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ARCADIA HEIGHTS / BENCHMARK / H ROCK
SMALL AREA PLAN

The current East Bench Master Plan, adopted in 1987, provided for preparation of
supplemental plans, in the “form of redevelopment plans, target area plans, or tactical
neighborhood studies” intended to address specific issues or areas of the East Bench as issues
were identified and changes occurred over time.

In 1995 the City received an annexation petition and preliminary development plan for a
portion of the Romney/Carson property, located east of Benchmark Subdivision. Prior to that,
other development had been proposed on several properties north of Arcadia Heights Subdivision
and east of Wasatch Drive. Even though the East Bench Master Plan addresses annexation issues
and foothill development in general, the City felt it would be wise to evaluate in greater depth the
issues, policies and standards that apply, or should apply, to this area before specific petitions for
annexation or development approval were accepted. In addition, concerns had been raised by
residents in the Plan Area relating to: the development potential and future impacts of existing
undeveloped lots on the neighborhood; traffic and access issues; preserving compatibility of scale
in established neighborhoods as property owners upgrade existing homes; and, park and open
space issues.

Based on the provision of the East Bench Master Plan referred to above, it was suggested
that this Small Area Plan be initiated to evaluate these issues.

Statement of Purpose

The purpose and intent of this Small Area Plan is to evaluate existing conditions within the
Plan Area, identify pertinent issues relating to existing and future land uses, and make
recommendations and establish policies for future land use and development of land within the
City’s boundaries as well as land which may be annexed in the future. Once adopted, it is the
- intent that this Plan be recognized as an amendment to the East Bench Master Plan.

Plan Area

The Plan Area is bounded on the south by Interstate 80, on the west by Foothill Drive, on
the north by 1700 South Street, and on the east by the boundary of the Wasatch National Forest.
This area contains some of the last parcels of undeveloped foothill property on the East Bench,
most of which are not yet within the City’s corporate boundaries.

Process
In March of 1997 the Salt Lake City Planning Commission recommended that a Steering

Committee be formed to oversee the development of this Small Area Plan. The following
individuals have participated as members of the Steering Commuttee:

Organization / Department Representative(s)
Planning Commission Andrea Barrows
Carlton Christensen
Craig Mariger
~ Jim McRea
Kimball Young
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Arcadia Heights / Benchmark
Community Council

H Rock Community Council

Tanta Lisa Clayton
Lynne Modesitt

Jerry Bergosh
Laurie Hoffman

Indian Hills Community Council Mike Zuhl
Sunset Oaks Community Council Tim Dee
Southeast Community Association Suzanne Weaver
Carrigan Cove Homeowners Kim Peterson
Romney Family Mel Romney
Tony Romney
Properties north of 2100 South and Scott Turville
west of Lakeline Drive
S.L.C. Public Utilities Chuck Call
S.L.C. Transportation Division Kevin Young
S.L.C. Planning Division Bill Wright

S.L.C. Council Office

S.L.C. Community Affairs

Janice Jardine

Pauline Zvonkovic

The Steering Committee held meetings every two weeks beginning on April 28, 1997, and
running through February 1998. The Salt Lake City Planning Division, represented by Craig
Hinckley and Doug Wheelwright, provided staff support to the Steering Committee. Additional
assistance was provided by John Swain, Director of Park Planning for Salt Lake City, and Ritchie
Taylor and Larry Kirby representing the Utah State Department of Transportation.

Issues & Recommendations

In its deliberations, the Steering Committee considered a wide range of issues which are
identified and discussed below under four general categories. These categories are: New Foothill
Development, Existing Development, Open Space & Recreation, and Traffic & Circulation. In the
remainder of this plan a brief discussion of each issue under these categories will be provided,
followed by the recommendation(s) relating to that issue.

There are two potential development sites within the Plan Area which require specific
recommendations. The first is on the Romney/Carson property east of Benchmark Subdivision
and the second consists of several properties in the middle of the Plan Area which have been
combined for a development proposed by Scott Turville. These two sites will be referred to below
as the “Romney Property” and the “Turville Property”.

There 1s also property located between the north end of Scenic Drive and the south end of
Mohawk Way which has been proposed for development in the past. This area is within the City’s
boundaries and was rezoned to FP (Foothill Preservation) as part of the Zoning rewrite in 1995.
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Due primarily to steep slopes, this property appears to have only limited development potential.

