ALPINE CITY PLANNING COMMISSION MEETING

NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, UT will hold a Regular Meeting
at Alpine City Hall, 20 North Main, Alpine, Utah on Tuesday, September 4, 2018 at 7:00 pm as follows:

GENERAL BUSINESS

A. Welcome and Roll Call: David Fotheringham
B. Prayer/Opening Comments: John Mackay
C. Pledge of Allegiance: By Invitation

PUBLIC COMMENT

Any person wishing to comment on any item not on the agenda may address the Planning Commission at this point by
stepping to the microphone and giving his or her name and address for the record.

ACTION ITEMS

A. Major Subdivision Final Plat — The Ridge at Alpine PRD — Paul Kroff
Developer is seeking approval of final plat.

B. Development Code Review — Article 3.9 — Planned Residential Development
Review and discuss development code.

IV. COMMUNICATIONS

V. APPROVAL OF PLANNING COMMISSION MINUTES: July 17,2018
August 21, 2018

ADJOURN

Chairman David Fotheringham
September 4, 2018

THE PUBLIC IS INVITED TO ATTEND ALL PLANNING COMMISSION MEETINGS. If you need a special accommodation to
participate in the meeting, please call the City Recorder's Office at 801-756-6347 ext. 5.

CERTIFICATION OF POSTING. The undersigned duly appointed recorder does hereby certify that the above agenda notice was
posted at Alpine City Hall, 20 North Main, Alpine, UT. It was also sent by e-mail to The Daily Herald located in Provo, UT a local
newspaper circulated in Alpine, UT. This agenda is also available on the City’s web site at www.alpinecity.org and on the Utah Public
Meeting Notices website at www.utah.gov/pmn/index.html.




PUBLIC MEETING AND PUBLIC HEARING ETIQUETTE

Please remember all public meetings and public hearings are now recorded.
e All comments must be recognized by the Chairperson and addressed through the microphone.

e When speaking to the Planning Commission, please stand, speak slowly and clearly into the microphone, and
state your name and address for the recorded record.

e Be respectful to others and refrain from disruptions during the meeting. Please refrain from conversation with
others in the audience as the microphones are very sensitive and can pick up whispers in the back of the room.

e Keep comments constructive and not disruptive.

e Avoid verbal approval or dissatisfaction of the ongoing discussion (i.e., booing or applauding).

e Exhibits (photos, petitions, etc.) given to the City become the property of the City.

o Please silence all cellular phones, beepers, pagers or other noise making devices.

e Be considerate of others who wish to speak by limiting your comments to a reasonable length, and avoiding
repetition of what has already been said. Individuals may be limited to two minutes and group representatives
may be limited to five minutes.

¢ Refrain from congregating near the doors or in the lobby area outside the council room to talk as it can be very
noisy and disruptive. If you must carry on conversation in this area, please be as quiet as possible. (The doors
must remain open during a public meeting/hearing.)

Public Hearing vs. Public Meeting
If the meeting is a public hearing, the public may participate during that time and may present opinions and evidence for
the issue for which the hearing is being held. In a public hearing there may be some restrictions on participation such as

time limits.

Anyone can observe a public meeting, but there is no right to speak or be heard there - the public participates in presenting
opinions and evidence at the pleasure of the body conducting the meeting.



ALPINE PLANNING COMMISSION AGENDA

SUBJECT: Major Subdivision Final Review — The Ridge at Alpine PRD — Phase 1
FOR CONSIDERATION ON: 4 September 2018
PETITIONER: Paul Kroff

ACTION REQUESTED BY PETITIONER: Recommend approval of Phase 1
final plat.

BACKGROUND INFORMATION:

The final plat for Phase 1 of The Ridge at Alpine Subdivision includes 9 lots ranging in
size from 0.46 acres to 3.15 acres on a site that is approximately 15.38 acres. It is
proposed to include approximately 4.26 acres of private open space. The site is located
in the CR-40,000 zone.

STAFF RECOMMENDATION:

Review Final Plat Plans for Phase 1 of The Ridge at Alpine PRD Subdivision and
make a recommendation to City Council.
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Date: August 31, 2018
By: Austin Roy
City Planner
Subject: Planning and Zoning Review

The Ridge at Alpine PRD Final Plat — PHASE 1
Approximately 1100 North Grove Drive — 9 lots on 15.38 acres

Background

The Ridge at Alpine Planned Residential Development (PRD) proposed subdivision includes a
total of 72 lots ranging in size from 0.46 acres to 3.15 acres on a site that is approximately 189.5
acres. It is proposed to include approximately 127.3 acres of private open space. Approximately
68.6 acres of that open space is already recorded as a conservation easement. It is also proposed to
include 2 acres of public open space to be used as a family park. The first phase of development
consists of 9 lots on 15.38 acres. The site is located in the CR-40,000 zone.

The Ridge at Alpine is unique in that it has two parts, land that was annexed and land that was
already in the City. Each part has unique requirements which are outlined below for reference.

OBERRE ANNEXATION REQUIREMENTS
Development Agreement

178.9 acres of the property was annexed into Alpine City and a development agreement (see
packet) was executed between the City and the Developer. The details of the agreement are unique
to this development and may not be consistent with typical subdivision requirements.

Lot Area and Width Requirements

The Development Agreement (DA) limits the number of lots to be developed on the property. The
Developer shall use the base density for the CR-40,000 zone with no bonus density awarded for
any public or private open space. In addition, the existing conservation easement on the property
will not be included in calculating the base density for the development (DA 3.2). The total
number of lots allowed within the annexed area is 60 lots. The developer shows no more than 60
of the 72 lots within the annexed area. This is consistent with the terms of the agreement.

The DA also limits the size of the lots. No more than 20% of the lots to be developed shall be less
than 30,000 square feet in area, with no lot being smaller than 20,000 square feet in area (DA 3.3).
No lot is shown to be less than 20,000 square feet and 6 lots or 8% of the annexed area are less



than 30,000 square feet. The size of the proposed lots is consistent with the terms of the
development agreement.

Each lot shall abut upon and have direct access to an adjacent public street. The width of each lot
shall be not less than 90 feet (as measured along a straight line connecting each side lot line at a
point 30 feet back from the front lot line). The length of the front lot line abutting the City street
shall be no less than 60 feet (Section 3.9.7.6). Each proposed lot appears to meet the requirements.

PRD REQUIRMENTS (PROPERTY NOT IN OBERRE ANNEXATION)

Planned Residential Development (PRD) Determination

The 10.6-acre area of the development that is not a part of the development agreement is proposed
to be developed as a PRD. The Planning Commission made a recommendation to the City Council
and the PRD proposal was accepted by the City Council on September 13, 2016 provided that open
space be designated as a soccer field with the gradation and preparation of the park to be the
responsibility of the developer in the first phase, and apply the wording of the Oberre Annexation
Development Agreement relating to lot size to this property.

Planning Commission recommended on the preliminary plans that the 2 acres open space
designated for a soccer park be used as a family park instead. Open space has been proposed
as an incentive for receiving PRD status approval and thus allows for smaller lots in this area of
the development. The developer is proposing that the park be preserved for a later stage of
development, and thus to meet the open space requirement for Phase 1 the developer has set aside
4.26 acres as open space.

Lot Area and Width Requirements

Since the City Council has required that the DA language apply to the area outside of the Oberre
Annexation if it is developed as a PRD, the development as a whole will need to have no more
than 20% of the lots less than 30,000 square feet and no lot less than 20,000 square feet. The plan
shows 7 more lots outside of the Oberee Annexation that are less than 30,000 square feet making
a total of 13 lots for the entire development. That is 18% of the development which is consistent
with the language of the DA.

The width of each lot shall be not less than 90 feet (as measured along a straight line connecting
each side lot line at a point 30 feet back from the front lot line). The length of the front lot line
abutting the City street shall be no less than 60 feet (Section 3.9.7.6). Each proposed lot appears
to meet the width requirements.

Public Trails

As part of the PRD requirements the proposed subdivision shall include trails. Two trails are
included in the plans for the subdivision one along the westerly property boundary, with part of
the trail cutting through the conservation easement, and a second trail accessed from the proposed
trailhead at the base of lot 72. Trail easements are required to be set aside for the proposed trail
alignments of the two trails. Final trail alignment is subject to approval of the Trail Committee.



With regards to the trailhead, the developer is providing all required engineering aspects of the
trail head parking, which is located within the trail easement of Phase 1. The trail head is planned
to be a gravel surface which will be treated with a mag-chloride solution to prevent dust and
erosion. The trailhead plan also includes a City standard light post for lighting and will be located
near the entrance to the trail head, where signage will also be located.

Parking

At concept, it was discussed that the developer needed to add parking for both the proposed
trailhead and soccer field. The trailhead is located in Phase 1 of the subdivision and is planned to
have approximately 13 off-street parking stalls for the trailhead (located at the base of lot 72 in
Savannah Circle). The developer has proposed that the trailhead off-street parking be done in
gravel. Parking will have required lighting (see trails section above).

Screening is required for the trailhead parking lot, this means if the sides and/or rear of the
parking lot should adjoin a residence, that it shall be required to provide screening via solid
privacy fence or masonry wall.

Staff recommends approval of the proposed parking plan for Phase 1, with the condition that
screening be added between the parking lot and adjoining residential properties.

GENERAL REMARKS
Lot Frontage

Ordinance prohibits double frontage lots. Lot 69 and 70 are lots with double frontage and require
recommendation from Planning Commission and approval of City Council.

Lot 72

This has been covered extensively by staff at both concept and preliminary stages and these
concerns remain on the Final Plat for Phase 1.

Section 3.9.1.D of the PRD ordinance states that the proposed project must demonstrate that it will
“preserve open space to meet the recreational, scenic, and public service needs.” In addition, the
dwelling cluster requirements (section 3.9.6.1) states that “All lots shall be located within a
designated development cluster. Each cluster shall contain no less than three (3) separate lots.”
Staff does not feel that “lot 72 does not meet the scenic intent and dwelling cluster requirements
of a Planned Residential Development. Due to the above concerns staff recommends that “lot 72”
be eliminated or modified to address concerns.

RECOMMENDATION

The Planning and Zoning Department recommends that Phase 1 be approved with the
following conditions:



The Developer eliminate or modify “Lot 72” to meet the scenic intent and dwelling
cluster requirements of a PRD.

Developer provide required screening (solid privacy fence or masonry wall) between
the trailhead parking and adjoining residential lots.

Lot 69 and 70, which each have double frontage, receive a recommendation from
Planning Commission and approval by City Council.
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Date: August 31, 2018

By: Jed Mubhlestein, PQW&
City Engineer

Subject: The Ridge at Alpine PHASE 1 - ENGINEER’S ENAL REVIEW
9 Lots on 15.38 Acres, CR 40,000 Zone

This is the engineering review for The Ridge atiddpPhase 1 Final subdivision plans, a separate
Planning Review will also be completed which wiiaiss PRD requirements, amongst other
things. The proposed development consists of {&2dn 189.5 acres, with this phase being 9 lots
on 15.38 acres. The development is located ilCfRet0,000 zone, west of the Cove subdivision
and north east of Heritage Hills Plat A. A maptisached showing Phase 1 and how it correlates
to the rest of the development.

Phase 1 Street System

The street system for Phase 1 extends Elk Ridge taprovide frontage and access to
the nine new lots. Because the road extends hataitban wildland interface, an emergency
access is required by ordinance (3.12.7.4). Tpécapt is proposing a 20-foot wide paved
access and easement for such to extend to Grove.Dfhe width and access meet codetieit
Fire Chief will need to review and approve the propsal.

Phase 1 Utilities

Sewer System
All proposed lots will be able to be serviced bgngty flow to the existing 8-inch main

line in EIk Ridge Lane. New 4-inch sewer lateras shown for each lot. Laterals for future lots
on the east side of Elk Ridge Lane will also béailted at this point to avoid unnecessary future
road cuts.A sewer easement should be provided for the offsisewer infrastructure that serves

Lot 72, this is redlined on the plat The Grant residence has been removed from tpeepty, it
was located on Lot 67Prior to construction the Developer is required toverify the home utility
connections were properly terminated and provide doumentation of such. In terms of sewer, it

is unknown at this time if the home was on a septgystem. If it was, the entire septic system
should be removed from the property to not cause anfuture problems with roads,

infrastructure, or residential construction.

E:\Engineering\Development\2018\The Ridge at AlftidAL\Phase 1\PHASE 1 FINAL REVIEW - The Ridge Alpine 2018-08-17.doc



Pressurized Irrigation System

Phase 1 will include the appropriate infrastructiorserve the proposed nine lots as well
as stub for future lots on the east side of EllgRidane. Horrocks Engineers has modeled the
site and recommends a 12-inch irrigation main tenb&lled from Grove Drive to the intersection
of Elk Ridge and East View Lane. This is a maptanned improvement and is larger than
needed for the subdivision but benefits the citg aghole. The minimum required mainline size in
residential roads is a 6-inch line. The city wolsdresponsible for and use impact fees to pay the
cost of upsizing this mainline to 12-inch. Theit&h line would need extended to East View
Lane as shown on the plans. The remainder ofutbéigsion would use 6-inch lines for main
roads including the northern most cul-de-sac am&t@-ines for the minor cul-de-sacs.
Connection to the lines in Grove Drive and Elk Ridg shown on the plans. Staff has checked
with Horrocks Engineers, the master planned commedpes not need to occur until those
phases of development are built. Phase 1 will laaesjuate pressures as proposed.

Source of water is an ongoing problem in the highez where the development is
proposed. The development agreement discussesgpensibility of the developer to install a
variable speed pump at the Fort Creek boosteostathich could be dedicated to pumping water
to this zone from the low zone. It was mentione@@ncept that the design of this system
improvement should be submitted with the Prelinyigoplication and the pumps should be
installed along with the first phase of developmeBince Concept there have been projects
discussed that may or may not affect the needhfese pumps; namely a new well in the high
zone and pressurized irrigation meters for the@wity. There are several unknowns at this
time regarding this situation, Staff and the Develper will continue to work together until this
can be resolved.The City Council would need to approve the result bthose discussions.

New 1-inch laterals are shown to be installed tmrhenew lot except Lot 72. The
building pad for Lot 72 sits above the maximum aten to which the system can serve and
would therefore be watered with culinary water only

Culinary Water System

The culinary system was discussed at length ainfitnaly, the details are included below.
Phase 1 will include the appropriate infrastruetiar serve the proposed nine lots as well as stub
for future lots on the east side of EIk Ridge Lailiae plat has been redlined to provide an
easement for the offsite waterline serving Lot 72.

