Ahd

MORGAN

C O UNTY
PLANNING COMMISSION AGENDA
Thursday, August 28, 2014
Morgan County Council Room
6:30 PM

PUBLIC NOTICE is hereby given that the Morgan County Planning Commission will meet at

the above time and date at the Morgan County Courthouse, Council Chambers, 48 West Young
St, Morgan, Utah. The agenda is as follows:

N =

Call to order — prayer

Approval of agenda

Declaration of conflicts of interest
Public Comment

Administrative

5.

Discussion/Decision: Croydon Substation Conditional Use Permit: A conditional use
request for the construction of an electrical substation. The substation is proposed to
be located at approximately 1600 North 6800 East in Croydon.

Discussion/Decision Whittier Estates Subdivision — Concept Plan: A proposed
concept plan for the Whittier Estates Subdivision, located at approximately 4000 N
Morgan Valley Drive. Comprising approximately 104 acres and a proposed 56 lots.
Current zoning is 31.68 acres of R1-20 (34 lots), 43.25 acres of RR-1 (20 lots), and
33.02 acres of A-20/RR-1 (2 lots).

Discussion/Decision: Beaver Ridge RCMD Water System Improvements
Conditional Use Permit: A conditional use permit request for water system
improvements including a pump house, storage tank, and water lines, at an existing
youth camp in the F-1 zoning district. Located at approximately 15122 North Church
Road, Wanship.

Discussion/Decision: Beehive Broadband Conditional Use Permit: A conditional use
permit request for a private utility facility (network central office) in an existing CS
(Commercial shopping) zoning district. The facility will be 10” x 20’ and will be
located behind the existing convenience store located at 5150 Old Highway Road in
Mountain Green.

Legislative

9. Planning Commission Business/Questions for Staff
10. Approval of minutes from August 14, 2014

11. Adjourn

Morgan County, in compliance with the Americans with Disabilities Act, provides accommodations and auxiliary communicative aids and services for all those citizens in need of assistance.
Persons requesting these accommodations should call Keryl Squires at 801-845-4015, giving at least 24 hours notice prior to the meeting. A packet containing supporting materials is available

for public review prior to the meeting at the Planning and Development Services Dept. and will also be provided at the meeting. Note: Effort will be made to follow the agenda as outlined, but
agenda items may be discussed out of order as circumstances may require. If you are interested in a particular agenda item, attendance is suggested from the beginning of meeting.
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MORGAN

C OUNTY

PLANNING COMMISSION AGENDA
Thursday, August 14, 2014
Morgan County Auditorium

6:30 PM

PUBLIC NOTICE is hereby given that the Morgan County Planning Commission will meet at
the above time and date at the Morgan County Courthouse, Council Chambers, 48 West Young
St, Morgan, Utah. The agenda is as follows:

1. Call to order — prayer

2. Approval of agenda

3. Declaration of conflicts of interest
4. Public Comment

Administrative
5. Discussion/Decision: Alchemy LLC Conditional Use Permit

Legislative

6. Public Hearing/Discussion/Decision: Yaryca Future Land Use Map Amendment: An
application for an amendment to the Morgan County Future Land Use Map, redesignating
approximately 2980.4 acres currently designated “Natural Resources and Recreation” to
“Master Planned Community”

7. Planning Commission Business/Questions for Staff

8. Approval of minutes from July 10, 2014

9. Adjourn

Members Present Staff Present

Michael Newton Bill Cobabe, Senior Planner
David Sawyer Nicole Taylor, Admin Assistant
Debbie Sessions Mickaela Moser, Transcriptionist

Roland Haslam
Darrell Erickson
Steve Wilson
Shane Stephens
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Public present
Brenda Freeman

Will McCoy

Bill Bertagnole
Juli Bertagnole
Carolyn Meyer
Scott McFarland
Laurie Stant-Letz
Linda H. Smith Co.Historian
Bud & Erma Carter
Elizabeth Schubert
Clif Burwell

Ken Adams

Les Adams

Lee Ann Semrow
Maria Broman
Steve Gailey
Blake Gailey
Jeremy Belinski
Steve Shope

Tom Permar

Dave Kimball
D/Lynn Poll
James Tracy
David B. Corpany
Bruce Sanders
Matt Barr

Ray Rust

Tom Permar
Jonathan Moser
Austin Turner

Derrick & Angela Beatty

Glen Burton
Rahul Mukherjee
Carol Vigil
Clodie Vigil
Deby Burton
Wayne Acrin
Ryan Scott
Justine Scott
Ryan Kimber
Zack McCain
Danielle McCain
Trudy Hill

Tom Hill

Nancy Sivulich
Kyle Munk
SueAnn Munk
Cort & Lori Singleton
Earl Nelson
Heather Dove
Janice Gardner
Sylvia Gray
Nancy Howard
Carolina Rod
Brent Porter
Kent Wilkerson
Brent Carlman
Tina Kelley
Robyn Scott
Chad Wilson

Buz Marthaler (Wildlife Rehab Center of N. UT)

1. Call to order — prayer

Lorien Belton
Dean Carver
Alfredo Vazquez
Mark Farmer
Roberto

Kent Wilkerson
Nate Harbertson
Kathie Robinson
Elwyn Bodily
Deanne Winterton
Jeanie Scott
Jennie Earl
Kerilyn Barr
Laura White

Baya White
MarshaAnn Martin
Andrew Chamberlain
Allison Jones
Janice Gardner

L Rasmussen
Elway Bodily
Kathleen Robinsen
Scott Winder
Erma Carter

Linda Smith

Jeff Jones

Glenda Cotter
Yancy Scott

David B Cooney
Scott Walker

Chair Haslam called the meeting to order and welcomed those in attendance. Chairman

Haslam offered prayer.

2. Approval of agenda

Member Sessions moved to approve the agenda. Second by Member Newton. The
vote was unanimous. The motion carried.
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Chair Haslam excused Member Stephens from the beginning of tonight’s meeting.

3. Declaration of conflicts of interest
There were none.

4. Public Comment

Member Newton moved to go into public comment. Second by Member Erickson.
The vote was unanimous. The motion carried.

Matt Barr: He wondered if the Y intersection is part of the county or the city. Chair
Haslam responded that the Y is part of the county. Mr. Barr is concerned about gravel
being kicked around from all the traffic. Chair Haslam said he would pass that concern on
to the road supervisor for discussion.

Member Sessions moved to go out of public comment. Second by Member Sawyer.
The vote was unanimous. The motion carried.

Administrative
5. Discussion/Decision: Alchemy LLC Conditional Use Permit

Bill Cobabe: Stated that the applicant would like to postpone until the Sept. 25" meeting.

Member Erickson moved to postpone this item until the September 25, 2014 meeting.
Second by Member Sessions. The vote was unanimous. The motion carried.

Legislative

6. Public Hearing/Discussion/Decision: Yaryca Future Land Use Map Amendment: An
application for an amendment to the Morgan County Future Land Use Map, redesignating
approximately 2980.4 acres currently designated “Natural Resources and Recreation” to
“Master Planned Community”

Bill Cobabe reminded those present that tonight the process is being initiated. This is not a
rezone, but the only decision on the agenda is to change the Future Land Use Map.

Member Stephens joined the meeting at 6:40 pm.

Member Sessions asked Bill to clarify for everyone in attendance on the differences between a
resort and a Master Planned Community. He informed that a Master Planned Community is a
land use designation to provide for planned recreational opportunities. He read the definition
contained in the Morgan County Code, including the allowance for flexibility for infrastructure
and access. Bill stated that the Resort Special District is the only designation in Morgan County

Morgan County Planning Commission Meeting Minutes
August 14, 2014, Unapproved
Page 3 of 11



that would fit this type of situation.

Glen Burton: Owner of the property. He summarized that he has been heavily involved with the
Envision Morgan and Envision Utah plans. He briefly addressed issues concerning the sage
grouse and a possible relocation for them. He had received information from Alan Clark (DWR)
about the possible relocation of the Greater Sage Grouse found on the property. He is under the
impression that their relocation could be easily done, as addressed in the Utah Conservation Plan
for the Greater Sage Grouse. He accused Chair Haslam of telling someone in the hall prior to the
meeting that he was going to put a stop to this project and have it postponed. Mr. Burton stated
that he may have to involve his attorney.

Roland asked Mr. Burton who he was talking to at the time and Mr. Burton did not know. Roland
then replied it’s a “he said, she said” accusation.

A representative from the DWR wondered if their organization would qualify for one extra minute
during the hearing to which the planning commission responded no.

Member Stephens moved to go into Public Hearing. Second by Member Sessions. The
motion was unanimous. The motion carried.

Bruce Sanders: He stated that he was present at the last meeting. He commented that the
Richville/Porterville plan recommends dedicating a small area on the south end as a resort area,
but he recommends that a resort of the size proposed be turned back to the area residents for their
approval.

Dave Kippell, an investor in the property: He wondered if Chair Haslam did, in fact, say that he
would stop the resort. He wants to see involvement in this rezone. He stated that the property is
in a great location and can achieve environmental progress. He has faith that by working together
all the common goals can be achieved.

Irma Carter, Deputy Commissioner of Weber River Water Services, and also East Canyon, Echo
Reservoir, Lost Creek, and Weber River drainages: Inflow is now 1/3 of what it used to be and
the pollution has increased dramatically. She is concerned that promises have been made to
improve the pollution situation and nothing has been done. East Canyon Dam was 1/3 higher for
pollution than it should’ve been when last checked. She wondered what the plan is for a sewage
system.

Shelly Page: She believes it’s not compatible with the Morgan County Plan. She read the mission
statement of the Morgan County Public plan, emphasizing that it is focused on what is most
important to Morgan County residents. Her ancestors taught her that if you build a cabin
somewhere, everyone else will want to build one there too. She also expressed concern for safety
on Highway 66 with traffic.

Janis Gardner, Great Salt Lake Audubon: She stated that sage grouse are being protected under
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the current land use permit and their habitats. Her concern was for the possible destruction of
Greater Sage Grouse lecks and their surrounding habitat. The proposal would remove almost
2000 acres of their current habitat. She stated that management areas support more than 90% of
Utah’s sage grouse populations. She also had concerns about the big game habitat and land loss.

Yancy Scott: He believes it is time for a change. This property has been in his family since the
1960’s and believes the changes will benefit everyone. He reminded those present that the
property involved is private land and that what is proposed isn’t a bad thing.

David Corbany: Stated that since he was Planning Commission chairman, this property has been
considered. His concern was how to protect the wells downstream.

Sara Hoskinson: She was born and raised in Morgan. She is passionate about the birds and
believes there could be a peaceful solution. She suggested using public relations to draw interest
in the sage grouse lecks and their protection by possibly introducing “Greater Sage Grouse Days.”
She encouraged those in attendance to have open minds about different possibilities.

Les Adams: He asked to not change the map. He believes Highway 66 is a disaster with Ragnar,
camps, etc. and believes the road cannot take any more. As a long-time resident, he is against it.

