Development Review Committee
1020 East Pioneer Road
Draper, Utah 84020

STAFF REPORT
September 18, 2024

To: Jennifer Jastremsky, Zoning Administrator
Approved Date
From: Maryann Pickering, AICP, Planner IlI

(801) 576-6391 or maryann.pickering@draperutah.gov

Re:  Trailside Townhomes - Site Plan Amendment Request

Application No.: 2023-4498-SP

Applicant: John Wheatley and David Tillotson, representing IKON
Development

Project Location: 2142 East Brookings Drive

Current Zoning: RR-22 (Rural Residential), RR-43 (Rural Residential), and RM
(Multi-family) Zone

Acreage: 19.37 acres (Approximately 843,757 square feet)

Request: Request for approval of a Site Plan Amendment in the RR-22
and RR-43 zones in order to develop the vacant property with
149 townhomes.

BACKGROUND AND SUMMARY

This application is a request for approval of a Site Plan Amendment for approximately
19.37 acres located on corner of Brookings Drive and Suncrest Drive, at 2142 East
Brookings Drive (Exhibits B and C). The property is currently zoned RR-22, RR-43, and RM.
The applicant is requesting that a Site Plan be approved to allow the property to be
developed with 149 townhomes.

The property was originally part of the Suncrest development area and was recorded as
Lots 1301-1306 of the Maple Hollow Phases 10, 11, and 13 at Suncrest plat. The Suncrest
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Master Plan for these properties was for them to be developed with commercial uses. The
Suncrest development is vested under the 1999 Draper City Municipal Code (1999 DCMC)
and properties in this area still contain zoning designations from the 1999 DCMC, like the
RR-22, RR-43, and RM zones.

In 2015, the prior property owner and Draper City entered into a Development Agreement
that removed the property from the Suncrest Development Agreement Area and allowed
the property to be developed with up to 160 townhomes. While the property was not
rezoned to modern Draper City Municipal Code (DCMC) zoning designations, it is now
vested to the current zoning code regulations and required to comply with Chapter 9-32 of
the DCMC.

The initial site plan application for this project was first heard at the July 28, 2022 Planning
Commission meeting. The Planning Commission also considered a Subdivision Plat
Amendment application for the property at that meeting. The Subdivision Plat Amendment
application was approved. As part of the Site Plan request, deviations were requested for
sidewalks and building materials. Both deviations were denied and the Site Plan was
continued to a date uncertain.

On August 8, 2022, the applicant filed an appeal for the sidewalk deviation denial. The
building material deviation was not appealed. After the appeal hearing, the City and
applicant negotiated a settlement that the Appeals and Variance Hearing Officer approved.
The Appeals and Variance hearing Officer’s final order requires sidewalks on both sides of
some streets and sidewalk on just one side of the street for a portion of two streets. A full
copy of the final order and the exhibit outlining where the deviations were granted can be
found in Exhibit F.

On November 17, 2022, the Planning Commission granted approval of a site plan
application for Trailside Townhomes, located at approximately 2142-2318 E. Brookings
Drive.

The Planning Commission approved a six-month extension to the approved Site Plan
application on November 9, 2023. A Land Disturbance Permit was issued as the applicant
did have an approved site plan. The property owner had additional delays obtaining
approvals from the Suncrest HOA. The Land Disturbance Permit was limited in the scope
of work as the applicant worked to make some additional design and minor site plan
changes that are included in this proposed application. If approved, this application will
allow the applicant to move forward with their Land Disturbance Permit and submit for
necessary building permits.
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ANALYSIS
General Plan and Zoning.

Table 1 General Plan and Zoning Designations Exhibit
Existing Land Use  Residential Medium Density Exhibit D
Current Zoning RM, RR-22, and RR-43 Exhibit E
Proposed Use Multi-family Dwellings
Adjacent Zoning

East RR-22

West RM

North RM, RR-22

South A5 (Agricultural)

The Residential Medium Density designation is characterized as follows:

Residential Medium Density

LAND USE DESCRIPTION

CHARACTERISTICS

* Preservation of large tracts of open space, rather than open
space contained primarily in individual subdivision lots

» Variations and mixing of lot sizes, setbacks, and residential
development forms

* Minimal fronting of homes on major streets

+ Provision for trails that allow interconnectivity to other
existing or proposed trails

» Discourage “piecemeal” infrastructure installation

+ Trees and abundant landscaping, encouraging low water
use and native plants

LAND USE MIX

Primary Secondary
* Single-family * Parks
detached homes « Churches
¢ Schools
* Open Space

DENSITY

+ Density range: 2-4 dwelling units per acre

COMPATIBLE ZONING

« Residential Agricultural (RA2)
* Single-family Residential (R3)
* Single-family Residential (R4)
« Master Planned Community (MPC)

OTHER CRITERIA

* Preservation of environmental features usually requires
a master-planned or cluster development. Increased
densities within these areas would be allowed only with
compliance to specified performance standards and
impact mitigation measures

According to 1999 DCMC Section 9-4-020 the purpose of the RR-22 and RR-43 zones was to
“bromote and preserve, in appropriate areas, condjtions favorable to large-lot family life,
the keeping of limited numbers of animals and fowl. These districts are intended to be
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primarily residential in character and protected from encroachment by commercial and
industrial uses.”

According to 1999 DCMC Section 9-4-030 the purpose of the RM zone was to “provide areas
for low-to-medium residential density’ with the opportunity for varied housing styles and
character, providing for a maximum density of up to twelve (12) units per acre for medium
to high density residential unit projects subject to conditional-use permit procedures and
conditions for this type of use and based on minimum development guidelines adopted by
the City."

