PLANNING COMMISSION STAFF REPORT

Soleil Cove Subdivision & Planned Development

PLNSUB2010-00154 & PLNSUB2010-00301
2178 E 1700 South
Public Hearing: August 11, 2010
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Planning Division
Department of Community &
Economic Development

Applicant:
Craig Anderson, Sequoia Development

Staff:
Michael Maloy, (801) 535-7118
michael.maloy@slcgov.com

Tax ID:
16-15-179-027

Current Zone:
R-1-7000 Single-Family Residential District

Lot Size:
1.92 + acres (~ 83,635 ft?)

Master Plan Designation:
Low Density Residential—Sugar House
Master Plan (published October 2005)

Council District:
District 6 — J.T. Martin

Community Council:
Sugar House Community Council — Philip
Carlson, Chair

Current Use:
Single-Family Residential

Applicable Land Use Regulations:

o Title 20 Subdivisions

e Section 21A.24.060 R-1/7000 Single-
Family Residential District

e Chapter 21A.55 Planned Development

Notification:

e Notice mailed July 30, 2010

¢ Sign posted July 30, 2010

e Posted to Planning Division and Utah State
Public Meeting websites July 30, 2010

Attachments:

. Preliminary Subdivision Plat

. Subdivision Development Plans

. Applicant’s Narrative

. Proposed Architectural Elevations

. Article of Improvements from CC&R
Public Comments

. Sugarhouse Community Council
Comments

H. Department Comments
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Request

The applicant, Craig Anderson, has requested approval of a preliminary
subdivision plat comprised of eight residential lots, one of which is a flag lot
that requires planned development approval.

Recommendation

Staff recommends the Planning Commission approve Petition
PLNSUB2010-00154 for a preliminary subdivision comprised of eight lots
and Petition PLNSUB2010-00301 for a planned development to allow a flag
lot and modification of the front yard setback subject to compliance with the
following conditions:

1. The proposed development is subject to compliance with all applicable
comments and regulations as noted within Attachment H — Department
Comments.

2. The proposed development shall provide a solid privacy fence around
the entire perimeter of the development prior to construction of the first
dwelling unit.

3. To create a more pleasing environment, applicant shall submit a tree
preservation plan and a uniform street tree planting to the Planning
Director for final approval. Street trees are to be planted on 25 foot
centers within the park strip, and should be deciduous with a spreading
canopy to create shade while permitting vehicles to drive underneath.

4. Modification of the minimum front setback from 20 feet to 10 feet for
primary structures, shall not apply to the proposed flag lot; attached
garages must maintain a minimum 20 foot front setback.

5. With exception for providing two access points, the planned
development shall comply with Sugarhouse Community Master Plan
policies for planned developments.

6. Applicant shall modify subdivision development plans to provide a 24
foot wide access strip, a 16 foot wide driveway, and 4 feet of
landscaping on each side of driveway for the flag lot.

7. Applicant shall provide a continuous high back curb, with 6 foot wide
park strip, and a five foot wide sidewalk along the entire length of street
and cul-de-sac.

8. Applicant shall prepare and submit to the City a final subdivision
application and plat.

9. Final subdivision plat shall be recorded within 18 months of preliminary
approval.

10. Any future development associated with this property will require that
all inadequate or absent public improvements be brought into
compliance with City standards. Additionally, any future development
will be subject to requirements of the zoning ordinance.
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Background

Project Description

The applicant, Craig Anderson, recently purchased the subject property, which is located at 2178 E 1700 South
Street and contains a single-family dwelling on approximately 1.92 acres. The applicant intends to demolish the
existing dwelling and subdivide the property into eight (8) single-family lots (see Attachment C — Applicant’s
Narrative). The proposed subdivision would be accessible from a new street that extends south approximately
194 feet from 1700 South Street and ends in a cul-de-sac. Following construction, the short street and cul-de-sac
would become part of the public right-of-way (see Attachment A — Preliminary Subdivision Plat).

The subject property is zoned R-1/7,000 Single-Family Residential District. City Code 21A.24.200 provides the
following summary of “yard and bulk requirements” for the R-1/7,000 District:

District Minimum Minimum Maximum Minimum Minimum Minimum Interior | Minimum Maximum Required
Symbol Lot Area Lot Width Building Front Yard | Corner Side | Side Yard Rear Yard Building Landscape
Height Yard Coverage Yard
R-1/7000 | 7,000sqft | 50 ft 28 ft 20 ft 20 ft Corner lots: 6 ft 25 ft 40% Front and
measured to Interior lots: 6 ft corner side
the ridge of on one side and yards
the roof 10 ft on the other

Within the proposed subdivision, known as Soleil Cove, Lot 3 is a “flag lot” (see Attachment B — Subdivision
Development Plans). City Code 20.08.120 defines a flag lot as “a lot with the buildable area at a distance from a
public street, and with a narrow extension or access strip to connect the buildable area to the street.” In addition
to the above zoning regulations, the proposed flag lot is subject to the following City Code:

21A.24.010.G. Flag Lots in Residential Districts: Flag lots are a permitted use only as part of a new
subdivision in the FP, FR-1, FR-2 and FR-3 districts. Flag lots in all other residential districts, unless being
approved through the planned development process, may be allowed as a conditional use pursuant to
chapter 21A.54 of this title, provided the planning commission finds the flag lot proposal to be compatible
with the existing pattern of property development of the surrounding area...(italics added for emphasis).

Upon receipt of Petition PLNSUB2010-00154 for preliminary subdivision approval, staff questioned whether or
not the proposed flag lot was “compatible with the existing pattern of property development of the surrounding
area.” Based on a review of aerial photography and parcel data, staff determined that the nearest flag lot was
located at 1867 E 2100 South, or 0.61 of a mile away from the subject property. Whereas the immediate
neighborhood does not have an “existing pattern” of flag lot development, the applicant submitted Petition
PLNSUB2010-00301 for a planned development (as per City Code). In addition to the proposed flag lot, the
applicant requests approval of the following modifications of City Code (see Attachment C — Applicant’s
Narrative):

1. Reduction of the minimum front yard setback from 20 feet to 10 feet for all proposed dwellings, while
maintaining the existing 20 foot minimum front yard setback for attached garages.

2. Removal of park strip around the cul-de-sac, and use of “rolled curb” in place of standard “high back”
curb.

3. Increase allowable building height from 28 feet to 32 feet.

Section 21A.55.030 of the zoning title grants the Planning Commission authority to modify certain zoning and
subdivision regulations when approving a planned development petition:

21A.55.030 Authority to Modify Regulations:

PLNSUB2010-00154 & 00301 Soleil Cove Subdivision & Planned Development 3 Published Date: July 8, 2010




In approving any planned development, the planning commission may change, alter, modify or waive any
provisions of this title or of the city's subdivision regulations as they apply to the proposed planned
development; however, additional building height may not be approved in the FR, R-1, SR, or R-2 zoning
districts. In zoning districts other than the FR, R-1, SR, or R-2 districts, the planning commission may
approve up to five feet (5") maximum of additional building height in accordance with the provisions of this
title if it further achieves one or more of the objectives in section 21A.55.010 of this chapter.

Public Participation

Public Comments
Prior to publication of this report, staff received written comments from eight separate property owners; five are
opposed to the development proposal, and three are in support (see Attachment F — Public Comments).

Community Council Comments

The applicant presented the proposed planned development to the Sugarhouse Community Council on May 5,
2010. During the meeting, most comments were supportive of the proposal. Following the meeting, staff
received a written summary on the petition from the Sugarhouse Community Council (see Attachment G —
Sugarhouse Community Council Comments).

Whereas the subject property is located on the border of the Bonneville Community Council, a separate Open
House meeting was held at the City and County Building on August 3, 2010. In addition to the applicant’s
development team and City staff, approximately 12 people attended the meeting. Most attendees were
concerned with potential negative impacts caused by the development. Some attendees requested lowering the
maximum height of dwellings to a single-story; others requested a solid privacy fence or masonry wall around
the development. Other issues discussed were; construction duration, construction noise, dust, security, on-
street parking, snow plowing, property values, and density.

City Department Comments

Comments were solicited from all applicable City Departments and Divisions on June 4, 2010. All respondents
recommended approval subject to compliance with City regulations and policies (see Attachment H —
Department Comments).

Analysis and Findings

Standards: Ordinance 20.20.070 lists the standards that have to be met for a minor subdivision to be approved.
These standards are listed below:

A. The minor subdivision will be in the best interests of the city.
Analysis: The proposed infill subdivision is compliant with this standard as it will efficiently utilize and
extend existing infrastructure. It will also allow development of property within a residential area that
would likely be underutilized.
Finding: Staff finds that the proposed subdivision is in the best interest of the city.

B. All lots comply with all applicable zoning standards.

Analysis: Based upon approval of the associated planned development petition, the proposed lots are
compliant with zoning regulations for the R-1/7,000 District.
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Finding: Staff finds that all lots comply with applicable zoning standards.
C. All necessary and required dedications are made.
Analysis: All necessary and required dedications will be made with the recording of the final plat.

Finding: Staff finds that all necessary and required dedications will be made upon recordation of the
final subdivision plat.

D. Provisions for the construction of any required public improvements are included.

Analysis: All plans for required public improvements must be submitted and approved prior to approval
of the final plat. As part of the planned development petition, the applicant requests approval to
construct a rolled curb instead of a standard high-back curb. Whereas rolled curbing allows vehicles to
easily drive upon adjacent park strips and sidewalks, staff does not recommend approval of this
particular request.

Finding: Staff finds that provisions for construction of any required public improvement must be
included as part of the final plat process; however staff does not recommend approval of rolled curbs
within the subdivision.

E. The subdivision otherwise complies with all applicable laws and regulations.

Analysis: The proposed subdivision is subject to numerous applicable laws and regulations. To assess
compliance with these regulations, staff forwarded the attached plans to all pertinent City Departments
for comment. In addition to the regulations discussed within this staff report, all subdivision
improvements will comply with all applicable City Departmental standards.

Finding: Staff finds that the proposed subdivision is compliant or will be made compliant with all
applicable laws and regulations.

Within the R-1/7,000 Single-Family Residential District, the following regulation also applies to the proposed
subdivision:

21A.24.060.G. Maximum Lot Size: With the exception of lots created by a subdivision plat, notice of
minor subdivision or minor subdivision amendments recorded in the office of the Salt Lake County
recorder, the maximum size of a new lot shall not exceed ten thousand five hundred (10,500) square feet.
Lots in excess of the maximum lot size may be created through the subdivision process subject to the
following standards (italics added for emphasis):

1. The size of the new lot is compatible with other lots on the same block face;
2. The configuration of the lot is compatible with other lots on the same block face; and
3. The relationship of the lot width to the lot depth is compatible with other lots on the same block face.

Analysis: All lots within the proposed subdivision meet or exceed the minimum lot size of 7,000 square
feet. Proposed lots range in size from 7,052 square feet or 0.162 of an acre (which is Lot 7) to 12,444 square
feet or 0.286 of an acre (which is Lot 3). However, only Lot 3, which is the proposed flag lot, exceeds the
maximum lot size allowed within the R-1/7,000 District. The average lot size on the existing block face
(excluding the subject property) is 0.32 of an acre.
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With regard to the configuration and dimensions of Lot 3, the proposed flag lot is somewhat unique to the
block face. Lot 3 is 101.16 feet wide and 109.1 feet deep, with a 20 foot wide access strip from the cul-de-
sac. While the width of Lot 3 is slightly more than the existing block face, the proposed lot depth is less.

