m HIDEOUT, UTAH PLANNING COMMISSION
<@ SPECIAL MEETING AND PUBLIC HEARING
April 28, 2021
Agenda

PUBLIC NOTICE IS HEREBY GIVEN that the Planning Commission of Hideout, Utah will a Special Meeting and
Public Hearing electronically for the purposes and at the
times as described below on Wednesday, April 28, 2021

This meeting will be an electronic meeting without an anchor location pursuant to Planning Commission Chair
Anthony Matyszczyk April 6, 2021 determination letter (attached)

All public meetings are available via ZOOM conference call and net meeting.
Interested parties may join by dialing in as follows:

Meeting URL.: https://zoom.us/j/4356594739 To join by telephone dial: US: +1 408 638 0986
Meeting ID: 435 659 4739
YouTube Live Channel: https://www.youtube.com/channel/UCKdWnJad-WwvcAK750QjRb1w/

Special Meeting

6:00 PM
I.  Call to Order and Reading of Chair Matyszczyk's No Anchor Site Determination Letter
1. April 6, 2021 No Anchor Site Determination Letter
Il. Roll Call

I11. Public Hearings

1. Public Hearing for Deer Springs Phase 2 and 2B Final Subdivision — Discussion and
Consider Final Subdivision Approval

IV. Agenda Items

1. Shoreline Phase 2 Amended and Phase 3 Subdivision — Consider Final Subdivision
Approval

V. Meeting Adjournment

Pursuant to the Americans with Disabilities Act, individuals needing special accommodations during the meeting should notify the
Mayor or Town Clerk at 435-659-4739 at least 24 hours prior to the meeting.


https://zoom.us/j/4356594739
https://www.youtube.com/channel/UCKdWnJad-WwvcAK75QjRb1w/

File Attachments for ltem:

1. April 6, 2021 No Anchor Site Determination Letter
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HIDEOUT
UTAH

April 6, 2021

DETERMINATION REGARDING CONDUCTING TOWN OF HIDEOUT PUBLIC MEETINGS
WITHOUT AN ANCHOR LOCATION

The Planning Commission Chair of the Town of Hideout hereby determines that conducting a meeting
with an anchor location presents a substantial risk to the health and safety of those who may be present
at the anchor location pursuant to Utah Code section 52-4-207(4) and Hideout Town Ordinance 2020-03.
The facts upon which this determination is based include: The percent and number of positive COVID-19

cases in Utah has been over 7.22% of those tested since April 1, 2021. The seven-day average of positive
cases has been over 400 since April 6, 2021.

This meeting will not have a physical anchor location. All participants will connect remotely. All public
meetings are available via YouTube Live Stream on the Hideout, Utah YouTube channel at:
https://www.youtube.com/channel/UCKdWnJad-WwvcAK75QjRb1w/

Interested parties may join by dialing in as follows:

Meeting URL: https://zoom.us/j/4356594739
To join by telephone dial: US: +1 408-638-0986
Meeting ID: 435 659 4739

This determination will expire in 30 days on May 6, 2021.

BY

(oo sz

Tony Matyszczyb,/
Planning Commission Chair

ATTEST:

Kathleen Hopkins, Deputy Town Clerk



https://www.youtube.com/channel/UCKdWnJad-WwvcAK75QjRb1w/
https://zoom.us/j/4356594739

File Attachments for ltem:

1. Public Hearing for Deer Springs Phase 2 and 2B Final Subdivision — Discussion and Consider
Final Subdivision Approval



Staff Review of Plan Submittal

To: Planning Commissioners
Town of Hideout

From: Thomas Eddington Jr., AICP, ASLA
Town Planner

Re: Deer Springs — Revised Phases 2 & 3 (and partial 4) Plan Review (Renamed
Phases 2 and 2B)

Date: April 21, 2021

Submittals:  The Applicant submitted the following plans:

e Phase 2 - Construction Plans dated April 20, 2021
e Phase 2B - Construction Plans dated April 20, 2021

We have completed an updated review of the Deer Springs Phases 2 & 2B Preliminary design
plans and have the following review notes based on the current submission:

Phases 2 & 3

Phase 2 Phase 2B

VICINTY MAP KEY MAP



Revisions Since the January 2021 Planning Commission Meeting:

1. The Applicant has worked closely with staff since these phases were last submitted to
the Planning Commission for review and input. Based upon the number and height of
the proposed retaining walls and the road grades as proposed, Staff recommended a
redesign (concept plan was included in the February 24, 2021 Staff Report).

a. The Applicant worked with staff to eliminate the massive retaining walls that were
part of the initial submittal. One series of terraced retaining walls exceeded a
height of 60°’-0”. At time of writing this staff report, the final heights of the newly
proposed retaining walls were not available; however, the Applicant will present
their newly configured plans and point out all substantive changes.

b. The following images reflect the ‘before’ and ‘after’ conditions based upon
changes made by the Applicant. These will be explained in detail at a
presentation by the Applicant at the Planning Commission meeting.