Site Plan Layout. The updated site plan continues to show that the property will be
developed with 149 townhome style dwelling units configured within 30 residential
buildings (Exhibit G). The site will be accessed from Brookings Drive and Suncrest Drive.
There will be three ingress and egress points in total.

Table 2 Site Plan Design Requirements
Standard DCMC Requirements Proposal Notes

Boundary Line Setback
Ranges from 10

feet along
Front Minimum of 5 feet to 10 feet Suncrest Drive to
maximum of 20 feet more than 20
along Brookings
Drive

All units are a

. minimum of 20
Minimum of 5 feet to
Front ) 17 feet feet from any
maximum of 20 feet )
street in the

project.
Rear 10 feet minimum 61 feet
Rear 10 feet minimum 178 feet
Driveway Depth 20 foot minimum 20 feet

Circulation. The applicant is proposing private roads for the entire development (Exhibit
G). Dwelling units will be front loaded structures from the private streets in the
development. The center of the development will have alley loaded units and a center
walkway running between the front of the units. A western road spur will serve front
loaded units on either side of the street. Two eastern spurs will serve units on one side of
the road and these units will be alley loaded. Sidewalks will be provided on both sides of
the private roads, except in the locations that the Appeals and Variance Hearing Officer
decision of September 23, 2022 allowed for sidewalk on only one side.
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Landscaping and Lot Coverage. The landscape plan includes substantial natural open
space, about two thirds of the property will be in natural open space (Exhibit H). The other
one third will be made up of amenity space and landscaped areas adjacent to buildings.
Amenities provided include a clubhouse, pickle ball court, pool, swimming pool and hot
tub, tot lot, picnic areas, and view decks.

Table 3 Landscaping Design Requirements

Standard DCMC Requirements Proposal Notes
Lot Coverage 40% Max 29.8%

(Buildings)

Overall Landscaping 30% Min 34%

Coverage

Buffer Landscaping N/A N/A

Most of the property
open space will be
preserved as be

Water Wise N/A non-irrigated, native
Landscaping grasses. All other
landscaping

complies with
current standards.

Street Trees From approved tree All trees from
list approved list
Amenities 5 required 7 provided

Parking. The applicant is providing two-car garages for each unit, along with a minimum
20’ driveway depth as required by the DCMC that can accommodate two additional cars
behind the garage as part of the driveway for each unit (Exhibit G). Guest parking is

provided around the clubhouse area and is spread evenly throughout the development.

Table 4 Parking Lot Design Requirements
Standard DCMC Requirements Proposal Notes
Parking Required

Dwelling Units 298 (2 spaces per unit) 298

Guest Parking 38 (1 space per 4 units) 39

Architecture. The applicant is proposing 2-3 story townhomes (Exhibit I). There are 30
residential buildings and one clubhouse. Due to the grade changes on the property, each
building will be slightly different, from two or three stories tall, front loaded, and the
building material percentages will be slightly different for each building. Each unitis
typically built on top of the required garage. All the buildings have at least 50% primary
materials and meet the minimum code requirements. The applicant has changed the
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roofline of the units from the previously approved design. The roofline was changed to
meet the requirements of the Suncrest HOA. However, since the redesign was completed
and this Site Plan Amendment submitted, the applicant is no longer part of the Suncrest
HOA. Therefore, Suncrest HOA approval is no longer required. The applicant has decided
to continue forward with the updated roofline design as proposed in this application.

Table 5
Standard
Building Height
Materials

Primary

Secondary

Architectural Design Requirements

DCMC Requirements
35 feet maximum

Brick or Stone

N/A

Percentage of Materials

All sides

50% minimum of
primary materials

Proposal
35 feet

Notes

Brick, Hardie siding

and metal
N/A

50% to 66%

Individual
buildings and
facades vary in
materials
utilized.

Lighting. The applicantis providing for evening and night time illumination of the
development via street lights, and a few smaller scale pedestrian lights at the clubhouse
(Exhibit]). The applicant has not provided adequate information that shows that nighttime
lighting will be reduced by at least a third per the DCMC. A condition of approval has been
included in the staff recommendations section of this report for that to be provided.

Table 6

Standard

Property Lines Foot

Candles

Light Pole Height

Foot Candles
Maximum
[llumination
Maximum
Average
[llumination
Maximum
[llumination Ratio
(Max:Ave)

Criteria For Approval.

Trailside Townhomes
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Lighting Design Requirements

DCMC Requirements
0.2 foot-candle (fc)
maximum

20 feet maximum

8.0 fc

4.0 fc

2.5:1 fc

Proposal
Up to 4.1 fc
14 feet

4.9 fc

2.0 fc

2.45:1 fc

Notes
Changes to plans
are required



The criteria for review and potential approval of a Site Plan Amendment request are found
in Section 9-5-090(E) of the DCMC. This section depicts the standards of review for such
requests as:

E. Standards for Approval: The following standards shall apply to the approval of a site
plan:
1. The entire site shall be developed at one time unless a phased development
plan is approved.
2. A site plan shall conform to applicable standards set forth in this title,

including but not limited to, building heights, setbacks, access points,
parking, landscaping, and building materials.

3. The proposed development plans meet the intent, goals, and objectives of
the general plan and the purpose of the zone district in which the site is
located.

4, The public facilities and services in the area are adequate to support the

subject development, as required by engineering standards and
specifications.

5. The proposed development plans comply with the engineering standards
found in Titles 7, 8, 11, 12, 16, and 18 of this code, including traffic, storm
water drainage, and utilities concerns.