New Foothill Development

The issue of additional foothill development within the Plan Area has been hotly debated
for many years between those who would like to see areas preserved as open space providing
public access to the mountains and a visual amenity and those who view vacant foothill properties
as highly desirable, and valuable, development sites. Both of these viewpoints were well
represented on the Steering Committee for development of this Plan. The majority of those
Steering Committee members present at the meetings expressed the preference that no further
foothill development be considered. However, should the City consider such development, the
highest priority should be given to very low density residential proposals which will preserve the
unique beauty of the foothills, preserve wildlife habitat, provide access to recreation use and open
space, and minimize visual impacts and soil disturbances. The following sections identify issues
that should be considered if further development is considered.

Issue: Development Restrictions On Slopes Equal To Or Greater Than 30%

There are currently restrictions included in the City’s development code which prohibit
construction on slopes over 30% (a ratio of 3 vertical feet to 10 horizontal feet). Slopes equal to or
greater than 30% are considered to be undevelopable. This restriction applies to building
construction as well as construction of public improvements. This restriction has been established
for several reasons:

L. Environmental Impact, Life/Safety. The undeveloped foothills within the
Plan Area represent a delicate ecological balance. Soils are sandy and granular and in some
areas form only a very thin cover over the underlying bedrock. They are also highly
susceptible to erosion when the fragile vegetation cover is removed. When disturbance
occurs, the potential for erosion and/or property damage from slope failure (landslides) and
flooding due to increased velocity of runoff increases. This is especially true along the dry
south and west-facing slopes which are typical in the Plan Area. As slopes become
steeper, larger cuts and fills associated with construction are needed and larger areas are
disturbed. The steeper slopes are, the more difficult it is to restore land to a stable
condition.

2. Aesthetic Impact. The Wasatch Mountains surrounding Salt Lake City
create a natural setting which is one of the most spectacular of any city in the country.
There is a public interest in preserving this setting by establishing standards for site
development in the foothills designed to minimize visual impacts. The City has established
policies in its Master Plan for view corridor protection which identify the foothill panorama
as an asset for the community at large.

3. Costs for Delivery of Services and Maintenance of Public Facilities.
Services provided by the City include, among other things, police protection, fire
protection, garbage pickup, and snow removal. The City is also responsible for
maintaining public improvements such as streets, water systems, sewer systems, and storm
drainage systems. The cost to the public for providing these services is higher in areas of
steep terrain for the following reasons:

a. Streets in steeper foothill sites are generally at the high end of
allowable grades which may increase emergency response times in winter due to
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slick or temporarily impassable roads;

b. In summer, larger and heavier vehicles, such as fire engines and
garbage trucks, may have difficulty negotiating steeper streets when hot weather
has softened the asphalt surface;

C. Deformation of street paving caused by vehicle braking on downhill
stretches may require more frequent maintenance;

d. Erosion susceptibility from storm runoff is greater, causing larger
volumes of sediment to be deposited in storm drainage systems resulting in more
frequent maintenance.

4. Development difficulties. Steep land presents practical difficulties in
development such as designing/adapting a building to the site, providing driveway access at
reasonable grades, and providing usable outdoor living space.

In it’s discussions, the Steering Committee felt that a clear set of policies should be
established in order to provide consistent interpretation and application of this development
standard.

Recommendations:

I. It is the intent of this plan to reaffirm the principles and standards pertaining
to foothill development contained in the Salt Lake City Site Development Ordinance and
Zoning Ordinance. This recommendation applies to interpretation of 30% slopes as well as
to all other foothill development standards.

2. The current 30% slope restriction should be maintained.

5. Cuts and fills should be minimized in order to reduce the aesthetic impact on
hillsides. If cuts are necessary, material should be removed from the site rather than
deposited in areas which will only increase the area of disturbance. The maximum vertical
height of a cut should not exceed the current standard (15 feet).

4. It should be the intent of the City that the long term goal of repairing areas
disturbed by development should be to return the terrain, as near as possible, to a “natural”,
pre-development, condition. This should generally be done through re-grading of
disturbed areas rather than using retaining structures. Retaining structures should only be
considered when repairing near the maximum standard for cuts or where available space
does not permit re-grading to an acceptable slope. Grading, erosion control, retaining wall,
and revegetation plans should be reviewed and approved by the City prior to the beginning
of site development.

=9 Repair/reclamation should begin on the date construction begins, should

continue concurrently with the construction, and should be completed within 30 days after
construction ends.

Issue: Undevelopable Land

The subject of “undevelopable land” was discussed at some length by the Steering
Committee. Undevelopable land is land within a development which, due to steep slopes or other

Arcadia Heights / Benchmark / H Rock 4 10/6/98
Small Area Plan




limiting factors is not developable under the City’s current development standards. The primary
1ssue was whether these lands should remain in private ownership or become public land.