Full Site and Phasing Plan for Deer Spring
(and Google Earth's Elevation Diagram - Slope from Jordanelle Parkway to SR 248)

Jordanelle Parkway SR 248



TEGRATED
planning & design

Original Proposal

Revised Proposal



Original Proposal

Revised Proposal




Outstanding Issues:

1.

Park and Open Space: The Applicant must provide a signed commitment to begin
construction of the proposed park and open space amenities as per the Master
Development Agreement (MDA) — Section 7.6 and pp. 90 — 92. The MDA requires the
park to be completed prior to the issuance of any Certificates of Occupancy for the
originally proposed Phase 2.

a. Does the Applicant wish to amend this timing for construction and dedication of
the park?

b. An agreement indicating commencement of construction of the open space and
park amenities once 50% of the proposed Phase 2 and 2B lots are under
permitted should be executed. Completion of the park and open space
amenities should be coordinated to coincide with the complete build out of this
Phase 2 and 2B development proposal.

c. The Applicant must define how park construction will be completed according to
the MDA schedule given that the park is located in Phase 4. Will the road
infrastructure to connect to Phase 4 be completed as part of Phase 2 and 2B to
ensure the park is completed upon the full build out of Phase 2 and 2B?

Trails: Proposed trails (and surface type) to be completed as part of Phase 2 and 2B
should be included on the construction plan set and noted on the proposed subdivision
with an easement to allow public use for pedestrians and bikes.

Streetscape amenities; lighting, signage, etc. should be provided.

Road Widths: The asphalt shall be 26’-0” wide plus curb and gutter; per recent
recommendations by the Town Planner and Engineer, a paved bike lane should be
incorporated into all new rights-of-way construction.

Phase 2 - Confirmation of Total Units and Type: It appears that the Applicant proposes
48 units as part of this Phase 2 — all units are proposed to be constructed as a
combination of 4-plexes, 3-plexes and 2-plexes (tfownhouses). Has this number been
increased from 45 to 48 units?

Phase 2B - Confirmation of Total Units and Type: It appears that the Applicant proposes
22 units as part of this Phase 3 — all units are proposed to be constructed as a
combination of 4-plexes, 3-plexes and 2-plexes (fownhouses). Has this number been
reduced from 32 units to 22 units?



Next Phase w/Park (Phase 4 or Renamed Phase 2 or Phase 37)

1. The proposed amenities for the park have not been provided and should be included in
the construction plan set. The following list includes the amenities approved and agreed
upon per the Master Development Agreement (MDA):

a. Pickleball Courts
e Standard size pickleball courts. Courts will be fenced around the
perimeter with a black coated steel fence.
b. Gazebo
¢ Gazebo will be a minimum of 24' x 36' with five picnic tables, two
barbecues, and a concrete floor.

c. Playground
e Playground is sold by Playground Depot. It is called Green lvy Il. The
ground under the playground equipment will either be engineered with
wood products or rubber tiles. There will be six benches around the
perimeter of playground.
d. Open Space
e All open spaces with be sod.
e. Amphitheater
e The plans for the amphitheater will be turned into engineering prior to
construction.
f. Trails

2. The Applicant shall also provide detailed construction drawings for the park including the
amenities outlined above as well as the driveway, parking lot, walkways, etc. A full
landscape plan is required as well; including screening from SR 248.



All Subdivisions - Layout per Master Development Agreement (MDA)



All Subdivisions - Prior Phasing Plan

All Subdivisions - Layout per the Most Recent Phasing Plan
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DRAFT Ordinance 21-XX

AN ORDINANCE APPROVING THE DEER SPRINGS
PHASES 3 & 4 SUBDIVISION,
LOCATED IN HIDEOUT, UTAH

WHEREAS, owners of the property known as Deer Springs Subdivision, located in
Hideout, Utah, have petitioned the Town Council for approval of final subdivision plats; and

WHEREAS, legal notice of the public hearing was published in the Park Record on
February 6, 2021 and March 6, 2021 and on the Utah Public Notice website on February 6, 2021
and March 6, 2021 according to the requirements of the Hideout Muncipal Code; and

WHEREAS, the Planning Commission held a public hearing on April 28, 2021 to receive
input on the proposed subdivision plats; and

WHEREAS, the Planning Commission, on April 28" conducted a public hearing and
forwarded a positive recommendation to the Town Council; and

WHEREAS, on XX XX, 2021 Town Council held a public hearing on the subdivision plats;
and

WHEREAS, it is in the best interest of Hideout, Utah to approve the Deer Springs Phase
2 & Deer Springs Phase 2B Subdivision plat in that these subdivision plats are intended to comply
with the Hideout Municipal Code, the 2018 Master Development Agreement (MDA), and the
Technical Reports prepared by the Town Staff as well as all other recorded agreements.