Finding: Whereas the area of Lot 3 is similar to other lots on the existing block face, and the lot
configuration and relationship may be approved as part of a planned development, staff finds Lot 3 to be
compatible with other lots on the same block face.

City Code 21A.55.050: Standards for Planned Developments: The planning commission may approve,
approve with conditions, or deny a planned development based upon written findings of fact according to each
of the following standards. It is the responsibility of the applicant to provide written and graphic evidence
demonstrating compliance with the following standards:

A. Planned Development Objectives: The planned development shall meet the purpose statement for a
planned development and will achieve at least one of the objectives stated in said section;

Analysis: City Code 21A.55.010 provides the following purpose statement and objectives for planned
developments:

A planned development is intended to encourage the efficient use of land and resources, promoting
greater efficiency in public and utility services and encouraging innovation in the planning and building
of all types of development. Further, a planned development implements the purpose statement of the
zoning district in which the project is located, utilizing an alternative approach to the design of the
property and related physical facilities. A planned development will result in a more enhanced product
than would be achievable through strict application of land use regulations, while enabling the
development to be compatible and congruous with adjacent and nearby land developments. Through the
flexibility of the planned development regulations, the city seeks to achieve any of the following specific
objectives (italics added for emphasis):

A. Combination and coordination of architectural styles, building forms, building materials, and
building relationships;

B. Preservation and enhancement of desirable site characteristics such as natural topography, vegetation

and geologic features, and the prevention of soil erosion;

Preservation of buildings which are architecturally or historically significant or contribute to the

character of the city;

Use of design, landscape, or architectural features to create a pleasing environment;

Inclusion of special development amenities that are in the interest of the general public;

Elimination of blighted structures or incompatible uses through redevelopment or rehabilitation;

Inclusion of affordable housing with market rate housing; or

Utilization of "green” building techniques in development.

O
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Based on information received from the applicant, the proposed planned development seeks to achieve
objectives A, B, and D. With respect to objectives A and D, the applicant submitted Attachment D -
Proposed Architectural Elevations and Attachment E — Article of Improvements from CC&R for
Planning Commission review and consideration.

With respect to objective B, the applicant intends to preserve the mature vegetation and trees located on
the subject property that are outside of the buildable area for each lot. The applicant has also mentioned
a desire to relocate (where feasible) select mature trees impacted by the proposed development.
Although the applicant has submitted a preliminary survey of the subject property that notes the location
of trees, staff has not received a specific tree preservation plan from the applicant.
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Finding: Based on comments received from the Sugarhouse Community Council and from an Open
House meeting with adjacent residents, the proposal seems to satisfy objectives A and D of the planned
development purpose statement—except for the request for additional height which was not justified by
the applicant. However, to satisfy objective B, staff recommends the applicant submit a tree preservation
plan as a condition of approval. To create a more pleasing environment, staff also recommends that a
uniform street tree planting plan be submitted by the applicant. Street trees are to be planted on 25 foot
centers within the park strip. Street trees should be deciduous and have a spreading canopy to create
shade while permitting vehicles to drive underneath.

B. Master Plan and Zoning Ordinance Compliance: The proposed planned development shall be:

1. Consistent with any adopted policy set forth in the citywide, community, and/or small area master
plan and future land use map applicable to the site where the planned development will be located,
and

2. Allowed by the zone where the planned development will be located or by another applicable
provision of this title.

Analysis: The Sugarhouse Future Land Use Map identifies the property as Low Density Residential (5-
10 dwelling units per acre), which is intended “to preserve and protect the dominant, single-family
character of...neighborhoods by holding the density between five and ten...dwelling units per acre.”
The development proposal has a density rating of 5 units per acre, which is consistent with the
Sugarhouse Future Land Use Map.

In addition to the Future Land Use Map, the Sugarhouse Community Master Plan (SCMP) provides the
following statement and policies regarding flag lots:

The Sugar House Community contains several areas where lots are narrow and deep that may be
suitable for Flag Lot development. An opportunity exists for infill residential units using the Flag
Lot subdivision approach. If the residential lot is wide enough and the entire parcel is large enough,
a driveway can be built along the side of the existing house to access a new lot and house behind the
existing house. This approach of infill housing has been used in Sugar House in limited areas.
However, the neighborhood response has generally been very negative.

Concerns have centered on the integration of such “houses behind houses” into well-established
neighborhood blocks and how they may adversely affect the overall character of the area. When an
interior area of a block is developed for a Flag Lot, the privacy and open space that was originally
enjoyed by the neighboring residents is lost. The size, height and style of a new structure also have a
significant impact on the neighborhood character. Of particular concern is when new structures are
higher than adjoining homes due to existing grades

Balancing these issues are the rights of the property owner who owns a large portion of land that is
underutilized; and the fact that the cost of this open space is borne by the one, yet enjoyed by many.
Additionally, maintenance of these long deep lots can be problematic for some property owners. For
these individuals, the opportunity to subdivide and develop the rear area of the lot for an additional
home is viewed as a positive solution.

Policies
e Approve Flag Lots only if it is demonstrated that negative impacts can be minimized or avoided.
e Review Flag Lots under the following guidelines:

0 Preserve the existing privacy of the surrounding properties to the extent possible; and
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0 Support new structures of a similar scale that incorporate the desirable architectural design
features common throughout the neighborhood (SCMP, page 3).

The proposed flag lot does not appear to contain any unusual topography, but staff has received a written
request from an abutting property owner, Roger McConkie, that the applicant provide a masonry wall
(and a section of black iron fence) around the south and east sides of his property to preserve privacy.
Also, the proposed flag will maintain the minimum required setbacks, except for the front yard, which
has been requested by the applicant to be reduced from 20 feet to 10 feet. However, based on upon the
above statements and policies from the SCMP, comments from adjacent property owners, and City Code
21A.24.010.G Provisions for Flag Lots, staff recommends that the proposed setback modification not
apply to the flag lot.

The Sugarhouse Community Master Plan also provides the following statement and policies regarding
planned developments:

Another common approach to infill housing is the use of Planned Developments. If the applicant
desires some flexibility on zoning code standards in exchange for a higher level of design, the
Planned Development/ Conditional Use process is a useful alternative. However, the community has
expressed concern over the site plan and building design of many of these residential projects.
Planned Developments have typically been oriented toward the interior of the development with
only one access point so that the homes are isolated from the surrounding neighborhood. Planned
Developments have also limited access to nearby schools and churches. Additionally, features such
as sidewalks, street trees, and park strips that are standard for a subdivision development oftentimes
are not required. Consideration should be given to compatible building materials and design, which
are integral aspects of maintaining the community character (italics added for emphasis).

Policies

e Ensure the site and building design of residential Planned Developments are compatible and
integrated with the surrounding neighborhood.

e Discourage the development of “gated communities.”

e Review all proposed residential planned developments using the following guidelines:

0 Support new projects of a similar scale that incorporate the desirable architectural design
features common throughout the neighborhood;

0 Maintain an appropriate setback around the perimeter of the development;

o Position houses so that front doors and front yards face the street (italics added for
emphasis);

o0 Require front yards to be left open wherever possible. When front yard fences are provided,
they should be low and open;

o Design houses so that the garage doors do not predominate the front facade. Detached
garages are preferred with access from an alley wherever possible (italics added for
emphasis);

0 Design streets to be multi-purpose public spaces comfortable for the pedestrian and bicyclist,
not just as roads for cars;

0 Provide at least two access points wherever possible in order to connect the street system to
the larger street network to maintain an integrated network of streets; and

o0 Incorporate a pedestrian orientation into the site design of each project with sidewalks, park-
strips and street trees as well as trail ways wherever possible (SCMP, page 3, italics added
for emphasis).
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Based on a review of the planned development petition, the proposal does not appear to achieve each of
the SCMP policies for planned development. For example, the proposed development eliminates the
park strip and street trees around the cul-de-sac. With regard to architectural design, there are no
requirements to position the front door to face the street, or provide options for detached garages which
is common within the surrounding neighborhood. With exception to providing two access points, staff
recommends the planned development comply with the SCMP policies stated above.

With regard to planned developments being permitted within the R-1/7,000 District, Table 21A.55.060
of City Code states that a planned development must have a minimum area of 14,000 square feet—as
stated previously the subject property contains approximately 1.92 acres or 83,635 square feet, which
exceeds the minimum area requirement.

Finding: The proposed use is consistent with the Sugarhouse Future Land Use Map and is allowed
within the R-1/7,000 District; however it does not achieve all of the applicable SHCMP policy
statements.

C. Compatibility: The proposed planned development shall be compatible with the character of the site,
adjacent properties, and existing development within the vicinity of the site where the use will be
located. In determining compatibility, the planning commission shall consider:

1. Whether the street or other means of access to the site provide the necessary ingress/egress without
materially degrading the service level on such street/access or any adjacent street/access;

2. Whether the planned development and its location will create unusual pedestrian or vehicle traffic
patterns or volumes that would not be expected, based on:

a. Orientation of driveways and whether they direct traffic to major or local streets, and, if directed
to local streets, the impact on the safety, purpose, and character of these streets;

b. Parking area locations and size, and whether parking plans are likely to encourage street side
parking for the planned development which will adversely impact the reasonable use of adjacent
property;

c. Hours of peak traffic to the proposed planned development and whether such traffic will
unreasonably impair the use and enjoyment of adjacent property.

3. Whether the internal circulation system of the proposed planned development will be designed to
mitigate adverse impacts on adjacent property from motorized, non-motorized, and pedestrian
traffic;

4. Whether existing or proposed utility and public services will be adequate to support the proposed
planned development at normal service levels and will be designed in a manner to avoid adverse
impacts on adjacent land uses, public services, and utility resources;

5. Whether appropriate buffering or other mitigation measures, such as, but not limited to, landscaping,
setbacks, building location, sound attenuation, odor control, will be provided to protect adjacent land
uses from excessive light, noise, odor and visual impacts and other unusual disturbances from trash
collection, deliveries, and mechanical equipment resulting from the proposed planned development;
and

6. Whether the intensity, size, and scale of the proposed planned development is compatible with
adjacent properties.

If a proposed conditional use will result in new construction or substantial remodeling of a commercial
or mixed used development, the design of the premises where the use will be located shall conform to
the conditional building and site design review standards set forth in chapter 21A.59 of this title.

Analysis: The proposed planned development is for 8 single-family dwellings, surrounded by residential
development. Based upon a review of applicable Sugarhouse Community Master Plan policies and R-
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1/7,000 zoning district regulations, the proposal is reasonably compatible (or can be made compatible)
with existing development adjacent to the site.

With regard to appropriate buffering, the applicant intends to maintain as much of the mature vegetation
as possible, some of which is along current property lines or fences. However, based upon concerns
expressed by adjacent property owners, the applicant’s proposal does not seem to adequately satisfy this
issue. Unless otherwise negotiated to the satisfaction of the Planning Commission, staff recommends the
applicant provide a solid privacy fence surrounding the perimeter of the subject property prior to
construction of the first new dwelling.

With regard to engineering issues enumerated above, the Transportation Division, City Engineer, and
Public Utilities have reviewed the petition and recommended approval subject to compliance with City
Code and applicable policies.

Finding: With respect to vehicle access, vehicle circulation, parking area, and utility services, staff finds
the proposed planned development compatible with the character of the site, adjacent properties, and
existing development within the vicinity of the site where the use will be located. Furthermore, the
proposed use is permitted within the R-1/7,000 District. However, staff finds the proposal does not
adequately address buffering to protect adjacent land uses from noise, visual impacts and other unusual
disturbances resulting from the proposed planned development.