The subdivision is very close to the 5,350-footval®n, which is the highest elevation the
existing water system can serve and still provigerhinimum 40 psi required by ordinance. The
culinary water master plan calls for a new 10-in@in to be installed from the Grove tank to the
90-degree bend in Grove Drive that would provideimum fire flows to the area. The
development agreement specifies it is the respibitysdf the developer to bring offsite utilities t
the development (section 4.2.1). Discussions irdieated that the size of homes desired in the
upper portion of the development may require aglalige to meet the fire protection demands.
The developer has elected to install a 16-inchitisead of the 10-inch, which increases fire
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flows to 2,750 gpm. With 2,750 gpm available ficav, the maximum sized home to be built
without the need for fire sprinklers or alternatastruction materials would be 11,300 square
feet based on the International Fire Code. Becthesbomes are located within the
Urban/Wildland Interface, the Fire Chief may sa@lquire fire sprinklers by law.

The fire flow for this development was dependerdruthe completion of the water
system improvements in Three Falls and Fort CaRR@ad. These improvements are complete
and in operation.

1-inch laterals with %-inch meters are requiredl simown, for each new lot.

The Fire Chief has reviewed and approved the aylisgstem design.

Storm Water Drainage System

The storm drain system was discussed at lengthetimihary. For information purposes
the details of that are included below. Each pledstevelopment must be able to stand alone in
terms of infrastructure. Phase 1 will include dippropriate infrastructure to serve the proposed
nine lots. This requires a temporary storm dratemtion pond as shown on sheet 4.3 of the
construction drawings (attached). This pond witliide adequate storage for potential offsite
flows as well as onsite. Speaking of offsite flpwee debri flow nets will also be required to be
built at this time to protect the homes beloVihe plat has been redlined to add the
recommendation (as found in the storm drain report)that homes along Savannah and Elk Ridge
be raised 1.75 feet above the curb the protect frootential offsite flows.

The storm water system design and drainage repsrbéen submitted, reviewed, and
approved with some redline comments. There arerf@in topics to cover concerning storm
water.

1. School House Springs Drainage and EXxisting IrrayaDitches.

The school house springs drainage enters &lpity on the top west side of
Alpine Cove. From there it travels southward uhgnters the Zolman property.
Section 4.7.19 of the development code requirestiegiditches to be piped. A 30-
inch pipe is proposed to capture this drainagerante it through the property.

The Northfield Ditch also runs through thegerty. This ditch has been
abandoned and therefore will not be required tpiped through the propertyfhe
plans require welding a metal plate at the upstreaad gates to ensure water will not
enter the abandoned ditch.

2. Onsite Drainage.

Onsite drainage consists of a piped systecapbure and route water to three
different detention basins. Each basin is desigoethe 100-yr storm event which
releases water to the existing drainages in thee atn Catherine Way there is a low
point in the road which would cause flooding pratdefor events greater than a 10-
year storm. Because of this a drainage swaleoqsed between lots 44, 45 and 49,
50. The swale would adequately route larger stvemt flows to the pond south of
Annie Circle without causing a flooding risk forethearby homes. This swale should
remain open, no fences allowed. Notes to be plaodéinal Plat for that phase.
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3. Hillside/Offsite Drainage.

The geotechnical report highlighted the issti@ebris flows that would enter the
development from the west side in the event of pastlows or heavy rainfall events.
The Developer contracted with IGES to design delow nets to capture these
flows and mitigate the potential problem. The ratsdesigned to capture the debris,
water would be allowed to pass through the netscantinue down the drainage.
The water that passes the nets would follow Sava@ia Elk Ridge Lane, Zachary
Way, and Annie Circle to make its was to the devenpond. Calculations have been
done to show that the homes along this route woolde flooded in the event of a
post fire situation if they were required to bualdleast 1.75 feet above the curb. A
note will be placed on the final plat for the apmiate phases and checked prior to
Final Approval for this requirement. The Draindeports and IGES design for
debris flow nets were attached to the Preliminaport and can be found there.

4. Low Impact Development.

March 1, 2016, the State of Utah implememeal the General MS4 Permit
(Small Municipal Separate Storm Sewer Systemsjdhairement of all developments
to evaluate Low Impact Development (aka - LID) tloeir site. LID is a measure of
handling storm water and improving water qualityD emphasizes conservation and
the use of on-site natural features to protect m@teality. There are many ways to
meet the LID requirement. LID can be met by the aldrainage swales, rainwater
harvesting, curb cuts to direct water to smallealdasins, and so on. The developer
shows in the storm water calculations that LID W@l implemented at the building
permit level with each new lot retaining the"gercentile storm, which equates to
about a 2-year, 1-hr rainfall event for Alpine Cityhis is something Alpine is doing
for all new homes within the city as required by Btate. This is not done just as a
measure of protecting water quality, but also potiig against runoff from one
property to another.

Geotechnical / Hazard Reports

Geotechnical Report

The proposed development falls within the Geoldtpzards Overlay Zone as well as the
Urban/Wildland Interface. As with any developmeht developer would be required to obtain
and submit a Geologic Hazards Report for the pitgpeFhe developer has had such a report
prepared and it was included at Preliminary. Teport is mentioned on the Phase 1 plat.

Hazard Report
The Developer contracted with IGES to provide fartimformation regarding certain hazards.

The report covers rock fall and debris flow in mdepth. It was determined that there is a low
to moderate rock fall hazard for most the lots gltre westerly side of the development.
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Future phases in the north westerly area were deresi to have a moderate rockfall hazard and
IGES recommended more studies be done in the aiggat@ development to determine if larger
setbacks or other mitigation efforts would be reegli Staff would recommend that report be a
condition of final approval for the appropriate pbaf development. The report recommended
disclosure to future buyers of lots along the wéstade of the potential rock-fall hazard. A note
should be placed on the plat for any phase of dewednt that contains these lofEhe Phase 1
plat currently does not reference the hazards repdrand is redlined to do so.

The report also looked further into debris flowrfr@®ig Hollow canyon. This canyon
exits near Lot 72 and onto Savannah Circle. Thestacase scenario would be floods from a
post-fire situation. IGES provided a design fobrieflow nets that would capture the potential
debris from such an event but would allow the watgpass through. This design is similar in
nature to what the city built in Box Elder whereteras allowed to pass but the debris is
captured. The location of two debris flow nets strewn in the report.

Lot 72

Lot 72 (previously Lot 69) has been discussechatiughout the approval process. A design has
been provided which meets fire flow and pressuaaddrds per to Horrocks’ review. Pressurized
irrigation will not be served on this lot due te élevation. The driveway design follows an
existing dirt road with retaining walls that weexently constructed without a building permit.
The walls currently would not meet city ordinancel avould need to be rebuilt per city
ordinances. Pictures attached. The Developepfimasded a concept design that shows a wall
could be built that would meet City Ordinanc&taff recommends no building permit be issued
for Lot 72 prior to the wall being removed and rephced with one which meets current
ordinances at the time of construction.

The Developer has provided a fire access/drivewayedign for Lot 72, the Fire Chief will
need to review and approve the design as a condi@f Final approval.

Existing buildings

As mentioned previously, the property has exishingdings onsite. Prior to the recordation of
any phase of development that contains existiniglibgs, the existing building(s) must be
removed, existing services either re-used or cpped/removed or a bond provided to ensure
those things will happen prior to a building perbeing issued on the affected lot(s).

General Review Remarks

The water policy will need to be met. The Development Agreement requires the watecytdi
be met with Alpine Irrigation Co. shares.

The Developer will need to provide an engineer’s b estimatefor all appurtenances associated
with Phase 1 including but not limited to the daéisilebri flow nets, trails, secondary access road,
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and storm drain infrastructure.
ENGINEERING RECOMENDATION

Engineering recommends that Final Approval of the poposed development be approved
with the following conditions:

- The Fire Department approves the alignment and degh of the emergency access
road,

- The Fire Department approves Lot 72’s fire accessfiveway design;

- The Developer address redlines on the plat and cadmngction drawings;

- The Developer continue to work with Staff regardingthe variable speed pumps;

- The Developer provide documentation of demolition tathe old Grant residence. If a
septic system exists, remove it;

- The Developer meet the water policy with Alpine Irigation Co. shares;

- The Developer provide an engineer’s cost estimaterfall Phase 1 construction
items, including offsite infrastructure and trails.

Attachments
- Phase 1 Map
- Phase 1 Plat
- Secondary Access Route
- Phase 1 Construction Phasing
- Annexation Development Agreement
- Lot 72 Existing Retaining Walls
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NORTHWEST CORNER SECTION 18,
TOWNSHIP 4 SOUTH, RANGE 2 EAST,
SALT LAKE BASE AND MERIDIAN

NORTH QUARTER CORNER SECTION 18,
TOWNSHIP 4 SOUTH, RANGE 2 EAST,
SALT LAKE BASE AND MERIDIAN

DATE: 8—24-18
162085 FP

FILE:

THE RIDGE

AT

ALPINE SUBDIVISION

SURVEYOR’S CERTIFICATE

I, D. GREGG MEYERS, DO HEREBY CERTIFY THAT | AM A REGISTERED LAND SURVEYOR, AND THAT |
HOLD LICENSE NO. 312770 AS PRESCRIBED UNDER THE LAWS OF THE STATE OF UTAH. | FURTHER
CERTIFY THAT BY AUTHORITY OF THE OWNER, | HAVE MADE A SURVEY OF THE TRACT OF LAND
SHOWN ON THIS PLAT AND DESCRIBED BELOW, AND HAVE SUBDIVIDED SAID TRACT OF LAND INTO
LOTS, PUBLIC STREETS AND EASEMENTS, HEREAFTER TO BE KNOWN AS THE RIDGE AT ALPINE
SUBDIVISION AND THAT THE SAME HAS OR WILL BE CORRECTLY SURVEYED AND STAKED ON THE
GROUND AS SHOWN ON THIS PLAT. | FURTHER CERTIFY THAT THIS PLAT CONFORMS TO CITY

ORDINANCES AND STATE LAW.
AN N/
S e P, U, J
N e CY) . /C%}%Mﬂ/
ZSf LCENSE 31569
ga P

2
DATE: 2
BUSH AND GUDGELL INC. )

AUGUST 24, 2018

D. GREGG MEYERS REGISTERED
LAND SURVEYOR UTAH LICENSE
NUMBER 312770

% MEYERS /
, 8/24/2018 2
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BOUNDARY DESCRIPTION

BEGINNING AT A POINT THAT LIES NORTH 00°02°05" EAST 298.51 FEET AND SOUTH 89°57'55" EAST
907.53 FEET FROM THE WEST QUARTER CORNER OF SECTION 18, TOWNSHIP 4 SOUTH, RANGE 2
EAST, SALT LAKE BASE AND MERIDIAN SAID POINT ALSO BEING THE NORTHEAST CORNER OF PARCEL
"A”, PLAT "A” HERITAGE HILLS ALPINE, ACCORDING TO THE OFFICIAL PLAT THEREOF, RECORDS OF
UTAH COUNTY, AND RUNNING THENCE SOUTH 89°26'16" WEST ALONG SAID NORTH LINE AND ITS
EXTENSION WEST 396.90° FEET, NORTH 0°33'44" WEST 188.13 FEET; THENCE NORTH 11°07'28" EAST
546.97 FEET; THENCE NORTH 31°32'19” WEST 70.23 FEET; THENCE NORTH 20719'36" EAST 40.96
FEET; THENCE NORTH 72'319" EAST 59.03 FEET, THENCE SOUTH 65°57°02" EAST 101.00 FEET;
THENCE SOUTH 32°34'24” EAST 37.62 FEET; THENCE SOUTH 29°46'46" EAST 246.39 FEET; THENCE
SOUTH 55'50'00" EAST 452.24 FEET; THENCE NORTH 49°04'12" EAST 68.15 FEET; THENCE SOUTH
44°26'25” EAST 107.41 FEET; THENCE SOUTH 2°44'42” WEST 20.13 FEET; THENCE EASTERLY ALONG
A 177.00 FOOT RADIUS REVERSE CURVE TO THE RIGHT, (LONG CHORD BEARS SOUTH 71'14'45" EAST
A DISTANCE OF 83.87 FEET, CENTER POINT LIES SOUTH 5°03'00" WEST), THROUGH A CENTRAL
ANGLE OF 27°24'30" A DISTANCE OF 84.76 FEET; THENCE SOUTH 57°32°28" EAST 121.74 FEET;
THENCE SOUTH 32°27°36" WEST 386.73 FEET; THENCE SOUTHERLY ALONG A 123.00 FOOT RADIUS
CURVE TO THE LEFT, (LONG CHORD BEARS SOUTH 15°57°29" WEST A DISTANCE OF 69.88 FEET,
CENTER POINT LIES SOUTH 57°32'24" EAST), THROUGH A CENTRAL ANGLE OF 33'00'13" A DISTANCE
OF 70.85 FEET; THENCE SOUTH 00°32’37" EAST 7.39 FEET; THENCE SOUTH 62°09'31” WEST 7.45

FEET; THENCE SOUTH 0°34°38” EAST 165.13 FEET TO THE NORTHEAST CORNER OF THE DEDICATION
PLAT FOR ELK RIDGE LANE NORTH END, ACCORDING TO THE OFFICIAL PLAT THEREOF, RECORDS OF

UTAH COUNTY; THENCE SOUTH 89727'23" WEST ALONG THE NORTH LINE OF SAID DEDICATION PLAT
33.00 FEET TO A POINT ON PLAT "B” HERITAGE HILLS ALPINE, ACCORDING TO THE OFFICIAL PLAT
THEREOF, RECORDS OF UTAH COUNTY; THENCE ALONG SAID PLAT "B” THE FOLLOWING THREE (3)
COURSES; (1) NORTH 00°34'39” WEST 0.28 FEET; (2) SOUTH 89'25°22” WEST 388.56 FEET; (3)

NORTH 00°34'38" WEST ALONG SAID PLAT "B” AND SAID PLAT "A” 421.66 FEET TO THE POINT OF
BEGINNING.