NOW, THEREFORE BE IT ORDAINED by the Town Council of Hideout, Utah as follows:
SECTION 1. APPROVAL. The above recitals are hereby incorporated as findings of fact.

The subdivision plats as shown in Exhibits A and B are approved subject to the following findings
of fact, conclusions of law, and conditions of approval:

Findings of Fact
1. The Phase 2 and 2B plats, as currently presented, are a reconfiguration/renaming of Deer
Springs Phase 2 and Phase 3 subdivisions (per the overall Phasing Plan dated 29 April

2020).

2. The property is located within the Town of Hideout along Belaview Drive.

3. For Phase 2, the total plat area is approximately __ acres and includes 48 lots.

4. For Phase 2B, the total plat area is approximately __ acres and includes 22 lots.

5. The total number of units for both phases was reduced from 77 units to 70 units; a reduction
of seven (7) units for Phase 2 and 2B.

6. The Applicant worked with Town Staff to reconfigure the layout and eliminate the majority of
the retaining walls.

7. Zoning for the property is Mountain Residential (MR).

8. The Town of Hideout entered into a Master Development Agreement (MDA) with the

developer on July 12, 2018. The MDA has an allowance for up to 248 units.
9. All existing and required easements will be shown on the plat prior to recordation, including
utilities, storm drainage, access, trails, snow storage, etc.



10. No changes are proposed to the existing road alignment or uses associated with this plat.

11. The final plats are required to be approved and signed by the Jordanelle Special Services
District prior to recordation to ensure that requirements of the District are addressed.

12. Each Phase will have a separate final subdivision plat associated with it.

Conclusions of Law

1. The subdivision plats, as conditioned, comply with Hideout Municipal Code, Title 12 and the
2017 Master Development Agreement.

2. The subdivision plats, as conditioned, are consistent with the applicable State law regarding
subdivision plats.

3. Neither the public nor any person will be materially injured as a result of approval of the
proposed subdivision plat as conditioned.

4. Approval of the subdivision plat, subject to the conditions stated herein, will not adversely
affect the health, safety and welfare of the citizens of Hideout.

5. If the Applicant requests an an extension for the subdivision plats, the Hideout Municipal
Code requires that these submittals “satisfy[ies] any new Town requirements pertaining to
the public health, safety and welfare”

Conditions of Approval

1. The Town Attorney, Town Planner and Town Engineer will review and approve the final form
and content of the subdivision plat for compliance with State law, the Hideout Municipal
Code, the Master Development Agreement and these conditions of approval, prior to
recordation of the plat.

2. The applicant will record the plat at Wasatch County within six (6) months from the date of
Town Council approval. If recordation has not occurred within six (6) months’ time, this
approval for the plat will be void unless a written request for an extension is submitted to the
Town prior to the expiration date and the Town Council grants an extension.

3. Non-exclusive public utility easements shall be indicated on the plats prior to recordation as
approved by the Town Engineer and JSSD and consistent with the utility plan, including
drainage easements. All existing and required easements, based on review by the Town
Engineer and JSSD will be shown and recorded on the plat, including utilities, storm
drainage, access (public, utility and emergency), snow storage, trails and trailhead parking,
etc. All existing recorded easements and agreements shall be referenced on the plats,
including entry number, book and page.

4. A financial guarantee, in a form and amount acceptable to the Town and in conformance
with these conditions of approvals, for the value of any required public improvements, such
as water, sewer, landscaping, fire hydrants, etc. shall be provided to the Town prior to
building permit issuance for new construction. All public improvements shall be completed
according to Town standards prior to release of this guarantee. An additional ten (10)
percent of the public improvement value shall be held by the Town for the warranty period
and until such improvements are accepted by the Town.

5. The Applicant shall provide an complete set of updated construction plans, and address all
engineering and planning comments prior to approval

6. The Applicant shall provide an updated plat, and address all comments from planning,
engineering, and legal

7. The Applicant agrees to complete subdivision construction permit, pay all required fees and
post all required bonds before starting construction.