D. Landscaping: Existing mature vegetation on a given parcel for development shall be maintained.
Additional or new landscaping shall be appropriate for the scale of the development, and shall primarily
consist of drought tolerant species;

Analysis: As stated previously, the applicant intends to maintain existing mature vegetation where
feasible; however staff has not received a specific landscape preservation plan.

Finding: Proposal does not sufficiently comply with this standard. Staff recommends the applicant
submit a landscape preservation plan to the Planning Director for final review and approval.

E. Preservation: The proposed planned development shall preserve any historical, architectural, and
environmental features of the property;

Analysis: As stated previously, the proposed planned development includes demolition of an existing
single-family dwelling, which was originally permitted for construction on June 15, 1931. Although the
property is well-known within the neighborhood, and has served as a community gathering place for
holidays and other events, the existing building is not considered as historically or architecturally
significant. With regard to environmental features, the property contains mature vegetation, which the
applicant intends to preserve where feasible.

Finding: The proposed planned development will not impact any historically or architecturally
significant structure.

F. Compliance with Other Applicable Regulations: The proposed planned development shall comply
with any other applicable code or ordinance requirement.

Analysis: As stated previously, the subject property is located within the R-1/7,000 District and contains

a flag lot. As such, the proposed development is subject to compliance with additional regulations listed
within this staff report.
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Finding: Based upon a review of other applicable codes, staff does not find the petition wholly
compliant with applicable regulations (as noted within this staff report). However, staff finds the
proposed planned development may be reasonably modified to comply with applicable regulations.

21A.24.010.G. (General Provisions of) Flag Lots in Residential Districts: Flag lots are a permitted use only
as part of a new subdivision in the FP, FR-1, FR-2 and FR-3 districts. Flag lots in all other residential districts,
unless being approved through the planned development process, may be allowed as a conditional use pursuant
to chapter 21A.55 of this title, provided that the planning commission finds the flag lot proposal to be
compatible with the existing pattern of property development of the surrounding area. The planning commission
shall also make findings on the standards listed in subsections G1 through G14 of this section:

1.

In residential districts other than new subdivisions in the FP, FR-1, FR-2, FR-3 districts, flag lots shall
be approved only when one flag lot is proposed at the rear of an existing lot, unless being approved
through the planned development process;

Analysis: A portion of the proposed flag lot is located behind an existing lot located at 2158 E 1700
South Street, which is owned by Roger McConkie. However, because the proposed flag lot is not wholly
contained behind the “rear of an existing lot,” and a pattern of flag lot development does not exist within
the surrounding area, the applicant submitted petition PLNSUB2010-00301 for a planned development
(which is not a conditional use).

Finding: The proposed flag lot is part of petition PLNSUB2010-00301 for a proposed planned
development known as Soleil Cove.

Flag lots shall be used exclusively to provide lots for single-family residential dwellings;
Analysis: The proposed flag lot is for a single-family residential development.
Finding: The proposed flag lot shall be used exclusively for a single-family residential dwelling.

All lot and yard requirements applicable to flag lots shall apply to the main body of the flag lot. For flag
lots, the front yard shall begin at the point where the access strip joins the main body of the lot;

Analysis: The applicant is proposing to reduce the front yard setback as part of a planned development
petition PLNSUB2010-00301 (see page three). However, staff recommends that the planned
development setback modification not apply to the proposed flag lot.

Finding: Staff recommends that Lot 3 of the preliminary Soleil Cove subdivision comply with all lot
and yard requirements applicable to flag lots.

Except for the special provisions contained in this subsection G, the creation of a flag lot shall not result
in a violation of required lot area, lot width, yards or other applicable provisions of this title;

Analysis: The proposed flag lot is compliant, or can be made compliant, with all applicable provisions
of the zoning title.

Finding: Except for the special provisions contained in this subsection G, the proposed flag lot will not
result in a violation of required lot area, lot width, yards or other applicable provisions of the zoning
title.
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5. Flag lots shall have a minimum lot depth of one hundred feet (100") measured from the point where the
access strip joins the main body of the lot;

Analysis: The proposed flag lot has a lot depth of 101.16 feet.

Finding: The proposed flag lot exceeds the minimum depth of 100 feet when measured from the point
where the access strip joins the main body of the lot.

6. The flag lot access strip shall have minimum of twenty four feet (24') of frontage on a public street. No
portion of the flag lot access strip shall measure less than twenty four feet (24") in width between the
street right of way line and main body of the lot. A minimum sixteen foot (16') wide hard surfaced
driveway shall be provided along the entire length of the access strip. A four foot (4") minimum
landscape yard shall be provided on each side of the driveway. (See illustration in chapter 21A.62 of this
title.);

Analysis: The flag lot access strip is 20 feet wide, which is not in compliance with City Code.
Furthermore, the proposed subdivision development plans do not indicate the width of the driveway to
the body of the flag lot or required landscaping. Applicant should modify proposal to comply City Code.

Finding: Flag lot access strip does not comply with City Code.
7. Flag lots, including the access strip, shall be held in fee simple ownership;

Analysis: Fee simple ownership means the property owner is entitled to full enjoyment of the property,
limited only by zoning laws, deed or subdivision restrictions or covenants. Based on information
received from the applicant, the proposed flag lot and access strip are described as one lot, and will be
held in fee simple ownership.

Finding: The proposed flag lot, including the access strip, shall be held in fee simple ownership.

8. The minimum lot area of a flag lot shall not be less than 1.5 times the minimum lot area of the
applicable district. The lot area calculation excludes the lot access strip;

Analysis: The minimum lot area of a flag lot, excluding the lot access strip, within the R-1/7,000
District is 10,500 square feet. The area of the proposed flag lot, excluding the lot access strip, is
approximately 11,036 square feet.

Finding: The area of the proposed flag lot, excluding the lot access strip, is more than 1.5 times the
minimum lot area of the applicable district.

9. The minimum required side yard for a single-story building on a flag lot is ten feet (10"). If any portion
of the structure exceeds one story in height, all side yard setbacks shall meet the required rear yard
setback of the underlying zoning district. The planning commission may increase the side or rear yard
setback where there is a topographic change between lots;

Analysis: Based on information received from the applicant, and from field observations, the subject
property does not currently have a noticeable or unusual topographic change between lots. However,
preliminary development plans indicate that the existing grade falls approximately 12 feet from the
northeast corner of the proposed subdivision on Lot 8 adjacent to 1700 South, to the southwest corner of
Lot 3. Based on concerns from adjacent residents about ground water and potential flooding, it is
reasonable to assume that a grade change (to address drainage) in excess of 2 feet may occur within the
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development, which could impact this standard if the grade change between the proposed flag lot and
existing properties were significant.

Finding: Development of the proposed flag lot shall be subject to the additional setback provisions of
this standard. If a grade change of more than 2 feet occurs on the flag lot, the Planning Commission may
increase the side or rear yard setback of the lot.

10. Both the flag lot and any remnant property resulting from the creation of a flag lot (including existing
buildings and structures) shall meet the minimum lot area, width, frontage, setback, parking and all other
applicable zoning requirements of the underlying zoning district;

Analysis: Whereas the flag lot is part of a minor subdivision, the development will not create a remnant
property. Unless modified by approval of a planned development petition, all lots within the subdivision
will comply with all applicable zoning requirements of the underlying zoning district.

Finding: The proposed flag lot and subdivision shall meet the minimum lot area, width, frontage,
setback, parking and all other applicable zoning requirements of the underlying zoning district.

11. Any garage, whether attached to or detached from the main building, shall be located in the buildable
area of the lot;

Analysis: Although the development proposal does not specifically address this issue, staff is confident
the applicant will comply with this standard.

Finding: Applicant shall locate any garage, whether attached to or detached from the main building,
within the buildable area of the lot.

12. Accessory buildings other than garages may be located in the rear yard area, however, planning
commission approval is required for any accessory building that requires a building permit;

Analysis: A building permit for an accessory structure is required for any building over 120 square feet.
Although no accessory structure for Lot 3 has been proposed at this time, staff is confident the applicant
will comply with this standard.

Finding: Accessory buildings other than garages may be located in the rear yard area; however,
planning commission approval shall be required for any accessory building that requires a building
permit.

13. A four foot (4') wide landscaped strip is required along both side property lines from the front to rear lot
lines;

Analysis: Although the development proposal does not specifically address this issue, staff is confident
the applicant will comply with this standard. If preferable, the Planning Commission could require the
applicant to include a “no build area” notation (consistent with this standard) on the final subdivision
plat.

Finding: A four foot wide landscaped strip will be provided along both side property lines from the
front to rear lot lines.

14. Reflective house numbers shall be posted at the front of the access strip;
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Analysis: Although the development proposal does not specifically address this issue, staff is confident
the applicant will comply with this standard.

Finding: Reflective house numbers shall be posted at the front of the access strip.
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CONSTRUCTION NOTES

GENERAL
1. ALL MATERIALS AND CONSTRUCTION SHALL BE IN ACCORDANCE WITH SALT LAKE CITY STANDARDS.

2. CONTRACTOR AND APPLICABLE SUBCONTRACTORS SHALL ATTEND ALL PRE-CONSTRUCTION CONFERENCES
AND PERIODIC PROGRESS MEETINGS. PRIOR TO ANY WORK BEING PERFORMED, THE CONTRACTOR SHALL
CONTACT SALT LAKE CITY FOR A PRE-CONSTRUCTION CONFERENCE. CONTRACTOR SHALL AL SO NOTIFY THE
APPROPRIATE PROJECT CONTACTS {48) HOURS IN ADVANCE OF SAID MEETING.

3. CONTRACTOR SHALL BE RESPONSIBLE FOR ALL PUBLIC SAFETY AND OSHA STANDARDS.

4, THE CONTRACTOR SHAL L FAMILIARIZE HIM/HER SELF WITH THE PLANS, THE GEOLOGY REPORTS AND THE SITE
CONDITIONS PRIOR TO COMMENCING WORK. CONTRACTOR SHALL INSPECT THE SITE OF WORK PRIOR TO
BIDDING TO SATISFY THEMSELVES BY PERSONAL EXAMINATION OR BY SUCH OTHER MEANS AS THEY MAY PREFER,
OF THE LOCATION OF THE PROPOSED WORK, AND OF THE ACTUAL CONDITIONS OF AND AT THE SITE OF WORK.

CONDITIONS WHICH APPEAR TO THEM TO BE IN CONFLICT WITH THE LETTER OR SPIRIT OF THE PROJECT PLANS
AND SPECIFICATIONS, THEY SHALL CONTACT THE ENGINEER FOR ADDITIONAL INFORMATION AND EXPLANATION
BEFORE SUBMITTING THEIR BID.

SUBMISSION OF A BID BY THE CONTRACTOR SHALL CONSTITUTE ACKNOWLEDGMENT THAT, {F AWARDED THE
CONTRACT, THEY HAVE RELIED AND ARE RELYING ON THEIR OWN EXAMINATION OF (1) THE SITE OF THE WORK, {2)
ACCESS TO THE SITE, AND {3} ALL OTHER DATA AND MATTERS REQUISITE TO THE FULFILLMENT OF THE WORK AND
ON THEIR OWN KNOWLEDGE OF EXISTING FACILITIES ON AND IN THE VICINITY OF THE SITE OF THE WORK TO BE
CONSTRUCTED UNDER THIS CONTRACT.

