
5355 W. Herriman Main St.  Herriman, Utah 84096
(801) 446-5323 office  herriman.org

Herriman City

PLANNING COMMISSION AGENDA

Thursday, May 07, 2020

NOTICE IS HEREBY GIVEN that the Herriman Planning Commission shall assemble for a 
meeting in the City Council Chambers, located at

CITY COUNCIL CHAMBERS, LOCATED AT 5355 W HERRIMAN MAIN STREET, HERRIMAN, UTAH

* THIS MEETING WILL BE CONDUCTED ELECTRONICALLY *

THIS MEETING MAY BE VIEWED BY CLICKING ON THE WATCH LIVE LINK AT
HTTPS://WWW.HERRIMAN.ORG/AGENDAS-AND-MINUTES/PC-AGENDAS-MINUTES/

PUBLIC HEARINGS FOR THIS MEETING WILL BE CONDUCTED ELECTRONICALLY. 
ANY PERSON INTERESTED IN ADDRESSING THE COMMISSION MAY SUBMIT A COMMENT BY

EMAILING RECORDER@HERRIMAN.ORG OR BY VISITING HERRIMAN.ORG/AGENDAS-AND-MINUTES/
WHERE THERE WILL BE A LINK TO JOIN THE ELECTRONIC MEETING TO SUBMIT A WRITTEN

COMMENT. YOUR STATEMENT WILL BE READ INTO THE PUBLIC RECORD. ALL COMMENTS MUST
INCLUDE THE RESPONDENT'S NAME AND THE FILE NUMBER THAT IS THE SUBJECT OF THE

COMMENT.

1. 6:00 PM - Work Meeting (Fort Herriman Conference Room)
1.1 Review of City Council Decisions
1.2 Review of Agenda Items

2. 7:00 PM - Regular Planning Commission Meeting
Call to Order

2.1.   Roll Call
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2.2.   Conflicts of Interest

2.3.   Approval of Minutes for the April 2, 2020 Planning Commission meeting. 
2020_04_02 PCM Minutes Draft.pdf

3. Administrative Items
Administrative items are reviewed based on standards outlined in the ordinance. Public
comment may be taken on relevant and credible evidence regarding the application’s
compliance with the ordinance.

3.1.   Request: Preliminary Plat approval for a 30 lot subdivision (This public hearing was
opened on February 20, 2020)
Applicant: Clark Colledge
Address: 7598 W 13100 S
Zone: A-.25 (Agricultural - 10,000 square foot minimum)
Acres: 13.96
File Number: S2019-087

S2019-087 PACKET 5-7-20.pdf

3.2.   Request: Subdivision plat amendment to adjust the lot line between Graystone Phase
4 lots 407 and 408
Applicant: Edge Homes
Address: 4572 and 4578 Bartlett Dr
Zone: R-1-15 (Residential)
Acres: 0.25 acres
File Number: S2020-018
S2020-018 PACKET 5-7-20.pdf

3.3.   Request: Review of a requirement for recessed windows on Parkside at Herriman
Towne Center
Applicant: Edge Homes
Address: 5250 W Copeland Drive
Zone: MU-2 (Mixed Use)
Acres: 16.93
File Number: C2008-014-26
C2008-014-26 windows PACKET 5-7-20.pdf

3.4.   Request: Reconsideration of a subdivision condition requiring a 6 foot precast wall
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adjacent to commercial property
Applicant: Elliott Smith
Address: 12480 S 5600 W
Zone: C-2 (Commercial)
Acres: 5.042
File Number: S2020-003
S2020-003 PACKET 5-7-20.pdf

3.5.   Request: Preliminary Plat approval for 161 single family lots known as Hidden Oaks
pods 4-7 (Public Hearing)
Applicant: Ivory Development
Address: 6710 W Herriman Main Street
Zone: R-1-15 (Residential)
Acres: 58.1
File Number: S2020-006
S2020-006 PACKET 5-7-20.pdf

3.6.   Request: Final Site plan approval for 161 single family lots known as Hidden Oaks pods
4-7
Applicant: Ivory Development
Address: 6710 W Herriman Main Street
Zone: R-1-15 (Residential)
Acres: 58.1
File Number: P2020-007

3.7.   Request: Site plan approval for a Mister Carwash
Applicant: Elliott Smith, TerraForm Companies
Address: 5153 W Anthem Park Blvd
Zone: C-2 (Commercial)
Acres: 1.089
File Number: C2020-010
C2020-010 PACKET 5-7-20.pdf

3.8.   Request: Preliminary plat for a 3 lot subdivision (Public Hearing)
Applicant: Lynn Rindlisbacher
Address: 6130 W 13400 S
Zone: A-.50 (Agricultural - 1/2 acre minimum)
Acres: 2.92
File Number: S2020-028
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S2020-028 PACKET 5-7-20.pdf

3.9.   Request: Discussion and consideration of a condition of approval for a subdivision of
222 single family lots, known as Teton Ranch 
Applicant: Doug Young, Anthem Utah LLC
Address: 6000 W Herriman Blvd
Zone: R-1-10 (Residential) & A-1 (Agricultural)
Acres: 136.84
File Number:  S2019-047

S2019-047 PACKET 5-7-20.pdf

4. Legislative Items
Legislative items are recommendations to the City Council. Broad public input will be taken
and considered on each item. All legislative items recommended at this meeting will be
scheduled for a decision at the next available City Council meeting. 

4.1.   Request: General Plan Amendment to amend the future land use map for 10.81 acres of
property from Parks and Recreation to Commercial and 11.14 acres from Open Space to
Light Industrial/Business Park (Public Hearing) 
Applicant: Nate Shipp, DAI Utah, on behalf of Sunrise 3 LLC
Address: Approximately 5101 W 11800 South from Parks and Recreation to Commercial, and
approximately 12000 S Black Powder Drive from Open Space to Light Industrial/Business
Park.
Zone: A-1 (Agricultural - 1 acre minimum)
Acres: 21.95
File Number: G2018-004
Items 4.1-4.2 Amendments.pptx
G2018-004 Staff Report.pdf

4.2.   Request: Rezone from A-1 (Agricultural) to C-2 (Commercial) and M-1 (Manufacturing)
(Public Hearing)
Applicant: Nate Shipp, DAI Utah, on behalf of Sunrise 3 LLC
Address: Approximately 5101 W 11800 South from A-1 to C-2, and approximately 12000 S
Black Powder Drive from A-1 to M-1  
Zone: A-1
Acres: 21.95
File Number: Z2018-022
Z2018-022 Staff Report.pdf
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4.3.   Request: Rezone property from AMSD to C-2 (Commercial) (Public Hearing) 
Applicant: Herriman City
Address 4950 W 12600 S
Zone: AMSD (Auto Mall Special District)
Acres: 6.2
File Number: Z2020-026
Z2020-026 PACKET 5-7-20.pdf
2020-05-07 PC.pptx

5. Chair and Commission Comments

6. Future Meetings
6.1   Wednesday, May 13, 2020 ~ City Council Meeting
6.2  Thursday, May 21, 2020 ~ Planning Commission Meeting
6.3  Wednesday, May 27, 2020 ~ City Council Meeting

7. Adjournment

In accordance with the Americans with Disabilities Act, Herriman City will make reasonable accommodation for participation in the meeting.
Request assistance by contacting Herriman City at (801) 446-5323 and provide at least 48 hours advance notice of the meeting.

ELECTRONIC PARTICIPATION: Members of the Planning Commission may participate electronically via telephone, Skype, or other electronic means
during this meeting.

PUBLIC COMMENT AND POLICY PROCEDURE: The purpose of public comment is to allow citizens to address items on the agenda. Citizens
requesting to address the commission will be asked to complete a written comment form and present it to Wendy Thorpe, Deputy Recorder. In
general, the chair will allow an individual two minutes to address the commission. A spokesperson, recognized as representing a group in
attendance, may be allowed up to five minutes. This policy also applies to all public hearings.

I, Wendy Thorpe, certify the foregoing agenda was emailed to at least one newspaper of general circulation within the geographic jurisdiction of
the public body. The agenda was also posted at the principal office of the public body, on the Utah State Website www.utah.gov/pmn/index.html
and on Herriman City’s website www.herriman.org

Posted and dated this 1st day of May, 2020 Wendy Thorpe,
Deputy Recorder

5

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/581787/Z2020-026_PACKET_5-7-20.pdf%0A
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/583732/2020-05-07_PC.pptx%0A
https://www.utah.gov/pmn/index.html
https://www.herriman.org/


 

 

 
 

 

 
 

 

 

 

The following are the minutes of the Planning Commission Meeting of the Herriman Planning Commission.  The 

meeting was held on Thursday, April 2, 2020 at 7:00 p.m. in the Herriman City Hall Council Chambers, 5355 West 

Herriman Main Street, Herriman, Utah.  Adequate notice of this meeting, as required by law, was posted in the City 

Hall, on the City’s website, and delivered to members of the Council, media, and interested citizens. 

 

Presiding:  Chair Andy Powell 

 

Commissioners Present Electronically: Adam Jacobson, Brody Rypien, Jackson Ferguson, Lorin Palmer, and Joy 

Kaseke, 

 

Commissioners Excused: Chris Berbert 

 

Staff Present: City Planner Michael Maloy, Deputy City Recorder Wendy Thorpe, Communications Specialist III 

Mitch Davis,  

 

Staff Present Electronically:  Blake Thomas, Nick Whittaker, Assistant City Planner Bryn MacDonald, Economic 

Development Coordinator Sandra Llewellyn, City Attorney John Brems, Staff Engineer II Josh Petersen, Assistant 

City Manager Wendy Thomas, Community Development Director Blake Thomas 

 

 

*THIS MEETING WAS CONDUCTED ELECTRONICALLY* 

 

This week's Planning Commission work meeting has been cancelled. 
 

 

 

 

Chair Andy Powell to order at 7:00 p.m.

 

Full Quorum Present 
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No conflicts were offered. 

 

Commissioner Brody Rypien moved to approve item 1.3 approval of Minutes for February 20, 2020 and March 5, 

2020. Commissioner Adam Jacobson seconded and all voted aye.   

 

 

 

City Planner Maloy stated that amended electronic meeting policies and procedures were necessary due to the Covid-

19 Pandemic.  

 

Commissioner Jackson Ferguson moved to approve item 2.1 Discussion and consideration of Electronic Meeting Policies and Procedures. 

Commissioner Joy Kaseke seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson  Aye 

Commissioner Joy Kaseke   Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Andrea Bradford  Aye 

Commissioner Brody Rypien             Aye 

 

The motion passed unanimously. 

 

City Attorney John Brems informed all that another motion was necessary for Item 1.3; as the Electronic Meeting 

Policies and Procedures should have been the first item on the agenda. Commissioner Brody Rypien made another 

motion to approve item 1.3 approval of Minutes for February 20, 2020 and March 5, 2020. Commissioner Adam 

Jacobson seconded and all voted aye.   

 

 

City Planner Malay reviewed the single family dwelling elevations. The Jackson Village subdivision received 

approval in 2019 with conditions of approval that stated the following:  

14. Building elevations shall come back to the PC for final approval and to ensure compliance with the Teton Ridge 

Design Guidelines.  
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City planner Maloy reviewed the required design elements and stated which elevations did not meet the guidelines 

for approval. They were preparing to build and have submitted proposed elevations for review and approval.  

 

Staff recommended approval of the single family dwelling elevations for Jackson Village as submitted, as long as they 
comply with the Teton Ranch Design Guidelines, with the following exceptions: 
NOT APPROVED: 
Anika A 
Annette A 
Annette B 
Avalon A 
Avril A 
 

Applicant Thomas Calton Spoke. Exterior elements would be chosen by purchaser and that the elevations 

intended to show the variation in some models.  

 

Commissioners discussed elements for front and rear elevations and made recommendations for elevations that 

were not in compliance. Architectural elements were discussed including elements to increase the character.  

Commissioners expressed reservations with approving elevations that did not meet City standards. 

Commissioners requested confirmation that side elevation elements would be met. They discussed only approving 

the elevations that met the standards and identified models that did not meet the design standards. They also 

stated that some were missing from the packet. Staff stated that elevations for all sides of the homes would be 

reviewed when building applications were submitted. City Planner Maloy expressed that due to volume of work 

the staff had relied on architectural design committee review process. At this time he asked that staff review all 

applications.  

 

Applicant Calton recognized that all submitted elevations did not meet the requirements. Unfortunately, they 

don’t have the ability to cater guidelines for each proposed development. He mentioned an HOA letter which 

stated all homes must meet the City requirements and proposed that the Commission approve all models with the 

stipulation that the HOA letter would ensure that all homes would meet the requirements. He stated there were 

many options for each elevation.   
 

Commissioner Rypien moved to approve with staff recommendations item 2.2 file number P2018-004-02 Review and approval of single 

family dwelling elevations for Jackson Village, with staff recommendations to not approve the elevations named Anika A, Annette A, 

Annette B, Avalon A, and Avril A. Commissioner Palmer seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson  Aye 

Commissioner Joy Kaseke   Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Andrea Bradford  Aye 

Commissioner Brody Rypien             Aye 

 

The motion passed unanimously. 
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City Planner Maloy informed the item was conditional use which was an administrative decision. The Planning 

Commission would make a decision based on compliance with the approval standards. Notices and public 

hearings were not required for conditional use applications. This property is lot 403 in the Anthem Commercial 

Center and the entire Anthem Commercial property received preliminary site plan approval. Each site in the 

commercial center comes back to the PC for final site plan approval. The applicant requested conditional use for 

a fast food restaurant known as Slim Chickens.  

 

Applicant Robert Poirier conveyed they are excited to come to Utah and have worked hard with staff. This will 

be the second Utah location.  

 

Commissioners offered suggestion for integral pigment with anti-graffiti spray on the garbage enclosure and 

asked if signage was painted on or neon. The applicant replied that it was a combination of neon and paint. The 

Commissioners reviewed the elevations and were confused by two that were labeled the same. The applicant 

identified which was on the site plan.  

 

City Planner Maloy stated separate review would take place for sign review and acceptance.  

Requirements 

1. Receive and agree to the recommendations from other agencies.  

2. Submit final landscaping plans showing types, sizes and placement of plant material to 

the Staff for review and final approval as part of the engineering review. 

3. All building elevations shall meet the approved Anthem Design Guidelines. The building  

elevations are approved as submitted.     

4. No signs are approved with this request, separate approval will be required. No signs are  

allowed on public property. All signs must be located on private property.  

5. At least 15% of the total site must be landscaped. At least 5% of the parking lot interior  

must be landscaped.  Comply with the landscaping requirements of Herriman Land Development Code 

Chapter 23. 

6. Provide storm drain detention to meet City standards. Detention ponds shall be landscaped  

 per City standards.  This may be in a detention facility off site.  

7. Parking shall be provided at 1 space per 100 square feet of floor area.  

8. Provide curb, gutter, sidewalk, park strip, and street lights on all public streets.  

9. Provide ADA access to a public way.  

10. Provide a sidewalk along the south side of the site, adjacent to the drive aisle to the south, in  

 order to provide a sidewalk connection to the future development to the east.  

11. Parking lot lights shall match the lights approved in the Anthem Design Guidelines and being 
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 used by WinCo.  

12. Screen all outside trash and dumpster areas. Dumpster enclosures shall have similar  

 architectural features as the main building and be gated. 

 

Commissioner Jackson Ferguson moved to approve item 3.3 file number C2020-011 Conditional Use Approval for a fast food 

restaurant with requirements and and additional requirement for dumpster enclosure be built with integral color in the CMU, to not be 

painted, and also include anti-graffiti coating. Commissioner Adam Jacobson seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson  Aye 

Commissioner Joy Kaseke    Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Andrea Bradford  Aye 

Commissioner Brody Rypien             Aye 

 

The motion passed unanimously. 

 

2.4. 

 

 

Assistant City Planner MacDonald stated this was a discussion item only and the applicant had requested feedback 

from the Commission.  

 

City Planner Maloy reviewed the pods and development phases. Trail locations and access were identified. Open 

space and amenities were reviewed. The phasing plan for road construction was reviewed and most streets were to 

be maintained by the city.  

 

Commissioners expressed concern with variety in the master pod plan. They requested more variety in lot sizes.  

Asked if developer had provided what was requested.  Commissioners requested information regarding wells in the 

area. Assistant City Planner MacDonald stated she would check with engineering.   

 

Discussion item only.  

 

City Planner Maloy informed the Commission that this was a discussion item.  

10



April 2, 2020 – Planning Commission Minutes  Page 6 of 7 
 

 

 

 

 

 

 

 

Applicants Tim Soffe and Tyler Kirk presented that they changed the development to have 73 fewer stacked units 

and added larger courtyard units with a landscape buffer. They offered that they have increased the walkability in the 

development and the commercial areas. Site plan evolution changes were reviewed. Building footprints were decreased 

and parking areas were moved. Staff stated that phase three had been modified after the packet was sent to the 

Commission.    

 

Commissioners requested parking and garage locations. They requested for staff to confirm correct information be 

included in the packet when the item comes back for Commission review.  

 

Commissioners requested for smaller units to be near the SLCC side, and not along the residential side. They requested 

more detailed elevations and parking garage locations and offered recommendations for the commercial locations. 

Commissioners requested to see the cartography of the area and for the building heights to be staggered. They offered 

the previous plan included more hidden parking and garages. Commissioners requested to know how many units had 

garages, recommended adding courtyard garage transitions requested to see the new elevations.  

 

The applicant reviewed challenges they had faced due to grading and the area not being flat. Conditions of the site 

don’t allow for some elements, and some garages were used for retaining.  

 

Staff and the applicant reviewed the Commission recommendations. The applicant expressed appreciation to staff. 

 

Discussion item only. 

 

 

Chair Powell expressed appreciation to the first responders and essential workers for their hard work during the 

Covid-19 pandemic. 

 

 

 

 

 

 

Commissioner Lorin Palmer moved to adjourn the Planning Commission meeting at 8:41 p.m.  Commissioner Adam Jacobson seconded 

the motion, and all voted aye.    

I, Wendy Thorpe, Deputy City Recorder for Herriman City, hereby certify that the foregoing minutes represent 

a true, accurate and complete record of the meeting held on April 2, 2020.  This document constitutes the official 

minutes for the Herriman Planning Commission Meeting. 

  

      

Wendy Thorpe 
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Date of Meeting: 
05/07/2020 

File # S2019-087 
Applicant Clark Colledge 
Address 7398 W 13100 South  
Request Preliminary Plat Approval for a 30 lot 

subdivision known as Butterfield Hollow    
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Staff Report 
 
DATE:    April 29, 2020 
 
TO:  Planning Commission 
 
FROM:  Bryn MacDonald, AICP, Assistant City Planner    
 
MEETING:  Planning Commission May 7, 2020 
 
REQUEST: Preliminary Plat Approval for a subdivision of 30 single family lots, known as 

Butterfield Hollow  
Applicant: Clark Colledge    
Address: 7398 W 13100 S  
Zone:   A-.25  
Acres:   13.96 
File Number: S2019-087 

______________________________________________________________________________ 
Request 
The applicant is requesting preliminary plat approval for a subdivision of 30 single family lots, 
known as Butterfield Hollow. This application was on the PC meeting on February 20th and March 
5th for a public hearing. The PC continued the item to allow the applicant time to respond to some 
concerns that were raised during the meeting.  
 
Site 
The subject property is located at 7398 W 13100 South and is 13.96 acres in size. The property is 
zoned A-.25. The A-.25 zone allows a minimum lot size of 10,000 square feet and a density of 1.8 
units per acre.  
 
Neighborhood Meeting 
A neighborhood meeting was held on January 9, 2020. Notices were mailed to 18 residents. Six 
residents attended the meeting. Minutes from the meeting are included in the packet. Residents 
had concerns about animal rights on the lots and increased traffic.  
 
Notices 
Staff mailed notices to all property owners within 400 feet of the subject property. Notices were 
mailed to 20 property owners on February 7, 2020. Notices were mailed again on April 27, 2020.  
 
Process 
A subdivision is an administrative decision. The Planning Commission will hold a public hearing 
and make a decision based on compliance with the applicable ordinances and standards.  
 
The public hearing was opened on February 20, 2020, and left open in order to allow for further 
information to be presented.  
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Staff Report 
 
Issue 1 – Density 
The property is located in the A-.25 zone. This zone allows a density of 1.8 dwelling units per 
acre, with increased density based on meeting the criteria listed in the ordinance. The applicant 
has submitted their request for 30 lots, which is 2.15 units per acre. The applicant has also 
submitted a revised density calculation showing how they qualify for the increased density (See 
below). 

  
The criteria from the A-.25 zone are listed below. The Planning Commission needs to determine 
if the applicant has adequately complied with the criteria in order to receive the bonus density. 
 

Bonus Density Requirements    Density Bonus Points    

Dedicating and installing at least a 10' park strip behind the sidewalk adjacent 
to a collector or arterial road    

0.1 unit per acre    

Dedicating and installing a trail connection to an existing trail that provides an 
amenity for the residents of the proposed project    

0.1 unit per acre    

Dedicating and installing a trail that provides an amenity for the larger 
community and is designated in the Parks Master Plan    

0.2 unit per acre    

Dedicating and installing infrastructure that is identified as a "system 
improvement" by the City    

0.2 unit per acre    

Combining 2 or more properties to create 1 larger project of at least 10 acres. 
The properties must be contiguous to each other and must be consolidated from 
different property owners    

0.05 unit per acre for 
each 10 acres combined; 
maximum of 0.2 units 
per acre for this category  
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Staff Report 
 

Bonus Density Requirements    Density Bonus Points    

Providing 1/2 acre lots that buffer lots adjacent to existing larger lots or 
agricultural uses or zones    

0.1 unit per acre    

In addition to providing 1/2 acre lots adjacent to existing larger lots, developing 
at least 10% of the lots throughout the project as half acre lots    

0.1 unit per acre    

In a subdivision providing a local park at least 1/2 acre in size or upon approval 
of the City paying to the City a fee in lieu. For purposes of this provision a park 
must include a playground or other amenities consistent with the size of the 
park and not just be a detention pond    

0.1 unit per acre    

In a subdivision providing a neighborhood park at least 1 acre in size or upon 
approval of the City paying to the City a fee in lieu. For purposes of this 
provision a park must include a playground or other amenities consistent with 
the size of the park and not just be a detention pond    

0.2 unit per acre    

 
 
Issue 2 – Lot Size  
As per the A-.25 zoning ordinance, each lot must be a minimum of 10,000 square feet and have a 
minimum width of 85 feet. Each of the lots meets these requirements. 
 
Issue 3 – Fencing 
The ordinance requires a six foot precast wall adjacent to larger collector and arterials roads. A 
wall will be required along Herriman Highway. 
 
Issue 4 – Parks/Open Space 
There is a 0.50 acre open space on the property. It will be used for detention. In order to count 
towards the density criteria, the open space must include a playground or other amenities. The 
applicant has now revised their plans to include a tot lot and two benches.  
 
Recommendation 
Staff recommends approval of the preliminary plat for a subdivision of 30 lots with the following 
requirements: 
 

1. Receive and agree to the recommendations from other agencies. 
2. Final plat to be reviewed and approved by the Engineering Department. 
3. Receive and agree to the recommendations from other agencies, including those  

listed in the Development Review Committee comments dated October 2, 2019. 
4. Construct a 6 foot precast wall on Herriman Highway. The wall should maintain the clear 

view at all intersections.  
16



    
 
 
 

Staff Report 
 

5. Setbacks shall be standard City setbacks.  
6. All building elevations shall meet the requirements of the Single Family Design Criteria 

as found in the Herriman Land Development Code.  
7. No residential driveways shall access onto Herriman Highway.  
8. Infrastructure improvements, including but not limited to utilities, street signs, street 

lighting, fencing, and other required improvements, shall be provided in accordance with 
city standards and specifications. 

9. Install curb, gutter, park strip, street lights, and sidewalk along all public streets in 
accordance with City standards.  

10. Streets shall be public and built in accordance with city standards and specifications. All 
streets shall be 53 feet. 

11. No more than 30 building permits to be issued on one access.  
12. No driveways will be allowed within 50 ft of the right-of-way line of Herriman Highway.  
13. Dedicate right of way on the north side of Herriman Highway in order to provide an 80 

foot ROW width.   
14. Coordinate with Salt Lake County for necessary permits regarding work in Herriman 

Highway on Salt Lake County’s portion of roadway. 
15. Install all necessary improvements along north side of Herriman Highway including curb 

and gutter, 5 foot wide landscaped area, 8 foot wide asphalt trail, and necessary street 
lighting to Herriman City Standard.   

16. Storm drainage along Herriman Highway must be routed through storm drain system and 
detention provided for to limit discharge to 0.20 cfs/acre. 

17. Storm drain detention area must be dedicated to Herriman City and landscaped to 
Herriman City Standards. Provide landscaping plan for park strips and Lot A. 

18. Show storm drain outfall. Salt Lake County Flood control/State of Utah stream alteration 
permit may be needed depending on outfall location. 

19. Provide plan for Herriman Highway drainage/existing culvert. 
20. Show safe site triangle areas on plat. This should be made an open space area on the plat. 
21. Provide traffic impact study to Herriman City Standard. 
22. Provide storm drainage report to Herriman City Standard. 
23. Provide geotechnical report for pavement design of interior roads and Herriman 

Highway. 
24. Provide approval of pertinent irrigation companies for work affecting irrigation lines. 
25. UPDES stormwater permit through State of Utah will be necessary (project greater than 1 

acre). 
26. Provide a contaminated soils report and remediation plan, if necessary.  

 
Attachments 

A. Vicinity Map 
B. Preliminary Plat 
C. Engineered drawings 
D. DRC comments  17
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DETAIL-TYP. BUILDING SETBACK & EASEMENT
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CURB/ ASPHALT PATH CROSS-SECTION
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9/12/2019 

 

Submittal 

 Submitted an application for a 31 lot subdivision.  

Applicant- Clark Colledge  

Engineer- Scott Peterson, Atlas Engineering   

9/3/2019 Zoning 

Bryn MacDonald      bmacdonald@herriman.org 

 
1. Property is zoned A-.25 and is 13.96 acres. Density at 1.8 would allow 25 lots. The applicant is asking for 31 total lots.  
2. The applicant needs to demonstrate which density criteria they are complying with in order to gain the additional density. 

The applicant needs to achieve a density of 2.2 in order to maintain 30 lots.   
3. Each of the lots needs to be 85 feet wide at the setback line. It is not clear if this requirement is met. 
4. Each of the lots needs to be a minimum of 10,000 square feet.  
5. Demonstrate that each of the lots is buildable with the current setbacks and slope, particularly lots 21 and 22. 
6. 6 foot precast wall will be required along Herriman Highway.  
7. Submit a sheet showing how the property will be graded to accommodate building. If retaining walls will be required, they 

will need to be approved by engineering.  
8. Plan a trail connection to the trail in the Hidden Oaks project to the north.  

 
 
 
 
 
 
  

 
 
 
 
 
 
 
 

9/23/2019 Unified Fire Authority 

Dan Devoogd        ddevoogd@unifiedfire.org 
  
 The submittal will need to be reworked to either limit the number of lots to 30 or a 2nd access will need to be provided. 

 

10/2/2019 Community Coordinator 
Sandra Llewellyn      sllewellyn@herriman.org 

A neighborhood meeting will need to be held prior to Planning Commission.  Contact Sandra Llewellyn for more details on 
scheduling the meeting.  

9/20/2019 Public Works 
Justun Edwards       jedwards@herriman.org 

See attached comments.  
 Need to show location of street lights, cabinets, transformers, switchgear boxes, and the connections on Herriman Highway. 
 

4.08Street Lighting Design    The  developer  shall  show  street  light  locations  on  all  residential,  commercial,  and  
 industrial development plans (see Standard Plan No.’s SL‐01 to SL‐
18). Street light plan  shall  show  the  cabinets,  transformers,  switchgear  boxes,  and  the  connections. 

 

10/1/2019 Parks/ Landscaping 
Wendy Thomas  wthomas@herriman.org            Heidi Shegrud        hshegrud@herriman.org 

S2019-087

7398 W 13100 S 
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 Install street trees in the park strip every 30 feet.  

 Submit a landscaping plan for the detention pond and park strip along Main Street.  
  

9/20/2019 GIS 

Eric Blackett        eblackett@herriman.org 
  
 Need to add street names, lot addresses, and intersection coordinates to the plat 

 

10/1/2019 Engineering Review 

Josh Petersen        jpetersen@herriman.org  
 

 
 
 

 Provide dedication for 80 foot wide ROW in Herriman Highway 

 Dedicate all public road areas for interior streets. 

 Use City of Herriman standard detail for road cross sections. 

 Coordinate with Salt Lake County for necessary permits regarding work in Herriman Highway on Salt Lake County’s 

portion of roadway. 

 Install all necessary improvements along north side of Herriman Highway including curb and gutter, 5 foot wide 

landscaped area, 5 foot wide concrete sidewalk, and necessary street lighting to Herriman City Standard.  This may 

include an asphalt trail instead of a sidewalk.  

 Install improvements on interior streets including curb and gutter, 5 foot concrete sidewalk, 5 foot landscaped 

parkstrip and necessary street lighting to Herriman City Standard. 

 Storm drainage along Herriman Highway must be routed through storm drain system and detention provided for to 

limit discharge to 0.20 cfs/acre. 

 Storm drain detention area must be dedicated to Herriman City and landscaped to Herriman City Standards. 

o Provide landscaping plan for parkstrips  and Lot A. 

 Show storm drain outfall. 

o Salt Lake County Flood control/State of Utah stream alteration permit may be needed depending on outfall 

location. 

 Provide plan for Herriman Highway drainage/existing culvert. 

 No driveways may access Herriman Highway. 

 Show safe site triangle areas on plat. 

o May consider making this an open space area. These areas are difficult for homeowners to fence properly. 

 Only 30 lots may be developed with a single access. 

 Provide traffic impact study to Herriman City Standard. 

 Provide storm drainage report to Herriman City Standard. 

 Provide geotechnical report for pavement design of interior roads and Herriman Highway. 

 Show flood plains in vicinity. 

 Provide approval of pertinent irrigation companies for work affecting irrigation lines. 

 UPDES stormwater permit through State of Utah will be necessary (project greater than 1 acre). 

 Provide a contaminated soils report and remediation plan, if necessary.  
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Bonus Density Requirements    Density Bonus Points    

Dedicating and installing at least a 10' park strip behind the sidewalk adjacent to a 

collector or arterial road    

0.1 unit per acre    

Dedicating and installing a trail connection to an existing trail that provides an 

amenity for the residents of the proposed project    

0.1 unit per acre    

Dedicating and installing a trail that provides an amenity for the larger community 

and is designated in the Parks Master Plan    

0.2 unit per acre    

Dedicating and installing infrastructure that is identified as a "system improvement" 

by the City    

0.2 unit per acre    

Combining 2 or more properties to create 1 larger project of at least 10 acres. The 

properties must be contiguous to each other and must be consolidated from different 

property owners    

0.05 unit per acre for each 10 

acres combined; maximum of 

0.2 units per acre for this 

category    

Providing 1/2 acre lots that buffer lots adjacent to existing larger lots or agricultural 

uses or zones    

0.1 unit per acre    

In addition to providing 1/2 acre lots adjacent to existing larger lots, developing at 

least 10% of the lots throughout the project as half acre lots    

0.1 unit per acre    

In a subdivision providing a local park at least 1/2 acre in size or upon approval of 

the City paying to the City a fee in lieu. For purposes of this provision a park must 

include a playground or other amenities consistent with the size of the park and not 

just be a detention pond    

0.1 unit per acre    

In a subdivision providing a neighborhood park at least 1 acre in size or upon 

approval of the City paying to the City a fee in lieu. For purposes of this provision a 

park must include a playground or other amenities consistent with the size of the 

park and not just be a detention pond    

0.2 unit per acre    

In a subdivision, providing a community park of at least 3 acres that includes a 

splash pad, skatepark, or other necessary facility as outlined in the Parks Master 

Plan or upon approval of the City paying to the City a fee in lieu    

0.3 unit per acre    

Donating to the City a site for a public school, public buildings, or other public 

community facilities    

0.3 unit per acre    
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Relocate hydrant or
streetlight to eliminate
utility conflict.

There is not an existing irrigation waterline.
Stub for future connection.

Private irrigation
system. Not an
existing SD.

Install culinary and
secondary water service
connections to pond.

- City will perform hydraulics analysis and coordinate with developers
engineer to modify water system if needed. 
- Maintain minimum 3' separation between culinary and secondary
waterlines and any other utility.

Terminate waterlines
with blow-off and
thrust block per city
standard.

Maintain min. 3'
separation
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Date of Meeting: 
05/07/2020 

File # S2020-018 
Applicant Edge Homes 
Address 4578 S Bartlett Drive 
Request Graystone Plat Amendment 
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Staff Report 
 
DATE:    April 30, 2020 
 
TO:  Planning Commission 
 
FROM:  Bryn MacDonald, AICP, Assistant City Planner     
 
MEETING:  Planning Commission May 7, 2020 
 
REQUEST: Subdivision plat amendment to adjust the lot line between lots 407 and 408 in 

Graystone Phase 4  
Applicant: Edge Homes 
Address: 4578 S Bartlett Drive 
Zone:   R-1-15 (Residential) 
Acres:   0.25 
File Number: S2020-018 

______________________________________________________________________________ 
Request 
The applicant is requesting a subdivision amendment to adjust the lot lines between lots 407 and 408 
in Graystone Phase 4.  
 
Site 
The property is located at 4572 and 4578 South Bartlett Drive. It is currently zoned R-1-15 
(Residential).  
 
Notices 
Notices are not required to be mailed for a plat amendment when the same owner owns both of 
the subject lots.  
 
Process 
A subdivision amendment is an administrative decision. The Planning Commission will hold a 
public hearing and make a decision based on compliance with the applicable ordinances.   
 
Discussion 
Lots 407 and 408 are part of the Graystone subdivision, being built by Edge Homes. There is a 
home under construction on lot 407. It was inadvertently built too close to the property line. The 
owner is now requesting a plat amendment to move the property line 3.88 foot into lot 408. 
There is a home under construction on lot 408, however there is plenty of room to adjust this lot 
line without impacting the required setback. 
 
Recommendation 
Staff recommends approval of the plat amendment to move the line between lots 407 and 408 with 
the following requirements:  

1. Receive and agree to the recommendations from other agencies. 
32



    
 
 
 

Staff Report 
 

2. Final plat to be reviewed and approved by the Engineering Department. 
 
 
Attachments 

A. Application 
B. Vicinity Map 
C. Original Plat  
D. Amended Preliminary Plat 
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      Owner            Engineer       Architect

Date Received: Received By: Fee: 

Zone: Receipt # 

Preliminary Subdivison Plat Application

Property Address:

Parcel Numbers: 

Property Owner: (if not listed above)

Email of Owner: Phone: 

Name of Applicant: 

Address of Applicant: 

Email of Applicant: Phone:

Applicants Affiliation with the Subject Property:

      Other

SUBDIVISION INFORMATION

       New Lots/Units   _____________ Number of lots/units                    Total Acres: ____________

       Plat Amendment  _____________ Number of new lots/units

Name of Proposed Subdivision: 

APPLICANT INFORMATION

Assigned Planner: 

OFFICE USE ONLY

File Number:

Engineer: (if not listed above)

Email of Engineer: Phone of Engineer: 

Architect: (if applicable) 

Email of Architect Phone of Architect: 

5355 West Herriman Main St, Herriman UT 84096        o. 801.446.5323        email: planning@herriman.org

4578 S BARTLETT DR

33-07-384-013-0000, 33-07-384-014-0000

0X

EDGE HOMES

13702 S 200 W B12, DRAPER, UT 84020

jnicholls@edgehomes.com 801-494-0150

X

ENSIGN ENGINEERING

jford@ensignutah.com 801-255-0529
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DIAMOND  LAND SURVEYING, LLC

office@diamondlandsurveying.com

Phone (801) 266-5099  Fax 266-5032

Murray, Utah 84123

5243 South Green Pine Drive

LOTS 407 AND 408,
GRAYSTONE SUBDIVISION PHASE 4,

AMENDING LOT L,
SOUTH HERRIMAN, AMENDED
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Date of Meeting: 
05/07/2020 

File # C2008-014-26 
Applicant Edge Homes 
Address 5250 W Copeland Drive  
Request Review of a requirement for recessed 

windows on Parkside at Herriman 
Towne Center   
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Staff Report 
 

DATE: May 1, 2020 
 
TO:  Planning Commission 
 
FROM:  Bryn MacDonald, Assistant City Planner  
 
MEETING: Planning Commission May 7, 2020 
 
REQUEST: Review of a requirement for recessed windows on Parkside at Herriman Towne Center  

Applicant: Jaran Nichols, Edge Homes 
Address: Approximately 5250 W Copeland Drive 
Zone:  MU-2 Mixed Use Zone 
Acres:  16.93 ± 
File Number: C2008-014-26 

  
 
Summary 
The applicant would like to discuss a condition of approval on Parkside requiring recessed 
windows.  
 
Discussion 
The applicant received approval for the Parkside project in October 2019. One of the conditions of 
approval required the following:  
 

1. All windows shall comply with the Herriman Towne Center Design Guidelines for “Window 
Characteristics” including a minimum window recess of three-inches to express building 
mass. 

 
The applicant has some concerns with complying with this condition. They have submitted a letter 
which states that “recessed windows on all buildings is problematic” (See Attachment B). They 
claim it will lead to leaking and maintenance issues.  
 
The applicant is proposing to build the elevations as they were approved by the Planning 
Commission, however they are asking to not have to comply with the condition of recessed 
windows on all buildings. The recessed windows were not shown on the approved elevations, it 
was a condition of approval that they change their elevations to add the recessed windows. They 
have submitted an exhibit which shows where they can meet the recessed windows requirement, 
and what all of the windows in the project will look like (See Attachment C).  
 
As stated previously by staff, the Design Guidelines do not specify the level of compliance that is 
necessary to warrant Planning Commission approval. 
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Staff Report 
 

Recommendation 
Staff recommends the Planning Commission review the proposal regarding recessed windows and 
determine if it meets the intent of the approval and the HTC Design Guidelines.  
 
 
Attachments 
 

A. Vicinity Map 
B. Letter from CPR 
C. Recessed Windows Exhibit 
D. Approved Building Elevations 
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Dec.	4,	2019	
	
Reference:	Recessed	windows	on	residential	structures.	
	
To	whom	it	may	concern,	
	
My	name	is	Dennis	McCoy	and	I	have	been	in	the	remedial/remodeling	construction	business	for	more	than	
30	years.		I	was	the	Owner	of	RAM	Builders,	Inc.	for	more	than	30	years	and	I	am	now	a	consultant	for	several	
of	Utah’s	largest	builders	regarding	solutions	to	post	construction	problems	and	new	building	envelope	design.		
I	have	personally	provided	oversight	on	the	repair/	retrofit	of	well	over	200K	windows	in	6	states	in	my	career.		
I	have	a	college	degree	in	Construction	Inspection	and	I	have	been	a	certified	Building	Inspector	since	1988	
(license	valid	1988-	2010).		I	have	recently	been	involved	in	providing	solutions	to	a	post-construction	problem	
involving	many	hundreds	of	recessed	windows	on	condominium	buildings	in	South	Jordan.				
	
The	recessing	of	windows	on	all	buildings	is	problematic;	furthermore,	if	windows	are	recessed	on	residential	
structures	the	problems	are	expanded.	On	residential	structures,	including	multi-family	structures	where	the	
International	Building	Code	(IBC)	is	applicable,	the	industry	norm	is	to	use	“pre-flashed”	windows.		A	“pre-
flashed”	window	refers	to	a	window	that	has	an	integral	fin	built	into	the	window	frame.		Recessing	a	window	
in	a	way	that	leaves	the	wall	penetration	waterproof	precludes	the	use	of	windows	with	fins.		Finned	vinyl	
windows	WILL	NOT	WORK	in	such	an	application.		They	cannot	be	installed	in	a	way	that	complies	with	the	
AAMA	standards.		Even	when	window	sill	pans	are	part	of	the	window	opening,	integral	finned	windows	will	
fail	because	the	9	inch	required	extensions	to	the	integral	fin	part	of	the	window	has	to	be	bent	at	multiple	90	
degree	angles.		The	critical	concept	of	“the	shingle	effect”	is	wholly	compromised.		The	problem	with	
implementing	a	commercial	type,	store	front	finless	windows	is	twofold.			
	
The	first	problem	with	a	finless	window	is	that	the	framers/window	installers,	that	have	associated	themselves	
with	residential	structures	in	Utah,	are	not	knowledgeable	or	practiced	with	the	complex	requirements	
associated	with	commercial	building	applications.		On	“fast	track”	type	residential	buildings	the	local	installers,	
regardless	of	added	training	efforts,	WILL	NOT	GET	IT	RIGHT.		The	second	problem	is	that	finless	windows	
require	a	complex	engineered	positive	connection	at	their	edges.		This	is	most	commonly	achieved	by	
implementing	a	backer	rod	and	caulking	detail	around	the	window	edges.		Backer	rod	and	caulking	requires	
regular	maintenance	involving	removal	and	replacement	of	sealants.		This	is	extremely	impractical	where	
Home	Owners	Associations	(HOAs)	are	involved.		It	is	a	general	practice	in	Utah	for	HOAs	to	“own”	the	exterior	
of	buildings.		What	will	happen,	in	truth,	is	that	the	window	connections	will	not	be	maintained.		It	has	been	
my	experience,	that	HOAs	do	not	discover	catastrophic	damage	behind	these	types	of	window	connections	
until	long	after	the	caulking	and	baker-rod	connections	have	failed.			
	
There	is	really,	in	a	way,	a	third	reason	to	never	use	commercial	type	windows	on	a	multi-family	structure.		
The	truth	is,	that	most	recessed	windows	on	commercial	buildings	leak.		Most	leak,	to	some	degree,	almost	
immediately	after	the	buildings	are	completed.		Because	these	structures	are	not	someone’s	personal	dwelling	
the	leaks	go	unnoticed.		A	perfect	example	of	this	are	“The	Xango	Buildings”	that	are	located	in	the	
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Thanksgiving	Point	Business	Park.		The	recessed	windows	on	those	buildings	continue	to	leak,	despite	the	
application	of	many	hundreds	of	cases	of	caulking.			
	
It	is	my	professional	opinion	that	the	implementation	of	any	kind	of	a	recessed	exterior	window	on	a	multi	
family	residential	structure,	in	Utah,	WILL	RESULT	IN	CATASTROPHIC	LATENT	CONSTRUCTION	DEFECT.		The	
implementation	of	custom-made	window	pans	with	fully	soldered	end	caps	won’t	even	provide	a	lasting	
solution.			Wind	driven	rain	water	will	be	pushed	uphill	due	to	negative	pressure	differentials	that	exist	
between	the	outside	and	the	inside	of	the	walls.			Any	sealants	that	are	used	will	erode	and	eventually	be	
overcome	and	will	fail	over	time.			
	