8. All approved public trails, consistent with the Master Development Agreement and the Parks
Open Space & Trails (POST) Plan, shall be shown on the plats.




9.

10.

11.

12.

13.

14.

15.

The recorded plat shall include, but is not limited to, the following plat notes:

a. These plats are subject to the conditions of approval in Ordinance 2021-xx.

b. Utility structures such as ground sleeves and transformers and other dry utility
boxes must be located on the lots and not within public right of way.

c. A fire protection and emergency access plan shall be submitted and approved by
the Wasatch County Fire District prior to the issuance of any building permits.

d. The property is located within a water source protection zone. All sewer
construction must comply with State of Utah drinking water regulations.

e. This development is part of a common plan development and a MS4 storm water
permit is required for all land disturbance activities for each separate phase of
construction, prior to building permit issuance.

f. Existing public trails are agreed, by the recording of this plat, to be within ten
(10’) foot public trail easements and are subject to reasonable relocation by the
Owner subject to Town Planner approval.

The Applicant agreed to meet the current Town Code requirements (26’-0” of asphalt plus
curb and gutter) for road construction; and a paved bike lane shall be incorporated into all
new streets per Town code.

The Applicant will work with the Town Planner and Town Engineer to incorporate an
appropriate amount of visitor parking throughout each Phase of the proposed subdivision.
The construction plan set should be updated to include all retaining wall locations and sizes
(including top of wall/TW and bottom of wall/BW elevation points).

a. The Applicant shall adhere to the Town’s code and provide a detailed retaining
wall plan set that must be approved by the Town Planner and Town Engineer.

b. A structural analysis of these walls must be provided once a final retaining wall
plan is accepted by the Town Planner and Town Engineer.

c. A section of a typical tiered wall must be provided including materials, planting in
the horizontal breaks, etc.

AGEC’s concerns and comments must be addressed and adequately resolved regarding
the landslide deposits in the area of Phases 2-4. Approval is dependent on the
development being considered safe from a geological hazard perspective.

AGEC’s concerns and comments must review and approve an updated retaining wall
design report. Where applicable and pertinent to the updated plans, AGEC’s most recent
comment letter must also be addressed.

Park/Playground: An agreement indicating commencement of construction of the open
space and park amenities once 50% of the proposed Phase 2 and 2B lots are under
permitted should be executed. Completion of the park and open space amenities should
be coordinated to coincide with the complete build-out of this Phase 2 and 2B
development proposal. The final 20 Certificates of Occupancey will be held by the Town
until the park is completed.

a. The proposed amenities and detailed site design for the park have not been
provided and shall be included in the construction plan set. The final design
must be approved by the Planning Commission. At minimum, this park shall be
3.5 acres in size and include:

i. A gazebo, approximately 20 x 20 feet in size, with stone columns and
cedar shingle roof;
ii. A playground;
iii. Two (2) pickleball courts;
iv. Sidewalks;
v. Six (6) benches;
vi. Open lawn for play;
vii. Appropriate trees and shrubs; and



viii. A small parking lot is also provided for convenience.

b. In order to accommodate the needs of dogs and their owners and to avoid
infringing on the rights and contentment of others, a 1.3-acre dog park will be
provided. There will separate areas for large and small dogs. The park will
include:

i. Fencing: black vinyl-coated chain link fence, 4 feet in height
ii. A total of eight (8) benches;
iii. Waste stations; and
iv. Lawn and trees.

c. Dripline irrigation for the trees and shrubs must be incorporated into the
landscape.

d. No fencing is proposed or approved. No chain link fencing is permitted around
the park.

e. The street lights must be dark-sky compliant fixtures.

f. A detailed plan of the park and amenities must be provided for review and
approval by the Town Planner.

g. The above items must be reviewed and approved by the Town Planner prior to
implementation.

16. Snow storage areas must be delineated on the plats.

17. Trails: Proposed trails (and surface type) to be completed as part of Phases 2 and 2B shall
be included on the construction plan set and noted on the proposed subdivision with an
easement to allow public use for pedestrians and bikes.

18. Streetscape amenities; lighting, signage, etc. shall be provided — construction details, sign
type (if proposed), and materials/colors.

19. A Landscape Plan shall be provided for all of Phases 2 and 2B (and the park area) prior to
commencement of any construction (and prior to issuance of any Building Permits) on any
subsequent phases. This plan shall include street trees, common area and yard
landscaping, entry features, and slope stabilization plantings where necessary — slopes
greater than 50%. This plan must be approved by the Town Panner.

20. The Applicant shall submit a Construction Mitigation Plan (CMP) that will be approved by the
Town Planner and Town Engineer.