In the past, undevelopable land within proposed subdivisions has typically been identified
as such in the subdivision plat but has been incorporated as portions of lots. The exception to this
occurs in planned developments, such as Carrigan Cove, where the majority of undevelopable land
may be designated as common area with each property owner in the development having an equal,
undivided, interest. Some members of the Steering Committee suggested that property owners
appreciate ownership of the land even though it is not developable. In addition, when
undevelopable areas remain in private ownership, whether individually or by a Homeowner’s
Association, there is the ability to control/exclude non-residents or non-owners. However, one of
the problems with including undevelopable land in individual lots is that over time, as ownership
changes, it is difficult to monitor what occurs on these lots. Landscape development or
establishment of accessory uses may encroach into the area of the lot which is designated as
undevelopable and thus should remain undisturbed and maintained in its natural condition.

There is a public interest in preserving undevelopable land as open space or for recreation
use and various methods are available to accomplish this. These include: establishing conservation
easements which allow land to remain in private ownership and help insure long term open space
preservation; donation to a land trust or other public and/or non-profit organization whereby the
donor receives a tax benefit; sale of land to a land trust or other public and/or non-profit
organization at less than its market value (bargain sale) in which the donor would also receive a tax
benefit; or, sale of land to a land trust or other public and/or non-profit organization in fee simple at
market value.

Recommendations:

1. It should continue to be the City’s policy that undevelopable land be
preserved through acquisition, donation to a land trust, establishment of conservation or
access easements, or other mechanism.

.8 The City should budget funds annually for acquisition of lands to be
preserved as permanent open space and should also seek additional sources of public and
private funding for this purpose.

3 Undevelopable land within a proposed development should not be
considered in calculating permitted density.

4. In order to better control encroachment and minimize potential enforcement,
undevelopable land should not, insofar as possible, be incorporated into individual building
lots.

Issue: ~ Residential Density / Zoning Classification for Annexed Land

Several factors may affect the ultimate development pattern and density of land within the
Plan Area which is currently vacant and is not under the City’s jurisdiction. These factors include
slope, topographic features, orientation, natural hazards, availability of services, and/or the ability
to provide services which are not currently available. As the Steering Committee discussed this
issue, it soon became clear that the steepness of slope was the most critical of these factors in
arriving at an overall density.

Recommendations:
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Issue:

1. Residents and public sentiment have expressed opposition to any further
foothill development. Properties which are undeveloped should remain as they are in order
to maintain the aesthetic qualities of the foothills and the City’s natural, undeveloped
mountainous backdrop. Public acquisition of these areas is encouraged.

2. If additional development is considered, it should be very low density that
does not impair the natural qualities of the area and preserves the maximum amount of open
space. Restrictions on development affecting slopes equal to or greater than 30% should be
strictly enforced and interpreted according to written administrative policies established by
the City. Gated developments should be strongly discouraged

3. The southern end of Scenic Drive should be extended with an appropriate
terminus to accommodate not more than three to four additional homes.
4. Development around the cul-de-sac at the north end of Lakeline Drive
should be completed with not more than three to four additional homes.
=8 The following policies should be taken into consideration when determining
the zoning classification for properties which may be annexed in the future;
a. Lots should be a minimum of one half acre in size;
b. Not more than four additional lots should be permitted at the south

end of Scenic Drive and not more than four additional lots should be permitted at
the north end of Lakeline Drive;

C. New lots should be oriented to a new cul-de-sac, or other terminus,
at the south end of Scenic Drive and to the existing cul-de-sac at the north end of
Lakeline Drive;

d. all new lots should conform to the dimensional and height standards
of the FR-2 Zone and to all established Foothill Development Standards.

Utlity Service

Public utility systems (water, sewer, and storm drainage) are in place and serving the

existing neighborhoods in the Plan Area although some elements of the sanitary sewer system, as
identified in the East Bench Master Plan, are inadequate and need to be upgraded. The Salt Lake
City Public Utilities Department has evaluated the capacity of these systems to serve additional
development on the Romney and Turville Properties and its recommendations, subject to review
and approval of final plans, are listed below

Recommendations:

1, Any costs relating to increased impacts created by new development should
be paid for by the developer.