REVIEWS

Planning Division Review. The Draper City Planning Division has completed their review of
the Site Plan Amendment submission. Comments from this division, if any, can be found in
Exhibit A.

Engineering and Public Works Divisions Review. The Draper City Engineering and Public
Works Divisions have completed their reviews of the Site Plan Amendment submission.
Comments from these divisions, if any, can be found in Exhibit A.

Building Division Review. The Draper City Building Division has completed their review of
the Site Plan Amendment submission. Comments from this division, if any, can be found in
Exhibit A.

Geotechnical and Geologic Hazards Review. Taylor Geo-Engineering, LLC and Simon
Associates LLC., in working with the Draper City Building and Engineering Divisions, have
completed their reviews of the geotechnical and geologic hazards report submitted as a
part of the Site Plan Amendment. Comments from Taylor Geo-Engineering, LLC and Simon
Associates LLC, if any, can be found in Exhibit A.

Fire Division Review. The Draper City Fire Marshal has completed his review of the Site Plan
Amendment submission. Comments from this division, if any, can be found in Exhibit A.
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Parks & Trails Committee Review. The Draper City Parks and Trails Committee has
completed their review of the Site Plan Amendment submission. Comments from this
division, if any, can be found in Exhibit A.

STAFF RECOMMENDATION

Staff finds the application will comply with the DCMC once the general and specific
conditions of approval listed below have been met. Staff recommends the Zoning
Administrator review the request and approve the site plan amendment pertaining to Units
1-5 of the building located at 2256 E. Ikon Drive subject to the general conditions listed
below. This would allow building permits to be issued for that building, and conditionally
approve the remaining application subject to the applicant complying with the specific and
general conditions of approval as listed below. Approval is based on the findings listed
below and the criteria for approval as listed within the staff report. Staff further
recommends requiring the completion of the Specific Conditions of Approval (listed as
items 1 through 3 below) before the entire Site Plan Amendment approval becomes
effective. The Site Plan Amendment shall not be considered fully approved until these 3
conditions are met and the Zoning Administrator has issued a notice of Site Plan
Amendment approval. The effective date of the Site Plan Amendment approval shall be
the date on the Zoning Administrator’s notice of Site Plan Amendment approval.

A. Specific Conditions of Approval

1. The Site Plan Amendment shall not be considered fully approved until the
specific conditions of approval are met and the Zoning Administrator has
issued a notice of Site Plan Amendment approval.

2. Building permits will be issued for Unit 1-5 for the building located at 2256 E.
Ikon Drive. No other building permits will be issued until all conditions listed
in this Section and Section B below are satisfied and a notice of Site Plan
Amendment approval is issued.

3. The ‘Area Suitable for Development’ shall be approved by the City’s third
party Geological/Geohazard consultants before any further building permits
are issued.

4. An updated lighting plan meeting all requirements of the Chapter 9-20 of the
DCMC shall be approved prior to the issuance of any building permit for the

project.
B. General Conditions of Approval
1. That all requirements of the Draper City Engineering, Public Works, Building,

Planning, and Fire Divisions are satisfied throughout the development of the
site and the construction of all buildings on the site, including permitting.
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2. That all requirements of the geologic hazard and geotechnical report are
satisfied throughout the development of the site and the construction of all
buildings on the site. Including:

a.

Trailside Townhomes

Prior to obtaining a Land Disturbance Permit addressing the
following: TG recommendation No. 2, in the December 13, 2021, TG
Geotechnical Engineering Review No. 2 (TG, 2021), is implemented by
the City: “Before commencement of mass grading, the City requires a
project meeting to review grading and earthwork requirements.”
Prior to obtaining a Building Permit: Summary of CMT Earthwork
Recommendations and Summary of CMT Geotechnical
Recommendations for Plan Review in the December 13, 2021, TG
Geotechnical Engineering Review No. 2, (TG, 2021), are implemented
during Plan Review by the City.

Prior to obtaining a Land Disturbance Permit address the following:

on page 2 of the June 27, 2022, CMT document, CMT states:

- “We also understand that a storm brick system will be
constructed at the site to collect and convey stormwater. The
storm brick system will discharge water to a couple locations at
the fill slope face and water will not be allowed to drain into
the ground below the system.”

- Based on a review of Sheet C3.0, Grading and Drainage Plan,
and Sheet C7.3, Construction Details, Trailside Townhomes,
prepared by Kimley Horn, dated June 6, 2022, it appears the
proposed “stormbrick” system will allow water to drain into the
ground below the stormwater system.

- If the “stormbrick” system is used as part of the development
storm drainage plan, before final permit approval by the City,
TG recommends the City REQUIRE CMT to update their global
stability analyses of the affected slopes to include seepage
pressure derived from the drainage water infiltrating the slope.

Prior to obtaining a building permit address the following: Under

review comment (2) in the July 11, 2022, TG review letter, TG stated:

- “Should CMT rely on the Geopier/stone column specialty
contractor for the design analysis of the Geopiers/stone
columns, TG recommends the City request the specialty
contractor provide the design analysis for review.”

In response to the comment, the July 12, 2022, CMT response letter
stated:

- “We understand that a specialty contractor will provide
settlement analysis for Geopiers/stone columns.”

- Before final building plan permit approval, TG recommends
the City REQUIRE CMT to provide the settlement and bearing
design analysis for the Geopiers/stone columns for review.

App. # 2023-4498-SP  /Z
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In Comment 2 of the August 13, 2024, TG letter, TG recommended the City
request CMT include a citation or reference for the initial Figure 3 “Site
Geologic Map.”

