Lehi City Development Review Committee

November 30, 2011


Traverse Mountain Area Plan Review
DRC Redline Comments

Mountain Home Development Group – Requests review and recommendation to the Traverse Mountain Area Plan

DRC Members Present: Lee Barnes, Lynn Jorgensen, Kerry Evans, Rob Littlefield, Brad Kenison, Jim Hewitson, Kim Struthers, Steve Marchbanks
Representatives for the Applicant: Roger Rapley, Jack Hepworth
Date of Plans Reviewed: 9/1/11

Review began: 1:40
Review ended:
Boundary Description:

a) No additional comments
Solid Waste:

a) No additional comments
Power & Gas:

a) Power study to have engineer firm citation on cover
b) Change the cover letter title to refer to the Area Plan and not the outlets 
Fiscal Analysis:

a) Prior to finalization of the fiscal analysis, there should be re-submittals of the culinary and PI water, transportation, sewage, storm drain, and parks sections

b) Research and add in any outstanding impact fee certificates that have not been accounted for or redeemed

c) Format parks and power to be consistent with other fiscal analysis items 
Environmental:

a) Provide a note on the plans that the criteria for deposition of fill material including lift thickness and compaction will be in accordance of Section 4 of the Lehi City Design Standards
b) Combine environmental categories into a continuous document
c) Drainage Areas (Sheet 6) - Grammar typo in the 2nd paragraph to be corrected and add additional narratives to inference the mass grading exhibits
d) Slopes (Sheet 7) – Phrase, “after approved mass grading” to be added to the end of the 2nd sentence
e) Slope map (Sheet 8) - Use an updated land use plan and show all slopes 30% or greater for all 2600 acres of the Traverse Mountain area
f) Provide copies of the background letter for Wildlife Habitat, Historical areas, and Archeological sites
Parks:
a) Page 1 – 1st paragraph, last sentence, remove the word “conceptual”

b) Page 1 – 2nd paragraph, state that the number of parks will be determined by the number of dwelling units

c) The Parks Dept does not want any public park under 2 acres in size, because it makes maintenance infeasible

d) Add a statement that private parks will contain amenities that are comparable to the amenities required in public parks

e) Page 1 – 4th paragraph, add a statement “for the types of amenities and the maintenance”

f) Page 1 – delete the 5th paragraph (redundant information)

g) Page 1 – last paragraph – clarify that City involvement includes concept design and function of the park

h) Add a statement that park design will minimize 3:1 slopes where possible and will take into account slope when determining plantings and other amenities

i) Page 2 – 1st sentence, 

j) Page 2 – 2nd paragraph, replace “park” with “recreation center”

k) Page 2 – 5th paragraph, address how the $1 million for the 4.5 acres will be secured and when it will be contributed

l) Page 2 – 7th paragraph, TMMA is singular

m) Page 2 – 8th paragraph, clarify that the Bonneville Shoreline Trail is public, maintained by TMMA in cooperation with Lehi City. 

n) Move Central Canyon trailhead to the far north end

o) On the map, change “potential” trailheads to “designated” trailheads and indicate which ones will have restrooms and parking

p) Page 3 – 1st paragraph, add a note that the passive open space owned and controlled by Lehi City, and dedication of the open space will be made to Lehi City at the same time the area plan is recorded

q) Page 3 – last paragraph – states that it is the intent to utilize the existing natural surface trails in the area.

r) Include information on manufactured slopes in the mass grading section of the Density and Intensity section

s) Label Exhibit 1

t) On Exhibit 2, put a title label at the top of the page.

Regulations:

a) Staff is still reviewing the proposed regulations section and will provide comments at a later date.

b) Page 1 of the Development Code Variations - Remove the word “conditional” from section 09.070

c) Page 2 of the Development Code Variations - Section 11.110 - Match the extension language from section 10.110 (B)

d) Change all dashes to points in section numbers
e) Page 4 of the Development Code Variances - 12.090 (B) add arterial roads 
f) Page 4 of the Development Code Variances last two rows - Include reference to the mass grading section 

g) Page 5 of the Development Code Variances -  section 12.A.030 (D)(2) - Strike the first recommended 
h) Table of Bulk and Intensity - Change “n/a” to not “allowed”
i) Page 2 of the Highway Commercial District Table of Uses - Change portable storage containers to not permitted

j) Note in the Density and Intensity narrative that when a density (LDR, MDR, ect.) is set in a flex zone, the density and intensity requirements for that density shall apply.
Density and Intensity:

a) Use the term “dwelling units” instead of homes throughout the document

b) At the bottom of page 1, suggest rewording the sentence to better define how density may vary and change the term “residential density” to “number of dwelling units”

c) Page 1 – at the bottom of the first paragraph, clarify the number of existing units (1900 vs 1434)

d) Page 2 – clean up the headings in the table

e) Page 3 (and all applicable sheets) – Make the maps larger and/or more legible (11x17)

f) Page 4 (and all applicable sheets) – there are several references where mass grading is addressed.  Suggest adding a map showing areas to be mass graded and consolidate all of the references to mass grading into one section of the Density and Intensity section.