Nate Harbertson: He loves Morgan County and is asking the Planning Commission to change the
future land use map and remember what Morgan has to offer. He said that County staff
recommends approval for this project and he believes this proposal will create something for the
County that will improve the County financially and in other ways.

Buz Marthaler, Chairman of the Wildlife Rehab Center in Northern Utah: He suggested catering
to hunters, recreationalists, and wildlife enthusiasts for use of this land. He believes that if the
local sage grouse populations plummet to numbers where the federal government has to step in, it
will be bad for everyone.

Brenda Freeman: She is a landowner and served 10 years on the wildlife board. She stated that
the DWR and DNR were the first people they contacted in addressing the sage grouse issue. She
believes there are ways to mitigate. The applicants are not here to ask for water. She moved out
of the valley to provide for her handicapped child and believes there are not sufficient resources
for handicapped people in Morgan. She believes this venue will provide tax dollars for that
channel.

Brent Porter: He was on the area planning committee and on Envision Morgan. He remembers
talk about putting the marina and resort back-to-back instead of spreading them out. He stated
that a tax increase would be negative toward the County and wants the decision to be brought back
to the area planning committee.

John Page: He lives in Richville and wants to stay with the current General Plan. He believes the
impact from this project will be devastating for the roads. He indicated he does not want it to
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become another Wasatch Front. He is also concerned with the increase in traffic and wants
Morgan County to grow at a determined rate.

Jeff Jones, local farmer: He does not want to change the Master Plan.

Ty Rumor, resident of Morgan County: He stated that with this proposal, Morgan roads will turn
into 1-80 at rush hour.

Matt Barr: He believes with the increase in traffic from these proposed changes, it would be like
experiencing Ragnar everyday in Morgan County. He stated that growth is inevitable but is
against it at this rate. In his opinion, Envision Morgan was rammed down their throats and the
community gave answers to satisfy those in charge.

James Tracy, representing the future developer: He stated that this meeting is not for the plan
presentation. This meeting is to get to the next step of presenting a plan. He stated there is no
intention to “ram it down your throats” and provided assurance that this project would not be
forced upon anyone. He reminded everyone that this is private property. He asked to whom
they’re supposed to sell it? He is asking for an amendment to the County map and desires to
move forward in this process.

Jenny Earl, Porterville resident: She is concerned for water. She currently sits on the school
growth committee and wants the school board involved in future meetings to address growth
concerns. She was also on the Envision Morgan Committee and feels people were only presented
with a lot of cookie cutter options; that there were not many open decisions left for residents and it
lacked the options for residents to come forward with their own ideas.

Rahul Mukherjee: He expressed concern for the sage grouse. He shared his experience with
seeing them in person and believes they provide opportunity for encouraged birding. He stated
that those who come to see them spend money on gas, food and other things in Morgan.

Mark Mortinson, resident of East Canyon: He’s seen changes within the County and believes the
current zone is in place for a reason and wants to keep the area open and free. He has an interest
with the sage grouse and thinks they have a great history in the region that impacts other wildlife.
His concerns also include pollution, traffic and lack of ground testing.

Kenneth Wilkerson: He supports amenities at East Canyon Resort, including the Mormon Pioneer
Trail, among other trails and this particular parcel currently looks like it did many years ago. He
believes something can be done in this area, but it needs to be addressed very carefully.

Nancy Sivulich: She is convinced there is a way to figure out a creative solution for everyone
involved.

Robin Scott, Yaryca Profit Sharing and manager: This land is in her family with her dad being
one of the original owners. She would like to enhance the area, in keeping with the sage grouse
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and trails. She wants the area to be well planned and established when people move in.

Adam Chamberlain: He believes that if things are done carefully then it can be done right. But it
needs to be done cautiously because it is difficult to undo damage. Pleaded with the Planning
Commission to please consider all aspects of this proposal and consider carefully.

Blaine Fackrell: He stated that everyone has the right to develop, but as far as he can see from the
plan, there is nothing being addressed with environmental impact. There has to be an
environmental impact study done to consider what will happen with wildlife and other factors. He
stated that once it’s gone, you can’t bring it back.

Milton Bodily: He is a zoologist by training and loves to preserve wildlife. He stated that
everyone wants to move to Morgan and then turn around and put a lock on the gate before others
move in. Water, drinking water and sewage were among his concerns.

Debra Burton: She owns 60 acres of this parcel. She stated that the only item of business tonight
is a map change. She clarified that the developer has not come forward with a number of 1700
homes that many residents are concerned with.

Laura White, Porterville resident: Her husband works at East Canyon Resort. Power outages are
a constant battle, along with water pressure and supply concerns. She is concerned with the
dangers associated with traffic increase and would also like the ground to be tested. She specified
that there is a lot of red clay in the area and wants future houses to be stable. Her main worry
involves water and she believes this project is not a good way to bring people to Morgan County.

Allison Jones, Wildlife Utah project: She presented the conservation plan from the state, which
addresses concerns with sage grouse and is focused on state and federal lands. She would love to
see Morgan County stand with the governor on this plan in protecting the Greater Sage Grouse.
She insisted that the State has money to provide options and warned not to mess with the
Endangered Species Act.

Gail Sanders, related to half of Morgan County: He cannot comprehend that the landowners don’t
have a plan and he wants to know what the plan is for the property.

Linda Smith, Morgan resident: She is a proponent for the Mormon Trail. She believes
landowners are stewards of the land and would like to see this historic site be incorporated into the
developer’s plans.

Dean Carver: He stated that it’s not easy to move into Morgan County. He admonished the
developer to do with the property what they’d like, as long as it’s in accordance with the General
Plan of the County. He is confused as to why the map is being changed when we don’t know why
it’s being changed or what it’s changing to. He wants to keep with the “small village character”
of the County.
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Lorien Belton, from Logan but buys her beef in Morgan: She is a facilitator from USU Extension
for sage grouse. She announced a meeting from the USU Extension for anyone with concerns for
sage grouse who would like additional information.

John Watkins, Cache Valley resident: He experienced the sage grouse personally and believes it
is magical to witness in person. He does not want his children to say, “We used to see the sage
grouse on that property”, but rather be able to take their children to see it in person as well.

Jay Russ: He expressed concern for snowplowing in the winter and increased bikers and traffic in
the summer.

Glenda Carter, SLC resident: She spoke out as an advocate for the nearly 3000 acres to be
preserved for the Greater Sage Grouse populations. She was frustrated that land use planning is
too often controlled by developers.

Jeremy Belinski: He voiced concern about passing a law without knowing what is involved. He
is concerned about doubling the size of the current community, schools, roads, traffic,
infrastructure, and crime. He thought it absurd to think this will increase the tax base.

Jessie Franage: She is against the proposal and feels it will not benefit the community in any way.

Weslen Woods, Morgan resident for 18 years: He remembers when he was an “outsider” and
wasn’t particularly welcome here. He asked the Planning Commission what their motivation is
for this decision and to consider that motivation in making a decision.

Pam Petty: Advocating for the sage grouse. She believes the property owners knew the
circumstances regarding the property when they bought it and the sage grouse were here before
them. The Greater Sage Grouse are on the list to becoming endangered and she wants them
protected.

Laurie Singleton: She stated, “This ground is For Sale.” She asked that if someone wants to
protect it for hunting, sage grouse, or any other reason, they are welcome to place an offer. She
pointed out that no one knows what the future holds and many issues and concerns will be
addressed once the map is changed. The map is up for a change tonight, but the small and even
large decisions are not to be made tonight.

Member Sawyer moved to go out of public comment. Second by Member Sessions. The vote
was not unanimous, with Members Newton and Erickson for and Members Wilson,
Stephens and Chair Haslam opposed. The motion failed with a vote of 3 to 2.

(I'm not sure what happened here and if everyone voted and how.)

As a result of the failed motion, public comment continued.

Ryan Powell: He commented that Morgan is a beautiful area and wants to keep it the way it is.
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Arnold Mikesell, Porterville resident: He believes that growth of this type will prevent Morgan
County and the East Canyon area from remaining the jewels they currently are.

Brent Anderson: He believes there are good developers and this can be done correctly. He
supposed there is a balance between property owners and neighbors. He experienced problems
with his development a few years ago when they put 17 homes on 250 acres. He stated everyone
has property rights but they need to be careful about impacting neighbors adversely.

Member Sawyer moved to go out of public comment. Second by Member Sessions.
The vote was unanimous. The motion carried.

Member Stephens moved to forward a negative recommendation to the County Council for
the Yaryca Future Land Use Amendment, changing the designation from Natural Resources
and Recreation to Master Planned Community, based on the feeling that it’s not the right
time. Second by Member Wilson.

The following discussion ensued from each of the Planning Commission Members:

Member Stephens: He feels that this is neither the time nor the place for this proposal and desires
to honor the feelings of those who live here.

Member Sawyer: He stated that the General Plan is in accordance with the Porterville/Richville
Area Plan and that a future resort of unknown shape and size is allowed in this area. Itis in the
current General Plan. He answered the question about the motivation behind this decision and
understands this to be a very policy-based application. He observed that different areas within the
region are viewed and treated very differently. He also pointed out that the proposed resort would
be part-time housing, which would alleviate pressure on the schools, as opposed to full-time
housing. He mentioned that the County Council is in constant discussion about bringing an
increase in business. Commercial developers are fighting against people in many developing
areas, including Como Springs and other developments. He affirmed the increase in tax base will
alleviate home owners.

Member Wilson: He responded to Member Sawyers’ comment about areas being treated
differently, commenting that Mountain Green embraces change and growth. He does not feel
comfortable or confident in voting for the proposal the way it is.

Member Erickson: He acknowledged that this is a difficult circumstance tonight. He stated that
the topic of tonight has been exploded into many futuristic conditions and he hoped the developers
were listening and paying attention. He warned that if they were not, this will not pass the next
stage of development. He informed those present that the law does not require a plan at this point
of the process in order to proceed with a recommendation.
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Member Newton: He hoped that everyone had read the entire Planning Commission packet for
tonight’s meeting. He desired for everyone to be informed and understand the issues being
addressed. He pointed out the positive things that have come about with the droves of people who
are present tonight, including community interest and involvement. The decision to be made right
now is, “Is this an appropriate place for a resort?”

Member Sessions: She appreciates the support and company of the community tonight. She
stated there was a reason there was no plan presented tonight. The decision tonight is “Is this the
place for a resort?” She said the area rezone will take place in the future and that will be the time
to discuss specifics like restaurants, housing, etc. She assured that the County is in the driver seat
and will have a say in every decision. She noted the current ordinance requires 1288 acres for a
resort and that is the smallest. Her biggest concern is that the landowner and developer be
involved. She asked those in attendance what the landowner is likely to do if all they are met with
from County residents is negative feedback? She insisted that if the developers do not comply
with what the community wants, they will not move forward with their plans.

Member Sawyer: He thanked those who were in attendance, and not just those who spoke. He
would like to see many people involved with this application and also involvement and suggestion
for any other development brought before the Planning Commission. He commented that public
involvement helps with Planning Commission decisions.