The CMT response follows:

“Figure 3, Site Geologic Map, was originally included and
substantiated in the CMT report for the Geologic Restricted
Area. A copy of that submittal will be included separately with
this response,” (i.e., Review of Geologic Restricted Area,
Trailside Townhomes, South of Brookings Drive/Suncrest
Drive, Draper, Utah” CMT Project No. 16619, March 14, 2022).

The intent of Comment 2 of the August 13, 2024, TG letter was to

recommend the City request CMT place a citation or reference on

Figure 3 “Site Geologic Map.” Accordingly, 7G recommends the City

request CMT place a citation or reference on Figure 3 “Site Geologic

Map (Revised),” from the August 22, 2024, CMT letter.

In Comment 3a of the August 13, 2024, TG letter, TG recommended the City
request CMT delineate the retaining walls in Figure 3, "Site Geologic Map
(Revised)," from the July 15, 2022, CMT letter.

a. CMT presumably responded to TG comment 3a under CMT
response 4:

- “The various walls are labeled on Figure 3, Geologic Site
Map (Revised to include the buildable area), attached.”

b. The labeling of the walls in “Figure 3, Geologic Site Map (Revised),”
from the August 22, 2024, CMT letter is not adequate. For instance,
the labels for Walls 4 and 8 point to a green line which the legend
indicates represents “Area Suitable for Development.” The label
for Wall 7 appears to point to a geologic contact.

C. Accordingly, TG recommends the City request CMT clearly
delineate the retaining walls in CMT “Figure 3, "Site Geologic
Map (Revised),” from the August 22, 2024, CMT letter.

In Comment 3b of the August 13, 2024, TG letter, TG recommended the City
request CMT provide the results of the “evaluated . . . global stability” of the
proposed rockery walls.

a. In response to the TG Comment 3b, CMT states on page 3 in the
Stability Analysis section of the August 22, 2024, report the
following:

- “We used the same parameters for the on-site fill and
native clayey sand soils, as presented in our referenced
geological and geotechnical report dated October 7,
2021. In addition, the value for the volcanic bedrock (Tv)
used the same direct shear (see Figure 27, Direct Shear
Test in the October 7, 2021 report) as the alluvial fan
soils (Taf) but with increased cohesion and unit weight
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values to account for the less weathered and more
cohesive condition of the bedrock.”
b. Section 9-19-100 of the City geologic hazards ordinance states:
“Data upon which recommendations and conclusions are
based, shall be clearly stated in the report.” Therefore, TG
recommends the City request CMT substantiate the increased
cohesion and unit weight values of the Tv used in their stability
analysis.
In Comment 4 of the August 13, 2024, TG letter, TG recommended the City
request CMT provide the data to substantiate the revisions to the encircled
“Area Suitable for Development” shown in the attached Figure 3, “Site
Geologic Map (Revised),” from the July 15, 2024, CMT letter.
a. In CMT's response to TG Comment 4, CMT states:
“The original slope stability in our October 27, 2021, report
indicated that a retaining wall up to 10 feet in height would be
stable, thus inferring that a cut slope up to 10 feet in height
would also have adequate stability and is suitable for the
buildable area on the east side.”
b. TG Recommends the City request CMT:
(1) Provide a copy of the October 27, 2024, CMT report.
(2). Clarify whether CMT's reference to a “retaining wall” and
a “cut slope” is correct.
TG recommends the City request CMT include a statement regarding the
suitability of the "Revised Area Suitable for Development" from a
geotechnical engineering perspective.

3. All hydrants and a form of acceptable temporary Fire Department Access to
the site shall be installed and APPROVED by the Fire Department prior to the
issuance of any building permits. If at any time during the building phase
any of the hydrants or temporary Fire Department Access becomes non-
compliant any and all permits could be revoked.

4, No combustible construction shall be allowed prior to hydrant installation
and testing by water purveyor. All hydrants must be operational prior to any
combustible elements being received or delivered on building site.

5. Fire sprinklers are required or an approved alternative shall be approved by
the Fire Marshal prior to building permit issuance.

6. Address the outstanding Fire Department redlines listed in Exhibit A prior to
issuance of a building permit, unless designated otherwise.

7. Address the outstanding Engineering Division redlines listed in Exhibit A prior
to issuance of a Land Disturbance permit, unless designated otherwise.

8. Address the outstanding Geotechnical review items listed in Exhibit A prior to
the issuance of a building permit unless designated otherwise.

0. Address the outstanding Geologic Hazard review items listed in Exhibit A

prior to the issuance of a building permit unless designated otherwise.
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The findings for approval as are follows:

The applicant acknowledges it has not met the specific conditions of approval.

The application will meet the requirements and provisions of the Draper City
Municipal Code, including Section 9-5-090(E), once the specific conditions of
approval have been met.

The Zoning Administrator has agreed to approve the application with conditions (as
outlined above) subject to the applicant complying with the specific conditions of
approval.

The final effective date of the Zoning Administrator’s Site Plan Amendment
approval will be when the Zoning Administrator confirms the applicant has
complied with the specific and general conditions of approval.

The applicant will comply with the general conditions of approval throughout the
construction of the project.

The purpose and intent of the development standards set forth in DCMC Chapter 9-
32 are met.

The findings for denial as are follows:

1.

The site plan does not conform to applicable standards set forth in Title 9, including
but not limited to, building heights, setbacks, access points, parking, landscaping,
and building materials.

2. The proposed development plans do not meet the intent, goals, and objectives of
the general plan and the purpose of the zone district in which the site is located.

3. The public facilities and services in the area are not adequate to support the subject
development, as required by engineering standards and specifications.

4, The proposed development plans do not comply with the engineering standards
found in Titles 7, 8, 11, 12, 16, and 18 of this code, including traffic, storm water
drainage, and utilities concerns.

