Sometimes things are reported that pop
up regularly that don’t get removed. Could code enforcement be more proactive rather than reactive?
City Manager Mark Christensen took note and will let Police Chief Andrew Burton know.
Planning Director Kimber Gabryszak commented that the code officer got ahold of the balloon people
and hopefully it will be gone.
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11. Director’s Report: - No report given.
a. Council Actions
b. Applications and Approval
c. Upcoming Agendas
d. Other

12. Motion to enter into closed session. — No Closed Session was held.

13. Meeting Adjourned at 7:28 p.m. by Chairman Kirk Wilkins

Date of Approval Planning Commission Chair
Kirk Wilkins

City Recorder

Planning Commission Meeting Minutes December 8, 2016 4 of 4



	2017-01-12-pc-agenda
	Item #7 PC PH ABC Great Beginnings Site Plan & CUP 1-12-2016
	PC PH ABC Great Beginnings Site Plan & CUP 1-12-2016
	1. The application is consistent with the General Plan, as articulated in Section “F” of the staff report, which section is incorporated by reference herein.
	2. With modifications as conditions of approval the application complies with the criteria in section 19.04 of the Development Code, as articulated in Section “G” of the staff report, which section is incorporated by reference herein.
	3. The application complies with the criteria in section 19.05 of the Development Code, as articulated in Section “G” of the staff report, which section is incorporated by reference herein.
	4. With modifications as conditions of approval the application complies with the criteria in section 19.06 of the Development Code, as articulated in Section “G” of the staff report, which section is incorporated by reference herein.
	5. With modifications as conditions of approval the application complies with the criteria in section 19.09 of the Development Code, as articulated in Section “G” of the staff report, which section is incorporated by reference herein.
	6. With modifications as conditions of approval the application complies with the criteria in section 19.11 of the Development Code, as articulated in Section “G” of the staff report, which section is incorporated by reference herein.
	7. The application complies with the criteria in section 19.13 of the Development Code, as articulated in Section “G” of the staff report, which section is incorporated by reference herein.
	8. With modifications as conditions of approval the application complies with the criteria in section 19.14 of the Development Code, as articulated in Section “G” of the staff report, which section is incorporated by reference herein.
	9. With modifications as conditions of approval the application complies with the criteria in section 19.15 of the Development Code, as articulated in Section “G” of the staff report, which section is incorporated by reference herein.
	10. With modifications as conditions of approval the application complies with the criteria in section 19.18 of the Development Code, as articulated in Section “G” of the staff report, which section is incorporated by reference herein.

	Exhibits
	ABC Great Beginnings Engineering Staff Report
	Planning Commission/City Council
	Staff Report
	Author:  Gordon Miner, City Engineer
	Subject:  ABC Great Beginnings– Site Plan
	Date:  1/3/2017
	Type of Item:   Site Plan Approval

	zone map
	site plan
	Landscaping plan
	Elevations
	Planning Review Checklist -10-20-2016


	Item #8 PC PH Fox Hollow MDA Major Amend, Rezone, GPA 01-12-2017
	PC PH Fox Hollow MDA Major Amend, Rezone, GPA 01-12-2017
	MDA amendment compiled
	1 03 17 Fox Hollow MDA Amendment Clean
	01 03 17 Exhibit D
	01 03 17 EXHIBIT D1 Fox Hollow MDA
	Exhibit A, N4 commercial legals
	01 03 17 EXHIBIT B Fox Hollow MDA
	01 03 17 Exhibit I Fox Hollow MDA
	Exhibit K Amended, trailhead info added
	Exhibit B Amended, open space easements


	Item #9 PC PH Willow Glen Preliminary Plat 01-12-2017
	PC PH Willow Glen Preliminary Plat 12-21-2016
	Willow Glen Prelim Staff Report
	Planning Commission/City Council
	Staff Report
	Author:  Gordon Miner, City Engineer
	Subject:  Willow Glen– Preliminary Plat
	Date:  1/5/2017
	Type of Item:   Preliminary Plat Approval

	Exhibits
	Exhibits
	Willow Glen Review Checklist 12-21-2016 update 12-29
	Application Information
	Section 19.13 – Application Submittal
	Section 19.13.04 – Process
	General Review
	Building Department
	Fire Department
	GIS / Addressing
	Urban Design Committee – 19.14.04
	Additional Recommendations:

	Code Review


	Willow Glen Review Checklist 12-21-2016 update 12-29
	Application Information
	Section 19.13 – Application Submittal
	Section 19.13.04 – Process
	General Review
	Building Department
	Fire Department
	GIS / Addressing
	Urban Design Committee – 19.14.04
	Additional Recommendations:

	Code Review


	Item #10 2016-12-08-pc-minutes