The vote was not unanimous. Those in favor of the negative recommendation were
Members Stephens and Wilson. Those opposed were Members Newton, Sawyer, Sessions
and Erickson. The motion failed with a vote of 2 to 4.

Chair Haslam called for a new motion.

Member Sessions moved to forward a positive recommendation to the County Council for
the Yaryca Future Land Use Amendment, changing the designation from Natural Resources
and Recreation to Master Planned Community, based on the findings listed in the staff
report dated August 14, 2014. Second by Member Sawyer.

There was no further discussion on the motion.

The vote was not unanimous. Those in favor of the motion to forward a positive
recommendation were Members Newton, Sawyer, Sessions and Erickson. Those opposed
were Members Wilson and Stephens. The motion passed with a vote of 4 to 2.

Member moved to take a 5 minute recess. Second by Member . The vote was
unanimous. The motion carried.

Member Newton moved to resume the meeting. Second by Member Erickson. The vote was
unanimous. The motion carried.
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7. Planning Commission Business/Questions for Staff

Bill gave an update on what’s to come in the next meeting, including CUPs for a substation in
Croyden, a CUP for a pump house in Lewis Creek, Whittear Estates, CUP for a Broadband central
office behind gas station by Trapper’s Loop and Hwy 66.

8. Approval of minutes from July 10, 2014

Member Sawyer moved to accept the amended minutes. Second by Member Wilson. The
vote was unanimous. The motion carried. Member Erickson abstained.

9. Adjourn

Member Stephens moved to adjourn. Second by Member Sessions. The vote was
unanimous. The motion carried.

Approved: Date:
Chairman, Roland Haslam

ATTEST: Date:
Mickaela Moser, Transcriptionist
Planning and Development Services
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A Planning Commission

MORGAN Staff Report
C O UNTY

Planning and Development Services

Beaver Ridge RCMD Conditional Use Permit
Public Meeting
August 28, 2014

Application No.: 14.086
Applicant: Brad Sanchez, representing LDS Church
Owner: Corporation of the Presiding Bishop
Project Location: 15122 N. Church Road
Wanship
Current Zoning: F-1
General Plan Designation: ~ Natural Resources and Recreation
Acreage: Approximately 179.82 acres
Request: Conditional Use for water systems improvements
Date of Application: August 7, 2014

Date of Previous Meeting:  N/A

Staff Recommendation

County Staff recommends approval of the requested conditional use permit based on the
following findings and with condition listed below:

Findings:

1. That the existing use is compatible with the Morgan County General Plan.

2. That the proposed water systems improvements may be permitted based on meeting
certain criteria in the Code.

3. That the proposed facility will not adversely impact the adjacent properties.

4. That any potential impact on the existing neighborhood will be minimal.

5. That the structure is not designed for human habitation, and is designed to be visited
for maintenance purposes only.

Condition:

1. That the site be returned to its pre-construction state following the completion of the
project.

Background

The Beaver Ridge Camp is an existing youth camp located on the Summit/Morgan County line,
generally west of Wanship and south of Lewis Peak. The camp began operation at a date which
predates the Summit County zoning ordinance, and is considered by both Morgan and Summit
Counties to be a legal, non-conforming use. With the understanding that the existing use is to
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continue as is currently configured and operating, the conditional use permit being sought by
the applicant deals with water infrastructure insufficiencies is allowed as a conditional use under
the current ordinance. It would be an accessory building and use customarily incidental to
conditional uses.

The proposed infrastructure improvements include the construction of a solar-powered
well/pumping system to be housed in a 10°x8’ building, a new 5,000 gallon water storage tank
(which will be buried), and water lines to connect the new construction with the existing
infrastructure. The narrative notes that the building will be located several hundred feet from
any adjacent property lines, making any visual impact minimal. Since the pump will be run from
solar-panel generated power, there will be no other utilities serving the pump house.

Analysis

General Plan and Zoning. Pursuant to the Future Land Use Map (see Exhibit B), the property is
designated as Natural Resources and Recreation. According to the General Plan, the Natural
Resources and Recreation designation “comprises... lands... managed primarily to maintain the
resource, recreation, ranching, grazing, and open space uses and the value of the lands.” The
proposed conditional use would meet the anticipated general planning designation.

The zoning of the parcel is F-1. The Code notes that:

"The purposes of providing a forestry district are to encourage the appropriate use of
certain mountainous, hillside and canyon area of the county for watershed, forestry,
grazing, agriculture, wildlife habitat, and limited recreational uses, as well as the
reduction of requirements for unreasonable public utility and service expenditures which
would be caused by concentrated urban uses in the district; to protect watersheds and
water supplies from pollution,; and to promote the health, morals, convenience, order,
prosperity and general welfare of the inhabitants of the county. The intent of providing a
forestry district Is to separate those areas of the county which should best remain
relatively undeveloped from those areas which can support greater development, as
provided for and encouraged in other districts.”

The proposed conditional use permit involves an improvement a relatively low-impact use (the
youth camp). The ordinance allows for this kind of improvement/accessory use with the
granting of a conditional use permit.

Ordinance Evaluation. Morgan County Code, Chapter 3, Section 8-2-1 defines conditional use as
the following:

CONDITIONAL USE: A land use that, because of its unique characteristics or potential impact on
the county, surrounding neighbors or adjacent land uses, may not be compatible in some areas
or may be compatible only if certain conditions are required that mitigate or eliminate the
detrimental impacts. (A use of land for which a conditional use permit is required, pursuant to
this title.)

Staff Response: Due to the preexisting use already on the parcel, in addition to the overall
size of the parcel, any impact due to the proposed infrastructure improvements will be minimal.
As was noted above, the proposed improvements would be almost entirely underground, with
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the exception of the pump house and the solar panels required to generate power for the
pump.

Property Layout. The existing lot is approximately 180 acres and is approximately 2675 at the
widest east-west point, 4000 at the longest north-south point. The pump house would be
located approximately 640’ from the eastern property line, and 900’ from the northern property
line.

Roads and Access. The lot has several unimproved, graded roads. The roads accessing the site
are all privately owned. Access to the property is gained from the Summit County side.

Grading and Land Disturbance. The proposed conditional use will involve several underground
structures and pipes. As a condition of approval, staff is recommending that the land be
restored to the pre-construction condition. The parcel appears to lie outside of the flood plain.

Water Source. Water on the site is provided through an existing well. The proposed conditional
use will provide a more constant supply of water, including a storage tank.

Fire Protection. The property is within the Wildland Urban Interface Area. A fire protection
plan, or other considerations as approved by the local fire official, will be required during the
building permit process.

Sanitary Sewer Systems. Sewer service will not be utilized by the proposed use.

Storm Water. As the proposed conditional use will not expand the impervious surface area of
the parcel, additional storm water drainage is not required.

Geologic and Geotechnical Evaluations. No additional construction for human habitation will be
associated with this proposed conditional use; therefore, geologic evaluations are not required.
A geotechnical report will be submitted and considered with the building permit.

Utilities. The proposed conditional use will be connected to solar panels, which will generate
required power for the pump installed at the site. No additional utilities will be extended or used
on the site.
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Model Motion

Sample Motion for a Positive Recommendation —“I move we forward a positive
recommendation to the County Council for the Beaver Ridge RCMP Conditional Use Permit,
application #14.086, located at approximately 15122 N. Church Road in Wanship, allowing for
the installation of water system improvements, based on the findings and with the condition
listed in the staff report dated August 28, 2014.”

Sample Motion for a Positive Recommendation with conditions —“1 move we forward a positive
recommendation to the County Council for the Beaver Ridge RCMP Conditional Use Permit,
application #14.086, located at approximately 15122 N. Church Road in Wanship, allowing for
the installation of water system improvements, based on the findings and with the condition
listed in the staff report dated August 28, 2014, with the following conditions.”

1. List any additional findings and conditions...
Sample Motion for a Negative Recommendation —“I move we forward a negative
recommendation to the County Council for Beaver Ridge RCMP Conditional Use Permit,
application #14.086, located at approximately 15122 N. Church Road in Wanship, allowing for
the installation of water system improvements, based on the staff report dated August 28,
2014, based on the following findings:

1. List any additional findings...

Supporting Information

Exhibit A: Vicinity Map

Exhibit B: Future Land Use Map

Exhibit C: Existing Zoning Map

Exhibit D: Applicant’s Narrative/Site Map

Staff Contact

Bill Cobabe, AICP
801-845-4059
bcobabe@morgan-county.net
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Exhibit B: Future Land Use Ma
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Exhibit C: Existing Zoning Map
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Exhibit D: Applicant's Narrative/Site Plan

FORSGREN

J{Mm}zﬂd- The

Morgan County Conditional Use Permit Application

Name of the project: Beaver Ridge RCMP Water System Improvements

Name, home and business address of applicant:

Corporation of the Presiding Bishop of

The Church of Jesus Christ of Latter-day Saints
A Utah Corporation Sole

50 E. North Temple Street

Salt Lake City, Utah 84150

Name and business address of the project designer or engineer:

Written Narrative:

Vicinity Map:

Forsgren Associates

Attn: Brad Sanchez

370 East 500 South, Suite 200
Salt Lake City, Utah 84111

The proposed project will be making improvements to the Beaver Ridge
RCMP potable water system. These improvements will consist of:
installing a new solar powered well pumping system, constructing a new
10°x8" well house (not designated for human occupancy), and installing a
new buried storage tank and waterline to tie the new infrastructure into the
existing distribution system.

The project is not expected to impact any adjacent propertics, as the
proposed improvements will not result in an expanded use of the facility.
The visual impact of the new well house will be a 10°x8” building that will
be located approximately 640" {rom the eastern property boundary and
94} from the northern property boundary. Construction disturbances will
be kept to a minimum and the site will be restored to its previous state once
construction is complete.

Reference Design Drawings

Graphic Representation of the Proposal:

County Plat Map:

Reference Design Drawings

Included with Submittal

370 East 500 South, Suite 200 - Salt Lake City, Utah 84111 - 801,364.4785 - Forsgren.com

Beaver Ridge CUP
App # 14.086
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A Planning Commission

MORGAN Staff Report
C O UNTY

Planning and Development Services

Beehive Broadband Conditional Use Permit
Public Meeting
August 28, 2014

Application No.: 14.085
Applicant: Stephen Lifferth, representing Beehive Broadband
Owner: Bob Wilcox
Project Location: 5150 Old Highway Road
Mountain Green
Current Zoning: C-S (Commercial Shopping)
General Plan Designation: ~ Town Center
Acreage: Approximately 2 acres
Request: Conditional Use for a Private Utility Facility
Date of Application: August 7, 2014

Date of Previous Meeting:  N/A

Staff Recommendation

County Staff recommends approval of the requested conditional use permit based on the
following findings and with conditions listed below:

Findings:

1. That the proposed use has been identified as a communications-type utility, similar to
radio and television facilities, telephone and telegraph, and cable television.