THE INFORMATION PROVIDED BY THE OWNER OR THE ENGINEER [S NOT INTENDED TO BE A SUBSTITUTE FOR, OR
A SUPPLEMENT TO, THE INDEPENDENT VERIFICATION BY THE CONTRACTOR TO THE EXTENT SUCH INDEPENDENT
INVESTIGATION OF SITE CONDITIONS 1S DEEMED NECESSARY OR DESIRABLE BY THE CONTRACTOR. CONTRACTOR
SHALL ACKNOWLEDGE THAT THEY HAVE NOT RELIED SOLELY UPON OWNER OR ENGINEER FURNISHED
INFORMATION REGARDING SITE CONDITIONS IN PREPARING AND SUBMITTING THEIR BID.

5. ALL WORK SHALL COMPLY WITH THE AMERICAN PUBLIC WORKS ASSOCIATION UTAH CHAPTER (APWA) MANUAL
OF STANDARD SPECIFICATIONS 2002 EDITION AND THE MANUAL OF STANDARD PLANS 2002 EDITION. SAID
STANDARD SPECIFICATIONS AND PLANS SHALL BE SUBSIDIARY TO MORE STRINGENT REQUIREMENTS BY
APPLICABLE LOCAL JURISDICTION,

6. THE CONTRACTOR SHALL BE SKILLED AND REGULATORY ENGAGED IN THE GENERAL CLASS AND TYPE OF
WORK CALLED FOR IN THE PROJECT PLANS AND SPECIFICATIONS. THEREFORE, THE OWNER IS RELYING UPON
THE EXPERIENCE AND EXPERTISE OF THE CONTRACTOR, IT SHALL BE EXPECTED THAT THE PRICES PROVIDED
WITHIN THE CONTRACT DOCUMENTS SHALL INCLUDE ALL LABOR AND MATERIALS NECESSARY AND PROPER FOR
THE WORK CONTEMPLATED AND THAT THE WORK BE COMPLETED IN ACCORDANCE WITH THEIR TRUE INTENT AND
PURPOSE.

THE CONTRACTOR SHALL BE COMPETENT, KNOWLEDGEABLE AND HAVE SPECIAL SKILLS ON THE NATURE, EXTENT
AND INHERENT CONDITIONS OF THE WORK TO BE PERFORMED. CONTRACTOR SHALL ALSO ACKNOWLEDGE THAT
THERE ARE CERTAIN REGULAR AND INHERENT CONDITIONS EXISTENT IN THE CONSTRUCTION OF THE PARTICULAR
FACILITIES WHICH MAY CREATE, DURING THE CONSTRUCTION PROGRAM, UNUSUAL OR PECULIAR UNSAFE
CONDITIONS HAZARDOUS TO PERSONS, PROPERTY AND THE ENVIRONMENT, CONTRACTOR SHALL BE AWARE OF
SUCH PECULIAR RISKS AND HAVE THE SKILL AND EXPERIENCE TO FORESEE AND TO ADOPT PROTECTIVE
MEASURES TO ADEQUATELY AND SAFELY PERFORM THE CONSTRUCTION WORK WITH RESPECT TO SUCH
HAZARDS.

7. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL PERMITS AND LICENSES REQUIRED FOR THE
CONSTRUCTION AND COMPLETION OF THE PROJECT, AND SHALL PERFORM ALL WORK IN ACCORDANCE WITH THE
REQUIREMENTS AND CONDITIONS OF ALL PERMITS AND APPROVAL S APPLICABLE TO THIS PROJECT. THE
CONTRACTOR SHALL ENSURE THAT THE NECESSARY RIGHT-OF-WAY, EASEMENTS, AND/OR PERMITS ARE
SECURED PRIOR TO CONSTRUCTION. CONTRACTOR SHALL OBTAIN APPROPRIATE PERMITS WHERE APPLICABLE
FOR ANY WORK DONE WITHIN RIGHT-OF-WAY OR EASEMENTS FROM THE CITY OF SALT LAKE AND/OR UDOT.
CONTRACTOR SHALL NOTIFY CITY, COUNTY, AND/OR STATE, 24 HOURS IN ADVANCE OF COMMUNICATING THE
WORK, OR AS REQUIRED BY SAID PERMITS. ’

8. CONSTRUCTION STAKING FOR GRADING, CURB, GUTTER, SIDEWALK, SANITARY SEWER, STORM DRAIN, WATER,
AND ELECTROLIERS SHALL BE DONE BY THE OWNER'S SURVEYOR. THE CONTRACTOR SHALL NOTIFY THE
SURVEYOR FORTY-EIGHT (48) HOURS iN ADVANCE OF THE NEED FOR STAKING. ANY STAKING REQUESTED BY THE
CONTRACTOR OR THEIR SUBCONTRACTORS THAT IS ABOVE AND BEYOND STANDARD STAKING NEEDS, WILL BE
SUBJECT TO AN EXTRA WORK BACK CHARGE TO THE CONTRACTOR. THE CONTRACTOR SHALL EXERCISE DUE
CAUTION AND SHALL CAREFULLY PRESERVE BENCH MARKS, CONTROL POINTS, REFERENCE POINTS AND ALL
SURVEY STAKES, AND SHALL BEAR ALL EXPENSES FOR REPLACEMENT AND/OR ERRORS CAUSED BY THEIR
UNNECESSARY LOSS OR DISTURBANCE.

9. ITIS INTENDED THAT THESE PLANS AND SPECIFICATIONS REQUIRE ALL LABOR AND MATERIALS NECESSARY
AND PROPER FOR THE WORK CONTEMPLATED AND THAT THE WORK BE COMPLETED IN ACCORDANCE WI{TH THEIR
TRUE INTENT AND PURPOSE. THE CONTRACTOR SHALL NOTIFY THE ENGINEER IMMEDIATELY REGARDING ANY
DISCREPANCIES OR AMBIGUITIES WHICH MAY EXIST IN THE PLANS OR SPECIFICATIONS. THE ENGINEER'S
INTERPRETATION THEREOF SHALL BE CONCLUSIVE. THE CONTRACTOR SHALL BE HELD RESPONSIBLE FOR ANY
FIELD CHANGES MADE WITHOUT PRIOR WRITTEN AUTHORIZATION FROM THE OWNER AND/OR ENGINEER.

10. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ADEQUATELY SCHEDULING INSPECTION AND TESTING OF ALL
FACILITIES CONSTRUCTED UNDER THIS CONTRACT. ALL TESTING SHALL CONFORM TO THE REGULATORY
AGENCY'S STANDARD SPECIFICATIONS. ALL TESTING AND INSPECTION SHALL BE PAID FOR BY THE OWNER; ALL
RE-TESTING AND/OR REINSPECTION SHALL BE PAID FOR BY THE CONTRACTOR.

11. IF EXISTING iIMPROVEMENTS NEED TO BE DISTURBED AND/OR REMOVED FOR THE PROPER PLACEMENT OF
IMPROVEMENTS TO BE CONSTRUCTED BY THESE PLANS, THE CONTRACTOR SHALL BE RESPONSIELE FOR
PROTECTING EXISTING IMPROVEMENTS FROM DAMAGE. COST OF REPLACING OR REPAIRING EXISTING
IMPROVEMENTS SHALL BE INCLUDED IN THE UNIT PRICE BID FOR ITEMS REQUIRING REMOVAL AND/OR
REPLACEMENT OF EXISTING IMPROVEMENTS. THERE WILL BE NO EXTRA COST DUE THE CONTRACTOR FOR
REPLACING OR REPAIRING EXISTING IMPROVEMENTS. WHENEVER EXISTING FACILITIES ARE REMOVED, DAMAGED,
BROKEN, OR CUT IN THE INSTALLATION OF THE WORK COVERED BY THESE PLANS OR SPECIFICATIONS, SAID
FACILITIES SHALL BE REPLACED AT THE CONTRACTOR'S EXPENSE, AFTER PROPER BACKFILLING AND/OR
CONSTRUCTION, WITH MATERIALS EQUAL TO OR BETTER THAN THE MATERIALS USED IN THE ORIGINAL EXISTING
FACILITIES. THE FINISHED PRODUCT SHALL BE SUBJECT TO THE APPROVAL OF THE OWNER, THE ENGINEER, AND
THE RESPECTIVE REGULATORY AGENCY.

12,  THE CONTRACTOR SHALL MAINTAIN A NEATLY MARKED SET OF FULL-SIZE AS-BUILT RECORD DRAWINGS
SHOWING THE FINAL LOCATION AND LAYOUT OF ALL MECHANICAL; ELECTRICAL AND INSTRUMENTATION
EQUIPMENT; PIPING AND CONDUITS; STRUCTURES AND OTHER FACILITIES. THE AS-BUILTS OF THE ELECTRICAL
SYSTEM SHALL INCLUDE THE STREET LIGHT LAYOUT PLAN SHOWING LOCATION OF LIGHTS, CONDUITS,
CONDUCTORS, POINTS OF CONNECTIONS TO SERVICES, PULLBOXES, AND WIRE SIZES. AS-BUILT RECORD
DRAWINGS SHALL REFLECT CHANGE ORDERS, ACCOMMODATIONS, AND ADJUSTMENTS TO ALL IMPROVEMENTS
CONSTRUCTED. WHERE NECESSARY, SUPPLEMENTAL DRAWINGS SHALL BE PREPARED AND SUBMITTED BY THE
CONTRACTOR.

13,  PRIOR TO ACCEPTANCE OF THE PROJECT, THE CONTRACTOR SHALL DELIVER TO ENGINEER. ONE SET OF
NEATLY MARKED AS-BUILT RECORD DRAWINGS SHOWING THE INFORMATION REQUIRED ABOVE. AS-BUILT
RECORD DRAWINGS SHALL BE REVIEWED AND THE COMPLETE AS-BUILT RECORD DRAWING SET SHALL BE
CURRENT WITH ALL CHANGES AND DEVIATION REDLINED AS A PRECONDITION TO THE FINAL PROGRESS PAYMENT
APPROVAL AND/OR FINAL ACCEPTANCE.

UTILITIES

14. CONTRACTOR TO SPACE UTILITIES TO PROVIDE MINIMUM DISTANCES AS REQUIRED BY LOCAL, COUNTY,
STATE, AND INDIVIDUAL UTILITY CODES.

15. ALL UTILITIES ARE TO BE INSTALLED IN ACCORDANCE WITH THE CORRESPONDING AGENCY/DISTRICT
STANDARDS AND SPECIFICATION:

WATER - SALT LAKE CITY PUBLIC UTILITIES

SEWER - SALT LAKE CITY PUBLIC UTILITIES

STORM DRAIN/GROUNDWATER - SALT LAKE CITY

ELECTRICAL - ROCKY MOUNTAIN POWER

TELEPHONE - QWEST

NATURAL GAS - QUESTAR

16. COORDINATE ALL SERVICE LATERAL AND BUILDING CONNECTIONS WITH CORRESPONDING ARCHITECTURAL,
MECHANICAL OR ELECTRICAL DRAWING FOR LOCATION AND ELEVATION. NOTIFY ENGINEER IMMEDIATELY IF ANY
DISCREPANCIES ARE ENCOUNTERED.