CONTAINING 670,160 SQUARE FEET OR 15.38 ACRES. (NINE LOTS & THREE PUBLIC ROADS)

OWNER’S DEDICATION

KNOW ALL MEN BY THESE PRESENTS THAT THE UNDERSIGNED OWNERS OF THE ABOVE DESCRIBED TRACT OF LAND,
HAVING CAUSED THE SAME TO BE SUBDIVIDED INTO LOTS, PUBLIC STREETS AND EASEMENTS TO BE HEREAFTER KNOWS
AS THE ALPINE RIDGE SUBDIVISION, DO HEREBY DEDICATED FOR PERPETUAL USE, ALL OF THE PUBLIC STREETS AND
PARCELS OF LAND IF ANY SHOWN ON THIS PLAT AS INTENDED FOR PUBLIC USE

IN WITNESS WHEREOF

HAVE HEREUNTO SET THIS

BY:
STATE OF s
COUNTY OF % -
ON THE ___ DAY OF 20__, PERSONALLY APPEARED BEFORE ME, THE UNDERSIGNED
NOTARY PUBLIC IN AND FOR SAID STATE AND COUNTY, ___ WHO BEING BY ME DULY SWORN, DID SAY THAT
HE IS THE OF MISSION CCRC, LLC, AND THAT HE EXECUTED THE FOREGOING OWNER'S DEDICATION IN

BEHALF OF SAID BEING AUTHORIZED AND EMPOWERED TO DO SO BY THE OPERATING AGREEMENT
OF COMPANY, LLC, AND HE DID DULY ACKNOWLEDGE TO ME THAT SUCH LIMITED LIABILITY COMPANY EXECUTED THE
SAME FOR THE USES AND PURPOSES STATED THEREIN.

COMMISSION NUMBER: NOTARY PUBLIC:

NOTARY PUBLIC
RESIDES IN:

ACCEPTANCE BY LEGISLATIVE BODY

THE OF COUNTY OF UTAH, APPROVES THIS SUBDIVISION AND HEREBY ACCEPTS
THE DEDICATION OF ALL STREETS, EASEMENTS, AND OTHER PARCELS OF LAND INTENDED FOR
PUBLIC PURPOSES FOR THE PERPETUAL USE OF THE PUBLIC THIS DAY A.D. 20__

MY COMMISSION EXPIRES:

APPROVED
ENGINEER (SEE SEAL BELOW)

ATTEST
CLERK — RECORDER (SEE SEAL BELOW)

PLANNING COMMISSION APPROVAL

APPROVED THIS DAY OF ____________, AD. 20__, BY THE ALPINE CITY PLANNING COMMISSION.

DIRECTOR — SECRETARY CHAIRMAN, PLANNING COMMISSION

APPROVAL AS TO FORM

APPROVED AS TO FORM THIS _________ DAY OF ____________, AD. 20__,

CITY ATTORNEY

THE RIDGE AT ALPINE
SUBDIVISION
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CONSTRUCT TRAIL AND DEBRIS NETS
(DESIGNED BY OTHERS) WITH PHASE 1
IMPROVEMENTS.

CONSTRUCT IMPROVEMENTS
TO LOT 72 WITH PHASE 1.

_
/
/
-
/
/
/
—_— /
/
— SSMH LOT-72—_/]
— 0 N
INSTALL FIRE

N s HYDRANT
12" C-900 f/
>@/A 8" SDR-35
? \
/ \

134,327 S.F.

71

30,106 S.F.
0.69 ACRES

8" SDR-35

12"C-900 —~  SDCI #5 &

67

20,092 S.F.
0.46 ACRES

INSTALL FIRE
HYDRANT

66

30,146 S.F.
0.69 ACRES

STUB AND CAP UTILITIES 10
| PAST EDGE OF ASPHALT (TYP)

8"C-900 pROPOSED EDGE OF ASPHALT FOR PHASE 1. CONTINUE
ROAD GRADING FOR 20' PAST EDGE OF ASPHALT, THEN
TAPER TO EXISTING GROUND AT 3:1 SLOPE.

PROVIDE 10'x10' RIP RAP PAD AT
OUTLET OF SD PIPE. USE 8" D50
ROCK OVER FILTER FABRIC.

12" Pl

‘ A3

-
SDMH #10 ,g,\u ARV ,
SYACy7S PROVIDE 4' FLAT AREA

AT TOP OF POND

CONSTRUCT 8650 CU FT RETENTION
POND WITH 4:1 SIDE SLOPES.

A\ 8" C-900 A bt

C\R POND BOTTOM: 5185.35
A(S
}\NNP‘s/“ WATER MAX ELEV: 5188.35
//\R‘* N POND TOP: 5189.35
- POND BOTTOM DIMENSIONS 27'-2" x

61'-6" WITH 5' RADIUS CORNERS

—_—~SDCl #4
=~ SSMH ERL-4

4Pl ] STUB LATERALS OUTSIDE OF

6" Pl ROADWAY FOR FUTURE LOT 62.
SSMH S-1 MARK AT SURFACE WITH PAINTED
2x4 PLANTED IN THE GROUND.
69
20,095 S.F.
0.46 ACRES

STUB LATERALS OUTSIDE OF
ROADWAY FOR FUTURE LOT 63.
MARK AT SURFACE WITH PAINTED
2x4 PLANTED IN THE GROUND.

70

37,397 S.F.

0.86 ACRES INSTALL FIRE

HYDRANT
SDCB #2 CONSTRUCT DETENTION POND "B"
AND CORRESPONDING STORM DRAIN
INFRASTRUCTURE WITH PHASE 1.

PRIVATE
OPEN SPACE
156 S.F.

SDMH #2 0.00 ACRES

SDCI #2 SSMH ERL-1

68

20,227 S'F.
\ 0.46 ACRES

SDCI#1.1
CONNECT TO EX - 8" WATER.

CONTRACTOR TO FIELD
VERIFY LOCATION.

EX SSMH #2

/; N7 /. coca
A

" \ 4 N &*
NS 2 A /
) ‘ 8" SDR-35 \/ ’?/0877/1/
e o Pt "y
D y: {4

6\\ 7 30,767 S.F

\ A / SSMH AD-1 , F. ’ N

N =1 0.71 ACRES P
x:// \@t‘\*-:x\x;@\

CONSTRUCT DETENTION POND "A"
AND CORRESPONDING STORM DRAIN /

/ INFRASTRUCTURE WITH PHASE 1.
N EX SSMH #

REMOVE EXIST. 8"

65

30,006 S.F.
0.69 ACRES

e SEE SHEETS C5.1 AND C5.2 FOR DETAILED
INFORMATION ON SEWER, CUL, AND PI.

e SEE SHEET C6.3 FOR DETAILED
INFORMATION ON STORM DRAIN.

e SEE SHEETS C7.1, C7.5,C7.17, C7.18, C7.19,
C7.20, AND C7.21 FOR GRADING AND PLAN
AND PROFILE INFORMATION

e SEE SHEET C8.1 FOR EROSION CONTROL

IRRIGATION LINE TO N,
4 EAST VIEW LN AND o
/ REPLACE W/ 12" o
%

=
.

GRAPHIC SCALE

60 0 30 60 120
™ ™ Ty
( IN FEET )
1 inch = 60 ft.
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Engineers - Planners - Surveyors
655 East 4500 South, Suite 100
Salt Lake City, Utah 84107
Phone (801) 364-1212 / Fax (801) 364-1225
www.bushandgudgell.com

BUSH & GUDGELL, INC.

DATE: __ AUG 2018
DRAWN:_RM
APPROVED:
SCALE: _AS SHOWN

162085

JOB NO.

PHASE 1 PLAN
THE RIDGE AT ALPINE
PLANNED RESIDENTIAL DEVELOPMENT

: PAUL KROFF

PREPARED FOR

SHEET

C4.3

FILE: 162085.dwg
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ANNEXATION and DEVELOPMENT AGREEMENT |

THIS ANNEXATION AND DEVELOPMENT AGREEMENT (the “Agreement”) is entered into effective as
of the /& ' day of j{_).ﬂﬁ , 2016 between ALPINE CITY, a Utah municipal
corporation (the “City”) and OBERRE ALPINE FARMS, LLC, a Utah limited |Iablllty company, STEVE
ZOLMAN, an individual; and ZOLMAN HOLDINGS, LLC, a Utah limited liability company (collectively the
“Applicants”).

RECITALS OF FACT:

A. The City is @ municipality and political subdivision of the State of Utah classified as a fifth class city
under the provisions of Section 10-2-301, Utah Code Annotated. The City is located in Utah County,
Utah.

B. The Applicants are owners of approximately 179.579 acres consisting of property in Utah County.
This property is more particularly described in Exhibit A hereto (the “Property”). The Property is
contiguous to the northern boundary of the City and within an area proposed for municipal expansion
under the Alpine City Master Annexation Policy Declaration.

C. The Applicants have specifically requested that the Property, along with other property not owned by
the Applicants, be annexed into the City, and the City Council, having considered the matter, is willing
to annex the Property, only on certain conditions, as set forth herein.

D. Unless otherwise specifically provided herein, future development of the Property is subject to and
shall conform with this Agreement, as well as all of the ordinances, rules and regulations adopted by
the City as of the date hereof, or which may be amended in the future, which do not conflict with this
Agreement, including, but not limited to, the provisions of the Alpine City General Plan, the Alpine City
Development Code (the "Development Code"), Alpine City adopted public infrastructure specifications
and the Alpine City Municipal Code (collectively, the “Existing City Laws”).

E. The City is authorized to enter into annexation and development agreements in appropriate
circumstances in order to promote orderly development of property within its boundaries, implement
the Alpine City General Plan, and provide infrastructure and other benefits in connection with
development.

AGREEMENT:

NOW, THEREFORE, in consideration of the foregoing goals and objectives, the annexation of the
Property to the City, and for other good and valuable consideration, the receipt and sufficiency of which is
hereby acknowledged, Applicants and the City, intending to be legally bound, agree as follows:

1. Incorporation of Recitals. The above Recitals are hereby incorporated into this Agreement.

2. Conditions to Obligations. The obligations of Applicants and the City hereunder are contingent
upon and subject to the satisfaction of each of the following conditions.

2.1. Annexation. The Property shall have been annexed into Alpine City. The City acknowledges
that Applicants have filed an annexation petition with the City and the City has accepted the
petition and has held all public hearings required for consideration of the annexation. Should
the annexation not occur because of a referendum or legal challenge, this Agreement and the
annexation contemplated herein, shall be null and void.

2.2 Zoning Designation. When the Property is annexed into the City it shall be annexed into the
CR-40,000 zone designation as described in the Alpine City zoning ordinances, subject only to
the specific limitations on development of the Property contained in this Agreement.
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3. Limitations on Development. Applicants agree in exchange for annexation into the City that the
Property, which is specifically identified in Exhibit A hereto, shall be subject to the following limitations on
development.

3.1 Limitations on use of the Property. The Applicants specifically agree that the Property shall
be developed in the City only as a planned residential development (PRD) as defined and
regulated by the Existing Laws of Alpine City.

3.2 Limitation on number of lots to be developed on the Property. The Applicants hereby
specifically agree that the maximum total number of residential lots to be developed on the
Property shall be calculated using the base density, as calculated in Exhibit E, for the CR-40
zone with no bonus density awarded for any public or private open space. In addition the
Applicants agree that the existing Conservation Easement area on the Property shall not be
included in calculating the base density for development.

3.3 Limitation on the size of lots to be developed on the Property. The Applicants further agree
that no more than 20% of the lots to be developed shall be less than 30,000 sq. ft. in area, with
no lot being smaller than 20,000 sq. ft. in area.

4. City’s Obligations. Subject to Applicant's performance of its obligations hereunder, the City agrees

as follows:

41 Annexation. The City agrees that it shall expeditiously proceed to adopt an ordinance
annexing the Property into the City in accordance with the Annexation Petition and applicable
law. The City further agrees that it will complete the annexation of the Property unless it is
determined by a court of competent jurisdiction that the annexation fails to comply with the
provisions of Utah’s annexation statute, Utah Code Ann 10-2-401 through 436.

4.2 Municipal Services/ Credit.

421 The Property will receive the standard municipal services as part of this development
including garbage, culinary water, pressurized irrigation, sewer, snow removal, police and
fire protection subject to the payment of all use fees and charges of general application
charged or levied therefore by the City. Any extension of utilities to the Property will be
the responsibility of the Applicants. If the City elects to upsize any utilities and
infrastructure above what is needed to serve the Property, City shall pay for the upsizing
costs at the time of construction

4.2.2 Applicants shall pay for and install the variable speed pump associated with the foregoing
improvements described in Section 4.2.1 above and shall submit to the City a statement
of all costs, including engineering and construction costs, incurred by Applicants in
installing the variable speed pump (‘Reimbursement Amount’). The City agrees to give
one of the Applicants, as designated by the Applicants, a credit against the payment of
Pressurized Irrigation Company Impact Fees described on the attached Exhibit B in the
amount of the Reimbursement Amount. The Applicant holding the credit may assign it in
writing to builders or others for use in offsetting the payment of Pressurized Irrigation
Company Impact Fees and Applicant shall inform City of any such assignment of the
credit, or portion thereof. .

43 Use of Eminent Domain. The City agrees that if the Applicants cannot, after reasonable
efforts, acquire the rights of way for off-site road improvements, off-site water infrastructure or
off-site sewer infrastructure that the City will be willing to use its power of eminent domain to
acquire such rights of way subject only to the Applicants reimbursing to the City the full costs
incurred, including land acquisition costs. If the City chooses not to use its powers of eminent
domain then the Applicants shall be relieved of and released from any obligation created by this
Agreement for those off-site improvements. For purposes of this provision the term off-site
means off of the Property.
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lClTY COUNCIL UPDATED THIS PAGE, SEE NEXT PAGEl

5. Applicant’s Obligations. Subject to the performance by the City of its obligations hereunder,
Applicant agrees as follows:

5.1 Annexation Fee. Applicants have previously paid the annexation application fees in the
amount of $500.00 to the City. As additional consideration for the annexation of the property,
and to reimburse the City for the City's existing infrastructure capacity that will be used for the
future development, and to pay for the annexed property’s proportionate share of the future
cost of new City infrastructure that will be necessary to provide services to the future
development on the Property, the Applicants agree that they shall pay to the City an amount
equal to the existing Alpine City impact fees even though these impact fees were calculated
prior to the Property being annexed into the City. Applicants specifically agree that these fees
are being paid as a bargained for contractual obligation in consideration of the annexation of
the Property and not as an impact fee and that such fees are not subject to the appeal,
accounting, or other provisions of the Utah Impact Fee Act. The amount of fees shall be in the
amounts as set out in Exhibit B hereto.