2. That the proposed private utility facility is a use that may be permitted based on

meeting certain criteria in the Code.

That the proposed facility will not adversely impact the adjacent properties.

That any potential impact on the existing neighborhood will be minimal.

That there will be no employees — this will be a largely remotely-run, automated facility

requiring only periodic visits for maintenance and upgrades.

vihw

Conditions:

1. That there are no permanent employees at the site.

2. That the exterior of the facility be maintained in an attractive manner, painted and
generally kept looking aesthetically pleasing.

3. That no utilities other than electrical service and internet be utilized on the site.

Background

Beehive Broadband is an internet service provider servicing western Utah and eastern Nevada.

Beehive Broadband CUP 1
App # 14.085
28 Aug 2014



The proposed conditional use permit would allow for a “Central Office,” which would be a
building that is 10°x20" in footprint, and 10" high. This is roughly half the size of a conex-type
shipping container. It will be placed on railroad ties dug into the earth level with the existing
grade to minimize the impact of the office, and will make the office moveable/removable should
the need arise. There will only be employees at the site when performing maintenance or
upgrades, so no associated parking will be required with this conditional use permit. Power will
be utilized by the facility, but no other utilities will be installed.

Analysis

General Plan and Zoning. Pursuant to the Future Land Use Map (see Exhibit B), the property is
designated as Town Center. According to the General Plan, the Town Center designation
“denotes areas suitable for a mixture of commercial, employment, and supporting residential
uses in appropriate locations.” The proposed conditional use would meet the anticipated
general planning designation.

The zoning of the parcel is C-S (Commercial Shopping). The purpose of the zone is to provide
areas in appropriate locations where a combination of businesses, commercial, entertainment,
and related activities may be established, maintained, and protected. The regulations of this
district are designed to promote and encourage the development of comparison shopping
centers. The proposed conditional use permit would collocate a relatively low-impact use at an
existing commercial site. The ordinance allows for this kind of use with the granting of a
conditional use permit.

Ordinance Evaluation. Morgan County Code, Chapter 3, Section 8-2-1 defines conditional use as
the following:

CONDITIONAL USE: A land use that, because of its unique characteristics or potential impact on
the county, surrounding neighbors or adjacent land uses, may not be compatible in some areas
or may be compatible only if certain conditions are required that mitigate or eliminate the
detrimental impacts. (A use of land for which a conditional use permit is required, pursuant to
this title.)

Staff Response: Due to the preexisting use already on the parcel, any impact due to the
collocation of the proposed use will be minimal. The site is already adequately screened from
visual impact to surrounding properties and lies within a predominately light commercial use
area. The proposed conditional use permit will not adversely impact adjacent properties or
businesses.

Property Layout. The existing lot is approximately 188" wide and 500" deep, or nearly two
acres.

Roads and Access. The lot has 188’ of frontage on Old Highway (SR 167 east-/west-bound),
and an additional 500’ of frontage from Trapper’s Loop (also SR 167, north-/south-bound). It is
not anticipated that the proposed conditional use will have a significant impact on the roadway
and existing traffic patterns.

Grading and Land Disturbance. No grading/land disturbance is being proposed at this time. The
parcel appears to lie outside of the flood plain.

Beehive Broadband CUP 2
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Water Source. Water will not be utilized by the proposed use.

Fire Protection. The property is outside the Wildland Urban Interface Area. A fire protection
plan, or other considerations as approved by the local fire official, will be required during the
building permit process.

Sanitary Sewer Systems. Sewer service will not be utilized by the proposed use.

Storm Water. Storm water drainage is accommodated in the existing system. As the proposed
conditional use will not expand the impervious surface area of the parcel, additional storm
water drainage is not required.

Geologic and Geotechnical Evaluations. No additional construction will be associated with this
proposed conditional use; therefore, geologic and geotechnical evaluations are not required.

Utilities. The proposed conditional use will be connected to electrical service, which will require
an additional electric meter installed at the site.

Model Motion

Sample Motion for a Positive Recommendation — "I move we forward a positive
recommendation to the County Council for the Beehive Broadband Conditional Use Permit,
application #14.085, located at approximately 5150 Old Highway Road, allowing for the
installation of a private utility facility, based on the findings and with the condition listed in the
staff report dated August 28, 2014.”

Sample Motion for a Positive Recommendation with conditions — "1 move we forward a positive
recommendation to the County Council for the Beehive Broadband Conditional Use Permit,
application #14.085, located at approximately 5150 Old Highway Road, allowing for the
installation of a private utility facility, based on the findings and with the condition listed in the
staff report dated August 28, 2014, with the following conditions.”

1. List any additional findings and conditions...

Sample Motion for a Negative Recommendation —“I move we forward a negative
recommendation to the County Council for Beehive Broadband Conditional Use Permit,
application #14.085, located at approximately 5150 Old Highway Road, allowing for the
installation of a private utility facility, based on the the staff report dated August 28, 2014,
based on the following findings:

1. List any additional findings...
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Supporting Information

Exhibit A: Vicinity Map

Exhibit B: Future Land Use Map

Exhibit C: Existing Zoning Map

Exhibit D: Wildland Urban Interface Map
Exhibit E: Flood Plain

Exhibit F: Applicant’s Narrative/Site Map

Staff Contact

Bill Cobabe, AICP
801-845-4059
bcobabe@morgan-county.net
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Exhibit A: Vicinity Map
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Exhibit B: Future Land Use Map
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Exhibit C: Existing Zoning Map
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Exhibit D: Wildland Urban Interface Map
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Exhibit E: Flood Plain
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Exhibit F: Applicant’s Narrative/Site Plan

Written Narrative:
Name of the project: Mountain Green Central Office.
Name, Home, and Business address of applicant: 2000 E Sunset Road Lake Point, UT 84074

Name, Home, and Business address of the Project Designer or Engineer: 2000 E Sunset Road Lake Point,
UT 84074

Written Narrative of the proposal: We will be placing a Central Office for all of our networks required
material for all of Morgan County. The Pre-built structure is 10’ wide by 10’ tall and 20’ long. The
building will not need any parking space. The Central Office will only be inhabited by employees when
repairs or service upgrades are needed. We will be placing the building onto railroad ties that will be dug
down so they are level with the surface. Laying railroad ties will allow the building to be moveable if we
need to do so. The land will be restored if that were to happen. The building will be 6’ away from Rocky
Mountain’s Transformer.
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A Planning Commission

MORGAN Staff Report
C O UNTY

Planning and Development Services

Croydon Substation Conditional Use Permit
Public Meeting
August 28, 2014

Application No.: 14.074
Applicant: Steve Rush, representing Rocky Mountain Power
Owner: Rocky Mountain Power
Project Location: approximately 1600 N. 6800 E.
Croydon
Current Zoning: A-20 and RR-1
General Plan Designation:  Agriculture and Rural Residential
Acreage: approximately 4.85 acres
Request: Conditional Use for a Public Utility Facility (Substation)
Date of Application: July 10, 2014

Date of Previous Meeting:  N/A

Staff Recommendation

County Staff recommends approval of the requested conditional use permit based on the
following findings and with conditions listed below:

Findings:

1. That the proposed use has been identified as a public utility. These kinds of uses are
conditionally allowed in A-20 and RR-1 zoning districts.

2. That the proposed public facility utility is a use that may be permitted based on meeting
certain criteria in the Code.

3. That the proposed facility will implement measures in an effort to not adversely impact

the adjacent properties.

That any potential impact on the existing neighborhood will be minimal.

That there will be no employees — this will be a largely remotely-run, automated facility

requiring only periodic visits for maintenance and upgrades.

6. That the requirements of the County Engineer have been addressed (see note attached
in Exhibit G).

vk

Conditions:

1. That there are no permanent employees at the site.

2. That the exterior of the facility be maintained in an attractive manner that is
aesthetically pleasing. This shall include landscaping that will be installed in a manner to
help mitigate the visual impact of the substation on surrounding properties/residential
areas.

Croydon Substation CUP 1
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Background

Rocky Mountain Power is in the process of completing a large-scale upgrade to the existing
power service in the area. This upgrade will increase not only capacity but also reliability. The
proposed substation will be a key component in the upgrade.

The substation will be located on property already owned by Rocky Mountain Power/Pacificorp.
The remaining parcel will continue to be use for agriculture. The nearly five acre parcel will
have typical power substation equipment installed. Access to the parcel will be through a new
driveway off N 6800 East. The parcel will be graded to provide a stable platform on which to
construct and place the required equipment.

Analysis

General Plan and Zoning. Pursuant to the Future Land Use Map (see Exhibit B), the property is
designated as Agriculture and Rural Residential. According to the General Plan, the Agriculture
designation “identifies areas of existing agricultural uses. The purpose of this land use
designation is to support viable agricultural operations in Morgan County, while allowing for
incidental large-lot residential and other uses.” The Rural Residential designation
“accommodates semi-rural large lot development, with generous distances to streets and
between residential dwelling units in a viable semi-rural character setting.” Because the
proposed conditional use is an accessory use in an existing power line corridor, providing for the
utility needs of the area, it would meet the general planning designation.

The zoning of the parcel is A-20 (Agriculture — 20 acre lot minimum) and RR-1 (Rural
Residential — 1 acre lot minimum). The purpose of the A-20 zone is to promote and preserve in
appropriate areas conditions favorable to agriculture and to maintain greenbelt spaces. These
districts are intended to include activities normally and necessarily related to the conduct of
agriculture and to protect the district from the intrusion of uses inimical to the continuance of
agricultural activity. The purpose of the RR-1 zone is

a. To promote and preserve in appropriate areas conditions favorable to large lot
family life;

b. Maintaining a rural atmosphere;

c. The keeping of limited numbers of animals and fowl; and

d. Reduced requirements for public utilities, services and infrastructure.

Further, these (Rural Residential) districts are intended to be primarily residential in character
and protected from encroachment by commercial and industrial uses.

The proposed conditional use permit would be a relatively low-impact use. The ordinance allows
for this kind of use with the granting of a conditional use permit.

Ordinance Evaluation. Morgan County Code, Chapter 3, Section 8-2-1 defines conditional use as
the following:

CONDITIONAL USE: A land use that, because of its unique characteristics or potential impact on
the county, surrounding neighbors or adjacent land uses, may not be compatible in some areas
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or may be compatible only if certain conditions are required that mitigate or eliminate the
detrimental impacts. (A use of land for which a conditional use permit is required, pursuant to
this title.)

Staff Response: Due to the nature of an electrical substation, any impact due to the location
of the proposed use will be minimal in terms of noise, traffic, and other potential nuisances. The
site should be adequately screened from visual impact to surrounding properties because it lies
within an agricultural/residential area.

Property Layout. The existing lot is approximately 335" wide and 800" deep, or nearly five
acres.

Roads and Access. Access to the lot will be derived from an access easement to the southeast
corner of the property from 6800 E. It is not anticipated that the proposed conditional use will
have a significant impact on the roadway and existing traffic patterns.