Respectfully	yours,	

	
	
	
	

43



COM

FORT HERRIMAN PARKWAY

BLACK LOCUST WAY

CANNAVALE DRIVE

COPELAND DRIVE

FORTSON WAY

BR
OL

IN
 D

RI
VE

TINSLEY LANE

HENDRY LANE

VA
N DYN

E L
ANE

RU
SS

O 
LA

NE

NEWBRIDGE LANE

BLDG 2

BLDG 2

BLDG 3
BLDG 3

BLDG 4

BLDG 4

BLDG 6

BLDG 6

WEDEL LANE

PHASE 2

PHASE 1

PH
AS

E 
2

PH
AS

E 
1

PHASE 1
PHASE 2

FO
RT

 H
ER

RI
MAN

 PA
RK

WAY

EL
SM

ER
E L

AN
E

AY
LE

SB
UR

Y
DR

IV
E

LO
W

IC
K

LA
NE

EXISTING DEVELOPMENT

EXISTING DEVELOPMENT

EXISTING DEVELOPMENT

FUTURE DEVELOPMENT

FUTURE DEVELOPMENT

A

B

B

B

B

B

A

B

A

A

B

BLDG 1
T-130

T-129

T-128

T-127

T-101

T-103

T-104

T-105

T-106

T-107

T-108

T-109

T-120

T-112 T-111 T-110

T-126

T-125

T-124

T-123

T-122
T-121

T-118
T-119

T-117 T-116 T-115
T-113T-114

T-102

T-207

T-230

T-221

T-223

T-222

T-224

T-225

T-226

T-227

T-229

T-228

T-232

T-231

T-233

T-234

T-235

T-237

T-236

T-203

T-201

T-202

T-205

T-206

T-204T-211
T-210 T-209 T-208

T-212

T-214
T-213

T-215

T-219

T-218

T-216

T-217

T-220

1

A

C

-

5

0

0

4

A

C

-

5

0

0

1C

-

5

0

0

3C

-

5

0

0

2

C

-

5

0

0

4

C

-

5

0

0

2

C

-

5

0

0

2

C

-

5

0

0

BLDG 1

BLDG 5

BLDG 5

B

4

A

C

-
5

0

0

PARKSIDE AT HERRIMAN TOWNE CE
PHASE 1 AND PHASE 2

44



COM

PARKSIDE AT HERRIMAN TOWNE CE
PHASE 1 AND PHASE 2

HA
DD

OC
K 

LA
NE

PHASE 3PHASE 4

FORT HERRIMAN PARKWAY

SUMMERDALE DRIVE

EXISTING DEVELOPMENT

EXISTING DEVELOPMENT

FUTURE DEVELOPMENT

1

C

-
5

0

0

4

A

C

-

5

0

0

4

C
-
5
0
0

FORT HERRIMAN PARKWAY

2

C

-

5

0

0

4
A

C
-
5
0
0

TY
CE

 L
AN

E

OBERON LANE

FUTURE DEVELOPMENT

EXISTING DEVELOPMENT

HARLOW
 W

AY

1

A

C

-

5

0

0

3

C

-

5

0

0

GLOVER DRIVE

KEEGAN DRIVE KEEGAN DRIVE

KEEGAN DRIVE

PHASE 3
PHASE 4

PHASE 3

PHASE 4

B
T-307

T-308

T-306

T-305

T-302

T-303

T-304

T-301

T-323
T-322

T-321

T-328
T-329

T-325
T-326

T-327

T-324

T-315 T-316
T-314T-313

T-312

T-310
T-311

T-309

T-429
T-433T-432T-431T-430T-428T-427T-426T-425

T-407

T-436 T-435 T-434
T-437T-438T-440 T-439T-442

T-423 T-424

T-441T-443

T-421

T-420

T-419

T-422

T-417

T-416
T-412

T-411

T-410

T-414

T-413

T-406

T-405

T-402

T-408

T-409

T-403

C

-

5

0

0

2

T-319

T-320

T-317

T-318

BRUNDISI LANE

B

B
B

B

B

B

B

BB

A

A

B

B

B

B

B

1

A

C

-

5

0

0

50.0' ROADWAY

BLDG H
BLDG I

BLDG J

BLDG L

BLDG K BLDG G

B

T-404

T-401
T-415

T-418

3 4

45



46



47



48



49



50



51



52



53



54



55



56



57



 
 

Date of Meeting: 
05/07/2020 

File # S2020-003 
Applicant Elliott Smith 
Address 12480 S 5600 W   
Request Reconsideration of a subdivision 

condition requiring a 6 foot precast wall 
adjacent to commercial property  
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Staff Report 
 
DATE:    May 1, 2020 
 
TO:  Planning Commission 
 
FROM:  Bryn MacDonald, AICP, Assistant City Planner 
 
MEETING:  Planning Commission May 7, 2020 
 
REQUEST: Reconsideration of a subdivision condition requiring a 6-foot precast wall adjacent 

to commercial property  
Applicant: Elliott Smith, TerraForm Companies, LLC  
Address: 12480 S 5600 W 
Zone:   C-2 (Commercial)  
Acres:   5.042 
File Number: S2020-003 

______________________________________________________________________________ 
Request 
The applicant is requesting that the Planning Commission reconsider the condition placed on this 2-
lot subdivision to place a 6-foot precast wall along the south and west property lines (See Attachment 
B).   
 
Site 
The property is located at 12480 S 5600 W. The property has been zoned C-2 (Commercial)  
 
Notices 
Staff mailed notices to all property owners adjacent to the proposed fence, on the south and west 
side of the property. Notices were mailed to 10 property owners on April 27, 2020. At this time, 
staff has received no comments on the request.   
 
Discussion 
The Planning Commission approved this subdivision on February 20, 2020. One of the conditions 
of approval stated the following: 
 

7. Install a commercial standard 6-foot precast wall on the entire south and west property 
line.  

 
This subdivision is zoned C-2 (Commercial) and is adjacent to residential property on the south and 
west sides. The ordinance requires the following:  
 
10-21-7: FENCING BETWEEN INCOMPATIBLE USES: 
 
Whenever a lot is developed with a use that is incompatible with a use located on an abutting lot or 
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Staff Report 
 
parcel, the new development shall include installation of a fence or wall along the property line between 
the incompatible uses as provided in this section. 
 
B. Residential And Commercial Uses: A minimum six foot (6') high decorative precast or integrally 

colored and textured block, brick, stone, or other masonry fence and/or wall shall be installed 
between residential uses and commercial uses. 

 
C. Commercial Or Office And Agricultural Or Residential Zones: A minimum six foot (6') high decorative 

masonry wall is required between commercial or office zones and agricultural or residential zones. 
Other fencing or landscaping techniques may be used to buffer waterways, trails, parks, open 
spaces or other uses 
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Staff Report 
 
Several of the homes already have vinyl fence installed. The ordinance does not allow double 
fencing (Section 10-21-11).  The applicant is concerned that the residents may not want their vinyl 
fences removed in order to install the pre-cast wall.  

 
 
 
Recommendation 
Staff recommends maintaining the condition that the 6-foot precast wall be installed on the south and 
west property lines, due to section 10-21-7 of the code which requires a precast wall between 
residential and commercial zones.  
 
Attachments 

A. Vicinity Map 
B. Email from Applicant  
C. Preliminary Plat 
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Bryn and others: 
  
As you know, I’m a co-owner of the land on the southwest corner of 12400 South 5600 West.  We 
acknowledge the requirement to install a 6-foot precast wall on the south and west property lines (as 
stated in item #7 of the attached approval letter).  We did NOT, however, understand that the City 
would require us to tear down the existing vinyl fences along the south boundary line (the backyard 
fences of the neighboring houses).  That was never discussed.   
  
We are concerned that if we do that (i.e., tear down the neighbors’ vinyl fences and replace them with 
the precast wall), those neighbors will be upset since the work will likely (necessarily) disturb the 
landscaping, sprinklers and other improvements on the neighbors’ side of the existing vinyl fencing. 
  
Accordingly, we respectfully request that this specific condition be placed on the agenda for the next 
Planning Commission meeting, with notice of the matter being sent by the City to all of the property 
owners whose lots are located adjacent to our land.  The notice should specify that the Planning 
Commission will be considering (reconsidering) the condition of requiring us to tear down the neighbors’ 
existing vinyl fencing and replacing it with a 6-foot precast wall.  If the Planning Commission decides to 
keep this condition in place, we want all the neighbors to (i) have an opportunity to appear before the 
Planning Commission and share their views, and (ii) know that it is the City requiring us to tear down 
their vinyl fences and install the new precast wall.  
  
Will you please confirm that this request will be honored and that this item will be placed on the next PC 
agenda with the requested notice being sent by the City to all neighboring home owners?  
  
Thank you in advance,   
  

 
 
Paxton R. Guymon, Esq.  
Managing Partner  
10610 S. Jordan Gateway, Suite 200  
South Jordan, Utah 84095  
801.527.1040 (main)  
801.527.1000 (fax)  
paxton@yorkhowell.com  
www.yorkhowell.com  
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I, BRIAN A. LINAM, DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND SURVEYOR, AND THAT I HOLD
CERTIFICATE NO. 7240531 AS PRESCRIBED UNDER THE LAWS OF THE STATE OF UTAH. I FURTHER CERTIFY
THAT BY AUTHORITY OF THE OWNERS, I HAVE MADE A SURVEY OF THE TRACT OF LAND SHOWN ON THIS PLAT
AND DESCRIBED BELOW, A RECORD OF SURVEY PREPARED BY BENCHMARK ENGINEERING AND LAND
SURVEYING, LLC. HAS BEEN FILED AT THE SALT LAKE COUNTY SURVEYOR'S OFFICE, AND HAVE SUBDIVIDED
SAID TRACT OF LAND INTO 2 LOTS  HEREAFTER TO BE KNOWN AS:

KNOW ALL MEN BY THESE PRESENTS THAT________________, THE UNDERSIGNED OWNER( ) OF THE ABOVE
DESCRIBED TRACT OF LAND, HAVING CAUSED SAME TO BE SUBDIVIDED INTO LOTS, TO BE HEREAFTER
KNOWN AS THE

DO HEREBY DEDICATE FOR PERPETUAL USE OF THE PUBLIC ALL PARCELS OF LAND SHOWN ON THIS PLAT AS
INTENDED FOR PUBLIC USE.  IN WITNESS WHEREBY _______  HAVE HEREUNTO SET OUR HANDS THIS
_____________DAY OF_______________, A.D. 20_____.
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A TRACT OF LAND SITUATED IN THE SOUTHEAST QUARTER OF SECTION 26 AND THE SOUTHWEST QUARTER
OF SECTION 25, TOWNSHIP 3 SOUTH, RANGE 2 WEST, SALT LAKE BASE AND MERIDIAN, AS DESCRIBED IN
THAT CERTAIN WARRANTY DEED RECORDED MAY 31, 2016, AS ENTRY NO. 12289333, IN BOOK 10436, PAGE
4101, AND ALSO IN THAT CERTAIN WARRANTY DEED RECORDED MAY 31, 2016, AS ENTRY NO. 12289335, IN
BOOK 10436, PAGE 4106, ON FILE AT THE OFFICE OF THE SALT LAKE COUNTY RECORDER, BEING MORE
PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT ON THE EASTERLY LINE OF LAFAYETTE ESATES SUBDIVISION, RECORDED JUNE 22,
2007, AS ENTRY NO. 10141642, IN BOOK 2007P, AT PAGE 252, AT THE OFFICE OF THE SALT LAKE COUNTY
RECORDER, SAID POINT BEING THE NORTHWEST CORNER OF SUNSET MEADOWS SUBDIVISION, RECORDED
APRIL 14, 2006, AS ENTRY NO. 9694827, IN BOOK 2006P, AT PAGE 99, AT THE OFFICE OF THE SALT LAKE
COUNTY RECORDER, SAID POINT ALSO BEING SOUTH 89°55'25" WEST, ALONG THE SECTION LINE, 346.50
FEET AND NORTH 02°30'42" WEST 595.96 FEET FROM THE SOUTHEAST CORNER OF SAID SECTION 26, AND
RUNNING THENCE NORTH 02°30'42" WEST 406.21 FEET ALONG THE EASTERLY LINE OF LAFAYETTE
SUBDIVISION AND ALONG THE EASTERLY LINE OF LAFAYETTE ESTATES AMENDED AND EXTENDED,
RECORDED FEBRUARY 28, 2012, AS ENTRY NO. 11340352, IN BOOK 2012P, AT PAGE 21, AT THE OFFICE OF
THE SALT LAKE COUNTY RECORDER, TO THE SOUTHERLY LINE OF THE HERRIMAN CITY PARCEL; THENCE
EAST 552.43 FEET ALONG SAID SOUTHERLY LINE TO THE WESTERLY RIGHT OF WAY LINE OF ROSECREST
ROAD (5600 WEST); THENCE SOUTH 00°38'31" WEST 405.74 FEET ALONG SAID WESTERLY RIGHT OF WAY LINE
TO THE NORTHERLY LINE OF SAID SUNSET MEADOWS SUBDIVISION; THENCE SOUTH 89°59'18" WEST 530.09
FEET ALONG SAID NORTHERLY LINE TO THE POINT OF BEGINNING.

CONTAINS 219,626 ST. FT. OR 5.042 ACRES, MORE OR LESS
2 LOTS

DEVELOPER/OWNER:

TERRAFORM COMPANIES

TELEPHONE: 801-278-4689

EMAIL: EBSMITH@TERRAFORMCO.COM

HERRIMAN  CITY ENGINEER

DOMINION ENERGY

APPROVAL AS TO FORM HERRIMAN CITY  SALT LAKE COUNTY RECORDER 

ROCKY MOUNTAIN POWER

HEALTH DEPARTMENT

SALT LAKE COUNTY RECORDER
FEE $_________

ATTEST: RECORDER              

APPROVED AS TO FORM THIS___________DAY
OF _____________, A.D. 20____.

HERRIMAN CITY ATTORNEY

I HEREBY CERTIFY THAT THIS OFFICE HAS EXAMINED THIS
PLAT AND IT IS CORRECT IN ACCORDANCE WITH INFORMATION
ON FILE IN THIS OFFICE.

HERRIMAN CITY ENGINEER DATE

DOMINION ENERGY

9138 SOUTH STATE STREET SUITE # 100 
 SANDY, UTAH 84070  (801) 542-7192

www.benchmarkcivil.com 

BENCHMARK
ENGINEERING &

LAND SURVEYING

RECORD OF SURVEY

INDEX NO.: S2019-07-0472

DATESIGNED

DATE: 03/26/2019
PLANNING DIRECTOR 

APPROVED THIS_______DAY OF  _____________,
A.D. 20___.

ROCKY MOUNTAIN POWER

HERRIMAN CITY MUNICIPAL WATER

APPROVED THIS________DAY OF ______________, A.D. 20___,
BY HERRIMAN CITY WATER.

HERRIMAN CITY

SOUTH VALLEY SEWER DISTRICT

SOUTH VALLEY SEWER DISTRICT MANAGER

PLANNING COMMISSION
APPROVED THIS_________DAY OF _________________, A.D.
20___, BY THE HERRIMAN CITY PLANNING COMMISSION.

CHAIRMAN, HERRIMAN PLANNING COMMISSION

STATE OF UTAH, COUNTY OF SALT LAKE, RECORDED AND FILED AT
THE REQUEST OF______________________________________________
DATE____________TIME____________BOOK__________PAGE________

RECORDED #______________

CENTURY LINK COMMUNICATION COMCAST

COMCAST

CHECKED FOR ZONING

ZONE: _________________________DATE: _________________

AREA: _______________________ WIDTH: __________________

NAME: _______________________

DIRECTOR, SALT LAKE CO. HEALTH DEPARTMENT

CENTURY LINK COMMUNICATION

TABULATIONS

1. TOTAL PLAT ACREAGE: 5.042 ACRES
2. TOTAL LOT ACREAGE:  5.042 ACRES
3. TOTAL ACREAGE IN STREET: 0 ACRES
4. TOTAL ACREAGE IN OPEN SPACE:  0 ACRES
5. AVERAGE LOT SIZE:  2.521 ACRES
6. NUMBER OF LOTS: 2

APPROVED THIS_________ DAY OF ________________,
A.D. 20_____ BY HERRIMAN CITY.

THE SIGNATURE OF SOUTH VALLEY SEWER DISTRICT ON THIS
PLAT DOES NOT CONSTITUTE ANY GUARANTEE OF
AVAILABILITY OF SANITARY SEWER SERVICE TO THE
PROPERTY OR ANY APPROVAL OF SEWER LINES OR
FACILITIES. THE OWNER(S) OF THE PROPERTY MUST PROVIDE
SATISFACTORY PLAN TO THE SEWER DISTRICT FOR REVIEW
AND APPROVAL BEFORE CONNECTION TO THE DISTRICT'S
SEWER SYSTEM AND WILL BE REQUIRED TO COMPLY WITH
THE DISTRICT'S RULES AND REGULATIONS.

IDGAF, LLC, A UTAH LIMITED LIABILITY COMPANY

SIGNED BY (PRINT NAME):__________________________________
TITLE: ___________________________________________________

LLC ACKNOWLEDGMENT

ON THE ______ DAY OF _______________, A.D. 2020, ______________________________, PERSONALLY
APPEARED BEFORE ME, THE UNDERSIGNED NOTARY PUBLIC, IN AND SAID COUNTY OF  _______________
IN SAID STATE OF UTAH, WHOSE IDENTITY IS PERSONALLY KNOWN TO ME (OR PROVEN ON THE BASIS
OF SATISFACTORY EVIDENCE) AND IS THE ___________________________ OF IDGAF, LLC, A UTAH LIMITED
LIABILITY COMPANY  AND WHO DULY ACKNOWLEDGED TO ME THAT HE/SHE SIGNED THE ABOVE
OWNER'S DEDICATION FREELY AND VOLUNTARILY AND FOR THE USES AND PURPOSES THEREIN
MENTIONED FOR AND BEHALF OF IDGAF, LLC, A UTAH LIMITED LIABILITY COMPANY.

STATE OF UTAH
County of Salt Lake } 

S.S.

MY COMMISSION EXPIRES: __________________

NOTARY PUBLIC
COMMISSIONED IN UTAH

(DATE)
COMMISSION NUMBER:_________________

APPROVED THIS_______DAY OF  _____________, A.D. 20___. APPROVED THIS_______DAY OF  _____________, A.D. 20___. APPROVED THIS_______DAY OF  _____________,  A.D. 20___. APPROVED THIS_______DAY OF  _____________,  A.D. 20___.

APPROVED THIS_______DAY OF  _____________,
A.D. 20___.

HERRIMAN CITY

PARCEL# 26-26-476-051

HERRIMAN BOULEVARD (12600 SOUTH)(PUBLIC ROAD)

24"

GAS WARNING SIGN

IE 18" RCP = 4871.38

IE 18" RCP = 4866.11

STREET LIGHT BOX

STREET LIGHT BOX

STREET LIGHT BOX

STREET LIGHT BOX

STREET LIGHT BOX

VINYL FENCE

ROCK RETAINING WALL

MOW STRIP

VINYL FENCE

VINYL FENCE

VINYL FENCE

4.7'

1.0'

0.6'0.
4'

0.
5'

0.3'

ROCK FACE ON
PROPERTY LINE

0.5'

0.8'

0.7'

0.8'

GATEGATE

SET REBAR & CAP SET REBAR & CAP

SET REBAR & CAP

POINT OF BEGINNING
SET REBAR & CAP

NOT SET

SET NAIL & WASHER
10' FROM PROPERTY CORNER

ON PROPERTY LINE EXTENDED

NORTHEAST CORNER OF SECTION 26,
TOWNSHIP 3 SOUTH, RANGE 2 WEST,

SALT LAKE BASE AND MERIDIAN
(FOUND BRASS CAP)

SOUTHEAST CORNER OF SECTION 26,
TOWNSHIP 3 SOUTH, RANGE 2 WEST,
SALT LAKE BASE AND MERIDIAN
(FOUND BRASS CAP)

40.0' 40.8'

THE RIGHT OF WAY ON THE
EASTERLY SIDE IS BASED
OFF OF TUSCANY ESTATES
PUD 4 PH B WHICH IS NOT
COINCIDENT WITH THE
CENTERLINE USED FROM
SUNSET MEADOWS

WATER EASEMENT IN FAVOR
OF JORDAN VALLEY WATER

CONSERVANCY DISTRICT
ENTRY NO.: 5498843

BK/PG: 6659/150

EASEMENT IN FAVOR
OF SOUTH VALLEY
SEWER DISTRICT
ENTRY NO.: 7990802
BK/PG: 8495/5768

BASIS OF BEARINGS
S 89°55'25" WEST 2650.93' (MEASURED)

346.50'

N
 02°30'42" W

 595.96'

R
O

S
E

C
R

E
S

T 
R

O
A

D
 (5

60
0 

W
E

S
T)

(P
U

B
LI

C
 R

O
A

D
)

COMBO BOX

COMBO BOX

SIGNAL POLE

COMBO BOX

COMBO BOX

VARIES

S 89°52'35" E 2667.50' (MEASURED)

SOUTH QUARTER CORNER OF SECTION 25,
TOWNSHIP 3 SOUTH, RANGE 2 WEST,
SALT LAKE BASE AND MERIDIAN
(FOUND BRASS CAP)

SOUTH QUARTER CORNER OF SECTION 26,
TOWNSHIP 3 SOUTH, RANGE 2 WEST,
SALT LAKE BASE AND MERIDIAN
(FOUND BRASS CAP)

CLARK, LO
G

AN & BRO
O

K

LO
T 42, LAFAYETTE EST. AM

D & EXT

PARCEL#
 26-26-476-047

IP
SO

N,
 B

RI
AN

 &
 M

IC
HE

LL
E

LO
T 

43
, L

AF
AY

ET
TE

 E
ST

.

PA
RC

EL
#

 2
6-

26
-4

76
-0

37

RI
CHM

O
ND

, W
ILS

O
N 

& 
LA

NE

LO
T 

44
, L

AF
AY

ET
TE

 E
ST

.

PA
RC

EL
#

 2
6-

26
-4

76
-0

38

LO
T 

45
, L

AF
AY

ET
TE

 E
ST

.

PA
RC

EL
#

 2
6-

26
-4

76
-0

39

20.0'

HERRIMAN PARKWAY COMMERCIAL SUBDIVISION

HERRIMAN PARKWAY COMMERCIAL SUBDIVISION

NTS

SMITH, ROCKY & SANDRA

LOT 113, SUNSET MEADOWS

PARCEL# 26-26-476-001

HUDAK, GEORGE & CATHERINE

LOT 114, SUNSET MEADOWS

PARCEL# 26-26-476-002

WARNER, JOSHUA

LOT 115, SUNSET MEADOWS

PARCEL# 26-26-476-003

DEN
EU

A,
 S

AR
A

LO
T 

11
6,

 S
UN

SE
T 

M
EA

DO
W

S

PA
RC

EL
#

 2
6-

26
-4

76
-0

04

TY
E,

 J
ER

EM
Y 

& 
LA

CIE

LO
T 

11
7,

 S
UN

SE
T 

M
EA

DO
W

S

PA
RC

EL
#

 2
6-

25
-3

56
-0

01

NOT SET

HERRIMAN PARKWAY COMMERCIAL SUBDIVISION

HERRIMAN PARKWAY COMMERCIAL SUBDIVISION

SIGNATURE

LOCATED IN THE SOUTHEAST QUARTER OF SECTION 26

AND THE SOUTHWEST QUARTER OF SECTION 25,

TOWNSHIP 3 SOUTH, RANGE 2 WEST,

SALT LAKE BASE AND MERIDIAN

HERRIMAN CITY, SALT LAKE COUNTY, UTAH

AN
TH

EM
 P

AR
K

B
O

U
LE

VA
R

D

10.0' P
U

E

10.0' PUE

10
.0

' P
U

E

CROSS ACCESS EASEMENT
IN FAVOR OF LOT 1

34.0'
CROSS ACCESS EASEMENT

IN FAVOR OF LOT 2

DRIVE APPROACH

BUILDING

BUILDING

BUILDING

BUILDING

BUILDING BUILDING

BUILDING

BUILDING

BUILDING

20
.1

' S
E

TB
A

C
K

20.0' SETBACK

15.0' SETBACK

+ 1' FOR EVERY BUILDING

HEIGHT OVER 15'

NO DEFINED SETBACK -
2' SETBACK FOR EVERY
1' OF BUILDING HEIGHT

NO SETBACKS

1-27-20

64



 
 

Date of Meeting: 
05/07/2020 

File # S2020-006/P2020-007 
Applicant Ivory Development  
Address 6710 W Herriman Main Street   
Request Preliminary plat and final site plan 

approval for a 161 lot subdivision, 
known as Hidden Oaks Pods 4-7 
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Staff Report 
 

DATE: April 27, 2020 
 
TO:  Planning Commission 
 
FROM:  Bryn MacDonald, AICP, Assistant City Planner 
 
MEETING: Planning Commission May 7, 2020 
 
REQUEST: Preliminary plat and final site plan approval for 161 single family lots (Hidden Oaks 

Pods 4-7) 
 

Applicant: Brad Mackay 
Address: 6710 W Herriman Hwy 
Zone:   R-1-15 (Residential) 
Acres:  58.1 
File Number: P2020-007 & S2020-006 

  
Summary 
The applicant is requesting preliminary plat approval and final site plan approval for a subdivision of 
160 single family lots, known as Hidden Oaks Pods 4-7. This development was approved as part of the 
Hidden Oaks Development Agreement. 
 
Process 
The Planned Development (PD) Overlay zone (File Z2017-30) was approved by the Council in 
February 2018. The overlay zone requires that a final site plan be approved by the Planning 
Commission for each phase.  
 
Notices 
The final site plan approval is a permitted use and does not require any notices be mailed. Staff 
mailed notices for the preliminary plat on April 7, 2020. Notices were mailed to 14 property 
owners. No responses have been received so far. 
 
Neighborhood Meeting 
A neighborhood meeting was held on march 12, 2020, for the preliminary plat. Notices were 
mailed to 54 residents. No residents attended the meeting.  
 
Development Review Committee (DRC)  
The applicant met with the Development Review Committee on January 8, 2020.  The applicant 
received written comments regarding the project from staff. 
 
Discussion 
This property received approval for the Planned Development (PD) Overlay Zone in February 
2018. A preliminary site plan and density was approved at that time. The Planning Commission and 
City Council also reviewed and approved Design Guidelines for the development, including 
setbacks and architectural requirements. 66
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The PD overlay zone requires each phase to come back to the Planning Commission for site plan 
approval. Each phase also has to receive preliminary subdivision plat approval. This requires two 
separate applications and approvals from the Planning Commission.  
 
The site plan process listed in City Code 10-5-12 requires the following information be submitted 
for review: 

(1) Site plan showing the following: 
(2) Grading and drainage plan showing the following: 
(3) Utility plan showing the following: 
(4) Landscaping plan, consistent with the requirements of chapter 23 of this title; and 
(5) Building elevations for all buildings showing the following: 

(A) Accurate front, rear, and side elevations drawn to scale; 
(B) Exterior surfacing materials and colors, including roofing material and color; 
(C) Outdoor lighting, furnishings, and architectural accents; and 
(D) Location and dimensions of proposed signs; 

 
The PD overlay zone had several conditions of approval placed on the development. Several of 
these included items that needed to come back during the site plan approval phase. These are: 
 

a. Lot area and widths shall be shown on an approved site plan for each phase. 
b. Traffic studies will be required for each pod in compliance with the Engineering 

Design Standards. Each study shall be done as an addendum to the master traffic 
study already completed. 

c. Each pod that is adjacent to Butterfield Creek shall provide verification from Salt 
Lake County Flood Control that the top of bank line has been established and there 
is an additional 20 foot maintenance access outside the top of bank. This access 
should be dedicated to the City. No lots can be located within the top of bank or 20 
foot access. The access can be combined with the trail.  

d. A detailed grading and drainage plan shall be submitted as part of a site plan 
application. 

e. Landscaping, fencing, and screening related to the uses within the site and as a 
means of integrating the proposed development into its surroundings shall be 
submitted as part of a site plan application. 

f. Open space that is provided in each pod shall demonstrate any unbuildable area that 
counts as 25%. The overall open space acres required shall be adjusted accordingly.  

 
Issue 1 – Density  
This application is for Pods 4-7 of Hidden Oaks.  The MDA allows units to be transferred between 
pods, as long as each pod does not exceed the minimum. At the last meeting, the PC asked that the 
applicant provide a revised land use table showing the transfer of units. The applicant has submitted 
the following table: 
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Pod Units before Preliminary 
Plat 

Units after Preliminary 
Plat 

Unit Change +/- 

1 63 64 1 
4 88 73 -15 
5 33 31 -2 
6 39 43 4 
7 65 72 7 
19 17 15 -2 
20 81 88 7 
Total 369 371 0  
 
Issue 2 – Lot Size  
The lots are required to be the following sizes: 

 
 
 
 
 
 
 

The MDA states the following:  
 
Master Developer acknowledges that the City desires to have reasonable variety in the size of the 
Residential Dwelling Unit lots and the design of the residences to be located thereon that that are 
(i) adjacent to the eastern edge of Pod 8 (the middle school property) and (ii) adjacent to the 
western edge of Pod 9 (the elementary school). To that end, Residential Dwelling Unit lots in the 
areas designated in the immediately prior sentence shall not have more than two (2) lots adjacent 
to one another whose total square footage is within 1,000 square feet of the other. 
 
The lots on the west side of pod 7 have been adjusted and now meet this requirement.  
 
Issue 3 – Design 
The development had design guidelines approved as part of the PD Overlay Zone and Development 
Agreement. The design guidelines include fencing requirements, setbacks, and architectural design 
criteria. All building elevations will have to meet the design guidelines and provide Architectural 
Review Committee (ARC) approval with each building permit submission.  
 
Issue 4 – Fencing 
The approved design guidelines and MDA show where fencing is required along the perimeter of 
the development. A pre-cast wall will be installed adjacent to the south side of pod 5, per the 
MDA>  
 
Issue 4 – Open Space 

Pod Minimum 
Square Feet 

Maximum 
Square Feet 

4 6,000 10,000 
5 6,000 10,000 
6 6,000 7,000 
7 6,000 8,000 
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There is a significant portion of open space located within these pods. The MDA requires that this 
be given to the warranty deed when the adjacent subdivision plat is recorded. Staff is 
recommending a condition of approval that requires this open space dedication.  
 
Issue 5 - Traffic 
Every new application for a pod/phase will need to include an addendum to the originally submitted 
traffic study – notably addressing the Level of Service (LOS) at the intersection of 6400 W and 
Main Street. This will be reviewed at the time of final engineering.  
 
Recommendation 
Staff recommends preliminary plat approval and final site plan approval for Hidden Oaks Pods 4-7 
for 160 lots with the following requirements:  
 
Preliminary Plat Requirements: 

1. Receive and agree to the recommendations from other agencies, including those included in 
the Development Review Committee comments dated January 8, 2020. 

2. Meet with staff to review compliance with all requirements of the Master Development 
Agreement when each phase is submitted for final engineering review.   

3. An addendum to the traffic study shall be submitted with each pod. The addendum needs to 
address the intersection of 6400 West and Main Street. The purpose is that the original study 
projects that at some point there will be LOS E or worse at 6400 West and Main Street. 
When that occurs a traffic signal must be installed. Developer must comply with all 
recommendations from the Traffic Study, including additional right-of-way dedication for 
future traffic signals or turn lanes.  

4. Install curb, gutter, sidewalk, park strip, and street lights along all public streets in 
accordance with city standards, including Herriman Main Street.  

5. Construct a 6 foot precast wall along the south side of pod 5, per the MDA.  
6. A long term stormwater maintenance agreement is required for any private detention ponds. 
7. Main Street and roadway improvements, and the water system (pipes and PRV) shall be 

completed along the frontage to the development per the MDA. 
8. Provide a geotechnical report for pavement design. 
9. Provide dedication for Herriman Main Street. This should be an 80 foot right of way.  

10. All existing overhead powerlines must be buried.  
11. No more than 30 building permits to be issued on one access. A second access must be 

constructed before any additional building permits can be issued.  
12. Comply with the Road Cross sections as found in the Hidden Oaks MDA. This includes the 

width of sidewalks and park strips.  
13. Open space within pods 4-7 shall be dedicated to the City prior to any building permits 

being issued in pods 4-7, per the MDA.  
14. Receive approval from Herriman City for the contaminated soils mitigation plan. 
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Site Plan Requirements: 
1.  Receive and agree to the recommendations from other agencies, including those included in 

the Development Review Committee comments. 
2.  Meet with staff to review compliance with all requirements of the Master Development 

Agreement when each phase is submitted for final engineering review.   
3.  All homes shall meet the design guidelines and the Herriman City single family design 

criteria. 
4.   All single family dwellings shall provide basements.  
5.  Setbacks shall be as follows: 
 Front: 12’ to living; 24’ to garage 
 Rear:  15’ to building; 10’ to deck/covered patio 
 Sides:   5’ to any part of building 
 Corners: 15’ 
6. All lots shall have at least 45’ of frontage. 
7. Provide detailed landscaping plans for the offsite detention pond and for the open space next 

to Main Street. 
8. No more than 30 building permits to be issued on one access.  
9. The size, location, design, and nature of entry monument signs, and the intensity and 

direction of area floodlighting, shall be detailed in a separate site plan application. 
10. All building elevations shall meet the requirements of the Hidden Oaks Design Guidelines 

and receive approval from the Hidden Oaks ARC.  
11. At least 20 percent of the planned unit development shall be preserved as permanent open 

space. At least one-half of the open space required shall be maintained in single contiguous 
lot, not including any unbuildable property, configured in a usable size and shape. Open 
space that is unbuildable because of, among other things, slope, wetlands, flood drainage, or 
contamination, shall be counted at 25 percent of the acreage required to satisfy applicable 
open space requirements. Detention basins may count as open space only if they provide 
recreational amenities, including, but not limited to, playgrounds, gazebos, exercise stations, 
or sports fields with parking lots. Park strips adjacent to a street shall not count as open 
space. 

12. All street trees must comply with Herriman City requirements.  
13. Submit a revised Land Use Table to demonstrate how each of the pods complies with the 

density transfer provisions of the MDA.   
14. Open space within pods 4-7 shall be dedicated to the City prior to any building permits 

being issued in pods 4-7, per the MDA.  
15. The lots on the west side of Pod 7 shall be adjusted to comply with the MDA, specifically 

there shall not have more than two (2) lots adjacent to one another whose total square 
footage is within 1,000 square feet of the other. 

 
Attachments 

A. Vicinity Map 
B. Site Plans 
C. Landscape Plan 70
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OWNER/DEVELOPER
IVORY HOMES
978 WOODOAK LANE
SALT LAKE CITY, UTAH 84117
(801) 407-6841
CONTACT: BRAD MACKAY

ENGINEER & SURVEYOR
FOCUS ENGINEERING & SURVEYING, LLC
6949 S. HIGH TECH DRIVE SUITE 200
MIDVALE, UTAH 84047
(801) 352-0075
PROJECT MANAGER: BEN DUZETT
SURVEY MANAGER: SPENCER LLEWELYN

CONTACTS

BEFORE PROCEEDING WITH THIS WORK, THE CONTRACTOR SHALL CAREFULLY
CHECK AND VERIFY ALL CONDITIONS, QUANTITIES, DIMENSIONS, AND GRADE
ELEVATIONS, AND SHALL REPORT ALL DISCREPANCIES TO THE ENGINEER.

1. THE EXISTENCE AND LOCATION OF ANY UNDERGROUND UTILITY PIPES, CONDUITS OR STRUCTURES
SHOWN ON THESE PLANS WERE OBTAINED BY A SEARCH OF THE AVAILABLE RECORDS, TO THE BEST OF
OUR KNOWLEDGE, THERE ARE NO EXISTING UTILITIES EXCEPT AS SHOWN ON THESE PLANS.  THE
CONTRACTOR IS REQUIRED TO TAKE DUE PRECAUTIONARY MEASURES TO PROTECT THE UTILITY LINES
SHOWN ON THESE DRAWINGS.  THE CONTRACTOR FURTHER ASSUMES ALL LIABILITY AND RESPONSIBILITY
FOR THE UTILITY PIPES, CONDUITS OR STRUCTURES SHOWN OR NOT SHOWN ON THESE DRAWINGS. IF
UTILITY LINES ARE ENCOUNTERED DURING CONSTRUCTION THAT ARE NOT IDENTIFIED BY THESE PLANS,
CONTRACTOR SHALL NOTIFY ENGINEER IMMEDIATELY.

2. 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 NORMAL WORKING HOURS; AND THAT THE CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD THE
CITY, 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 THE SOLE NEGLIGENCE OF THE OWNER OR THE ENGINEER.

3. UNAUTHORIZED CHANGES & USES:  THE ENGINEER PREPARING THESE PLANS WILL NOT BE
RESPONSIBLE FOR, OR LIABLE FOR, UNAUTHORIZED CHANGES TO OR USES OF THESE PLANS.  ALL CHANGES
TO THE PLANS MUST BE IN WRITING AND MUST BE APPROVED BY THE PREPARER OF THESE PLANS.

4. ALL CONTOUR LINES SHOWN ON THE PLANS ARE AN INTERPRETATION BY CAD SOFTWARE OF FIELD
SURVEY WORK PERFORMED BY A LICENSED SURVEYOR. DUE TO THE POTENTIAL DIFFERENCES IN
INTERPRETATION OF CONTOURS BY VARIOUS TYPES OF GRADING SOFTWARE BY OTHER ENGINEERS OR
CONTRACTORS, FOCUS DOES NOT GUARANTEE OR WARRANTY THE ACCURACY OF SUCH LINEWORK. FOR
THIS REASON, FOCUS WILL NOT PROVIDE ANY GRADING CONTOURS IN CAD FOR ANY TYPE OF USE BY THE
CONTRACTOR. SPOT ELEVATIONS AND PROFILE ELEVATIONS SHOWN IN THE DESIGN DRAWINGS GOVERN
ALL DESIGN INFORMATION ILLUSTRATED ON THE APPROVED CONSTRUCTION SET. CONSTRUCTION
EXPERTISE AND JUDGMENT BY THE CONTRACTOR IS ANTICIPATED BY THE ENGINEER TO COMPLETE
BUILD-OUT OF THE INTENDED IMPROVEMENTS.

1. CONTRACTOR TO FIELD VERIFY HORIZONTAL AND VERTICAL
LOCATIONS OF ALL EXISTING UTILITIES PRIOR TO COMMENCEMENT OF
CONSTRUCTION, AND REPORT ANY DISCREPANCIES TO THE ENGINEER.

2. ANY AND ALL DISCREPANCIES IN THESE PLANS ARE TO BE BROUGHT TO
THE ENGINEER'S ATTENTION PRIOR TO COMMENCEMENT OF CONSTRUCTION.

3. ALL CONSTRUCTION SHALL ADHERE TO HERRIMAN CITY STANDARD
PLANS AND SPECIFICATIONS.

4. ALL UTILITIES AND ROAD IMPROVEMENTS SHOWN ON THE PLANS
HEREIN SHALL BE CONSTRUCTED USING REFERENCE TO SURVEY
CONSTRUCTION STAKES PLACED UNDER THE SUPERVISION OF A
PROFESSIONAL LICENSED SURVEYOR WITH A CURRENT LICENSE ISSUED BY
THE STATE OF UTAH.  ANY IMPROVEMENTS INSTALLED BY ANY OTHER
VERTICAL OR HORIZONTAL REFERENCE WILL NOT BE ACCEPTED OR
CERTIFIED BY THE ENGINEER OF RECORD.

5. THIS DRAWING SET IS SCALED TO BE PRINTED ON A 24" X 36" SIZE OF
PAPER (ARCH. D). IF PRINTED ON A SMALLER PAPER SIZE, THE DRAWING WILL
NOT BE TO SCALE AND SHOULD NOT BE USED TO SCALE MEASUREMENTS
FROM THE PAPER DRAWING.  ALSO USE CAUTION, AS THERE  MAY BE TEXT OR
DETAIL THAT MAY BE OVERLOOKED DUE TO THE SMALL SIZE OF THE
DRAWING.

ENGINEER'S NOTES TO CONTRACTOR

GENERAL NOTES
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KNOW ALL MEN BY THESE PRESENT  THAT WE, THE UNDERSIGNED  OWNER(S)  OF
THE ABOVE DESCRIBED  TRACT OF LAND, HAVING CAUSED THE SAME TO BE
SUBDIVIDED INTO LOTS, PARCEL, AND STREETS TO BE HEREAFTER KNOWN AS

DO HEREBY DEDICATE FOR PERPETUAL USE OF THE PUBLIC ALL ROADS AND OTHER
AREAS SHOWN ON THIS PLAT AS INTENDED FOR PUBLIC USE. THE UNDERSIGNED
OWNER(S) ALSO HEREBY CONVEY TO ANY AND ALL PUBLIC UTILITY COMPANIES A
PERPETUAL, NON-EXCLUSIVE EASEMENT OVER THE PUBLIC UTILITY EASEMENTS
SHOWN ON THIS PLAT, THE SAME TO BE USED FOR THE INSTALLATION,
MAINTENANCE, AND OPERATION OF UTILITY LINES AND FACILITIES.

IN WITNESS WHEREOF ______________ HAVE HEREUNTO SET __________

HAND THIS ____ DAY OF ____________________ A.D. 20____

BOUNDARY DESCRIPTION

OWNER'S DEDICATION

PREPARED BY

FOCUSã
ENGINEERING AND SURVEYING, LLC

6949 SOUTH HIGH TECH DRIVE SUITE 200
MIDVALE, UT 84047 PH: (801) 352-0075

www.focusutah.com

PLANNING COMMISSION

APPROVED THIS ___ DAY OF ____________________
A.D.  20___ BY HERRIMAN PLANNING
COMMISSION

ROCKY MOUNTAIN POWER

APPROVED THIS ___ DAY OF __________________
A.D.  20___ BY ROCKY MOUNTAIN POWER

HEALTH DEPARTMENT

APPROVED THIS ___ DAY OF ____________________
A.D.  20___ BY HEALTH DEPARTMENT

DIRECTOR,  SALT LAKE CO.  HEALTH DEPARTMENT

CHAIRMAN,  HERRIMAN PLANNING COMMISSION

CENTURY LINK COMMUNICATIONS ROCKY MOUNTAIN POWER

HERRIMAN CITY ENGINEER
I HERE BY CERTIFY THAT THIS OFFICE HAS

EXAMINED THIS PLAT AND IT IS CORRECT IN
ACCORDANCE WITH INFORMATION ON

 FILE IN THIS OFFICE

DATE            HERRIMAN CITY ENGINEER

SOUTH VALLEY SEWER DISTRICT

APPROVED THIS ___ DAY OF ____________________
A.D.  20___BY  S.V.S.D.

S.V.S.D.

APPROVAL AS TO FORM

APPROVED AS TO FORM THIS ___ DAY OF
____________________ A.D. 20___

HERRIMAN CITY ATTORNEY

HERRIMAN CITY MUNICIPAL
WATER

APPROVED THIS ___ DAY OF ___________________
A.D.  20___ BY HERRIMAN CITY MUNICIPAL
WATER

HERRIMAN CITY

HERRIMAN CITY
APPROVED THIS ___ DAY OF ____________________
A.D. 20___ BY HERRIMAN CITY.

ATTEST:                   RECORDER

DOMINION ENERGY

APPROVED THIS ___ DAY OF ___________________
A.D.  20___ BY DOMINION ENERGY

DOMINION ENERGY

PLANNING DIRECTOR

COMCAST

APPROVED THIS ___ DAY OF ___________________
A.D. 20___ BY COMCAST

COMCAST

CHECKED FOR ZONING
ZONE:                                              DATE:

AREA:                                              WIDTH:

NAME:

CENTURY LINK COMMUNICATIONS

APPROVED THIS ___ DAY OF ____________________
A.D.  20___ BY CENTURY LINK COMMUNICATIONS

TABULATIONS:
1. TOTAL PLAT ACREAGE: 58.08 AC

2. TOTAL LOT ACREAGE: 31.46 AC

3. TOTAL ACREAGE IN STREETS: 779,100 SF

4. TOTAL ACREAGE IN OPEN SPACE: 9.23 AC

5. AVERAGE LOT SIZE: .16 AC

6. NUMBER OF LOTS: 188

7. DENSITY: 3.23 UNITS/ACRE

RECORDED #                                                                                    

SALT LAKE COUNTY RECORDER

STATE OF UTAH, COUNTY OF SALT LAKE, RECORDED AND FILED AT THE REQUEST OF:

DATE:                                  TIME:                                     BOOK:                                         PAGE:            

FEE
$

HIDDEN OAKS PODS 4,5,6,7
SUBDIVISION

LIMITED LIABILITY ACKNOWLEDGMENT
STATE OF UTAH
S.S.     
COUNTY OF ___________

ON THE ____ DAY OF ____________________ A.D. 20____ PERSONALLY APPEARED BEFORE
ME, THE UNDERSIGNED NOTARY PUBLIC, IN AN FOR THE COUNTY OF SALT LAKE, IN
SAID STATE OF UTAH, CHRISTOPHER P. GAMVROULAS, WHO AFTER BEING DULY SWORN,
ACKNOWLEDGED TO ME THAT HE IS THE PRESIDENT OF IVORY DEVELOPMENT LLC, A
UTAH LLC AND THAT HE SIGNED THE OWNERS DEDICATION FREELY AND VOLUNTARILY
FOR AND IN BEHALF OF SAID LIMITED LIABILITY COMPANY FOR THE PURPOSES
THEREIN MENTIONED.

 MY COMMISSION EXPIRES:________________     ________________________________
                                                                                            A NOTARY PUBLIC COMMISSIONED IN
                                                   UTAH RESIDING IN ____________ COUNTY

MY COMMISSION No.______________________                 _________________________________
                                                                                                     PRINTED FULL NAME OF NOTARY

SURVEYOR'S CERTIFICATE
I, SPENCER W. LLEWELYN,  DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND
SURVEYOR, AND THAT I HOLD CERTIFICATE NUMBER 10516507 AS PRESCRIBED
UNDER THE LAWS OF THE STATE OF UTAH.  I FURTHER CERTIFY THAT BY THE
AUTHORITY OF THE OWNERS, I HAVE MADE A SURVEY OF THE TRACT OF LAND
SHOWN ON THIS PLAT AND DESCRIBED BELOW, AND HAVE SUBDIVIDED SAID TRACT
OF LAND INTO LOTS AND STREETS, HEREAFTER TO BE KNOWN AS:

AND THAT THE SAME HAS BEEN CORRECTLY SURVEYED AND STAKED ON THE
GROUND AS SHOWN ON THIS PLAT.

Spencer W. Llewelyn  Date
Professional Land Surveyor
Certificate No. 10516507

HIDDEN OAKS PODS 4,5,6,7
SUBDIVISION

BASIS OF BEARING: S89°53'28"E (SECTION LINE) MEASURED: 2,654.04'

33    34

4      3

SOUTHWEST CORNER OF

SECTION 34, T3S, R2W, SLB&M

FOUND SALT LAKE COUNTY

2.5" FLAT BRASS MONUMENT

34

3

NOTES:

1.  #5 REBAR AND CAP SET AT ALL REAR LOT CORNERS. PIN OR NAIL
SET IN CURB AT EXTENSION OF SIDE LOT LINES IN LIEU OF SETTING
THE FRONT LOT CORNER.