5. The purpose and intent of the development standards set forth in DCMC Chapter 9-
32 are not being met.
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DEVELOPMENT REVIEW COMMITTEE ACKNOWLEDGEMENT

We, the undersigned, as duly appointed members of the Draper City Development Review
Committee, do acknowledge that the application which provides the subject for this staff
report has been reviewed by the Committee and has been found to be appropriate for
review by the Draper City Planning Commission and/or City Council.
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EXHIBIT A
DEPARTMENT REVIEWS

REVIEWS ARE NOT MEANT TO BE AN ALL INCLUSIVE LIST OF POSSIBLE COMMENTS OR
CONDITIONS.

Planning Division Review.
1. An updated lighting plan meeting all requirements of the Chapter 9-20 of the DCMC
shall be approved prior to the issuance of any building permit for the project.

Engineering and Public Works Divisions Review.

1. When onsite changes are made to a site plan, per DCMC 9-5-090(H)(4), onsite
drainage and public improvements are required to be brought into compliance
with current code.

2. Retaining walls are to comply with DCMC 9-27-085. Retaining walls are not reviewed
or approved with this review and approval process.
3. Once site plan has been approved, a Land Disturbance Permit is required prior to

construction activities onsite. Permit is obtained through the Engineering Division
and is required prior to building permit issuance.

4. Any work in the public right-of-way will require an Encroachment Permit obtained
through the Engineering Division.
5. Draper City requires the engineer of record to provide the site as-built drawings,

detention/retention basin(s) volume certification(s), and site grading and drainage
certification letter after subdivision construction is complete.

6. During recent rain events, there have been swales fail with the proposed design
shown in Detail 2, Sheet C7.3 on equivalent slopes. Review design for the swale,
including energy dissipation, rip rap stabilization, fabric anchoring, etc., with the
proposed design to provide improved operation during storm events. Applicant
indicated that he did not want to modify design of swales and with discussion with
their engineer decided their swale design is adequate and does not need to be
modified. They indicated they understood that they are responsible for damage,
repair, and restoration should their facilities fail in storms, including storms that
exceed the design stormes.

7. Grading plan shows swales above and below retaining walls and at top of slopes.
Not every swale has a discharge point. Verify swale drainage design. Response,
“Swales updated as needed and drainage confirmed.”

8. Verify design of drive approach onto Suncrest Drive keeps 100-year storm event
runoff on Suncrest Drive without diverting any street flow into the site. Grading
plan shows all runoff directed onto site. Response, “Grading calls added showing
current design has adequate rise over existing gutter line in Suncrest to contain
100-yr storm within existing Roadway.”

0. Dead end waterlines are required to have fire hydrant at the end of the line to
facilitate flushing (fire hydrant to be the last connection to dead end pipeline).



Second review update: Waterline on Horsetail Lane (16120 S), see sheet C4.3, is
required end at fire hydrant.

10.  All service taps 1.5” diameter and larger shall have a valve box at the connection to
distribution pipeline. Second review update: Add valve at each service connection
(no valves shown on service lines).

11.  To clarify within the master meter, the four-inch bypass requires the Sensus C2
meter and the eight-inch main line requires the Sensus F2 meter (UL & FM rated and
listed). Update note 16 on sheet C4.3.

12.  Verify street design - SS plan and profile drawings shows street surface(s) that do
not follow standard street design, for example, see sheet C4.8 at MH at sta
11+45.59. No response from applicant or applicant’s engineer.

Geotechnical Review.

Based on our review of the July 12, 2022, CMT letter, TG recommends the City consider the

June 27,2022, CMT addendum letter combined with the July 11, 2022, response letter

complete from a geotechnical engineering perspective with the following conditions.

1. TG recommendation No. 2, in the December 13, 2021, TG Geotechnical Engineering
Review No. 2 (TG, 2021), is implemented by the City: “Before commencement of
mass grading, the City requires a project meeting to review grading and earthwork
requirements.”

2. Summary of CMT Earthwork Recommendations and Summary of CMT Geotechnical
Recommendations for Plan Review in the December 13, 2021, TG Geotechnical
Engineering Review No. 2, (TG, 2021), are implemented during plan review by the
City.

3. On page 2 of the June 27, 2022, CMT document, CMT states:

- “We also understand that a storm brick system will be constructed at the site
to collect and convey stormwater. The storm brick system will discharge
water to a couple locations at the fill slope face and water will not be allowed
to drain into the ground below the system.”

- Based on a review of Sheet C3.0, Grading and Drainage Plan, and Sheet C7.3,
Construction Details, Trailside Townhomes, prepared by Kimley Horn, dated
June 6, 2022, it appears the proposed “stormbrick” system will allow water to
drain into the ground below the stormwater system.

- If the “stormbrick” system is used as part of the development storm drainage
plan, before final permit approval by the City, TG recommends the City
REQUIRE CMT to update their global stability analyses of the affected slopes
to include seepage pressure derived from the drainage water infiltrating the
slope.

4, Under review comment (2) in the July 11, 2022, TG review letter, TG stated:

- “Should CMT rely on the Geopier/stone column specialty contractor for the
design analysis of the Geopiers/stone columns, TG recommends the City
request the specialty contractor provide the design analysis for review.”

In response to the comment, the July 12, 2022, CMT response letter stated:




- “We understand that a specialty contractor will provide settlement analysis
for Geopiers/stone columns.”

- Before final building plan permit approval, TG recommends the City REQUIRE
CMT to provide the settlement and bearing design analysis for the
Geopiers/stone columns for review.