5.2 Timing of Payment of Annexation Fees. The annexation fees paid in lieu of impact fees shall
be due and payable at the same time and contingent on the same event as if they were an
impact fee.

5.3 Future Impact Fees. The City agrees that the payment of the annexation fees paid in lieu of
impact fees provided for in this agreement shall relieve the Applicants of any obligation to pay
any of the City's impact fees existing at the date of this Agreement. However Applicant agrees
that if the City should raise its impact fees or create a new impact fee in the future that is
applicable to the City as a whole, that Applicants shall be responsible to pay the net increase in
the impact fee or the new fee in the same manner that any other new development in the City
would pay the fee.

5.4 Grove Drive Improvements. Applicants hereby agree that they shall acquire and dedicate to
the City the right of way for Grove Drive parcels labeled Parcels 14 and described and
depicted on the attached Exhibit C-1. This dedication shall be provided to the City prior to the
City approving any new development on the Property. Applicants further agree to pay the City
the costs to construct the Grove Drive improvements within the area depicted in the color “light
blue” labeled as “Zol(e)man” on the attached Exhibit C-2, in accordance with the construction
standards shown on the cross section for Grove Drive depicted in Exhibit D hereto. Applicants
further agree to pay for the costs to construct the Grove Drive improvements within the area
depicted in the color “purple” labeled as ‘Russon” and “Walz”, if the Applicants do not install the
Elk Ridge Lane connection described in Section 5.5 below. City shall be responsible for the
costs to construct within the areas shown in “blue” and labeled “Josh James” on Exhibit C-2
Applicants shall as a condition of any development on the Property pay to complete and install
the other improvements described in this Section 5.4 as Applicants’ responsibility.

5.5 EIk Ridge Lane. The Applicants agree fo connect any development on the Property to Elk
Ridge Lane. This connection shall be completed prior to the development on the Property
exceeding 30 platted lots. If Applicants elect to install Elk Ridge Lane prior to Grove Drive
being completed, Applicants’ obligation to pay the amount referenced in section 5.4, and
relating only to the “purple” segment of road, shall be waived.

5.6 Water Policy. The Applicants shall dedicate to the City shares of Alpine Irrigation Company
shares, to meet the City’s water policy. The water shall be provided for the Property at the time
that the Applicants, or one of them, seek to record each subdivision plat for lots within the
Property at the rate of 0.45 acre feet per residence and 1.66 acre feet per acre for outdoor
usage.
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5. Applicant’s Obligations. Subject to the performance by the City of its obligations hereunder, Applicant
agrees as follows:;

5.1

5.2

53

5.4

5.5

5.6

5.7

Annexation Fee. Applicants have previously paid the annexation application fees in the amount
of $500.00 to the City. As additional consideration for the annexation of the property, and to
reimburse the City for the City's existing infrastructure capacity that will be used for the future
development, and to pay for the annexed property's proportionate share of the future cost of new
City infrastructure that will be necessary to provide services to the future development on the
Property, the Applicants agree that they shall pay to the City an amount equal to the existing
Alpine City impact fees even though these impact fees were calculated prior to the Property being
annexed into the City. Applicants specifically agree that these fees are being paid as a bargained
for contractual obligation in consideration of the annexation of the Property and not as an impact
fee and that such fees are not subject to the appeal, accounting, or other provisions of the Utah
Impact Fee Act. The amount of fees shall be in the amounts as set out in Exhibit B hereto.

Timing of Payment of Annexation Fees. The annexation fees paid in lieu of impact fees shall
be due and payable at the same time and contingent on the same event as if they were an impact
fee.

Future Impact Fees. The City agrees that the payment of the annexation fees paid in lieu of
impact fees provided for in this agreement shall relieve the Applicants of any obligation to pay
any of the City's impact fees existing at the date of this Agreement. However Applicant agrees
that if the City should raise its impact fees or create a new impact fee in the future that is
applicable to the City as a whole, that Applicants shall be responsible to pay the net increase in
the impact fee or the new fee in the same manner that any other new development in the City
would pay the fee.

Grove Drive Improvements. Applicants hereby agree that they shall acquire and-dedicate to
the City the right of way for Grove Drive parcels labeled Parcels 1-4 and described and depicted
on the attached Exhibit C-1. This dedication shall be provided to the City prior to the City
approving any new development on the Property. Applicants further agree to pay the City the
coste-to-construct-the-Grove-Drivea contribution amount for future improvements within the area
depicted in the color “light blue" labeled as “Zol(e)man” on the attached Exhibit C-2, in
accordance with the construction standards shown on the cross section for Grove Drive depicted
in Exhibit D hereto. Applicants further agree to pay for the-costs to construct-the-Grove Drive
improvements within-the- area-depicled-in-the-color “purple” labeled-asRussen—and “Walz"-if
the Apphicants de not-install the-Elk-Ridge Lane-connection-describad-in-Section-5-5 balow-Gity
shall-be-responceible-for the-costs-lo constructwithin-the-areas shown-in-"blue’-and-labeled “Josh
James-on-Exhibit-C-2-Applicants shall as a condition of any development on the Property pay to
complete and install the other improvements described in this Section 5.4 as Applicants’
responsibility.

Elk Ridge Lane. The Applicants agree to connect any development on the Property to Elk Ridge
Lane. This connection shall be completed prior to the development on the Property exceeding
30-11 platted lots. If-Applicants-elect-to-install-Elk—Ridge-Lane-priorto-Grove-Drive-being
camplated-Applicants-obligation-to-pay-the-amountrefersnced.in-sachion-6.4--and-refating-only
to-the “purple”-segment of-read, shall be waived:

Water Policy. The Applicants shall dedicate to the City shares of Alpine Irrigation Company
shares, to meet the City’s water policy. The water shall be provided for the Property at the time
that the Applicants, or one of them, seek to record each subdivision plat for lots within the
Property at the rate of 0.45 acre feet per residence and 1.66 acre feet per acre for outdoor usage.

Off-site Water Infrastructure. Applicants shall be responsible to build and dedicate to the City

any culinary and secondary water infrastructure necessary to extend the services to the Property.
The necessary infrastructure shall be as determined by the Alpine City Culinary and Secondary
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5.7

5.8

Off-site Water Infrastructure. Applicants shall be responsible to build and dedicate to the City
any culinary and secondary water infrastructure necessary to extend the services to the
Property. The necessary infrastructure shall be as determined by the Alpine City Culinary and
Secondary Water master plans and as required by the Alpine City Engineer. Applicants shall
dedicate such infrastructure, rights of way and easements to the City at no cost to the City or
rights of reimbursement from the City

Sewer. The Applicants shall be responsible to build all off-site sewer mains and facilities
necessary to provide service to the Property and to acquire any rights of way and easements
necessary for such facilities. Applicants shall dedicate such facilities constructed and rights of
way and easements to the City at no cost to the City or rights of reimbursement from the City.

Construction Standards and Requirements. All construction shall be conducted and completed by
a licensed contractor in accordance with the Existing City Laws and the terms of this Agreement. All
required public improvements within the Property shall be constructed in accordance with the City’'s
construction standards in effect at the time of construction and shall be dedicated to the City to the
extent provided in the Existing City Laws. Prior to commencing any construction or development of
any structures or other work of improvements to the Property, Applicants shall secure any and all
permits to the extent required by the City under the Existing City Laws or by any other governmental
entity having jurisdiction over the work. Applicants shall construct, or cause to be constructed, all
improvements in conformity with all applicable federal, state and/or local laws, rules and regulations.

Miscellaneous.

71.

7.2.

7.3.

74,

7.5.

Interpretation. The fact that one party or the other may have drafted the provisions of this
Agreement shall not affect the interpretation of its provisions.

Governing Law. This Agreement shall be governed by and construed in accardance with the
laws of the State of Utah.

Merger; Amendment. This Agreement (together with all Exhibits hereto, which exhibits are
hereby incorporated herein by reference) constitutes the entire agreement between the City
and Applicants concerning the Property and supersedes all prior understandings, agreements
or representations, verbal or written, concerning the Property. Except as expressly provided
herein, this Agreement shall not be amended except in a writing signed by an officer of
Applicant and by the Mayor of the City.

Severability. If any part or provision of this Agreement shall be adjudged unconstitutional,
invalid or unenforceable by a court of competent jurisdiction, then such adjudgement shall nat
affect any other part or provision of this Agreement except that part or provision so adjudged to
be unconstitutional, invalid or unenforceable. If any condition, covenant or other provision of
this Agreement shall be deemed invalid due to its scope or breadth, such provisions shall be
deemed valid to the extent of the scope or breadth permitted by law.

Force Majeure. Neither party hereto shail be liable for any delay or failure in the keeping or
performance of its obligations under this Agreement during the time, and to the extent that any
such failure is due to causes beyond the control and without the fault or negligence or the party
affected, including, acts of God, acts of the United States Government or the State of Utah,
fires, floods, strikes, embargoes or unusually adverse weather conditions. Upon the occurrence
of any such cause, the party affected thereby shall promptly give written notice (setting forth full
particulars) to the other party and shall promptly resume the keeping and performance of the
affected obligations after such cause has come to an end. During the existence of such an
event, each party shall bear its own cost resuiting there from and the Term or any extension of
the Term shall be extended on a day-for-day basis. Each party shali make every reasonable
effort to keep delay in performance as a result of such cause to a minimum.
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7.6.

7.7.

7.8.

7.9.

7.10.

711.

7.12

@“":‘gffm‘. m;émm'w"“m@ ~ . Alpine, Utah 84004

Agreement to Run with Land; Binding Effect. This Agreement shall be recorded against the
property and shall deem to run with the Property. This Agreement shali be binding upon and
inure to the benefit of the City and Applicants, and their respective heirs, representatives,
officers, agents, employees, members, successors and assigns.

Attorney’s Fees. In the event either party shall default in the performance of its obligations
hereunder or litigation is commenced, the no breaching party, in addition to its other rights and
remedies at law or in equity, shall have the right to recover all costs and expenses incurring by
such no breaching party in connection with such proceeding, including reasonable attorney’s
fees.

Notices. Any notices, requests and demands required or desired to be given hereunder shall
be in writing and shall be served personally upon the party for who intended, or if mailed, by
certified mail, return receipt requested, postage prepaid, to such party at its address shown
below:

To: Oberre Alpine Farms LLC
Zolman Holdings LLC
Steve Zolman
¢/o Paul Kroff
185 N. Pfeifferhorn Dr.
Alpine, UT 84004

With a copy to: John Barlow, Esq.
Mitchell, Barlow & Mansfield
Boston Building
9 Exchange Place
Suite 600
Salt Lake City, UT 84111

L2036 QBN

its address or notice by giving written notice to the other party in
accordance W|th the prowsmns with this section.

Headings. The headings contained in this Agreement are intended for convenience only and
are in no way to be used to construe or limit the text herein.

No Third Party Rights. The obligations of Applicants set forth herein shall not create any fights
in and/or obligations to any person or parties other than Applicant and the City uniess otherwise
specifically set forth herein.

Further Documentation. This Agreement is entered into by all parties with the recognition and
anticipation that subsequent agreements implementing and carrying out the provisions of this
Agreement may be necessary. The parties agree to negotiate in good faith with respect to all
such future agreements.

Enforcement. The Applicants specifically agree that the City may enforce the terms of this
agreement by denying the Applicants, or their successors or assigns, development approval for
the Property. City agrees that Applicants may enforce the benefits and other provisions of this
I saekmg'rn injunction, writ of mandamus or specific performance.

].
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IN WITNESS WHEREOQF, the parties have executed this Agreement by their authorized representatives
effective as of the date first above written.

rlCityn

Alpine City, a Utah municipal corporation

Mayor

ATTES‘I/":/ / ; /
f /
gﬁ/ rtionte Mé{« e
a

rmayne G. y&@‘ﬁoclj/éity Recorder

State of Utah
County of Utah

This instrument was acknowledged before me on J une / &7J ’2’ O/ (p (date of

acknowledgment) by Sheldon Wimmer as Mayor, of Alpine City, a Utah Municipal Corporation, and by
Cha n?ayne G. Warnock, City Recorder, on behalf of said corporation.

T

i
: A o
NGtary Publj 9 ahd for the Stgile of Utah (Notary’s stamp here)

\ )
Approved as fo f

\ . 4/

f J
\!\ /

=

David L. Church, City Attomey_/—;

Appﬁgﬁﬁi ,

By: 2 ke il P =
&)

Sounty of - U7

This instrument was acknowledged before me on e /(. , 2016 by DS Feve Zolma A

Y |

Netary-PUblic in a (Notary’s stamp here)

CHARMAYNE G. WARNOCK

NOTARY PUBLIC » STATE OF UTAH

My Commission Exples My 15, 2018
COMMSSION NUMBER 876677
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"Applicants”

Oberr: ipe Farms, a Utah-limpited liability company

Steve Zolman

Zolman Holdings LLC, a Utah limited liability company
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EXHIBIT A

DESCRIPTION OF THE PROPERTY

Parcel # Acres

11:006:0001 29.75
11:045:0044 29.42
11:045:0243 103.71
11:045:0182 2.858
11:045:0136 6.671
11:045:0057 1
11:045:0242 4.997
11:045:0138 1.11
11:045:0181 0.063

179.579
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EXHIBIT B
LIST OF FEES
Impact Fees

Per Unit | PerSF
Pressurized Irrigation S 0.095 |paid at building permit
Storm S 800 paid prior to recordation
Street $ 1,183 paid prior to recordation
Park/Trail S 2,688 paid prior to recordation
Current TSSD impact fee at time of building permit S 2,475 paid at building permit
Water S 1,123 paid at building permit
Sewer S 493 paid at building permit
Sewer Fee S 125 paid at building permit
Water Fee (3/4") $ 150 paid at building permit
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EXHIBIT C-1
GROVE DEDICATION

NOTE: GROVE DRIVE DEDICATIONS SHALL BE APPROXIMATELY AS SET FORTH BELOW,
PENDING FINAL DEIGN OF GROVE DRIVE.