Grading and Land Disturbance. Grading associated with the parcel will be commensurate with
the leveling of an area sufficient to construct the substation. There will be areas which will be
covered with “yard rock” while most of the site will be covered with “road rock”. There will also
be small areas of concrete pads used for maintenance sheds or other structures typical in a
substation. The County Engineer has reviewed the proposed grading and drainage and has
approved the proposed drawings. The parcel appears to lie outside of the flood plain.

Water Source. Water will not be utilized by the proposed use.
Fire Protection. The property is outside the Wildland Urban Interface Area. A fire protection

plan, or other considerations as approved by the local fire official, will be required during the
building permit process.

Sanitary Sewer Systems. Sewer service will not be utilized by the proposed use.

Storm Water. Storm water drainage will be accommodated in the existing system. The County
Engineer has reviewed the drainage plans and has approved the proposed drawings.

Geologic and Geotechnical Evaluations. The construction for this site will be minimal and not
for human habitation. As a result, a geologic hazards report is not required. Geotechnical
reports may be required at the time of building permit.

Utilities. The proposed conditional use will be designed to supply electrical service to a large
area. Other utilities will not be installed.

Model Motion

Sample Motion for a Positive Recommendation —“I move we forward a positive
recommendation to the County Council for the Croydon Substation Conditional Use Permit,
application #14.074, located at approximately 1600 N. 6800 E., allowing for the installation of
an electrical power substation, based on the findings and with the condition listed in the staff
report dated August 28, 2014.”
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Sample Motion for a Positive Recommendation with conditions —“1 move we forward a positive
recommendation to the County Council for the Croydon Substation Conditional Use Permit,
application #14.074, located at approximately 1600 N. 6800 E., allowing for the installation of
an electrical power substation, based on the findings and with the condition listed in the staff
report dated August 28, 2014, with the following conditions.”

1. List any additional findings and conditions...
Sample Motion for a Negative Recommendation —“I move we forward a negative
recommendation to the County Council for the Croydon Substation Conditional Use Permit,
application #14.074, located at approximately 1600 N. 6800 E., allowing for the installation of
an electrical power substation, based on the the staff report dated August 28, 2014, based on
the following findings:.

1. List any additional findings...

Supporting Information

Exhibit A: Vicinity Map

Exhibit B: Future Land Use Map

Exhibit C: Existing Zoning Map

Exhibit D: Applicant’s Narrative/Site Map

Staff Contact

Bill Cobabe, AICP
801-845-4059
bcobabe@morgan-county.net
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Exhibit A: Vicinity Map
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Exhibit B: Future Land Use Ma
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Exhibit C: Existing Zoning Map

RR-1 \\
\\
Google earth
\\

% 1993 -‘:i S Imagery Date: 8/11/2011° 41203:55.06" N 111°31'20.25"\W. elev) 5287 ft " eyelalti 9906ft

Croydon Substation CUP
App # 14.085
28 Aug 2014




Exhibit D: Applicant's Narrative/Site Plan

Croydon Substation 138kV Upgrade Project

Applicant: Rocky Mountain Power aka PacifiCorp
1407 West North Temple Suite 220

Salt Lake City, Utah 84116

Engincer: Power Engineers, Inc.
9320 SW Barbur Boulevard Suite 200

Portland, OR 97219

Rocky Mountain Power proposes to build a substation in Croydon, Utah. This substation is
a part of a full project that will increase the amount of clectricity that can be delivered to the
area with greater reliability. This will help complete a 138kV tie for Morgan, Summit and
Wasatch Counties. This location was sited considering all impacts to the environment
including natural systems; such as soil, drainage, and habitat. The adjacent landowner will
be able to continue with the agricultural activities around the property. Once construction is
complete the substation will have a minimal effect upon the area.