21. A subdivision construction permit, improvement agreement, and all fees and bonds will be
required prior to any construction.

22. The final plats (mylar) is subject to review may require additional notes and corrections.

23. Recording of the subdivision will require a performance bond in accordance with current
Town code, or formal acceptance of all improvements prior to recordation.

The exact language of the plat notes shall be finalized by the Town Attorney, Town Planner and
Town Engineer as necessary to implement these conditions of approval and applicable
provisions of the Hideout Municipal Code or State Code prior to Mylar signatures by the Town.

SECTION 2. EFFECTIVE DATE. This Ordinance shall take effect upon publication.

PASSED AND ADOPTED this XX™ day of XX, 2021

TOWN OF HIDEOUT



Phil Rubin, Mayor

ATTEST:

Alicia Fairbourne, Town Recorder
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DEER SPRINGS SUBDIVISION PHASE 2B
THE TOWN OF HIDEOUT, WASATCH COUNTY, UTAH
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Exhibit B — Proposed subdivision plat for Deer Springs Phase 2B
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File Attachments for ltem:

1. Shoreline Phase 2 Amended and Phase 3 Subdivision — Consider Final Subdivision Approval



Staff Review for Planning Commission

To: Chairman Tony Matyszczyk
Hideout Planning Commission
From: Thomas Eddington Jr., AICP, ASLA
Town Planner
Re: Shoreline Phase 3 (and Amended Phase 2)
Date: April 24, 2021 (corrections only in red)

Submittals:  The Applicant updated the required submittal materials on April 5" for Town
review.

A. Project Background

The Applicant has submitted the following plans:

Phase 2 (Amended)

O

Amend Phase 2 Subdivision and move lots 2 — 16 from Upside Drive (uphill
lots) to Sailwater Lane (downhill lots) to accommodate increased desirability
and increased sale prices associated with downhill lots.

o Phase 2 (Amended) has 46 lots dispersed on 9.5 acres.

o Phase 2 is located in the Resort Village Medium Density (RVMD) zoning
district (a specified designation under the RSPA Zoning District).

o There is a Master Development Agreement (MDA) for this project, dated
March 11, 2010.

Phase 3

o Phase 3 is a new submittal for Shoreline; the Planning Commission has not
previously reviewed this phase.

o Phase 3 has 46 lots dispersed on 9.7 acres.

o Phase 3 is also located in the Resort Village Medium Density (RVMD) zoning
district (a specified designation under the RSPA Zoning District).

o There is a Master Development Agreement (MDA) for this project, dated

March 11, 2010.



TEGRATED
planning & design

Town Map - Location of Proposed Subdivision



Immediate Site Context Map

B. General Planning Findings

An initial review of the proposed Phase 2 (Amended) and Phase 3 Subdivision indicates
the following issues must be addressed:

Phase 2 (Amended) and Phase 3

1. The Applicant previously submitted a subdivision application for Phase 2 and, with
the changes proposed, is submitting an amended Final Subdivision Application for
Phase 2 (Amended). The Applicant submitted a Preliminary Subdivision application



for Phase 3 and received approval for that preliminary submission on December 8,
2016 from the Town Council.

This application/review is therefore for Final Subdivision review for both Phase 2
(Amended) and Phase 3.

2. The width of the proposed roads (pavement/cart way) as well as right-of-way area
should be clearly noted on the supporting plans.

a.

For Phase 3, the roads are proposed at 18’-0” of asphalt and 5’-0” of curb
and gutter for a total of 23’-0” in width. The Applicant must confirm that this
is correct for all roadways proposed. The Applicant must further confirm that
curb and gutters will be provided for all proposed roads.

No right-of-way width is illustrated and must be included on the plats.

Visitor parking: Phase 2 Amended includes twelve (12) off-street parking
spaces and Phase 3 includes 28 spaces (four [4] of which are located at
intersections and will likely need to be removed due to necessitating unsafe
in/out movements. Are retaining walls required for the majority of these
spaces? Details should be provided.

Pursuant to the Town’s code, all roads shall have a 4’-0” wide painted
bike/pedestrian lane incorporated to ensure safe accessibility for non-
vehicular users.

The Phase 2 (Amended) Subdivision is missing any reference to road widths
and rights-of-way widths. These must be provided.

The vertical alignment of the road connecting Shoreline Phase 3 (north side)
and Lakeview Estates must be adjusted to match the approved Lakeview
Estates construction plan set.