2.   PARCEL A, B, C, AND D IS HEREBY DEDICATED TO HERRIMAN
CITY AS OPEN SPACE.

CHRISTOPHER P. GAMVROULAS, PRESIDENT

IVORY DEVELOPMENT, LLC
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SHEET 2

HIDDEN OAKS
PHASE 1

01/21/2020

LOCATED IN THE SE1/4 & SW 1/4 OF SECTION 34, T3S, R2W,
SALT LAKE BASE & MERIDIAN

HERRIMAN CITY, SALT LAKE COUNTY,  UTAH

HIDDEN OAKS PODS 4,5,6,7

LOCATED IN THE SE1/4 &SW1/4 OF SECTION 34, T3S, R2W,
SALT LAKE BASE & MERIDIAN

HERRIMAN CITY, SALT LAKE COUNTY,  UTAH

HIDDEN OAKS PODS 4,5,6,7
PRELIMINARY PLAT

PRELIMINARY PLAT

A portion of  Section 34, Township 3 South, Range 2 West, Salt Lake Base and Meridian, Herriman, Utah, more
particularly described as follows:

Beginning at a point located N89°53'28”W along the Section line 979.66 feet and North 1,597.83 feet from the
South 1/4 Corner of  Section 34, T3S, R2W, SLB&M; thence Northeasterly along the arc of  a 634.00 feet radius
non-tangent curve to the right (radius bears: S86°53'20"E) 435.63 feet through a central angle of  39°22'06" (chord:
N22°47'43"E 427.11 feet); thence N42°28'46"E 487.83 feet; thence along the arc of  a curve to the left with a radius of
766.00 feet a distance of  572.09 feet through a central angle of  42°47'29" Chord: N21°05'01"E 558.88 feet to a point of
compound curvature; thence along the arc of  a curve to the left with a radius of  20.00 feet a distance of  31.31 feet through a
central angle of  89°41'17" Chord: N45°09'22"W 28.21 feet; thence N00°31'07"W 68.00 feet; thence Northeasterly along
the arc of  a non-tangent curve to the left having a radius of  20.00 feet (radius bears: North) a distance of  31.53 feet through
a central angle of  90°19'35" Chord: N44°50'12"E 28.36 feet; thence S89°48'29"E 68.00 feet; thence Southeasterly along
the arc of  a non-tangent curve to the left having a radius of  20.00 feet (radius bears: N89°40'25"E) a distance of  31.30 feet
through a central angle of  89°40'25" Chord: S45°09'48"E 28.20 feet; thence East 864.61 feet; thence North 1,007.47 feet to
the 1/16th (40 acre) line; thence S89°49'23"E along the 1/16th (40 acre) line 650.03 feet to the Northeast corner of  the
SW1/4 of  the NE1/4 of  said Section 34; thence S00°07'34"E along the 1/16th (40 acre) line 1,261.46 feet; thence
S42°20'26"W 164.55 feet; thence S58°14'15"W 95.64 feet; thence S62°45'19"W 143.49 feet; thence S65°37'45"W 434.53
feet; thence S42°30'52"W 54.63 feet; thence S69°31'03"E 66.00 feet to the Westerly line of  COLTON SUBDIVISION,
according to the Official Plat thereof  recorded August 15, 1997 as Entry No. 6715025 in Book 97-8 of  Plats at Page 248 of
the Official Records of  Salt Lake County; thence South along said plat 138.10 feet; thence S63°09'20"W 192.49 feet;
thence S76°46'06"W 60.00 feet; thence Southwesterly along the arc of  a non-tangent curve to the right having a radius of
20.00 feet (radius bears: S76°46'06"W) a distance of  31.64 feet through a central angle of  90°39'13" Chord: S32°05'42"W
28.45 feet; thence S14°35'31"E 53.03 feet; thence Southeasterly along the arc of  a non-tangent curve to the right having a
radius of  20.00 feet (radius bears: S12°34'41"E) a distance of  30.32 feet through a central angle of  86°51'04" Chord:
S59°09'09"E 27.50 feet to a point of  reverse curvature; thence along the arc of  a curve to the left having a radius of  826.50
feet a distance of 36.98 feet through a central angle of 02°33'49" Chord: S17°00'32"E 36.98 feet; thence S18°17'27"E 13.90
feet; thence S71°42'33"W 95.00 feet; thence S18°17'27"E 50.52 feet; thence S72°48'42"W 696.29 feet; thence
N17°11'18"W 31.00 feet; thence S72°48'42"W 153.00 feet; thence N17°11'18"W 69.00 feet; thence S72°48'42"W 317.55
feet; thence along the arc of  a curve to the right with a radius of  426.50 feet a distance of  109.47 feet through a central
angle of  14°42'20" Chord: S80°09'52"W 109.17 feet; thence N02°28'58"W 60.00 feet; thence Northwesterly along the arc
of  a non-tangent curve to the right having a radius of  20.00 feet (radius bears: N02°28'58"W) a distance of  32.96 feet
through a central angle of  94°24'35" Chord: N45°16'40"W 29.35 feet to a point of  compound curvature; thence along the
arc of  a curve to the right with a radius of  566.00 feet a distance of  11.70 feet through a central angle of  01°11'02" Chord:
N02°31'08"E 11.70 feet; thence N86°53'20"W 68.00 feet to the point of beginning.

Contains: 58.08 acres+/-

SOUTH 1/4 CORNER OF

SECTION 34, T3S, R2W, SLB&M

FOUND SALT LAKE COUNTY

3" FLAT BRASS MONUMENT
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FUTURE
DEVELOPMENT

01/21/2020

LOCATED IN THE SE1/4 & SW 1/4 OF SECTION 34, T3S, R2W,
SALT LAKE BASE & MERIDIAN

HERRIMAN CITY, SALT LAKE COUNTY,  UTAH

HIDDEN OAKS PODS 4,5,6,7

LOCATED IN THE SE1/4 &SW1/4 OF SECTION 34, T3S, R2W,
SALT LAKE BASE & MERIDIAN

HERRIMAN CITY, SALT LAKE COUNTY,  UTAH

HIDDEN OAKS PODS 4,5,6,7
PRELIMINARY PLAT

PRELIMINARY PLAT

DETAIL B

DETAIL B

NOTES:

1.  #5 REBAR AND CAP SET AT ALL REAR LOT CORNERS. PIN OR NAIL
SET IN CURB AT EXTENSION OF SIDE LOT LINES IN LIEU OF SETTING
THE FRONT LOT CORNER.

2.   PARCEL A, B, C, AND D IS HEREBY DEDICATED TO HERRIMAN
CITY AS OPEN SPACE.
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16°56'46"

5°29'45"

6°25'04"

6°22'12"

1°45'57"

2°57'33"

17°11'50"

96°05'05"

12°02'23"

85°30'57"

90°00'00"

90°00'00"

90°18'11"

89°49'23"

90°10'37"

90°10'37"

89°41'49"

90°18'11"

89°49'23"

90°10'37"

90°18'11"

89°41'49"

90°00'00"

90°00'00"

90°00'00"

90°00'00"

90°00'00"

90°00'00"

48°22'21"

48°22'43"

25°16'21"

76°57'29"

76°57'29"

25°16'30"

81°32'42"

31°23'52"

46°30'02"

42°10'03"

48°03'13"

32°38'22"

3°01'16"

3°03'41"

4°07'22"

LENGTH

57.33

97.04

65.82

34.16

31.46

23.53

29.33

108.25

41.63

48.61

48.25

13.38

18.90

109.85

33.48

91.20

29.85

31.42

31.42

23.64

23.52

23.61

23.61

23.48

23.64

23.52

23.61

23.64

23.48

31.42

31.42

31.42

31.42

31.42

31.42

16.89

16.89

22.05

67.16

67.16

22.06

28.46

10.96

40.58

36.80

41.93

11.39

50.59

49.85

67.14

CHORD DIRECTION

S40°31'01"W

N37°37'59"E

N10°44'31"E

N49°03'12"W

S44°56'13"W

S45°03'47"E

N41°53'05"E

S73°32'47"W

N81°08'52"E

N75°11'28"E

N68°47'50"E

N64°43'45"E

N65°19'33"E

N75°24'15"E

S48°03'49"E

S79°24'29"W

S42°35'16"W

N45°00'00"W

N45°00'00"E

N45°01'31"E

S44°54'42"E

S45°05'18"W

S45°05'18"W

N44°58'29"W

N45°01'31"E

S44°54'42"E

S45°05'18"W

N45°01'31"E

N44°58'29"W

S45°00'00"W

S45°00'00"E

S45°00'00"W

N45°00'00"E

N45°00'00"W

N45°00'00"W

N24°11'10"E

S24°11'21"E

S35°44'40"E

S15°21'40"W

N15°21'40"W

N35°44'44"E

S49°13'39"W

S74°18'04"E

S81°51'09"E

N53°48'48"E

N08°42'10"E

N07°19'26"W

S09°55'30"W

N10°31'36"E

N14°07'08"E

CHORD LENGTH

57.19

95.78

65.43

30.16

28.32

21.19

26.77

107.86

41.61

48.59

48.23

13.38

18.90

109.44

29.69

91.03

27.16

28.28

28.28

21.27

21.18

21.25

21.25

21.16

21.27

21.18

21.25

21.27

21.16

28.28

28.28

28.28

28.28

28.28

28.28

16.39

16.39

21.88

62.22

62.22

21.88

26.12

10.82

39.47

35.97

40.72

11.24

50.59

49.85

67.12

Curve Table
CURVE

C111

C112

C113

C114

C115

C116

C117

C118

C119

C120

C121

C122

C123

C124

C125

C126

C127

C128

C129

C130

C131

C132

C133

C134

C135

C136

C137

C138

C141

C142

C143

C144

C145

C146

C147

C148

C150

C151

C152

C157

C191

C192

C193

C194

C195

C196

C197

C198

C199

C200

RADIUS

959.50

959.50

933.00

933.00

959.50

959.50

933.00

959.50

20.00

933.00

50.00

50.00

150.00

73.00

834.00

834.00

834.00

834.00

834.00

834.00

834.00

834.00

834.00

20.00

276.50

396.50

800.00

800.00

300.00

203.50

400.00

400.00

46.50

46.50

959.50

800.00

276.50

973.50

303.00

233.50

266.00

266.00

266.00

266.00

326.00

326.00

20.00

273.50

300.00

20.00

DELTA

3°27'02"

3°27'02"

4°07'22"

4°07'22"

3°35'00"

3°35'00"

4°07'22"

3°42'02"

23°30'53"

3°48'13"

50°27'12"

56°24'49"

56°21'56"

33°02'13"

5°02'55"

4°07'22"

4°07'22"

4°07'22"

4°07'22"

4°07'22"

4°07'22"

7°04'24"

1°08'02"

90°16'21"

4°02'50"

14°42'20"

8°13'38"

12°50'16"

54°47'40"

65°45'19"

26°09'13"

26°09'13"

90°00'00"

81°32'37"

24°02'30"

42°48'21"

26°17'42"

21°52'22"

3°51'28"

1°03'27"

18°17'10"

20°01'58"

19°25'01"

21°07'30"

8°50'23"

15°02'33"

96°08'46"

38°48'01"

10°21'24"

71°53'24"

LENGTH

57.78

57.78

67.14

67.14

60.01

60.01

67.14

61.97

8.21

61.94

44.03

49.23

147.56

42.09

73.49

60.01

60.01

60.01

60.01

60.01

60.01

102.96

16.50

31.51

19.53

101.77

114.87

179.25

286.90

233.55

182.59

182.59

73.04

66.18

402.61

597.68

126.90

371.63

20.40

4.31

84.90

93.00

90.14

98.07

50.30

85.59

33.56

185.21

54.23

25.09

CHORD DIRECTION

S13°04'27"W

S16°25'57"W

N18°14'30"E

N22°21'53"E

S19°51'19"W

S23°20'35"W

N26°29'15"E

S26°53'15"W

S16°55'52"W

N30°27'03"E

N04°02'31"E

N49°21'39"W

S49°19'47"E

S16°31'06"W

S35°11'46"W

S30°36'37"W

S26°29'15"W

S22°21'53"W

S18°14'30"W

S14°07'08"W

S09°59'45"W

S04°23'52"W

S00°17'40"W

S44°51'49"W

S48°21'03"W

N80°09'52"E

N68°41'53"E

S71°00'11"W

S78°20'10"W

N32°45'05"E

S76°55'23"W

N76°55'23"E

N45°00'00"E

S49°13'41"W

N20°28'38"E

N21°04'35"E

S59°39'51"W

N61°52'31"E

N48°26'44"E

S65°06'01"W

S56°29'10"W

S37°19'36"W

S17°36'06"W

S02°40'09"E

N08°48'43"W

N03°07'45"E

N37°25'21"W

S75°06'15"W

S86°25'31"E

N62°23'21"E

CHORD LENGTH

57.78

57.78

67.12

67.12

60.00

60.00

67.12

61.96

8.15

61.93

42.62

47.27

141.69

41.51

73.46

60.00

60.00

60.00

60.00

60.00

60.00

102.89

16.50

28.35

19.53

101.49

114.78

178.87

276.09

220.94

181.01

181.01

65.76

60.73

399.67

583.88

125.78

369.38

20.40

4.31

84.54

92.53

89.71

97.52

50.25

85.34

29.76

181.69

54.15

23.48

Curve Table
CURVE

C201

C203

C204

C205

C206

C212

C218

C221

C227

C228

C229

C230

C231

C232

C234

C237

C238

C239

C240

C241

C242

C243

C245

C246

C248

C249

RADIUS

326.00

326.00

326.00

326.00

4031061.07

296.00

50.00

366.00

366.50

73.00

434.14

73.50

326.00

50.00

150.00

20.00

566.00

50.00

20.00

329.50

303.00

50.00

600.00

366.50

834.00

15.00

DELTA

9°21'33"

9°22'51"

9°49'47"

7°10'16"

0°00'03"

78°51'39"

142°50'42"

1°13'37"

14°42'20"

56°57'47"

9°32'51"

32°32'19"

3°31'00"

72°20'56"

56°21'56"

90°00'00"

39°22'06"

133°53'16"

20°58'19"

3°41'33"

2°00'00"

5°57'31"

39°22'20"

14°42'20"

4°46'24"

89°41'49"

LENGTH

53.25

53.38

55.93

40.80

60.00

407.41

124.66

7.84

94.07

72.58

72.34

41.74

20.01

63.14

147.56

31.42

388.90

116.84

7.32

21.24

10.58

5.20

412.31

94.07

69.48

23.48

CHORD DIRECTION

N31°07'25"E

N44°00'37"E

N53°36'56"E

N62°06'57"E

N65°37'44"E

S26°11'55"W

S31°06'59"W

S64°27'35"W

N80°09'52"E

S61°31'06"W

S68°37'59"W

N39°11'10"E

N37°33'41"E

N90°00'00"W

N49°19'47"W

N27°48'42"E

S22°47'43"W

S83°39'13"E

N39°53'19"E

N48°31'42"E

N47°40'55"E

N32°13'56"E

S22°47'39"W

N80°09'52"E

N40°06'25"E

N44°58'29"W

CHORD LENGTH

53.19

53.32

55.86

40.77

60.00

376.00

94.79

7.84

93.81

69.62

72.26

41.18

20.01

59.02

141.69

28.28

381.30

92.01

7.28

21.23

10.58

5.20

404.24

93.81

69.46

21.16

Line Table
LINE

L1

L2

L3

L4

L5

L6

L7

L8

L9

L10

L11

L12

L13

L14

L15

L16

L18

L19

L20

L21

L23

DIRECTION

N41°15'35"W

S50°12'48"W

N73°17'25"E

N66°21'24"E

S31°23'52"W

S06°40'04"E

N06°40'04"W

N41°37'08"W

N41°37'17"E

N90°00'00"E

S39°58'37"W

N44°56'40"W

N63°50'47"E

N27°07'12"E

N50°22'28"E

S72°48'42"W

N55°27'28"E

N72°48'42"E

N49°47'03"E

N57°30'07"W

S39°37'32"E

LENGTH

2.27

50.00

0.37

50.00

50.00

71.55

16.54

50.01

50.01

85.03

50.00

11.96

34.30

50.00

77.92

21.17

1.56

21.17

50.03

23.47

18.86

1 inch =         ft.
( IN FEET )

GRAPHIC SCALE
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ENGINEERING AND SURVEYING, LLC

6949 SOUTH HIGH TECH DRIVE SUITE 200
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RECORDED #                                                                                    

SALT LAKE COUNTY RECORDER

STATE OF UTAH, COUNTY OF SALT LAKE, RECORDED AND FILED AT THE REQUEST OF:

DATE:                                  TIME:                                     BOOK:                                         PAGE:            

FEE
$

LOCATED IN THE SE1/4 & SW 1/4 OF SECTION 34, T3S, R2W,
SALT LAKE BASE & MERIDIAN

HERRIMAN CITY, SALT LAKE COUNTY,  UTAH

HIDDEN OAKS PODS 4,5,6,7

LOCATED IN THE SE1/4 &SW1/4 OF SECTION 34, T3S, R2W,
SALT LAKE BASE & MERIDIAN

HERRIMAN CITY, SALT LAKE COUNTY,  UTAH

HIDDEN OAKS PODS 4,5,6,7

FUTURE
DEVELOPMENT

SHEET 4 OF 4

SHEET 4
SHEET 3

PRELIMINARY PLAT

PRELIMINARY PLAT
01/21/2020

NOTES:

1.  #5 REBAR AND CAP SET AT ALL REAR LOT CORNERS. PIN OR NAIL
SET IN CURB AT EXTENSION OF SIDE LOT LINES IN LIEU OF SETTING
THE FRONT LOT CORNER.

2.   PARCEL A, B, C, AND D IS HEREBY DEDICATED TO HERRIMAN
CITY AS OPEN SPACE.
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EXISTING CONCRETE
CULVERT

EXISTING OUTFALL
STRUCTURE

EXISTING FENCES TO
BE REMOVED

EXISTING WATER LINE
TO BE REMOVED

EXISTING TRAIL

EXISTING CREEK

EXISTING DIRT ROAD
TO BE REMOVED

TIERED 1' TO 4'
RETAINING WALLS

1' TO 4' RETAINING
WALL

1' TO 4' RETAINING
WALL

STREET SIGN #104
PER HERRIMAN CITY STNDS.

STREET SIGN #103
PER HERRIMAN CITY STNDS.

STREET SIGN #120
PER HERRIMAN CITY STNDS.

STREET SIGN #101
PER HERRIMAN CITY STNDS.

STREET SIGN #102
PER HERRIMAN CITY STNDS.

STREET SIGN #105
PER HERRIMAN CITY STNDS.

STREET SIGN #108
PER HERRIMAN CITY STNDS.

STREET SIGN #107
PER HERRIMAN CITY STNDS.

STREET SIGN #106
PER HERRIMAN CITY STNDS.

STREET SIGN #109
PER HERRIMAN CITY STNDS.

STREET SIGN #119
PER HERRIMAN CITY STNDS.
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LEGEND                                                           
BOUNDARY

CENTERLINE

8" SANITARY SEWER8 SS 

EXIST. SANITARY SEWEREx SS

EXIST. CULINARY WATER

EXIST. CONTOUR MAJOR
EXIST. CONTOUR MINOR

SD MH, INLET, AND COMBO

SEWER MANHOLE

VALVE, TEE & BEND

EXIST. FENCE

FIRE HYDRANT

EXIST. SD INLET & MH

EXIST. SEWER MH

EXIST. VALVE, TEE, & BEND

EXIST. FIRE HYDRANT

ROW

LOT LINE
EASEMENT

Ex W

X X X

EXIST. STORM DRAINEx SD

SS

SD

SS

DYH

WATER BLOW-OFF

(XXXX)
(XXXX)

CONTOUR MAJOR
CONTOUR MINOR

XXXX
XXXX

STREET MONUMENT (TO BE SET)

15" STORM DRAIN15 SD 

STREET LIGHT

8" CULINARY WATER8 W 

8" SECONDARY WATER8 SW 

SIGN

SPOT ELEVATIONo XXXX.XX

SD

DYH

EXIST. STREET MONUMENT

CL 16.00'
ROADWAY

2.50' 6.50'
PARKSTRIP

MIN.
(VARIES)

8.00'
TRAIL

16.00'
ROADWAY

2.50'
6.50'

PARKSTRIP
5.00'

SIDEWALK

60.00'
RIGHT-OF-WAY

2.00%

CURB & GUTTER WITH 6"
ROADBASE (TYP.)
APWA TYPE A
(SEE PLAN No. 205)

3" THICK ASPHALT TRAIL
W/6" ROADBASE (TYP.)
PER PLAN LP-04

60' RESIDENTIAL ROAD

3" OF AC-20 75 BLOWS ASPHALT OVER 9"
ROAD BASE PER CITY STANDARD

N.T.S.

2.00% 2.00%2.00% 0.01'00.0' -0.33'-0.33'0.01'0.21'

A1A STRUCTURAL FILL

4.00'
SHOULDER

12.00'
ROADWAY

CL 21.50'
ROADWAY

5.00'
PARKSTRIP

5.00'
SIDEWALK

21.50'
ROADWAY

5.00'
PARKSTRIP

5.00'
SIDEWALK

68.00'
RIGHT-OF-WAY

2.00%

CURB & GUTTER WITH 6"
ROADBASE (TYP.)
APWA TYPE A
(SEE PLAN No. 205)

6" THICK CONCRETE SIDEWALK
W/6" ROADBASE (TYP.)
PER PLAN RD-08

68' RESIDENTIAL ROAD

3" OF AC-20 75 BLOWS ASPHALT OVER 9"
ROAD BASE PER CITY STANDARD

N.T.S.

2.00% 2.00%2.00% 0.13'0.07'00.0' -0.40'-0.40'0.07'0.13'
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Quercus macrocarpa

Bur Oak  2" cal.

TREE LEGEND

Sensation Box Elder Tree  2" cal.

Acer negundo 'Sensation'

Imperial Honeylocust  2" cal.

Gleditsia triacanthos i. 'Imperial'

Pacific Sunset Maple  2" cal.

Acer truncatum x platanoides 'Warrenred'

Green Vase Zelkova  2" cal.

Zelkova serrata 'Green Vase'

Accolade Elm  2" cal.

Ulmus x 'Accolade'

Urban Sunset Maple  2" cal.

Acer truncatum x platanoides 'Urban Sunset'

Crimson Sunset Maple  2" cal.

Acer truncatum x platanoides 'Crimson Sunset'

Heritage Oak  2" cal.

Quercus x macdanielii 'Clemons'
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Date of Meeting: 
05/07/2020 

File # C2020-010 
Applicant Elliott Smith  
Address 5153 W Anthem Park Blvd   
Request Conditional use approval for a Mister 

Carwash     
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Staff Report 
 
DATE:  April 30, 2020 
TO:  Planning Commission 
FROM:  Bryn MacDonald, AICP, Assistant City Planner 
MEETING:  Planning Commission May 7, 2020 
REQUEST: Conditional use for a Mister Carwash   

Applicant: Elliott Smith, TerraForm Companies, LLC  
Address: 5153 W Anthem Park Blvd  
Zone:  C-2 (Commercial) 
Acres:  1.089 
File Number: C2020-010 

 
Request  
The applicant is requesting conditional use for a Mister Carwash.  
 
Process 
A conditional use is an administrative decision. The Planning Commission will hold a public 
meeting and make a decision based on compliance with the approval standards. 

 
Notices 
Notices are not sent for conditional use applications. There is no public hearing required.  
 
Discussion 
This property is lot 401 in the Anthem Commercial Center.  The entire Anthem Commercial 
property received preliminary site plan approval. Each site in the commercial center comes back 
to the PC for final site plan approval.  
 
Issue 1 – Parking  
A car wash is required 1 parking space per employee, plus four stacked parking spaces per car 
wash bay.  The proposed building is 5,423 square feet. The site plan shows 12 parking spaces. 
There are two car wash bays, and each bay has more than 4 stacking spaces.  
 
Issue 2 – Design  
The Anthem Commercial center has design guidelines that must be followed by all of the tenants 
in the center. The Anthem Architectural Review Committee has submitted a letter stating that 
the elevations meet their criteria and have been approved.  
 
Issue 3 – Landscaping  
The ordinance requires commercial developments to provide 15% landscaping. The proposed 
landscape plan provides 23.4% landscaping on the site. They are also providing trees and 
landscaping around the building and the parking lot.  
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Staff Report 
 
The ordinance requires the applicant to provide 20 feet of landscaping adjacent to a street. This 
landscaping must be behind the property line, and not include any right of way. The proposed 
site plan shows 20 feet and adequate landscaping to meet this requirement.  
 
Recommendation 
Staff recommends granting conditional use approval for a Mister Carwash with the following 
requirements:   
 
Requirements 
 

1. Receive and agree to the recommendations from other agencies.  
2. Submit final landscaping plans showing types, sizes and placement of plant material to 

the Staff for review and final approval as part of the engineering review. 
3. All building elevations shall meet the approved Anthem Design Guidelines. The building  

elevations are approved as submitted.     
4. No signs are approved with this request, separate approval will be required. No signs are  

allowed on public property. All signs must be located on private property.  
5. At least 15% of the total site must be landscaped. At least 5% of the parking lot interior  

must be landscaped.  Comply with the landscaping requirements of Herriman Land 
Development Code Chapter 23. 

6. Provide storm drain detention to meet City standards. Detention ponds shall be landscaped  
 per City standards.  This may be in a detention facility off site.  
7. Parking shall be provided at 1 space per employee and 4 stacked spaces per car wash bay.  
8. Provide curb, gutter, sidewalk, park strip, and street lights on all public streets.  
9. Provide ADA access to a public way.  
10. Provide a sidewalk along the south side of the site, adjacent to the drive aisle to the south, in  
 order to provide a sidewalk connection to the future development to the east.  
11. Parking lot lights shall match the lights approved in the Anthem Design Guidelines and 

being used by WinCo.  
12. Screen all outside trash and dumpster areas. Dumpster enclosures shall have similar  
 architectural features as the main building and be gated.  

 
  
Attachments 
 

A. Vicinity Map 
B. Site Plan 
C. Building Elevations  
D. Landscaping Plans  
E. Conditional Use responses 
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Staff Report 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment A 
Vicinity Map  
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BENCHMARK ENGINEERING CONTACT: ALLISON G. ALBERT, PE

DESIGN:
AGA

CHECK:
AGA

DATE:
11/22/2019

DRAFT
AGA/DZD

 1 OF 8

PROJECT NO. 1911290MISTER CAR WASH
5153 W. ANTHEM PARK BLVD.

HERRIMAN, UTAH

DESCRIPTIONDATENo.

CIVIL CONSTRUCTION PLANS

LOCATED IN THE NORTHWEST QUARTER OF SECTION 25,

TOWNSHIP 3 SOUTH, RANGE 2 WEST,

SALT LAKE BASE AND MERIDIAN

SALT LAKE COUNTY, UTAH

DATE:
11/25/2019

DATE:
2/13/2020

MISTER CAR WASH

DRAWING INDEX

COVER COVER SHEET

CGN.01 GENERAL NOTES, LEGEND & ABBREVIATION

CSP.01 SITE PLAN

CUP.01 UTILITY PLAN

CGD.01 GRADING & DRAINAGE PLAN

CEP.01 EROSION CONTROL PLAN

CEP.02 EROSION CONTROL DETAILS

CDT.01 DETAILS & NOTES

OWNER/DEVELOPER: 
TERRAFORM
ELLIOTT SMITH
6770 S. 900 E., SUITE 102
SALT LAKE CITY, UT 84047
801.278.4689
ebsmith@terraformco.com

1 inch =     ft.
( IN FEET )

GRAPHIC SCALE

020 20 40

20

10

VICINITY MAP
N.T.S

SITE

ANTHEM PARK BLVD.

(PUBLIC STREET)

COVER

NORTH

9138 SOUTH STATE STREET SUITE # 100 

 SANDY, UTAH 84070  (801) 542-7192
www.benchmarkcivil.com 

BENCHMARK

ENGINEERING &

LAND SURVEYING

ADDED RAMP TO ACCESS ROAD PER CITY COMMENTS03/10/201

ANTHEM PARK BLVD.

M
O

UNTAIN VIEW
 CO

RRIDO
R

11800 S.

DAYBREAK PKWY.

MYERS LN.

H
E

R
R

IM
A

N
 M

A
IN

 S
T.

94



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 RESPONSIBILITY 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.

NEW EXISTING

SECTION CORNER (FOUND)

SECTION CORNER (NOT FOUND)

STREET MONUMENT (FOUND)

STREET MONUMENT (NOT FOUND)

BRASS CAP MONUMENT

POWER POLE & OVERHEAD POWER

LIGHT POLE

GUY WIRE

TELEPHONE MANHOLE

SANITARY SEWER MANHOLE

STORM DRAIN MANHOLE

CATCH BASIN

DIRECTION OF DRAINAGE

WATER MANHOLE

WATER VALVE

WATER METER

FIRE HYDRANT

IRRIGATION VALVE

GAS MANHOLE

TREE

SYMBOLS:

NEW EXISTING

LINETYPES:

NOTE:

IN THE EVENT THAT THE CONSTRUCTION NOTES CONFLICT
WITH RESPONSIBLE DISTRICT OR AGENCY STANDARDS
NOTES AND SPECIFICATIONS, THE DISTRICT OR AGENCY
STANDARD NOTES AND SPECIFICATIONS GOVERN.

X

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

FIBER OPTIC LINE

PROPOSED ASPHALT

PROPOSED CONCRETE
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CONSTRUCTION NOTES

RESPONSIBLE DISTRICTS OR AGENCIES AND APPLICABLE STANDARDS
CITY OR COUNTY- HERRIMAN CITY
WATER UTILITY COMPANY- HERRIMAN CITY
SEWER- SOUTH VALLEY SEWER DISTRICT (SVSD)
STORM DRAIN/GROUNDWATER- HERRIMAN CITY
ELECTRICAL- ROCKY MOUNTAIN POWER
TELEPHONE- CENTURY LINK / COMCAST
NATURAL GAS- DOMINION ENERGY

APPLICABLE STANDARDS: APWA 2017 STANDARDS

GENERAL

1.  ALL MATERIALS AND CONSTRUCTION IN THE PUBLIC RIGHT OF WAY SHALL BE IN ACCORDANCE WITH
RESPONSIBLE DISTRICT OR AGENCY.

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
RESPONSIBLE DISTRICT OR AGENCY FOR A PRE-CONSTRUCTION CONFERENCE.  CONTRACTOR SHALL ALSO 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 SHALL 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, IF 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 IS 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 IS 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 2017 EDITION AND THE MANUAL OF STANDARD PLANS 2017 EDITION. SAID STANDARD
SPECIFICATIONS AND PLANS SHALL BE SUBSIDIARY TO MORE STRINGENT REQUIREMENTS BY APPLICABLE LOCAL
JURISDICTION.

6.  THE CONTRACTOR SHALL BE SKILLED AND REGULARLY 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 APPROVALS 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 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.  IT IS 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 WITH 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 IMPROVEMENTS NEED TO BE DISTURBED AND/OR REMOVED FOR THE PROPER PLACEMENT OF
IMPROVEMENTS TO BE CONSTRUCTED BY THESE PLANS, THE CONTRACTOR SHALL BE RESPONSIBLE 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
AND ANYTHING THAT HAS ALREADY BEEN CONSTRUCTED. 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 REDLINES 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 UTILITES INSTALLED IN ACCORDANCE WITH THE RESPONSIBLE DISTRICTS OR AGENCIES STANDARDS AND
SPECIFICATIONS.

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 CITY/COUNTY STANDARD

18.  ALL STORM WATER CONVEYANCE PIPING TO BE RCP - CLASS 3 OR  ADS HDPE PIPE 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 AND 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; I.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 IT 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 THE CITY/COUNTY PUBLIC WORKS DEPARTMENT PERSONNEL ONLY.

28. ALL UNDERGROUND UTILITIES SHALL BE IN PLACE  INSPECTED, TESTED, AND APPROVED BY AUTHORITIES HAVING
JURISDICTION PRIOR TO INSTALLATION OF CURB, GUTTER, SIDEWALK, AND STREET PAVING.

SEWER

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

30.  ALL SEWER PIPES ARE TO BE SDR-35 PVC PIPE.

31.  SEWER MANHOLES, LATERALS AND CLEANOUTS TO BE INSTALLED PER RESPONSIBLE DISTRICT OR AGENCY
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 4"
AND NEED TO COME IN AT THE TOP OF THE PIPE WITH A WYE. (SEE RESPONSIBLE DISTRICT OR AGENCY 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 48" BELOW FINISH GROUND TO TOP OF PIPE. ALL VALVE BOXES AND MANHOLES
SHALL BE RAISED OR LOWERED TO FINISH GRADE AND SHALL INCLUDE A CONCRETE COLLAR IN PAVED AREAS.  ALL
WATER LINES SHALL BE LOOPED AROUND GRAVITY LINES OR ROPED PER RESPONSIBLE DISTRICT OR AGENCY
INSPECTOR.

37.  CONTRACTOR TO NOTIFY RESPONSIBLE DISTRICT OR AGENCY 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 RESPONSIBLE DISTRICT OR
AGENCY. ALL TESTS TO BE IN ACCORDANCE WITH RESPONSIBLE DISTRICT OR AGENCY.

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 RESPONSIBLE DISTRICT OR AGENCY
STANDARDS, UNLESS OTHERWISE NOTED ON PLANS.

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 WORK 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 MANHOLE RIMS, LAMPHOLES, VALVE BOX COVERS, MONUMENT BOXES AND CATCH BASIN GRATES ARE TO BE
ADJUSTED TO FIT THE FINISHED GRADE AFTER PAVING, UNLESS OTHERWISE NOTED. COST FOR THIS WORK SHALL BE
INCLUDED IN THE UNIT PRICES FOR SAID FACILITIES.

42. IT 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 APWA 2017 STANDARD DRAWINGS AND
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 SHALL 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 PROFESSIONAL REPORT OF THESE
INVESTIGATIONS, MUST BE REVIEWED BY A GEOTECH FIRM.

SOIL INVESTIGATIONS WERE CONDUCTED BY A GEOTECH FIRM 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 RESPONSIBILITY 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.  IF 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.

 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.

50.  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. REFERENCE THE GEOTECH REPORT.

51.  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.

52.  CONTRACTOR TO SUBMIT PROCTOR AND/OR MARSHALL TEST DATA 24 HOURS PRIOR TO COMPACTION TESTS.

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

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

55. 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 ARE NOT INSTALLED
PER PLAN MUST BE REMOVED AND REPLACED AT THE CONTRACTORS EXPENSE.

56. THE CONTRACTOR IS RESPONSIBLE FOR PROVIDING HIS OWN ESTIMATE OF EARTHWORK QUANTITIES.

57. 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.

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

59. ALL SITE CONCRETE OR CONCRETE ELEMENT NOT SPECIFICALLY SHOWN AND DETAILED ON STRUCTURAL
DRAWINGS  TO HAVE A MINIMUM OF 28 DAY COMPRESSION STRENGTH OF 4000 PSI.

60. CUT SLOPES SHALL BE NO STEEPER THAN 2 HORIZONTAL TO 1 VERTICAL

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

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

DEWATERING

63. THE CONTRACTOR SHALL FURNISH, INSTALL, OPERATE AND MAINTAIN ALL MACHINERY, APPLIANCES AND
EQUIPMENT TO 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 OF 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 ITS OPERATION:
DEWATERING SYSTEM SHALL OPERATE CONTINUOUSLY UNTIL BACKFILL HAS BEEN COMPLETED TO 1 FOOT ABOVE THE
NORMAL STATIC GROUNDWATER LEVEL.

64. 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.

65. SUMPS SHALL BE NO DEEPER THAN 5 FEET AND SHALL BE AT THE LOW POINT OF EXCAVATION. EXCAVATION
SHALL BE GRADED TO DRAIN TO THE SUMPS.

66. 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 ACTIVITIES, IT SHALL BE OBTAINED BY THE CONTRACTOR
PRIOR TO ANY DEWATERING ACTIVITIES.

67. 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

68.  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.

69.  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 WILL RESULT IN A DEDUCTION FOR THE COST OF
CLEAN UP FROM THE FINAL PAYMENT.

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

F. UNLESS OTHERWISE NOTED ALL EXCESS SOILS AND 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.

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 IS 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 INSPECTIONS 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 C0MPACTION TO A MINIMUM
DEPTH OF 6" FOR ALL ON-SITE DEVELOPMENT. ALL OFF-SITE IMPROVEMENTS ARE TO BE DONE PER APWA STANDARDS.

74. AGGREGATE SUB-BASE: AGGREGATE SUB-BASE SHALL BE GRANULAR BACKFILL BORROW.  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, AND COMPLY PREPARED
REPORT OF THE SOILS INVESTIGATION PREPARED ON THIS SITE.

76. ALL SIDEWALKS AND CROSSINGS TO MEET CURRENT ADA STANDARDS/ APWA STANDARDS.

77. 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 GENERAL NOTES, 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.

78. INSTALLATION OF STREET LIGHTS SHALL BE IN ACCORDANCE WITH CITY STANDARDS.

79. 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.

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.

80. STRIPING AND PAVEMENT MARKINGS SHALL BE IN CONFORMANCE WITH MUTCD & APWA 32 17 23.

81.   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.

82. IT IS THE INTENT ON THESE PLANS THAT ALL PAVEMENT SLOPE TO A CATCH BASIN, INLET BOX OR OUT INTO A
STREET.CONTRACTOR TO VERIFY FINISH SPOT ELEVATIONS AND NOTIFY ENGINEER IF THERE ARE DISCREPANCIES THAT
WOULD CAUSE PUDDLING ON THE SITE.
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BLUE STAKES OF UTAH
UTILITY NOTIFICATION CENTER

1-800-662-4111

www.bluestakes.org

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

811

NORTH

CSP.01

SITE

PLAN

3

NOTE:
SLOPE ACROSS THE ACCESSIBLE PARKING STALLS & ACCESS ISLE
SHALL NOT EXCEED A 1:48 (2.00%) SLOPE, THE MAX GRADE
DIFFERENCE BETWEEN THE ASPHALT SURFACE, ACCESSIBLE RAMP,
AND SIDEWALK SHALL NOT EXCEED 1/4 INCH VERTICAL OR 1/2 INCH
WHEN BEVELED. THE ACCESSIBLE MEANS OF EGRESS INCLUDING
THE DRIVEWAY PORTION SHALL NOT EXCEED A SLOPE OF 1:20 (5.0%)
& A CROSS SLOPE OF 1:48 (2.0%). ALL EXTERIOR DOOR WAY ACCESS
REQUIRE AN EXTERIOR LANDING 60 INCHES IN LENGTH WITH A
SLOPE NOT EXCEEDING A 1:48 (2.0%) SLOPE

NOTE:
SAWCUT WIDTH, LOCATIONS AND TIE-IN ELEVATIONS IN
EXISTING HARDSCAPE ARE APPROXIMATE, CONTRACTOR TO
FIELD VERIFY LOCATION AND EXTENT OF SAWCUTTING
PRIOR TO CONSTRUCTION. NOTIFY CIVIL ENGINEER IF
REVISIONS ARE REQUIRED. SEE NOTE 58 ON CGN.01 FOR
FURTHER DETAIL.

CONSTRUCTION KEY NOTE REFERENCE
NO. DESCRIPITON DETAIL

1 ASPHALT PAVEMENT WITH GRANULAR BASE 1/CDT.01

4 RELEASE CURB & GUTTER 2/CDT.01

3 CONCRETE CURB AND GUTTER PER APWA #205 TYPE 'A'

7 SIDEWALK PER APWA #231

8 ADA RAMP 3/CDT.01

9 ADA SIGN 3/CDT.01
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EX. 30.0' ACCESS

EASEM
ENT

EX. 8
0.0' D

RAINAGE

EASEMENT

EX. 2
0.0' E

ASEMENT

AGREEMENT

EX. 20.0' EASEM
ENT

AG
REEM

ENT

EX. 10.0'

PU
E

NEW CANOPY

132.3'

44.3'

7.0'

57.0'

21.3'

7.0'

164.3'

18.0'

13.0'

3.6' 10.5'19.7'

10.0'

10
.0

'
8.

0'

114.1'

33.5'

R2.
5'

R
3.5'

3.0'

129.9'

181.2'

12.0'

13.6'

19.7'

2.6'

9.3'

9.3'

9.3'

57.1'

67.3'

62.1'

27.0'

28.9'

10.0'

SETBACK

10.0'

SETBACK

6.8'

13.0'

R10.0'

R4.5
'

R160.0'

33.0'

20.0'

SETBACK

NEW BUILDING
AREA=5,423 SQ. FT.

EX. CURB & GUTTER
(PROTECT)

EX. ASPHALT ROAD
(PROTECT)

25.4'
2

2

1

2 CONCRETE PAVEMENT WITH GRANULAR BASE 1/CDT.01

5 TRANSITION CURB & GUTTER

3

4

3

4

10 30" PEGASUS ISLAND (PER MISTER CAR WASH ARCH. PLANS) 7/CDT.01

3

3

4

3

7

7

7

7

8

6 SAWCUT & ASPHALT RESTORATION PER APWA #255

68

6.0'

R
10.0'

10.0'

2

294.0'

23.1'

33.6'

R32.0'

10' X 12'
VACUUM ENCLOSURE
(DESIGN BY OTHERS)

22.0'

R3.0'

19.5'

R
20

.0
'

R
20

.0
'

17.9'

10.1'

R12.0'

14.6'
4.4'

2.6'

R3.0'

10.5'

R2.5'R28.5'

R12.0'

0.7'

R5
.0

'

20.9'

6.0'

3

5

5 4

5

5

DUMPSTER ENCLOSURE
(DESIGN BY OTHERS)

SEWER
EASEMENT

R
6.

0'

ANTHEM PARK BLVD.

(PUBLIC STREET)

3

ANTHEM CENTER, LLC

LOT 4, ANTHEM COMMERCIAL

PARCEL# 26-25-128-004

ANTHEM COMMERCIAL, LLC

LOT 4, ANTHEM COMMERCIAL

PARCEL# 26-25-202-002

6

1' MIN. SAWCUT WIDTH7

8

5.0'

96
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NOTE:
POTHOLE TO IDENTIFY ANY CONFLICTS BEFORE ANY PIPE
INSTALLATION. CONTACT ENGINEER IF ANY CONFLICTS ARE
IDENTIFIED.

NOTE:
PRIOR TO FABRICATION OR CONSTRUCTION, BEGIN AT THE
LOW END OF ALL GRAVITY UTILITY LINES AND VERIFY THE
INVERT ELEVATION OF THE POINT OF CONNECTION AND
NOTIFY ENGINEER IF THIS POINT IS HIGHER THAN SHOWN ON
THE PLANS FOR A REDESIGN.

1 inch =     ft.
( IN FEET )

GRAPHIC SCALE

030 30 60

30

15

BLUE STAKES OF UTAH
UTILITY NOTIFICATION CENTER

1-800-662-4111

www.bluestakes.org

CALL BEFORE YOU DIG.
IT'S FREE & IT'S THE LAW.
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CONSTRUCTION KEY NOTE REFERENCE
NO. DESCRIPITON DETAIL

1 GATE VALVE PER HERRIMAN CITY STDS.

2 2" TYPE K COPPER WATER SERVICE LINE

3 2" WATER METER  & VAULT PER APWA #522

4 2" POLY WATER SERVICE LINE

5 4" PVC SDR-35 SEWER LATERAL 4/CDT.01

6 SEWER CLEAN OUT 4/CDT.01

7 SAMPLING MANHOLE 5/CDT.01

4

3

9

2

80' D
RAINAGE

EASEMENT

SSMH
RIM=4823.03
IE 12" SW = 4808.03
IE 12" NW = 4807.47

SSMH
RIM=4819.98

IE 12" NE = 4808.82
IE 12" SW = 4808.92

9 SAND FILTERS (PER ARCHITECTURAL PLANS)

8 GREASE INTERCEPTOR 6/CDT.01

10 SAWCUT & ASPHALT RESTORATION PER APWA #255

SAMPLING MANHOLE
RIM=4812.86

IE IN = 4803.90
IE OUT = 4803.65

8

7

6

GREASE INTERCEPTOR
RIM=4812.74

IE IN = 4804.27
IE OUT = 4804.02

11 1" POLY IRRIGATION LINE

12 1" IRRIGATION METER PER HERRIMAN CITY STD.

12

11

EX. SSMH
RIM=4818.44±

EX. IE 8" (SW)=4812.31±
NEW 4" IE (E)=4812.51

FFE=4812.03
TUNNEL EXIT FFE=4811.53

SS IE= 4806.53

NEW 4" IE=4806.53

NEW SEWER PUMP
(DESIGNED BY OTHERS)

RIM=4812.85
4" IE (NW)=4812.95
4" IE (SE)=4803.41

22 L.F. @
2.0% SLOPE
5

6 L.F. @
2.0% SLOPE

5

126 L.F. @
2.4% SLOPE

5
4" IE=4803.536

6 L.F. @
2.0% SLOPE

5

4" IE=4805.81

5

36 L.F. @
2.0% SLOPE

77 L.F. @
2.0% SLOPE

(TYP.)