g) Page 4 – remove the sentence stating “the 546 . . .” and ending with “. . . and total dwelling units”.

h) Page 6, 1st paragraph, move mass grading info to mass grading section and change MDR density to show from 1 to 6 units per acre.

i) Page 6, 2nd paragraph (and all applicable sheets) remove the comment that density can be transferred between planning areas, and work on an alternative way to address this issue (address what constitutes minor revisions that can be approved administratively vs. Area Plan Amendments that require a public process).

j) Page 8, move reference to mass grading.

k) Page 8,need a comma on the 2nd paragraph, first sentence.

l) Page 9, need to add HDR B statement that there is a potential civic use if the City were to purchase, and that the density would not transfer anywhere else.

m) Page 11, change MDR density to show 1 to 6 UPA.

n) Page 11, need to modify the comment on the transfer of density.

o) Page 11, and other applicable sheets, add the word “individual”on the no rent language

p) Page 13, first paragraph, fix the density numbers.

q) Page 13, third paragraph, last sentence, remove it.

r) Page 13, third paragraph, fix the acreage of the park so it is consistent with both references.

s) Page 13, fourth paragraph, move reference to mass grading to the mass grading section.

t) Page 13, fifth paragraph, No Rent zone should be areas C and D.

u) Page 16, for planning purposes, designate a planning area for the future school site.

v) Page 16, move reference to mass grading to the mass grading section.

w) Page 16, 2nd sentence, change the word “home” to “dwelling unit”.

x) Page 16, fix the no rent zone language.

y) Page 16, the roadway width of Central Canyon is being reviewed, and additional comments will be made on the proposed language in paragraph 4 regarding width.
Storm Drain: - Engineering department is in the review process
a) Number your sheets

b) Sheet #1 – within the outfall drainage paragraph, indicate that the discharge is at specific flow rates

c) On the same sheet, where the estimated peak flows are shown, make sure that figure #1 has the same call-outs

d) Sheet 2 –  generate an allowable discharge rate per acre for each of the drainage basins per the allowable discharge for the 72-inch storm drain

e) Sheet 2 - clarify that the main storm drain piping is for the 50-year event

f) Sheet 2 – the report should clarify whether Central Canyon will require additional piping or additional detention, or a combination thereof

g) Sheet 3 – label Central Canyon, West Canyon, etc

h) Sheet 3 – recommend that the estimated peak flows (called out on sheet 1), label on this sheet but use a different symbol

i) Sheet 3 (or a separate sheet) – recommend showing master planned storm drain sizes

j) In the detention summary, provide a map showing the location of existing and proposed detention areas

k) Correct the grammar in the first line of the first page
Buffers:

a) Provide an updated binder tab in the parks section
b) Include a page number
c) Fencing and other buffering exceptions will be reviewed with the regulations chapter 
d) Add a statement that fencing will be consistent with the existing fencing in Traverse Mountain
e) Add a statement that the TMMA will require an approval for fencing and landscaping for neighborhoods and site plans on a case by case basis
Culinary Water: - Engineering department is in the review process
a) As of October 19, 2011, the finalized agreement for density and water rights has been received.  

b) The Land Use needs to be modified appropriately to reflect the changes in the agreement.

c) Based upon changes updated by the finalized agreement, further review of the culinary water section is required.

d) Investigate in more detail, sources and backup sources for the culinary water
Pressure Irrigation: - Engineering department is in the review process
a) As of October 19, 2011, the finalized agreement for density and water rights has been received.  

b) The Land Use needs to be modified appropriately to reflect the changes in the agreement.

c) Based upon changes updated by the finalized agreement, further review of the PI is required.

d) Investigate in more detail, sources and backup sources for the PI
Traffic Study:

a) Evaluate whether this is a stand-alone document, or if the previous report (April 2008 should be included)

b) Add cross section showing the various road sections

c) Lehi City Engineering Department is pursuing an independent peer review for this traffic section – additional comments will be forthcoming

d) Label all pages so the numbering is consecutive

e) Correct the grammar throughout the document

f) Define fiscal responsibility of road improvements
CC&Rs:

a) Include information on how the PI billing will be handled in the common areas
Sewer:  - Engineering department in the review process
a) Sheet 05 remove the master plan and TM area plan sizing  

b) Prepare a simplified Map of the excavating area showing all three sides.