Parcel 1 - Josh James

Commencing at a point located South 00°47'44" West along the quarter Section line 2134.31 feet from
the North quarter corner of Section 4, Township 8 South, Range 2 East, Salt Lake Base and Meridian:
thence North 78°35'00" East 83.57 feet; thence South 10°20'51" East 3.32 feet; thence South 79°34'32"
West 25.60 feet; thence along the arc of a 29.00 foot radius curve to the left 39.87 feet (chord bears
South 40°11'08" West 36.81 feet); thence South 00°47'44" West 145.52 feet; thence along the arc of a
541.00 foot radius curve to the right 72.24 feet (chord bears South 04°37'16" West 72.19 feet), thence
along the arc of a 459.00 foot radius curve to the left 61.29 feet (chord bears South 04°37'16" West 61.25
feet), thence South 00°47'44" West 76.50 feet; thence South 78°17'22" West 25.56 feet more or less to
the quarter Section line: thence North 00°47'44" East along the quarter Section line 379.71 feet to the
point of beginning.

Area = 11,857 SQ.FT.
Parcel 2 - Josh James

Commencing at a point located South 00°47'44" West along the quarter Section line 2514.02 feet from
the North quarter corner of Section 4, Township 8 South, Range 2 East, Salt Lake Base and Meridian:
North 78°17'22" East 25.56 feet; thence South 00°47'44” West 34.89 feet; thence along the arc of a
490.00 foot radius curve to the right 121.58 feet (chord bears South 07°54'13" West 121.27 feet); thence
South 89°41'52" West 9.95 feet more or less to the quarter Section line; thence North 00°47'44" East
along the quarter Section line 149.88 feet to the point of beginning.

Area = 3,206 SQ.FT.
Parcel 3 - Corinne and Michael Russon

Commencing at a point located South 00°47'44" West along the quarter Section line 2159.62 feet from
the North quarter corner of Section 4, Township 8 South, Range 2 East, Salt Lake Base and Meridian;
thence South 00°47'44" West along the quarter Section line 268.70 feet: thence North 89°36'59" West
16.04 feet; thence along the arc of a 500.00 foot radius curve to the right 63.23 feet (chord bears North
04°49'26" East 63.19 feet); thence along the arc of a 500 foot radius curve to the left 66.77 feet (chord
bears North 04°37°16" East 66.72 feet); thence North 00°47'44" East 129.74 feet; thence along the arc of
a 29.00 foot radius curve to the left 9.55 feet (chord bears North 08°38'23" West 9.51 feet), thence South
89°50'46" East 8.71 feet to the point of beginning.

Area = 2,486 SQ.FT.
Parcel 4- Steve Zolman

Commencing at a point located South 00°47'44" West along the quarter Section line 2428.32 feet from
the North quarter corner of Section 4, Township 8 South, Range 2 East, Salt Lake Base and Meridian:;
thence South 00°47'44" West along the quarter Section line 263.44 feet; thence South 28°20'05" West
168.39 feet; thence South 61°32'40" East 8.24 feet; thence South 28°52'59" West 18.74 feet; thence
North 60°40'00" West 41.00 feet; thence North 28°52'59" East 98.69 feet; thence along the arc of a
449.00 foot radius curve to the left 220.11 feet (chord bears North 14°50'21" East 217.91 feet); thence
North 00°48'06" East 114.93 feet; thence South 89°36'59" East 16.04 feet more or less to the point of
beginning.
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EXHIBIT C-2
GROVE DRIVE IMPROVEMENT FINANCIAL RESPONSIBILITIES
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EXHIBIT D

GROVE DRIVE CROSS SECTION

ENT S?138:2014& PG 13 of 15
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EXHIBIT E

SLOPE ANALYSIS

SLOPE AMALY SIS (BASED ON PRO FORMULAISS5
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Survéyor's Certificate

| HEREBY CERTIFY THAT THIS A TRUE AND ACCURATE MAP OF THE TRACT OF LAND TO BE
ANNEXED TO _Alpine CITY, UTAH COUNTY, UTAH.

Boundary Description

Commencing at a point located South 00'47°39” West along the quarter Section line 11.14 feet from the North
quarter corner of Section 18, Township 4 South, Range 2 East, salt Lake Base and Meridian: thence South
0047'39" West dlong the quarter Section line, said line dlso being the Westerly Boundary line of Plats "A”, "C"
Amended, and Plat "D", Alpine Cove Subdivision as shown on record in the office of the Utah County Recorder
212397 feet; thence North 78'35°00” East along the Southerly boundary line of Plat "A", Alpine Cove Subdivision
as shown on record in the office of the Utah County Recorder 601.96 feet; thence North 7119'00" East partially
dlong the Southerly boundary line of Plat "A”, Alpine Cove Subdivision as shown on record in the office of the
Utah County Recorder 145.84 feet; thence South 00'47'43" West along the Westerly boundary line of Plat "E"
Amended, Alpine Cove Subdivision as shown on record in the office of the Utah County Recorder 69188 feel;
thence South 8941'52" West along the Northerly boundary line of the Keiffer Annexation Plat 726.¢. feet more
or less to the center of section 18; thence along said boundary line as follows: South 0018'08” East 26.89 feet,
South 28'33'59" West 199.33 feet more or less to the Northeast comer of the Pack Annexation Plat, thence
along the Pack Brothers, Keystone, and Lindsay Addition annexations as follows: North 60°40'00" West 626.25
feet, North 35°39°00" East 194.56 feet, North 78713'00" West 226.80 feet, South 69'35'00" West 460.80 feet,
South 12°33'00" East 32.91 feet: South 6221'26" West 185.51 feet; thence South 00°05°00" East 0.26 feet:

- thence South 6215'00" West 5.88 feet; thence along Grant Addition Annexation Plat as follows North 00'34'23"
West 266.91 feet, South 8926'28" West 421.56 feet, South 01°07°19” East 0.89 feet; thence West 907.88 feet;
thence South 263.11 feet; thence South 8743'29" West 129112 feet; thence along the Fort Canyon (Borcherds)
Annexation Plat os follows: North 87'58'36" West 141.05 feet, North 29'42'37" East 392.48 feet, Nerth 4216'47"
East 242.22 feet, North 4308'11" East 169.04 feet, North 6525'08" East 176.95 feet, North 58'50°08" East
29.39 feet, North 43'32'14” East 58.34 feet, North 30'50'29" East 532.08 feet, North 30°07'04" East 148.90 feet,
North 37°30'55" East 618.98 feet, South 89%58'05" East 10.73 feet, North 00°07'18" West 770.17 feet, North

88'4714" East 271688 feet to the point of beginning.

Area = 8,311,812 SF 190.81 Acres
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ALPINE PLANNING COMMISSION AGENDA

SUBJECT: Development Code Review — Section 3.9 Planned Residential
Development

FOR CONSIDERATION ON: 4 September 2018
PETITIONER: Staff

ACTION REQUESTED BY PETITIONER: Recommend updates and/or
corrections.

BACKGROUND INFORMATION:

The Alpine City Planning Commission has decided to review the Development Code in
2018. The purpose is to 1) be better familiar with the city code, and 2) to review the code
for errors, inconsistencies, needed updates.

STAFF RECOMMENDATION:

Review Sections 3.9 of the Development Code and recommend needed updates and/or
corrections.




ARTICLE .0 PLANNED RESIDENCIAL DECJELOPMENCS [PRDOOrd. NI [0, DI

AL [did Ord. NCL CCmy OO moOrd NCL o, Corm 00rd. NCL DOy
O oord. NCL Ly Corm o 0rd. NCL G, COmem oOrd. NCL T
OO0 rd. NC. 000000, OO

[LC10 PURPOSE AND INCENDO

LLCD

Lo

It is hereby declared to be the intent and purpose ollthe City Council in authorizing and
establishing provisions relating to Planned Residential Developments (PRD):

1.

5.

To provide an alternative [orm ol development (or residential housing prolects within the City
which permits increased [exibility and encourages the preservation olJopen space and
ingenuity in design while preserving a Cuality ol residential amenities eual or superior to that
possible under conventional subdivision reCuirements. In order to [ualily [or approval as a
PRD, the proposed proect must demonstrate that it will:

adeluately recognize and incorporate natural conditions present on the sitel]
elliciently utilize the land resources and provide increased economy to the public in
the delivery oL municipal services and utilities(]

provide increased variety in the style and [uality olUresidential dwellings available
within the City[J

preserve open space to meet the recreational, scenic, and public service needsand
do all the above in a manner which is consistent with the oblectives o[ the underlying
zone and under conditions which will result in the creation ol residential environments
olsustained desirability.

mo o wp

To establish criteria and standards [or the design o[JPRD prolects by developers and also
guidelines [or evaluation by the City. It shall be the City’s sole discretion to decide if a project
should be a PRD within the intent ol]the ordinance as noted above. The Planning
Commission shall make a recommendation to the City Council and the City Council shall
make the linal decision in deciding whether a prolect should be a PRD prior to a concept
approval being given.

To set [orth the duties and responsibilities oJdevelopers and residents with respect to the
approval, construction, and maintenance o[such prolects.

To clearly establish the relationship olthe City and the developer with respect to the review
and approval ol such prolects.

PRDs are permitted only in the CR-20,000, CR-40,000, CE-5, and CE-50 zones.

PERMITITED USES. The [ollowing buildings, structures, and uses olland may be permitted within
a PRD:

1.

2.

Any use permitted within the underlying zone and those authorized under this section.

Common areas and recreational [acilities (public and private) including, but not limited to, gol[
courses, swimming pools, tennis courts, club houses, recreational buildings, landscape parks
and similar recreational [@cilities [or the use and enloyment ol the residents.

Streets, [ences, walls, utility systems and [acilities, common storage areas, ponds, landscape
[eatures and similar uses and structures incidental to the main use.

MINIMUM PROIEC] AREA. No minimum prolect area will be reluired. (Amended by Ord. 2012-
10, 12/11/12)



[L[L]  OPEN SPACE A1 did 00Ord. NOL C000m, CmimorOrd. NCL 0000y, Cm-Ored, NCL D000,

OO

1. A portion olleach prolect area shall be set aside and maintained as designated open space.
The minimum amount ola prolect area to be set aside as designated open space shall be as
set [orth in the [ollowing schedule:

MIIm 00 o000 SOOI RODO®rCd

MM 00 0 0000mOPr O]
(OO0 Do) Ar00 ROOOrOd 000000
SO0
CR-20,000 25%
CR-40,000 25%
CE-5 50%
CE-50 50%

2. The designated open space areas may include natural open space, (applicable to steep
hillside, wetland, Mood plain area etc.) and developed useable open space areas, or a
combination thereoll

3. Notwithstanding the minimum open space reluirements set [orth under Section 3.9.4 #1,
the designated open space area shall include and contain all 100 year [lood plain areas,
delined loodways, all avalanche and rock [all hazard areas, all areas having a slope ol
twenty live (25) percent or greater, or any other area ol known signilicant physical hazard
[or development.

A. An exception may be made with a recommendation by the Planning Commission to the

B.

City Council with the lihal determination to be made by the City Council that up to 5% ol
an individual lot may contain ground having a slope ol’lmore than 25% in the CR-20,000
and CR-40,000 zones as long as the lot can meet current ordinance.

An exception may be made that an individual lot may contain up to 15% olthe lot having
a slope oldmore than 25% in the CE-5 and CE-50 zone as long as the lot can meet
current ordinance without the exception. The exception shall be recommended by the
City Engineer to the Planning Commission, and a recommendation by the Planning
Commission to the Alpine City Council with the final determination to be made by the City
Council. (Ord. 2005-02, 2/8/05)

C. An exception may be made with a recommendation by the Planning Commission to the

City Council with the lihal determination to be made by the City Council that an individual
lot may contain up to another 5% ollthe lot (on top ollthe percentage as mentioned in
Sections 3.9.4.3.A or 3.9.4.3.B) having a slope oC’more than 25% iCit can be shown that
the extra percentage ollarea acluired is being used to straighten and eliminate multiple
segmented property lines as long as the lot can meet current ordinance.

4. The designated open space area shall be maintained so that its use and enidyment as
open space are not diminished or destroyed. The City will have sole discretion in
determining ilJopen space is held in private or public ownership. To assure that all
designated open space area will remain as open space, the applicants/owners shall:

A.

Dedicate or otherwise convey title to the open space area to the City [or open space



purposes(

B. Convey ownership ol the open space area to the homeowners association
established as part olithe approval olJthe PRD or to an independent open space
preservation trust organization approved by the City.

In the event this alternative is used, the developer shall also execute an open space
preservation easement or agreement with the City, the ellect oLwhich shall be to prohibit
any excavating, making additional roadways, installing additional utilities, constructing
any dwellings or other structures, or [encing or conducting or allowing the conduct oany
activity which would alter the character ol1the open space area [Mom that initially
approved, without the prior approval olithe City. The appropriate method [@r insuring
preservation shall be as determined by the City at the time odevelopment approvallor

C. A combination oA and B above.

5. Where the proposed open space includes developed or useable space or [acilities (tennis
courts, pavilions, swimming pools) intended [(or the use by prolect residents, the
organizational documents shall include provisions [or the assessment olladeluate [ees and
perlormance guarantees reluired to secure the construction ol reluired improvements
including the costs ollinstallation oliall landscaping and common amenities.

6. A detailed landscaping plan showing the proposed landscape treatment olJall portions o[’
the prolect proposed to be developed as, useable, common open space shall be
submitted as part olthe submittal documents.

[LLL)  DENSIC (DECERMINACION OF MAIMUM BASE DENSI[ /'] [ DENSI([ BONUS
PERMILCED

1. Maximum Total Density ol[/Prolect. The total number oldwelling units permitted in a PRD
(Maximum Total Density) shall be the sum othe Maximum Base Density Units, determined
in accordance with the provisions o[ Paragraph 2 below, plus any Density Bonus Units which
may be approved in accordance with the provisions ol Paragraph 3 below.

2. Base Density. The Base Density [or a prolect area shall be determined by the City upon a
detailed slope analysis ollthe proposed proect area in accordance with the [ollowing
schedule. Calculations ending a [raction shall be rounded to the nearest whole number.