_‘C' oydon

Devil's Side

Substation New Croydon 138kv/46k

Subsation

RECEIVED

L 10 2014

Morgan County
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10-YEAR, 24-HOUR STORM: 18" 2-YEAR= 0.17 CFS @ 12.86 HRS, 0.050 AF VOLUNE= 0.
100-YEAR, 24-HOUR STORME: 2.8° 10-YEAR= 0.85 CFS @ 12,72 HRS, 0.163 AF ROUTING 81 STOR-IND WETHOD ELEVATION — SURF AREA INCSTORE  CUMSTORE
. 100-YEAR= 2.86 CFS B 1265 HRS, 0.462 AF TIVE SPAN= 0.00-24.00 HRS. 0.00 7635 o 0
DT= G.05 HRS 1.00 2650 2,143 2,183
R e AL INFILIRATIONAOEIENTION RASD £0R 100 YEaR. | PEAK LEV= 304 © 1350 Hes. 208 3630 3178 5313
SURFACE AREA= 4812 300 4,766 4,228 8,541
SUBSTATION CATCHMENT AREA INFLOW AREA = 5.340 AC STORAGE= 9,748 CF. 310 4876 482 19,023
INFLOW DEPTH > 104" FOR 100— YR, 24-HR FLOOD ELEV= 316" ccorcomica, ot pe AT 053 oy s
INFLOW = 2.86 CF.5. © 1265 HRS SURFACE AREA= 4,876 SF. -
ToTAL aRe: 232030 7. (534 AC) | INLON = 288 CF SIRFACE skEh- LTSN 923 o SkE
e S rrarion QUTFLOW = 1.08 CFS. @ 1358 HRS PLUG-FLoW OETENTION TIME= 242.0 MIN OER A BROADCRESTED WEIA THAT 15 USED AS A £ [5
SHEET FLOW, 300° © 2.3%= 53 MIN, | VOLUME= 0185 AF CALCULATED FOR 0.24: LEVEL SPREADER FOR THE STORM WATER DISCHARCE & g £
= SCALE IN FEET SHALLOW CONCENTRATED FLOW= R ety smvﬁ?acrf 10,023 CF. B
Tedg 395 21%= 6.5 MIN = 18,
GENERAL CONTRACTOR NOTES GENERAL CONTRACTOR NOTES GENERAL CONTRACTOR NOTES GENERAL CONTRACTOR NOTES LEGEND
ALL MATERIALS ANO VORKMANSHIP SHALL COMPLY WITH ALL APPLICABLE CODES, IF UTILITY SHUTOOWNS, INSPECTIONS, AND ACCEPTANCE TESTS ARE REQUIRED THE CONTRACTOR SHALL SECURE THE JOB AT THE END OF EACH DAY. CODES AND STANDARDS — STRAW WADDLE CHECK DAM
IFICATIONS, LOCAL GROINANCES, INDUSTRY STANDARDS AND UTILITY THEY SHALL BE COORDINATED IN ADVANGE WITH THE APPROPRIATE PARTIES. ON-DUTY AND OFF—DUTY CONTACTS AND PHONE NUMBERS FOR THE 0100 CRADING POINT MARKER
SOHPANT REQUTRENENTS g AMERICAN CONGRETE INSTITUTE ACL 318, CURRENT EDTTION
SOMUIME O UTILITIES SHALL SE VELD 10 & MINIUY 41D TEUPoRARY CONTRACTOR SHALL BE FURNISHED TO THE OWNER'S REPRESENTATIVE THE ASerall USTE 1S, CURRENT EDITION =~~~ INDICATES FLOW DIRECTION
THESE DESIGH ORAWINGS PRESENT THE CIVIL CONCEPTS OF THIS PROKCT AND BYPASSES SHALL BE PROVIDED WHERE NECESSARY 10 MAINTAIN PROPER AMERICA WATER WORKS ASSOC. STO. SHECS. CORRENT £ormion —— — —— —— ——— REACH FLOW LINE
. ARE NOT INTEND SERVE AS THE CONTRACTOR'S SHOP DRAWINGS. CERTAIN SERUCE DO NOT INTERRUPT UTLITIES THAT ARE LRy FACLIT S T N e It s STt e 2 STATE OF UTAR, PLUNBING. snzcm.w CODE."CURRENT € BASELINE .
1TEuS Y woT ¢ mmgm DETAILED oM THESE DRAWNGS.  SUCH ITEWS GCCUPIED BY THE OWNER 'S GRANTED [N WRITING BY THE HEPA NATIONAL ELECTRICAL CODE, T EDITION
SHALL BE CONSTRUCTED TO T AND STANDARDS AS NOT THE PRGIECT MANAGER OR PROJECT ENGINEER. AND. ONLY ATTER ARRAMGING. 10 ANY REVISIONS MAGE 10 THE APPROVED PLANS REQUIRE SUBSECUENT L5CAL EROSION AND. SEDTMENT CONTROL STANDARDS PROPERTY LINE
2 ANbARDS b RECUIREMENTS, OF LCAL COVERNING AGENCIES Sa TaKe PROVIDE TEMPORARY SERVICES ACCORDING TO THE REQUIREMENTS AS e e e B Em s i o o LBC. WITH ALL AMENOMENTS, CURRENT EDITION EXISTING MAJOR CONTOUR
PRECEDENCE. INDIGATED. LOGAL D.0.T. STANDARD SPECIFICATIONS, GURRENT EDITION EXISTING MINOR CONTOUR
(1) ST OF ruu_ SIZe, FiEDHNED FECORD. DRAWINGS TO THE COMPANY AT SPECIFICATIONS FOR HWY. CONSTRUCTION. CURRENT EDITION
GRADING SHALL BE PERFORMED TO THE PLANS, ELEVATIONS, PROFILES, SECTIONS, YH[ cormumm SHALL DETERMINE FROM THE GRADING PLANS, SCOPE THE COMPLETION OF THE PROJE FIRE DEPARTMENT REGULATION! e MAJOR CONTOUR
DETAILS AND SPECIFICATIONS UMLESS APPROVED IN ADVANCE T0 DO OTHERWISE. NTS, PRE-CONSTRUCTION UEETINGS. AND THE PROECT WANACER IF RATIONAL FIRE PROTECTION ASSOCIATION, CURRENT EDTTION S8 MINOR CONTOUR
PIPELIHES SHALL BE REMOVED OR ABANDONED. IF THE PIPELINES ARE TO BE P I o LOINC TR TIONS: NEW FENCE
U CONTRACTOR, Skall. PROTECT AND MAINTAIN, THE OPERATION OF ALL AOCED, AL OPEN EADS, HOLES. Of OTHER OPENSCS. SHALL B PLUGKED 3 \
EXISTING UTILITIES W[YN[N m: CONSTRUCTION AREA OUT THE mh ‘CONCRETE, OR AS gmmm E, m[ LOCAL GOVERNING AGENCIES, WHICH DEBRIS, AND LEGALLY DISPOSE OF THEM OFF SITE AT AN APPROVED CIVIL SPECIFICATION SECTIONS EXISTING FENCE
CONSTRUCTION PROCH ALL BE RESPONSIBLE raa RtPu«chENr a AL SHALL TAKE PRECEDENCE INVOLVED WITH THIS WORK SHALL BE LocaTIoN . 02030 FENCE REMOVAL FENCE TO BE REMOVED
H [ St o thTies i Ak OiSTuReED: - iy ONTRACT INCLotD T THE ‘CoNTRAGT FRICES FOR GRADIG W ARING. A EROSION CONTROL SILT FENCE
ThE CONTRACTOR. SHALL COORDINATE. ALL WORK WITH THE RESPECTIVE UTILITT SR TIDUT APPROVAL FROM THE OWNERS. KEPRESEHTATIVE AND | - Shre i e EXISTING NATURAL GAS 3 E3
OWNERS. THE CONTRACTOR SHALL GIVE THE APPROPRIATE INSPECTION AGENCY TWO (2) R T e I JATION AN BACKFILL S=
WORKING DAYS ADVANCE NOTICE WHEN REQUESTING INSPECTIONS. o D e CONCRETE CULVERT =255
THE CONTRACTOR 15 RESPONSIELE FOR COORDINATING THE PROICT OBECTIVES DUST SHALL BE CONTROLLED AT ALL TIMES BY WATERING OR OTHER FORD TDISH Fook EXISTING OVERHEAD POWER <. =
WITH ALL UTILITY COMPAMIES, AND SHALL REQUEST LOCATES OF AL UTIITIES THE LOCATION OF PROPERTY LINES, EXISTING STRUCTURES, FIXTURES AND P T A el L s Al Ay A L)
PRIOR 10 THE COMMENCEMENT OF EXCAVATION DERGROUND UTILITIES ARE DR BEST AVAILABLE AS-BUIL R T nia Q
T o, Do NOT AT eE T ToE MATERIALS SHALL BE CONTAINED WITHIN CONSTRUCTION BOUNDARIES AT ACGREGAIE BASE CouRsE ROAD ROCK o> <t
THE CONTRACTOR SHALL VERIFY THE LOCATION AND INVERT ELEVATIONS OF ALL COCATION OF EXISTING T1EMS ARE EXACT OR COMPLETE EXCESS, EXCAVATED, LATERIALS SHALL BE PROUPTLY DISPOSED OF T0 AN 2223
UTILITIES ANG STRUCTURES WITHIN THE PRO.ECT AREA IF THEY EX o 5 Gortes YARD ROCK F W
’ SGARDS TR COMTRACTER SUALL MANTAR O1-SETE, LECISLE UATERIRL 1O BE REUSD U GACKEILL oAt B8 TEMRCRARLT o SEEDING AND EROSION CONTROL AENEIEY
THE PIPE LENGTHS SHOWN ON THESE PLANS ARE ESTIMATED. THE FINAL LENGTHS STANDARDS. THE AL MAINTAIN ON-SITE, LEGIEL =
SHALL BE DETERMINED BY FIELD CONDITIONS TATERIAL SAPETY DATA SHEETS FOR- ALL HAZARGOUS MATERIALS USED STOCKPILED AS INDICATED ON ‘THE GRADING PLAN, BUT WUST BE + 02950  SOIL STERILIZATION AGGREGATE BASE COURSE g ZE0|0
ON-SITE, WATERED AN OVERED T0 PREVENT BLOWING ONTO ADJACEN IS
FOR THE EXACT LOCATION OF EXISTING AND PROPOSED ELECTRICAL EQUIPMENT, PROPERTIES. “THE CONTRACTOR SHALL ALSO PREVENT «:Dusmucnm | REFERENCE DRAWINGS STRUCTURAL FILL D%
FOUNDATIONS, CABLE TRENCHES, CABLES, STRUCTURES, GROUNDING WIRES AND ANY OFF=SITE PROPERTY FOUND DAMAGED SHALL BE REPLACED TO THE DESRIS TG ENTERING, ANY EXISTING STORU DRAMAGE SYoTEMS B1 %
CONDUITS SEE THE ELECTRICAL PLANS. FIELD VERIFY THE LOCATION OF ALL SATISFACTION OF THE INSPECTOR, DIRECTOR OF THE AFFECTED AGENCY OR IMPLEMENTING PREVENTATIVE MEASURES SUCH AS DAMMING OR | 152758.001  GENERAL PLAN =
EXISTING ITEMS, THE OWNER OF THE PROPERTT. TEMPORARY CLOSURES. 152754.601  FENCE PLAN %%% EARTH
NOTIFY THE PROJECT ENGINEER IF ANY EXISTING UTILIES (SUCH AS FIPES, THE WORK_ SCHEDULE SWALL BE CODRDINATED WITH THE OWNER'S FOR PERMIT J— —
CONDUITS, VAULTS, BOXES, RIMS, CLEANOUTS, ETC.) ARE IN CONFLICT WITH THE REPRESENTATIVE AND WITH ANY LOCAL ORDINANCES. &
PROPOSED GRADING GR UTILITY PLAN, THIS DRAWING SUPERSEDES DRAWING #152766, REV 0, DATE 11/@1/2611 Ee
1 | z 3 3 5 3 7 &
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4 [ 6 | 7 ol
N 7 HY N 1] ESTIMATED QUANTITIES: HH
MR WOE & SO e / o yow HH
~ B o6a T3z ~ / H 1 LINE_ITEM DESCRIPTION DEPTH AREA | AREA/VOLUME
~ ~o "’*r—m—-«;—._,,/_*_‘ i ‘V I PROPERTY AREA - 21230 SF 4849 AC 3z
Sl | | B 4 \ %t LIMITS OF GRADING/DISTURBED AREA — 130194 SF. 2.989 AC. ElE
! EE]
- ! A, v TOPSOIL REMOVAL 1200 IN| 118055 SF. 2372 C.Y. e
53, ~ I A1 5 ¥ ol
n ~ o -] T NATIVE SOIL BELOW TOPSOIL - - 3619 G
» . N T / | @ 1 [EXCAVATED NATIVE SOIL + T0PSOIL - - o e EE
. i 1 : 7 CONSTRUCTION AGCESS —") S B T FILL MATERIAL BELOW FINISH ROCK - - 3675 C.. ‘g‘ HEH
radl &
- \ EASEMENT LINE | rer ,\F\” 2 I\ \,’ B NATIVE SOIL RG-1 USED FOR BACKFILL = - 3619 <l
\ 1 1 ' g / - = -
N @ 3 \ / e IMPORTED BACKFILL RG-2 56 C.Y. e
1 ‘ 8 J £|2
N Kl PROPERIY LN\ \ ! | | / / - ,” E R EXPORTED OR STOCKPILED TOPSOIL CAN | - e HE
N <go0OO0'E 169.95 3 ! ; - i gy \\.?, / EE USED FOR LANDSCAFING. F|2
e S 06 WIE RIPRAP | cetERIon Sine \ 1 | H } i g /'f\ Vo ROAD FINISH ROCK MCLUDES | 600 IN| 58368 SF. 1051 C.v, bl el
N N\ 70 807ToM OF DITCH SLOPES = 2 SX12° DEEP WIDE RIPRAP. | ! [N b S AGGREGATE BASE_couRse| OJER 5,000 | 12.00 1 56368 SF. 2088 c.v.[]
' N n ‘\ QUTFALL WITH 'V SHAPE 1 / ol YARD FINISH ROCK \Annzn VOLUMES| 4.00 IN 39286 SF. 490 C.Y.
T T
i | To gorfou or oniew 4 / iﬁ?g;% ys TOTAL ALL IMPORTED WATERTAL - - ms o
153) 8 & 3 b s
i | * 3 i g o A -
N l Y . LTS oF sanu:ns a | \ T‘-\ I~ GRADING NOTES
~. \ ! | ! 1 ] (A
S I . -y L) ! ! | T F EARTHWORK QUANTITIES ARE ESTIMATES ONLY. CONTRACTOR TO
B \ \ 7k “ 2.00° BERM 1 |mNS"mC' o sccess 1, / CALCULATE THEIR OWN BID QUANTITIES. ESTIMATED QUANTITIES B
\ '3'| ] 1l o ﬂ 1 [ I ' ALLOVED 85 7 ARE IN BANK CUBIC YARDS WITH NO ALLOWANCE FOR SHRINK
! 3 1 [ IS < 1 o OR SWELL
\ 2 i $§ ) \:xlsTlNc mnmmon oITeH—, ‘\‘\‘/ I STATION LATQUT
N &
‘x §'| ! 1 [ e ! o - " ndl Ed 1. COORDINATES ARE BASED ON UTAH STATE PLANE, NORTH ZONE.
| 3y § ! EN&:);OZT;WISE N Fi ADE3 B DLEVATIONS ARE GASED O NAVDOS ASSOUATRD WTH THE =
1 é Ff " 3 % 4.0¢' DI7cH EXISTING DITCH . B A, fﬂ UTaR REFERENCE NETWORK (TURN CPS), H
| ;'l h i H V7 THE BASIS OF BEARING IS THE SOUTHEAST & SOUTH QUARTER (s
- / ' | (8 iprap at coveRt RN CORMERS OF SLCTION 20, TOWNSHP 4 NORTH, RANGE 4 EAST AS HE