The Town Engineer, Town Planner, and the Wasatch County Fire Marshall
recommend the Applicant meet the Town Code for street widths which is 26’-0”
of asphalt plus curb and gutter. The Applicant responded that he is vested

under the 2010 Master Development Agreement (MDA) and does not have to meet
Town Codes. There are significant health and safety concerns associated with
reduced road widths and the Wasatch County Fire Marshall strongly recommends
the Applicant meet the Town Code. The Applicant indicated that he does not
intend to meet the Town Code.



3. The Open Space Tabulation Chart for the proposed Phase 3 Subdivision calculations

indicates:

Open Space Area: 234,246 SF

Impervious Area: 189,684 SF

Total Area: 423,970 SF 9.7 acres total

a. Open space, parks, and trails must be clearly noted on the plan for the Parks,
Open Space & Trails (POST) committee to review and provide input and,
ultimately, sign-off.

b. Section 13.1.1 of the Master Development Agreement (MDA) requires 25% of
the Project shall be Open Space.

Per the 2010 MDA, this is defined as any land that is not covered by buildings
or roads. While this does not meet industry best practices for open space,
the MDA allows for this very loose definition of ‘open space.’ Industry best
practices and Town Code define open space as:

e Code: Open Space. An area of open land, with little or no land
disturbance, preserved, enhanced and/or restored in order to
maintain the natural, scenic, ecological, cultural, hydrological,
geological, or agricultural values of the land. Open Space may
include trails and park bench style seating; interpretive signage and
kiosks for educational purposes; and agricultural activities.

c. Preliminary plans submitted to the Planning Commission in 2016 included 6.7
miles of pedestrian-only trails and/or sidewalks along proposed roads. This
must be clearly delineated on the subdivision plans. Some trails have been
incorporated into Phase 3 but there are slope concerns with placement.

The Applicant submitted the following chart indicating the open space
requirements of the MDA. The 2010 MDA defines ‘open space’ as any space not
covered by a building, road or parking - in other words, any pervious surfaces
count toward the subdivision’s open space calculations. While this does not meet
the Town’s Zoning Ordinance definition nor industry ‘best practices’, the Applicant
is vested pursuant to the 2010 MDA. The Applicant indicated that he will only
adhere to the 2010 MDA requirements and not the Town Code requirements. The
6.7 miles of trails are a requirement from the December 2016 preliminary
subdivision approval and must be incorporated into the current subdivision
proposal (Phase 2 Amended and Phase 3).



4. Density (see Exhibit A at the end of this report): The 2010 MDA, at signing, included
280 acres of area owned by the developer but outside the Town of Hideout limits.
The inclusion of this land allows for an additional 420 dwelling units (280 acres * 1.5
ERUs = 420 residential units) in the Master HOA. This land is not within the Town of
Hideout’s jurisdiction and must be removed from the total density calculations
pursuant to Section 3.2 of the MDA.

Currently, the 2010 MDA (Exhibit B) includes the following density allowances:

Total Boundary = 1,026 Acres within Hideout
Area Outside Hideout = 280 Acres
Total (in and out of Hideout) = 1,306 Acres

Total Residential Units: 1,306 * 1.5 ERUs = 1,959 Residential Units (maximum).

Section 1.2.21 (Maximum Residential Units) of the MDA was inaccurately calculated,
allowing 1,975 units for the Master HOA. This is not supported by the acreage depicted in
Exhibit B of the MDA. Based upon Exhibit B, the maximum number of residential units is
1,959 units. And pursuant to Section 3.2, the maximum number of residential units
allowed within the Master HOA must be reduced by another 420 units since the 280 acres
were never annexed by the Town of Hideout. The corrected density allowance for the
Master HOA is 1,539 residential units.

In addition, the ERU calculations in place when the 2010 Master Development Agreement
was signed require the following analysis:




Staff Correction: The ERU square foot requirements are applicable to the MDA. The 2009
Town of Hideout Code Section 11.07.140 and Appendix 5 clearly outline the maximum
square feet allowed by use/configuration type. Based upon this table in Appendix 5, no
single-family unit may exceed 5,000 without a Planning Commission and Town Council
assessment of the unit’s impact to the MDA ‘District.’ | acknowledge that | inadvertently
referenced an updated ERU table (from the revised 2020 Town Code) when referencing
the additional 0.5 ERUs per each additional 2,000 SF over and above the maximum single-
family house size of 5,000 SF. Rather than reducing density by 0.5 ERUs (for each
incremental 2,000 SF) for each single-family house over 5,000 SF, there is no allowance for
houses over 5,000 SF without an assessment by the Planning Commission and Town
Council. Smaller residential units may be allocated less ERUs than larger units as noted
(units less than 1500 square feet would only be allocated 0.75 ERUs and units under 1000
square feet with 1.5 bathrooms or less would only be allocated 0.5 ERUs.