2. Water Service.

a. Romney Property . This subdivision is located on the upper edge of
the distribution zone. Water service can be provided to the second floor of a
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dwelling to a maximum elevation of 5190 (USGS datum). Each lot will need to be
evaluated on a case by case basis. New distribution water lines will need to be
installed as part of the subdivision development. Any habitable areas above
elevation 5190 will require new pumping and reservoir facilities. (For planning and
mapping purposes a ground, or main floor, elevation of 5175 (USGS) should be
assumed)

b. Turville Property. This area can be serviced from existing pumping
and reservoir facilities in Carrigan Cove Subdivision. New distribution water lines
will need to be installed as part of the subdivision development.

3. Sewer Service.

a. Romney Property. Sewer lines from this development would be
connected to existing sewer lines in Benchmark Subdivision. Downstream facilities
appear to be adequate to handle this additional flow.

b. Turville Property. Sewer lines from this development are proposed
to be routed through easements and existing rights-of-way to 2100 South Street,
All of this flow will be collected in an existing 8-inch line crossing Foothill Drive.
This collection line is currently overloaded and will require up-sizing in order to
accommodate the projected flow from this proposed subdivision.

4. Storm Drainage. Drainage system design for both proposed subdivisions
will need to comply with the City’s Restricted Discharge Policy. This policy restricts
discharge from a site to .2 cubic feet per second per acre for the 24-hour 100-year storm.

5. Capital improvements to sanitary sewer system identified in the East Bench
Master Plan should be completed.

Issue: Annexation Policy

The 1997 Utah Legislature amended the State’s annexation law in several significant ways.
Among other things, it is no longer required that developers proposing projects within 1/2 mile of a
municipal boundary petition for annexation. The only incentive for doing so at present is the need
for municipal services, as required for developed land, which are not available, or cannot be
provided, in the County.

In Resolution 20 of 1982 (February 2, 1982), the City formalized its policy on providing
water service to developments outside the City limits. This Resolution states, in part, that water
will only be provided on the condition “that the requesting entity, when it is possible to annex, is
officially annexed to the City, or where not immediately possible, agrees to annex when annexation
potential exists under State law”. Since it is in the City’s best interest to have input in planning for
compatible land uses at its borders, the City should continue to require that undeveloped land be
annexed prior to development.

Recommendation:

L It should continue to be the City’s policy that municipal water and sewer
service will not be provided to new developments unless they are located within the City
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Issue:

limits.

Environmental Hazards

The Steering Committee discussed various environmental hazards which, due to

topography or location within the study, may affect development. These natural hazards may

include rockfall, areas which may be impacted by debris flow, seismic hazards, and/or wild fire.

Concern has also been expressed about potential “man-made” hazards such as failure of rock
retaining walls or damage to and/or failure of major infrastructure such as water lines.

Recommendations:

1. Rockfall. Rockfall may be caused by ground shaking from an earthquake
or by frost action. An area of potential rockfall, associated with an abandoned rock quarry,
has been identified on the Romney Property. The Geologic and Geotechnical
Investigation, Romney/Carson Property (Applied Geotechnical Engineering Consultants,
1995), made the following recommendations:

“The source of rockfall hazard identified at the site appears to be relatively small.
These areas could be avoided. Alternatively, scaling of rocks which could be
dislodged from slopes above the site would likely be the most feasible mitigation
measure, if residential construction is planned in the rock runout zones.
Alternatively, berms could be constructed at the base of the slope to deflect or stop
rocks from encroaching on areas proposed for development.”

If development takes place on the site in the potential rockfall zone, the recommendations of
the Geologic and Geotechnical Investigation should be implemented.

2. Debris Flow. Natural debris flows are a mixture of water, rock, soil, and
other debris which typically originate in steep confined canyons and are triggered by rapid
runoff from snow melt or summer thunder storms. Two ravines exist on the Romney
Property which have the potential for generating debris flows. However, a geotechnical
investigation completed in 1995 indicates that the potential is relatively low at the present
time. Even so, these areas should be avoided as potential building sites

3. Seismic Hazards. The primary mapped segments of the Wasatch Fault
Zone are located approximately two miles to the west of the Plan Area in the vicinity of
1300 East. An apparently unrelated fault has also been mapped in Carrigan Canyon
(Personius and Scott, 1992). The Engineering geology Evaluation and Geotechnical
Investigation, Carrigan Cove Subdivision (Chen & Associates, 1981), addressed this fault
as follows:

“The ancient fault ... strikes parallel to the north slope of Carrigan Canyon and is
inactive. It has been estimated that movement along this fault has not occurred
within the last 3 million years (Van Horn, 1972). Setbacks or special design
considerations along this fault, for the proposed development, are not warranted.”