Base Density (in acres per dwelling unit)

Percent o Slope

CR-20,000

CR-40,000

CE-5

CE-50

.58 acre/unit

1.00 acre/unit

5.00 acres/unit

50.00 acres/unit

.86 acre/unit

1.50 acres/unit

7.50 acres/unit

50.00 acres/unit

1.15 acres/unit

2.00 acres/unit

15.00 acres/unit

50.00 acres/unit

1.72 acres/unit

3.00 acres/unit

30.00 acres/unit

50.00 acres/unit

0-9.9%

10 - 14.9%
15-19.9%
20— 24.9%
25-29.9%

2.30 acres/unit

4.00 acres/unit

50.00 acres/unit

50.00 acres/unit

30+%

5.00 acres/unit

5.00 acres/unit

50.00 acres/unit

50 acres/unit
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Example: 25 acres in the CR-20,000 zone

Area within Slope

P t o Slope
ercen P Range (acres)

Rel uired Area per
Dwelling Unit (acres)*

[T 00 CIE

Allowable
Lots**

0-9.9% 7.5 0.58 12.93103448
10 - 14.9% 5.5 0.86 6.395348837
15-19.9% 4 1.15 3.47826087
20 - 24.9% 3.5 1.72 2.034883721
25 -29.9% 2.5 2.3 1.086956522
30+ % 2 5 0.4

Total 25 26.3

* Reluired area per dwelling is iound in the table under Section 3.9.5 #2.

** Allowable lots is determined by dividing the area within the slope range by the reluired area per
dwelling unit. For example, in the slope range 0-9.9% divide 7.5 (area within slope range) by 0.58

(reCuired area per dwelling unit).

3. Bonus Density.

A bonus density may be granted by the City Council to a PRD prolect sublect to the prior
recommendation olJthe Planning Commission and a finding that the density bonus is
ustilied. The maximum bonus density eligible [or award [or a specilic prolect shall be as
set [orth in the [ollowing schedule. The cumulative maximum bonus amount shall not
exceed the percentages shown in the public open space column in the [ollowing

schedule.

MO D0 BOOODAD Do

(OO0 DOy POrCOOMO0 DEBOCD DOCCIIT
POOOmOOOI| Prim OO
SO0m SOom
CR-20,000 20% 10%
CR-40,000 25% 10%
CE-5 30% 10%
CE-50 0% 0%

Natural Open Space Bonus Density. Any award ollbonus density [or natural open space

shall be as determined by the City in accordance with the [ollowing density bonus criteria.

By providing additional natural open space in excess ollthe minimum reluirement, a
developer may receive 1% ol[Jthe base density [0or each 1% ol[ladditional natural open
space dedicated. Private open space will receive 50% less bonus density.

E10 OO0 00B 0000 D OO

25 acres in the CR-20,000 zone with 5% slope and developer donates additional 2.5

acres o[ hatural open space.




Base Density:

To determine the base density, divide 25 (area within slope range) by 0.58 (re[uired area
per dwelling unit). Base Density = 25/0.58 = 43.103. Round to the nearest whole number
and base density is 43 lots.

Bonus Density:

ITthe developer donates 2.5 acres (10% oltotal acreage) olJadditional land as natural
open space, he will receive a 10% bonus (1% olJadditional natural open space = 1% o[l
the base density as a bonus). To calculate the bonus density, multiply 43 lots (base
density) by 10% which eluals 4.3. Round to the nearest whole number and the bonus
density is 4 lots [0r a total 0[47 lots (43 base density lots + 4 bonus density lots).

25 acres in the CR-40,000 zone with 5% slope and developer donates additional 2.5
acres ol hatural open space.

Base Density:

To determine the base density, divide 25 (area within slope range) by 1.00 (reluired area
per dwelling unit). Base Density = 25/1.00 = 25. Base density is 25 lots.

Bonus Density:

ITthe developer donates 2.5 acres (10% olJtotal acreage) olJadditional land as natural
open space, he will receive a 10% bonus (1% olladditional natural open space = 1% o[}
the base density as a bonus). To calculate the bonus density, multiply 25 lots (base
density) by 10% which eluals 2.5. Round to the nearest whole number and the bonus
density is 3 lots [or a total 028 lots (25 base density lots + 3 bonus density lots).

Developed Open Space Bonus

Developed useable open space shall be determined on a case-by-case basis and
evaluated by the Planning Commission. Development may include one or more ollthe
dllowing or other items as the Planning Commission may determine: landscaping,
including lawns, trees, shrubbery, sprinkler systems, drip watering systems, etc.[lother
amenities may include such things as park benches, playground eluipment, walking
paths, etc.

By providing additional developed useable open space in excess ol]the minimum

re[uirement, a developer may receive 3% olthe base density as a bonus [or each 1% o[J
additional developed useable open space dedicated. Private open space will receive 50%

less bonus density.

ECT0 OO OoDroomord OO0 SOOI BOO00

25 acres in the CR-20,000 zone with 5% slope and developer donates additional 1 acre
ol developed open space.

Base Density:

To determine the base density, divide 25 (area within slope range) by 0.58 (reluired area
per dwelling unit). Base Density = 25/0.58 = 43.103. Round to the nearest whole number
and the base density is 43 lots.



Bonus Density:

I0the developer donates 1 acre (4% olltotal acreage) olladditional developed open
space, he will receive a 12% bonus (lor each 1% ol"‘additional developed open space, the
developer may receive 3% ol the base density as a bonus — 4% extra is being given so
4% x3% = 12%). To calculate the bonus density, multiply 43 lots (base density) by 12%
which eluals 5.16. Round to the nearest whole nhumber and the bonus density is 5 lots
[or a total o[48 lots (43 base density lots + 5 bonus density lots).

25 acres in the CR-40,000 zone with 5% slope and developer donates additional 1 acre
ol developed open space.

Base Density:

To determine the base density, divide 25 (area within slope range) by 1.00 (reluired area
per dwelling unit). Base Density = 25/1.00 = 25. Round to the nearest whole number and
the base density is 25 lots.

Bonus Density:

ITthe developer donates 1 acre (4%ol]total acreage) olJadditional land as developed
open space, he will receive a 12% bonus ([or each 1% olJadditional developed open
space, the developer may receive 3% olthe base density as a bonus — 4% extra is being
given so 4% x 3% = 12%). To calculate the bonus density, multiply 25 lots (base density)
by 12% which eluals 3. Round to the nearest whole number and the bonus density is 3
lots [or a total o[ 28 lots (25 base density lots + 3 bonus density lots).

The developed open space bonus may be used in conlunction with the natural open
space bonus in any combination up to the maximum bonus allowed.

(L0 DO ELLING CLUSTERS TLOUSICE TBUILDABLE AREA ['SETBACK

1.

2.

3.

All lots shall be located within a designated development cluster. A prolect may contain more
than one development cluster. Each cluster shall contain not less than three (3) separate lots
(except [or developments having fewer than 3 lots [or the entire development). Where a
proect contains land located within and outside the Sensitive Lands Overlay Zone,
development clusters will be located outside olthe Sensitive Lands Overlay Zone, to the
maximum extent possible. No portion ollots within a PRD shall be located on lands which are
reluired to be designated as open space.

(Ord. 97-23: 9/24/97) The size oleach individual lot shall coniorm to the [ollowing:
M 00 LOCOS I

(00 DO MO OO0 LOCS I

CR-20,000 10,000 sl uare eet

CR-40,000 20,000 sl uare eet

CE-5 20,000 sl uare eet

CE-50 N/A

(Ord 97-02, 2/25/97). Each individual lot shall contain at least one Designated Buildable
Area olnot less than [ive-thousand (5,000) sCuare [eet. All dwellings and other habitable
structures and accessory buildings shall be located within the Designated Buildable Area.



A. Each Designated Buildable Area shall coniorm to the criteria [or [ualilication as a
"buildable area" as delined in this ordinance. Except that the Planning Commission may
approve or reluire the placement olJthe Designated Buildable Area in a location within
the lot which does not conlorm to one or more olthe criteria [or buildable area, upon a
linding that the proposed Designated Buildable Area:

1. will more ade[uately accommodate subseluent development ol the lot,

2. will not constitute a potential hazard to lite or property, and

3. will serve to diminish the negative impact ol'subseluent development upon the lot or
community (i.e. extraordinary construction o[l driveway access, mitigate visual
intrusion oCstructure on ridge line).

B. The location oeach Designated Buildable Area shall be designated upon the
preliminary plan and shall also be identiied and described on the I[inal recorded
plat, together with a notation to the ellect that all main and accessory buildings
shall be located within the Designated Buildable Area.

C. Where a Designated Buildable Area is shown on a lot, the boundary ollsaid area
shall constitute the Designated Setback envelope applicable to the lot. Where an entire
lot area [ualilies as a Buildable Area no designation on the (inal plat shall be reuired.

D. Except as permitted pursuant to Paragraph 3.9.6.3 Item A above, any portion ol]a lot
which has been graded to produce a percent oll slope to [ualily under the
Buildable Area criteria shall be excluded [rom consideration as part o[l the
Designated Buildable Area.

E. The Designated Buildable Area may be amended by the City Planner and City Engineer
as long as the minimum setback reluirements olIthe underlying zone are met. (Ord.
2004-13, 9/28/04)

Each dwelling in the prolect shall be setback rom the property line in accordance with the
setback lines as shown on the approved plat (Designated Setback Envelope). The
Designated Setback Envelope shall be established in accordance with the [ollowing
(setbacks are measured [fom the property line to the nearest [oundation):

A. Front Yard. The minimum [ront yard setback shall be thirty (30) (eet.

B. Side Yard - Corner Lots. On corner lots, the side that [aces onto a public street shall be
not less than thirty (30) (eet.

C. Side Yard - Interior Lots. The minimum side yard setbacks [or interior lots shall be an
aggregate ol thirty (30) [eet with no less than twelve (12) [eet on a side.

D. Rear Yard. The minimum rear yard setback shall be thirty (30) [eet.

Sublect to the prior recommendation ollthe Planning Commission, the City Council may
approve an exception to the Designated Setback Envelope standards above [or one or more
lots within a PRD prolect, upon a [inding that such exception is appropriate [or the proper
development ollthe lot and that the exception will not result in the establishment olla
hazardous condition.

Where no designated building envelope is provided, the setbacks shall be the same as
the minimum reluirements within the underlying zone.

The maximum height oJany dwelling or other main building shall be thirty-four (34) (eet,
as determined in accordance with the provisions o[l Section 3.21.8 olJthis Ordinance,
(Ord. 96-15, 12/18/96) except in the CE-50 zone the height shall not exceed 25 (eet.

(See Section 3.6.7.1 olthis Ordinance.)



[l[10 DESIGN CRICERIA

1.

The design ol the prolect shall incorporate the open space and all other criteria
applicable to PRD prolects.

All existing public streets and all streets proposed to be dedicated to the public shall be
improved in accordance with City standards (or public streets.

To the maximum extent possible, the design o the road system shall provide [or
continuous circulation throughout the prolect. Cul-de-sacs (dead end roads) shall be
allowed only where unusual conditions exist which make other designs undesirable. Cul-
de-sac streets shall be not longer than 450 [eet and shall be terminated by a turn-around
or loop road o not less than 120 [eet in diameter.

No street shall be constructed in a location or in a manner which results in the creation ol
a cut or [l slope [ace exceeding the cut and [l standards olthe City or the critical angle
olrepose [or the soils in the disturbed area or a disturbed cross-section area exceeding
the cut and lill slope standards [or streets in the City. Use oLretaining walls shall conlorm to
the provisions oSection 3.32 oL the Alpine City Development Code. Any driveway providing
access to a buildable area shall coniorm to the provisions oJSection 3.1.11.5 olthe Alpine
City Development Code. (Ord. 96-13, 10/9/96"Amended by Ord. No. 2007-04, 4/10/07Ord.
No. 2015-11, 07/28/15)

All disturbed cut and Till slopes created in the course ollconstructing streets, utility systems or
other improvements shall be stabilized and revegetated. The materials submitted in support
olla reluest [or approval ollany PRD prolect shall include a detailed slope stabilization and
revegetation plan showing the intended measures to be employed in stabilizing and
revegetating the cut and [ill slope areas to be created as part o_the prolect. The perlormance
guarantee amounts shall include the estimated cost ollistabilization and revegetation. (Ord.
96-13. 10/9/96)

Each lot within the Prolect Area shall abut upon and have direct access to an adlacent
public street. The width oJeach lot shall be not less than 90 leet (as measured along a
straight line connecting each side lot line at a point 30 [eet back rom the [ront lot line),
and the length olithe [ront lot line abutting the City street shall be not less than 60 [eet
(Amended Ord. 95-18, 7/11/95).

[L[l0  PROCECCS CONCAINING CERRICORC IN MORE CHAN ONE CONE

1.

Where a PRD prolect area contains territory in more than one zone the base density and
any bonus density awarded shall be determined separately [or the portion olIthe prolect
area within each zone district and the maximum total density shall be the sum olldensity
amounts permitted (or each zone district area.

The size ol lots within the various zone districts shall be in accordance with the
rel uirements applicable within the underlying zone.

When approved as part olithe prolect plan the City may authorize the transier olJdensity
[rom one zone district within the prolect to another, except that no such transier olIdensity
into territory located within the CE-5 and CE-50 zones shall be permitted.

L0 DOCUMENCALCION RECUIREMENCS

The [ollowing documents and statements shall be submitted as part ol the application [or
approval, as applicable.



Lot

Lot

CLOLtd

1. Organizational documents (articles olincorporation, by-laws etc.)
2. Open space preservation documents.
3. Water rights documents.

[1 ACER RIGH['S CON[IE[J/ANCE RE['UIREMEN(S

Water rights shall be conveyed to the City in accordance with the provisions o Section 4.7.23 o[
the Alpine City Development Code as applicable.

Where the proposed development anticipates a building(s) to be located on common property,
the lot area used to determine the amount oCwater right reuired to be conveyed pursuant shall
include the territory occupied by the building(s) and the area proposed to be occupied as open
space.

ILit is proposed that a specilic open space area remain in its natural, unimproved state, the
developer may petition the City Council, ©llowing a recommendation [om the Planning
Commission, [or an exception to the water re_uirement. The re_uest shall be evaluated according
to the [ollowing criteria:

1. The open space is a naturally wooded area with indigenous plants and trees such as scrub
oak that will not need to be watered, or(J

2. The open space is in the [ood plain and the trees and vegetation will receive suficient
water [fom naturally occurring streams.