This will require the MDA to be updated with the Town of Hideout. Additionally, the map
included in Exhibit B does not include all of the area (subdivision/density pod #1) that
Shoreline proposes to develop. This will have to be amended.

Based upon the chart submitted by Mustang Development LLC, the Master HOA is
currently out of compliance with the MDA. The maximum residential units permitted for
the entire Master HOA build out is 1,539. Currently, the Master HOA has a total count of
1,565 units. This number exceeds the maximum residential units allowed pursuant to the
MDA by 26 units and an assessment of dwelling unit square feet has not been completed.
Any existing units in Town that exceed 5,000 SF will further reduce this allowable density.
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5. Zoning: The RSPA (Resort Specially Planned Area) map is referenced several times
relative to the overall 2010 MDA. The map is contained in Exhibit B. A color
rendition should be provided for Staff review since the black and white copy makes it
hard to decipher the exact locations of specific density/subdivision pods.

A detailed review of the 2010 MDA indicates that the Master HOA does not include all of
the required elements per the RSPA (Resort Specially Planned Area) and is out of
compliance with the 2010 MDA. Pursuant to Section 11.07.141, the MDA must comply
with the RSPA Zoning District as per the Town Code, Section 12.30.06

RSPA Requirements per 12.30.06.08 Definitions:

RESORT VILLAGE: A center or hub for the RSPA. Resort
Villages, and the reason they are important to the success of the
RSPA, are described further in HMC 12.14.340 Paragraph C.
In order to qualify as a Resort Village, the area or Zone must
have the attributes listed below. A Resort Village can be located
in more than one property:

1. A minimum of four of the following planned uses:
1. LAND USE PLAN
1. Condominiums;
2. Hotels;
3. Timeshares or other shared-ownership
products;
4. Private residence clubs;
5. Town homes;
6. Single-family homes;
7. Seasonal Community Housing or other
Affordable Housing
Meeting facilities.
2. Other required components;
1. Retail, dining and entertainment
facilities;
2. A minimum of 150 Units (not ERUs) in
the Resort Village Zone

&

The existing Master HOA does not include a minimum of four of the required
planned uses. Within the entire Master HOA, there are currently only two uses:
Town homes and Single-family homes. Additionally, neither of the ‘other required
components’ has been met: the minimum 150 units in the Resort Village Zone



should be explained by the Applicant or clarified on a map. And there are no ‘retail,
dining and entertainment facilities’ as part of this proposed subdivision or any
other subdivision within the Master HOA. These amenities - retail, dining and
entertainment - must be constructed prior to the construction of additional
residential units.

6. Pursuant to the MDA, the following plans were submitted for a public hearing to the
Town Council for Preliminary Plat approval on December 8, 2016. The plan
illustrates the following amenities that the Applicant should discuss the timeline to
develop:

i. Community swimming pool, amphitheater, bocce ball courts, etc.
ii. Splash pad, event lawn, etc.
iii. Proposed park area, trails, open space, etc.
iv. The Aspen Grove Recreation Park
v. The Canyon Recreation Area

7. The topography map illustrates existing conditions and proposed conditions but is
not clear on areas of cut-and-fill. These should be shaded on the map and color
coded. The contour lines on the northern property line do not appear to match those
on the adjacent property. These connections must be revised significantly.

Nothing has been provided to date. The Town of Hideout’s code requires
topographic information prior to the approval of any subdivision. The Applicant
stated that he is exempt from these Town requirements due to his vesting with the
2010 MDA. Staff review of the MDA found that Section 11.2 requires approval of a
grading plan prior to any construction.

Staff visited the site in March 2021 and it appears the changes to natural grade
significantly exceed the Town Code’s allowance of 5’-0” from natural grade. It also
appears the existing grading on site redirects stormwater runoff to adjacent
properties. This also violates the Town Code and must be revised.

The site visit also revealed some new above-ground utility poles. These must be
removed and the utilities located underground.

8. The plans illustrate only two (2) proposed retaining walls for Phase 3 and none for
Phase 2 (Amended). The Applicant shall confirm whether this is accurate or if more
are proposed:

a. One is located on the north side of the proposed Phase 3 (between
Deepwater Drive and Recreation Drive.



o The Applicant shall confirm the maximum height of this wall; it
appears to be approximately 4’-0” high at its highest point.

b. The other is along Deepwater Drive, along the southernmost area near the
loop.

o The Applicant shall confirm the maximum height of this wall; it
appears to be between 6’-0” to 8’-9” high at its highest point.