5

6 L.F. @
2.0% SLOPE

5

5

6

13 SEWER PUMP (DESIGNED BY OTHERS)

13
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4816
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4817

4818
4819

4817
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48
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48
13

4814

48
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4814

4814

4813

48
12

48
11

4810

48
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48
13

48
12

48
11

48
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4810

48
15

21.07
EG

19.16
EG

12.49
EG

14.90
EG

D

D

D

SD

SD

SD

SD

SD

SD

SD

SD

SD

SDS
D

S
D

SD

NEW SDIB (#209)
TBC:4812.24

IE (SE):4808.15
IE (S):4808.15

NEW SDIB W/O HOOD (#207)
TG: 4811.85

IE (NE):4809.60

NEW SDIB (#204)
TBC:4811.66
IE (NW):4808.39
IE (NE):4808.39

NEW SDIB (#203)
TBC:4811.46

IE (SE):4808.46

NEW SDIB W/O HOOD (#205)
TG: 4811.33
IE (SW):4808.24
IE (NE):4808.14

NEW SD CLEANOUT (#206)
RIM:4811.23
IE (SW):4808.06
IE (N):4807.61

NEW 2' X 2' CB (#208)
TG: 4810.91
IE (N):4808.41
IE (SW):4808.41

NEW SD CLEANOUT (#201)
RIM:4810.59
IE (SE):4804.93
IE (W):4807.12
BTTM: 4802.93

NEW SDIB (#202)
TBC:4810.33
IE (S):4807.33
IE (NW):4807.33
IE (E):4807.33

EX. SDMH (#101)
RIM:4809.64
IE (SW):4804.17
IE (NW):4804.17

12" Ø HDPE SD PIPE
14 L.F. @ 0.50% SLOPE

12" Ø HDPE SD PIPE
30 L.F. @ 0.50% SLOPE

12" Ø HDPE SD PIPE
16 L.F. @ 0.50% SLOPE

12" Ø HDPE SD PIPE
34 L.F. @ 0.82% SLOPE

12" Ø HDPE SD PIPE
167 L.F. @ 0.50% SLOPE

12" Ø HDPE SD PIPE
52 L.F. @ 0.50% SLOPE

12" Ø HDPE SD PIPE
21 L.F. @ 5.70% SLOPE

EX. 18" STROM PIPE
38 L.F. @ 2.00% SLOPE

12" Ø HDPE SD PIPE
42 L.F. @ 0.50% SLOPE

4812.03
FFE
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TOC
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MATCH EX.

11.17±
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10.24±
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9.95±
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MATCH EX.

10.24±
TOA

MATCH EX.

10.41±
TOA
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14.76
TBC
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BENCHMARK:
THE NORTH QUARTER CORNER OF SECTION 25,
TOWNSHIP 3 SOUTH, RANGE 2 WEST,
SALT LAKE BASE AND MERIDIAN
ELEVATION=4814.48

SURVEY CONTROL NOTE:
THE CONTRACTOR OR SURVEYOR PERFORMING THE CONSTRUCTION
SURVEYING SHALL BE RESPONSIBLE TO PROVIDE CONSTRUCTION LAYOUT
PER THE APPROVED PLANS ONLY.  THE SURVEYOR SHALL ALSO BE
RESPONSIBLE FOR VERIFYING HORIZONTAL CONTROL FROM THE SURVEY
MONUMENTS AND FOR VERIFYING ANY ADDITIONAL CONTROL POINTS
SHOWN ON THE SURVEY OR IMPROVEMENTS PLANS OR ON ELECTRONIC
DATA PROVIDED BY BENCHMARK ENGINEERING AND LAND SURVEYING.
THE SURVEYOR SHALL ALSO USE THE BENCHMARKS AS SHOWN ON THE
PLAN, AND VERIFY THEM AGAINST NO LESS THAN THREE EXISTING HARD
IMPROVEMENT ELEVATIONS INCLUDED ON THESE PLANS OR ON
ELECTRONIC DATA PROVIDED BY BENCHMARK ENGINEERING AND LAND
SURVEYING.  IF ANY DISCREPANCIES ARE ENCOUNTERED, THE SURVEYOR
SHALL IMMEDIATELY NOTIFY THE ENGINEER AND RESOLVE THE
DISCREPANCIES BEFORE PROCEEDING WITH ANY CONSTRUCTION
SURVEYING.  IT IS ALSO THE RESPONSIBILITY OF THE SURVEYOR TO VERIFY
ANY ELECTRONIC DATA WITH THE APPROVED STAMPED AND SIGNED
PLANS AND NOTIFY THE ENGINEER WITH ANY DISCREPANCIES.

NOTE:
POTHOLE TO IDENTIFY ANY CONFLICTS BEFORE ANY PIPE
INSTALLATION. CONTACT ENGINEER IF ANY CONFLICTS ARE
IDENTIFIED.

NOTE:
PRIOR TO FABRICATION OR CONSTRUCTION, BEGIN AT THE
LOW END OF ALL GRAVITY UTILITY LINES AND VERIFY THE
INVERT ELEVATION OF THE POINT OF CONNECTION AND
NOTIFY ENGINEER IF THIS POINT IS HIGHER THAN SHOWN ON
THE PLANS FOR A REDESIGN.

BLUE STAKES OF UTAH
UTILITY NOTIFICATION CENTER

1-800-662-4111

www.bluestakes.org

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

811

1 inch =     ft.
( IN FEET )

GRAPHIC SCALE

020 20 40

20

10

NORTH

CGD.01

GRADING &

DRAINAGE

PLAN

5

GRADING AND DRAINAGE KEY NOTE REFERENCE
NO. DESCRIPITON DETAIL

1 GRADE SITE TO ELEVATIONS SHOWN ON PLAN

NOTE:
SAWCUT WIDTH, LOCATIONS AND TIE-IN ELEVATIONS IN
EXISTING HARDSCAPE ARE APPROXIMATE, CONTRACTOR TO
FIELD VERIFY LOCATION AND EXTENT OF SAWCUTTING
PRIOR TO CONSTRUCTION. NOTIFY CIVIL ENGINEER IF
REVISIONS ARE REQUIRED. SEE NOTE 58 ON CGN.01 FOR
FURTHER DETAIL.

3

3

3

3

5

5

4

66

SDMH
RIM=4821.87
IE 24" NW = 4810.13
IE 48" SE = 4809.97

SDMH
RIM=4821.24
IE 48" SW/NW = 4805.38
IE 24" SE = 4805.40
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1 inch =     ft.
( IN FEET )

GRAPHIC SCALE

030 30 60

30

15

BLUE STAKES OF UTAH
UTILITY NOTIFICATION CENTER

1-800-662-4111

www.bluestakes.org

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

811

NORTH

2

CEP.01

EROSION

CONTROL

PLAN

6

NOTE: 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.

SWPPP KEY NOTES REFERENCE

NO. DESCRIPTION DETAIL

PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN
OR  REFERENCED AND THE DETAILS NOTED AND AS SHOWN ON THE CONSTRUCTION
DRAWINGS.

1 CONCRETE WASTE MANAGEMENT 1/CEP.02

3 MATERIALS STORAGE 3/CEP.02

4 PORTABLE TOILETS 4/CEP.02

5 SILT FENCE 6/CEP.02

2 INLET PROTECTION WATTLE 2/CEP.02

6 TEMPORARY CONSTRUCTION ENTRANCE 7/CEP.02

2

2

2

2

2

4

3

1

2
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SWPPP INFORMATION

DETAILED DESCRIPTION OF THE LOCATION OF THE SWPPP
DOCUMENTATION (BINDER AND SITE MAPS) ON THE SITE.

4' (MINIMUM)

4'
 (M

IN
U

M
U

M
)

"SWPPP INFORMATION" MUST BE
DISPLAYED PROMINENTLY ACROSS THE

TOP OF THE SIGN, AS SHOWN IN THE
DETAIL.

SIGN TO BE CONSTRUCTED OF A RIGID
MATERIAL, SUCH AS PLYWOOD OR

OUTDOOR SIGN BOARD. SIGN MUST BE
CONSTRUCTED IN A MANNER TO

PROTECT DOCUMENTS FROM DAMAGE
DUE TO WEATHER (WIND, SUN,

MOISTURE, ETC.)

COPY
OF

 PROJECT
NOI

COPY OF
GENERAL

CONTRACTOR
NOI

TRANSFER
FORM OR

CO-PERMITEE
FORM

COPY
 OF

PROJECT
CONSTRUCTION

 SITE
NOTICE

COPY
OF

 PROJECT
PERMIT

AUTHORIZATION

COPY
OF

 GENERAL
CONTRACTOR

PERMIT
AUTHORIZATION

COPY
OF

STATE
SUPPLIED

CONSTRUCTION
SITE

NOTICE

NOTES:
1) THE SWPPP INFORMATION SIGN MUST BE LOCATED
NEAR THE CONSTRUCTION EXIT OF THE SITE, SUCH THAT IT IS
ACCESSIBLE AND VIEWABLE BY THE GENERAL PUBLIC, BUT
NOT OBSTRUCTING VIEWS AS TO CAUSE A SAFETY HAZARD.

2) ALL POSTED DOCUMENTS MUST BE MAINTAINED IN A
CLEARLY READABLE CONDITION AT ALL TIMES THROUGHOUT
CONSTRUCTION AND UNTIL THE NOTICE-TO TERMINATION
(NOT) IS FILED FOR THE PERMIT.

3) CONTRACTOR SHALL POST OTHER STORM WATER
AND/OR EROSION AND SEDIMENT CONTROL RELATED
PERMITS ON THE SIGN AS REQUIRED BY THE GOVERNING
AGENCY.

4) SIGN SHALL BE LOCATED OUTSIDE OF PUBLIC
RIGHT-OF-WAY AND EASEMENTS UNLESS APPROVED BY THE
GOVERNING AGENCY.

5) CONTRACTOR IS RESPONSIBLE FOR ENSURING
STABILITY IF THE SWPPP INFORMATION SIGN.

3'
 M

IN
.

3'
 M

IN
.

C 1994 JOHN McCULLAH

NOT TO SCALE

 INSTALLATION WITHOUT

TRENCHING

NOTES:
1. SILT FENCE SHALL BE PLACED ON SLOPE CONTOURS
TO MAXIMIZE PONDING EFFICIENCY.

2. INSPECT AND REPAIR FENCE AFTER EACH STORM EVENT
AND REMOVE SEDIMENT WHEN NECESSARY.  9" (225mm)
MAXIMUM RECOMMENDED STORAGE HEIGHT.

3. REMOVED SEDIMENT SHALL BE DEPOSITED TO AN AREA
THAT WILL NOT CONTRIBUTE  SEDIMENT OFF-SITE AND
CAN BE PERMANENTLY STABILIZED.

TRENCH DETAIL

FLOW

STEEL OR WOOD POST
36" (1m) HIGH MAX.

EXTRA STRENGTH FILTER
FABRIC NEEDED WITHOUT

WIRE MESH SUPPORT
STEEL OR

WOOD POST
ATTACH FILTER FABRIC

SECURELY TO UPSTREAM
SIDE OF POST

FLOW

10' (3m) MAXIMUM SPACING WITH WIRE
SUPPORT FENCE 6' (1.8m) MAXIMUM SPACING
WITHOUT  WIRE SUPPORT FENCE

3/4" (20mm) MIN.
DRAIN ROCK

8"
(2

00
m

m
)

FLOW

12
" M

IN
.

(3
00

m
m

)

PONDING HEIGHT PONDING HEIGHT

4"x6" (100 X 150mm)
TRENCH WITH
COMPACTED  BACKFILL

9"
 M

A
X.

(2
25

m
m

)
S

TO
R

A
G

E
 H

T.

12
" M

IN
.

(3
00

m
m

)

REF: FROM

C 1994 JOHN McCULLAH
REF: FROM

FL
O

W

FLO
W

FLOW

PLAN

FLOW

SECTION A - A

NOTES:
1. THE ENTRANCE SHALL BE MAINTAINED IN A CONDITION THAT WILL PREVENT TRACKING
OR FLOWING OF SEDIMENT ONTO PUBLIC RIGHT-OF-WAYS.  THIS MAY REQUIRE TOP
DRESSING, REPAIR AND/OR CLEAN OUT OF ANY MEASURES USED TO TRAP SEDIMENT.

2. WHEN NECESSARY, WHEELS SHALL BE  CLEANED PRIOR TO ENTRANCE ONTO PUBLIC
RIGHT-OF-WAY.

3. WHEN WASHING IS REQUIRED, IT SHALL BE DONE ON AN AREA STABILIZED WITH
CRUSHED STONE THAT DRAINS INTO AN APPROVED SEDIMENT TRAP OR SEDIMENT BASIN.

DIVERSION RIDGE REQUIRED
WHERE GRADE EXCEEDS 2%

ROADWAY

FILTER FABRIC

2% OR GREATER

R
O

A
D

W
A

Y

NOTE:
USE SANDBAGS, STRAW BALES
OR OTHER APPROVED METHODS
TO CHANNELIZE RUNOFF TO
BASIN AS REQUIRED.

SPILLWAYSTRAW BALES, SANDBAGS,
OR CONTINUOUS BERM OF

EQUIVALENT HEIGHT

SUPPLY WATER TO WASH
WHEELS IF NECESSARY

20
' (6

m
) R

2"-3" (50-75mm) COURSE
AGGREGATE MIN. 6" (150mm)
THICK 12

' M
IN

.
(3

6m
)

DIVERSION RIDGE

50' (15m) MIN.

A
A

BLUE STAKES OF UTAH
UTILITY NOTIFICATION CENTER

1-800-662-4111

www.bluestakes.org

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

811

C 1994 JOHN McCULLAH
REF: FROM

SCALE:NTS 2INLET PROTECTION WATTLE

SCALE:NTS 6SILT FENCE
SCALE:NTS 7CONSTRUCTION ENTRANCE/EXIT

TEMPORARY GRAVEL

SCALE:NTS 1CONCRETE WASTE MANAGEMENT
SCALE:NTS 3MATERIALS STORAGE

SCALE:NTS 4PORTABLE TOILETS
SCALE:NTS 5SPILL CLEAN UP

SCALE:NTS 8SWPPP INFORMATION SIGN
CEP.02

EROSION

CONTROL

DETAILS
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NOTE:
1. FOR REINFORCEMENT DESIGN OF PCC PAVEMENT
SECTIONS SEE STRUCTURAL ENGINEER
2. FOR DOWEL DESIGN OF PCC PAVEMENT SECTIONS SEE
GEOTECHNICAL ENGINEER.

2" RADIUS

NOTE: 6" MIN. OF UNTREATED BASE COURSE REQ'D UNDER CURB
AND GUTTER.  COMPACT TO 95% ASSHTO T-180 - METHOD D.

2' - 6"

5" 1"

2' - 0"

12
"

6"
1/

2"

SCALE:NTS 1PAVEMENT SECTIONS
SCALE:NTS 2TYPICAL RELEASE CURB & GUTTER

CDT.01

DETAIL

SHEET

8

5"

4"

STANDARD DUTY PAVEMENT

3"
8"AGGREGATE

BASE COURSE

ASPHALT

STANDARDALTERNATE:

COMPACTED

AGGREGATE
BASE COURSE

CONCRETE

4' MIN.

4' M
IN.

LANDING

OPTIONAL AT THE
DISCRETION OF
ENGINEER

PARK STRIP

FLARE

FLARE

SIDEWALK

OPTIONAL AT THE
DISCRETION OF ENGINEER

PERPENDICULAR

PEDESTRIAN RAMP

FLARE IS ACCEPTABLE IN LIEU OF FULL HEIGHT
CURB SEE LOCAL AGENCY REQUIREMENTS

B

B

NOTES:

1. CONFIGURATION OF RAMPS AND LANDINGS MAY BE
CHANGED BUT MUST MEET PEDESTRIAN RAMP
DIMENSIONS AND SLOPE REQUIREMENTS. SPECIFIC
SITE CONDITIONS WILL VARY. THE USE OF FLARES,
CURBWALLS, ETC. ARE AT THE DISCRETION OF THE
ENGINEER.

2. PERPENDICULAR AND PARALLEL PEDESTRIAN
RAMPS SHOWN ON THIS DRAWING ARE
ACCEPTABLE FOR USE AT MID BLOCK OR CORNER
INSTALLATIONS.

3. PROVIDE DETECTABLE WARNING SURFACE FOR
FULL WIDTH OF RAMP, LANDING OR CURB CUT. SEE
DETAIL A FOR DETECTABLE WARNING SURFACE
DIMENSIONS.

4. LOCATE DETECTABLE WARNING SURFACE SO THAT
THE EDGE NEAREST THE STREET IS 4 TO 6 INCHES
FROM THE TOP BACK OF CURB.

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

6. USE CLASS AA (AE) CONCRETE.

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

4' MIN.

LR
T

2'
MIN.

DETECTABLE
WARNING
SURFACE

NO LIP AT
CURB LINE

SECTION B-B

6" MIN UNTREATED
BASE COURSE

SLOPE TABLE

ITEM RUNNING SLOPE* CROSS SLOPE

L LANDING

R RAMP

T TRANSITION

SIDEWALK

FLARE

1.5-2% (1V:48H) (b)

8.33% (1V:12H) (c)

5% (1V:20H) (a)

10% (1V:10H)

1.5-2% (1V:48H) (b)

1.5-2% (1V:48H) (d)

1.5-2% (1V:48H) (d)

1.5-2% (1V:48H)

--

--

* RUNNING SLOPE IS IN THE DIRECTION OF PEDESTRIAN TRAVEL, WHILE
CROSS SLOPE IS PERPENDICULAR TO PEDESTRIAN TRAVEL.

(a) TRANSITION RUNNING SLOPE NEEDS TO BE CONSTANT ACROSS ENTIRE
CURB CUT. WARP GUTTER PAN TO MEET REQUIRED TRANSITION SLOPE
AT CURB CUT (0.10' MAX. ABOVE FLOWLINE.)

EXCEPTION:

(b) IF SLOPE REQUIREMENTS CAN'T BE ACHIEVED ON MID-BLOCK RAMPS
CONTACT THE ENGINEER.

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

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

LIP OF GUTTER
TRANSITION

DETAIL

OVERLAY

5% FEATHER EDGE OF
OVERLAY TO 12" MAX.

0.
2"

50% TO 65% OF
BASE DIAMETER

TRUNCATED DOME

SPACING
1.6" MIN.
2.4" MAX.

S
P

A
C

IN
G

1.
6"

 M
IN

.
2.

4"
 M

A
X

TRUNCATED DOME
IN SQUARE GRID

PATTERN

DETECTABLE WARNING
SURFACE DETAIL A

℄
℄

℄

℄

THIS DRAWING PRODUCED BY
THE U.S. ACCESS BOARD STRIPING SYMBOLS

SCALE: N.T.S.

THIS DRAWING PRODUCED BY
THE U.S. ACCESS BOARD

INTERNATIONAL SYMBOL

OF ACCESSIBILITY

DIRECTION OF TRAVEL

OR APPROACH

THIS DRAWING PRODUCED BY
THE U.S. ACCESS BOARD

4'
-0

"
S

Q
U

A
R

E

REFLECTORIZED SIGN PANEL  MIN.
OF 16 GA. GALV. STL. W/PORCELAIN

ENAMEL FIN. WHITE IMAGE ON BLUE
FIELD BEADED REFLECTORIZED

TEXTURE. COLOR #15090 FED.
STANDARD 595a.  INTERNATIONAL

SYMBOL ACCESSIBILITY SIGN W/
LETTERING NO LESS THAN 1" HI.

BOLTED TO GALV. STL. TUBE

2" X 2" GALV. STEEL TUBE

CONTRACTOR HAS THE
OPTION TO USE A PRE-SET
SLEEVE AND FILL SOLID W/

GROUT

FINISH SURFACE

DASHED LINE SHOWS
CONC. WALKWAY AND

CONC. CURB WHERE
OCCURS

CONC. FOOTING

6'
-8

"
W

H
E

N
 S

IG
N

 IS
 U

S
E

D

1'
-6

"
6'

-8
" C

LE
A

R
1'

-6
"

1'-0"

1'-0"

VAN ACCESSIBLE

WITH DISABILITIES
FOR PERSONS

RESERVED

ADA SIGN  POST DETAIL

SCALE:NTS 3STANDARD ACCESS RAMP

SCALE:NTS      (SVSD SS-3A) 46" SEWER LATERAL
SCALE:NTS                (SVSD PT-2) 5SAMPLING MANHOLE

SCALE:NTS                   (SVSD PT-1) 6GREASE INTERCEPTER
SCALE:NTS     730" PEGASUS ISLAND

10
1

AutoCAD SHX Text
RAMP
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Mister Car Wash - UT 0533 ANTHEM
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11

5

6

3

4

7

5

4

2

3

1

2

1

8

9

6

7

12

8

9

METAL PANEL - MCBI / PRE-FINISHED R-PANEL / IN THE NAVY - SW9178

METAL PANEL - MCBI / PRE-FINISHED STANDING SEAM METAL ROOF / IN THE NAVY - SW9178

METAL PANEL - LONGBOARD / PRE-FINISHED METAL SCREEN SYSTEM / DARK CHERRY

STONE VENEER - CORONADO / 6” LIMESTONE / CREAM

CMU (TEXTURED) - COLOR TO BE CLOSE TO WALL STREET SW7665

WINDOWS & DOORS - THERMALLY BROKEN ANODIZED ALUMINUM / CLEAR
 
CMU (SMOOTH) - COLOR TO BE CLOSE TO MORNING FOG SW6255

CONCRETE / STANDARD GRAY

EXTERIOR PAINT - SHERWIN-WILLIAMS / IN THE NAVY SW9178

EXTERIOR PAINT - SHERWIN-WILLIAMS / MORNING FOG SW6225
 
EXTERIOR PAINT - SHERWIN-WILLIAMS / WALL STREET SW7665

EXTERIOR PAINT - SHERWIN-WILLIAMS / DRESS BLUES SW9176

10

11

12

 Material / Color Palette
105



#ELEVATION KEYNOTES:
1. EIFS EXTERIOR WALL PER WALL TYPES / SPECIFICATIONS - PAINTED

STUCCO FINISH W/ CONTROL JOINTS AS SHOWN.
2. EXPOSED CMU WALL PER WALL TYPES. TEXTURED ACCENT ARCH

TO BE CU-1 AS SHOWN. SEE FINISH SCHEDULE.
3. 'LONGBOARD' PRE-FINISHED METAL RAIN SCREEN SYSTEM PER WALL

TYPES. ORIENTATION AS SHOWN.
4. PRE-FINISHED R-PANEL PER WALL TYPES. COLOR AS INDICATED PER

FINISH SCHEDULE.
5. MANUFACTURED STONE VENEER EXTERIOR WALL PER WALL TYPES

/ SPECIFICATIONS.
6. ALUMINUM STOREFRONT WINDOW / DOOR SYSTEM. REFERENCE

WINDOW / DOOR SCHEDULE FOR ADDITIONAL INFORMATION.
7. INSULATED HOLLOW METAL DOOR AND FRAME ASSEMBLY.  PAINT

COLOR PER ARCHITECT. REFERENCE DOOR SCHEDULE, DETAIL
SHEETS FOR MORE INFORMATION.

8. EIFS ACCENT / CORNICE BAND - PAINTED STUCCO FINISH.
9. PRIMED/PAINTED METAL AWNING. COLOR PER SCHEDULE.
10. PRIMED/PAINTED METAL TRELLIS. COLOR PER SCHEDULE.
11. PRE-FINISHED STANDING SEAM METAL ROOF PER ROOF PLAN /

DETAILS. SEE SPECIFICATIONS FOR REQUIREMENTS.
12. PRE-FINISHED COMMERCIAL GRADE METAL FASCIA AND SOFFIT,

TYP.
13. ROLL-UP DOOR PER DOOR SCHEDULE.
14. BUILDING SIGNAGE, PROVIDE BLOCKING IN WALL AS REQUIRED.

COORDINATE ALL MOUNTING, ELECTRIC REQUIREMENTS WITH
VENDOR. FIELD VERIFY LOCATION WITH OWNER PRIOR TO
ROUGH-IN AND INSTALATION.

15. FINISH GRADE AS OCCURS.
16. EIFS CONTROL JOINT - ALUMINUM CHANNEL PER STUCCO MFR.
17. MASONRY CONTROL JOINT AS SHOWN W/ SEALANT TO MATCH.

REF. STRUCTURAL PLANS FOR REQUIREMENTS.
18. EXTERIOR LOUVER PER MECHANICAL PLANS. ALIGN WITH

MASONRY AS SHOWN.
19. FROSTED/TINTED FILM AT OFFICE WINDOW, THIS LOCATION ONLY.
20. J-BOX FOR FUTURE ACCENT LIGHT PER OWNER. MOUNT ABOVE

ALL AWNINGS AS CLOSE AS POSSIBLE. PAINT TO MATCH ADJACENT
WALL.

21. J-BOX FOR SIGNAGE PER OWNER. PAINT TO MATCH ADJACENT
WALL.

22. ROOF DRAIN OVERFLOW NOZZLE AT WALL. REFER TO FLOOR
PLAN/PLUMBING PLANS FOR MORE INFORMATION.

GENERAL ELEVATION NOTES:
1. ALL SIGNAGE SHOWN FOR INFORMATIONAL PURPOSES ONLY. ALL

ADVERTISING SIGNAGE SUBJECT TO SEPARATE SIGN PERMIT
SUBMITTAL AND APPROVAL.

2. EXTERIOR LIGHTING LOCATIONS SHOWN. SEE ELECTRICAL PLANS
FOR EXTERIOR LIGHTING SPECIFICATIONS AND REQUIREMENTS.
COORDINATE J-BOX LOCATIONS W/ FUTURE OWNER LIGHTING.

3. APPLY CLEAR WATERPROOF SEALER TO ALL EXPOSED STONE
VENEER AND CMU.

NOTE:

A. METAL ROOF COLOR IS A CUSTOM COLOR. NO ALTERNATE
WILL BE ACCEPTED.

J

J

J

MAIN F.F.E.
0'-0"

B.O. TRELLIS
11'-0"

T.O. EAVE
± 18'-0"

T.O. PARAPET
± 25'-0"

B.O. EAVE
27'-0"

T.O. EAVE
28'-0"

T.O. RIDGE
25'-0"

5 13 57

11 12 10

3 1211

4

15

3

10
'-0

"

TUNNEL F.F.E.
-0' - 6"

B.O. TRELLIS
12'-6"

9'
-8

"

4"

7'
-4

"

14
'-0

"

SV-1

MP-1

MP-2SV-1

MP-1

PT-9

PT-9

PT-9

PT-6

MP-4

MP-4

MP-4

20

21

JJ J

J

FINISH FLOOR
0' - 0"

B.O. TRELLIS
11'-0"

T.O. EAVE
± 18'-0"

T.O. RIDGE
25'-0" T.O. MASONRY

22' - 0"

T.O. PARAPET
± 25' - 0"

12 10

6

11

5 6 1

14 12 3

10

2 8 121011

5 6

15

33

5

3 8

B.O. TRELLIS
12'-6"

12
'-0

"
4'

-8
"

4'-0"13'-4"4'-0"2'-8" 2'-8"

14
'-0

"

14
'-0

"18
'-5

"
1'

-0
"

17
'-5

"

4'
-8

"

5

11

1717

CU-2CU-1SV-1PT-7SV-1 CU-2 CU-1

MP-1

CU-2

MP-1 MP-1

EST-1 PT-9PT-9 PT-9SV-1

MP-4

PT-9

PT-9

20
20

20

MP-4PT-9 MP-421

PT-7

17171717

EXTERIOR MATERIAL FINISH KEY
MARK MANUFACT.MATERIAL DESCRIPTION

MP-1 METAL PANEL LONGBOARD PRE-FINISHED METAL SCREEN SYSTEM: 5" ALUMINUM TUBE, COLOR: DARK CHERRY.

PT-6 EXTERIOR PAINT SHERWIN-WILLIAMS MORNING FOG - SW6255, SHEEN PER PAINT FINISH NOTE. R: 168, G: 174, B: 177. HEX: #A8AEB1. LRV: 42.
COLOR COLLECTION: LUXE.

PAINT FINISH NOTE: STUCCO / SIDING TO BE 'A-100 SATIN'. METAL TO BE 'PRO-CRYL' UNIVERSAL PRIMER W/ 'PROINDUSTRIAL DTM S/G'.

SV-1 STONE VENEER CORONADO 6" LIMESTONE, COLOR: CREAM.

PT-9 EXTERIOR PAINT SHERWIN-WILLIAMS IN THE NAVY - SW9178, SHEEN PER PAINT FINISH NOTE. USE ON ALL EXTERIOR PRE-FINISHED METAL U.N.O. R: 40, G: 56,
B: 73. HEX: #283849. COLOR COLLECTION: 2018 UNITY. LRV: 4.

EST-1 EIFS
--- (PAINT COLOR PER ELEVATIONS), SATIN FINISH.

PT-7 EXTERIOR PAINT SHERWIN-WILLIAMS DRESS BLUES - SW9176, SATIN FINISH.

MP-4 METAL PANEL
MCBI
(OR EQUAL)

PRE-FINISHED STANDING SEAM METAL ROOF: PROFILE PER SPECIFICATIONS, COLOR: CUSTOM.
COLOR MATCH SHERWIN WILLIAMS - IN THE NAVY SW9178.

CU-1 CMU (TEXTURED) TBD COLOR TO BE CLOSE MATCH TO PT-3, TO BE VERIFIED WITH OWNER / ARCHITECT
PRIOR TO ORDERING

CU-2 CMU (SMOOTH) TBD COLOR TO BE CLOSE MATCH TO PT-6, TO BE VERIFIED WITH OWNER / ARCHITECT
PRIOR TO ORDERING

MP-2 METAL PANEL
MCBI
(OR EQUAL) PRE-FINISHED R-PANEL : PROFILE PER SPECIFICATIONS, COLOR: IN THE NAVY - SW9178.

PT-3 EXTERIOR PAINT SHERWIN-WILLIAMS WALL STREET - SW7665 , SHEEN PER PAINT FINISH NOTE. R: 101, G: 109, B: 115. HEX: #656d73. LRV: 15.
COLOR COLLECTION: ENTHUSIAST.
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EXTERIOR MATERIAL FINISH KEY
MARK MANUFACT.MATERIAL DESCRIPTION

MP-1 METAL PANEL LONGBOARD PRE-FINISHED METAL SCREEN SYSTEM: 5" ALUMINUM TUBE, COLOR: DARK CHERRY.

PT-6 EXTERIOR PAINT SHERWIN-WILLIAMS MORNING FOG - SW6255, SHEEN PER PAINT FINISH NOTE. R: 168, G: 174, B: 177. HEX: #A8AEB1. LRV: 42.
COLOR COLLECTION: LUXE.

PAINT FINISH NOTE: STUCCO / SIDING TO BE 'A-100 SATIN'. METAL TO BE 'PRO-CRYL' UNIVERSAL PRIMER W/ 'PROINDUSTRIAL DTM S/G'.

SV-1 STONE VENEER CORONADO 6" LIMESTONE, COLOR: CREAM.

PT-9 EXTERIOR PAINT SHERWIN-WILLIAMS IN THE NAVY - SW9178, SHEEN PER PAINT FINISH NOTE. USE ON ALL EXTERIOR PRE-FINISHED METAL U.N.O. R: 40, G: 56,
B: 73. HEX: #283849. COLOR COLLECTION: 2018 UNITY. LRV: 4.

EST-1 EIFS
--- (PAINT COLOR PER ELEVATIONS), SATIN FINISH.

PT-7 EXTERIOR PAINT SHERWIN-WILLIAMS DRESS BLUES - SW9176, SATIN FINISH.

MP-4 METAL PANEL
MCBI
(OR EQUAL)

PRE-FINISHED STANDING SEAM METAL ROOF: PROFILE PER SPECIFICATIONS, COLOR: CUSTOM.
COLOR MATCH SHERWIN WILLIAMS - IN THE NAVY SW9178.

CU-1 CMU (TEXTURED) TBD COLOR TO BE CLOSE MATCH TO PT-3, TO BE VERIFIED WITH OWNER / ARCHITECT
PRIOR TO ORDERING

CU-2 CMU (SMOOTH) TBD COLOR TO BE CLOSE MATCH TO PT-6, TO BE VERIFIED WITH OWNER / ARCHITECT
PRIOR TO ORDERING

MP-2 METAL PANEL
MCBI
(OR EQUAL) PRE-FINISHED R-PANEL : PROFILE PER SPECIFICATIONS, COLOR: IN THE NAVY - SW9178.

PT-3 EXTERIOR PAINT SHERWIN-WILLIAMS WALL STREET - SW7665 , SHEEN PER PAINT FINISH NOTE. R: 101, G: 109, B: 115. HEX: #656d73. LRV: 15.
COLOR COLLECTION: ENTHUSIAST.

#ELEVATION KEYNOTES:
1. EIFS EXTERIOR WALL PER WALL TYPES / SPECIFICATIONS - PAINTED

STUCCO FINISH W/ CONTROL JOINTS AS SHOWN.
2. EXPOSED CMU WALL PER WALL TYPES. TEXTURED ACCENT ARCH

TO BE CU-1 AS SHOWN. SEE FINISH SCHEDULE.
3. 'LONGBOARD' PRE-FINISHED METAL RAIN SCREEN SYSTEM PER WALL

TYPES. ORIENTATION AS SHOWN.
4. PRE-FINISHED R-PANEL PER WALL TYPES. COLOR AS INDICATED PER

FINISH SCHEDULE.
5. MANUFACTURED STONE VENEER EXTERIOR WALL PER WALL TYPES

/ SPECIFICATIONS.
6. ALUMINUM STOREFRONT WINDOW / DOOR SYSTEM. REFERENCE

WINDOW / DOOR SCHEDULE FOR ADDITIONAL INFORMATION.
7. INSULATED HOLLOW METAL DOOR AND FRAME ASSEMBLY.  PAINT

COLOR PER ARCHITECT. REFERENCE DOOR SCHEDULE, DETAIL
SHEETS FOR MORE INFORMATION.

8. EIFS ACCENT / CORNICE BAND - PAINTED STUCCO FINISH.
9. PRIMED/PAINTED METAL AWNING. COLOR PER SCHEDULE.
10. PRIMED/PAINTED METAL TRELLIS. COLOR PER SCHEDULE.
11. PRE-FINISHED STANDING SEAM METAL ROOF PER ROOF PLAN /

DETAILS. SEE SPECIFICATIONS FOR REQUIREMENTS.
12. PRE-FINISHED COMMERCIAL GRADE METAL FASCIA AND SOFFIT,

TYP.
13. ROLL-UP DOOR PER DOOR SCHEDULE.
14. BUILDING SIGNAGE, PROVIDE BLOCKING IN WALL AS REQUIRED.

COORDINATE ALL MOUNTING, ELECTRIC REQUIREMENTS WITH
VENDOR. FIELD VERIFY LOCATION WITH OWNER PRIOR TO
ROUGH-IN AND INSTALATION.

15. FINISH GRADE AS OCCURS.
16. EIFS CONTROL JOINT - ALUMINUM CHANNEL PER STUCCO MFR.
17. MASONRY CONTROL JOINT AS SHOWN W/ SEALANT TO MATCH.

REF. STRUCTURAL PLANS FOR REQUIREMENTS.
18. EXTERIOR LOUVER PER MECHANICAL PLANS. ALIGN WITH

MASONRY AS SHOWN.
19. FROSTED/TINTED FILM AT OFFICE WINDOW, THIS LOCATION ONLY.
20. J-BOX FOR FUTURE ACCENT LIGHT PER OWNER. MOUNT ABOVE

ALL AWNINGS AS CLOSE AS POSSIBLE. PAINT TO MATCH ADJACENT
WALL.

21. J-BOX FOR SIGNAGE PER OWNER. PAINT TO MATCH ADJACENT
WALL.

22. ROOF DRAIN OVERFLOW NOZZLE AT WALL. REFER TO FLOOR
PLAN/PLUMBING PLANS FOR MORE INFORMATION.

GENERAL ELEVATION NOTES:
1. ALL SIGNAGE SHOWN FOR INFORMATIONAL PURPOSES ONLY. ALL

ADVERTISING SIGNAGE SUBJECT TO SEPARATE SIGN PERMIT
SUBMITTAL AND APPROVAL.

2. EXTERIOR LIGHTING LOCATIONS SHOWN. SEE ELECTRICAL PLANS
FOR EXTERIOR LIGHTING SPECIFICATIONS AND REQUIREMENTS.
COORDINATE J-BOX LOCATIONS W/ FUTURE OWNER LIGHTING.

3. APPLY CLEAR WATERPROOF SEALER TO ALL EXPOSED STONE
VENEER AND CMU.

NOTE:

A. METAL ROOF COLOR IS A CUSTOM COLOR. NO ALTERNATE
WILL BE ACCEPTED.
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PRELIMINARY PLANS NOT

FOR CONSTRUCTION

IRRIGATION SPECIFICATIONS

PART I - GENERAL

1.1 SUMMARY

Work to be done includes all labor, materials, equipment and services required to complete the Project irrigation system
as indicated on the Construction Drawings, and as specified herein. Includes but is not limited to: Furnishing and installing
underground and above ground sprinkler system complete with any accessories necessary for proper function and
operation of the system. All plant material on the Project shall be irrigated. Removal and disposal of any existing sprinkler
system components are not to be saved, which are disturbed during the construction process. Restoration of any altered
or damaged existing landscape to original state and condition.

1.2 SYSTEM DESCRIPTION

A.Design of irrigation components: Locations of irrigation components on Construction Drawings may be approximate.
Piping, sleeving and/or other components shown on Construction drawings may be shown schematically for graphic
clarity and demonstration of component groupings and separations. All irrigation components shall be placed in
landscaped areas, with the exception of pope and wire in sleeving under hardscapes. Actual routing of pipe, wire or
other components may be altered due to site conditions not accounted for in the design process.

B. Construction requirements: Actual placement may vary as required to achieve a minimum of 100% coverage without
overspray onto hardscape, buildings or other features.

C. Layout of Irrigation Components: During layout and staking, consult with Owner Approved Representative (hereafter
referred to as OAR) to verify proper placement of irrigation components and to provide Contractor recommendations
for changes, where revisions may be advisable. Small or minor adjustments to system layout are permissible to avoid
existing field obstructions such as utility boxes or street light poles. Contractor shall place remote control valves in
groups as practical to economize on quantity of manifold isolation valves. Quick coupler valves shall be placed with
manifold groups and protected by manifold isolation valves. Quick coupler valves are shown on Construction
Documents in approximate locations.

1.3 DEFINITIONS

A.Water Supply: Culinary water piping and components, furnished and installed by others to provide irrigation water to
this Project, including but not limited to backflow preventor, saddles, nipples, spools, shut off valves, corporation stop
valves, water meters, pressure regulation valves, and piping upstream of (or prior to) the Point of Connection.

B. Point of Connection: Location where the Contractor shall tie into the water supply. May require backflow preventor,
saddle, nipples, spools, isolation valves or Stop and Waste valve for landscape irrigation needs and use.

C. Main Line Piping: Pressurized piping downstream of the Point of Connection to provide water to remote control valves
and quick couplers. Normally under constant pressure.

D.Lateral Line Piping: Circuit piping downstream of remote control valves to provide water to sprinkler heads, sprinkler
heads, drip systems or bubblers.

1.4 REFERENCES

A. The following standards will apply to the work of this Section:

a. ASTM-American Society for Testing and Materials

b. IA - The Irrigation Association: Main BMP Document, Landscape Irrigation Scheduling and Water Management
Document.

1.5 SUBMITTALS

A. At least thirty (30) days prior to ordering of any materials, the Contractor shall provide manufacturer catalog cut sheet
and current printed specifications for each element or component of the irrigation system. Submittals shall be in three
ring binders or other similar bound form. Provide five copies of submittals to OAR for distribution. Place cover or index
sheet indicating order in submittal document. No material shall be ordered, delivered or any work preceded in the field
until the required submittals have need reviewed in its entirety and stamped approved. Delivered material shall match
the approved samples.

B. Operation and Maintenance Manual:

a. At least thirty (30) days prior to final inspection, the Contractor shall provide Operation and Maintenance manual
to OAR, containing:

i. Manufacturer catalog cut sheet and current printed specifications for each element or component of the irrigation
system.

ii. Parts list for each operating element of the system

iii.Manufacturer printed literature on operation and maintenance of operating elements of the system.

iv.Section listing instructions for overall system operation and maintenance. Include directions for Spring Start-up
and Winterization.

b. Project Record Copy

i. Maintain at project site one copy of all project documents clearly marked “Project Record Copy”. Mark any
deviation in material installation on Construction drawings. Maintain and update drawing at least weekly. Project
Record Copy to be available to OAR on demand.

ii. Completed Project As-Built Drawings

1. Prior to final inspection, prepare and submit to OAR accurate as-built drawings

2. Show detail and dimension changes made during installation. Show significant details and dimensions that were not
shown in original Contract Documents.

3. Field dimension locations of sleeving, points of connection, main line piping, wiring runs not contained in main line pipe
trenches, valves and valve boxes, quick coupler valves.

4. Dimensions are to be taken from permanent constructed surfaces, features, or finished edges located at or above
finished grade.

5. Controller Map: upon completion of system, place in each controller a color coded copy of the area that controller
services: indicating zone number, type of plant material and location on project that zone services. Laminate map with
heat shrink clear plastic.

1.6 QUALITY ASSURANCE

A. Acceptance: Do not install work of this section prior to acceptance by OAR of area to receive such work.

B. Regulatory Requirements: All work and materials shall be according to any and all rules, regulations or codes, whether
they are State or Local laws and ordinances. Contract documents, drawings or specifications may not be construed or
interpreted to permit work or materials not conforming to the above codes.

C. Adequate Water Supply: Water supply to this Project exists, installed by others. Connections to these supply lines shall
be by this Contractor. Verify that proper connection is available to supply line and is of adequate size. Verify that
secondary connection components may be installed if necessary. Perform static pressure test prior to commencement
of work. Notify OAR in writing of problems encountered prior to proceeding.

D. Workmanship and Materials:

a. It is the intent of this specification that all material herein specified and shown on the construction documents
shall be of the highest quality available and meeting the requirements specified.

b. All work shall be performed in accordance with the best standards of practice relating to the trade.

E. Contractor Qualifications:

a. Contractor shall provide document or resume including at least the following items:

i. That Contractor has been installing sprinklers on commercial projects for five previous consecutive years.

ii. Contractor is licensed to perform Landscape and Irrigation construction in the State of this Project.

iii.Contractor is bondable for the work to be performed.

iv.References of five projects of similar size and scope completed within the last five years. Three of the projects
listed shall be local.

v. Listing of suppliers where materials will be obtained for use on this Project.

vi.Project site Foreman or Supervisor has at least five consecutive years of commercial irrigation installation
experience. This person shall be a current Certified Irrigation Contractor in good standing as set forth by the

Irrigation Association. This person shall be on Project site at least 75% of each working day.

vii. Evidence that Contractor currently employs workers in sufficient quantities to complete Project within time
limits that are established by the Contract.

viii. All General laborers or workers on the Project shall be previously trained and familiar with sprinkler installation
and have a minimum of one-year experience. Those workers performing tasks related to PVC pipe shall have
certificates designated below.

1.7 DELIVERY-STORAGE-HANDLING

A.During delivery, installation and storage of materials for Project, all materials shall be protected from contamination,
damage, vandalism, and prolonged exposure to sunlight. All material stored at Project site shall be neatly organized in a
compact arrangement and storage shall not disrupt Project Owner or other trades on Project site. All material to be
installed shall be handled by Contractor with care to avoid breakage or damage. Damaged materials attributed to
Contractor shall be replaced with new at Contractor's expense.

1.8 SEQUENCING

A.Perform site survey, research utility records, contact utility location services. The Contractor shall familiarize himself
with all hazards and utilities prior to work commencement. Install sleeving prior to installation of concrete, paving or
other permanent site elements. Irrigation system Point of Connection components, backflow prevention and pressure
regulation devices shall be installed and operational prior to all downstream components. All main lines shall be
thoroughly flushed of all debris prior to installation of any sprinkler heads.

1.9 WARRANTY

A.Contractor shall provide one year Warranty. Warranty shall cover all materials, workmanship and labor. Warranty shall
include filling and or repairing depressions or replacing turf or other plantings due to settlement of irrigation trenches
or irrigation system elements. Valve boxes, sprinklers or other components settles from original finish grade shall be
restored to proper grade. Irrigation system shall have been adjusted to provide proper, adequate coverage of irrigated
areas.

1.10 OWNER'S INSTRUCTION

A. After system is installed, inspected, and approved, instruct Owner's Representatives in complete operation and
maintenance procedures. Coordinate instruction with references to previously submitted Operation and Maintenance
Manual.

1.11 MAINTENANCE

A.Furnish the following items to Owner's Representative:

a. Two quick coupler keys with hose swivels.

b. One of each type or size of quick coupler valve and remote control valve. Five percent of total quantities used of
each sprinkler and sprinkler nozzle.

B. Provide the following services:

a. Winterize entire irrigation system installed under this contract. Winterize by 'blow-out' method using compressed
air. Compressor shall be capable of minimum of 175 CFM. This operation shall occur at the end of first growing
season after need for plant irrigation but prior to freezing. Compressor shall be capable of evacuation system of all
water pressure regulation device. Compressor shall be regulated to not more than 60 PSI. Start up system the
following spring after danger of freezing has passed. Contractor shall train Owner's Representative in proper
start-up and winterization procedure.