5. In Comment 2 of the August 13, 2024, TG letter, TG recommended the City request
CMT include a citation or reference for the initial Figure 3 “Site Geologic Map.”

The CMT response follows:
“Figure 3, Site Geologic Map, was originally included and
substantiated in the CMT report for the Geologic Restricted Area. A
copy of that submittal will be included separately with this response,”
(i.e., Review of Geologic Restricted Area, Trailside Townhomes, South
of Brookings Drive/Suncrest Drive, Draper, Utah” CMT Project No.
16619, March 14, 2022).
The intent of Comment 2 of the August 13, 2024, TG letter was to
recommend the City request CMT place a citation or reference on Figure 3
“Site Geologic Map.” Accordingly, 7G recommends the City request CMT
place a citation or reference on Figure 3 “Site Geologic Map (Revised),” from
the August 22, 2024, CMT letter.

6. In Comment 3a of the August 13, 2024, TG letter, TG recommended the City request
CMT delineate the retaining walls in Figure 3, "Site Geologic Map (Revised)," from the
July 15, 2022, CMT letter.

CMT presumably responded to TG comment 3a under CMT response 4:

“The various walls are labeled on Figure 3, Geologic Site Map

(Revised to include the buildable area), attached.”
The labeling of the walls in “Figure 3, Geologic Site Map (Revised),” from the
August 22, 2024, CMT letter is not adequate. For instance, the labels for Walls 4
and 8 point to a green line which the legend indicates represents “Area Suitable
for Development.” The label for Wall 7 appears to point to a geologic contact.
Accordingly, TG recommends the City request CMT clearly delineate the
retaining walls in CMT “Figure 3, "Site Geologic Map (Revised),” from the
August 22, 2024, CMT letter.

7. In Comment 3b of the August 13, 2024, TG letter, TG recommended the City request
CMT provide the results of the “evaluated . . . global stability” of the proposed
rockery walls.

In response to the TG Comment 3b, CMT states on page 3 in the Stability Analysis
section of the August 22, 2024, report the following:

“We used the same parameters for the on-site fill and native clayey

sand soils, as presented in our referenced geological and

geotechnical report dated October 7, 2021. In addition, the value for

the volcanic bedrock (Tv) used the same direct shear (see Figure 27,

Direct Shear Test in the October 7, 2021 report) as the alluvial fan

soils (Taf) but with increased cohesion and unit weight values to



account for the less weathered and more cohesive condition of the
bedrock.”
Section 9-19-100 of the City geologic hazards ordinance states: “Data upon
which recommendations and conclusions are based, shall be clearly stated
in the report.” Therefore, TG recommends the City request CMT substantiate
the increased cohesion and unit weight values of the Tv used in their
stability analysis.
In Comment 4 of the August 13, 2024, TG letter, TG recommended the City request
CMT provide the data to substantiate the revisions to the encircled “Area Suitable
for Development” shown in the attached Figure 3, “Site Geologic Map (Revised),”
from the July 15, 2024, CMT letter.
In CMT's response to TG Comment 4, CMT states:
“The original slope stability in our October 27, 2021, report indicated
that a retaining wall up to 10 feet in height would be stable, thus
inferring that a cut slope up to 10 feet in height would also have
adequate stability and is suitable for the buildable area on the east

side.”
TG Recommends the City request CMT:
a. Provide a copy of the October 27, 2024, CMT report.
b. Clarify whether CMT's reference to a “retaining wall” and a “cut

slope” is correct.
TG recommends the City request CMT include a statement regarding the suitability
ofthe "Revised Area Suitable for Development" from a geotechnical engineering
perspective.

Geologic Hazards Review.

1.

Based substantially in and on the reliance of the technical documentation and
assurances provided by CMT, including their findings and conclusions, it is SA’s
opinion the August 26, 2021, CMT report sufficiently characterizes geologic
conditions at the 19.36-acre parcel to satisfactorily:
a. Fulfill the requirements of the Draper City Geologic Hazard Ordinance and;
b. Evaluate slope stability at the site in accordance with Appendix C of the
Draper City Geologic Hazards Ordinance.
Based on the requirements of the Draper City Geologic Hazards Ordinance and the
technical documentation provided by CMT, Simon Associates recommends Draper
City consider the August 26, 2021, CMT Geologic Hazards Study and Geotechnical
Engineering Report for Lots 1301 through 1306, Maple Hollow 10, 11, & 13 at
Suncrest complete from a geologic perspective.
In Comment 2 of the August 13, 2024, SA letter, SA recommended the City request
CMT include a citation or reference for the initial Figure 3 “Site Geologic Map.”
The CMT response follows:
“Figure 3, Site Geologic Map, was originally included and
substantiated in the CMT report for the Geologic Restricted Area. A



copy of that submittal will be included separately with this

response,” (i.e., Review of Geologic Restricted Area, Trailside

Townhomes, South of Brookings Drive/Suncrest Drive, Draper,

Utah” CMT Project No. 16619, March 14, 2022).
The intent of Comment 2 of the August 13, 2024, SA letter, was to
recommend the City request CMT place a citation or reference on Figure 3
“Site Geologic Map.” Accordingly, SA recommends the City request CMT
place a citation or reference on Figure 3 “Site Geologic Map (Revised),”
from the August 22, 2024, CMT letter (attached).

4. In Comment 3a of the August 13, 2024, SA letter, SArecommended the City request
CMT delineate the retaining walls in Figure 3, "Site Geologic Map (Revised)," from
the July 15, 2022, CMT letter.