§ o ) A // L . 180 = HORIZONTAL CONTROL 215
) 180 Z2 4 A 2 THE CONTRACTOR SHALL ESTABUISH HIS OW CONTROL & BENCH =lg
b ,rNsuLL 130 LF. 307 RCP . : g v MARKS BASED ON TH THOSE MONLVA HH
& A -~ SALL BF PROTECTE FROM DISTURANCE. THROUGHOUT 8
8N T DURATION OF CONSTRUCTION & IF DISPLACED IT SHALL BE THE sls
& WD " 20 PIrEL 177 L TN RESPONSIBILITY OF THE CONTRACTOR 10 REPLACE THEM AT HIS 8|3
i ‘E IE-BOTTOM OF 74 . EE
Q‘ ~ EXISTING DITCH REMOVE EXISTING GATE GRADING UNLESS OTHERWISE DESIGNATED glz
o §§ -7 / AND TISTALL NEW FarM 1. ELEVATIONS SHOWN FOR THE SUBSTATION SITE ARE FINISHED et
’ Fid } £ GATE PER FENCE PLANS GRADE ELEVATICNS. MEE
7 \\\ MATCH GRADES OF EXISTING ROAD 2. APPROXIMATELY FOUR (4) INCHES COMPACTED THICKNESS OF S E g
W ; FIELD VERIFY LOCATION BASE ROCK SHALL BE PUACED OVER THE SUBSTATION YARD AREA
oy — AND DEFTH OF EXISTING suawmz FOR A CONSTRUCTION PAD IF WEATHER WARRANTS. gl_ 2
\ ’% 4" GAS P 3 TOP LAYER OF UNSUITABLE ORGANIC TOPSOIL MATERIAL
100 A VATHIN THE GRADING. LINLTS. SHALL BE STRIFPED 10 A MINMM
= “ \\\\\\\\\\\\\\\\\\\\\\\\\\\\ IS _ it 1 % o // DEPTH OF TWELVE (12) INCHES. THE TOPSOIL MATERIAL SHALL BE
*\\___ L 0NN AN RRRR RN ERRRNAN \\“\ 5 k<3 DISPOSED OF OFF SITE.
’ \:gh \\o\\\\\w\\\\\\\\\\n\\\\\‘\\\\n\\\\\\\\\\\w\\\\k\\\\\\x\\\ & 4 CUT & FILL SLOPES SHALL BE 3 HORIZONTAL TO 1 VERTICAL
R = '\ AR KRR AR AR AR AR AR AR AR 2 (UNLESS NOTED OTHERWISE) H O
p N e o 5 ROCK FILLS SHALL BE COPACTED TO 95% OF MAXIWUM DRY =2
»7 e, orTén wITH RIFRAP P e OENSITY PER ASTM D-1557. SEE SPECIFICATIONS FOR DETAILS. ©
- €. ALL AREAS NOT DESIGNATED AS ROADWAYS WITHIN THE
/ - i W 20 9 200 ae 89" SUBSTATIGH & THE FIVE (5) FOOT SHOULGER ADIACENT 10 &
B [P P A N (R | OUTSIDE THE SUBSTATI CEIVE FOUR (4)
SonE T TGS oF ARD FIMISH ROGK (SEE DETAIL 1 O SHEET 5) "
7. AREAS OESIGUATED A5 ROADWAYS WITHIN THE FENCE SHALL 0F
TUELVE (15) INCHES MINIUM DEPTH OF COMPACTED AGGRECATE
o BASE COURSE & FOUI ){ ) INCHES OF RQAD FINISH ROCK. (SEE
DETAIL 2 ON SHEET 3
POINT TABLE POINT TABLE POINT TABLE POINT TABLE 5 COORDINATE ELECTRICAL GROUNDING INSTALLATION WITH CIVIL
W ON THIS ORA
POINT # DESCRIPTION ELEVATION | NORTHING | EASTING ||POINT # DESCRIPTION ELEVATION | NORTHING | EASTING POINT # DESCRIPTION ELEVATION | NORTHING | EASTING POINT DESCRIPTION ELEVATION | NORTHING | EASTING 9. FOR EARTHWK RcuulﬁEuEms SEE GEOTECHNICAL REPORT
100 | EDGE OF YARD ROCK 5314.85' | 354697230 | 1635171.72 126 | EDGE OF YARD ROCK 531617 [ 354693968 | 1635209.63 | | 152 [ vARD BASELINE MONUMENT | 531450 | 354707298 | 163516134 178 | E0cE oF RoAD AT P.c.|s327.38' | 354850544 | 163567224 ;gﬁ“g%%f"m"‘“elgﬁg'"s ENGINEERING, INC., DATED AUGUST 3,
101 | EDGE OF ROAD & YARD ROCK | 5314.80° | 354698006 | 1635178.21 127 | EDGE OF ROAD & YARD ROCK | 5316.21° | 3548948.35 | 16383061 || 153 | cenTER oF semm 532106 | 3547087.45 | 163589336 173 | EDGE OF ROAD AT P.C.|5320.53 | 354690854 | 163570771 10, THE CONTRACTOR SHALL UERIEY THAT 1O EXISTING UNOERCROUND E 2 §
UTILITIES EXIST IN THE CONSTRUCTION ARE IGHT OF
162 | EDGE OF ROAD & YARD ROCK | 531452 | 3547026 04 | 1638151 44 | | 128 | P.L OF RADIUS 5316.55' | 354897141 | 163834520 | | 154 | CENTER OF BERm 532292 | 3546807.21 | 1636540 58 180 | EDGE OF ROAD AT P.C.| 533022 | 364893118 | 1636723 60 WY PRIGR 16 STARTING SONSTRUETION AETT E E g
|| . 1. EROSION CONTRGL NEASURES & BEST MANAGENENT PRACTICES L]
103 | EDGE OF YARD ROGK 531442 | 354702450 | 163510.73 | [ 129 [P oF RaDIUS 5316.53 | 354701986 | 1635357.55 | [ 158 | GENTER 0F BERM 531636 | 3546984.51 | 1635145.86 181 | EDGE OF ROAD 5330.61 | 354690644 | 163573050 R A ES e B MAACEMENT .
- a0 : o217 B - “ : > — . . . P : v VAINTADNED. TUROUCHOUT THE. DURATION OF CONSTRUCTION. SEE
104 | EDGE OF ROAD & TARD ROCK | 5314.52° | 354708217 | 163516576 | [ 130 [P of RaDWS 536.66° | 354703151 | 163531185 || 156 | CENTER OF sERm 531427 | 35470281 [ 1635115.98 182 | EDGE OF ROAD AT P.C.|5331.63 | 3546924.28 | 1635798.3 WAINTABED THEQUGHOUT THE DURATION OF CONSTRUCTION. S g
105 | P.L OF RADIUS 531481 | 354707501 [ 1635193.86 | | 131 | P.L OF RADIUS s316.06 | 3548983.06 | 1638200.50 | | 187 | ceNTER oF seRm 531224 | 354717081 | 163815866 183 | EDGE OF ROAD 533203 | 3545934.30 | 1635833.27 12, AFTER SITE STRIPPING, PRICR 10 PLACING ACCREGATE, SUBGRADE 3=
SHALL BE PROCF ROLLED WITH A LUAD(D M 2|
106 | P.I OF RADIUS 531481 | 354712346 | 1635206.21 | | 132 | EDGE OF ROAD & YARD ROCK | 531572 | 3547055.44 | 1635282.76 | [ 158 | CENTER OF semm 531276 | 3547201.98 | 1635194.46 184 | EDGE OF ROAD AT P.C.| 533208 | 3546065.20 | 163585219 INSPECTED BY CIVIL INSPECTCR, et o 3 2
- EXCAVATED & FILLED WIT COMPACTED ENGINEERED FLL 2 i
107 EDGE OF ROAD & YARD ROCK | 5314.52' 3547130.62 | 1635178.11 133 P.1 OF RADIUS 5315.72' 3547014.02 | 1635272.21 159 CENTER OF DITCH 532243 3546879.66 | 1635607.28 185 EDGE OF ROAD 533115 3546986.52 | 1635855.97 13, SEE PROJECT SPECIFICATIONS FOR DETAILED WATERIAL - |
108 | £0GE OF ROAD & YARD ROCK | 531452 | 354716641 | 1635187.23 | | 136 | P oF RADIUS 5564 | 3547006.36 | 163526201 || 160 | CENTER OF DiTCH 5320.67 | 3546865.69 | 163556298 186 | END OF CULVERT 5324.97 £ | 3546842.05 | 163575887 QUIREMENTS.
E %e EDGE OF YARD ROCK 5314.42° 3547172.89 | 1635178.56 135 P.1. OF RADIUS 5315.64" 3546990.55 | 1635257.98 161 CENTER OF DITCH 5316.41° 3546862.42 | 1835516.99 187 END OF CULVERT 5323.98' + | 3546891.55 | 1635642.35 14 CULVERT SHALL BE (1) 30%8 RCP PIPE AT ENTRANCE FARM GATE E
15. ALL RIPRAP SHALL BE LOOSE OR HAND PLACED PER APWA
11e EDGE OF YARD ROCK 5314.71 3547193.78 | 1635213.74 136 P.1. OF RADIUS 5315.27" 3546999.69 | 1635222.12 162 CENTER OF DITCH 5315.35" 3546880.23 | 1635411.84 'STANDARD SPECIFICATION 31 37
TURS i F T T TATION AR
111 | EDGE OF ROAD & YARD ROCK | 5314.75' | 3547183.67 | 1635215.28 137 | P OF RADIUS 531527 | 354714310 | 1635258.69 163 | CENTER OF DITCH 5314.36 | 3546916.04 | 1635306.69 Rl R R e ou o Es, SDSTaTo, AREA —
112 | £DGE OF ROAD & YARD ROCK | 5316.53 | 354713922 | 163538725 | [ 138 [P of maDIUS 531756 | 3547086.63 | 163543018 | | 164 | CENTER OF DITCH 531414 | 354683449 | 163529574 ot GR”‘M “‘D'ng iy ‘Dzsm e
113 | EDGE OF YARD ROCK 5316.55 | 354714819 [ 163539256 | [ 139 [P oF RaDWS 5317.56' | 3547010.08 | 1635460.67 | [ 165 | ceNTER oF prte 531252 | 3546974.46 | 1635136.97 TE SH0 “ﬁ,’a’}"‘éﬁ"“ ITSLEED(EDA{VRA.;E:‘P% Q'.’ss“?? mn —
; : . ARE SUITABLE 1O THE 1OCAL CLINATE,
14 EDGE OF YARD ROCK 5318.40° 3547102.60 | 1635571.37 140 EDGE OF ROAD & YARD ROCK | 5317.45' 3547012.59 | 1635450.82 166 CENTER OF DITCH 5307.1¢' 3547029.93 | 1635100.56 A STATE CERTIFIED SEED VENDOR. THE SEED lND FER"ILIZER SﬂlLL [ |
" e ™ ; T a R ; - T635% - " o7 BE APPLIED AS RECOMMENDED BY THE SEED SUPPLIER. [F MULCH IS
ns EDGE OF ROAD & YARD ROCK | 5318.30' 3547095.38 | 1635559.21 141 EDGE OF ROAD & YARD ROCK | 5317.45' 3546972.86 | 1635440.69 167 CENTER OF DITCH 5307.10" 3547183.66 | 1635144.0" USED " SHALL BE FREE OF "[’JE rSEWEEm ?f D"SOAS' vtP;A"TDS AQN% g§ —
R AR 3 707 . 7¢ P. g 7 T y HA HE ABILITY O AND HOLI —_
116 | EDGE OF ROAD & YARD ROCK | 5318.30° | 354707019 163855278 | | 142 | P.L OF RADIUS 531757 | 3546970.00 | 163845191 || 168 | CENTER OF bITcH 530879 | 354721318 | 163519165 I SHALL BE PROCESSED 0 MAVE THE ABILITYTO COVER AnD) HOLl E522|
117 | P.L OF RADIUS 531801 | 3547077.35 | 163552469 | | 143 | P.L OF RADIUS 5317.57 | 354691561 | 1635439.06 | | 169 | CENTER OF BITCH 531203 | 3547160.74 | 1635386.44 USE HYDRO-SEEDING TECHNIQUES. of A appRoVeD EaurvaLenT, To | | -3 | &
@a
18| P.L OF RADIUS 53iB01 | 3547028.90 | 1635912.34 | | 144 | P.L OF RADIUS 5316.85' | 3546937.40 | 1635369.30 | | 170 | CENTER OF piTCH 531532 | 3547168.30 | 1635581.23 ESTABLISHED DUE 10 THE CLMATE coNnmms TN BLAKETS 2-ES| @
SHALL BE INSTALLED ON SIDE SL{ [HAT ARE VULNERABLE TO SSod M
119 | EDGE OF ROAD & YARD ROCK | 5318.38 | 3547021.74 | 1635540.43 | | 145 | P.L OF RADIUS 5316.85' | 354636841 |1635377.20 | [ 171 | CENTER oF pitcH 531636 | 354700710 | 1635553.29 EROSION (566 DETALL ON SHEET & o GLL SEEDS AND APPLICATION wgz E 0
N APP
e 120 [epce oF ROAD & vARD ROCK | 531830 | 3546905.30 | 1635510.74 | | 146 | EDGE OF ROAD & YARD ROCK | 5317.00' | 3546962.36 | 1638400.86 | | 172 | CENTER OF DITCH 5317.40° | 3546905.90 | 1635525.35 17, SLOPE GRADE AROUND CONTROL HOUSE AT 1:4, 3* BELOW ToP oF | F| &S z 28 S
121 | EDGE OF YARD ROCK 5318.40' | 354690282 | 163552043 | | 147 | EDGE OF ROAD & YARD ROCK | 5317.09' | 3547021.49 | 163541593 | [ 173 | EDGE OF ROAD AT PC. | 5388z | 354690101 | 1635527.56. CONCRETE ELEvATION SXEW(~
[=}
122 | EDGE OF YARD ROCK 531849 | 354686988 [ 1635512.04 | | 148 | ROAD BASELINE MONUMENT | 5316.64 | 3547034.93 | 163531057 || 174 |E0GE OF ROAD AT PC. | sami” | 3546877.75 | 163552163 z g &
123 EDGE OF ROAD & YARD ROCK | 5318.40" 3546879.57 | 1635514.51 149 YARD BASELINE MONUMENT 5316.04" 354715315 | 1635348.71 175 EDGE OF ROAD AT P.C. 5321.65" 3546878.16 | 1835572.12 =
124 EDCE OF ROAD & YARD ROCK | 5316.36" 3546029.01 | 1635317.06 150 'YARD BASELINE MONUMENT 5316.04 3546950.63 | 1635280.08 176 EDGE OF ROAD AT P.C. s321.01" 3546901.32 | 1635565.81 W PEWMH?
125 EDGE OF YARD ROCK 5316.32" 3546921 24 | 1635310.58 151 YARD BASELINE MONUMENT 5318.32 3546978.61 | 1635531.50 177 EDGE OF ROAD AT P.C. 5326.16" 3548324.99 | 1635652.66 %s
1 2 3 4 5 & 7 &
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Equipment Plans/Elevations
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A Planning Commission