PART 2 - PRODUCTS

2.1 GENERAL NOTES

A.Contractor shall provide materials to be used on this Project. Contractor shall not remove any material purchased for
this Project from the Project Site, nor mix Project materials with other Contractor owned materials. Owner retains right
to purchase and provide project material.

2.2 POINT OF CONNECTION

A. The Contractor shall connect onto existing irrigation or water main line as needed for Point(s) of Connection.
Contractor shall install new main line as indicate.

2.3 CONNECTION ASSEMBLY

A.Culinary water shall be used on this Project. Install backflow preventor and RPZ as needed.

2.4 CONTROL SYSTEM

A.Power supply to the irrigation controller shall be provided for by this Contract.

B. Controller shall be as specified in the drawings. Controller shall be surge protected.

a. Installation of wall-mount controllers: Irrigation contractor shall be responsible for this task. Power configuration
for wall-mount controllers shall be 120 VAC unless otherwise noted.

b. Locate Controller(s) in general location shown on Construction drawings. Coordinate power supply and breaker
allocation with electrical contractor. Contractor shall be responsible for all power connections to Controllers,
whether they are wall mount or pedestal mount. Contractor shall coordinate with electrical or other Project trades
as needed to facilitate installation of power to controllers.

C. Wires connecting the remote control valves to the irrigation controller are single conductors, type PE. Wire
construction shall incorporate a solid copper conductor and polyethylene (PE) insulation with a minimum thickness of
0.045 inches. The wires shall be UL listed for direct burial in irrigation systems and be rated at a minimum of 30 VAC.
Paige Electric Co., LP specification number P7079D.

a. A minimum of 24” of additional wire shall be left at each valve, each splice box and at each controller.

b. Common wire shall be white in color, 12 gauge. Control wire shall be red in color, 14 gauge. Spare wire shall be
looped within each valve box of the grouping it is to service.

D.RCV wire splicing connectors shall be 3M brand DBY or DBR. Wire splicing between controller and valves shall be
avoided if at all possible. Any wire splices shall be contained within a valve box. Splices within a valve box that contains
no control valves shall be stamped 'WIRE SPLICE' or 'WS' on box lid.

2.5 SLEEVING

A.Contractor shall be responsible to protect existing underground utilities and components. Sleeving minimum size shall
be 2”. Sleeving 2” through 4” in size shall be S/40 PVC solvent weld. Sleeving 6” and larger shall be CL 200 PVC
gasketed. Sleeve diameter shall be at least two times the diameter of the pipe within the sleeve. Sleeves shall be
extended 6” minimum beyond walk or edge of pavement. Wire or cable shall not be installed in the same sleeve as
piping, but shall be installed in separate sleeves. Sleeve ends on sleeve sizes 4” and larger shall be capped with integral
corresponding sized PVC slip cap, pressure fit, until used, to prevent contamination. Sleeves shall be installed at
appropriate depths for main line pipe or lateral pipe.

2.6 MAIN LINE PIPE

A. All main line pipe 4” and larger shall be Class 200 gasketed bell end. All main line pipe 3” in size and smaller shall be
Schedule 40 PVC solvent weld bell end.

a. Maximum flows allowed through main line pipe shall be:

3/4"      8 GPM

1"       12 GPM

1-1/2" 30 GPM

2" 53 GPM

2-1/2" 75 GPM

3" 110 GPM

4" 180 GPM

b. Main line pipe shall be buried with 24” cover

2.7 MAIN LINE FITTINGS

A. All main line fittings 3” and larger shall be gasketed ductile iron material. All ductile iron fittings having change of

direction shall have proper concrete thrust block installed. All main line fittings smaller than 3” in size shall be Schedule
80 PVC.

2.8 ISOLATION VALVES

A.Isolation valves 3” and larger shall be Waterous brand model 2500 cast iron gate valve, resilient wedge, push on type,
with 2” square operating nut. Place sleeve of 6” or larger pipe over top of valve vertically and then extend to grade.
Place 10” round valve box over sleeve at grade.

B. Isolation valves 2-1/2” and smaller shall be Apollo brand 70 series brass ball valves, contained in a Carson Standard size
valve box. Valves shall be installed with S/80 PVC TOE Nipples on both sides of the valve. Valve shall be placed so that
the handle is vertical toward the top of the valve box in the 'off' position.

2.9 MANIFOLDS

A. Action Manifold fittings shall be used to create unions on both sides of each control valve, allowing the valve to be
removed from the box without cutting piping. Valves shall be located in boxes with ample space surrounding them to
allow access for maintenance and repair. Where practical, group remote control valves in close proximity, and protect
each grouping with a manifold isolation valve as shown in details. Manifold Main Line (or Sub-Main Line) and all
manifold components and isolation valves shall be at least as large as the largest diameter lateral served by the
respective manifold.

2.10 REMOTE CONTROL VALVES

A.Remote control valves shall be as specified on the drawings. Remote control valves shall be located separately and
individually in separate control boxes.

2.11 MANUAL CONTROL VALVES

A.Quick coupler valve shall be attached to the manifold sub-main line using a Lasco G17S212 swing joint assembly with
snap-lock outlet and brass stabilizer elbow. Quick coupler valve shall be placed within a Carson 10” round valve box.
Top of quick coupler valve cover shall allow for complete installation of valve box lid, but also allow for insertion and
operation of key. Base of quick coupler valve and top of quick coupler swing joint shall be encased in ¾” gravel.
Contractor shall not place quick coupler valves further than 200 feet apart, to allow for spot watering or supplemental
irrigation of new plant material. Quick coupler valve at POC shall not be eliminated or relocated.

2.12 LATERAL LINE PIPE

A. All lateral piping shall be Schedule 40 PVC, solvent weld, and bell end. Lateral pipe shall be buried with 12-18” of cover
typically. Lateral pipe shall be ¾”, 1”, 1 ¼”, 1 ½” or 2” in size as indicated on Construction Drawings.

2.13 LATERAL LINE FITTINGS

A. All lateral line fittings shall be S/40 PVC

2.14 Spray Sprinklers

A.Spray head sprinklers shall be as specified on the drawings. Nozzles shall be as specified on the drawings.

2.15 VALVE BOXES

A.Carson valve boxes shall be used on this project. Sizes are as directed in these Specifications, detail sheets or plan
sheets. Valve boxes shall be centered over the control valve or element they cover. Valve box shall be sized large
enough to allow ample room for services access, removal or replacement of valve or element. Valve box shall be set to
flush to finish grade of topsoil or barked areas. Contractor shall provide extensions or stack additional valve boxes as
necessary to bring valve box pit to proper grade.

2.16 IMPORT BACKFILL

A. All main line pipe, lateral line pipe and other irrigation elements shall be bedded and backfilled with clean soil, free of
rocks 1” and larger. Contractor shall furnish and install additional backfill material as necessary due to rocky conditions.
Trenches and other elements shall be compacted and/or water settled to eliminate settling. Debris from trenching
operations un-usable for fill shall be removed from project and disposed of properly by Contractor.

2.17 OTHER PRODUCTS

A.Substitution of equivalent products is subject to the OAR's approval and must be designated as accepted in writing.

a. The Contractor shall provide materials to make the system complete and operational.

PART 3 - EXECUTION

3.1 PREPARATION

A.Contractor shall repair or replace work damaged by irrigation system installation. If damaged work is new, replacement
or the original installer of that work shall perform repairs. The existing landscape of this Project shall remain in place.
Contractor shall protect and work around existing plant material. Coordination of trench and valve locations shall be
laid out the OAR prior to any excavation occurring. Plant material deemed damaged by the OAR shall be replaced with
new plant material at Contractor's expense. Contractor shall not cut existing tree roots larger than 2” to install this
Project. Route pipe, wire and irrigation elements around tree canopy drip line to minimize damage to tree roots.
Contractor shall have no part of existing system used by other portions of site landscape without water for without
water for more than 24 hours at a time.

3.2 TRENCHING AND BACKFILING

A.Pulling of pipe shall not be permitted on this project. Over excavate trenches both in width and depth. Ensure base of
trench is rock or debris free to protect pipe and wire. Grade trench base to ensure flat, even support of piping. Backfill
with clean soil or import material. Contractor shall backfill no less than 2” around entire pipe with clean, rock free fill.
Main line piping and fittings shall not be backfilled until OAR has inspected and pipe has passed pressure testing.
Perform balance of backfill operation to eliminate any settling.

3.3 SLEEVING

A.Sleeve all piping and wiring that pass under paving or hardscape features. Wiring shall be placed in separate sleeving
from piping. Sleeves shall be positioned relative to structures or obstructions to allow for pipe or wire within to be
removed if necessary.

3.4 GRADES AND DRAINAGE

A.Place irrigation pipe and other elements at uniform grades. Winterization shall be by evacuation with compressed air.
Automatic drains shall not be installed on this Project. Manual drains shall only be installed at POC where designated
on Construction Drawings.

3.5 PVC PIPE

A.Install pipe to allow for expansion and contraction as recommended by pipe manufacturer.

B. Install main line pipes with 18” of cover, lateral line pipes with 12” of cover.

C. Drawings show diagrammatic or conceptual location of piping - Contractor shall install piping to minimize change of
direction, avoid placement under large trees or large shrubs, avoid placement under hardscape features.

D.Plastic pipe shall be cut squarely. Burrs shall be removed. Spigot ends of pipes 3” and larger shall be beveled.

E. Pipe shall not be glued unless ambient temperature is at least 50 degress F. Pipe shall not be glued in rainy conditions
unless properly tented. All solvent weld joints shall be assembled using IPS 711 glue and P70 primer according to
manufacturer's specification, no exceptions. All workers performing glue operations shall provide evidence of
certification. Glued main line pipe shall cure a minimum of 24 hours prior to being energized. Lateral lines shall cure a
minimum of 2 hours prior to being energized and shall not remain under constant pressure unless cured for 24 hours.

F. Appropriate thrust blocking shall be performed on fittings 3” and larger. All threaded joints shall be wrapped with
Teflon tape or paste unless directed by product manufacturer or sealing by o-ring.

3.6 CONTROLLERS

A. All grounding for pedestal controllers shall be as directed by controller manufacturer and ASIC guidelines, not to
exceed a resistance reading of 5 OHMs.

B. Locate controllers in protected, inconspicuous places, when possible. Coordinate location of pedestal controllers with
Landscape Architect to minimize visibility.

C. Coordinate location of wall mount controllers with building or electrical Contractor to facilitate electrical service and
future maintenance needs. Wall mount shall be securely fastened to surface. If exterior mounted, wall mount
controllers shall have electrical service wire and field control wire in separate, appropriate sized weatherproof
electrical conduit, PVC pipe shall not be used.

D. Wire under hardscape surfaces shall be placed continuously in conduit. Contractor shall be responsible to coordinate

sleeving needs for conduit or sweeps elbows from exterior to interior of building.

E. Pedestal controllers shall be placed upon VIT-Strong Box Quick Pad as per manufacturer's recommendations.
Controllers shall be oriented such that Owner's Representative maintenance personnel may access easily and perform
field system tests efficiently.

F. Place Standard valve box at base of controller or nearby to allow for three to five feet of slack field control wire to be
placed at each controller. This Contractor shall provide conduit access if needed for Electrical Contractor. Electrical
supply and installation, as well as hook-up to controller shall be by this Contractor.

3.7 VALVES

A.Isolation valves, remote control valves, and quick coupler valves shall be installed according to manufacturer
recommendation and Contract Specifications and Details.

B. Valve boxes shall be set over valves so that all parts of the valve can be reached for service.

C. Valve box and lid shall be set to be flush with finished grade. Only o ne remote control valve may be installed in a
Carson 1419124 box. Place a minimum of 4” of ¾” washed gravel beneath valve box for drainage. Bottom of remote
control valve shall be a minimum of 2” above gravel.

3.8 SPRINKLER HEADS

A.No sprinkler shall be located closer than 6” to walls, fences, or buildings.

B. Heads adjacent to walks, curbs. Or paths shall be located at grade and 2” away from hardscape.

C. Control valves shall be opened and fully flush lateral line pipe and swing joints prior to installation of sprinklers.

D. Spray heads shall be installed and flushed again prior to installation of nozzles.

E. Contractor shall be responsible for adjustment if necessary due to grade changes during landscape construction.

3.9 FIELD QUALITY CONTROL

A.Main line pipes shall not be backfilled or accepted until the system has been tested for 2 hours at 100 psi.

B. Main line pressure test shall include all pipe and components from the point of connection to the upstream side of
remote control valves. Test shall include all manifold components under constant pressure. Piping may be tested in
sections that can be isolated.

C. Contractor shall provide pressurized water pump to increase or boost pressure where existing static pressure is less
than 100 psi.

D. Schedule testing with OAR 48 hours in advance for approval.

E. Leaks or defects shall promptly be repaired or rectified at the Contractors expense and retested until able to pass
testing.

F. Grounding resistance at pedestal controller shall also be tested and shall not exceed 5 OHMs.

3.10 ADJUSTMENT

A.Sprinkler heads shall be adjusted to proper height when installed. Changes in grade or adjustment of head height after
installation shall be considered a part of the original contract and at Contractor's expense.

B. Adjust all sprinkler heads for arc, radius, proper trim and distribution to cover all landscaped areas that are to be
irrigated.

C. Adjust sprinklers so they do not water buildings, structures, or other hardscape features.

D. Adjust run times of station to meet needs of plant material the station services.

3.11 CLEANING

A.Contractor shall be responsible for cleanliness of jobsite. Work areas shall be swept cleanly and picker up daily.

B. Open trenches or hazards shall be protected with yellow caution tape.

C. Contractor is responsible for removal and disposal offsite of trash and debris generated as a result of this Project.

D. OAR shall perform periodic as well as a final cleanliness inspection.

E. Contractor shall leave Project in at least a 'broom clean' condition.

END OF SECTION
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161.0

D3

30

IRRIGATION LEGEND

MASTER VALVE

FLOW SENSOR

GPM

Q        T        H       TT     TQ       F

.10

.26

.39

.65

.92

.15

.35

.53

.87

1.23

.20

.52

.79

1.30

1.85

na

na

na

1.74

2.48

na

na

na

1.95

2.78

.40

1.05

1.58

2.60

3.70

5' 30

8' 30

10' 30

12' 30

15' 30

USE HE-VAN NOZZLES AS NECESSARY

USE HE-VAN NOZZLES AS NECESSARY

USE HE-VAN NOZZLES AS NECESSARY

USE HE-VAN NOZZLES AS NECESSARY

USE HE-VAN NOZZLES AS NECESSARY

SEE DETAIL

10" RND. VALVE BOX. SEE DETAIL

SEE DETAIL

INSTALL FLUSH CAP. SEE DETAIL

SEE DETAIL

SEE DETAIL

SEE DETAIL

RAINBIRD RD04-S-PRS POP UP SPRAY 10 U-SERIES

RAINBIRD RD04-S-PRS POP UP SPRAY 8 U-SERIES

RAINBIRD RD04-S-PRS POP UP SPRAY 5 SERIES

RAINBIRD RD04-S-PRS POP UP SPRAY 12 U-SERIES

RAINBIRD RD04-S-PRS POP UP SPRAY 15 U-SERIES

WALL MOUNT. COORDINATE WITH

OWNER FOR EXACT LOCATION

QUICK COUPLER: RAINBIRD 44LRC INSTALL PER MANUFACTURER'S SPEC.

CONTROLLER: RAINBIRD ESP-LXME CONTROLLER WITH REMOTE, WALL MOUNTED IN MAINTENANCE ROOM.

CONTRACTOR TO ADJUST LOCATION AND ORIENTATION WITH OWNER PRIOR TO CONSTRUCTION.

ISOLATION BALL VALVE - LINE SIZED INSTALL PER MANUFACTURER'S SPEC.

REMOTE CONTROL VALVE: RAINBIRD PESB-NP-PRS-D AUTOMATIC CONTROL VALVE (SIZE AS NOTED ON PLAN)

DRIP CONTROL ZONE KIT: RAINBIRD XCZ-(PER PLAN)-PRBR-COM MED FLOW (SIZE AS NOTED ON PLAN)

LATERAL LINE: SCHEDULE 40 PVC WITH SCH. 40 FITTINGS.  SEE PIPE SIZING CHART

CLASS 200 SLEEVE PER PLAN

WIRE CHASE, SIZE TO BE TWICE THE DIAMETER OF THE WIRE BUNDLE WITHIN. 1.1/4" DIAMETER MINIMUM
NOT SHOWN

DRIP CONNECTION. PROVIDE  DRIP IRRIGATION TO ALL TREES, SHRUBS,AND PERENNIALS IN PLANTER AREAS

SEE DETAIL

QTY

--

--

--

--

--

SEE DETAIL

NOT SHOWN

Q,T,H,TT,TQ,F

Q,T,H,TT

Q,T,H,F

Q,T,H,F

Q,T,H,F

SEE DETAIL

'C'
--

--

--

--

--

--

--

--

--

--

--

--

--RAINBIRD RD04-S-PRS POP UP SPRAY 15 SST

RAINBIRD RD04-S-PRS POP UP SPRAY 15 EST

1.21

.61

30

30

15'

15'

SST

EST

DRIP LINE: RAINBIRD XFS-09-18-100 OR EQUIVALENT

JUMBO BOX-PURPLE LID

R

RAINBIRD WR2-RC WIRELESS RAIN SHUT OFF DEVICE SEE DETAIL--

SEE DETAIL

--

--

SEE DETAIL--

--

--

GPM

RAINBIRD 8005 SERIES #8, #14, #26 NOZZLES 
65'

30Q,T,H,F na na6.6

DRIP ZONE

18"
18"

18-21 IN..9 GPHXFS-09-18
XFS DRIPLINE

TOTAL DRIP ZONE FLOW 20 GPM

MAXIMUM LATERAL LENGTH OF TUBING 350 FT

TOTAL LENGTH OF ZONE DRIPLINE

APPLICATION RATE
.64 INCH PER HOUR

TIME TO APPLY 1/4" OF WATER
23

REQUIRED NUMBER OF STAKES 500

 NUMBER OF FLUSH POINTS

SUGGESTED HEADER AND FOOTER PIPE SIZE

2

CLASS 200 1 1/4"

2,000 FT (varies per plan)

MAINLINE: SCHEDULE 40 PVC WITH SCHEDULE 80 FITTINGS, 1-1/2"- DIAMETER 24" MIN. COVER SEE PIPE SIZING CHART

12.6 24.3 varies

DRIP RWS-S-B-1401 (ROOT WATERING SYSTEM) PROVIDE 2 TO EACH TREE LOCATED IN THE LAWN AREAS.

RAINBIRD 5000 SERIES MPR NOZZLES 
varies

30Q,T,H,F na navariesvariesvaries varies

--

SEE DETAIL

SEE DETAIL

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

IRRIGATION POINT OF CONNECTION AND RPZ BACKFLOW PREVENTION - CONNECT TO WATER SERVICE LINE

AND METER.  (SEE CIVIL PLANS) CONTRACTOR LOCATE AND VERIFY EXACT LOCATION ON SITE.

MULTI STRAND CONTROL WIRE. INSTALL PER MANUFACTURER'S SPECS

--

--

--

PRELIMINARY PLANS NOT

FOR CONSTRUCTION

PROJECT INFORMATION
LANDSCAPE ARCHITECT / PLANNERDEVELOPER / PROPERTY OWNER / CLIENTISSUE DATE

IRRIGATION PLAN

3450 N. TRIUMPH BLVD. SUITE 102

LEHI, UTAH 84043  (801) 960-2698

www.pkjdesigngroup.com 

PKJ DESIGN GROUP L.L.C.

IR-102

PM:

DRAWN:

CHECKED:

JTA

KBA

TM

PLAN INFORMATIONPROJECT NUMBER LICENSE STAMP

GRAPHIC SCALE: 1" = 20'

80'40'20'10'0'

PLOT DATE:

Developer / Property Owner:

Client / Engineer:

BLUE STAKES OF UTAH

UTILITY NOTIFICATION CENTER, INC

1-800-662-4111

www.bluestakes.org

N

NO. REVISION DATE

1

2

3

4

5

6

7
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03-18-2020 UT20002

1. ALL PIPE TO BE SCHEDULE 40 PVC PIPE OR BETTER.  NO POLY PIPE SHALL BE INCLUDED. FITTINGS MUST BE SCHEDULE 40 OR BETTER ON

LATERAL LINES AND SCHEDULE 80 OR BETTER ON MAIN LINE. SIZE PER PLAN.

2. MAIN LINES SHALL BE 24" DEEP MIN. AND LATERAL LINES 12" DEEP MIN. NO ROCK GREATER THAN 1/2" DIAMETER SHALL BE ALLOWED IN

TRENCHES. TRENCHING BACKFILL MATERIAL SHALL BE COMPACTED TO PROPER FINISHED GRADE.

3. CONTRACTOR SHALL HAVE ALL UTILITIES BLUE STAKED PRIOR TO DIGGING. ANY DAMAGE TO THE UTILITIES SHALL BE REPAIRED AT THE

EXPENSE OF THE CONTRACTOR AT NO ADDITIONAL COST TO THE OWNER.

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

5. MODIFY LOCATION OF IRRIGATION COMPONENTS TO AVOID PLACING TREES, SHRUBS AND OTHER SITE ELEMENTS DIRECTLY OVER PIPE, PER

PLANS. DO NOT LOCATE VALVE BOXES IN LAWN AREAS UNLESS DIRECTED TO BY LANDSCAPE ARCHITECT.

6. CONTRACTOR SHALL INSTALL A QUICK COUPLER AT POINT OF CONNECTION IN ORDER TO BLOW OUT THE SYSTEM WITH AN AIR COMPRESSOR

EACH FALL.

7. CONTRACTOR SHALL USE ONLY COMMERCIAL GRADE IRRIGATION PRODUCTS AND IS RESPONSIBLE FOR ENSURING ACCURATE COUNTS AND

QUANTITIES OF ALL IRRIGATION MATERIALS FOR BIDDING AND INSTALLATION PURPOSES.

8. INSTALL DRIP IRRIGATION PER DETAILS. CONTRACTOR SHALL MAKE ADJUSTMENTS AS NECESSARY.

9. CONTRACTOR SHALL PROVIDE AND INSTALL SLEEVES FOR ALL PIPES AND WIRES UNDER PAVEMENT AND SIDEWALKS. SLEEVES SHALL  BE 2

SIZES LARGER THAN PIPE INSIDE. ALL WIRE SHALL BE IN SEPARATE SLEEVES (NOT SHOWN).  ALL CONTROL WIRE SHALL BE INSTALLED IN CLASS

200 PIPE. PLACE JUNCTION BOXES WHERE NECESSARY TO MINIMIZE LONG RUNS OR AT DIRECTIONAL CHANGES. COORDINATE WITH ALL

TRADES.

10. WATER LINES AND ELECTRICAL LINES MUST NOT SHARE CONDUITS.  ALL WIRE CONNECTIONS MUST BE CONTAINED IN VALVE BOX WITH 3' OF

EXTRA WIRE.  WIRE TO BE CONNECTED TO MAIN LINE PIPE WHERE POSSIBLE WITH TAPE AT 25' INTERVALS.  SLACK IN CONTROL WIRES

REQUIRED AT EVERY CHANGE OF DIRECTION.  WIRES MUST HAVE SEPARATE COLORS FOR COMMON, CONTROL AND SPARE.  MINIMUM 1 SPARE

WIRE FOR EVERY 5 VALVES.  ALL CONTROL WIRES TO BE INSULATED 14 GAUGE COPPER. ALL SPARE WIRES MUST "HOME RUN" TO CONTROLLER

AND SPARE WIRES AVAILABLE AT ALL VALVE MANIFOLDS AND CLUSTERS.

11. ALL SLEEVES INSTALLED SHALL BE DUCT TAPED TO PREVENT DIRT OR OTHER DEBRIS ENTERING PIPE. ALL SLEEVES SHALL BE IDENTIFIED BY

WOOD OR PVC STAKES AND BE SPRAY PAINTED WITH MARKING PAINT. REMOVE STAKES ONCE IRRIGATION SYSTEM IS COMPLETE.

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

13. SPACE ALL SPRAY HEADS 2" AWAY FROM ANY HARDSCAPE.

14. CONTRACTOR SHALL MATCH PRECIPITATION RATES AS MUCH AS POSSIBLE FOR ALL LANDSCAPED AREAS. OVERHEAD IRRIGATION MUST HAVE A

MINIMUM DU (DISTRIBUTION UNIFORMITY) OF 60%.

15. IRRIGATION CONTRACTOR SHALL PRESSURE TEST MAINLINE FOR LEAKS PRIOR TO BACKFILLING.

16. ALL WORK SHALL BE IN ACCORDANCE WITH APPLICABLE CITY AND/OR COUNTY CODES. THE CONTRACTOR SHALL APPLY AND PAY FOR ALL

NECESSARY PERMITS.

17. IRRIGATION INSTALLATION TO COMPLY WITH APPLICABLE CITY SPECIFICATIONS AND DRAWINGS.

18. ACTUAL INSTALLATION OF IRRIGATION SYSTEM MAY VARY SOMEWHAT FROM PLANS. THE CONTRACTOR IS RESPONSIBLE TO MAKE

ADJUSTMENTS AS NEEDED TO ENSURE PROPER COVERAGE OF ALL LANDSCAPED AREAS.

19. CONTRACTOR SHALL INSTALL IRRIGATION SYSTEM WITH HEAD TO HEAD COVERAGE IN ALL TURF AREAS. USE HE-VAN NOZZLES AS NECESSARY

TO PROVIDE PROPER COVERAGE AND TO KEEP WATER OFF OF BUILDINGS AND HARDSCAPES.

20. POWER TO CONTROLLER TO BE PROVIDED BY OWNER. OWNER TO SPECIFY EXACT LOCATION OF CONTROLLER. INSTALL PER MANUFACTURERS

INSTRUCTIONS. CONTRACTOR SHALL INSTALL A RAIN SENSOR WITH CONTROLLER UNLESS OTHERWISE DIRECTED BY OWNER OR LANDSCAPE

ARCHITECT.

21. DESIGN AND INSTALL THE BACKFLOW PREVENTOR IN THE PROPER PLACE TO ENSURE THAT NO WATER IS CONTAMINATING THE SYSTEM.

22. LATERAL LINES SHALL BE NO SMALLER THAN 3/4". LANDSCAPE CONTRACTOR TO ENSURE THE FOLLOWING PIPE SIZES DO NOT EXCEED THE

SUGGESTED GPM LISTED BELOW:

3/4"      8 GPM

1"       12 GPM

1-1/2" 30 GPM

2" 53 GPM

2-1/2" 75 GPM

3" 110 GPM

4" 180 GPM

IRRIGATION NOTES

VALVE ID TAG

PSI AT LAST

HEAD IN ZONE

CONTROLLER NUMBER,

VALVE NUMBER

VALVE SIZE
GALLONS PER MINUTE

NOTE:

1. VALVE ID TAGS ARE LOCATED

NEAR VALVES IN THE ORDER THE

VALVES APPEAR ON THE DRAWING
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February 14, 2020 
 
Herriman City 
attn: Michael Maloy 
Planning Director 
5355 W. Herriman Main 
Herriman, UT 84096 
 
RE:  Proposed Mister Carwash Conditional Use Narrative – Lot 401 of Anthem Commercial 4th  

Amended Subdivision (5153 West Anthem Park Blvd.) 
 
Dear Mr. Maloy: 
 
The purpose of this letter is to provide a summary of our proposed project, and how this conditional use request meets the 
City approval standards as referenced in Section 10-5-11(e)(2) of the City’s Land Development Code as follows: 
 

a) This property is suitable for the proposed use as it is an approved use in the current zone and is an outparcel to a 
shopping center.  

b) This property and use are in harmony with the adjacent future uses in the shopping center and in the vicinity.  
c) The proposed use will not be injurious to potential or existing development in the vicinity.  
d) The proposed use will have a positive economic impact to the City and will provide a convenient amenity to the 

residents in the area and patrons who shop at the center.  
e) The aesthetic impact of the proposed use is in keeping with the requirements for the shopping center and is 

consistent with the look and feel of uses in the surrounding area. 
f) All road and access infrastructure along with utilities are constructed to the property.  
g) Adequate safeguards are in place for the shopping center and the property which will insure adequate utilities, 

transportation access, drainage, parking loading space, lighting, screening, landscaping, open space, fire protection 
and pedestrian and vehicular circulation.  

h) Safeguards are proposed to prevent noxious or offensive omissions such as noise, glare, dust, pollutants and odor 
from the proposed facility.  

i) Other safeguards are proposed to minimize other adverse effects from the proposed facility to persons or property 
in the area 

j) The proposed use will not be a negative impact on the health, safety and welfare of the City, the area and persons 
owning or leasing property in the area.  

 
Included with this submittal are the approval letters from the shopping center owner (Anthem Center, LLC) and anchor 
tenant (Winco).  
 
I look forward to receiving your feedback and working with you on this project. Please let me know if you need additional 
information. Thank you for your time and consideration.  
 
Sincerely, 
TERRAFORM COMPANIES 

 
Elliott B. Smith 
Managing Partner 

117



 
 

Date of Meeting: 
05/07/2020 

File # S2020-028 
Applicant Northern Utah Real Estate LLC 
Address 6130 W 13400 South  
Request Preliminary plat for a 3 lot subdivision  
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Staff Report 
DATE:    April 28, 2020 
 
TO:  Planning Commission 
 
FROM:  Bryn MacDonald, AICP, Assistant City Planner 
 
MEETING:  Planning Commission May 7, 2020 
 
REQUEST: Preliminary Plat Approval for a 3 lot subdivision  

Applicant: Northern Utah Real Estate, LLC (Lynn Rindlisbacher)   
Address: 6130 W 13400 South  
Zone:   A-50 (Agricultural – half acre minimum)   
Acres:   2.92  
File Number: S2020-028 

______________________________________________________________________________ 
Request 
The applicant is requesting preliminary plat approval for a 3 lot subdivision.  
 
Site 
The property is located at 6130 W. The property is zoned A-50 and is 2.92 acres.  
 
Notices 
Staff mailed notices to all property owners within 300 feet of the subject property. Notices were 
mailed to 25 property owners on April 27, 2020. At this time, staff has received no comments on 
the request.   
 
Neighborhood Meeting 
A neighborhood meeting was held on April 13, 2020. Notices were mailed to 25 residents. No 
residents attended the meeting. Minutes from the meeting are included in the packet.  

 
Process 
A subdivision is an administrative decision. The Planning Commission will hold a public hearing 
and make a decision based on compliance with the applicable ordinances. If the applicant receives 
preliminary plat approval, the next step will be obtaining final plat approval from the Engineering 
Department.  
 
Discussion 
The lot has frontage on 13400 South and on 13360 South. There is one existing home on the lot, which 
fronts on 13400 South. The applicant is proposing a 3 lot subdivision. The existing home would retain 
its frontage on 13400 South, and the two new lots would access off the 13360 cul de sac.   
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Staff Report 

 
Issue 1 - Improvements 
The subject property is located on 13400 South and a cul-de-sac on the west end of 13360 South. The 
applicant will be required to dedicate right of way and pay a fee in lieu for improvements on 13400 
South. The cul de sac on 13360 South already has asphalt, curb, gutter, and sidewalk. The applicant 
will not be responsible for any improvements on 13360 South.  
 

 
The property on 13360 South.  
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Staff Report 
 
  
Issue 2 – Lot Size  
As per the A-.50 zone ordinance, each lot will have the required 85 feet of frontage along the street. 
All of the lots exceed the zone’s minimum lot size half acre.   
 
Issue 3 – New Driveway and Sidewalk  
The current sidewalk on 13360 South is constructed immediately adjacent to the street, so there is no 
park strip. A new driveway constructed on a new lot will require a sloped drive approach, and will 
require the sidewalk to be shifted to behind the drive approach in order to achieve ADA compliance. 
This may require the dedication of a small amount of right-of-way so that the City can maintain the 
sidewalk in the new configuration. 
 
Recommendation 
Staff recommends preliminary plat approval for a 3 lot subdivision, with the following conditions: 
 

1. Receive and agree to the recommendations from other agencies. 
2. Final plat to be reviewed and approved by the Engineering Department. 
3. Install necessary streetlight(s) and appurtenances. Work with engineering department for 

exact locations. 
4. The plat shall be approved and recorded prior to a building permit being issued for the 

newly created lot. 
5. Dedicate necessary right-of-way needed for sidewalk to be ADA compliant for new 

driveways. 
6. Plat shall include easements for existing City utilities. 
7. Storm water to be retained on site through the use of French drains connected to the roof 

drains. 
8. Utah Pollutant Discharge Elimination System (UPDES) storm water permit through the 

State of Utah will be required. 
9. Pay fee in lieu for improvements on 134th including curb and gutter, 5 foot concrete 

sidewalk, and asphalt for future road widening. 
10.  Provide necessary dedication for 134th buildout. 
11.  Applicant must bury overhead powerlines along frontage of 134th. 

 
 
Attachments 

A. Application 
B. Vicinity Map 
C. Preliminary Plat 
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1) THIS SURVEY IS BASED UPON THE COMMITMENT NO. 114514, DATED AUGUST 9, 2019 PREPARED BY 114514, DATED AUGUST 9, 2019 PREPARED BY  DATED AUGUST 9, 2019 PREPARED BY AUGUST 9, 2019 PREPARED BY  PREPARED BY PIONEER TITLE INSURANCE AGENCY, LC, ISSUED BY OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY. 2) DOCUMENTS OF ADJOINING PROPERTIES OR OTHER DOCUMENTS NOT FURNISHED WITH THE REFERENCED TITLE REPORTS HAVE NOT BEEN USED IN THE PERFORMANCE OF THIS SURVEY.  THEREFORE, ISSUES THAT MAY EXIST REGARDING GAPS OR OVERLAPS OF DESCRIPTIONS AND QUESTIONS AS TO UNDERLYING FEE OWNERSHIP, JUNIOR AND SENIOR RIGHTS OF OWNERSHIP PERTAINING TO ADJOINING PROPERTIES, ARE NOT ADDRESSED ON OR BY THIS MAP.  THE INFLUENCE OF OTHER DOCUMENTS COULD RESULT IN THE VARIANCE OF PROPERTY LINES AS SHOWN HEREON. 3) NOTES PERTAINING TO EXCEPTIONS TO COVERAGE OF REFERENCED COMMITMENTS FOR TITLE INSURANCE, SCHEDULE B, PART II:  COMMITMENT NO. 114514 114514 ITEMS 1-4 NOT ADDRESSED BY THIS SURVEY 1-4 NOT ADDRESSED BY THIS SURVEY NOT ADDRESSED BY THIS SURVEY ITEM   5 IT IS THE INTENT OF THIS SURVEY TO REPRESENT A CORRECT SURVEY 5 IT IS THE INTENT OF THIS SURVEY TO REPRESENT A CORRECT SURVEY IT IS THE INTENT OF THIS SURVEY TO REPRESENT A CORRECT SURVEY ITEMS 6-12 NOT ADDRESSED BY THIS SURVEY NOT ADDRESSED BY THIS SURVEY ITEM  13 TO: UTAH POWER AND LIGHT COMPANY, A CORPORATION 13 TO: UTAH POWER AND LIGHT COMPANY, A CORPORATION TO: UTAH POWER AND LIGHT COMPANY, A CORPORATION PURPOSE: A PERPETUAL EASEMENT AND RIGHT OF WAY FOR THE CONSTRUCTION,  ERECTION, OPERATION AND CONTINUED MAINTENANCE, REPAIR, ALTERATON,   INSPECTION, RELOCATION AND/OR REPLACEMENT OF ONE OR MORE WOOD POLE OR STEEL TOWER LINES FOR THE TRANSMISSION CIRCUITS. RECORDED: JUNE 19, 1980; ENTRY No. 3445112; BOOK 5113 PAGE 912 SURVEYOR NOTE: CENTERLINE DEPICTED AS HEREON ALONG THE NORTH SIDE OF 13400  CENTERLINE DEPICTED AS HEREON ALONG THE NORTH SIDE OF 13400 SOUTH STREET. WIDTH NOT DEFINED. ITEM  14 TO: MOUNTAIN FUEL SUPPLY COMPANY, A CORPORATION 14 TO: MOUNTAIN FUEL SUPPLY COMPANY, A CORPORATION TO: MOUNTAIN FUEL SUPPLY COMPANY, A CORPORATION PURPOSE: A RIGHT OF WAY AND EASEMENT TO LAY, MAINTAIN, OPERATE, REPAIR,  INSPECT, PROTECT, REMOVE AND REPLACE PIPE LINES, VALVES, VALVE BOXES AND OTHER GAS TRANSMISSION AND DISTRIBUTION FACILITIES RECORDED: DECEMBER 16, 1981; ENTRY No. 3632041; BOOK 5323 PAGE 371 SURVEYOR NOTE: THE RIGHT OF WAY DESCRIBED IN THE VESTING DEED, ALSO KNOWN AS : THE RIGHT OF WAY DESCRIBED IN THE VESTING DEED, ALSO KNOWN AS 13360 SOUTH, IS A PRESCRIPTIVE EASEMENT FOR ACCESS TO THE SUBJECT PROPERTY AND APPEARS UNDISPUTED. ITEM  15 TO: MOUNTAIN STATES TELEPHONE AND TELEGRAPH COMPANY, A COLORADO 15 TO: MOUNTAIN STATES TELEPHONE AND TELEGRAPH COMPANY, A COLORADO TO: MOUNTAIN STATES TELEPHONE AND TELEGRAPH COMPANY, A COLORADO CORPORATION PURPOSE: A RIGHT OF WAY AND EASEMENT TO CONSTRUCT, OPERATE, MAINTAIN AND REMOVE SUCH COMMUNICATION AND OTHER FACILITIES. RECORDED: MARCH 9, 1982; ENTRY No. 4512393; BOOK 5954 PAGE 2392 SURVEYOR NOTE: AS SHOWN HEREON AT SOUTHWEST CORNER OF PROPERTY.  AS SHOWN HEREON AT SOUTHWEST CORNER OF PROPERTY. ITEM  16 TO: THE MOUNTAIN STATES TELEPHONE AND TELEGRAPH COMPANY 16 TO: THE MOUNTAIN STATES TELEPHONE AND TELEGRAPH COMPANY TO: THE MOUNTAIN STATES TELEPHONE AND TELEGRAPH COMPANY PURPOSE: A RIGHT OF WAY AND EASEMENT TO CONSTRUCT, OPERATE, MAINTAIN AND REMOVE SUCH COMMUNICATION AND OTHER FACILITIES. RECORDED: MARCH 9, 1982; ENTRY No. 3654786; BOOK 5348 PAGE 1081 SURVEYOR NOTE: AS SHOWN HEREON ALONG WEST PROPERTY LINE. SIX (6) FEET WIDE.  AS SHOWN HEREON ALONG WEST PROPERTY LINE. SIX (6) FEET WIDE.   ITEM 17 TO: UTAH POWER AND LIGHT COMPANY, A CORPORATION ITEM 17 TO: UTAH POWER AND LIGHT COMPANY, A CORPORATION 17 TO: UTAH POWER AND LIGHT COMPANY, A CORPORATION TO: UTAH POWER AND LIGHT COMPANY, A CORPORATION PURPOSE: A PERPETUAL EASEMENT AND RIGHT OF WAY FOR THE CONSTRUCTION,  ERECTION, OPERATION AND CONTINUED MAINTENANCE, REPAIR, ALTERATION,   INSPECTION, RELOCATION, AND/OR REPLACEMENT OF ONE OR MORE WOOD POLE OR STEEL TOWER LINES FOR THE TRANSMISSION CIRCUITS. RECORDED: OCTOBER, 30, 1989; ENTRY No. 4010065; BOOK 5602 PAGE 958 SURVEYOR NOTE: 5X10 EASEMENT AS SHOWN HEREON NEAR EAST SIDE OF PROPERTY  5X10 EASEMENT AS SHOWN HEREON NEAR EAST SIDE OF PROPERTY ITEM  18 TO: THE MOUNTAIN FUEL SUPPLY COMPANY, A CORPORATION 18 TO: THE MOUNTAIN FUEL SUPPLY COMPANY, A CORPORATION TO: THE MOUNTAIN FUEL SUPPLY COMPANY, A CORPORATION PURPOSE: A RIGHT OF WAY AND EASEMENT TO LAY, MAINTAIN, OPERATE, REPAIR,  INSPECT, PROTECT, REMOVE AND REPLACE PIPE LINES, VALVES, VALVE BOXES AND OTHER GAS TRANSMISSION AND DISTRIBUTION FACILITIES. RECORDED: OCTOBER 5, 1989; ENTRY No. 4831628; BOOK 6165 PAGE 824 SURVEYOR NOTE: 20 FOOT WIDE EASEMENT ALONG THE EAST PROPERTY LINE.  20 FOOT WIDE EASEMENT ALONG THE EAST PROPERTY LINE. ITEM  19 TO: PACIFICORP, AN OREGON CORPORATION 19 TO: PACIFICORP, AN OREGON CORPORATION TO: PACIFICORP, AN OREGON CORPORATION PURPOSE: A PERPETUAL EASEMENT AND RIGHT OF WAY FOR THE CONSTRUCTION,  ERECTION, OPERATION AND CONTINUED MAINTENANCE, REPAIR, ALTERATION,   INSPECTION, RELOCATION AND/OR REPLACEMENT OF ONE OR MORE WOOD POLE OR STEEL TOWER LINES FOR THE TRANSMISSION CIRCUITS. RECORDED: AUGUST 27, 1998; ENTRY No. 7069684; BOOK 8076 PAGE 2460 SURVEYOR NOTE: 10 FOOT WIDE EASEMENT ALONG THE WEST PROPERTY LINE.  10 FOOT WIDE EASEMENT ALONG THE WEST PROPERTY LINE. ITEM  20 NOT ADDRESSED BY THIS SURVEY 20 NOT ADDRESSED BY THIS SURVEY NOT ADDRESSED BY THIS SURVEY 4) DOCUMENTS FURNISHED AND UTILIZED IN THE PERFORMANCE OF THIS SURVEY, NOT LISTED ABOVE, ARE AS FOLLOWS: A. CARTER ESTATES SUBDIVISION RECORDED OCTOBER 1, 1998, AS ENTRY No. 7105700 IN BOOK CARTER ESTATES SUBDIVISION RECORDED OCTOBER 1, 1998, AS ENTRY No. 7105700 IN BOOK 98-10P AT PAGE 270, OF OFFICIAL RECORDS. B. KUSSATZ ACRES SUBDIVISION RECORDED JUNE 3, 1999, AS ENTRY No. 7373886 IN BOOK 99-6P KUSSATZ ACRES SUBDIVISION RECORDED JUNE 3, 1999, AS ENTRY No. 7373886 IN BOOK 99-6P AT PAGE 144, OF OFFICIAL RECORDS. C. RECORD OF SURVEY DATED JANUARY 1, 2006, PREPARED BY DONALD F. LLOYD, FILED AT THE RECORD OF SURVEY DATED JANUARY 1, 2006, PREPARED BY DONALD F. LLOYD, FILED AT THE SALT LAKE COUNTY SURVEYORS OFFICE AS FILE NUMBER S2006-01-0001. D. RECORD OF SURVEY DATED NOVEMBER 30, 2006, PREPARED BY FLINT LAND SURVEYING, SIGNED RECORD OF SURVEY DATED NOVEMBER 30, 2006, PREPARED BY FLINT LAND SURVEYING, SIGNED AND CERTIFIED BY RUSSELL D. FLINT, FILED AT THE SALT LAKE COUNTY SURVEYORS OFFICE AS FILE NUMBER S2009-12-0546. 5) SUBJECT PROPERTY IS LOCATED AT 6130 W 13400 S HERRIMAN, UTAH 84096 AS PROVIDED IN THE COMMITMENT FOR TITLE INSURANCE 6) PER FLOOD INSURANCE RATE MAP NUMBER 49035C0418G REVISED SEPTEMBER 25, 2009, THE SUBJECT PROPERTY IS LOCATED IN AN AREA IDENTIFIED AS "ZONE X: AREAS OF 0.2% ANNUAL CHANCE FLOOD; AREAS OF 1% ANNUAL CHANCE FLOOD WITH AVERAGE DEPTHS OF LESS THAN 1 FOOT OR WITH DRAINAGE AREAS LESS THAN 1 SQUARE MILE; AND AREAS PROTECTED BY LEVEES FROM 1% ANNUAL CHANCE FLOOD.".  7) THERE IS AN OVERHEAD POWER LINE AS SHOWN HEREON ALONG THE NORTH SIDE OF 13400 SOUTH.  THERE IS AN OVERHEAD POWER LINE AS SHOWN HEREON ALONG THE NORTH SIDE OF 13400 SOUTH.  BELOW THE OVERHEAD POWER LINE IS ANOTHER SET OF WIRES ON A SEPARATE SET OF POLES.  THE DETERMINATION OF THE USE OF SAID LOWER SET OF WIRES AND POLES IS NOT ADDRESSED BY THIS SURVEY.
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Staff Report 
 
DATE:    April 28, 2020 
 
TO:  Planning Commission 
 
FROM:  Bryn MacDonald, AICP, Assistant City Planner    
 
MEETING:  Planning Commission May 7, 2020 
 
REQUEST: Discussion and consideration for a condition of approval for a subdivision of 222 

single family lots, known as Teton Ranch  
Applicant: Doug Young, Anthem Utah, LLC   
Address: 6000 W Herriman Blvd  
Zone:   R-1-10 and A-1  
Acres:   136.84 
File Number: S2019-047 

_____________________________________________________________________________ 
Request 
The applicant is requesting to amend a condition of approval for a preliminary plat for a subdivision 
of 222 single family lots, known as Teton Ranch. This property is subject to the Teton Ranch 
Development Agreement.  
 