17. ALL STORM DRAIN MANHOLES AND CATCH BASINS ARE TO BE PRECAST CONCRETE FROM APPROVED LOCAL
MANUFACTURER UNLESS OTHERWISE NOTED. AND COMPLY WITH SALT LAKE CITY STANDARD

18. ALL STORM WATER CONVEYANCE PIPING TO BE RCP - CLASS 3 OR EQUAL UNLESS OTHERWISE NOTED.
19. ALL ELECTRICAL CONDUITS/LINES TO BE PVC SCH 40 OR BETTER.

20. ALL GAS LINES TO BE HDPE WITH COPPER TRACER WIRE AND DETECTA TAPE. TERMINATE TRACER WIRE AT
APPROVED LOCATIONS.

21. ALL GAS LINE TAPS, VALVES AND CAPS TO BE FUSED USING ELECTRO - FUSION TECHNOLOGY.
22. ALL PHONE AND TV CONDUITS TO BE PVC SCH 40 OR BETTER.

23. NO GROUNDWATER OR DEBRIS TO BE ALLOWED TO ENTER THE NEW PIPE DURING CONSTRUCTION. THE OPEN
END OF ALL PIPES IS TO BE COVERED AND EFFECTIVELY SEALED AT THE END OF EACH DAYS WORK.

24, THE CONTRACTOR SHALL PROVIDE ALL SHORING, BRACING, SLOPING OR OTHER PROVISIONS NECESSARY TO
PROTECT WORKMEN FOR ALL AREAS TO BE EXCAVATED TO A DEPTH OF 4 OR MORE. FOR EXCAVATIONS 4 FEET
OR MORE IN DEPTH, THE CONTRACTOR SHALL COMPLY WITH {INDUSTRIAL COMMISSION OF UTAH SAFETY ORDERS
SECTION 68 - EXCAVATIONS, AND SECTION 69 - TRENCHES, ALONG WITH ANY LOCAL CODES OR ORDINANCES.

25. PRIOR TO OPENING AN EXCAVATION, EFFORT SHALL BE MADE TO DETERMINE WHETHER UNDERGROUND
INSTALLATIONS; 1.E. SEWER, WATER, FUEL, ELECTRIC LINES, ETC., WILL BE ENCOUNTERED AND IF SO, WHERE
SUCH UNDERGROUND INSTALLATIONS ARE LOCATED. WHEN THE EXCAVATION APPROACHES THE APPROXIMATE
LOCATION OF SUCH AN INSTALLATION, THE EXACT LOCATION SHALL BE DETERMINED BY CAREFUL PROBING OR
HAND DIGGING; AND, WHEN [T IS UNCOVERED, ADEQUATE PROTECTION SHALL BE PROVIDED FOR THE EXISTING
INSTALLATION. ALL KNOWN OWNERS OF UNDERGROUND FACILITIES IN THE AREA CONCERNED SHALL BE
ADVISED OF PROPOSED WORK AT LEAST 48 HOURS PRIOR TO THE START OF ACTUAL EXCAVATION.

26. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO INSTALL PIPE OF ADEQUATE CLASSIFICATION WITH
SUFFICIENT BEDDING TO MEET ALL REQUIREMENTS AND RECOMMENDATIONS FOR H-20 LOAD REQUIREMENTS.

27. ACTUAL CONNECTIONS TO EXISTING WATER LINES WILL NOT BE PERMITTED PRIOR TO THE COMPLETION OF
STERILIZATION AND TESTING OF NEW WATER MAINS. ALL EXISTING WATER VALVES TO BE OPERATED UNDER THE
DIRECTION OF FARMINGTON CITY PUBLIC WORKS DEPARTMENT PERSONNEL ONLY.

28. ALL UNDERGROUND UTILITIES SHALL BE IN PLACE PRIOR TO INSTALLATION OF CURR, GUTTER, SIDEWALK, AND
STREET PAVING.

SEWER

29. ALL SEWER LINE TO BE FLUSHED, PRESSURE TESTED TO 5 PS! VIDEO INSPECTED AND OTHERWISE TESTED IN
ACCORDANCE WITH DISTRICT STANDARDS PRIOR TO PLACING IN SERVICE.

30. ALL SEWER LINES AND LATERALS ARE TO BE SDR 35 PVC PIPE.

31. SEWER MANHOLES, LATERALS AND CLEANOUTS TO BE INSTALLED PER  SALT LAKE CITY PUBLIC UTILITIES
STANDARDS. THE UNIT COST OF THE SEWER LATERAL INCLUDES CONNECTION TO THE SEWER MAIN. THE
CLEANOUT RISER FOR EACH SERVICE SHALL BE INSTALLED BY THE CONTRACTOR.

32. DURING CONSTRUCTION OF THE SEWERLINE, WYES NEED TO BE INSTALLED FOR THE LATERALS. LATERALS
ARE 6" AND NEED TO GOME IN AT THE TOP OF THE PIPE WITH AWYE. (SEE  SALT LAKE CITY PUBLIC UTILITES
STANDARDS}

WATER

33, WATERLINES TO BE PVC C-900. WATER LINES SHALL BE A MINIMUM OF 10 HORIZONTALLY FROM SEWER MAINS.
CROSSINGS SHALL MEET STATE HEALTH STANDARDS. (MECHANICAL JOINTS REQUIRED WHEN LESS THAN 18"
VERTICAL OR TEN FEET HORIZONTAL SEPARATION FROM SEWERLINE})

34, ALL WATERLINES SHALL BE 8" MINIMUM SIZE AND SERVICE LATERALS SHALL BE 1-1/2" MINIMUM UNLESS
OTHERWISE NOTED.

35. WATER SERVICE LATERALS TO INCLUDE ALL BRASS SADDLE; CORP. STOP LATERAL, DOUBLE CHECK VALVE
AND BACKFLOW PREVENTION DEVICE, AND SHUTOFF VALVE IN BOX NEAR BUILDING EDGE.

36. ALL WATERLINES SHALL BE MINIMUM 48" BELOW FINISH GROUND TO TOP OF PIPE. ALL VAL VE BOXES AND
MANHOLES SHALL BE RAISED OR LOWERED TO FINISH GRADE AND SHALL INCLUDE A CONCRETE COLLAR iN
PAVED AREAS.

37. CONTRACTOR TO NOTIFY PUBLIC WORKS FOR CHLORINE TEST PRIOR TO FLUSHING LINES, CHLORINE LEFT IN
PIPE 24 HRS. MINIMUM WITH 25 PPM RESIDUAL. ALL TURNING OF MAINLINE VALVES, CHLORINATION, FLUSHING,
PRESSURE TESTING, BACTERIA TESTING, ETC. TO BE COORDINATED WITH SALT LAKE CITY PUBLIC UTILITIES. ALL
TESTS TO BE IN ACCORDANCE WITH AWWA STANDARDS.

38. BOTTOM FLANGE OF FIRE HYDRANTS TO BE SET TO APPROXIMATELY 4 INCHES ABOVE BACK OF CURB
ELEVATION. HYDRANTS TO INCLUDE TEE, 6" LINE VALVE, AND HYDRANT COMPLETE TO MEET CITY STANDARDS.

EXISTING UTILITIES

39. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL UTILITIES SHOWN OR NOT SHOWN. THE INFORMATION
SHOWN ON THE PLANS WITH REGARDS TO THE EXISTING UTILITIES AND/OR iMPROVEMENTS WAS DERIVED FROM
FIELD INVESTIGATION AND/OR RECORD INFORMATION. NO REPRESENTATION IS MADE AS TO THE ACCURACY OR
COMPLETENESS OF SAID UTILITY INFORMATION. THE CONTRACTOR SHALL TAKE DUE PRECAUTIONARY MEASURES
TO PROTECT THE FACILITIES SHOWN AND ANY OTHER FACILITIES NOT OF RECORD OR NOT SHOWN ON THESE
PLANS. PRIOR TO CONSTRUCTION, IT SHALL BE THE CONTRACTOR'S SOLE RESPONSIBILITY TO VERIFY ALL
EXISTING IMPROVEMENTS AND TO EXPOSE ALL EXISTING UNDERGROUND UTILITIES RELATED TO THE PROJECT,
INCLUDING BUT NOT LIMITED TO, SEWER, STORM DRAIN, WATER IRRIGATION, GAS, ELECTRICAL, ETC. AND SHALL
NOTIFY THE ENGINEER IN WRITING FORTY-EIGHT (48) HOURS IN ADVANCE OF EXPOSING THE UTILITIES SO, THAT
THE EXACT LOCATION AND ELEVATION CAN BE VERIFIED AND DOCUMENTED. THE COST ASSOCIATED TO PERFORM
THIS WOEK SHALL BE INCLUDED IN EITHER THE LUMP SUMP CLEARING COST OR IN THE VARIOUS ITEMS OF WORK.
IF LOCATION AND/OR ELEVATION DIFFERS FROM THAT SHOWN ON THE DESIGN PLANS, PROVISIONS TO
ACCOMMODATE NEW LOCATION BE MADE PRIOR TO CONSTRUCTION

40. PRIOR TO COMMENCING ANY WORK, IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO HAVE EACH UTILITY
COMPANY LOCATE, iN THE FIELD, THEIR MAIN AND SERVICE LINES. THE CONTRACTOR SHALL NOTIFY BLUE STAKES
48 HOURS IN ADVANCE OF PERFORMING ANY EXCAVATION WORK THE CONTRACTOR SHALL RECORD THE BLUE
STAKES ORDER NUMBER AND FURNISH ORDER NUMBER TO OWNER AND ENGINEER PRIOR TO ANY EXCAVATION.
IT WILL BE THE CONTRACTORS SOLE RESPONSIBILITY TO DIRECTLY CONTACT ANY OTHER UTILITY COMPANIES
THAT ARE NOT MEMBERS OF BLUE STAKES. IT SHALL BE THE CONTRACTOR'S SOLE RESPONSIBILITY TO PROTECT
ALL EXISTING UTILITIES SO THAT NO DAMAGE RESULTS TO THEM DURING THE PERFORMANCE OF THIS CONTRACT.
ANY REPAIRS NECESSARY TO DAMAGED UTILITIES SHALL BE PAID FOR BY THE CONTRACTORS AND UTILITY
COMPANIES INSTALLING NEW STRUCTURES, UTILITIES AND SERVICE TO THE PROJECT.

41. ALL UTILITY MANHOLE RIMS, CATCH BASIN GRATES AND VALVE BOX COVERS ARE TO BE ADJUSTED TO FIT THE
FINISHED GRADE OF THE SITE.

42, 1T SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO ASSURE THAT ALL PIPES, WALLS, ETC. ARE
ADEQUATELY BRACED DURING CONSTRUCTION.

CLEARING AND GRADING

43. CONTRACTOR SHALL PERFORM EARTHWORK IN ACCORDANCE WITH CITY STANDARD SPECIFICATIONS,
DIVISION 2 OF THE UTAH PUBLIC WORKS STANDARD SPECIFICATIONS AND THE RECOMMENDED EARTHWORK
SPECIFICATION FOUND IN THE PROFESSIONALLY PREPARED REPORT OF GEOTECHNICAL INVESTIGATION.

44. THE CONTRACTOR SHALL REMOVE ALL VEGETATION AND DELETERIOUS MATERIALS FROM THE SITE UNLESS
NOTED OTHERWISE; ALL EXISTING WELLS AND SEPTIC TANKS SHALL BE REMOVED AND/OR ABANDONED PER THE
REQUIREMENTS OF ALL LOCAL, STATE AND FEDERAL REGULATIONS. THE COST TO PERFORM THIS WORK SHAL L
BE INCLUDED IN THE LUMP SUM CLEARING COST.