CMT presumably responded to SA comment 3a under CMT response 4:
“The various walls are labeled on Figure 3, Geologic Site Map (Revised to
include the buildable area), attached.”
The labeling of the walls in “Figure 3 “Site Geologic Map (Revised),” in the
August 22, 2024, CMT letter (attached) is not adequate. For instance, the labels
for Walls 4 and 8 point to a green line which the legend indicates represents
“Area Suitable for Development.” The label for Wall 7 appears to pointto a
geologic contact. Other issues are shown on the attached SA annotated CMT
“Figure 3, Geologic Site Map (Revised) from the August 22, 2024, CMT letter.
Accordingly, SA recommends the City request CMT to clearly delineate the
retaining walls in CMT “Figure 3, Geologic Site Map (Revised) from the
August 22, 2024, CMT letter.

5. In CMT's response to SA Comment 4, CMT states:

“The original slope stability in our October 27, 2021, report indicated that a
retaining wall up to 10 feet in height would be stable, thus inferring that a
cut slope up to 10 feet in height would also have adequate stability and is
suitable for the buildable area on the east side.”

a. SA recommends the City request CMT provide a copy of the
October 27, 2024, CMT report.
b. SA recommends the City request CMT clarify whether CMT's reference
to a “retaining wall” and a “cut slope” is correct.
6. SArecommends the City request CMT include a statement regarding the suitability

of the August 22, 2024, Area Suitable for Development from a geologic
perspective.

Fire Division Review.

1. Fire Department Access is required. An unobstructed minimum road width of
twenty-six feet exclusive of the shoulders and a minimum height of 13'6"” shall
be required. The road must be designed and maintained to support the
imposed loads of emergency apparatus. The surface shall be able to provide
all weather driving capabilities. The road shall have an inside turning radius of




28'. There shall be a maximum grade of 10%. Grades may be checked prior to
building permits being issued. This project currently appears to meet this
requirement field verification will be required.

a. D103.6.1 Roads 20 to 26 feet in width. Fire lane signs as specified in
Section D103.6 shall be posted on both sides of fire apparatus access
roads that are 20’ to 26’ wide.

1) This section requires that parking be prohibited on both sides of
narrower fire apparatus access roads. 20’ is the appropriate
width needed for two average-size fire trucks to pass one
another. If that width is reduced by parking even on one side, it
will be potentially difficult for a fire department to undertake
emergency operations in that area.

b. D103.6.2 Roads more than 26'. Fire lane signs as specified in Section
D103.6 shall be posted on one side of fire apparatus access roads more
than 26’ wide and less than 32" wide
1) Because this width is more than sufficient for maneuvering at least

two fire department vehicles by one another, parking would be
allowed on one side.

D103.6 Signs. Where required by the fire code official, fire apparatus access

roads shall be marked with permanent NO PARKING—FIRE LANE signs

complying with Figure D103.6 (see below). Signs shall have a minimum
dimension of 12" wide by 18" high and have red letters on a white reflective
background. Signs shall be, posted on one or both sides of the fire apparatus
road as required by Section D103.6.1 or D103.6.2. NO PARKING FIRE LANE
signs shall be placed every 250'". Please show on plans and this project
currently appears to meet this requirement.

PARKING PARKING

FIRE
LANE
g

Fire Hydrants are required. Hydrants are required to be spaced at 450’ as the hose
lays, not as the crow flies for this project. Fire Flow of 2,000 GPM @ 20 PSI residual
pressure.

Hydrants and Site Access. All hydrants and a form of acceptable temporary

Fire Department Access to the site shall be installed and APPROVED by the Fire
Department prior to the issuance of any Building Permits. If at any time during



the building phase any of the hydrants or temporary Fire Department Access

becomes non-compliant any and all permits could be revoked.

No combustible construction shall be allowed prior to hydrant installation and

testing by water purveyor. All hydrants must be operational prior to any

combustible elements being received or delivered on building site.

IFC SECTION 3310 ACCESS FOR FIRE FIGHTING DURING CONSTRUCTION.

a. 3310.1.1 Required Access. Approved vehicle access for firefighting shall
be, provided to all construction or demolition sites. Vehicle access shall
be provided to within 100’ of temporary or permanent fire department
connections. Either temporary or permanent roads, capable of
supporting vehicle loading under all weather conditions, shall provide
vehicle access. Vehicle access shall be, maintained until permanent fire
apparatus access roads are available.

1) Until permanent fire apparatus access roads are constructed, fire-
fighting vehicle access is the means by which fire fighters gain
access to the construction or demolition site and building for fire
suppression and rescue operations. Such access is an integral
component of the fire prevention program. The site
superintendent or other person responsible for construction and
demolition operations is responsible for maintaining and policing
fire-fighter access routes, as pro-vided in Section 3308. Fire
apparatus must be able to get within 100’ of any installed fire
department connection supplying water to temporary or
permanent fire protection systems. Access roads must support
the weight of the heaviest vehicle that might respond. The weight
requirements are avail-able from the local fire department. All-
weather sur-faces are required because the responding fire
department should not waste time moving snow or trying to get
out of mud.

IFC CHAPTER 33 FIRE SAFETY DURING CONSTRUCTION AND DEMOLITION.

This section of fire will be enforced. Please make sure the project is

maintaining all aspects of this chapter during construction.

Fire Sprinklers Required. A deferred submittal for a NFPA 13-D or 13-R fire

sprinkler shop drawings are to be sent via email to: Don Buckley at

fire.permits@draperutah.gov. A complete set of plans, with manufacturer cut

sheets, and hydraulic calculations. Plans must be stamped by a NICET level IlI

or better in Auto Sprinkler Layout. ALL FIRE PROTECTION PLANS REQUIRE 3d

PARTY REVIEW PRIOR TO BE SUBMITTED TO THE DRAPER FIRE DEPARTMENT.