Site 
The subject property is located at 6000 W Herriman Blvd and is 136.84 acres in size. The property is 
zoned R-1-10 and A-1. The R-1-10 zone allows a minimum lot size of 10,000 square feet. The A-1 zone 
is agricultural and requires a minimum one acre lot.  
 
Discussion  
This subdivision was approved by the Planning Commission on April 16, 2020. Condition number 
17 of the approval states the following:  
 

17. No more than 30 building permits to be issued on one access. The second access onto 6400 
West must be connected to meet UFA requirements before more than 30 permits are issued. 

 
This condition was discussed with the applicant during the DRC, and they added a temporary access 
onto Herriman Blvd to meet UFA requirement. They also added a second access point onto 6000 
West as part of the revision to the plans after the first Planning Commission meeting. This condition 
should have been modified to reflect the changes to the plan.  
 
Recommendation 
Staff recommends amending condition number 17 of approval of the preliminary plat for a 
subdivision of 222 lots, and keeping the rest of the conditions the same: 
 

1. Receive and agree to the recommendations from other agencies. 
2. Final plat to be reviewed and approved by the Engineering Department. 
3. Receive and agree to the recommendations from other agencies, including those  
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included in the Development Review Committee comments dated May 29, 2019. 
4. Meet with staff to review compliance with all requirements of the Master Development 

Agreement when each phase is submitted for final engineering review.   
5. Trails between lots shall be at least a 20 feet wide with an 8 foot hard surface trail and 

landscaping approved by the Parks Department. 
6. Construct a 6 foot precast wall on 6000 West, Herriman Blvd, and 6400 West. The walls 

shall be installed when the adjacent pod is being constructed. The wall should maintain 
the clear view at all intersections.  

7. Lots that back onto the trail shall have a 6 foot vinyl fence installed.  This can be private 
or semi-private, as long as it’s consistent the length of the fence. This shall also include 
the lots that back onto the large City park. Fencing shall be installed by the builder prior 
to certificate of occupancy on each home.  

8. The size, location, design, and nature of entry monument signs, and the intensity and 
direction of area floodlighting, shall be detailed in a separate site plan application. 

9. Setbacks shall be standard City setbacks.  
10. All building elevations shall meet the requirements of the Teton Ranch Design 

Guidelines and receive approval from the Teton Ranch ARC.  
11. No residential driveways shall access onto 6400 W, 6000 W, or Herriman Blvd.  
12. Temporary retention/detention may be used in each pod as long as it is owned and 

maintained by the developer and has temporary storm water easements placed over the 
property as well as easements for any necessary conveyance.  

13. Comply with all recommendations from the Traffic Study, including additional right-of-
way dedication for future traffic signals or turn lanes.  

14. Infrastructure improvements, including but not limited to utilities, street signs, street 
lighting, fencing, and other required improvements, shall be provided in accordance with 
city standards and specifications. 

15. Install curb, gutter, park strip, street lights, and sidewalk along all public streets in 
accordance with City standards.  

16. Streets shall be public and built in accordance with city standards and specifications. All 
streets shall be 53 feet, except for the main street that provides access to the City park 
shall be 60 feet.  

17. No more than 30 building permits to be issued on one access. A second access must be 
connected to meet UFA requirements before more than 30 permits are issued. This can 
be a temporary access onto Herriman Blvd or the construction of 6400 West. 

18. No driveways will be allowed within 50 ft of the right-of-way line of 6000 West or 6400 
West. 

19. Indicate the location of the FEMA Floodway on the plats. 
20. Dedicate right of way on the north side of Herriman Blvd in order to provide a 126 foot 

ROW width.   
 

Attachments 
A. Vicinity Map 
B. Preliminary Plat 
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PARCEL A
PARK / DETENTION AREA

PARK / DETENTION AREA

C-100

OVERALL 
SITE PLAN

4/15/20

Overall Boundary Description
Beginning at a point being South 89°59'00” East 258.37 feet along the section line
and South 2,217.73 feet from the North Quarter Corner of Section 26, Township 3
South, Range 2 West, Salt Lake Base and Meridian; and running thence South
00°08'37" West 1,850.14 feet; thence South 89°56'15" West 7.21 feet; thence
North 00°02'03" West 10.51 feet; thence South 51°25'23" West 32.12 feet; 
thence South 89°56'19" West 500.98 feet; thence Southwesterly 134.40 feet along
the arc of a 1,026.00 foot radius curve to the left (center bears South 00°03'41"
East and the chord bears South 86°11'09" West 134.30 feet with a central angle of
07°30'19"); thence Southwesterly 117.89 feet along the arc of a 900.00 foot radius
curve to the right (center bears North 07°34'00" West and the chord bears South
86°11'09" West 117.81 feet with a central angle of 07°30'19"); thence South
89°56'19" West 792.67 feet; thence South 00°01'13" East 126.11 feet; thence
South 89°56'03" West 1,445.77 feet; thence North 00°01'36" East 1,698.17 feet;
thence South 89°45'14" East 80.00 feet; thence North 00°01'04" East 426.83 feet;
thence North 79°49'24" East 124.97 feet; thence Northeasterly 102.57 feet along
the arc of a 246.00 foot radius curve to the left (center bears North 10°10'36" West
and the chord bears North 67°52'43" East 101.83 feet with a central angle of
23°53'23"); thence North 55°56'01" East 90.32 feet; thence Northeasterly 139.23
feet along the arc of a 144.00 foot radius curve to the right (center bears South
34°03'59" East and the chord bears North 83°37'55" East 133.87 feet with a central
angle of 55°23'48"); thence South 68°40'10" East 64.01 feet; thence Southeasterly
302.54 feet along the arc of a 421.00 foot radius curve to the left (center bears
North 21°19'50" East and the chord bears South 89°15'24" East 296.07 feet with a
central angle of 41°10'27"); thence North 70°09'22" East 39.11 feet; thence
Northeasterly 146.98 feet along the arc of a 254.00 foot radius curve to the right
(center bears South 19°50'38" East and the chord bears North 86°44'02" East
144.94 feet with a central angle of 33°09'19"); thence South 76°41'19" East 121.16
feet; thence Northeasterly 115.77 feet along the arc of a 246.00 foot radius curve to
the left (center bears North 13°18'41" East and the chord bears North 89°49'47"
East 114.70 feet with a central angle of 26°57'49"); thence Southeasterly 149.65
feet along the arc of a 154.00 foot radius curve to the right (center bears South
13°39'08" East and the chord bears South 75°48'51" East 143.83 feet with a central
angle of 55°40'32"); thence Southeasterly 99.69 feet along the arc of a 796.00 foot
radius curve to the left (center bears North 42°01'25" East and the chord bears
South 51°33'51" East 99.63 feet with a central angle of 07°10'32"); thence South
54°45'09" East 514.24 feet; thence Southeasterly 149.98 feet along the arc of a
200.00 foot radius curve to the left (center bears North 35°14'51" East and the
chord bears South 76°14'07" East 146.49 feet with a central angle of 42°57'57");
thence North 82°16'55" East 289.20 feet; thence Northeasterly 90.51 feet along the
arc of a 271.00 foot radius curve to the left (center bears North 06°50'22" West and
the chord bears North 73°35'33" East 90.09 feet with a central angle of 19°08'10");
thence Northeasterly 88.43 feet along the arc of a 504.00 foot radius curve to the
right (center bears South 25°58'32" East and the chord bears North 69°03'03" East
88.32 feet with a central angle of 10°03'10"); thence North 74°04'39" East 351.93
feet; thence Northeasterly 109.31 feet along the arc of a 504.00 foot radius curve to
the right (center bears South 16°31'16" East and the chord bears North 79°41'31"
East 109.09 feet with a central angle of 12°25'34"); thence North 85°54'18" East
71.20 feet to the point of beginning.
Contains 5,960,817 Square Feet or 136.842 Acres and 222 Lots
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NORTHWEST SECTION 26
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RANGE 2 WEST, SLB & M S 89°59'00” E     2647.30'

258.37'

 N 89°59'04" W   BASIS OF BEARING
2647.96' (MEASURED)

NOTE:
1. ALL TRAIL PARCELS TO BE DEDICATED TO HERRIMAN CITY

LOT SIZE BREAKDOWN REQUIRED PROVIDED

LOTS 43,560 SF OR GREATER 20 22

LOTS 20,000 SF TO 43,560 SF 90 97

LOTS 12,000 SF TO 20,000 SF 112 103
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Planning Commission Meeting
Legislative Items 4.1 & 4.2

May 7, 2020
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118th South Master Development Agreement

May
2018

• City Council Work Session
• Discuss development concept

October
2018

• General Plan map amendment application received
• Zoning Map amendment application received

Spring
2019

• May 28, 2019 neighborhood meeting
• June 24, 2019 neighborhood meeting

August
2019

• Draft Master Development Agreement received
• Staff review

January
2020

• Draft Master Development Agreement revised
• Staff review

February
2020

• City Council Work Session
• Project update

March
2020

• Community Development Committee Meeting
• Recommended concurrent amendment process with draft MDA

April
2020

• Draft Master Development Agreement revised
• Forwarded to City Council for discussion

May
2020

• Planning Commission public hearing
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118th South Master Development Agreement
Site Summary
• ± 26.83 acres
• Owned by Sunrise 3 LLC
• General Plan is “Parks and 

Recreation” on north end, 
“Single-family Residential” 
in the middle, and “Open 
Space” on south end

• Zoning is A-1 Agricultural
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118th South Master Development Agreement
Existing General Plan Existing Zoning Map
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Proposed General Plan Amendment:
• 10.81 acres of commercial (for office)
• 11.14 acres of light industrial (for storage)
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Proposed Zoning Map Amendment:
• 10.81 acres of C-2 Commercial (for office)
• 11.14 acres of M-1 Manufacturing (for storage)
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Staff Report 
 
DATE: April 30, 2020 
 
TO:  Herriman City Planning Commission 
 
FROM:  Michael Maloy, AICP, Planning Director 
 
MEETING: Planning Commission Meeting May 7, 2020 
 
REQUEST: Amend the Herriman City General Plan Future Land Use Map for 10.81± acres of 

property located approximately at 5101 W 11800 South from “Parks and Recreation” to 
“Commercial,” and 11.14± acres of property located approximately at 12000 S Black 
Powder Drive from “Open Space” to “Light Industrial/Business Park.” 

  Applicant: Nate Shipp, DAI Utah, on behalf of Sunrise 3, LLC (property owner) 
  Address: 5101 W 11800 South, and 12000 S Black Powder Drive (approximate) 
  Zone: A-1 Agricultural Zone 
  Acres: 21.95 ± 

File Number: G2018-004 
  
 
Summary 
The applicant is requesting to amend the Herriman City General Plan Future Land Use Map for 10.81± 
acres of property located approximately at 5101 W 11800 South from “Parks and Recreation” to 
“Commercial,” and 11.14± acres of property located approximately at 12000 S Black Powder Drive 
from “Open Space” to “Light Industrial/Business Park” (see Attachment A – Vicinity Map, and 
Attachment B – General Plan Amendment). 
 
Site 
The vacant property, which is located south of 11800 South and east of Mountain View Corridor, was 
formerly owned by the Utah Department of Transportation (UDOT) and sold to the applicant for 
potential commercial development. 
 
General Plan 
The 10.81± acres of property located approximately at 5101 W 11800 South is currently designated in 
the Herriman City General Plan as “Parks and Recreation.” The 11.14± acres of property located 
approximately at 12000 S Black Powder Drive is designated as “Open Space.” 
 
Within the Herriman City General Plan, the proposed area is included within the “11800th South & 141



 
Mountain View Corridor” economic district. The General Plan encourages redevelopment of this 
property “for the sale of convenience goods” to “meet the daily needs of an immediate neighborhood 
trade area.” The plan also encourages “development of (a) business park/employment center that will 
provide high-quality employment in the community” (page 5-5, Herriman City 2025 General Plan). 
 
If the General Plan Amendment, and corresponding Zoning Map Amendment, are approved by the City, 
the applicant intends to develop a professional office park on the northern 10.81 acres of property and a 
personal storage facility on the southern 11.14± acres of property. The personal storage facility would 
include indoor storage as well as outdoor storage of personal recreational vehicles. 
 
Process 
A general plan amendment is a legislative decision. The Planning Commission will hold a public 
hearing and make a recommendation to the City Council. The City Council will then hold a public 
meeting and decide on the application. 
 
Notices 
Notice of the public hearing was published in a local newspaper of general circulation (the Salt Lake 
Tribune and The Deseret News) on April 26, 2020. 
 
Staff also mailed notices to all property owners within 300 feet of the subject property. Notices were 
mailed to 203 property owners and affected entities on April 27, 2020. At this time, the staff has not 
received any comments regarding the proposed general plan amendment. 
 
Neighborhood Meeting 
The applicant participated in two neighborhood meetings in 2019. Residents asked questions and 
expressed concerns regarding the proposed land uses. Potential negative impacts on traffic, privacy, 
views, and property values were the primary concerns expressed by nearby residents (see Attachment C 
– Neighborhood Comments). 
 
Discussion 
To address resident concerns, the applicant is proposing to enter into a development agreement with the 
City (see Attachment D – Draft Development Agreement). The draft agreement is subject to change 
based on public comment, staff recommendations, and direction from the City Council. The primary 
features of the proposed development agreement are: 
 

 Development of the project will comply with “vested laws” of the City. No additional design 
guidelines have been proposed by the developer or requested by the City. 

 Development agreement shall expire on December 31, 2024, or “at [b]uildout.” 
 Sunrise 3 LLC will donate 4.88 acres of property to Herriman City, which will be identified in 

the Herriman City General Plan as “Open Space.” 
 Sunrise 3 LLC will record a subdivision plat for 10.81 acres of property known as “North 

Office Area” and obtain a building permit for a commercial office building that contains “at 
least 10,000 square feet” before development of the “South Self Storage Area” may be 
permitted by the City. 

 Herriman agrees to apply with UDOT for vehicular access from Mountain View Corridor to the 
South Self Storage Area. 142



 
 South Self Storage Area will be screened by an eight (8) foot tall perimeter wall. 
 Sunrise 3 LLC will construct a “crash gate” for “emergency purposes only” from Black Powder 

Road as required by the Unified Fire Authority. 
 Sunrise 3 LLC agrees to construct and provide perpetual maintenance of a public street from 

Mountain View Corridor to the South Self Storage Area. 
 Sunrise 3 LLC requests legislative approval of a General Plan Map amendment from “Parks and 

Recreation” to “Commercial” for 10.81 acres of property. 
 Sunrise 3 LLC requests legislative approval of a General Plan Map amendment from 

“Agricultural/Residential” to “Light Industrial Park/Business Park” for 11.14± acres of 
property. 

 Sunrise 3 LLC requests legislative approval of a Zoning Map amendment from “A-1 
Agricultural” to “C-2 Commercial” for 10.81 acres of property for commercial development. 

 Sunrise 3 LLC requests legislative approval of a Zoning Map amendment from “A-1 
Agricultural” to “M-1 Manufacturing” with zoning conditions for 11.14± acres of property for 
development. The proposed zoning conditions will limit the land uses on the 11.14± acres to 
“self-service warehouse” and “recreational vehicle storage yard.” Additional zoning conditions, 
such as maximum building height, have also been discussed with the applicant. 

 
Recommendation 
If the Planning Commission finds the proposal “will reasonably promote the public interest, conserve 
the value of property, avoid incompatible development, encourage appropriate use and development, 
and promote the general welfare” as per City Code 10-5-6 (General Decision Making Standards), the 
Commission may motion to recommend approval to the City Council the following amendments to the 
Herriman City Future Land Use Map: 
 

 Amendment of 10.81± acres of property located approximately at 5101 W 11800 South from 
“Parks and Recreation” to “Commercial,” and 

 Amendment of 11.14± acres of property located approximately at 12000 S Black Powder Drive 
from “Open Space” to “Light Industrial/Business Park.” 

 
Attachments 

A. Vicinity Map 
B. General Plan Amendment 
C. Neighborhood Comments 
D. Draft Development Agreement 
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Attachment A 

Vicinity Map 
144



Du
et Dr

Lak e Ru
nR

d

Co
pp

er
S k

yD
r

Squatter Cv

Koppers Ln

C

arriageC ondos

Andante Dr

Do
wn

ha
ul

Ln

Azur
ite
Cir

Cr
os

sc
ut

Cir Fo
ols

Go
ld 

Cir

Calton Ln
Flintloc k W y

Taylors
Claim Ct

Gregorian
Ct

Forza Ct

Emma Mine Dr

Encore Ct

Brioso Ct

Ca
rria

ge
Co

nd
os

Pale Mo
on

Ln

Miller

Crossing Dr

Blasting
Cap Cir

Alabaster
Cir

Magnum Ct

Mezzo Dr

Logans
Run Cv

Su n Tea Way

Frizz on
W ay

Bl ac k Powder Dr

Copper
Mine Dr

Cla
im

Sta
ker

Way

Pistol
Ln

Goldsmith Ct

Mi
da

s
Qu

arr
yR

d

Legacy

Ranch Blvd

Qu
arr

y
Rid

ge
 C

v

M ine
ral

W
ay

Co les
Camp Cir

Smooth

Bore Ln

11800 S

Silver
Reef Ct

Pa
y D

irt
Ci

r

Canary
Bird Cv

Vadania Dr

Midas Gold Rd

Gold
Miners Pl

Mother

Lode Ct

Mountain View NB Hwy

Sto
ck

ad
e

Ln

Dynamite
Cir

Co
pp

er
Ro

se
 W

ay

Powder Cv

Liberation Dr

Mountain View SB Hwy

Vibrato St

Midas Park Rd

Wagon Train Dr

Midas

Vista Rd

OregonTr ail Way

R-1-10

R-2-10

C-2

R-2-10

A-1

A-1

R-2-10

C-2

MU-2
C-2

C-2

R-2-10

R-2-10

A-1

AMSD

G2018-004
DAI Gen Plan Amendment

145



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment B 

General Plan Amendment 
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Attachment C 

Neighborhood Comments 
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Community Outreach 
Neighborhood Meeting 

 
 

Date: May 28, 2019 
Developer/Applicant: DAI (Sunrise 3, LLC) 
Community #: 1 
Community Facilitator: Michael O’Rourke 
 
Q – David and Arlene emailed a question about any studies regarding the need for storage. There 
seems to be a lot around. 
A – Developer says studies show a need. 
 
Community Facilitator announced the Community Facebook page and a second meeting. 
 
The developer presented drawings covering C-2 office park, open space, and M-1 indoor outdoor 
storage. 
 
Q – Question regarding UDOT right-in/right-out lane for storage access. 
A – Developer responded that they are required to comply with UDOT specifications. 
 
Q – Height of storage and business park. What are the requirements and limitations? 
A – City can set restrictions. Office building size also restricted by parking size. 
 
Q – What type of fencing will be between office park and homes? 
A – Developer referred to drawings. 
 
Q – Buffering between office park and homes? 
A – Developer referred to drawings. 
 
Concern about office building height and occupants being able to look down into the windows of 
homes. Privacy concerns. 
 
Concern about increased traffic on 118th South; traffic is already bad, and people speed. 
 
Q – Jenny McCarther asked if the traffic study or zoning come first. 
A – Zoning comes first, but zoning is a land-use plan. The developer cannot proceed to build until 
the study is done. 
 
Q – Where would fencing be located along the open space/neighborhood? 
A – No fencing along the open space. Office park “fence” would be along the south side of C-2. 
 
Bill Jackson prefers no sports in the open space. People will flood the neighborhood streets with 
parking and walk rather than use a parking lot. There were lots of attendees who agreed. 
 
Q – If the traffic study shows a failing intersection, what other zoning would be possible? 
A – No specific answer from the developer. 
 
Another comment about shorter office buildings rather than one tall one. 
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Community Outreach 
Neighborhood Meeting 

 
 

Date:  June 24, 2019 
Developer/Applicant: DAI (Sunrise 3, LLC) 
Community #: 1 
Community Facilitator: Michael O’Rourke 
 
Nate Shipp, developer, started by presenting the concept of the storage area, open space, and 
office park. 
 
Q – How is this area zoned currently? 
A – Agriculture 
 
Q – How tall will the office buildings and storage units be? 
A – Storage unit plan is no higher than the 8’ wall. (No answer given for office building.) 
 
Q – What is the intent or plan for the open space? 
A – Developer is looking for input from community. (Follow up comments surrounding desire to 
NOT have soccer fields. Many other comments about not having any sort of park that people will 
drive to and park on their streets to walk to.) 
 
Q – Jenny McCarthur asked when does the accelerate and decelerate lanes get built (on Mountain 
View). 
A – Lane gets built beforehand. 
 
Q – Will stoplight be built for the entrance/exit on Mountain View? 
A – No 
 
Comments: Storage brings down value of homes. Residents want something that enhances the 
neighborhood. More comments related to not wanting ANY development and spoiling their view. 
 
There were concerns expressed about “after hours” crime. The developer commented that the 
intended hours for the storage facility were 7:00 AM to 10:00 PM. The facility will have security 
cameras. 
 
Other concerns about the walls (around the facility? or wall between developments?) being a 
magnet for graffiti. Concerns about razor wire on storage facility wall. 
 
Q – Is traffic study under way? Residents want to make sure the study is done observing school 
season and off school season traffic. 
A – Study is under way. 
 
A comment was made about the school district no longer bussing students from that side of 
Mountain View. This was a recent development. The concern is that this will now require students 
to be driven and will increase traffic. If students have to walk the trail system under Mountain View 
will also be essential. Further concerns surrounding the trail and people currently camping and 
loitering under the bridges. Parents concerned about students having to walk past a “seedy 
element.” 
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Further concerns about the height of the buildings and placement and its effect on privacy in back 
yards. 
 
Q – Why can’t we have cafes? 
A – Cafés bring even higher traffic, and the developer understands that is not what residents want. 
 
Glen Larson commented that he would be okay with 1 acre or ½ acre lots. Developer commented 
that a road would then be needed that connected into the neighborhood. He had heard—
overwhelmingly—that residents do not want a road that connects Mountain View and their 
neighborhood. 
 
Q – Why can’t there be a solid wall on the east side of the proposed C-2? 
A – Great suggestion 
 
Q – Rebecca Parker asked what type of wall will be along the east side of the development? 
A – An 8-foot precast or solid wall. 
 
Q – Can the developer leave the very south end of the storage development, the south “triangle 
bit,” unpaved, and put trees instead of pavement? 
A – Possibly. 
 
Suggestion for the open space. Can it be made into some sort of “Trail Park” that is part of the 
trail system? It would not be something you drive to but rather something you walk or ride to. It 
would consist of paths, grass, and trees, maybe some picnic tables and pavilions. Seemed to be 
a general consensus. 
 
Q – Richard Blackwell asked if the open space park could connect to the park off of Black Powder? 
A – Possibly. 
 
Q – Mike Masias asked if the developer can put the storage facility on a lower grade? 
A – The intent would be that it is not so out in the open. 
 
Stephanie Campbell is concerned about light pollution from the development. 
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Draft Development Agreement 
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MASTER DEVELOPMENT AGREEMENT 
FOR  

Mountain View Self Storage and Office Area 
 
 
 
 

May __, 2020 
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WHEN RECORDED, RETURN TO: 

 
BRUCE R. BAIRD 
Bruce R. Baird, PLLC 
2150 South 1300 East, Suite 500 
Salt Lake City, UT  84106 
 
 MASTER DEVELOPMENT AGREEMENT 
 FOR  
 118th South and MVC 
 

THIS MASTER DEVELOPMENT AGREEMENT is made and entered as of the __ day 

of May, 2020, by and between Herriman City, a Utah municipality and Sunrise 3 L.L.C., a Utah 

limited liability company. 

 RECITALS 
 

A. The capitalized terms used in this MDA and in these Recitals are defined in Section 

1.2, below. 

B. Sunrise 3 L.L.C. owns and is developing the Property. 

C. Sunrise 3 L.L.C. and the City desire that the Property be developed in a unified and 

consistent fashion pursuant to the General Plan and the Zoning. 

D. The Parties acknowledge that development of the Property pursuant to this MDA will 

result in significant planning and economic benefits to the City and its residents by, among other 

things requiring orderly development of the Property and increasing property tax and other 

revenues to the City based on improvements to be constructed on the Property. 

E. The Parties desire to enter into this MDA to specify the rights and responsibilities of 

Sunrise 3 L.L.C. to develop the Property as expressed in this MDA and the rights and 

responsibilities of the City to allow and regulate such development pursuant to the requirements 

of this MDA. 
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F. The Parties understand and intend that this MDA is a “development agreement” within 

the meaning of, and entered into pursuant to the terms of Utah Code Ann. §10-9a-101 (2019) et 

seq. 

G. The Property is zoned as shown on the Zoning Map. 

H. On May ___, 2020 the City approved an amendment to the City’s General Plan to 

allow the re-zoning of the Project. 

I. On May ___, 2020 the City approved the Zoning Map for the Project. 

J. On May ___, 2020 the City approved a Master Plan for the Project. 

K. The City finds that this MDA and the Master Plan conforms with the City’s General 

Plan and the Zoning Map. 

NOW, THEREFORE, in consideration of the mutual covenants contained herein, and 

other good and valuable consideration, the receipt and sufficiency of which is hereby 

acknowledged, the City, Sunrise 3 L.L.C.  hereby agree to the following: 

TERMS 

1. Incorporation of Recitals and Exhibits/ Definitions.   

1.1. Incorporation.  The foregoing Recitals and Exhibits “A” - “F” are hereby 

incorporated into this MDA. 

1.2. Definitions.  As used in this MDA, the words and phrases specified below shall have 

the following meanings: 

1.2.1. Act means the Land Use, Development, and Management Act, Utah Code Ann. 

§ 10-9a-101 (2020), et seq. 

1.2.2. Addendum No. 1 means the attachment hereto that contain the terms of this 

MDA that are unique to the Project. 
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1.2.3. Administrator means the person designated by the City as the Administrator 

of this MDA. 

1.2.4. Applicant means a person or entity submitting a Development Application. 

1.2.5. Buildout means the completion of all of the development on the entire Project 

in accordance with the approved plans.  

1.2.6. City means Herriman City, a Utah municipality.  

1.2.7. City Consultants means those outside consultants employed by the City in 

various specialized disciplines such as traffic, hydrology or drainage for reviewing 

certain aspects of the development of the Project. 

1.2.8. City’s Future Laws means the ordinances, policies, standards, and procedures 

which may be in effect as of a particular time in the future when a Development 

Application is submitted for a part of the Project and which may or may not be 

applicable to the Development Application depending upon the provisions of this 

MDA. 

1.2.9. City’s Vested Laws means the ordinances, policies, standards and procedures 

of the City in effect as of the date of this MDA, a digital copy of which is attached as 

Exhibit “D”. 

1.2.10. Council means the elected City Council of the City. 

1.2.11. Default means a material breach of this MDA as specified herein. 

1.2.12. Denied means a formal denial issued by the final decision-making body of the 

City for a particular type of Development Application but does not include review 

comments or “redlines” by City staff. 
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1.2.13. Development means the development of a portion of the Property pursuant to 

an approved Development Application. 

1.2.14. Development Application means a complete application to the City for 

development of a portion of the Project including a Subdivision or any other permit, 

certificate or other authorization from the City required for development of the 

Project. 

1.2.15. Development Report means a report containing the information specified in 

Sections 3.5 or 3.6 submitted to the City by Master Developer for a Development by 

Master Developer or for the sale of any Parcel to a Subdeveloper or the submittal of a 

Development Application by a Subdeveloper pursuant to an assignment from Master 

Developer. 

1.2.16. Final Plat means the recordable map or other graphical representation of land 

prepared in accordance with Utah Code Ann. § 10-9a-603 (2020), or any successor 

provision, and approved by the City, effectuating a Subdivision of any portion of the 

Project. 

1.2.17. Master Plan means the Master Plan for the entire Project to be developed on 

the Property as shown on Exhibit “B”. 

1.2.18. MDA means this Master Development Agreement including all of its Exhibits 

and Addendum No. 1. 

1.2.19. Notice means any notice to or from any Party to this MDA that is either 

required or permitted to be given to another party. 

1.2.20. Open Space shall have the meaning specified in Section 10-20-6.J of the 

City’s Vested Laws. 
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1.2.21. Outsourc[e][ing] means the process of the City contracting with City 

Consultants or paying overtime to City employees to provide technical support in the 

review and approval of the various aspects of a Development Application as is more 

fully set out in this MDA. 

1.2.22. Parcel means a portion of the Property that is created by the Sunrise 3 L.L.C 

to be sold to a Subdeveloper as a Subdivision that is not an individually developable 

lot as specified in Section 6.9. 

1.2.23. Party/Parties means, in the singular, either Sunrise 3 L.L.C.  or the City; in 

the plural both of Sunrise 3 L.L.C.  and the City. 

1.2.24. Planning Commission means the City’s Planning Commission. 

1.2.25. Project means the total development to be constructed on the Property 

pursuant to this MDA with the associated public and private facilities, and all of the 

other aspects approved as part of this MDA. 

1.2.26. Property means the real property owned and to be developed by Sunrise 3 

L.L.C.  more fully described in Exhibit "A". 

1.2.27. Public Infrastructure means those elements of infrastructure that are planned 

to be dedicated to the City as a condition of the approval of a Development 

Application. 

1.2.28. Subdeveloper means a person or an entity not “related” (as defined by 

Section 165 of the Internal Revenue Code) to Sunrise 3 L.L.C. which purchases a 

Parcel for development. 

1.2.29. Subdivision means the division of any portion of the Project into developable 

lots pursuant to State Law and/or the Zoning Ordinance. 
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1.2.30. Subdivision Application means the application to create a Subdivision. 

1.2.31. Sunrise 3 L.L.C. means Sunrise 3 L.L.C., and its assignees or transferees as 

permitted by this MDA. 

1.2.32. Zoning Map means the map of the zoning of the Property as shown on 

Exhibit “C”. 

1.2.33. Zoning Ordinance means the City’s Land Use and Development Ordinance 

adopted pursuant to the Act that was in effect as of the date of this MDA as a part of 

the City’s Vested Laws. 

2. Development of the Project.   

2.1. Compliance with this MDA.  Development of the Project shall be in accordance 

with the City’s Vested Laws, the City’s Future Laws (to the extent that these are 

applicable as otherwise specified in this MDA), the Zoning Map and this MDA. 

3. Zoning and Vested Rights. 

3.1. Zoning.  The City has zoned the Property as shown on the Zoning Map in Exhibit 

“C”. 

3.2. Vested Rights Granted by Approval of this MDA.  To the maximum extent 

permissible under the laws of Utah and the United States and at equity, the Parties intend 

that this MDA grants Sunrise 3 L.L.C. all rights to develop the Project in fulfillment of 

this MDA, the City’s Vested Laws and the Zoning Map except as specifically provided 

herein.  The Parties specifically intend that this MDA grant to Sunrise 3 L.L.C. “vested 

rights” as that term is construed in Utah’s common law and pursuant to Utah Code Ann. 

§ 10-9a-509 (2020).   
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3.3. Exceptions.  The restrictions on the applicability of the City’s Future Laws to the 

Project as specified in Section 3.2 are subject to only the following exceptions:  

3.3.1. Sunrise 3 L.L.C. Agreement.  City’s Future Laws that Sunrise 3 L.L.C. agrees 

in writing to the application thereof to the Project;  

3.3.2. State and Federal Compliance.  City’s Future Laws which are generally 

applicable to all properties in the City and which are required to comply with State 

and Federal laws and regulations affecting the Project;  

3.3.3. Codes.  Herriman City Development Standards, Engineering Requirements and 

Supplemental Specifications for Public Works (Sixth Edition, 2011) and any new 

editions or replacement thereof and any City’s Future Laws that are updates or 

amendments to existing building, plumbing, mechanical, electrical, dangerous 

buildings, drainage, or similar construction or safety related codes, such as the 

International Building Code, the APWA Specifications, AAHSTO Standards, the 

Manual on Uniform Traffic Control Devices or similar standards that are generated 

by a nationally or statewide recognized construction/safety organization, or by the 

State or Federal governments and are required to meet legitimate concerns related to 

public health, safety or welfare;  

3.3.4. Taxes.  Taxes, or modifications thereto, so long as such taxes are lawfully 

imposed and charged uniformly by the City to all properties, applications, persons 

and entities similarly situated; or, 

3.3.5. Fees.  Changes to the amounts of fees for the processing of Development 

Applications that are generally applicable to all development within the City (or a 

portion of the City as specified in the lawfully adopted fee schedule) and which are 
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adopted pursuant to State law. 

3.3.6. Impact Fees. Impact Fees or modifications thereto which are lawfully adopted, 

and imposed by the City.  Sunrise 3 L.L.C. and Subdeveloper agree that the impact 

fees imposed on the Sunrise 3 L.L.C. by the City meet all requirements of the U. S. 

Constitution, Utah Constitution, law and applicable statutes, including but not limited 

to Utah Code Ann. § 11-36a-101 (2019) et seq.  

3.3.7. Planning and Zoning Modification.  Changes by the City to its planning 

principles and design standards such as architectural or design requirements, setbacks 

or similar items so long as such changes do not work to reduce the Maximum 

Residential Units, are generally applicable across the entire City to the respective 

Zones within the Project and do not materially and unreasonably increase the costs of 

any Development. 

3.3.8. Processing of Development Applications.  Changes in the City’s Future Laws 

that relate to the processing of Development Applications which are generally 

applicable across the entire City to the respective Zones within the Project and do not 

materially and unreasonably increase the costs of any Development. 

3.3.9. Compelling, Countervailing Interest.  Laws, rules or regulations that the City’s 

land use authority finds, on the record, are necessary to avoid jeopardizing a 

compelling, countervailing public interest pursuant to Utah Code Ann. § 10-9a-

509(1)(a)(i) (2020). 

4. Term of Agreement.  The term of this MDA shall be until December 31, 2024.  This 

MDA shall also terminate automatically at Buildout.  Section 4.6 of Addendum # 1 shall survive 

any termination and the obligations therein shall continue as specified therein. 
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5. Processing of Development Applications. 

5.1. Outsourcing of Processing of Development Applications.  Within fifteen (15) 

business days after receipt of a Development Application and upon the request of Sunrise 

3 L.L.C. the City and Sunrise 3 L.L.C. will confer to determine whether the City desires 

to Outsource the review of any aspect of the Development Application to ensure that it is 

processed on a timely basis.  If the City determines that Outsourcing is appropriate, then 

the City shall promptly estimate the reasonably anticipated differential cost of 

Outsourcing in the manner selected by the Sunrise 3 L.L.C. or Subdeveloper in good faith 

consultation with the Sunrise 3 L.L.C. or Subdeveloper (either overtime to City 

employees or the hiring of a City Consultant).  If the Sunrise 3 L.L.C. or a Subdeveloper 

notifies the City that it desires to proceed with the Outsourcing based on the City’s 

estimate of costs then the Sunrise 3 L.L.C. or Subdeveloper shall deposit in advance with 

the City the estimated differential cost and the City shall then promptly proceed with 

having the work Outsourced.  Upon completion of the Outsourcing services and the 

provision by the City of an invoice (with such reasonable supporting documentation as 

may be requested by Sunrise 3 L.L.C. or Subdeveloper) for the actual differential cost 

(whether by way of paying a City Consultant or paying overtime to City employees) of 

Outsourcing, Sunrise 3 L.L.C. or the Subdeveloper shall, within ten (10) business days 

pay or receive credit (as the case may be) for any difference between the estimated 

differential cost deposited for the Outsourcing and the actual cost differential. 

5.2. Acceptance of Certifications Required for Development Applications.  Any 

Development Application requiring the signature, endorsement, or certification and/or 

stamping by a person holding a license or professional certification required by the State 
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of Utah in a particular discipline shall be so signed, endorsed, certified or stamped 

signifying that the contents of the Development Application comply with the applicable 

regulatory standards of the City.  The City should endeavor to make all of its redlines, 

comments or suggestions at the time of the first review of the Development Application 

unless any changes to the Development Application raise new issues that need to be 

addressed. 

5.3. Independent Technical Analyses for Development Applications.  If the City 

needs technical expertise beyond the City’s internal resources to determine impacts of a 

Development Application such as for structures, bridges, water tanks, and other similar 

matters which are not required by the City’s Vested Laws to be certified by such experts 

as part of a Development Application, the City may engage such experts as City 

Consultants with the actual and reasonable costs being the responsibility of Applicant.  

The City Consultant undertaking any review by the City required or permitted by 

this MDA shall be selected from a list generated by the City for each such City 

review pursuant to a “request for proposal” process or as otherwise allowed by 

City ordinances or regulations.  Applicant may, in its sole discretion, strike from 

the list of qualified proposers any of such proposed consultants so long as at least 

three (3) qualified proposers remain for selection.  The anticipated cost and 

timeliness of such review may be a factor in choosing the expert.  The actual and 

reasonable costs being the responsibility of Applicant. 

5.4. City Denial of a Development Application.  If the City denies a Development 

Application the City shall provide a written determination advising the Applicant of the 
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reasons for denial including specifying the reasons the City believes that the 

Development Application is not consistent with this MDA, and/or the City’s Vested 

Laws (or, if applicable, the City’s Future Laws). 

5.5. Meet and Confer regarding Development Application Denials.  The City and 

Applicant shall meet within fifteen (15) business days of any Denial to resolve the issues 

specified in the Denial of a Development Application. 

5.6. City Denials of Development Applications Based on Denials from Non-City 

Agencies.  If the City’s denial of a Development Application is based on the denial of the 

Development Application by a Non-City Agency, Applicant shall appeal any such denial 

through the appropriate procedures for such a decision and not through the processes 

specified below. 

5.7. Mediation of Development Application Denials.   

5.7.1. Issues Subject to Mediation.  Issues resulting from the City’s Denial of a 

Development Application that the parties are not able to resolve by “Meet and 

Confer” shall be mediated and include the following: 

(i) the location of On-Site Infrastructure, including utility lines 

and stub outs to adjacent developments,  

(ii) right-of-way modifications that do not involve the altering 

or vacating of a previously dedicated public right-of-way,  

(iii) interpretations, minor technical edits or inconsistencies 

necessary to clarify or modify documents consistent with their 

intended purpose of the Development Standards, and 

(iv) the issuance of building permits. 
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5.7.2. Mediation Process.  If the City and Applicant are unable to resolve a 

disagreement subject to mediation, the parties shall attempt within ten (10) business 

days to appoint a mutually acceptable mediator with knowledge of the legal issue in 

dispute.  If the City and Applicant are unable to agree on a single acceptable mediator 

they shall each, within ten (10) business days, appoint their own representative.  

These two representatives shall, between them, choose the single mediator.  Applicant 

shall pay the fees of the chosen mediator.  The chosen mediator shall within fifteen 

(15) business days, review the positions of the parties regarding the mediation issue 

and promptly attempt to mediate the issue between the parties.  If the parties are 

unable to reach agreement, the mediator shall notify the parties in writing of the 

resolution that the mediator deems appropriate.  The mediator's opinion shall not be 

binding on the parties. 

5.8. Arbitration of Development Application Objections. 

5.8.1. Issues Subject to Arbitration.  Issues regarding the City’s Denial of a 

Development Application that are subject to resolution by scientific or technical 

experts such as traffic impacts, water quality impacts, pollution impacts, etc. are 

subject to arbitration. 

5.8.2. Mediation Required Before Arbitration.  Prior to any arbitration the parties 

shall first attempt mediation as specified in Section 5.7. 

5.8.3. Arbitration Process.  If the City and Applicant are unable to resolve an issue 

through mediation, the parties shall attempt within ten (10) business days to appoint a 

mutually acceptable expert in the professional discipline(s) of the issue in question.  If 

the parties are unable to agree on a single acceptable arbitrator they shall each, within 
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ten (10) business days, appoint their own individual appropriate expert.  These two 

experts shall, between them, choose the single arbitrator.  Applicant shall pay the fees 

of the chosen arbitrator.  The chosen arbitrator shall within fifteen (15) business days, 

review the positions of the parties regarding the arbitration issue and render a 

decision.  The arbitrator shall ask the prevailing party to draft a proposed order for 

consideration and objection by the other side.  Upon adoption by the arbitrator, and 

consideration of such objections, the arbitrator's decision shall be final and binding 

upon both parties.  If the arbitrator determines as a part of the decision that the City’s 

or Applicant’s position was not only incorrect but was also maintained unreasonably 

and not in good faith then the arbitrator may order the City or Applicant to pay the 

arbitrator’s fees. 

5.9. Parcel Sales.  The City acknowledges that the precise location and details of the 

public improvements, lot layout and design and any other similar item regarding the 

development of a particular Parcel may not be known at the time of the creation of or sale 

of a Parcel.  Sunrise 3 L.L.C. may obtain approval of a Subdivision as is provided in Utah 

Code Ann., § 10-9a-103(57)(c)(v) (2020) that does not create any individually 

developable lots in the Parcel without being subject to any requirement in the City’s 

Vested Laws to complete or provide security for any Public Infrastructure at the time of 

such subdivision.  The responsibility for completing and providing security for 

completion of any Public Infrastructure in the Parcel shall be that of the Sunrise 3 L.L.C. 

or a Subdeveloper upon a subsequent re-Subdivision of the Parcel that creates 

individually developable lots.  However, construction of improvements shall not be 
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allowed until the Sunrise 3 L.L.C. or Subdeveloper complies with the City’s Vested 

Laws. 

6. Addendum No. 1.  Addendum No. 1 contains the provisions of this MDA that are unique 

to the development of the Project. 

7. Application Under City’s Future Laws.  Without waiving any rights granted by this 

MDA, Sunrise 3 L.L.C. may at any time, choose to submit a Development Application for all of 

the Project under the City’s Future Laws in effect at the time of the Development Application so 

long as Sunrise 3 L.L.C. is not in current breach of this Agreement.   

8. Public Infrastructure.   

8.1. Construction by and Master Developer.  Sunrise 3 L.L.C. shall have the right and 

the obligation to construct or cause to be constructed and installed all Public 

Infrastructure reasonably and lawfully required as a condition of approval of the 

Development Application.   

8.2. Bonding.  If and to the extent required by the City's Vested Laws, unless otherwise 

provided by Chapter 10-9a of the Utah Code as amended, security for any Public 

Infrastructure is required by the City Applicant shall provide it in a form acceptable to the 

City as specified in the City's Vested Laws.  Partial releases of any such required security 

shall be made as work progresses based on the City's Vested Laws.  

9. Upsizing/Reimbursements to Master Developer.   

9.1. "Upsizing".  The City shall not require Sunrise 3 L.L.C. to “upsize” any future 

Public Infrastructure (i.e., to construct the infrastructure to a size larger than required to 

service the Project) unless financial arrangements reasonably acceptable to Sunrise 3 

L.L.C. are made to compensate Sunrise 3 L.L.C. for the incremental or additive costs of 
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such upsizing.  For example, if an upsizing to a water pipe size increases costs by 10% 

but adds 50% more capacity, the City shall only be responsible to compensate Sunrise 3 

L.L.C. for the 10% cost increase.  An acceptable financial arrangement for upsizing of 

improvements means reimbursement agreements, payback agreements, and impact fee 

credits and reimbursements.  

10. Default. 

10.1. Notice.  If Sunrise 3 L.L.C. or a Subdeveloper or the City fails to perform their 

respective obligations hereunder or to comply with the terms hereof, the Party believing 

that a Default has occurred shall provide Notice to the other Party.  If the City believes 

that the Default has been committed by a Subdeveloper then the City shall also provide a 

courtesy copy of the Notice to Owner and Master Developer. 

10.2. Contents of the Notice of Default.  The Notice of Default shall: 

10.2.1. Specific Claim.  Specify the claimed event of Default; 

10.2.2. Applicable Provisions.  Identify with particularity the provisions of any 

applicable law, rule, regulation or provision of this MDA that is claimed to be in 

Default; 

10.2.3. Materiality.  Identify why the Default is claimed to be material; and 

10.2.4. Optional Cure.  If the City chooses, in its discretion, it may propose a method 

and time for curing the Default which shall be of no less than thirty (30) days 

duration. 

10.3. Meet and Confer, Mediation, Arbitration.  Upon the issuance of a Notice of 

Default the Parties shall engage in the “Meet and Confer” and “Mediation” processes 

specified in Sections 5.6 and 5.7.  If the claimed Default is subject to Arbitration as 
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provided in Section 5.8 then the parties shall follow such processes.  

10.4. Remedies.  If the parties are not able to resolve the Default by “Meet and Confer” 

or by Mediation, and if the Default is not subject to arbitration then the Parties may have 

the following remedies, except as specifically limited in 10.9: 

10.4.1. Law and Equity.  All rights and remedies available at law and in equity, 

including, but not limited to, injunctive relief and/or specific performance.  

10.4.2. Security.  The right to draw on any security posted or provided in connection 

with the Project and relating to remedying of the particular Default. 