c) Sheet 6 show the  existing  piping north of Hadco

d) Sheet 7 obtain the proposed sewer alignment through the Woodbury property from the Lehi City Engineer Department.  

e) Engineer wants to review sewer alignment options with the developer along the future 2300 west roadway alignment and the East Frontage Road. 
f) Number the pages
Proposed Design Standards Variations
a) Staff needs to verify private alley standards that have historically been used to compare to proposed alley standards.

b) Create a new cross section for the road that connects to Central Canyon which matches the F cross section but shows a median.
c) On the bottom of Sheet 1 - Section 2.02 E - Show all of the text in maximum cul-de-sac length cell.

d) Sheet 2 - Section 2.02 (I) - Un-strike “public” in the first sentence.

e) Make sure the street type names match the names from Lehi City Master Transportation Plan.  

f) Provide a transportation map as part of the Transportation section of the Area Plan that is color coded to match colors, names of Lehi City’s Master Transportation Plan. Move typical road section provided to the transportation section to the area plan.
g) Change all references to “parkways” to be “park strips.”
Development Code Variations

a) Change the titles of both sections of regulations.  The first one should be titled “Design Standards Variations” and the other should be “Development Code Variations”.

b) Remove the variation for tandem parking and stay with the City’s current regulations.

c) Remove the variation for parking landscaping and stay with City standard.

d) Within the Model Homes section make the following changes:  Change the wording in the first sentence to read:  “A temporary use permit for a model home may be approved by the DRC”,  change the wording in item B to read “Model homes must be converted to a residential dwelling after a period of (three) years from the issuance of the first building permit”, Unstrike item F, remove the last sentence discussing the conversion of model homes.

e) Within all sections where all development approvals expirations were removed, change the wording to reflect that applications, approvals, permits or licenses, etc. shall be valid for a period of two (2) years of final approval…with the potential of a one (1) year extension.

f) Within Section 11.200, change the wording to read “…Improvement Standards unless otherwise amended”.

g) Within Section 12.020, change the wording of the last sentence to read “…land or use is located, unless 

h) otherwise amended by the Traverse Mountain Area Plan.”

i) Section 12-060 (H)2:  Change the wording of the last sentence to read “…Public Improvement Specifications unless otherwise amended by the Traverse Mountain Area Plan.”

j) Section 12-060 (I)2:  Change the text to read “Traverse Mountain is allowed to mass grade areas as shown within the Mass Grading section of the Density and Intensity section of the Traverse Mountain Area Plan”.
k) Section 12-060 (K)1:  Add a reference to the Mass Grading section within the Density and Intensity section of the Traverse Mountain Area Plan.
l) Move the proposed Mass Grading section into the Environmental section of the Traverse Mountain Area Plan
m) Section 12-070 (C):  Change the last sentence to read “(Fences higher than six (6) feet will require a building permit)”.
n) Remove variation to Section 12.130 (D) from the Traverse Mountain Area Plan
o) Remove variation to Section 12.130 (E) from the Traverse Mountain Area Plan
p) Change Section 12.130 (F) to read “Each multi family dwelling project that abuts a single family detached project shall be fenced with a six (6) foot sight obscuring fence.  Fencing is not required between compatible multi family dwelling projects.
q) Omit proposed variations to Section 12.130.
r) Re-write section 6.140 to include that projects above 9.1 units per acre attached shall be considered as High Density.  Also, include text that section 6.140 (C) should match Section 12.130.
s) Section 12-A.010, add a reference to the grading section within the Environmental section of the Traverse Mountain Area Plan
t) Section 12-A.100 (B) 2, add the applicable exception to the sensitive lands.  Add a reference to the grading section within the Environmental section of the Traverse Mountain Area Plan
u) Section 21.020 A-C: change the “Planning Director” text to read “DRC”.
v) Remove variation to Section 2.040 from the Traverse Mountain Area Plan  
w) Section 23-060 © 1:  Add a maximum size (ten feet) to the text
x) Remove variations to Sections 23-060-(D)2, 23-060-(I)4 and 23-060-(I)6 from the Traverse Mountain Area Plan
y) Section 23-070 (A)2, change wording to read “Banners are permitted on all street light poles…”
z) Section 23-070 (D)4, change wording to read “and twelve (12) feet in height.  Signs placed on public property must have approval from Lehi City”.
aa) Remove variation to Section 23-070 (D)4 from the Traverse Mountain Area Plan  