45, SUBSOIL INVESTIGATIONS HAVE BEEN CONDUCTED AT THE SITE OF THE WORK. BEFORE FOOTING,
FOUNDATION OR STRUCTURAL WALL CONSTRUCTION CAN COMMENCE, A REVIEW OF THE PROFESSIONALLY
PREPARED REPORT OF THESE INVESTIGATIONS, MUST BE REVIEWED.

SOIL INVESTIGATIONS WERE CONDUCTED FOR DESIGN PURPOSES ONLY, AND THE DATA SHOWN IN THE REPORTS
ARE FOR SUBSURFACE CONDITIONS FOUND AT THE TIME OF THE INVESTIGATION. THE OWNER AND ENGINEER
DISCLAIM RESFONSIBILITY FOR THE INTERPRETATION BY THE CONTRACTOR OF DATA, SUCH PROJECTION OR
EXTRAPOLATION, FROM THE TEST HOLES TO OTHER LOCATIONS ON THE SITE OF THE WORK, SOIL BEARING
VALUES AND PROFILES, SOIL STABILITY AND THE PRESENCE, LEVEL AND EXTENT OF UNDERGROUND WATER FOR
SUBSURFACE CONDITIONS DURING CONSTRUCTION OPERATIONS.

46. ALL PROPOSED ELEVATIONS SHOWN ON THE GRADING PLAN ARE TO FINISHED SURFACE, THE CONTRACTOR
IS RESPONSIBLE TO DEDUCT THE THICKNESS OF THE PAVEMENT STRUCTURAL SECTION FOR TOP OF SUB GRADE
ELEVATIONS.

47. {F AT ANY TIME DURING CONSTRUCTION ANY UNFAVORABLE GEOLOGICAL CONDITIONS ARE ENCOUNTERED,
WORK IN THAT AREA WILL STOP UNTIL APPROVED CORRECTIVE MEASURES ARE OBTAINED FROM THE ENGINEER,

48. UNSUITABLE MATERIAL, SUCH AS TOP SOIL, WEATHERED BED ROCK, ETC., SHALL BE REMOVED AS REQUIRED
BY THE SOILS ENGINEER (AND/OR ENGINEERING GEOLOGIST, WHERE EMPLOYED) FROM ALL AREAS TO RECEIVE
COMPACTED FiLL OR DRAINAGE STRUCTURES.

49. NO TREES SHALL BE REMOVED OR DAMAGED WITHOUT SPECIFIC WRITTEN AUTHORIZATION FROM PROPERTY
OWNER.

50. THE EXISTING TOPOGRAPHY ON THESE PLANS IS BASED ON A TOPOGRAPHIC SURVEY PERFORMED BY
BENCHMARK ENGINEERING AND LAND SURVEYING AND MAY HAVE BEEN MODIFIED SINCE THIS SURVEY WAS
PERFORMED.

51. FILLS IN EXCESS OF 4 FEET IN THICKNESS AND BENEATH ALL FOUNDATIONS OR PAVEMENT SECTIONS SHALL
BE COMPACTED TO 95 PERCENT OF THE MAXIMUM DRY DENSITY AS DETERMINED BY THE ASTM D-1557
COMPACTION CRITERIA. ALL OTHER STRUCTURAL FILL LESS THAN 4 FEET IN THICKNESS SHOULD BE COMPACTED
TO AT LEAST 90 PERCENT OF THE ABOVE CRITERIA.

52, COMPACTION TESTING WILL BE ACCOMPLISHED BY THE CONTRACTOR, OR THE CONTRACTOR WILL HAVE
SUCH TESTING ACCOMPLISHED BY A SEPARATE CONTRACTOR. TEST RESULTS WILL BE SUBMITTED FOR REVIEW
WITHIN 24 HOURS AFTER TEST.

53. CONTRACTOR TO SUBMIT PROCTOR AND/OR MARSHALL TEST DATA 24 HOURS PRIOR TO TEST.

54. STRAIGHT GRADE SHALL BE MAINTAINED BETWEEN CONTOUR LINES AND SPOT ELEVATIONS UNLESS
OTHERWISE SHOWN ON PLANS.

55. ALL SLOPES IN ADJOINING STREETS, DRAINAGE CHANNELS, OR OTHER FACILITIES SHALL BE GRADED NO
STEEPER THAN 2 TO 1 FOR CUT AND FILL.

56. GRADES WITHIN ASPHALT PARKING AREAS SHALL BE CONSTRUCTED TO WITHIN 0.10 FEET OF THE DESIGN
GRADE. HOWEVER, THE CONTRACTOR SHALL MAINTAIN POSITIVE DRAINAGE IN ALL PAVEMENT AREAS AND ALONG
ALL CURBS. ALL CURBS SHALL BE BUILT IN ACCORDANCE TO THE PLAN. CURBS AND PAVEMENT AREAS WHICH DO
NO PROVIDE PROPER DRAINAGE MUST BE REMOVED AND REPLACED AT THE CONTRACTORS EXPENSE.

57. THE CONTRACTOR IS RESPONSIBLE FOR PROVIDING HiS OWN ESTIMATE OF EARTHWORK QUANTITIES.

58. WHERE NEW CURB AND GUTTER IS BEING CONSTRUCTED ADJACENT TO EXISTING ASPHALT OR CONCRETE
PAVEMENT, THE FOLLOWING SHALL APPLY; PRIOR TO PLACEMENT OF ANY CONCRETE THE CONTRACTOR SHALL
HAVE A LICENSE SURVEYOR VERIFY THE GRADE AND CROSS SLOPE OF THE CURB AND GUTTER FORMS, THE
CONTRACTOR SHALL SUBMIT THE SLOPE AND GRADES TO THE ENGINEER FOR APPROVAL PRIOR TO PLACEMENT
OF CONCRETE. THE CONTRACTOR SHALL NOTIFY THE ENGINEER IMMEDIATELY OF ANY SECTION WHICH DOES
NOT CONFORM TO THE DESIGN OR TYPICAL CROSS SECTION. THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE
FOR CURB AND GUTTER POURS WITHOUT THE APPROVAL OF THE ENGINEER,

59. SITE WORK SHALL MEET OR EXCEED OWNER'S SITE SPECIFICATIONS.

60. ALL CONCRETE TO HAVE A MINIMUM OF 28 DAY COMPRESSION STRENGTH OF 4000 PSI.
61. CUT SLOPES SHALL BE NO STEEPER THAN 2 HORIZONTAL TO 1 VERTICAL

62. FILL SLOPES SHALL BE NO STEEPER THAN 2 HORIZONTAL TO 1 VERTICAL

63. APPROVED PROTECTIVE MEASURES AND TEMPORARY DRAINAGE PROVISIONS MUST BE USED TO PROTECT
ADJOINING PROPERTIES DURING THE GRADING PROJECT,

DEWATERING

64. THE CONTRACTOR SHALL FURNISH, INSTALL, OPERATE AND MAINTAIN ALL MACHINERY, APPLIANCES AND
EQUIPMENT TQ MAINTAIN ALL EXCAVATIONS FREE FROM WATER DURING CONSTRUCTION. THE CONTRACTOR
SHALL DISPOSE OF THE WATER SO AS NOT TO CAUSE DAMAGE TO PUBLIC OR PRIVATE PROPERTY, OR TO CAUSE
A NUISANCE OR MENACE TO THE PUBLIC OR VIOLATE THE LAW. THE DEWATERING SYSTEM SHALL BE INSTALLED
AND OPERATED SO THAT THE GROUND LEVEL OUTSIDE THE EXCAVATION IS NOT REDUCED TO THE EXTENT WHICH
WOULD CAUSE DAMAGE OR ENDANGER ADJACENT STRUCTURES OR PROPERTY. ALL COST FOR DEWATERING
SHALL BE INCLUDED IN THE UNIT PRICE BID FOR ALL PIPE CONSTRUCTION. THE STATIC WATER LEVEL SHALL BE
DRAWN DOWN A MINIMUM QF 1 FOOT BELOW THE BOTTOM OF EXCAVATIONS TO MAINTAIN THE UNDISTURBED
STATE OF NATURAL SOILS AND ALLOW THE PLACEMENT OF ANY FILL TO THE SPECIFIED DENSITY. THE
CONTRACTOR SHALL HAVE ON HAND, PUMPING EQUIPMENT AND MACHINERY IN GOOD CONDITION FOR
EMERGENCIES AND SHALL HAVE WORKMEN AVAILABLE FOR [TS OPERATION: DEWATERING SYSTEM SHALL
OPERATE CONTINUOUSLY UNTIL BACKFILL HAS BEEN COMPLETED TO 1 FOOT ABOVE THE NORMAL STATIC
GROUNDWATER LEVEL.

65. THE CONTRACTOR SHALL CONTROL SURFACE WATER TO PREVENT ENTRY INTO EXCAVATIONS. AT EACH
EXCAVATION, A SUFFICIENT NUMBER OF TEMPORARY OBSERVATION WELLS TO CONTINUOUSLY CHECK THE
GROUNDWATER LEVEL SHALL BE PROVIDED.

66. SUMPS SHALL BE NO DEEPER THAN § FEET AND SHALL BE AT THE LOW POINT OF EXCAVATION. EXCAVATION
SHALL BE GRADED TO DRAIN TO THE SUMPS.

67. THE CONTROL OF GROUNDWATER SHALL BE SUCH THAT SOFTENING OF THE BOTTOM OF EXCAVATIONS, OR
FORMATION OF "QUICK" CONDITIONS OR "BOILS", DOES NOT OCCUR. DEWATERING SYSTEMS SHALL BE DESIGNED
AND OPERATED SO AS TO PREVENT REMOVAL OF NATURAL SOILS. THE RELEASE OF GROUNDWATER AT ITS STATIC
LEVEL SHALL BE PERFORMED IN SUCH A MANNER AS TO MAINTAIN THE UNDISTURBED STATE OF NATURAL
FOUNDATION SOILS, PREVENT DISTURBANCE OF COMPACTED BACKFILL, AND PREVENT FLOTATION OR
MOVEMENT OF STRUCTURES, PIPELINES AND SEWERS. IF A UPDES (UTAH POLLUTANT DISCHARGE ELIMINATION
SYSTEM) PERMIT IS REQUIRED FOR DISPOSAL OF WATER FROM CONSTRUCTION DEWATERING ACTMITIES, IT
SHALL BE OBTAINED BY THE CONTRACTOR PRIOR TO ANY DEWATERING ACTIVITIES.

68. ONE HUNDRED PERCENT STANDBY PUMPING CAPACITY SHALL BE AVAILABLE ON SITE AT ALL TIMES AND SHALL
BE CONNECTED TO THE DEWATERING SYSTEM PIPING AS TO PERMIT IMMEDIATE USE. IN ADDITION STANDBY
EQUIPMENT AND APPLIANCES FOR ALL ORDINARY EMERGENCIES, AND COMPETENT WORKMEN FOR OPERATION
AND MAINTENANCE OF ALL DEWATERING EQUIPMENT SHALL BE ON SITE AT ALL TIMES. STANDBY EQUIPMENT
SHALL INCLUDE EMERGENCY POWER GENERATION AND AUTOMATIC SWITCH OVER TO THE EMERGENCY
GENERATOR WHEN NORMAL POWER FAILS. DEWATERING SYSTEMS SHALL NOT BE SHUT DOWN BETWEEN SHIFTS,
ON HOLIDAYS, ON WEEKENDS, OR DURING WORK STOPPAGES.