10.4.3. Future Approvals.  The right to withhold all further reviews, approvals, 

licenses, building permits and/or other permits for development of the Project in the 

case of a default by Master Developer, or in the case of a default by a Subdeveloper, 

development of those Parcels owned by the Subdeveloper until the Default has been 

cured. 

10.5. Public Meeting.  Before any remedy in Section 10.4 may be imposed by the City 

the party allegedly in Default shall be afforded the right to attend a public meeting before 

the City Council and address the City Council regarding the claimed Default. 

10.6. Emergency Defaults.  Anything in this MDA notwithstanding, if the City Council 

finds on the record that a default materially impairs a compelling, countervailing interest 

of the City and that any delays in imposing such a default would also impair a 

compelling, countervailing interest of the City then the City may impose the remedies of 

Section 10.4 without the requirements of Sections 10.5.  The City shall give Notice to 

Sunrise 3 L.L.C. and/or any applicable Subdeveloper of any public meeting at which an 

emergency default is to be considered and the Developer and/or any applicable 
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Subdeveloper shall be allowed to address the City Council at that meeting regarding the 

claimed emergency Default. 

10.7. Extended Cure Period.  If any Default cannot be reasonably cured within thirty 

(30) days then such cure period shall be extended so long as the defaulting party is 

pursuing a cure with reasonable diligence. 

10.8. Default of Assignee.  A default of any obligations assumed by an assignee shall not 

be deemed a default of Owner or Master Developer. 

10.9. Limitation on Recovery for Default – No Damages.  Anything in this MDA 

notwithstanding no Party shall be entitled to any claim for any monetary damages as a 

result of any breach of this MDA and each Party waives any claims thereto except that 

the City may seek payment of any unpaid outsourcing fees pursuant to Section 5.1 and 

any independent technical analysis pursuant to Section 5.3.  The sole remedy available to 

Sunrise 3 L.L.C. or any Subdeveloper shall be that of specific performance. 

11. Notices.  All notices required or permitted under this MDA shall, in addition to any other 

means of transmission, be given in writing by certified mail and regular mail to the following 

address: 

To Sunrise 3 L.L.C.: 
 

Sunrise 3, LLC 
Attn.: Mr. Nate Shipp 
14034 South 145 East, Suite 204 
Draper, UT  84020 

 
With a Copy to: 
 
Bruce R. Baird 
Bruce R. Baird, PLLC 
2150 South 1300 East, Suite 500 
Salt Lake City, UT  84106 
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bbaird@difficultdirt.com 
 

 
To the City: 

 
Herriman City 
Attn: City Manager 
5355 West Herriman Main Street 
Herriman, UT  84096 
Bwood@herriman.org  
 
With a Copy to: 

 
Herriman City 
Attn: City Attorney 
5355 West Herriman Main Street 
Herriman, UT  84096 
John@bremslaw.com  

 
11.1. Effectiveness of Notice.  Except as otherwise provided in this MDA, each Notice 

shall be effective and shall be deemed delivered on the earlier of: 

11.1.1. Hand Delivery.  Its actual receipt, if delivered personally or by courier service  

11.1.2. Electronic Delivery.  Its actual receipt if delivered electronically by email 

provided that a copy of the email is printed out in physical form and mailed or 

personally delivered as set forth herein on the same day and the sending party has an 

electronic receipt of the delivery of the Notice.  If the copy is not sent on the same 

day, then notice shall be deemed effective the date that the mailing or personal 

delivery occurs. 

11.1.3. Mailing.  On the day the Notice is postmarked for mailing, postage prepaid, 

by First Class or Certified United States Mail and actually deposited in or delivered to 

the United States Mail.  Any party may change its address for Notice under this MDA 

by giving written Notice to the other party in accordance with the provisions of this 
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Section. 

12. Headings.  The captions used in this MDA are for convenience only and a not intended 

to be substantive provisions or evidences of intent. 

13. No Third-Party Rights/No Joint Venture.  This MDA does not create a joint venture 

relationship, partnership or agency relationship between the City, Owner or Master Developer.  

Further, the parties do not intend this MDA to create any third-party beneficiary rights.  The 

Parties acknowledge that this MDA refers to a private development and that the City has no 

interest in, responsibility for or duty to any third parties concerning any improvements to the 

Property or unless the City has accepted the dedication of such improvements at which time all 

rights and responsibilities—except for warranty bond requirements under City’s Vested Laws 

and as allowed by state law—for the dedicated public improvement shall be the City's. 

14. Assignability.  The rights and responsibilities of Sunrise 3 L.L.C. under this MDA may 

be assigned in whole or in part, respectively, by Sunrise 3 L.L.C. with the consent of the City as 

provided herein.   

14.1. Sale of Lots.  Owner or Master Developer’s selling or conveying lots in any 

approved Subdivision or Parcels to builders, end users, or Subdevelopers, shall not be 

deemed to be an “assignment” subject to the above-referenced approval by the City 

unless specifically designated as such an assignment by the Owner or Master Developer.   

14.2. Related Entity.  Master Developer’s or Owner’s transfer of all or any part of the 

Property to any entity “related” to Owner or Sunrise 3 L.L.C. (as defined by regulations 

of the Internal Revenue Service in Section 165), Master Developer’s entry into a joint 

venture for the development of the Project or Master Developer’s pledging of part or all 

of the Project as security for financing shall also not be deemed to be an “assignment” 
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subject to the above-referenced approval by the City unless specifically designated as 

such an assignment by the Master Developer.  Sunrise 3 L.L.C. shall give the City Notice 

of any event specified in this sub-section within ten (10) days after the event has 

occurred.  Such Notice shall include providing the City with all necessary contact 

information for the newly responsible party. 

14.3. Notice.  Sunrise 3 L.L.C. shall give Notice to the City of any proposed assignment 

and provide such information regarding the proposed assignee that the City may 

reasonably request in making the evaluation permitted under this Section.  Such Notice 

shall include providing the City with all necessary contact information for the proposed 

assignee. 

14.4. Time for Objection.  Unless the City objects in writing within twenty (20) business 

days of notice, the City shall be deemed to have approved of and consented to the 

assignment.   

14.5. Partial Assignment.  If any proposed assignment is for less than all of Master 

Developer’s rights and responsibilities then the assignee shall be responsible for the 

performance of each of the obligations contained in this MDA to which the assignee 

succeeds.  Upon any such approved partial assignment Sunrise 3 L.L.C. shall not be 

released from any future obligations as to those obligations which are assigned but shall 

remain responsible for the performance of any obligations herein.   

14.6. Denial.  The City may only withhold its consent if the City is not reasonably 

satisfied of the assignee’s financial ability to perform the obligations of Owner or Sunrise 

3 L.L.C. proposed to be assigned or there is an existing breach of a development 

obligation owed to the City by the assignee or related entity that has not either been cured 
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or in the process of being cured in a manner acceptable to the City.  Any refusal of the 

City to accept an assignment shall be subject to the “Meet and Confer” and “Mediation” 

processes specified in Sections 5.6 and 5.7.  If the refusal is subject to Arbitration as 

provided in Section 5.8 then the Parties shall follow such processes. 

14.7. Assignees Bound by MDA.  Any assignee shall consent in writing to be bound by 

the assigned terms and conditions of this MDA as a condition precedent to the 

effectiveness of the assignment. 

15. Binding Effect.  If Sunrise 3 L.L.C. sells or conveys Parcels of lands to Subdevelopers or 

related parties, the lands so sold and conveyed shall bear the same rights, privileges, 

configurations, and number of Residential Dwelling Units as applicable to such Parcel and be 

subject to the same limitations and rights of the City when owned by Owner or Sunrise 3 L.L.C. 

and as set forth in this MDA without any required approval, review, or consent by the City 

except as otherwise provided herein. 

16. No Waiver.  Failure of any Party hereto to exercise any right hereunder shall not be 

deemed a waiver of any such right and shall not affect the right of such party to exercise at some 

future date any such right or any other right it may have. 

17. Severability.  If any provision of this MDA is held by a court of competent jurisdiction 

to be invalid for any reason, the Parties consider and intend that this MDA shall be deemed 

amended to the extent necessary to make it consistent with such decision and the balance of this 

MDA shall remain in full force and affect. 

18. Force Majeure.  Any prevention, delay or stoppage of the performance of any obligation 

under this Agreement which is due to strikes, labor disputes, inability to obtain labor, materials, 

equipment or reasonable substitutes therefor; acts of nature, governmental restrictions, 
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regulations or controls, judicial orders, enemy or hostile government actions, wars, civil 

commotions, fires or other casualties or other causes beyond the reasonable control of the Party 

obligated to perform hereunder shall excuse performance of the obligation by that Party for a 

period equal to the duration of that prevention, delay or stoppage.   

19. Time is of the Essence.  Time is of the essence to this MDA and every right or 

responsibility shall be performed within the times specified. 

20. Appointment of Representatives.  To further the commitment of the Parties to 

cooperate in the implementation of this MDA, the City and Sunrise 3 L.L.C. each shall designate 

and appoint a representative to act as a liaison between the City and its various departments and 

the Master Developer.  The initial representative for the City shall be the Community 

Development Director.  The initial representative for Sunrise 3 L.L.C. shall be Nate Shipp.  The 

Parties may change their designated representatives by Notice.  The representatives shall be 

available at all reasonable times to discuss and review the performance of the Parties to this 

MDA and the development of the Project. 

21. Applicable Law.  This MDA is entered into in Salt Lake County in the State of Utah and 

shall be construed in accordance with the laws of the State of Utah irrespective of Utah’s choice 

of law rules. 

22. Venue.  Any action to enforce this MDA shall be brought only in the Third District Court 

for the State of Utah, Salt Lake City Division. 

23. Entire Agreement.  This MDA, and all Exhibits thereto, is the entire agreement between 

the Parties and may not be amended or modified except either as provided herein or by a 

subsequent written amendment signed by all Parties. 

24. Mutual Drafting.  Each Party has participated in negotiating and drafting this MDA and 
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therefore no provision of this MDA shall be construed for or against any Party based on which 

Party drafted any particular portion of this MDA. 

25. Recordation and Running with the Land.  This MDA shall be recorded in the chain of 

title for the Project.  This MDA shall be deemed to run with the land.  The data disk of the City’s 

Vested Laws, Exhibit “E”, shall not be recorded in the chain of title.  A secure copy of Exhibit 

“E” shall be filed with the City Recorder and each party shall also have an identical copy. 

26. Authority.  The Parties to this MDA each warrant that they have all of the necessary 

authority to execute this MDA.  Specifically, on behalf of the City, the signature of the City 

Manager of the City is affixed to this MDA lawfully binding the City pursuant to Ordinance No. 

2020-___ adopted by the City on May __, 2020. 

 IN WITNESS WHEREOF, the parties hereto have executed this Agreement by and through 

their respective, duly authorized representatives as of the day and year first herein above written. 

MASTER DEVELOPER   CITY 
Sunrise 3 L.L.C.    Herriman City 
  
_______________________   _____________________ 
By: ________________   By: ___________,  
Its: _________________   Its: City Manager 
 
 
Approved as to form and legality:   Attest: 
 
__________________   __________________ 
City Attorney      City Recorder 
 
 
CITY ACKNOWLEDGMENT 
 
STATE OF UTAH ) 
                                                   :ss. 
COUNTY OF SALT LAKE ) 
 
On the _____ day of May, 2020 personally appeared before me ___________who being by me 
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duly sworn, did say that he is the City Manager of Herriman City, a political subdivision of the 
State of Utah, and that said instrument was signed in behalf of the City by authority of its City 
Council and said City Manager acknowledged to me that the City executed the same. 
 

__________________________________ 
NOTARY PUBLIC 

 
 
My Commission Expires:  ________________ 
 
Residing at:  _________________________ 
 
 
Sunrise 3 L.L.C. ACKNOWLEDGMENT 
 
STATE OF UTAH ) 

:ss. 
COUNTY OF SALT LAKE     ) 
 

On the _____ day of May, 2020, personally appeared before me ______________, who 
being by me duly sworn, did say that he is the Manager of Sunrise 3 L.L.C., a Utah limited 
liability company and that the foregoing instrument was duly authorized by the company at a 
lawful meeting held by authority of its operating agreement and signed in behalf of said 
company. 
 

______________________________ 
NOTARY PUBLIC 
 

My Commission Expires:  ________________ 
 
Residing at:  _________________________ 
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ADDENDUM NO. 1 
 

TERMS 

1. Definitions.   

1.1 Incorporation.  The capitalized terms used in this Addendum No. 1 shall have 

the meanings set forth in the MDA unless otherwise specified herein. 

1.2 Additional Definitions.  As used in this MDA, the words and phrases 

specified below shall have the following meanings: 

1.2.1 Middle Park Area means that parcel of land located at approximately 

120000 South Black Powder Drive, Herriman UT and shown on Exhibit 

“B” which is described on Exhibit “A” as Middle Park Area. 

1.2.2. North Office Area means that parcel of land located at approximately 

5101 West 11800 South, Herriman UT and shown on Exhibit “B”.  

Described on Exhibit “A” as “North Office Area”  

1.2.3. South Self Storage Area means that parcel of land located at 

approximately 11999 S Black Powder Dr, Herriman UT and shown on 

Exhibit “B” which is described on Exhibit “A” as “South Self Storage 

Area”. 

2. Development of the North Office Area.   

The North Office Area shall be developed in compliance with the C-2 zoning as shown 

on the Zoning Map and all standards specified for that C-2 zoning in the City’s Vested 

Laws including, but not limited to, the subdivision requirements and design standards 
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specified in the City’s Vested Laws. 

 2.2 Alignment of Northwest Entrance.  The entrance on the Northwest as shown 

on Exhibit “E” shall be aligned with an existing City road and shall be right-in-right-out 

only. 

 2.3 Existing Vinyl Fence.  The existing vinyl fence as shown on Exhibit “E” shall 

be allowed to remain and shall hereafter be maintained by Sunrise 3 LLC. 

 2.4 Existing Road.  The existing City Right of Way as shown on Exhibit “E” will 

continue to be owned by the City.  The City shall allow Sunrise 3 LLC to install an 

appropriate irrigation system and grass.  Sunrise 3 LLC shall thereafter maintain the grass.  

The City may install a trail on the existing City Right of Way which shall, thereafter, be 

maintained by the City. 

3. Dedication of the Middle Park.  Upon the execution of this MDA Sunrise 3 L.L.C. 

shall donate to the City by a Utah standard form Special Warranty Deed the Middle Park 

as-is, where-is with no representations or warranties except that the title shall be free from 

all financial encumbrances and Sunrise 3 L.L.C. shall be responsible for any property or 

greenbelt/rollback taxes prorated to the time of transfer. 

4. Development of South Self Storage Area.   

4.1 The South Self Storage Area shall be developed pursuant to the M-1 zoning in 

the City’s Vested Laws, with permitted being limited uses to being to only 

indoor/outdoor storage in compliance with all applicable standards in the City’s 

Vested Laws including but not limited to any “screening” requirements.  
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4.2 Timing.  No building permit for any structure in the South Self Storage Area 

shall be issued unit a subdivision plat and a building permit shall have been issued 

and all fees required by the City’s Vested Laws paid for a building in the North 

Office Area of at least 10,000 square feet.  At that time Sunrise 3 L.L.C. may 

develop and build the entire South Self Storage Area. 

4.3 Perimeter Wall.  The South Self Storage Area shall have walls along the 

perimeter of the site as specified on Exhibit “F”. 

4.4 Emergency Access.  Access from the South Storage Area to East Black 

Powder Road as shown on Exhibit “F” shall be for emergency purposes only by 

a “crash gate” specified by the Unified Fire District which shall be maintained 

by Sunrise 3 LLC. 

4.5 Access from Mountain View.  The access to the South Self Storage Area 

off of Mountain View Corridor as shown on Exhibit “F” shall be a public street 

and shall be designed to allow for safe stacking of entering vehicles.  The City 

shall apply to UDOT for the access and shall use reasonable efforts to obtain 

such access.   
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4.6 Maintenance.  Sunrise 3 LLC shall be responsible for the 

maintenance/snowplowing of the entrance/stacking area public street.  If 

Sunrise 3 LLC fails to properly maintain or snowplow the entrance/stacking 

area public street the City may consider that failure to be a Default and 

exercise the Default provision of Section 10 of the MDA.  Any dispute 

regarding such maintenance/snowplowing shall be subject to the dispute 

resolution and default provisions of the MDA.  This maintenance obligation 

shall survive the termination of this MDA and shall be perpetual as long as the 

entrance/stacking area is a public street. 
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Exhibit A 

Legal Description 
 

NORTH OFFICE AREA: 
A TRACT OF LAND, SITUATE IN THE NORTHWEST QUARTER OF THE NORTHEAST QUARTER OF 
SECTION 25, TOWNSHIP 3 SOUTH, RANGE 2 WEST, SALT LAKE BASE AND MERIDIAN. THE 
BOUNDARIES OF SAID TRACT OF LAND CONSISTING OF PARCEL 131:2S: 
 
BEGINNING AT THE NORTHEAST CORNER AND A POINT IN THE EXISTING SOUTHERLY RIGHT OF 
WAY LINE OF 11800 SOUTH STREET, SAID CORNER IS 1,338.90 FEET SOUTH 89°39'15" EAST ALONG 
THE SECTION LINE AND 36.70 FEET (33.00 FEET BY RECORD) SOUTH 00°20'45" WEST FROM THE 
NORTH QUARTER CORNER OF SAID SECTION 25; AND RUNNING THENCE SOUTH 00°20'47" WEST 
(SOUTH 00°20'45" WEST BY RECORD) 976.64 FEET ALONG THE EASTERLY BOUNDARY LINE OF SAID 
ENTIRE TRACT; THENCE NORTH 37°28'06" WEST 484.81 FEET; THENCE NORTH 89°50'58" WEST 297.67 
FEET; THENCE NORTH 36°56'58" WEST 360.81 FEET TO A POINT IN THE EXISTING SOUTHERLY RIGHT 
OF WAY LINE OF SAID 11800 SOUTH STREET; THENCE ALONG SAID EXISTING SOUTHERLY RIGHT 
OF WAY LINE THE FOLLOWING FIVE (5) COURSES: (1) NORTH 53°10'25" EAST 46.61 FEET; THENCE (2) 
NORTH 49°50'40" EAST 161.13 FEET TO THE BEGINNING OF A 1045.89-FOOT RADIUS NON-TANGENT 
CURVE TO THE RIGHT; THENCE (3) EASTERLY 527.32 FEET ALONG THE ARC OF SAID CURVE (NOTE: 
CHORD TO SAID CURVE BEARS NORTH 70°53'13" EAST FOR A DISTANCE OF 521.75 FEET); THENCE (4) 
EASTERLY 54.84 FEET ALONG THE ARC OF A COMPOUND 966.54-FOOT RADIUS NON-TANGENT 
CURVE (NOTE: CHORD TO SAID CURVE BEARS NORTH 88°36'11" EAST FOR A DISTANCE OF 54.83 
FEET); THENCE (5) SOUTH 89°17'47" EAST 107.12 FEET TO THE POINT OF BEGINNING AS SHOWN ON 
THE OFFICIAL MAP OF SAID PROJECT ON FILE IN THE OFFICE OF THE UTAH DEPARTMENT OF 
TRANSPORTATION. 

CONTAINS: 10.81 ACRES+/- 
 
MIDDLE PARK AREA DESCRIPTION: 
A PARCEL OF LAND, BEING A PART OF AN ENTIRE PARCEL IDENTIFIED BY SALT LAKE COUNTY AS 
TAX ID. NUMBER 26-25-200-042, SITUATE IN THE NORTHEAST QUARTER OF SECTION 25, TOWNSHIP 
3 SOUTH, RANGE 2 WEST, SALT LAKE BASE AND MERIDIAN.  
 
BEGINNING AT THE NORTHEAST CORNER OF SAID ENTIRE PARCEL, BEING 1,324.03 FEET SOUTH 
00°23'53" WEST ALONG THE SECTION LINE AND 1,239.70 FEET NORTH 89°36'07" WEST FROM THE 
NORTHEAST CORNER OF SAID SECTION 25; AND RUNNING THENCE SOUTH 37°06'25" EAST 
932.00 FEET ALONG THE EASTERLY BOUNDARY LINE OF SAID ENTIRE PARCEL; THENCE SOUTH 
52°53'35" WEST 257.24 FEET TO A POINT ON THE EASTERLY RIGHT OF WAY AND LIMITED ACCESS 
LINE OF MOUNTAIN VIEW CORRIDOR; THENCE ALONG SAID EXISTING EASTERLY RIGHT OF WAY 
AND LIMITED ACCESS LINE THE FOLLOWING THREE (3) COURSES: (1) NORTHWESTERLY ALONG 
THE ARC OF A NON-TANGENT CURVE TO THE LEFT HAVING A RADIUS OF 6,512.00 FEET (RADIUS 
BEARS: S56°48'42"W) A DISTANCE OF 123.40 FEET THROUGH A CENTRAL ANGLE OF 01°05'09" 
(CHORD: N33°43'53"W 123.40 FEET); THENCE (2) NORTH 33°26'30" WEST 583.69 FEET; THENCE 
(3) NORTH 36°49'35" WEST 110.80 FEET TO THE WESTERLY BOUNDARY LINE OF SAID ENTIRE 
PARCEL; THENCE ALONG SAID WESTERLY BOUNDARY LINE NORTH 00°20'47" EAST 220.71 FEET TO 
THE NORTHWEST CORNER OF SAID ENTIRE PARCEL; THENCE ALONG THE NORTHERLY BOUNDARY 
LINE OF SAID ENTIRE PARCEL SOUTH 89°38'37" EAST 98.14 FEET TO THE POINT OF BEGINNING. 

CONTAINS: 4.88 ACRES+/- 

184



 

 33

 
SOUTH STORAGE AREA DESCRIPTION: 
A PARCEL OF LAND, BEING A PART OF AN ENTIRE PARCEL IDENTIFIED BY SALT LAKE COUNTY AS 
TAX ID. NUMBER 26-25-200-042, AND ALL OF PARCEL IDENTIFIED BY SALT LAKE COUNTY AS TAX 
ID. NUMBER 26-25-400-068, SITUATE IN THE NORTHEAST QUARTER AND THE SOUTHEAST QUARTER 
OF SECTION 25, TOWNSHIP 3 SOUTH, RANGE 2 WEST, SALT LAKE BASE AND MERIDIAN.  
 
BEGINNING AT A EAST CORNER OF SAID ENTIRE TRACT OF LAND, WHICH IS 213.04 FEET SOUTH 
00°23'50" WEST ALONG THE SECTION LINE AND 61.41 FEET NORTH 89°36'10" WEST FROM THE EAST 
QUARTER CORNER OF SAID SECTION 25, SAID POINT IS 607.49 FEET RADIALLY DISTANT 
SOUTHEASTERLY FROM THE MOUNTAIN VIEW CORRIDOR RIGHT OF WAY CONTROL LINE 
OPPOSITE APPROXIMATE ENGINEER STATION 1154+84.16; AND RUNNING THENCE SOUTH 00°15'37" 
WEST (SOUTH BY RECORD) 1053.66 FEET ALONG THE EASTERLY BOUNDARY LINE OF SAID ENTIRE 
TRACT TO A POINT ON THE EASTERLY RIGHT OF WAY AND LIMITED ACCESS LINE OF MOUNTAIN 
VIEW CORRIDOR; THENCE ALONG SAID EXISTING EASTERLY RIGHT OF WAY AND LIMITED ACCESS 
LINE THE FOLLOWING TWO (2) COURSES: (1) NORTH 21°20'31" WEST 247.60 FEET TO THE BEGINNING 
OF A CURVE; THENCE (2) NORTHWESTERLY ALONG THE ARC OF A NON-TANGENT CURVE TO THE 
LEFT HAVING A RADIUS OF 6,512.00 FEET (RADIUS BEARS: S71°13'13"W) A DISTANCE OF 1,637.59 FEET 
THROUGH A CENTRAL ANGLE OF 14°24'30" CHORD: N25°59'02"W 1,633.28 FEET; THENCE N52°53'35"E 
257.24 FEET; THENCE S37°06'25"E 735.17 FEET; THENCE S37°04'59"E 268.31 FEET TO THE POINT OF 
BEGINNING. 

CONTAINS: 11.14 ACRES+/- 
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Exhibit B 
Master Plan 
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Exhibit C 
Proposed Zoning Map 
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Exhibit D 

City’s Vested Laws 
 
 

A digital copy of Herriman’s vested laws has been provided to the developer. 
Developer commits to comply to these vested laws. 
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Exhibit E 
North Office Area 
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Exhibit F 
South Self Storage Area 
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Staff Report 
 

 

DATE: April 30, 2020 
 

TO:  Herriman City Planning Commission  
 

FROM:  Michael Maloy, AICP, Planning Director 
 

MEETING: Planning Commission Meeting May 7, 2020 
 

REQUEST: Rezone 10.81± acres from A-1 Agricultural to C-2 Commercial, and 11.14± acres from 
A-1 Agricultural to M-1 Manufacturing with Zoning Conditions 

  Applicant: Nate Shipp, DAI Utah, on behalf of Sunrise 3, LLC (property owner) 
  Address: 5101 W 11800 South, and 12000 S Black Powder Drive (approximate) 
  Zone: A-1 Agricultural Zone 
  Acres: 21.95 ± 

File Number: Z2018-022 
  
 

Summary 
The applicant is requesting a rezone of 10.81± acres located approximately at 5101 W 11800 South 
from A-1 Agricultural to C-2 Commercial, and 11.14± acres located approximately at 12000 S Black 
Powder Drive from A-1 Agricultural to M-1 Manufacturing with Zoning Conditions (see Attachment A 
– Vicinity Map, and Attachment B – Zoning Map Amendment). 
 

Site 
The vacant property, which is located south of 11800 South and east of Mountain View Corridor, was 
formerly owned by the Utah Department of Transportation (UDOT) and sold to the applicant for 
potential commercial development. 
 

General Plan 
The 10.81± acres of property located approximately at 5101 W 11800 South is currently designated in 
the Herriman City General Plan as “Parks and Recreation.” The 11.14± acres of property located 
approximately at 12000 S Black Powder Drive is designated as “Open Space.” However, the applicant 
has also filed a General Plan Amendment application, which would (if approved) amend the General 
Plan designations to “Commercial” for the 10.81± acres and “Light Manufacturing/Business Park” for 
the 11.14± acres. 
 

Process 
A rezone is a legislative decision. The Planning Commission will hold a public hearing and make a 
recommendation to the City Council. The City Council will then hold a public meeting and decide on 
the application. 
 

Notices 
Staff mailed notices to all property owners within 300 feet of the subject property. Notices were mailed 
to 203 property owners and affected entities on April 27, 2020. At this time, staff has not received any 
comments regarding the proposed rezone. 
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Neighborhood Meeting 
The applicant participated in two neighborhood meetings in 2019. Residents asked questions and 
expressed concerns regarding the proposed land uses. Potential negative impacts on traffic, privacy, 
views, and property values were the primary concerns expressed by nearby residents (see Attachment C 
– Neighborhood Comments). 
 
Discussion 
To address resident concerns, the applicant is proposing to enter into a development agreement with the 
City (see Attachment D – Draft Development Agreement). The draft agreement is subject to change 
based on public comment, staff recommendations, and direction from the City Council. The primary 
features of the proposed development agreement are: 
 

 Development of the project will comply with “vested laws” of the City. No additional design 
guidelines have been proposed by the developer or requested by the City. For reference, City 
staff has attached excerpts of applicable development standards for C-2 and M-1 zones (see 
Attachment E – Land Use Development Standards). 

 Development agreement shall expire on December 31, 2024, or “at [b]uildout.” 
 Sunrise 3 LLC will donate 4.88 acres of property to Herriman City, which will be identified in 

the Herriman City General Plan as “Open Space.” 
 Sunrise 3 LLC will record a subdivision plat for 10.81 acres of property known as “North 

Office Area” and obtain a building permit for a commercial office building that contains “at 
least 10,000 square feet” before development of the “South Self Storage Area” may be 
permitted by the City. 

 Herriman agrees to apply with UDOT for vehicular access from Mountain View Corridor to the 
South Self Storage Area. 

 South Self Storage Area will be screened by an eight (8) foot tall perimeter wall. 
 Sunrise 3 LLC will construct a “crash gate” for “emergency purposes only” from Black Powder 

Road as required by the Unified Fire Authority. 
 Sunrise 3 LLC agrees to construct and provide perpetual maintenance of a public street from 

Mountain View Corridor to the South Self Storage Area. 
 Sunrise 3 LLC requests legislative approval of a General Plan Map amendment from “Parks and 

Recreation” to “Commercial” for 10.81 acres of property. 
 Sunrise 3 LLC requests legislative approval of a General Plan Map amendment from 

“Agricultural/Residential” to “Light Industrial Park/Business Park” for 11.14 acres of property. 
 Sunrise 3 LLC requests legislative approval of a Zoning Map amendment from “A-1 

Agricultural” to “C-2 Commercial” for 10.81 acres of property for commercial development. 
 Sunrise 3 LLC requests legislative approval of a Zoning Map amendment from “A-1 

Agricultural” to “M-1 Manufacturing” with zoning conditions for 11.14 acres of property for 
development. The proposed zoning conditions will limit the land uses on the 11.14 acres to “self 
service warehouse” and “recreational vehicle storage yard.” Additional zoning conditions, such 
as maximum building height, have also been discussed with the applicant. 
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Recommendation 
If the Planning Commission approves General Plan Amendment File Number G2018-004, staff 
recommends approval of zoning amendment file number Z2018-022 with the following conditions: 
 

1. Limit land uses within the M-1 Zone to “self service warehouse” and “recreational vehicle 
storage yard” only. 

2. City Council approval and recording of the master development agreement. 
 
Attachments 

A. Vicinity Map 
B. General Plan Amendment 
C. Neighborhood Comments 
D. Draft Development Agreement 
E. Land Use Development Standards 
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Attachment A 

Vicinity Map 
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Attachment B 

Zoning Map Amendment 
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Attachment C 

Neighborhood Comments 
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Community Outreach 
Neighborhood Meeting 

 
 

Date: May 28, 2019 
Developer/Applicant: DAI (Sunrise 3, LLC) 
Community #: 1 
Community Facilitator: Michael O’Rourke 
 
Q – David and Arlene emailed a question about any studies regarding the need for storage. There 
seems to be a lot around. 
A – Developer says studies show a need. 
 
Community Facilitator announced the Community Facebook page and a second meeting. 
 
The developer presented drawings covering C-2 office park, open space, and M-1 indoor outdoor 
storage. 
 
Q – Question regarding UDOT right-in/right-out lane for storage access. 
A – Developer responded that they are required to comply with UDOT specifications. 
 
Q – Height of storage and business park. What are the requirements and limitations? 
A – City can set restrictions. Office building size also restricted by parking size. 
 
Q – What type of fencing will be between office park and homes? 
A – Developer referred to drawings. 
 
Q – Buffering between office park and homes? 
A – Developer referred to drawings. 
 
Concern about office building height and occupants being able to look down into the windows of 
homes. Privacy concerns. 
 
Concern about increased traffic on 118th South; traffic is already bad, and people speed. 
 
Q – Jenny McCarther asked if the traffic study or zoning come first. 
A – Zoning comes first, but zoning is a land-use plan. The developer cannot proceed to build until 
the study is done. 
 
Q – Where would fencing be located along the open space/neighborhood? 
A – No fencing along the open space. Office park “fence” would be along the south side of C-2. 
 
Bill Jackson prefers no sports in the open space. People will flood the neighborhood streets with 
parking and walk rather than use a parking lot. There were lots of attendees who agreed. 
 
Q – If the traffic study shows a failing intersection, what other zoning would be possible? 
A – No specific answer from the developer. 
 
Another comment about shorter office buildings rather than one tall one. 
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Community Outreach 
Neighborhood Meeting 

 
 

Date:  June 24, 2019 
Developer/Applicant: DAI (Sunrise 3, LLC) 
Community #: 1 
Community Facilitator: Michael O’Rourke 
 
Nate Shipp, developer, started by presenting the concept of the storage area, open space, and 
office park. 
 
Q – How is this area zoned currently? 
A – Agriculture 
 
Q – How tall will the office buildings and storage units be? 
A – Storage unit plan is no higher than the 8’ wall. (No answer given for office building.) 
 
Q – What is the intent or plan for the open space? 
A – Developer is looking for input from community. (Follow up comments surrounding desire to 
NOT have soccer fields. Many other comments about not having any sort of park that people will 
drive to and park on their streets to walk to.) 
 
Q – Jenny McCarthur asked when does the accelerate and decelerate lanes get built (on Mountain 
View). 
A – Lane gets built beforehand. 
 
Q – Will stoplight be built for the entrance/exit on Mountain View? 
A – No 
 
Comments: Storage brings down value of homes. Residents want something that enhances the 
neighborhood. More comments related to not wanting ANY development and spoiling their view. 
 
There were concerns expressed about “after hours” crime. The developer commented that the 
intended hours for the storage facility were 7:00 AM to 10:00 PM. The facility will have security 
cameras. 
 
Other concerns about the walls (around the facility? or wall between developments?) being a 
magnet for graffiti. Concerns about razor wire on storage facility wall. 
 
Q – Is traffic study under way? Residents want to make sure the study is done observing school 
season and off school season traffic. 
A – Study is under way. 
 
A comment was made about the school district no longer bussing students from that side of 
Mountain View. This was a recent development. The concern is that this will now require students 
to be driven and will increase traffic. If students have to walk the trail system under Mountain View 
will also be essential. Further concerns surrounding the trail and people currently camping and 
loitering under the bridges. Parents concerned about students having to walk past a “seedy 
element.” 
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Further concerns about the height of the buildings and placement and its effect on privacy in back 
yards. 
 
Q – Why can’t we have cafes? 
A – Cafés bring even higher traffic, and the developer understands that is not what residents want. 
 
Glen Larson commented that he would be okay with 1 acre or ½ acre lots. Developer commented 
that a road would then be needed that connected into the neighborhood. He had heard—
overwhelmingly—that residents do not want a road that connects Mountain View and their 
neighborhood. 
 
Q – Why can’t there be a solid wall on the east side of the proposed C-2? 
A – Great suggestion 
 
Q – Rebecca Parker asked what type of wall will be along the east side of the development? 
A – An 8-foot precast or solid wall. 
 
Q – Can the developer leave the very south end of the storage development, the south “triangle 
bit,” unpaved, and put trees instead of pavement? 
A – Possibly. 
 
Suggestion for the open space. Can it be made into some sort of “Trail Park” that is part of the 
trail system? It would not be something you drive to but rather something you walk or ride to. It 
would consist of paths, grass, and trees, maybe some picnic tables and pavilions. Seemed to be 
a general consensus. 
 
Q – Richard Blackwell asked if the open space park could connect to the park off of Black Powder? 
A – Possibly. 
 
Q – Mike Masias asked if the developer can put the storage facility on a lower grade? 
A – The intent would be that it is not so out in the open. 
 
Stephanie Campbell is concerned about light pollution from the development. 
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MASTER DEVELOPMENT AGREEMENT 
FOR  

Mountain View Self Storage and Office Area 
 
 
 
 

May __, 2020 
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WHEN RECORDED, RETURN TO: 

 
BRUCE R. BAIRD 
Bruce R. Baird, PLLC 
2150 South 1300 East, Suite 500 
Salt Lake City, UT  84106 
 
 MASTER DEVELOPMENT AGREEMENT 
 FOR  
 118th South and MVC 
 

THIS MASTER DEVELOPMENT AGREEMENT is made and entered as of the __ day 

of May, 2020, by and between Herriman City, a Utah municipality and Sunrise 3 L.L.C., a Utah 

limited liability company. 

 RECITALS 
 

A. The capitalized terms used in this MDA and in these Recitals are defined in Section 

1.2, below. 

B. Sunrise 3 L.L.C. owns and is developing the Property. 

C. Sunrise 3 L.L.C. and the City desire that the Property be developed in a unified and 

consistent fashion pursuant to the General Plan and the Zoning. 

D. The Parties acknowledge that development of the Property pursuant to this MDA will 

result in significant planning and economic benefits to the City and its residents by, among other 

things requiring orderly development of the Property and increasing property tax and other 

revenues to the City based on improvements to be constructed on the Property. 

E. The Parties desire to enter into this MDA to specify the rights and responsibilities of 

Sunrise 3 L.L.C. to develop the Property as expressed in this MDA and the rights and 

responsibilities of the City to allow and regulate such development pursuant to the requirements 

of this MDA. 
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F. The Parties understand and intend that this MDA is a “development agreement” within 

the meaning of, and entered into pursuant to the terms of Utah Code Ann. §10-9a-101 (2019) et 

seq. 

G. The Property is zoned as shown on the Zoning Map. 

H. On May ___, 2020 the City approved an amendment to the City’s General Plan to 

allow the re-zoning of the Project. 

I. On May ___, 2020 the City approved the Zoning Map for the Project. 

J. On May ___, 2020 the City approved a Master Plan for the Project. 

K. The City finds that this MDA and the Master Plan conforms with the City’s General 

Plan and the Zoning Map. 

NOW, THEREFORE, in consideration of the mutual covenants contained herein, and 

other good and valuable consideration, the receipt and sufficiency of which is hereby 

acknowledged, the City, Sunrise 3 L.L.C.  hereby agree to the following: 

TERMS 

1. Incorporation of Recitals and Exhibits/ Definitions.   

1.1. Incorporation.  The foregoing Recitals and Exhibits “A” - “F” are hereby 

incorporated into this MDA. 

1.2. Definitions.  As used in this MDA, the words and phrases specified below shall have 

the following meanings: 

1.2.1. Act means the Land Use, Development, and Management Act, Utah Code Ann. 

§ 10-9a-101 (2020), et seq. 

1.2.2. Addendum No. 1 means the attachment hereto that contain the terms of this 

MDA that are unique to the Project. 
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1.2.3. Administrator means the person designated by the City as the Administrator 

of this MDA. 

1.2.4. Applicant means a person or entity submitting a Development Application. 

1.2.5. Buildout means the completion of all of the development on the entire Project 

in accordance with the approved plans.  

1.2.6. City means Herriman City, a Utah municipality.  

1.2.7. City Consultants means those outside consultants employed by the City in 

various specialized disciplines such as traffic, hydrology or drainage for reviewing 

certain aspects of the development of the Project. 

1.2.8. City’s Future Laws means the ordinances, policies, standards, and procedures 

which may be in effect as of a particular time in the future when a Development 

Application is submitted for a part of the Project and which may or may not be 

applicable to the Development Application depending upon the provisions of this 

MDA. 

1.2.9. City’s Vested Laws means the ordinances, policies, standards and procedures 

of the City in effect as of the date of this MDA, a digital copy of which is attached as 

Exhibit “D”. 

1.2.10. Council means the elected City Council of the City. 

1.2.11. Default means a material breach of this MDA as specified herein. 

1.2.12. Denied means a formal denial issued by the final decision-making body of the 

City for a particular type of Development Application but does not include review 

comments or “redlines” by City staff. 
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1.2.13. Development means the development of a portion of the Property pursuant to 

an approved Development Application. 

1.2.14. Development Application means a complete application to the City for 

development of a portion of the Project including a Subdivision or any other permit, 

certificate or other authorization from the City required for development of the 

Project. 

1.2.15. Development Report means a report containing the information specified in 

Sections 3.5 or 3.6 submitted to the City by Master Developer for a Development by 

Master Developer or for the sale of any Parcel to a Subdeveloper or the submittal of a 

Development Application by a Subdeveloper pursuant to an assignment from Master 

Developer. 

1.2.16. Final Plat means the recordable map or other graphical representation of land 

prepared in accordance with Utah Code Ann. § 10-9a-603 (2020), or any successor 

provision, and approved by the City, effectuating a Subdivision of any portion of the 

Project. 

1.2.17. Master Plan means the Master Plan for the entire Project to be developed on 

the Property as shown on Exhibit “B”. 

1.2.18. MDA means this Master Development Agreement including all of its Exhibits 

and Addendum No. 1. 

1.2.19. Notice means any notice to or from any Party to this MDA that is either 

required or permitted to be given to another party. 

1.2.20. Open Space shall have the meaning specified in Section 10-20-6.J of the 

City’s Vested Laws. 
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1.2.21. Outsourc[e][ing] means the process of the City contracting with City 

Consultants or paying overtime to City employees to provide technical support in the 

review and approval of the various aspects of a Development Application as is more 

fully set out in this MDA. 

1.2.22. Parcel means a portion of the Property that is created by the Sunrise 3 L.L.C 

to be sold to a Subdeveloper as a Subdivision that is not an individually developable 

lot as specified in Section 6.9. 

1.2.23. Party/Parties means, in the singular, either Sunrise 3 L.L.C.  or the City; in 

the plural both of Sunrise 3 L.L.C.  and the City. 

1.2.24. Planning Commission means the City’s Planning Commission. 

1.2.25. Project means the total development to be constructed on the Property 

pursuant to this MDA with the associated public and private facilities, and all of the 

other aspects approved as part of this MDA. 

1.2.26. Property means the real property owned and to be developed by Sunrise 3 

L.L.C.  more fully described in Exhibit "A". 

1.2.27. Public Infrastructure means those elements of infrastructure that are planned 

to be dedicated to the City as a condition of the approval of a Development 

Application. 

1.2.28. Subdeveloper means a person or an entity not “related” (as defined by 

Section 165 of the Internal Revenue Code) to Sunrise 3 L.L.C. which purchases a 

Parcel for development. 

1.2.29. Subdivision means the division of any portion of the Project into developable 

lots pursuant to State Law and/or the Zoning Ordinance. 
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1.2.30. Subdivision Application means the application to create a Subdivision. 

1.2.31. Sunrise 3 L.L.C. means Sunrise 3 L.L.C., and its assignees or transferees as 

permitted by this MDA. 

1.2.32. Zoning Map means the map of the zoning of the Property as shown on 

Exhibit “C”. 

1.2.33. Zoning Ordinance means the City’s Land Use and Development Ordinance 

adopted pursuant to the Act that was in effect as of the date of this MDA as a part of 

the City’s Vested Laws. 

2. Development of the Project.   

2.1. Compliance with this MDA.  Development of the Project shall be in accordance 

with the City’s Vested Laws, the City’s Future Laws (to the extent that these are 

applicable as otherwise specified in this MDA), the Zoning Map and this MDA. 

3. Zoning and Vested Rights. 

3.1. Zoning.  The City has zoned the Property as shown on the Zoning Map in Exhibit 

“C”. 

3.2. Vested Rights Granted by Approval of this MDA.  To the maximum extent 

permissible under the laws of Utah and the United States and at equity, the Parties intend 

that this MDA grants Sunrise 3 L.L.C. all rights to develop the Project in fulfillment of 

this MDA, the City’s Vested Laws and the Zoning Map except as specifically provided 

herein.  The Parties specifically intend that this MDA grant to Sunrise 3 L.L.C. “vested 

rights” as that term is construed in Utah’s common law and pursuant to Utah Code Ann. 

§ 10-9a-509 (2020).   
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3.3. Exceptions.  The restrictions on the applicability of the City’s Future Laws to the 

Project as specified in Section 3.2 are subject to only the following exceptions:  

3.3.1. Sunrise 3 L.L.C. Agreement.  City’s Future Laws that Sunrise 3 L.L.C. agrees 

in writing to the application thereof to the Project;  

3.3.2. State and Federal Compliance.  City’s Future Laws which are generally 

applicable to all properties in the City and which are required to comply with State 

and Federal laws and regulations affecting the Project;  

3.3.3. Codes.  Herriman City Development Standards, Engineering Requirements and 

Supplemental Specifications for Public Works (Sixth Edition, 2011) and any new 

editions or replacement thereof and any City’s Future Laws that are updates or 

amendments to existing building, plumbing, mechanical, electrical, dangerous 

buildings, drainage, or similar construction or safety related codes, such as the 

International Building Code, the APWA Specifications, AAHSTO Standards, the 

Manual on Uniform Traffic Control Devices or similar standards that are generated 

by a nationally or statewide recognized construction/safety organization, or by the 

State or Federal governments and are required to meet legitimate concerns related to 

public health, safety or welfare;  

3.3.4. Taxes.  Taxes, or modifications thereto, so long as such taxes are lawfully 

imposed and charged uniformly by the City to all properties, applications, persons 

and entities similarly situated; or, 

3.3.5. Fees.  Changes to the amounts of fees for the processing of Development 

Applications that are generally applicable to all development within the City (or a 

portion of the City as specified in the lawfully adopted fee schedule) and which are 
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adopted pursuant to State law. 

3.3.6. Impact Fees. Impact Fees or modifications thereto which are lawfully adopted, 

and imposed by the City.  Sunrise 3 L.L.C. and Subdeveloper agree that the impact 

fees imposed on the Sunrise 3 L.L.C. by the City meet all requirements of the U. S. 

Constitution, Utah Constitution, law and applicable statutes, including but not limited 

to Utah Code Ann. § 11-36a-101 (2019) et seq.  

3.3.7. Planning and Zoning Modification.  Changes by the City to its planning 

principles and design standards such as architectural or design requirements, setbacks 

or similar items so long as such changes do not work to reduce the Maximum 

Residential Units, are generally applicable across the entire City to the respective 

Zones within the Project and do not materially and unreasonably increase the costs of 

any Development. 