RE[IE[] GUIDELINES AND ST ANDARDS ADOP[ED
In conducting their review, the Planning Commission and the City Council shall be guided by the
terms olithis Section oJthe zoning ordinance, the Standards and Specilications olthe City, the
terms and conditions set [orth under the Sensitive Lands Ordinance (Article 3.12) in the Alpine
City Development Code, and the subdivision ordinance.

APPROUAL PROCEDURE [ICOMPLIANCE (7 17H RELATED RETJUIREMENTS

CLOLOd AlCr00 I Procd oD

1. The procedure to be [ollowed in obtaining approval olla PRD, or any amendment
thereto shall be the same as reluired [or a subdivision. The Planning Commission
shall hold a public hearing on the application prior to concept approval and alter a
recommendation [rom the City Planner and City Engineer.

2. Upon receipt olJall plats, plans, documents and other materials reluired [or review
and recommendation the Planning Commission shall consider the application and
may recommend approval to the City Council upon a determination that:

a. All plans, documents, and other materials rel uired [or consideration have been
submitted in a [orm suitable (or evaluation, including a computer generated slope
analysis in a compatible [ormat specilied by City Sta(ll

b. The plan coniorms in all respects to the design standards and criteria applicable
to the PRD.

c. The site is suitable [or development o the PRD and that such a prolect will be
consistent with existing development in the vicinity and compatible with the
General Plan [or the area.



d. The arrangement ollthe buildings, roadways, open space and other prolect
elements will result in a sale and attractive living environment elual or superior
to that which would be provided under lot by lot development.

e. The prolect, iLdeveloped, will accomplish the oblectives [or PRD's as stated
under Article 3.9 in the Alpine City Development Code.

3. For PRD prolects not meeting the review criteria the Planning Commission shall
submit a recommendation ol[denial.

4. The Planning Commission may recommend changes in the plan in order to more [lly
accomplish the intent ol'the PRD provisions and compliance with the General Plan.
Such changes may include but are not limited to, adustments in the density or the
number olJstructures, relocation oliproect elements, redesign ollthe road system,
increase in the amount olJopen space, and provisions [or the disposal olsurlace
water drainage.

(UL COO Do O m ROmmd RECOMIMIOCL In addition to the reluirements ol Article 3.9, a
PRD prolect which includes the division olland into separate ownership shall also
constitute a subdivision and shall conlorm to all applicable reCuirements [or subdivisions.

[1[L00 IMPROCEMENC RECJUIREMEN(IS

PRD prolects shall be sublect to the same improvement and bonding re[uirements as all other
subdivisions.



ALPINE PLANNING COMMISSION AGENDA

SUBJECT: Planning Commission Minutes July 17, 2018 & August 21, 2018
FOR CONSIDERATION ON: 4 September 2018

PETITIONER: Staff

ACTION REQUESTED BY PETITIONER: Approve Minutes.

BACKGROUND INFORMATION:
Minutes from the April 17, 2018 and August 21,2018 Planning Commission Meetings.

STAFF RECOMMENDATION:

Review and approve the Planning Commission Minutes.
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ALPINE CITY PLANNING COMMISSION MEETING AT
Alpine City Hall, 20 North Main, Alpine, Utah
July 17, 2018

I. GENERAL BUSINESS
A. Welcome and Roll Call: The meeting was called to order at 7:00 pm by Chair David
Fotheringham. The following Commission Members were present and constituted a
quorum:

Chair: David Fotheringham

Commission Members: Bryce Higbee, Alan MacDonald, John Mackay, David Fotheringham,
Jane Griener, John Gubler

Staff: Austin Roy, Marla Fox, Jed Muhlestein

Others: Alan Gillman, Shahbaz Janjua, Ed Bush, Griff Johnson, Will Jones, Breezy Anson

A. Prayer/Opening Comments: Jane Griener
B. Pledge of Allegiance: Ed Bush

Il. PUBLIC COMMENT
There were no public comments.

IHILACTION ITEMS

A. Public Hearing - Major Subdivision Final Plat - Alpine View Estates PRD - Griff

Johnson

Austin Roy stated that the proposed subdivision, frequently referred to as the Chapfield Property,
was located west of 400 West and south of Lupine Drive. The subdivision was approximately
19.3 acres in size, and the subdivision would have 19 lots ranging in size from 0.46 acres to 0.88
acres. They applicant was proposing to dedicate about 4.84 acres of open space, as part of the
PRD requirements. The proposed subdivision met all zoning and planning requirements, and
staff recommended approval. He noted that there had been discussions about trails on the
property during the previous meeting, but the proposed plat did not show the trails. The
applicant would work with the Trails Committee before finalizing the plan.

Jed Muhlestein said that the applicant expressed a desire to record the whole plat at once, so the
applicant needed to provide the following:

Easements for offsite utilities, specifically for the sewer.

Vacation of the storm drain easement on the north side of the subdivision.

Temporary turnaround needed an easement.

Two homes needed to be removed before recording.

Developer met the water policy.

Lot 20 was originally a square but was changed to meet State requirements on the plat.

Shahbaz Janjua, a resident, said that one of the main reasons the City and residents were okay
with the proposed subdivision was because of the potential trails and open space. He believed
that the trails should be on the plan before it was approved. He also said that the storm drain

July 17, 2018
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issues should be resolved before approval. Mr. Janjua asked for clarification on the temporary
turnaround and had some concerns with construction nuisances.

Austin Roy said the City Attorney had state that the developer did not have to show the trails on
the plan at this time. The applicant would be able to work out the trails with the Trails
Committee before the subdivision was recorded.

Jed Muhlestein added that the developer had already discussed their plans for the open space,
which was to keep it natural. He would be preserving the scrub oak that was currently there.

Jane Griener said that the City had already discussed the abandonment of the pipe above the
subdivision, and would not be used any longer; this should address the storm drain issues. The
temporary turnaround would only be in place until the adjacent property developed and
connected into the roadways. The turnaround was required by the Fire Department.

Jed Muhlestein explained that construction companies had to follow a set of City standards, and
they were required to keep the dust down. There shouldn’t be concerns about blocking
residential driveways with construction vehicles, but if there was a problem, the residents could
approach the construction company to address the problem.

Griff Johnson, the developer, assured the Commission that he would be working with the Trails
Committee on the trails in the subdivision. Using the subdivision plat, he identified where the
trails could go and connect with other trails. He confirmed that they were planning to vacate the
storm drain easement on the north side of the property, as required. There would be a time
where residential driveway access would be limited because they would be hooking in utilities.
The neighbors would be given notice and they would finish the project as quickly as possible.

Jane Griener asked if the proposed trails would match up with other trails in the City.

Will Jones said that they only wanted to put trails in that would be used. He was very concerned
about the subdivision being approved without the developer working with the Trails Committee.
He confirmed that he had not had a discussion with the developer yet. If the developer was not
required to meet with the Committee, they usually did not do so.

Shahbaz Janjua again stated that he would like to see some kind of trail system on the plat before
the subdivision was approved. The PRD was approved because the developer promised the City
a trail system. The open space the developer was offering was not useful to the City, but the trail
system would be.

Jane Griener disagreed and stated that open space would be beneficial simply because it was
open space. Any open spaces would improve the feel and look of the community.

Alan MacDonald said that natural open space did have value without having to be grassed or
turned into a soccer park. He said that he did not have a preference as to when the developer
worked with the Trails Committee, but he was concerned that the tentative plan would create

July 17, 2018



O 0O NOULL B WN B

A A D BPADEDEDDEWWWWWWWWWWNNNNNNNNNNNRRRPRRRRRRPR
OO, WNPFPOOONOOTULLEEWNPFPOOOLONOULEAEWNPRPOOOLONOULPEWNE,EO

trails that went nowhere. He explained that this was one of the Committee’s concerns as well;
they wanted to be sure that the trails were usable.

Shahbaz Janjua made some impassioned comments from the audience.

Bryce Higbee did not recall approving the PRD just for the trail system. He believed that trails
were usually visible on the plat before final approval, but he wasn’t sure that they should hold up
the final plat for trails. Making such a requirement would give a lot of leverage to the Trails
Committee. The Trails Committee was important, but the Planning Commission was the body
that made recommendations to the City Council who made the final decision.

Austin Roy read from the motion made during the previous meeting. One of the conditions of
approval of the concept plan was to work with the Trails Committee.

Bryce Higbee said that he would feel comfortable requiring that a trail be shown on the final plat,
or at least have the Trails Committee review the plan. He noted that the Trails Committee would
decide that a trail wasn’t appropriate on the property after all. However, he did not know how to
make that requirement without having the application come back to the Commission.

Jane Griener did not want to put the Trails Committee in a position where they were making
decisions that did not belong to them, but she also wanted to be sure that they reviewed the plans.

Griff Johnson said that the open space was only five acres in size, so there was only so much
room to put in a trail. He assured the Commission that he would satisfy the Trails Committee
before final approval, but he did not think it was right to put a hold on the application for that
reason. The proposal met the requirements of City Code, and they had been very consistent with
their submittals throughout this process.

Breezy Anson said that he would like to get a trail master plan for both this property and his
parent’s property to the south. A trail on the subject property probably wouldn’t be useful, but if
the trail were to connect into his parent’s property when it was developed, it could be very
beneficial to the residents. He stated that he would sit down with the developer this week and try
to put a plan together.

MOTION: Bryce Higbee moved to recommend approval of the proposed Alpine View Estates
PRD Final Plat with the following conditions:

1. The Developer provide an easement for the temporary turn-a-round prior to recording

2. The Developer provide a utility easement for the offsite utilities prior to recording

3. The Developer vacate the storm drain easement on lots 4 — 6 of the Alpine Ridge
Phase 1 Amended Plat

4. The Developer either remove the existing buildings located at 391 N 400 W and 305

N 400 W prior to recording the plat or provide a bond to cover the costs of doing so

Water source and/or water right requirements are met

Trail be shown on final plat, with approved alignment of Trails Committee

7. Developer work with the City Attorney on Lot 20

oo
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John Mackay seconded the motion. The motion passed with 5 Ayes and 0 Nays. Bryce Higbee,
Alan MacDonald, John Mackay, David Fotheringham, and Jane Griener all voted Aye.

B. Concept Plan Review — Lambert Park Bowery — Will Jones
Austin Roy reminded the Commission that two concept plans for the Lambert Park Bowery had
been discussed by the Planning Commission at two previous meetings. Based on their feedback,
a revised plan was created. He presented the revised plan and said that this version incorporated
the amphitheater from Plan A and the parking from Plan B. There was also some additional
parking, another restroom, some RV parking areas and camping spots.

Will Jones identified the open fields which would be used for potential overflow parking during
the rodeo. He reported that parts of the project would be completed through public volunteer
efforts, and some would be contracted work.

The Planning Commission reviewed the look and design of the entrance sign.

MOTION: Jane Griener moved to recommended approval of the Lambert Park Bowery Concept
Plan.

Alan MacDonald seconded the motion. The motion passed with 5 Ayes and 0 Nays. Bryce
Higbee, Alan MacDonald, John Mackay, David Fotheringham, and Jane Griener all voted Aye.

C. Development Code Review — Article 3.3 — 3.7 — CR-20,000; CR-40,000; CE-5;
Business Commercial
Austin Roy explained that the Planning Commission was reviewing sections of the City Code for
the General Plan update. Sylvia Christiansen had already sent staff an email with some
grammatical changes and other recommended changes.

Jed Muhlestein presented Section 3.4.4 which addressed non-conforming lots in relation to the
slope. About three years ago, the Commission changed the way the City calculated slope, but he
found that it wasn’t working as well as they had hoped. He suggested that they go back to the
previous calculations and see if there was a better way to make it work. Going back to the old
way would also help to limit development on the hillside. He recommended that if they brought
this method back, they include an exception process to assist developers who were trying to
straighten their lot lines. The Planning Commission was in favor of researching this option.

IV.COMMUNICATIONS
Jane Griener expressed her condolences to Carla Merrill and her family on the loss of their son.

Austin Roy noted that the next Planning Commission meeting would be held on August 21,
2018.

The Commissioners expressed their thanks to Will Jones for spending his own money on the
Lambert Park Master Plan.
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V. APPROVAL OF PLANNING COMMISSION MINUTES: June 19, 2018
MOTION: Bryce Higbee moved to approve the minutes for June 19, 2018, as amended.

John Mackay seconded the motion. The motion passed with 5 Ayes and 0 Nays. Bryce Higbee,
Alan MacDonald, John Mackay, David Fotheringham, and Jane Griener all voted Aye.

ADJOURN

David Fotheringham stated that the Planning Commission had covered all the items on the
agenda and adjourned the meeting at 8:30 p.m.
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ALPINE CITY PLANNING COMMISSION MEETING
Alpine City Hall, 20 North Main, Alpine, UT
August 21, 2018

I. GENERAL BUSINESS

A. Welcome and Roll Call: The meeting was called to order at 7:00 pm by Chairman Dave
Fotheringham. The following were present and constituted a quorum:

Chairman Dave Fotheringham

Commission Members: Bryce Higbee, Alan MacDonald; John MacKay, Jane Griener, John Gubler,
Sylvia Christiansen

Staff: Charmayne Warnock, Austin Roy, Jed Muhlestein

Others: Alan Cottle, Jeremy King, Val Killian, Linda Childs, William Veach, Erin Darlington, Velia
Dayton, Ross Beck, Brig Arnold, MacKenzie Arnold, Will Jones, Alan Gilman, Carolynn Lambert,
Daniel Noot, Garrett Noot, Walter Noot, Tom Watkins, Christy Collins, Shirley Barnes, Rachel Layton

B. Prayer/Opening Comments: Dave Fotheringham
C. Pledge of Allegiance: Daniel and Garrett Noot

I1. PUBLIC COMMENT

Tom Watkins — Summit Way. He said he’d heard Summit Pointe was not on the agenda because they had
to go through a few more hoops, which was good. He said the number of homes projected for the
development in Draper was a lot more than the number of homes in Alpine in that area that would be
affected by a connection to Draper. He said Mayor Wimmer had pointed out that the City granted a
Hartvigsen a right-of-way to his property because they could not landlock him. Was that the only
easement granted? He asked if the City still owned the land between Lakeview and the proposed
development.

Austin Roy said there were two easements. One was the Hartvigsen easement and the other was a piece of
land at the west end of Lakeview Drive to access Summit Point.