MORGAN Staff Report
C O UNTY

Planning and Development Services

Whittier Estates Subdivision — Concept Plan

Public Meeting

August 28, 2014

Application No.: 14.080

Applicant: Blair Gardner, representing Whittier Family Trust

Owner: Whittier Family Trust

Project Location: approximately 4000 N. Morgan Valley Drive
Peterson

Current Zoning: R1-20 (34 lots), RR-1 (20 lots), and A-20 (2 lots)

General Plan Designation:  Village Low Density, Rural Residential, and Agriculture

Acreage: approximately 104 acres

Request: Concept Plan Approval

Date of Application: July 31, 2014

Date of Previous Meeting:  N/A

Staff Recommendation

County

Staff recommends approval of the requested conditional use permit based on the

following findings and with conditions listed below:

Findings:

1.

The nature of the subdivision is in conformance with the current and future land uses of
the area.

The proposal complies with the Morgan County 2010 General Plan.

The developer sought and received a zone change in connection with this property,
approved May 6, 2014.

That the developer will install any requisite infrastructure, including roadways, water
lines, etc.

That the proposal is not detrimental to the health, safety, and welfare of the public.

Conditions:

—

That all outsourced consultant fees are paid current prior to final plat recordation.

That the required front, side and rear public utility easements are identified on all lots
within the subdivision.

That proof of culinary shares/rights (800 gallons per day) and irrigation shares/rights (3
gallons per minute) are provided for each lot at preliminary plat application.

That a drainage plan for the subdivision is submitted with each phase, showing
interconnecting points and outlets, as required by the County Engineer.

That all proposed utilities provide a will serve letter indicating their willingness to serve
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the property in a manner that complies with County ordinances.

6. That approval of the sewage disposal mechanism is provided by the Weber-Morgan
Health Department with preliminary plat submittal.

7. That all other local, state, and federal laws are adhered to.

Background

The applicant is seeking approval of a subdivision concept plan for a 56-lot subdivision. The
proposal is being reviewed for conceptual design standards as required by Morgan County Code
(MCC). The purpose of a concept plan is to provide the subdivider an opportunity to consult
with and receive assistance from the County regarding the regulations and design requirements
applicable to the subdivision of property as required by MCC Section 8-12-16.

With the recommendations contained in this staff report, the application appears to meet the
minimum of requirements for the conceptual subdivision plan of the zoning and subdivision
ordinances. It is important to note that because this is a concept plan, there may be some
compliance issues with certain specific elements of the subdivision code. These issues will be
resolved/addressed as the subdivision progresses through its Preliminary and Final Plat
processes. Recommendations regarding the concept plan shall not constitute an approval or
disapproval of the proposed subdivision, but rather shall operate in such a manner as to give
the subdivider general guidance as to the requirements and constraints for the subdivider’s
proposed subdivision.

Analysis

General Plan and Zoning. Pursuant to the Future Land Use Map (see Exhibit B), the property is
designated as a mix of Village Low Density, Rural Residential, and Agriculture. According to the
General Plan, the Village Low Density designation “provides for a lifestyle with planned single
family residential communities, which include open space, recreation, and cultural opportunities,
including schools, churches, and neighborhood facilities located in established village areas
(formerly area plan boundaries) or master planned communities.” The Rural Residential
designation “accommodates semi-rural large lot development, with generous distances to
streets and between residential dwelling units in a viable semi-rural character setting.”
Agriculture designation “identifies areas of existing agricultural uses. The purpose of this land
use designation is to support viable agricultural operations in Morgan County, while allowing for
incidental large-lot residential and other uses.” The proposed concept plan appears to follow the
different designations in the General Plan and according to the Future Land Use Map, with a
variety of lot sizes reflected.

The zoning of the parcel is R1-20 (Residential District — 20,000 square feet lot minimum), RR-1
(Rural Residential — 1 acre lot minimum) and A-20 (Agriculture — 20 acre lot minimum). The
purpose of the R1-20 zone is to provide areas for very low density, single-family residential
neighborhoods of spacious and uncrowded character. The purpose of the RR-1 zone is:

a. To promote and preserve in appropriate areas conditions favorable to large lot
family life;

b. Maintaining a rural atmosphere;

C. The keeping of limited numbers of animals and fowl; and

d. Reduced requirements for public utilities, services and infrastructure.
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Further, these (Rural Residential) districts are intended to be primarily residential in character
and protected from encroachment by commercial and industrial uses.

The purpose of the A-20 zone is to promote and preserve in appropriate areas conditions
favorable to agriculture and to maintain greenbelt spaces. These districts are intended to
include activities normally and necessarily related to the conduct of agriculture and to protect
the district from the intrusion of uses inimical to the continuance of agricultural activity.

The proposed concept plan has 34 lots in the R1-20 district, 20 lots in the RR-1 district, and 2
lots in the A-20 district. The proposed conceptual lot layout appears to conform to the
requirements of these zoning districts.

Ordinance Evaluation. The purpose statements in the General Plan and Zoning Ordinance do
not provide actual development standards, but present the zoning context for the zone in which
the proposed subdivision is located. The specific standards found in the adopted County Code
govern development of the subject property.

Property Layout. As noted, there are 56 total lots, with 34 lots in the R1-20 zone, 20 lots in the
RR-1 zone, and 2 lots in the A-20 zone. The zoning districts/lots are generally laid out from
west to east, R1-20 closer to Peterson, to RR-1, to A-20 closer to the Weber River. The
proposed conceptual lot layout appears to conform to the requirements of these zoning
districts.

Roads and Access. Access to the lot will be derived from a couple of road accesses. The main
access will be from 3900 North. Road layout provides ease of access throughout the proposed
subdivision to each of the proposed lots. Accesses to adjacent properties have been provided to
the north and south. There is also an additional access provided to the west for an anticipated
connection to Morgan Valley Drive. Roadways will ultimately be dedicated to Morgan County as
public right-of-ways.

Grading and Land Disturbance. The parcel is relatively flat, with areas of steep slope on the
western portion of the site. Areas of 25% slope will need to be designated as unbuildable, and
roadways in the area will need to be graded appropriately to accommodate the steep slopes.

Water Source. Water may be provided through the Peterson Pipeline Association. Infrastructure
improvements to the system may be required as the development progresses, including
additional wells and storage capacity.

Fire Protection. The property is within the Wildland Urban Interface Area.

Sanitary Sewer Systems. Sanitary sewer services will need to be addressed during preliminary
plat review. Several of the lots may be large enough to have individual, private septic systems,
while the smaller lots will need to have some kind of collective treatment facility. There are a
number of options for this, which will be reviewed as the subdivision progresses.

Storm Water. Storm water drainage will be accommodated in the network of streets through
underground storm sewerage. Details of how this will be accommodated will be reviewed at
preliminary plat review. Portions of the easterly side of the parcel appear to be in the 100 year
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flood plain.

Geologic and Geotechnical Evaluations. The flat areas of this parcel appear to be in the Qay
geologic unit, while the slope areas appear to be in the Tn geologic unit. A more detailed
geologic hazards report may be required, and geotechnical reports will be required at
preliminary plat evaluation.

Utilities. Other utilities (power, gas, etc) will be addressed with the preliminary plat reviews.

Model Motion

Sample Motion for a Positive Recommendation —“I move we forward a positive
recommendation to the County Council for the Whittier Estates Subdivision Concept Plan,
application #14.080, located at approximately 4000 N. Morgan Valley Drive, based on the
findings and with the conditions listed in the staff report dated August 28, 2014.”

Sample Motion for a Positive Recommendation with conditions —“1 move we forward a positive
recommendation to the County Council for the Whittier Estates Subdivision Concept Plan,
application #14.080, located at approximately 4000 N. Morgan Valley Drive, based on the
findings and with the conditions listed in the staff report dated August 28, 2014, with the
following condiitions.”

1. List any additional findings and conditions...
Sample Motion for a Negative Recommendation —“I move we forward a negative
recommendation to the County Council for the Whittier Estates Subdivision Concept Plan,
application #14.080, located at approximately 4000 N. Morgan Valley Drive, based on the the
staff report dated August 28, 2014, based on the following findings:.

1. List any additional findings...

Supporting Information

Exhibit A: Vicinity Map

Exhibit B: Future Land Use Map

Exhibit C: Existing Zoning Map

Exhibit D: Flood Plain

Exhibit D: Proposed Concept Plan/Site Layout

Staff Contact

Bill Cobabe, AICP
801-845-4059
bcobabe@morgan-county.net
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Exhibit A: Vicinity Map
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Exhibit B: Future Land Use Map
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Exhibit C: Existing Zoning Map
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Exhibit D: Flood Plain
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Exhibit E: Proposed Concept Plan
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Conceptual Lot Layout
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