SITE SAFETY AND MAINTENANCE

69. THE CONTRACTOR SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR THE JOB SITE CONDITIONS,
INCLUDING SAFETY OF ALL PERSONS AND PROPERTY, DURING THE COURSE OF CONSTRUCTION OF THIS
PROJECT. THIS REQUIREMENT SHALL APPLY CONTINUOUSLY, AND SHALL NOT BE LIMITED TO NORMAL WORKING
HOURS. THE CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD THE OWNER AND THE ENGINEER HARMLESS
FROM ANY AND ALL LIABILITY, REAL OR ALLEGED, IN CONNECTION WITH PERFORMANCE OF WORK ON THIS
PROJECT.

70. CONTRACTOR SHALL INSTALL EROSION CONTROLS (SILT FENCES, STRAW BALES, ETC) AS REQUIRED BY
REGULATORY AGENCIES. SAID CONTROLS SHALL BE INSTALLED IN ACCORDANCE WITH AGENCY STANDARDS AND
FOLLOWING BEST MANAGEMENT PRACTICES FOR ACTUAL PLACEMENT ON SITE. STRAW BALES SHOWN ON THESE
DRAWINGS ARE INTENDED AS A MINIMUM REQUIREMENT. ADDITIONAL CONTROLS REQUESTED BY AGENCY
INSPECTORS SHALL BE REQUIRED. DUST CONTROL SHALL BE PROVIDED AT ALL TIMES, AT THE CONTRACTOR'S
EXPENSE, TO MINIMIZE ANY DUST NUISANCE AND SHALL BE IN ACCORDANCE WITH THE REQUIREMENTS OF THE
CITY.

7. THE CONTRACTOR AGREES THAT:
A. THEY SHALL BE RESPONSIBLE TO CLEAN THE JOB SITE AT THE END OF EACH PHASE OF WORK.

B. THEY SHALL BE RESPONSIBLE TO REMOVE AND DISPOSE OF ALL TRASH, SCRAP AND UNUSED MATERIAL
AT THEIR OWN EXPENSE IN A TIMELY MANNER.

C. THEY SHALL BE RESPONSIBLE TO MAINTAIN THE SITE IN A NEAT, SAFE AND ORDERLY MANNER AT ALL
TIMES.

D. THEY SHALL BE RESPONSIBLE TO KEEP MATERIALS, EQUIPMENT, AND TRASH OUT OF THE WAY OF OTHER
CONTRACTORS SO AS NOT TO DELAY THE JOB. FAILURE TO DO SO WiLLL RESULT iN A DEDUCTION FOR THE
COST OF CLEAN UP FROM THE FINAL PAYMENT.

E. THEY SHALL RESPONSIBLE FOR THEIR OWN SAFETY, TRAFFIC CONTROL, PERMITS, RETESTING AND
REINSPECTIONS AT THEIR OWN EXPENSE.

F. UNLESS OTHERWISE NOTED ALL EXCESS SOILSAND  MATERIALS SHALL BECOME THE PROPERTY OF THE
CONTRACTOR AND SHALL BE LAWFULLY DISPOSED OF OFF SITE AT THE CONTRACTOR'S EXPENSE.

G. THE CONTRACTOR SHALL PROVIDE ALL LIGHTS, BARRICADES, SIGNS, FLAGMEN OR OTHER DEVICES
NECESSARY FOR PUBLIC SAFETY,

NOTE:

IN THE EVENT THAT THE CONSTRUCTION NOTES CONFLICT
WITH SALT LAKE CITY STANDARDS NOTES AND
SPECIFICATIONS, THE SALT LAKE CITY STANDARD NOTES
AND SPECIFICATIONS GOVERN.

H. THE CONTRACTOR SHALL BE RESPONSIBLE TO PROVIDE ALL WATER, POWER, SANITARY FACILITIES AND
TELEPHONE SERVICES AS REQUIRED FOR THE CONTRACTORS USE DURING CONSTRUCTION.

I, ALL DEBRIS AND FOREIGN MATERIAL SHALL BE REMOVED FROM THE SITE AND DISPOSED OF AT
APPROVED DISPOSAL SITES. THE CONTRACTOR SHALL OBTAIN NECESSARY PERMITS FOR THE

TRANSPORTATION OF MATERIAL TO AND FROM THE SITE.

72. FOR ALL WORK WITHIN PUBLIC RIGHTS-OF-WAY OR EASEMENTS, THE CONTRACTOR SHALL PRESERVE THE
INTEGRITY AND LOCATION OF ANY AND ALL PUBLIC UTILITIES AND PROVIDE THE NECESSARY CONSTRUCTION
TRAFFIC CONTROL. CONTRACTOR SHALL, THROUGH THE ENCROACHMENT PERMIT PROCESS, VERIFY WITH THE
NECESSARY REGULATORY AGENCIES, THE NEED FOR ANY TRAFFIC ROUTING PLAN. IF PLAN 1S REQUIRED,
CONTRACTOR SHALL PROVIDE PLAN AND RECEIVED PROPER APPROVALS PRIOR TO BEGINNING CONSTRUCTION.
WORK IN EASEMENT AND/OR RIGHTS-OF-WAY IS SUBJECT TO THE APPROVAL AND ACCEPTANCE OF THE
REGULATORY AGENCY RESPONSIBLE FOR OPERATION AND/OR MAINTENANCE OF SAID AND/OR RIGHT-OF-WAY.
ALL CONSTRUCTION WORK IN UDOT RIGHT- OF -WAY SHALL BE SUBJECT TO INSPECTION BY THE STATE. IT SHALL
BE THE RESPONSIBILITY OF THE CONTRACTOR TO INSURE THAT iINSPECTIONS TAKE PLACE WHERE AND WHEN

REQUIRED AND TO INSURE THAT ALL WORK IS COMPLETED TO UDOT STANDARDS.

SURFACE IMPROVEMENTS:

73. SUBGRADE PREPARATION: SUBGRADE SHALL BE COMPACTED TO A 95% RELATIVE COMPACTION TO A MINIMUM
DEPTH OF 6". UPW SPECIFICATION SECTION 02227 SHALL BE FOLLOWED {N BACKFILLING FOR PAVEMENT.

74. AGGREGATE SUB-BASE: AGGREGATE SUB-BASE SHALL BE GRANULAR BACKFILL BORROW PER (UPW) SECTION
02205. AGGREGATE SUB-BASE MATERIAL SHALL BE CLEAN AND FREE FROM VEGETABLE MATTER AND OTHER
DELETERIOUS SUBSTANCE. AGGREGATE SHALL COMPLY WITH THE GUIDELINE REQUIREMENTS FOR PAVEMENTS
FOUND IN THE PROFESSIONALLY PREPARED OF THE SOILS INVESTIGATIONS COMPLETED ON THIS SITE.

75. AGGREGATE BASE: AGGREGATE BASE SHALL BE GRADE 3#4 UNTREATED BASE COURSE PER UPW (02286, AND

COMPLY PREPARED REPORT OF THE SOILS INVESTIGATION PREPARED ON THIS SITE.

76. ALL MANHOLE RIMS, LAMPHOLES, VALVES AND MONUMENT BOXES, ETC. SHALL BE ADJUSTED TO FiNISH
GRADE AFTER STREET PAVING, UNLESS OTHERWISE NOTED. COST FOR THIS WORK SHALL BE INCLUDED IN THE

UNIT PRICES FOR SAID FACILITIES.

77. ALL SIDEWALKS AND CROSSINGS TO MEET CURRENT ADA STANDARDS.

78. PAYMENT FOR PAVEMENT WILL BE MADE ONLY FOR AREAS SHOWN ON PLANS. REPLACEMENT OF PAVEMENT
WHICH IS BROKEN OR CUT DURING THE INSTALLATION OF THE WORK COVERED BY THESE SPECIFICATIONS, AND
WHICH LIES OUTSIDE OF SAID AREAS, SHALL BE INCLUDED IN THE CONTRACTOR'S UNIT PRICE FOR PAVEMENT,

AND NO ADDITIONAL PAYMENT SHALL BE MADE FOR SUCH WORK.

79. INSTALLATION QF STREET LIGHTS SHALL BE IN ACCORDANCE WITH CITY STANDARDS.

80. PRIOR TO FINAL ACCEPTANCE OF THE IMPROVEMENTS BUILT BY THESE PLANS AND SPECIFICATIONS THE
CONTRACTOR SHALL BE RESPONSIBLE TO COORDINATE WITH THE OWNER, CITY, AND POWER COMPANY TO HAVE

THE ELECTRICAL SYSTEM AND ALL STREET LIGHTS ENERGIZED.

81, THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE REMOVAL OF ALL STRIPING AND/OR PAVEMENT
MARKINGS NECESSARY TO THE EXISTING STRIPING INTO FUTURE STRIPING. METHOD OF REMOVAL SHALL BE BY

GRINDING OR SANDBLASTING.

82. STRIPING AND PAVEMENT MARKINGS SHALL BE IN CONFORMANCE WITH UPW SECTIONS 01570 AND 02580

83. DURING THE BIDDING PROCESS, CONTRACTOR TO REVIEW DESIGN SLOPES SHOWN FOR PAVEMENT AND
WARRANTY THE PAVEMENT TO THE OWNER BASED UPON THE DESIGN SLOPES SHOWN HEREON. CONCERNS

WITH SLOPES MUST BE BROUGHT DURING THE BIDDING PROCESS.

84. IT 1S THE INTENT ON THESE PLANS THAT ALL PAVEMENT SLOPE TO A CATCH BASIN, INLET BOX OR OUTINTO A
STREET. CONTRACTOR TO VERIFY FINISH SPOT ELEVATIONS AND NOTIFY ENGINEER iF THERE ARE

DISCREPANCIES THAT WOULD CAUSE PUDDLING ON THE SITE.