Jed Muhlestein said the easement on Lakeview Drive was to provide access to the Summit Point property.
It was a 54-foot right-of-way and was shown on the recorded plat. There were no other written documents
regarding the easement. In response to a question from Jane Griener about whether the easement was
intended only as access for the property owner, he said he had no knowledge of any legal intentions. John
MacKay asked if that issue could be researched with legal counsel. Mr. Muhlestein said they were doing
that.

There were no more comments and the Public Comment section of the meeting was closed.
I1l. ACTION ITEMS

A. PUBLIC HEARING - Senior Housing Overlay, 242 S. Main Street — Montdella
Introduction: City Planner Austin Roy introduced the developer’s request for a Senior Housing Overlay
zone at 242 S. Main Street. The proposed 55 and older senior housing development consisted of 27 units
on 3.87 acres. There were three access points, two off Main Street and one through the adjacent

commercial development where the fitness center was located. The plan showed a minimum of 20 feet
between the units and the property line, and a minimum setback of 25 feet from the flood plain to the
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nearest unit. The structures ranged in height from 26 feet to 30 feet with some single story and some two-
story units. Since it was located in the Gateway Historic District, there were certain requirements
including a historical appearance. The development would contain a trail along Dry Creek that would
potentially tie into the Dry Creek corridor trail. Each unit would have two parking spaces. Because the
development was on Main Street, staff recommended a traffic study be done. Staff felt the traffic impact
of the proposed development would be equal to or less than businesses that same space.

City Engineer Jed Muhlestein said the City was working with a traffic engineer to look at the additional
traffic impact on Main Street. The City’s Master Street Plan recommended minimizing ingress and egress
points along an arterial road. The proposed development showed two accesses onto Main Street which
were fairly close to each other. Staff would prefer to see just one access to comply with the Master Plan.
He said studies showed that senior housing developments typically generated only 30% of the traffic
generated by the usual residential area.

The Hearing was opened to public comment.

Walter Noot — River Meadow Drive. He said that when he came out of Red Pine Drive in the morning,
the cars for the charter school were lined up in double rows and it was difficult to get onto Main Street.
He’d been involved in an accident because of it. The cars blocked the intersection and the police couldn’t
do anything about it. He had talked to them and they said it had to be addressed by the City.

Christy Collins — 225 S. 100 W. She said her home was adjacent to the proposed development and
pointed out on the map where her home was located. She said the trail alignment encroached on their
property. She appreciated that a traffic study was being done but the biggest issue for them was the
encroachment on their property.

Linda Childs — Red Pine. She said she lived in one of the 55+ developments in Alpine and her biggest
concern was the traffic. There were times when she couldn’t get off Red Pine Drive onto Main Street
because of the cars. There were times when they couldn’t even get out of her development because cars
from the charter school were backing into there. She said people talked as if 55+ developments didn’t
generate traffic, but the people weren’t that old. They drove cars. They had family that visited. She said
she understood that they were not allowed access through the parking lot of the business district.

William Veach - 97 S. 100 W. He asked how long construction would take. He had kids that walked to
school at Mountainville and it was already hazardous. Construction traffic was different from community
traffic. He said a lot of trash and garbage came with new construction. He asked if the development would
affect property values. Jed Muhlestein said that in terms of trash, every construction had EPA regulations
that required a lot of inspections. This one would be by a river and inspections were required twice a
month.

Shirley Barnes - 411 E. 100 S. She said traffic was a big concern. Getting onto Main Street, especially
during school opening and closing was quite difficult. She was also concerned about property values in
the area. She said she would prefer no access onto Main Street at all.

Erin Darlington — Wildflower Circle. She said she had traffic concerns. In 55+ developments, only one
person had to be 55 or older. They could have a spouse that was younger and have kids living there. Plus
people who were 55 could still be driving to work every morning. That would be more car trips. She said
she would support senior housing somewhere off Main Street. She felt Main Street needed to be reserved
for commercial businesses. Senior housing could survive without fronting on Main Street but businesses
could not. She said she’d heard the development would underground parking and there would be stairs.
Would there be elevators?
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Will Jones — Grove Drive. He said the proposed trail running from Main Street to the creek would be a
Class A trail. It would be 8-feet wide and paved and would be a public access trail. It would not be on the
Collins’ property.

Valia Dayton — Preston Drive. She said she understood a similar project on the same ground had been
denied. Why was it denied? Dave Fotheringham said it wasn’t denied. The applicant did not continue
their petition and the property was sold. Jed Muhlestein said the big stumbling block was that it did not
conform to the regulations of the Gateway Historic Committee. The plan had the backs of the homes
facing Main Street.

Christy Collins — 100 West. She said she had seen erosion on the creek bed. Would that be fortified. The
developer said there would be a retaining wall.

Rachel Layton - Piccadilly Circle. She said cars coming from 100 South had a difficult time getting onto
Main Street because of the traffic. She said they’d moved from American Fork three years ago because
the city had promised their home wouldn’t back up to commercial, but they altered the city plan and they
had to move because it was so awful. She said people made plans based on zoning maps and city plans.
She said she was sure people like the Collins didn’t foresee townhomes in their backyard.

Brig Arnold - 215 S. 100 W. He said his property backed up to the majority of the proposed
development. The senior housing did not upset them at all as opposed to commercial businesses. He said
he was a little concerned about the density. 27 units seemed like a lot of units for that space.

Erin Darlington — Wildflower Circle. She said the main problem was the school and they hadn’t been able
to solve the traffic problem. There was no easy solution.

There were no more comments and the Hearing was closed.

B. Senior Housing Overlay Zone Recommendation — Montdella (242 S. Main Street) — Alan
Cottle. Chairman Dave Fotheringham invited the developer, Alan Cottle to discuss the proposed
development.

Alan Cottle said he would like to address the concerns that were raised under public comment.

o First, the Collins encroachment. He said they had been trying to accommodate the Alpine City
trail and would gladly move it off the Collins’ property.

e He said he used to be the VP of Hyatt and had built a lot of senior housing for the high-end
market. Most of the developments they built were much larger than this one would be. There
were federal laws that dealt with housing for citizens 55 and older. Cities could not deny them.
The 55+ housing was a gateway into assisted living, nursing homes, hospitals. There was no
development that would bring a lower impact to the area than the one they proposed. He said the
highest zoning designation Alpine had was commercial, and they were essentially downsizing
from commercial. There would be 300 percent more traffic on the road with commercial
businesses. Their proposal may not be ideal but from a traffic standpoint, they were the best
option.

o He said he liked the idea of having one main entrance off Main Street rather than two.

e According to Alpine’s rules on the overlay zone, only two units could be connected so they
would be building twin homes with one common wall.
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¢ He said not everyone moving into their homes would be 55. The anticipated ages ranged from 55
to 75. Studies showed that 80 percent of the people who purchased senior housing had lived
within a two-mile range of their new housing. It would be their neighbors buying the homes
because they no longer wanted an 8,000 square foot home, yet they wanted to be around their
neighbors and families. This development provided an opportunity for them to do that.

e The average construction time on such a project was 18 months to two years. They would try to
minimize the traffic impact and have major deliveries made during slack times.

e As far as property values, the homes would be 3,000 to 4,000 square feet with an option for
elevators which would cost an additional $30,000. Most of the homes would be rambler types
with a basement. Some would have a loft or reading room. The cost of the homes would be
between $400,000 to $700,000 depending on what people wanted. They would have the feel of
one-story units with a steeper roof. They would have two car garages and in some an extra hobby
garage.

e There would be street parking and guest parking in addition to parking in the driveways.

e For street view, people looking into the community from Main Street would see a lot of trees
rather than garage fronts. By design, they would stagger them. There would be a small
community center in front.

o He said the density was comparable or less to other such developments. The ordinance allowed
up to 24 units on about half the acreage.

e He expected it would take six months to plat the development and then begin work on
infrastructure.

o Useful facts. Twenty percent of the people in Alpine were 50 or older. Across the county, ten or
fifteen percent of the people were 50 or older.

e At last one person had to be 55 in order to purchase a unit. The HOA could create rules about
having teenage Kkids but it was nearly impossible to police. There may be some teens. Federal law
said that 20 percent of the housing in a 55+ development could be sold to people who were not 55
or older. That meant they could have four or five units owned by younger people. A variety of
ages made for a better community.

o  Street width within the development would be 24 feet. There were no interior sidewalks.

e There would be some retaining issue along the creek. There would be a detention basin on the
west side of the development.

Dave Fotheringham asked what measures would be taken along Dry Creek in the event of a 100-year
flood. Mr. Cottle said they would be looking at that with the Corp of Army Engineers and Alpine City.
Jed Muhlestein said the ordinance did not allow construction in the flood plain but they could have
minimal landscaping and trails.

Mr. Cottle wanted to know who would maintain the trail and hold the liability. If they built it, they
expected to transfer it to Alpine City unless the HOA was supposed to be responsible.

There were questions from Planning Commission members about how the development would actually
look since there were no elevations or renderings. Mr. Cottle showed some slides of other projects they’d
built. He said they didn’t want to invest a lot of money into design until they had some assurances from
the City for approval.

Bryce Higbee said the problem they ran into with the last development was that they wanted to know
what people were going to see. It was in the Gateway Historic Zone. They couldn’t just put the side of a
home on Main Street. The front strip was the biggest issue. Mr. Cottle said the part facing Main Street
would a courtyard and the community center. They were planning to make it open and inviting.
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Austin Roy said staff didn’t see any conflict with the ordinance and the intent of the Senior Housing
overlay.

Jed Muhlestein said the Overlay zone approval wouldn’t take effect until the development received final
approval.

MOTION: Sylvia Christiansen moved to recommend that the City Council approve a Senior Housing
Overlay for the proposed Montdella development at 242 S. Main Street. Alan MacDonald seconded.
Ayes: 5 Nays: 2. Motion passed

Ayes: Nays:
Alan MacDonald Bryce Higbee
John MacKay John Gubler

Dave Fotheringham
Jane Griener
Sylvia Christiansen

C. Retaining Wall Exception — 1312 E. 466 S. — Bearss residence: Jed Mulhlestein said that
the last time the Planning Commission met, they had a request for an exception on the height of a
retaining wall which was approved. This request was for a small section of retaining wall that would be
12 feet high. He had reviewed the permit and visited the site and recommended approval based on the
following findings:

1. Calculations were submitted which showed it could be safely constructed to that height. The
calculations would be independently reviewed prior to issuing a building permit.

2. The wall would not be seen from the nearest public ROW which was 980 feet from the
residence.

Alan Gilman asked about liability if someone fell off the wall. Jed Muhlestein said that question had
come up earlier. The attorney said a city could not require someone protect themselves, but if it affected
others, they could require a fence. That issue would be addressed later on the agenda.

MOTION: John Gubler moved to approve the retaining wall exception for the Bearss residence at 1312
East 466 South as recommended by staff. Alan McDonald seconded. Ayes: 6 Nays: 1 Motion passed.

Ayes: Nays:
Bryce Higbee Jane Griener

Alan MacDonald
John MacKay
Dave Fotheringham
John Gubler

Sylvia Christiansen

D. PUBLIC HEARING — Amending Article 3.32 of the Alpine City Development Code,
Retaining Walls: Jed Muhlestein reviewed the proposed amendments to the retaining wall ordinance.
Addressing the question of requiring fences on retaining walls, Mr. Muhlestein said that the city can’t
require homeowner to make themselves safe, but if they created an unsafe condition on the property, then
the code could require them to build a fence. Item 7 was added to Section 3.32.3 to address that situation.
Item 8 was added regarding the extension of retaining wall components beyond one’s property line. Other
amendments were to make it consistent with practice or provide clarity.
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Dave Fotheringham opened the meeting to public comment.

Tom Watkins — Summit way in Alpine. He said when Taylor Smith first brought the Summit Point
development to the City there were a lot of retaining walls, which would have been a nightmare. He
hoped this amendment would help.

There were no more comments and a motion was made.
MOTION: Bryce Higbee recommended approval of the proposed amendments to Section 3.32.3,

Retaining Walls, in the Alpine City Development Code. Jane Griener seconded. Ayes: 6. Nays: 1. Motion
passed.

Avyes: Nays:
Bryce Higbee Sylvia Christiansen

Alan MacDonald
John MacKay
Dave Fotheringham
Jane Griener

John Gubler

E. PUBLIC HEARING - Amending Article 4.8.4 of the Alpine City Development Code,
Construction and Improvements: Austin Roy said the proposed amendment to Section 4.8.4 of the
Alpine Development Code prohibited the commencement of site improvement or grading prior to
Planning Commission approval. The amendment changed it to City Council approval, which was how it
was done in practice.

Dave Fotheringham opened Hearing. There were no comments.
MOTION: John Gubler moved to approve the proposed amendment to Article 4.84. of the Alpine City

Development Code, Construction and Improvements. Jane Griener seconded. Ayes: 7 Nays: 0. Motion
passed.

Ayes: Nays:
Bryce Higbee none

Alan MacDonald
John MacKay
Dave Fotheringham
Jane Griener

John Gubler

Sylvia Christiansen

F. Landscaping Plan Review for Moyle Park — Will Jones: Austin Roy said the biggest
changes were to the parking along the entrance which would allow more parking than was currently
available. There were other minor changes throughout the park which were shown on the plan.

MOTION: Bryce Higbee moved to recommendation approval of the Moyle Park landscaping plan. Jane
Griener seconded. Ayes: 7 Nays: 0. Motion passed

Ayes: Nays:
Bryce Higbee none
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Alan MacDonald
John MacKay
Dave Fotheringham
Jane Griener

John Gubler

Sylvia Christiansen

G. Development Code Review — Article 3.9, Planned Residential Developments: David
Fotheringham recommended this item be postponed to a later meeting due to the time.

IV. COMMUNICATIONS

David Fotheringham and Bryce Higbee would both be gone for the next meeting. Since both the Chair
and Vice Chair, it was recommended they elect a substitute chairman pro tem.

MOTION: John Gubler nominated Jane Griener be the chairman pro tem for the next meeting. Alan
MacDonald seconded. Ayes: 7 Nays: 0. Motion passed.

Avyes: Nays:
Bryce Higbee none

Alan MacDonald
John MacKay
Dave Fotheringham
Jane Griener

John Gubler

Sylvia Christiansen

V. APPROVAL OF PLANNING COMMISSION MINUTES: The minutes to be approved at the next
meeting.

The meeting was adjourned at 9:10 pm.
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