Fire Alarm Required if installing a NFPA 13-R Fire Sprinkler. A deferred

submittal for fire alarm shop drawings are to be sent via email to the following

to: Don Buckley at fire.permits@draperutah.gov. A complete set of plans, with

manufacturer cut sheets, and battery calculations. Plans must be stamped by a



NICET level Ill or better in Fire Alarm Systems. ALL FIRE ALARM PLANS REQUIRE
3" PARTY REVIEW PRIOR TO BE SUBMITTED TO THE DRAPER FIRE DEPARTMENT,

10.  Visible Addressing Required. New and existing buildings shall have approved
address numbers plainly legible and visible from the street fronting the
property. These numbers shall contrast with their background. All addresses
for the above listed buildings will all need to be on the garage side as well as
the front side.

11.  Plan approval or review shall not, be construed to relieve from or lessen the
responsibility of any person designing, owning, operating or controlling any
building. Damages to persons or property caused by defects, fire, improper
installation, or other emergency conditions that occur in or on the building
property shall not hold the Draper City Fire Department as assuming any
liability.

12.  Visible Addressing Required. New and existing buildings shall have approved
address numbers plainly legible and visible from the street fronting the
property. These numbers shall contrast with their background. All addresses
for the above listed buildings will all need to be on the garage side as well as the
front side.

Parks and Recreation Division Review.

1. Note that a potential alignment of the Bonneville Shoreline Trail is planned along
the south side of the planned development. Final alignments to be studied and
coordinated with property owner at a future date. Accommodations for future trail
connections from Development may be considered by Developer.
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EXHIBIT F
APPEAL DECISION



Brent N. Bateman

DENTONS DURHAM JONES PINEGAR P.C.
3301 N Thanksgiving Way, Suite 400

Lehi, Utah 84043
(801) 375-6600
brent.bateman@dentons.com

Attorneys for Appellants

APPEAL BEFORE THE DRAPER CITY
ADMINISTRATIVE HEARING OFFICER

Trailside GP, LLC,
Appellants,
Vs.
Draper City,
Respondents.

JOINT MOTION AND STIPULATION
FOR ENTRY OF DECISION

Hearing Officer Tim Pack

Appellant Trailside GP, LLC, (“Trailside”) and Appellee Draper City (“City”) hereby

jointly stipulate and move that the Hearing Officer to this administrative appeal enter the

proposed Stipulated Decision filed concurrently herewith (“Stipulated Decision™). This Joint

Motion and Stipulation for Entry of Decision is a component of a settlement entered into by the

parties.

The parties stipulate to a ruling in accordance with the map attached hereto as Exhibit 1.

The Hearing Officer will uphold the decision of the Planning Commission in part, and not grant

a deviation on Pipeline Street, Levitate Lane, Rush Road running roughly north/south, Zen Way,

and along a short distance between the play lawn and the amenity deck along Horsetail Lane.

Accordingly, Appellant must install sidewalks in all areas shown in Exhibit A in black lines.

SLC_5986360.2



The Hearing Officer will overturn the decision of the Planning Commission in part, and
grants the deviation along Rush Road running roughly east/west and those portions of Horsetail
Lane except the portion between the play lawn and the amenity deck. Places where deviations
are granted are shown on Exhlbl'[ A in yellow lines.

DATED thls& day of September 2022.

DENTONS DURHAM JONES PINEGAR

Attorney for Appellant

DRAPER CITY _ /*7

/] ﬂ ,/ Gk

Atthney for Appellee




Brent N. Bateman

DENTONS DURHAM JONES PINEGAR P.C.
3301 N Thanksgiving Way, Suite 400
Lehi, Utah 84043

(801) 375-6600
brent.bateman(ddentons.com

Attorneys for Appellants

APPEAL BEFORE THE DRAPER CITY
ADMINISTRATIVE HEARING OFFICER

Trailside GP, LLC, ‘ .
ORDER ON JOINT MOTION AND
Appellants, STIPULATION FOR ENTRY OF
DECISION
Vs.
Draper City,
Respondents. Hearing Officer Tim Pack

This matter comes before the Draper City Administrative Hearing Officer on Appellant
Trailside GP, LLC, (“Trailside) and Appellee Draper City (“City”) Joint Motion and Stipulation
for Entry of Decision, filed on September , 2022.

The Administrative Hearing Officer decides this matter in accordance with the map attached
hereto as Exhibit 1. The Hearing Officer upholds the decision of the Planning Commission in part, and
does not grant a deviation on Pipeline Street, Levitate Lane, Rush Road running roughly north/south,
Zen Way, and along a short distance between the play lawn and the amenity deck along Horsetail Lane.
Accordingly, Appellant must install sidewalks in all areas shown in Exhibit A in black lines.

The Hearing Officer overturns the decision of the Planning Commission in part, and grants the
deviation along Rush Road and those portions of Horsetail Lane except the portion between the play

lawn and the amenity deck. Places where deviations are grantéd are shown on Exhibit A in yellow lines.



So Ordered:

ADMINISTRATIVE HEARING OFFICER

Timothy R. Pack

Approved as to form:

DENTONS DURHAM JONES PINEGAR

Z Bl

Brent N. Bateman
Attorney for Appellant

DRAPER CI

Mike, aﬂqﬁ* Dra C1ty )\ttomey
Attorney Jor Appe
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Signature: 7oy B Pk

Timothy R. Patk (Sep 26, 2022 10:07 MDT)
Email: trp@clydesnow.com
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