LINETYPES:

NEW EXISTING
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SECTION LINE

PROPERTY LINE

ADJACENT PL or LOT LINES

RIGHT-OF-WAY LINE

CENTERLINE of ROAD

EASEMENT LINE

CURB & GUTTER

EDGE OF ASPHALT

FENCE / WALL, STONE

FENCE, BLOCK

FENCE, BRICK

FENCE, CHAIN

FENCE, IRON

FENCE, VINYL

FENCE, WIRE

FENCE, WOOD

INDEX CONTOUR LINE

INTERMEDIATE CONTOUR LINE

SPOT ELEVATION

SANITARY SEWER LINE

STORM DRAIN LINE

WATER LINE

IRRIGATION LINE

OVERHEAD POWER LINE

UNDERGROUND POWER LINE

GAS LINE

TELEPHONE LINE

CABLE TELEVISION LINE

DRAINAGE / DITCH CENTERLINE

TREE LINE EDGE

PROPOSED ASPHALT

PROPOSED CONCRETE

GRAPHIC SCALE

(IN FEET)
1inch =20 ft.
SYMBOLS:
NEW EXISTING
@ @ SECTION CORNER (FOUND)
@ SECTION CORNER (NOT FOUND)
B £ STREET MONUMENT (FOUND)
#t STREET MONUMENT (NOT FOUND)
(0] O BRASS CAP MONUMENT
O POWER POLE & OVERHEAD POWER
X L LIGHT POLE
© @ GUY WIRE
TELEPHONE MANHOLE
SANITARY SEWER MANHOLE

{ x @] 8@ © o

i CATCH BASIN

STORM DRAIN MANHOLE

DIRECTION OF DRAINAGE

) WATER MANHOLE
{d WATER VALVE & WATER METER
5 FIRE HYDRANT
>q e IRRIGATION VALVE
GAS MANHOLE
TREE
ABBREVIATIONS:
AC ACRE Pi POINT OF INTERSECTION
B&C BAR & CAP PRC POINT OF REVERSE CURVE
BM BENCHMARK PT POINT OF TANGENCY
BT™M BOTTOM OF BOX POC POINT OF CONNECTION
CB CATCH BASIN PWR POWER
C CENTERLINE PURDE PUBLIC UTILITY & DRAINAGE EASEMENT
P CONTROL POINT SLB&M SALT LAKE BASE & MERIDIAN
U FT CUBIC FOOT S SOUTH
CU YD CUBIC YARD SS SANITARY SEWER
CONC CONCRETE SSMH SANITARY SEWER MANHOLE
CONST CONSTRUCTION SSCO SANITARY SEWER CLEANOUT
CMP CORRUGATED METAL PIPE SD STORM DRAIN
DiAor@ DIAMETER SEC SECTION
E EAST SPEC SPEC
EOA EDGE OF ASPHALT sQ SQUARE
EOC EDGE OF CONCRETE SQFT SQUARE FEET
ELEV ELEVATION SQYD SQUARE YARD
EX EXISTING STA STATION
FFE FINISHED FLOOR ELEVATION STD STANDARD
FG FINISHED GRADE STM STORM
FT FEET T TOWNSHIP
HDPE HDPE TBC TOP BACK OF CURB
HW HIGH WATER TOA TOP OF ASPHALT
HWY HIGHWAY TOC TOP OF CONCRETE
IE INVERT ELEVATION TOS TOP OF SIDEWALK
IRR {RRIGATION TOW TOP OF WALL
LF LINEAR FEET TRANS TRANSFORMER
MAX MAXIMUM WTR WATER
MIN MINIMUM WV WATER VALVE
MON MONUMENT w WEST
N NORTH P PROPERTY LINE
NTS NOT TO SCALE PVC POLYVINYL CHLORIDE PIPE
oG ORIGINAL GROUND R RANGE
PC POINT OF CURVATURE RCP REINFORCED CONCRETE PIPE
PCC POINT OF COMPOUND CURVE ~ REV REVISION
ROW RIGHT-OF-WAY

CALL BEFORE YOU DIG.
IT'S FREE & IT'S THE LAW,

BLUE STAKES OF UTAH
UTILITY NOTIFICATION CENTER

1-800-662-4111
www bluestakes.org

" DESCRIPTION

UPDATE ROAD ENTRY PER COMMENTS
UPDATE UTILITIES PER COMMENTS

CAUTION NOTICE TO CONTRACTORS

THE CONTRACTOR IS SPECIFICALLY CAUTIONED THAT THE LOCATION AND/OR
ELEVATION OF EXISTING UTILITIES AS SHOWN ON THESE PLANS ARE BASED ON
RECORDS OF THE VARIOUS UTILITY COMPANIES AND, WHERE POSSIBLE,
MEASUREMENTS TAKEN IN THE FIELD. THE iNFORMATION IS NOT TO BE RELIED ON AS
BEING EXACT OR COMPLETE. THE CONTRACTOR MUST CALL THE APPROPRIATE UTILITY
COMPANY AT LEAST 48 HOURS BEFORE ANY EXCAVATION TO REQUEST EXACT FIELD
LOCATION OF UTILITIES. IT SHALL BE THE RESPONSIBILTY OF THE CONTRACTOR TO
RELOCATE ALL EXISTING UTILITIES WHICH CONFLICT WITH THE PROPOSED
IMPROVEMENTS SHOWN ON THE PLANS.

THE CONTRACTOR AGREES THAT HE SHALL ASSUME SOLE AND COMPLETE
RESPONSIBILITY FOR JOB SITE CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THIS PROJECT, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY: THAT THIS
REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOT BE LIMITED TO THE NORMAL
WORKING HOURS; AND THE CONTRACTOR SHALL DEFEND, INDEMNIFY, AN HOLD THE
OWNER AND THE ENGINEER HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE OF WORK ON THIS PROJECT,
EXCEPTING FOR LIABILITY ARISING FROM SOLE NEGLIGENCE OF THE OWNER OR THE
ENGINEER.
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REFLECTORIZED SIGN PANEL MIN. L
OVERLAY OF 16 GA. GALV. STL. W/PORCELAIN
FEATHER EDGE OF SIDEWALK ENAMEL FIN. WHITE IMAGE ON BLUE S
Yot MAX, ' FIELD BEADED REFLECTORIZED (% ) o
OVERLAYTO 72 MAX FLARE CROSS SLOPH TEXTURE. COLOR #1500 FED. LG o EHE N
6" WIDE MONOLITHIC N STANDARD 595a. INTERNATIONAL e - o=z >
CURB TRANSITION  HFOF GUTTER 2'MIN, o "WIDE SYMBOL ACCESSIBILITY SIGN W/ e ! 515|z 2
DETAIL Ny MONOLITHIC LETTERING NO LESS THAN 1" HI, T 1 25|85 G o
SIDEWALK === NO LIP AT CURB BOLTED TO GALV. STL. TUBE ol > | & -
A CURB UNE\ A E15 =k
)] o [T
: 2'X 2" GALV. STEEL TUBE i = Zo
W& LANDING S CONTRACTOR HAS THE ; R if 2>
PARALLE S < OPTION TO USE A PRE-SET L 3| S 2
A L 50% TO 65% OF & _— SLEEVE AND FILL SOLID W/ °% - 515 i
PEDESTRIAN RAMP BASE DIAMETER © GROUT i o 23
| SEE NOTE 4 N < =2 92
p = FINISH SURFACE = = iy
TRUNCATED DOME T = ———\ 33
FLARE | =N
DETECTABLE WARNING . /“7; “
SURFACE 2 . : DASHED LINE SHOWS o = g
NO LIP AT MIN  4'MIN. CONC. WALKWAY AND At Hlels
S |/ GuReierecne SPACING PEDESTRIAN ACCESS N eoRS o z(2(3
CURB IF REQUIRED D IEAR S
@ O) TRUNGATED DOME C & 16MN. = OCCURS HAEIEE
IN SQU‘;\DF:\EEERR'EJ — 2.4" MAX. RAMP DETAIL CONC. FOOTING 10" 5 |z
6' MIN UNTREATED 8\2 g 8 Lft 3 |8
SECTION A-A BASE COURSE > 5060 |
0000 Gz x ADA SIGN POST DETAIL
55=
I 5 =
DETEGTABLE WARNING 7z SURFACE 2 | .‘
SURFAGE DETAIL A MIN 4 MIN CURB IF REQUIRED TO | DALEK
NO LIP AT ' S CONTAIN LANDSCAPING \ BENNETT |
OPTIONAL AT THE .
DISCRETION OF ENGINEER URB LINE » \
5 @ ® ©
SIDEWALK THIS DRAWING PRODUCED BY
THE U.S. ACCESS BOARD & MIN UNTREATED
SECTION C-C BASE COURSE o
: OPTIONAL AT THE ~ o Z S o |
DISCRETION OF NOTES: SLOPE TABLE l Mm==2 |
FLARE ENGINEER ITEM RUNNING SLOPE* CROSS SLOPE s > > Eg _ |
----- 1. CONFIGURATION OF RAMPS AND LANDINGS MAY BE l< = W25}
B W CHANGED BUT MUST MEET PEDESTRIAN RAMP © LANDING 1.5-2% (1V:48H) (b) 1.5-2% (1V:48H) (b) : E Y > E 8F |
55 DIMENSIONS AND SLOPE REQUIREMENTS. SPECIFIC W o o : o 2
..... <3 SITE CONDITIONS WILL VARY. THE USE OF FLARES, ® | Rawp 8:35% (1V12H) (©) 15-2% (1V:48H) (9 T W % 25 £
PARK STRIP @ gﬁg&‘gé#& ETC. ARE AT THE DISCRETION OF THE @ TRANSITION 5% (1V:20H) () 1.5-2% (1V:48H) (d) o) % D =y
‘ | - » £ 2}
PERPENDICULAR SIDEWALK | 15.2% (1V:48H) i: E o =2
2. PERPENDICULAR AND PARALLEL PEDESTRIAN o (V- ~ i'j bl o 2 7 |
PEDESTRIAN RAMP DIRECTION OF TRAVEL ~ INTERNATIONAL SYMBOL RAMPS SHOWN ON THIS DRAWING ARE FLARE | 10%(1vom) m=>=2%
FLARE IS ACCEPTABLE IN LIEU OF FULL HEIGHT OR APPROACH OF ACCESSIBILITY ACCEPTABLE FOR USE ATMID BLOCK OR CORNER W <=
CURB SEE LOCAL AGENCY REQUIREMENTS o
THIS DRAWING PRODUGED BY THIS DRAWING PRODUCED BY 3. PROVIDE DETECTABLE WARNING SURFACE FOR

THE U.S. ACCESS BOARD THE U.S. ACCESS BOARD FULL WIDTH OF RAMP, LANDING OR CURB CUT. SEE

DETAIL A FOR DETECTABLE WARNING SURFACE

DIMENSIONS. * RUNNING SLOPE IS IN THE DIRECTION OF PEDESTRIAN TRAVEL, WHILE
DETECTABLE o CROSS SLOPE IS PERPENDICULAR TO PEDESTRIAN TRAVEL.
WARNING MIN. 4'MIN. 4. LOCATE DETECTABLE WARNING SURFACE SO THAT
NOSYREAGE STRHP I NG SYM BO LS THE EDGE NEAREST THE STREET IS 4 TO 6 INCHES (a) TRANSITION RUNNING SLOPE NEEDS TO BE CONSTANT ACROSS ENTIRE
CURB CUT. WARP GUTTER PAN TO MEET REQUIRED TRANSITION SLOPE

FROM THE TOP BACK OF CURB.

CURB LINE

SCALE: N.T.S. AT CURB CUT (0.10' MAX. ABOVE FLOWLINE.)

5. PROVIDE DETECTABLE WARNING SURFACE. COLOR
SHALL BE YELLOW.

EXCEPTION:

6. USE CLASS AA (AE) CONCRETE. (b) IF SLOPE REQUIREMENTS CANT BE ACHIEVED ON MID-BLOCK RAMPS

CONTACT THE ENGINEER.

6" MIN UNTREATED
BASE COURSE

SECTION B-B

7. USE 6" MIN, DEFTH OR UNTREATED BASE COURSE
UNDER ALL CONCRETE FLATWORK COMPACTED TO
96% MAXIMUM DRY DENSITY.

(c) PARALLEL RAMPS ARE NOT REQUIRED TO EXCEED 15-FEET IN LENGTH.

STANDARD ACCESS RAMP

SCALE: N.T.S.

(d) CROSS SLOPE REQUIREMENT DOES NOT APPLY AT PERPENDICULAR
RAMP MID-BLOCK CROSSING.

W
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Attachment C
Applicant’s Narrative















Attachment D
Proposed Architectural Elevations









Attachment E
Article of Improvements from CC&R






Attachment F
Public Comments

























































Attachment G
Sugarhouse Community Council Comments















Attachment H
Department Comments



























	PLNSUB2010-00154 & 00301 Soleil Cove Staff Report
	SUB
	PG 1
	PG 2
	PG 3
	PLNSUB2010-00154 & 00301