3.3.8. Processing of Development Applications.  Changes in the City’s Future Laws 

that relate to the processing of Development Applications which are generally 

applicable across the entire City to the respective Zones within the Project and do not 

materially and unreasonably increase the costs of any Development. 

3.3.9. Compelling, Countervailing Interest.  Laws, rules or regulations that the City’s 

land use authority finds, on the record, are necessary to avoid jeopardizing a 

compelling, countervailing public interest pursuant to Utah Code Ann. § 10-9a-

509(1)(a)(i) (2020). 

4. Term of Agreement.  The term of this MDA shall be until December 31, 2024.  This 

MDA shall also terminate automatically at Buildout.  Section 4.6 of Addendum # 1 shall survive 

any termination and the obligations therein shall continue as specified therein. 
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5. Processing of Development Applications. 

5.1. Outsourcing of Processing of Development Applications.  Within fifteen (15) 

business days after receipt of a Development Application and upon the request of Sunrise 

3 L.L.C. the City and Sunrise 3 L.L.C. will confer to determine whether the City desires 

to Outsource the review of any aspect of the Development Application to ensure that it is 

processed on a timely basis.  If the City determines that Outsourcing is appropriate, then 

the City shall promptly estimate the reasonably anticipated differential cost of 

Outsourcing in the manner selected by the Sunrise 3 L.L.C. or Subdeveloper in good faith 

consultation with the Sunrise 3 L.L.C. or Subdeveloper (either overtime to City 

employees or the hiring of a City Consultant).  If the Sunrise 3 L.L.C. or a Subdeveloper 

notifies the City that it desires to proceed with the Outsourcing based on the City’s 

estimate of costs then the Sunrise 3 L.L.C. or Subdeveloper shall deposit in advance with 

the City the estimated differential cost and the City shall then promptly proceed with 

having the work Outsourced.  Upon completion of the Outsourcing services and the 

provision by the City of an invoice (with such reasonable supporting documentation as 

may be requested by Sunrise 3 L.L.C. or Subdeveloper) for the actual differential cost 

(whether by way of paying a City Consultant or paying overtime to City employees) of 

Outsourcing, Sunrise 3 L.L.C. or the Subdeveloper shall, within ten (10) business days 

pay or receive credit (as the case may be) for any difference between the estimated 

differential cost deposited for the Outsourcing and the actual cost differential. 

5.2. Acceptance of Certifications Required for Development Applications.  Any 

Development Application requiring the signature, endorsement, or certification and/or 

stamping by a person holding a license or professional certification required by the State 
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of Utah in a particular discipline shall be so signed, endorsed, certified or stamped 

signifying that the contents of the Development Application comply with the applicable 

regulatory standards of the City.  The City should endeavor to make all of its redlines, 

comments or suggestions at the time of the first review of the Development Application 

unless any changes to the Development Application raise new issues that need to be 

addressed. 

5.3. Independent Technical Analyses for Development Applications.  If the City 

needs technical expertise beyond the City’s internal resources to determine impacts of a 

Development Application such as for structures, bridges, water tanks, and other similar 

matters which are not required by the City’s Vested Laws to be certified by such experts 

as part of a Development Application, the City may engage such experts as City 

Consultants with the actual and reasonable costs being the responsibility of Applicant.  

The City Consultant undertaking any review by the City required or permitted by 

this MDA shall be selected from a list generated by the City for each such City 

review pursuant to a “request for proposal” process or as otherwise allowed by 

City ordinances or regulations.  Applicant may, in its sole discretion, strike from 

the list of qualified proposers any of such proposed consultants so long as at least 

three (3) qualified proposers remain for selection.  The anticipated cost and 

timeliness of such review may be a factor in choosing the expert.  The actual and 

reasonable costs being the responsibility of Applicant. 

5.4. City Denial of a Development Application.  If the City denies a Development 

Application the City shall provide a written determination advising the Applicant of the 
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reasons for denial including specifying the reasons the City believes that the 

Development Application is not consistent with this MDA, and/or the City’s Vested 

Laws (or, if applicable, the City’s Future Laws). 

5.5. Meet and Confer regarding Development Application Denials.  The City and 

Applicant shall meet within fifteen (15) business days of any Denial to resolve the issues 

specified in the Denial of a Development Application. 

5.6. City Denials of Development Applications Based on Denials from Non-City 

Agencies.  If the City’s denial of a Development Application is based on the denial of the 

Development Application by a Non-City Agency, Applicant shall appeal any such denial 

through the appropriate procedures for such a decision and not through the processes 

specified below. 

5.7. Mediation of Development Application Denials.   

5.7.1. Issues Subject to Mediation.  Issues resulting from the City’s Denial of a 

Development Application that the parties are not able to resolve by “Meet and 

Confer” shall be mediated and include the following: 

(i) the location of On-Site Infrastructure, including utility lines 

and stub outs to adjacent developments,  

(ii) right-of-way modifications that do not involve the altering 

or vacating of a previously dedicated public right-of-way,  

(iii) interpretations, minor technical edits or inconsistencies 

necessary to clarify or modify documents consistent with their 

intended purpose of the Development Standards, and 

(iv) the issuance of building permits. 
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5.7.2. Mediation Process.  If the City and Applicant are unable to resolve a 

disagreement subject to mediation, the parties shall attempt within ten (10) business 

days to appoint a mutually acceptable mediator with knowledge of the legal issue in 

dispute.  If the City and Applicant are unable to agree on a single acceptable mediator 

they shall each, within ten (10) business days, appoint their own representative.  

These two representatives shall, between them, choose the single mediator.  Applicant 

shall pay the fees of the chosen mediator.  The chosen mediator shall within fifteen 

(15) business days, review the positions of the parties regarding the mediation issue 

and promptly attempt to mediate the issue between the parties.  If the parties are 

unable to reach agreement, the mediator shall notify the parties in writing of the 

resolution that the mediator deems appropriate.  The mediator's opinion shall not be 

binding on the parties. 

5.8. Arbitration of Development Application Objections. 

5.8.1. Issues Subject to Arbitration.  Issues regarding the City’s Denial of a 

Development Application that are subject to resolution by scientific or technical 

experts such as traffic impacts, water quality impacts, pollution impacts, etc. are 

subject to arbitration. 

5.8.2. Mediation Required Before Arbitration.  Prior to any arbitration the parties 

shall first attempt mediation as specified in Section 5.7. 

5.8.3. Arbitration Process.  If the City and Applicant are unable to resolve an issue 

through mediation, the parties shall attempt within ten (10) business days to appoint a 

mutually acceptable expert in the professional discipline(s) of the issue in question.  If 

the parties are unable to agree on a single acceptable arbitrator they shall each, within 
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ten (10) business days, appoint their own individual appropriate expert.  These two 

experts shall, between them, choose the single arbitrator.  Applicant shall pay the fees 

of the chosen arbitrator.  The chosen arbitrator shall within fifteen (15) business days, 

review the positions of the parties regarding the arbitration issue and render a 

decision.  The arbitrator shall ask the prevailing party to draft a proposed order for 

consideration and objection by the other side.  Upon adoption by the arbitrator, and 

consideration of such objections, the arbitrator's decision shall be final and binding 

upon both parties.  If the arbitrator determines as a part of the decision that the City’s 

or Applicant’s position was not only incorrect but was also maintained unreasonably 

and not in good faith then the arbitrator may order the City or Applicant to pay the 

arbitrator’s fees. 

5.9. Parcel Sales.  The City acknowledges that the precise location and details of the 

public improvements, lot layout and design and any other similar item regarding the 

development of a particular Parcel may not be known at the time of the creation of or sale 

of a Parcel.  Sunrise 3 L.L.C. may obtain approval of a Subdivision as is provided in Utah 

Code Ann., § 10-9a-103(57)(c)(v) (2020) that does not create any individually 

developable lots in the Parcel without being subject to any requirement in the City’s 

Vested Laws to complete or provide security for any Public Infrastructure at the time of 

such subdivision.  The responsibility for completing and providing security for 

completion of any Public Infrastructure in the Parcel shall be that of the Sunrise 3 L.L.C. 

or a Subdeveloper upon a subsequent re-Subdivision of the Parcel that creates 

individually developable lots.  However, construction of improvements shall not be 
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allowed until the Sunrise 3 L.L.C. or Subdeveloper complies with the City’s Vested 

Laws. 

6. Addendum No. 1.  Addendum No. 1 contains the provisions of this MDA that are unique 

to the development of the Project. 

7. Application Under City’s Future Laws.  Without waiving any rights granted by this 

MDA, Sunrise 3 L.L.C. may at any time, choose to submit a Development Application for all of 

the Project under the City’s Future Laws in effect at the time of the Development Application so 

long as Sunrise 3 L.L.C. is not in current breach of this Agreement.   

8. Public Infrastructure.   

8.1. Construction by and Master Developer.  Sunrise 3 L.L.C. shall have the right and 

the obligation to construct or cause to be constructed and installed all Public 

Infrastructure reasonably and lawfully required as a condition of approval of the 

Development Application.   

8.2. Bonding.  If and to the extent required by the City's Vested Laws, unless otherwise 

provided by Chapter 10-9a of the Utah Code as amended, security for any Public 

Infrastructure is required by the City Applicant shall provide it in a form acceptable to the 

City as specified in the City's Vested Laws.  Partial releases of any such required security 

shall be made as work progresses based on the City's Vested Laws.  

9. Upsizing/Reimbursements to Master Developer.   

9.1. "Upsizing".  The City shall not require Sunrise 3 L.L.C. to “upsize” any future 

Public Infrastructure (i.e., to construct the infrastructure to a size larger than required to 

service the Project) unless financial arrangements reasonably acceptable to Sunrise 3 

L.L.C. are made to compensate Sunrise 3 L.L.C. for the incremental or additive costs of 
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such upsizing.  For example, if an upsizing to a water pipe size increases costs by 10% 

but adds 50% more capacity, the City shall only be responsible to compensate Sunrise 3 

L.L.C. for the 10% cost increase.  An acceptable financial arrangement for upsizing of 

improvements means reimbursement agreements, payback agreements, and impact fee 

credits and reimbursements.  

10. Default. 

10.1. Notice.  If Sunrise 3 L.L.C. or a Subdeveloper or the City fails to perform their 

respective obligations hereunder or to comply with the terms hereof, the Party believing 

that a Default has occurred shall provide Notice to the other Party.  If the City believes 

that the Default has been committed by a Subdeveloper then the City shall also provide a 

courtesy copy of the Notice to Owner and Master Developer. 

10.2. Contents of the Notice of Default.  The Notice of Default shall: 

10.2.1. Specific Claim.  Specify the claimed event of Default; 

10.2.2. Applicable Provisions.  Identify with particularity the provisions of any 

applicable law, rule, regulation or provision of this MDA that is claimed to be in 

Default; 

10.2.3. Materiality.  Identify why the Default is claimed to be material; and 

10.2.4. Optional Cure.  If the City chooses, in its discretion, it may propose a method 

and time for curing the Default which shall be of no less than thirty (30) days 

duration. 

10.3. Meet and Confer, Mediation, Arbitration.  Upon the issuance of a Notice of 

Default the Parties shall engage in the “Meet and Confer” and “Mediation” processes 

specified in Sections 5.6 and 5.7.  If the claimed Default is subject to Arbitration as 
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provided in Section 5.8 then the parties shall follow such processes.  

10.4. Remedies.  If the parties are not able to resolve the Default by “Meet and Confer” 

or by Mediation, and if the Default is not subject to arbitration then the Parties may have 

the following remedies, except as specifically limited in 10.9: 

10.4.1. Law and Equity.  All rights and remedies available at law and in equity, 

including, but not limited to, injunctive relief and/or specific performance.  

10.4.2. Security.  The right to draw on any security posted or provided in connection 

with the Project and relating to remedying of the particular Default. 

10.4.3. Future Approvals.  The right to withhold all further reviews, approvals, 

licenses, building permits and/or other permits for development of the Project in the 

case of a default by Master Developer, or in the case of a default by a Subdeveloper, 

development of those Parcels owned by the Subdeveloper until the Default has been 

cured. 

10.5. Public Meeting.  Before any remedy in Section 10.4 may be imposed by the City 

the party allegedly in Default shall be afforded the right to attend a public meeting before 

the City Council and address the City Council regarding the claimed Default. 

10.6. Emergency Defaults.  Anything in this MDA notwithstanding, if the City Council 

finds on the record that a default materially impairs a compelling, countervailing interest 

of the City and that any delays in imposing such a default would also impair a 

compelling, countervailing interest of the City then the City may impose the remedies of 

Section 10.4 without the requirements of Sections 10.5.  The City shall give Notice to 

Sunrise 3 L.L.C. and/or any applicable Subdeveloper of any public meeting at which an 

emergency default is to be considered and the Developer and/or any applicable 
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Subdeveloper shall be allowed to address the City Council at that meeting regarding the 

claimed emergency Default. 

10.7. Extended Cure Period.  If any Default cannot be reasonably cured within thirty 

(30) days then such cure period shall be extended so long as the defaulting party is 

pursuing a cure with reasonable diligence. 

10.8. Default of Assignee.  A default of any obligations assumed by an assignee shall not 

be deemed a default of Owner or Master Developer. 

10.9. Limitation on Recovery for Default – No Damages.  Anything in this MDA 

notwithstanding no Party shall be entitled to any claim for any monetary damages as a 

result of any breach of this MDA and each Party waives any claims thereto except that 

the City may seek payment of any unpaid outsourcing fees pursuant to Section 5.1 and 

any independent technical analysis pursuant to Section 5.3.  The sole remedy available to 

Sunrise 3 L.L.C. or any Subdeveloper shall be that of specific performance. 

11. Notices.  All notices required or permitted under this MDA shall, in addition to any other 

means of transmission, be given in writing by certified mail and regular mail to the following 

address: 

To Sunrise 3 L.L.C.: 
 

Sunrise 3, LLC 
Attn.: Mr. Nate Shipp 
14034 South 145 East, Suite 204 
Draper, UT  84020 

 
With a Copy to: 
 
Bruce R. Baird 
Bruce R. Baird, PLLC 
2150 South 1300 East, Suite 500 
Salt Lake City, UT  84106 
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bbaird@difficultdirt.com 
 

 
To the City: 

 
Herriman City 
Attn: City Manager 
5355 West Herriman Main Street 
Herriman, UT  84096 
Bwood@herriman.org  
 
With a Copy to: 

 
Herriman City 
Attn: City Attorney 
5355 West Herriman Main Street 
Herriman, UT  84096 
John@bremslaw.com  

 
11.1. Effectiveness of Notice.  Except as otherwise provided in this MDA, each Notice 

shall be effective and shall be deemed delivered on the earlier of: 

11.1.1. Hand Delivery.  Its actual receipt, if delivered personally or by courier service  

11.1.2. Electronic Delivery.  Its actual receipt if delivered electronically by email 

provided that a copy of the email is printed out in physical form and mailed or 

personally delivered as set forth herein on the same day and the sending party has an 

electronic receipt of the delivery of the Notice.  If the copy is not sent on the same 

day, then notice shall be deemed effective the date that the mailing or personal 

delivery occurs. 

11.1.3. Mailing.  On the day the Notice is postmarked for mailing, postage prepaid, 

by First Class or Certified United States Mail and actually deposited in or delivered to 

the United States Mail.  Any party may change its address for Notice under this MDA 

by giving written Notice to the other party in accordance with the provisions of this 
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Section. 

12. Headings.  The captions used in this MDA are for convenience only and a not intended 

to be substantive provisions or evidences of intent. 

13. No Third-Party Rights/No Joint Venture.  This MDA does not create a joint venture 

relationship, partnership or agency relationship between the City, Owner or Master Developer.  

Further, the parties do not intend this MDA to create any third-party beneficiary rights.  The 

Parties acknowledge that this MDA refers to a private development and that the City has no 

interest in, responsibility for or duty to any third parties concerning any improvements to the 

Property or unless the City has accepted the dedication of such improvements at which time all 

rights and responsibilities—except for warranty bond requirements under City’s Vested Laws 

and as allowed by state law—for the dedicated public improvement shall be the City's. 

14. Assignability.  The rights and responsibilities of Sunrise 3 L.L.C. under this MDA may 

be assigned in whole or in part, respectively, by Sunrise 3 L.L.C. with the consent of the City as 

provided herein.   

14.1. Sale of Lots.  Owner or Master Developer’s selling or conveying lots in any 

approved Subdivision or Parcels to builders, end users, or Subdevelopers, shall not be 

deemed to be an “assignment” subject to the above-referenced approval by the City 

unless specifically designated as such an assignment by the Owner or Master Developer.   

14.2. Related Entity.  Master Developer’s or Owner’s transfer of all or any part of the 

Property to any entity “related” to Owner or Sunrise 3 L.L.C. (as defined by regulations 

of the Internal Revenue Service in Section 165), Master Developer’s entry into a joint 

venture for the development of the Project or Master Developer’s pledging of part or all 

of the Project as security for financing shall also not be deemed to be an “assignment” 
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subject to the above-referenced approval by the City unless specifically designated as 

such an assignment by the Master Developer.  Sunrise 3 L.L.C. shall give the City Notice 

of any event specified in this sub-section within ten (10) days after the event has 

occurred.  Such Notice shall include providing the City with all necessary contact 

information for the newly responsible party. 

14.3. Notice.  Sunrise 3 L.L.C. shall give Notice to the City of any proposed assignment 

and provide such information regarding the proposed assignee that the City may 

reasonably request in making the evaluation permitted under this Section.  Such Notice 

shall include providing the City with all necessary contact information for the proposed 

assignee. 

14.4. Time for Objection.  Unless the City objects in writing within twenty (20) business 

days of notice, the City shall be deemed to have approved of and consented to the 

assignment.   

14.5. Partial Assignment.  If any proposed assignment is for less than all of Master 

Developer’s rights and responsibilities then the assignee shall be responsible for the 

performance of each of the obligations contained in this MDA to which the assignee 

succeeds.  Upon any such approved partial assignment Sunrise 3 L.L.C. shall not be 

released from any future obligations as to those obligations which are assigned but shall 

remain responsible for the performance of any obligations herein.   

14.6. Denial.  The City may only withhold its consent if the City is not reasonably 

satisfied of the assignee’s financial ability to perform the obligations of Owner or Sunrise 

3 L.L.C. proposed to be assigned or there is an existing breach of a development 

obligation owed to the City by the assignee or related entity that has not either been cured 
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or in the process of being cured in a manner acceptable to the City.  Any refusal of the 

City to accept an assignment shall be subject to the “Meet and Confer” and “Mediation” 

processes specified in Sections 5.6 and 5.7.  If the refusal is subject to Arbitration as 

provided in Section 5.8 then the Parties shall follow such processes. 

14.7. Assignees Bound by MDA.  Any assignee shall consent in writing to be bound by 

the assigned terms and conditions of this MDA as a condition precedent to the 

effectiveness of the assignment. 

15. Binding Effect.  If Sunrise 3 L.L.C. sells or conveys Parcels of lands to Subdevelopers or 

related parties, the lands so sold and conveyed shall bear the same rights, privileges, 

configurations, and number of Residential Dwelling Units as applicable to such Parcel and be 

subject to the same limitations and rights of the City when owned by Owner or Sunrise 3 L.L.C. 

and as set forth in this MDA without any required approval, review, or consent by the City 

except as otherwise provided herein. 

16. No Waiver.  Failure of any Party hereto to exercise any right hereunder shall not be 

deemed a waiver of any such right and shall not affect the right of such party to exercise at some 

future date any such right or any other right it may have. 

17. Severability.  If any provision of this MDA is held by a court of competent jurisdiction 

to be invalid for any reason, the Parties consider and intend that this MDA shall be deemed 

amended to the extent necessary to make it consistent with such decision and the balance of this 

MDA shall remain in full force and affect. 

18. Force Majeure.  Any prevention, delay or stoppage of the performance of any obligation 

under this Agreement which is due to strikes, labor disputes, inability to obtain labor, materials, 

equipment or reasonable substitutes therefor; acts of nature, governmental restrictions, 
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regulations or controls, judicial orders, enemy or hostile government actions, wars, civil 

commotions, fires or other casualties or other causes beyond the reasonable control of the Party 

obligated to perform hereunder shall excuse performance of the obligation by that Party for a 

period equal to the duration of that prevention, delay or stoppage.   

19. Time is of the Essence.  Time is of the essence to this MDA and every right or 

responsibility shall be performed within the times specified. 

20. Appointment of Representatives.  To further the commitment of the Parties to 

cooperate in the implementation of this MDA, the City and Sunrise 3 L.L.C. each shall designate 

and appoint a representative to act as a liaison between the City and its various departments and 

the Master Developer.  The initial representative for the City shall be the Community 

Development Director.  The initial representative for Sunrise 3 L.L.C. shall be Nate Shipp.  The 

Parties may change their designated representatives by Notice.  The representatives shall be 

available at all reasonable times to discuss and review the performance of the Parties to this 

MDA and the development of the Project. 

21. Applicable Law.  This MDA is entered into in Salt Lake County in the State of Utah and 

shall be construed in accordance with the laws of the State of Utah irrespective of Utah’s choice 

of law rules. 

22. Venue.  Any action to enforce this MDA shall be brought only in the Third District Court 

for the State of Utah, Salt Lake City Division. 

23. Entire Agreement.  This MDA, and all Exhibits thereto, is the entire agreement between 

the Parties and may not be amended or modified except either as provided herein or by a 

subsequent written amendment signed by all Parties. 

24. Mutual Drafting.  Each Party has participated in negotiating and drafting this MDA and 
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therefore no provision of this MDA shall be construed for or against any Party based on which 

Party drafted any particular portion of this MDA. 

25. Recordation and Running with the Land.  This MDA shall be recorded in the chain of 

title for the Project.  This MDA shall be deemed to run with the land.  The data disk of the City’s 

Vested Laws, Exhibit “E”, shall not be recorded in the chain of title.  A secure copy of Exhibit 

“E” shall be filed with the City Recorder and each party shall also have an identical copy. 

26. Authority.  The Parties to this MDA each warrant that they have all of the necessary 

authority to execute this MDA.  Specifically, on behalf of the City, the signature of the City 

Manager of the City is affixed to this MDA lawfully binding the City pursuant to Ordinance No. 

2020-___ adopted by the City on May __, 2020. 

 IN WITNESS WHEREOF, the parties hereto have executed this Agreement by and through 

their respective, duly authorized representatives as of the day and year first herein above written. 

MASTER DEVELOPER   CITY 
Sunrise 3 L.L.C.    Herriman City 
  
_______________________   _____________________ 
By: ________________   By: ___________,  
Its: _________________   Its: City Manager 
 
 
Approved as to form and legality:   Attest: 
 
__________________   __________________ 
City Attorney      City Recorder 
 
 
CITY ACKNOWLEDGMENT 
 
STATE OF UTAH ) 
                                                   :ss. 
COUNTY OF SALT LAKE ) 
 
On the _____ day of May, 2020 personally appeared before me ___________who being by me 
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duly sworn, did say that he is the City Manager of Herriman City, a political subdivision of the 
State of Utah, and that said instrument was signed in behalf of the City by authority of its City 
Council and said City Manager acknowledged to me that the City executed the same. 
 

__________________________________ 
NOTARY PUBLIC 

 
 
My Commission Expires:  ________________ 
 
Residing at:  _________________________ 
 
 
Sunrise 3 L.L.C. ACKNOWLEDGMENT 
 
STATE OF UTAH ) 

:ss. 
COUNTY OF SALT LAKE     ) 
 

On the _____ day of May, 2020, personally appeared before me ______________, who 
being by me duly sworn, did say that he is the Manager of Sunrise 3 L.L.C., a Utah limited 
liability company and that the foregoing instrument was duly authorized by the company at a 
lawful meeting held by authority of its operating agreement and signed in behalf of said 
company. 
 

______________________________ 
NOTARY PUBLIC 
 

My Commission Expires:  ________________ 
 
Residing at:  _________________________ 
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ADDENDUM NO. 1 
 

TERMS 

1. Definitions.   

1.1 Incorporation.  The capitalized terms used in this Addendum No. 1 shall have 

the meanings set forth in the MDA unless otherwise specified herein. 

1.2 Additional Definitions.  As used in this MDA, the words and phrases 

specified below shall have the following meanings: 

1.2.1 Middle Park Area means that parcel of land located at approximately 

120000 South Black Powder Drive, Herriman UT and shown on Exhibit 

“B” which is described on Exhibit “A” as Middle Park Area. 

1.2.2. North Office Area means that parcel of land located at approximately 

5101 West 11800 South, Herriman UT and shown on Exhibit “B”.  

Described on Exhibit “A” as “North Office Area”  

1.2.3. South Self Storage Area means that parcel of land located at 

approximately 11999 S Black Powder Dr, Herriman UT and shown on 

Exhibit “B” which is described on Exhibit “A” as “South Self Storage 

Area”. 

2. Development of the North Office Area.   

The North Office Area shall be developed in compliance with the C-2 zoning as shown 

on the Zoning Map and all standards specified for that C-2 zoning in the City’s Vested 

Laws including, but not limited to, the subdivision requirements and design standards 
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specified in the City’s Vested Laws. 

 2.2 Alignment of Northwest Entrance.  The entrance on the Northwest as shown 

on Exhibit “E” shall be aligned with an existing City road and shall be right-in-right-out 

only. 

 2.3 Existing Vinyl Fence.  The existing vinyl fence as shown on Exhibit “E” shall 

be allowed to remain and shall hereafter be maintained by Sunrise 3 LLC. 

 2.4 Existing Road.  The existing City Right of Way as shown on Exhibit “E” will 

continue to be owned by the City.  The City shall allow Sunrise 3 LLC to install an 

appropriate irrigation system and grass.  Sunrise 3 LLC shall thereafter maintain the grass.  

The City may install a trail on the existing City Right of Way which shall, thereafter, be 

maintained by the City. 

3. Dedication of the Middle Park.  Upon the execution of this MDA Sunrise 3 L.L.C. 

shall donate to the City by a Utah standard form Special Warranty Deed the Middle Park 

as-is, where-is with no representations or warranties except that the title shall be free from 

all financial encumbrances and Sunrise 3 L.L.C. shall be responsible for any property or 

greenbelt/rollback taxes prorated to the time of transfer. 

4. Development of South Self Storage Area.   

4.1 The South Self Storage Area shall be developed pursuant to the M-1 zoning in 

the City’s Vested Laws, with permitted being limited uses to being to only 

indoor/outdoor storage in compliance with all applicable standards in the City’s 

Vested Laws including but not limited to any “screening” requirements.  
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4.2 Timing.  No building permit for any structure in the South Self Storage Area 

shall be issued unit a subdivision plat and a building permit shall have been issued 

and all fees required by the City’s Vested Laws paid for a building in the North 

Office Area of at least 10,000 square feet.  At that time Sunrise 3 L.L.C. may 

develop and build the entire South Self Storage Area. 

4.3 Perimeter Wall.  The South Self Storage Area shall have walls along the 

perimeter of the site as specified on Exhibit “F”. 

4.4 Emergency Access.  Access from the South Storage Area to East Black 

Powder Road as shown on Exhibit “F” shall be for emergency purposes only by 

a “crash gate” specified by the Unified Fire District which shall be maintained 

by Sunrise 3 LLC. 

4.5 Access from Mountain View.  The access to the South Self Storage Area 

off of Mountain View Corridor as shown on Exhibit “F” shall be a public street 

and shall be designed to allow for safe stacking of entering vehicles.  The City 

shall apply to UDOT for the access and shall use reasonable efforts to obtain 

such access.   
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4.6 Maintenance.  Sunrise 3 LLC shall be responsible for the 

maintenance/snowplowing of the entrance/stacking area public street.  If 

Sunrise 3 LLC fails to properly maintain or snowplow the entrance/stacking 

area public street the City may consider that failure to be a Default and 

exercise the Default provision of Section 10 of the MDA.  Any dispute 

regarding such maintenance/snowplowing shall be subject to the dispute 

resolution and default provisions of the MDA.  This maintenance obligation 

shall survive the termination of this MDA and shall be perpetual as long as the 

entrance/stacking area is a public street. 
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Exhibit A 

Legal Description 
 

NORTH OFFICE AREA: 
A TRACT OF LAND, SITUATE IN THE NORTHWEST QUARTER OF THE NORTHEAST QUARTER OF 
SECTION 25, TOWNSHIP 3 SOUTH, RANGE 2 WEST, SALT LAKE BASE AND MERIDIAN. THE 
BOUNDARIES OF SAID TRACT OF LAND CONSISTING OF PARCEL 131:2S: 
 
BEGINNING AT THE NORTHEAST CORNER AND A POINT IN THE EXISTING SOUTHERLY RIGHT OF 
WAY LINE OF 11800 SOUTH STREET, SAID CORNER IS 1,338.90 FEET SOUTH 89°39'15" EAST ALONG 
THE SECTION LINE AND 36.70 FEET (33.00 FEET BY RECORD) SOUTH 00°20'45" WEST FROM THE 
NORTH QUARTER CORNER OF SAID SECTION 25; AND RUNNING THENCE SOUTH 00°20'47" WEST 
(SOUTH 00°20'45" WEST BY RECORD) 976.64 FEET ALONG THE EASTERLY BOUNDARY LINE OF SAID 
ENTIRE TRACT; THENCE NORTH 37°28'06" WEST 484.81 FEET; THENCE NORTH 89°50'58" WEST 297.67 
FEET; THENCE NORTH 36°56'58" WEST 360.81 FEET TO A POINT IN THE EXISTING SOUTHERLY RIGHT 
OF WAY LINE OF SAID 11800 SOUTH STREET; THENCE ALONG SAID EXISTING SOUTHERLY RIGHT 
OF WAY LINE THE FOLLOWING FIVE (5) COURSES: (1) NORTH 53°10'25" EAST 46.61 FEET; THENCE (2) 
NORTH 49°50'40" EAST 161.13 FEET TO THE BEGINNING OF A 1045.89-FOOT RADIUS NON-TANGENT 
CURVE TO THE RIGHT; THENCE (3) EASTERLY 527.32 FEET ALONG THE ARC OF SAID CURVE (NOTE: 
CHORD TO SAID CURVE BEARS NORTH 70°53'13" EAST FOR A DISTANCE OF 521.75 FEET); THENCE (4) 
EASTERLY 54.84 FEET ALONG THE ARC OF A COMPOUND 966.54-FOOT RADIUS NON-TANGENT 
CURVE (NOTE: CHORD TO SAID CURVE BEARS NORTH 88°36'11" EAST FOR A DISTANCE OF 54.83 
FEET); THENCE (5) SOUTH 89°17'47" EAST 107.12 FEET TO THE POINT OF BEGINNING AS SHOWN ON 
THE OFFICIAL MAP OF SAID PROJECT ON FILE IN THE OFFICE OF THE UTAH DEPARTMENT OF 
TRANSPORTATION. 

CONTAINS: 10.81 ACRES+/- 
 
MIDDLE PARK AREA DESCRIPTION: 
A PARCEL OF LAND, BEING A PART OF AN ENTIRE PARCEL IDENTIFIED BY SALT LAKE COUNTY AS 
TAX ID. NUMBER 26-25-200-042, SITUATE IN THE NORTHEAST QUARTER OF SECTION 25, TOWNSHIP 
3 SOUTH, RANGE 2 WEST, SALT LAKE BASE AND MERIDIAN.  
 
BEGINNING AT THE NORTHEAST CORNER OF SAID ENTIRE PARCEL, BEING 1,324.03 FEET SOUTH 
00°23'53" WEST ALONG THE SECTION LINE AND 1,239.70 FEET NORTH 89°36'07" WEST FROM THE 
NORTHEAST CORNER OF SAID SECTION 25; AND RUNNING THENCE SOUTH 37°06'25" EAST 
932.00 FEET ALONG THE EASTERLY BOUNDARY LINE OF SAID ENTIRE PARCEL; THENCE SOUTH 
52°53'35" WEST 257.24 FEET TO A POINT ON THE EASTERLY RIGHT OF WAY AND LIMITED ACCESS 
LINE OF MOUNTAIN VIEW CORRIDOR; THENCE ALONG SAID EXISTING EASTERLY RIGHT OF WAY 
AND LIMITED ACCESS LINE THE FOLLOWING THREE (3) COURSES: (1) NORTHWESTERLY ALONG 
THE ARC OF A NON-TANGENT CURVE TO THE LEFT HAVING A RADIUS OF 6,512.00 FEET (RADIUS 
BEARS: S56°48'42"W) A DISTANCE OF 123.40 FEET THROUGH A CENTRAL ANGLE OF 01°05'09" 
(CHORD: N33°43'53"W 123.40 FEET); THENCE (2) NORTH 33°26'30" WEST 583.69 FEET; THENCE 
(3) NORTH 36°49'35" WEST 110.80 FEET TO THE WESTERLY BOUNDARY LINE OF SAID ENTIRE 
PARCEL; THENCE ALONG SAID WESTERLY BOUNDARY LINE NORTH 00°20'47" EAST 220.71 FEET TO 
THE NORTHWEST CORNER OF SAID ENTIRE PARCEL; THENCE ALONG THE NORTHERLY BOUNDARY 
LINE OF SAID ENTIRE PARCEL SOUTH 89°38'37" EAST 98.14 FEET TO THE POINT OF BEGINNING. 

CONTAINS: 4.88 ACRES+/- 
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SOUTH STORAGE AREA DESCRIPTION: 
A PARCEL OF LAND, BEING A PART OF AN ENTIRE PARCEL IDENTIFIED BY SALT LAKE COUNTY AS 
TAX ID. NUMBER 26-25-200-042, AND ALL OF PARCEL IDENTIFIED BY SALT LAKE COUNTY AS TAX 
ID. NUMBER 26-25-400-068, SITUATE IN THE NORTHEAST QUARTER AND THE SOUTHEAST QUARTER 
OF SECTION 25, TOWNSHIP 3 SOUTH, RANGE 2 WEST, SALT LAKE BASE AND MERIDIAN.  
 
BEGINNING AT A EAST CORNER OF SAID ENTIRE TRACT OF LAND, WHICH IS 213.04 FEET SOUTH 
00°23'50" WEST ALONG THE SECTION LINE AND 61.41 FEET NORTH 89°36'10" WEST FROM THE EAST 
QUARTER CORNER OF SAID SECTION 25, SAID POINT IS 607.49 FEET RADIALLY DISTANT 
SOUTHEASTERLY FROM THE MOUNTAIN VIEW CORRIDOR RIGHT OF WAY CONTROL LINE 
OPPOSITE APPROXIMATE ENGINEER STATION 1154+84.16; AND RUNNING THENCE SOUTH 00°15'37" 
WEST (SOUTH BY RECORD) 1053.66 FEET ALONG THE EASTERLY BOUNDARY LINE OF SAID ENTIRE 
TRACT TO A POINT ON THE EASTERLY RIGHT OF WAY AND LIMITED ACCESS LINE OF MOUNTAIN 
VIEW CORRIDOR; THENCE ALONG SAID EXISTING EASTERLY RIGHT OF WAY AND LIMITED ACCESS 
LINE THE FOLLOWING TWO (2) COURSES: (1) NORTH 21°20'31" WEST 247.60 FEET TO THE BEGINNING 
OF A CURVE; THENCE (2) NORTHWESTERLY ALONG THE ARC OF A NON-TANGENT CURVE TO THE 
LEFT HAVING A RADIUS OF 6,512.00 FEET (RADIUS BEARS: S71°13'13"W) A DISTANCE OF 1,637.59 FEET 
THROUGH A CENTRAL ANGLE OF 14°24'30" CHORD: N25°59'02"W 1,633.28 FEET; THENCE N52°53'35"E 
257.24 FEET; THENCE S37°06'25"E 735.17 FEET; THENCE S37°04'59"E 268.31 FEET TO THE POINT OF 
BEGINNING. 

CONTAINS: 11.14 ACRES+/- 
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Exhibit B 
Master Plan 
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Exhibit C 
Proposed Zoning Map 
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Exhibit D 

City’s Vested Laws 
 
 

A digital copy of Herriman’s vested laws has been provided to the developer. 
Developer commits to comply to these vested laws. 
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Exhibit E 
North Office Area 
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Exhibit F 
South Self Storage Area 
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Attachment E 

Land Use Development Standards 
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Chapter 12 Commercial and Office Zones 
 
10-12-5: DEVELOPMENT APPROVAL: 
 
A. Generally: The use and development of land located in Commercial and Office Zones shall 

be approved according to applicable administration and development review procedures set 
forth in chapter 5 of this title. 

 
B. Site Plan Approval: Any development in Commercial and Professional Office Zones shall be 

subject to approval of a site plan as provided in section 10-5-12 of this title. 
 
C. Conditional Use Approval: The conditional use permit procedure set forth in chapter 5 of this 

title shall be applied to the following: 
1. C-1 Zone: Development over twenty one thousand (21,000) square feet. 
2. C-2 Zone: Development over one acre. 
3. OP Zone: All development. (Ord. 2017-54, 12-13-2017) 

 
10-12-6: DEVELOPMENT STANDARDS: 
 
A. Generally: The use and development of land located in Commercial and Office Zones shall 

conform to the standards set forth in this section and in section 10-12-7, chart 10-12 of this 
chapter except as may be authorized by another provision of this title. (Ord. 2019-15, 6-12-
2019) 

 
B. Alteration And Expansion Of Existing Facilities: When development is proposed to alter or 

expand existing facilities and the proposed use, alteration, or expansion increases the floor 
area and/or parking requirements by twenty five percent (25%), then the entire site shall be 
brought into compliance with current City ordinances. 

 
C. C-1 And C-2 Zones: Development in the C-1 and C-2 Zone shall conform to the following 

design criteria requirements in addition to other applicable provisions of this title. 
1. For developments over five (5) acres, direct pedestrian and bike paths shall be provided 

on site to match those approved or built in adjacent developments. 
2. Accessible parking spaces should be convenient to building entries. 
3. Crosswalks and sidewalks shall be incorporated within the project to provide pedestrian 

connections to the building. Crosswalks shall be so configured to be a design feature of 
the development, i.e., heavy painted lines, pavers, edges and other methods of 
emphasizing pedestrian use. Bulb-outs and other pedestrian design may be used to 
shorten walking distances across open pavement. Sidewalks should be used when 
appropriate to connect parking lots with building entries. 

4. For commercial development over ten (10) acres, pedestrian amenities shall be provided 
that allow for use and enjoyment of outdoor areas as a developmental focal point or 
centralized amenity. These should include a mix of pedestrian scaled lighting, three (3) 
rail white fences, tables, drinking fountains, benches, seating walls, shade trees, raised 
landscape planters, beams, windmills, water features, specimen trees, potted plants, 
information kiosks, botanical exhibits, or art features. 

5. Within commercial shopping centers over ten (10) acres, transit stops with bus pullouts on 
public streets shall be provided with convenient pedestrian access to transit stops and 
outlying parking areas. 
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6. Convenient bicycle parking shall be provided in locations that do not interfere with 
pedestrian circulation. Bicycle parking facilities shall be disbursed throughout larger sites 
and located in convenient and visible areas. 

7. Direct pedestrian and bike paths shall be provided on site to match those approved or built 
in adjacent developments and existing or planned trails, parks, or open space. 

8. Support uses, such as trash enclosures, compactors, truck loading areas and outdoor 
storage shall be oriented away from residential uses to the extent practical. 

9. Drive-through lanes shall be located away from adjoining single-family and multi-family 
developments. Speakers and menu boards shall be located so that noise is not directed 
toward residential uses and shall incorporate a screen wall and landscaping to mitigate 
noise. 

10. Service electrical system (SES) panels shall be recessed into the building elevation. 
Access doors shall be screened with landscaping or a solid wall (with landscaping) built 
of similar building materials and colors of the main development and equal to or exceeding 
the height of the SES panel; or placed in back of the building if not exposed to adjoining 
properties. 

11. Proposed outdoor display and sales areas shall be located on final site plans, including, 
but not limited to, propane sales, vending machines, amusements, and seasonal sales. 
Their location should not displace required parking and pedestrian or landscaping areas. 

12. Wall elevations should terminate at a logical point such as a column or tower element. 
13. For all buildings, at least two (2) of the following elements should repeat horizontally. 

Buildings with facades greater than one hundred feet (100') in length should include 
several of such elements, repeated at appropriate intervals, either horizontally or vertically: 
a. Color change. Minimum of three (3) colors per elevation shall be required. 
b. Texture change. 
c. Material change. 
d. Architectural variety and interest through a change in plane, such as offsets. 
e. Reveals, archways or projecting ribs. 
f. Wall plan projections of recesses. 

14. Parapets for concealing flat roofs shall be designed to match the existing architecture. 
15. All facades, including back and side elevations, shall be constructed with a minimum of 

sixty percent (60%) brick or stone that is not part of the support structure. The brick or 
stone shall be a natural color and shall not be painted. The balance of exterior wall area 
shall consist of two (2) other materials including brick, stone, glass, decorative block or 
concrete, stucco or simulated stone panels. The City Council may grant an exception to 
this criteria for a building that is part of a large commercial project that has approved 
design guidelines and is greater than forty thousand (40,000) square feet. 

16. Freestanding accessory structures, such as enclosed service/refuse areas and covered 
parking, should be designed to be an integral part of the building architecture. The forms, 
colors, textures and materials used on the main building should be applied to all sides of 
these structures generally visible to the public. 

17. Franchise architecture (building designs that are prototypical or identifiable with a 
particular chain or corporation) shall be revised if the proposed building design does not 
conform with the design standards set forth in this section. The applicant, upon request, 
shall provide color pictures of other national tenant buildings (non-prototype examples) 
that have been built in other cities and states. 

18. All exterior lighting shall comply with approved site plan requirements and design 
guidelines. 
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Chapter 13 Manufacturing Zones 
 
10-13-6: DEVELOPMENT STANDARDS: 
 
A. Generally: The use and development of land located in manufacturing zones shall conform to 

the standards set forth in this section and in section 10-13-7, chart 10-13 of this chapter except 
as may be authorized by another provision of this title. 

 
B. Design Criteria: All development, including accessory buildings, in the T-M Zone and all retail 

development in the M-1 Zone shall comply with the development standards set forth in section 
10-12-6 of this title. The following additional requirements shall apply in the T-M Zone: 
1. Development shall conform to the Master Plan approved pursuant to subsection 10-13-

5E of this chapter and any applicable zoning conditions. 
2. Metal buildings shall be prohibited. (Ord. 2017-54, 12-13-2017) 

 
10-13-7: OTHER APPLICABLE REGULATIONS: 
 
To the extent that use and development of land located in manufacturing zones includes any 
matter governed by other applicable regulations set forth in this title, such regulations shall apply 
in addition to the requirements of this chapter. 
 
CHART 10-13 MANUFACTURING ZONE DEVELOPMENT STANDARDS 
 
A. Minimum lot area and width: 
 

Zone  Lot Area  Lot Width  
T-M  None  None  
M-1  None  None  

 
B. Minimum yard for all buildings: 
 

Zone  Front 
Yard  

Side Yard  Rear 
Yard  

T-M  Determined as part of Master Plan, but in no case less than 30'  
M-1  None  None, except as follows: 

Any commercial or industrial building or structure from a 
street: 20'  

None  

 
C. Maximum building height: 
 

Zone  All Buildings  
T-M  Determined as part of Master Plan  
M-1  None  

 
D. Lot coverage for all buildings: 
 

Zone  Maximum Coverage  
T-M  70% of lot or parcel  
M-1  80% of lot or parcel  
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Date of Meeting: 
05/07/2020 

File # Z2020-026 
Applicant Herriman City  
Address 4950 W 12600 South   
Request Rezone 6.2 acres from Auto Mall Special 

District to C-2 (Commercial)   
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Staff Report 
 

DATE: April 29, 2020 
 
TO:  Planning Commission  
 
FROM:  Bryn MacDonald, AICP, Assistant City Planner   
 
MEETING: Planning Commission Meeting May 7, 2020 
 
REQUEST: Rezone property from Auto Mall Special District (AMSD) to C-2 (Commercial)  
  Applicant: Herriman City 
  Address: 4950 W 12600 South  
  Zone: AMSD 
  Acres: 6.2 

File Number: Z2020-026 
  
Summary 
The applicant is requesting a rezone from AMSD (Auto Mall Special District) to C-2 (Commercial). 
This is part of the Auto mall property and commercial frontage along 12600 South.  
 
Site 
This property is located at approximately 4950 W 12600 South and is a total of 6.2 acres.  
 
General Plan 
The property is designated on the General Plan as Commercial.  
 
Process 
A rezone is a legislative decision. The Planning Commission will hold a public hearing and make a 
recommendation to the City Council. The City Council will then hold a public meeting and make a 
decision on the application. 
 
Notices 
Staff mailed notices to all property owners within 300 feet of the subject property. Notices were mailed 
to 7 property owners and affected entities on April 27, 2020. At this time, staff has not received any 
comments regarding the proposed rezone.  
 
Discussion 
The property is currently zoned AMSD. It was rezoned as part of the Auto Mall. The frontage along 
12600 South is intended for commercial uses, and was also rezoned several months ago. When the 
zoning was done, we did not yet know the exact size of the commercial property and the automall 
property. We have now received a plat for the commercial property and have been talking to users for 
those lots. The C-2 zone needs to be extended north on approximately 6.2 acres to accommodate the 
planned commercial development. 
 
Recommendation 
Staff recommends approval of the rezone to C-2 (Commercial).  
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