It appears that the primary concern relating to seismic activity is ground shaking resulting
from earthquakes along the primary, active, segment of the Wasatch Fault Zone. In order
to minimize potential property damage, all building construction should be performed in
strict conformance with building code standards for Seismic Zome 3. All critical
infrastructure improvements should be designed and constructed to comply with standards
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for Seismic Zone 4.

4. Wild Fire. There have been incidents in the recent past where fires in the
foothills have threatened residential properties. In order to minimize potential property
damage, the use of fire resistant roofing and exterior finish materials should be encouraged
for all homes constructed in the foothills. In addition, the City should consider enacting an
ordinance requiring that an acceptable open area buffer be maintained around all homes.
Access routes for emergency vehicles should also be designated and maintained without
obstructions.

5. Man-made Hazards.

a. Rock retaining walls. Rock retaining walls, if not properly
constructed, may represent hazard similar to natural rockfall. Rocks may be
dislodged from such structures due to saturation of the ground around the
wall, frost action, or ground shaking resulting from an earthquake.
Therefore, engineering and construction standards for rock retaining walls
should be developed and adopted by the City. ‘

b. Infrastructure Damage. In October 1997 a water transmission line
below the “H Rock” ruptured causing serious erosion and property damage
below the break. This water line is scheduled for replacement in 1998.
However, in order to help minimize the future incidents, it is recommended
that:

1: future pipelines be constructed to Seismic Zone 4 standards,
as recommended in #3 above; and,

ii. that additional shut-off valves be insfa]led on water and

sewer lines so that breaks can be isolated, and the affected sections
of the system shut down, as quickly as possible.

Issue: Wildlife Habitat

The current East Bench Master Plan addresses this issue as follows.

“East Bench foothills provide an important habitat for numerous wildlife species and critical
winter habitat for Mule Deer. Recent hard winters have forced deer and elk into existing
subdivisions to browse on trees, shrubs, and other vegetation around homes. In some areas,
damage to ornamental vegetation is extensive.

Development may continue regardless of the effect on wildlife, and owners of foothill
properties will continually have problems with deer in harsh winters. The following steps are
recommended as a means of improving compatibility between deer herds and foothill
developments.

* Provide deer feeding and grazing area as a part of each subdivision.

* Cluster homes to preserve larger open areas.

* Plant types of vegetation that can be protected from deer by wrapping with burlap
during winter months.
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* Plant vegetation for deer grazing in undeveloped foothill areas.
* Fence areas of critical concern to keep deer out.

The City and State should work with property owners to accomplish these tasks. City
ordinances should be modified to require feeding areas. Developers should design projects with
habitat preservation in mind and fence critical areas, such as areas containing expensive
landscaping, to keep deer out. The State should continue to revegetate foothill areas and assist all
private efforts to protect wildlife habitat.”

Recommendations:

1. This plan reaffirms the recommendations of the current East Bench Master
Plan as quoted above.

2. Critical habitat areas and migration routes should be identified and preserved
as open space.

3. In order to help implement recommendations above relating to landscaping
and planting for grazing, the City should develop a plant list which includes “deer-proof”
species as well as species that are attractive to deer and other wildlife.

4. A set of parallel fences have been constructed running south from the end of
Devonshire Drive. These were intended to designate and preserve access for the
Bonneville Shoreline Trail. However, this fenced corridor has become a “trap” for deer
moving through the area. This barrier should be modified to alleviate this problem by
reducing the height of the fences from six feet to four feet.

Existing Development

Issue: Lots in Approved Subdivisions Which Have Not Been Built Upon

Over the years, a number of lots have been approved and recorded in the Plan Area which,
so far, have not been built upon. There may be several reasons for this: lots may have been
purchased on speculation; lots may have been purchased by an individual who plans to build at
some time in the future; or, physical characteristics of the lot present a challenge to development.
Time will resolve the first two conditions. The third condition is particularly relevant in
Benchmark Subdivision which was designed and approved under less stringent foothill
development standards than are currently in effect.

Recommendations:

1. Existing zoning of developed neighborhoods within the Plan Area should
remain unchanged except as recommended under “Maintaining Character/Compatibility in
Established Neighborhoods™ below.

2. Even though some lots may be difficult to develop, all future development
should be required to strictly comply with all applicable setback, height, and site
development standards. In cases where larger lots would provide more flexibility in
designing and constructing homes to meet these standards, owners/developers should be
encouraged to combine lots.
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