c. The northern and southern loops of Deepwater Drive, Sailwater Lane, and
Upside Drive appear to have very steep slopes and may require retaining
walls. The Applicant shall provide the slope in these areas as well as the
proposed slope stabilization mechanisms.

d. The following is the Town’s new ordinance requirement for retaining walls:
e A structural analysis of these walls must be provided.

o A section of a typical tiered wall must be provided including materials,
planting in the horizontal breaks, etc. The finish for all retaining walls
shall be natural rockery (stacked boulders).

e Code: No retaining wall shall be greater than six feet (6’-0”) tall and no
more than two retaining walls may be terraced. If two (2) retaining
walls are terraced, each wall shall have a maximum height of five feet
(5’-0”) and a minimum of five feet (5’-0”) horizontal distance between
each wall, with such intervening space being planted with native
vegetation (or other materials as approved by the Town Planner). A
third terraced wall is not permitted on the same parcel and shall not be
located closer than 25’ to any other wall (or set of two terraced walls),
measured horizontally on a topographic survey (plan view).

The Applicant submitted a site plan with the location of the retaining walls
identified. The walls do not meet the Town Code requirements in terms of
maximum height for a single wall; the proposed walls range in height from 8’-0” to
10’-0”. Some of these walls are located along the property lines and very close to
proposed retaining walls for the adjacent subdivision (Lakeview Estates). These
may need to be relocated and/or reconfigured. Staff will work with the Applicant to
determine if terracing is possible to reduce the height of the walls. This may prove
difficult given the number of units proposed on the site; the density is quite high
and may be physically impossible to execute. The Applicant has indicated that he
does not have to meet the Town Code requirements (only those of the 2010 MDA)
and since there were no specific requirements contained within the MDA, he
indicated that he would like to proceed with his plans as presented.



9. A final Landscape Plan must be provided for review and approval by the Planning
Commission. This must include the location for all proposed trees, shrubs, and
planting beds including the botanical names, quantities, and size at time of planting:

a.

Code: All required deciduous trees shall have a minimum of two-inch caliper
in size. All evergreen trees shall be a minimum of six feet in height. All shrubs
shall be a minimum of five gallons in size.

The Applicant submitted a Landscape Plan with some specific planting typology for
sample units. The plan is not detailed enough for the final submittal. The Town wiill
require additional information and detail specifically for some of the common areas
(which should be re-vegetated with native vegetation) and additional variation for
the limited common areas around the proposed units.

10. The Applicant has only three (3) distinct building elevations. No more than 20% of
the units in the development can have the same elevation. With 46 units proposed,
the Applicant will need a minimum of nine (9) distinct building elevations:

a.

Code: Major Subdivisions (6 lots or more) shall not have greater than twenty
(20%) of the structures with the same elevation and, in no case, shall any two
(2) similar structures be located adjacent to each other or directly across the

street. The differentiation of each structure shall be a combination of unique
roof lines, garage step backs, entry/porch location and canopy, fenestration,

building materials, and colors.

A detailed set of building elevations must be submitted to ensure compliance
with the Town’s Building Design Standards.

The Applicant has not yet submitted updated architectural plans.

11. Note #1 in the ‘Notes’ on the Phase 2 Amended Subdivision and Phase 3
Subdivision states that ‘all common area is to be considered a drainage and public
utility easement.’

a.

b.

The Applicant has not illustrated the existing Public Utility Easement(s) on the
proposed subdivision plan. These specific areas should be shown on the
proposed subdivision.

This note should be revised to identify the areas that are common areas for
HOA use vs. those areas that will be designed for green drainage
infrastructure and those that will be used as parks, trails and open space.

The Applicant has not yet addressed this requirement.



C. Staff Recommendation

Staff recommends that the Planning Commission review the proposed subdivision,
discuss the input from the Town Planner and Town Engineer, and continue this to the
next meeting. There are a significant number of outstanding issues associated with
this proposal and many have implications for other subdivisions/density pods within
the entire Master HOA.

If the Applicant requests a vote, staff recommends denial of the proposed subdivision

based upon the Findings of Facts, Conclusions of Law and the outstanding Conditions
as identified in this Staff Report and that of the Town Engineer.

General Location of Phases 2 & 3 per the Concept/Preliminary Submittal in 2016




D. Code Requirements for Subdivision Review
The following submittals and/or revised documents are outstanding and required
pursuant to Section 11.06.21.01 (Subdivision Application Submittals) of the Town
Code:
1. Trails, open space, and park area designated areas
2. Easements: public, private, access, etc.
3. Landscape Plan for Phase 2 (Amended) and Phase 3
4. A Traffic Study
5. An Evacuation Study
6. Sensitive and steep slopes (greater than 30%) analysis — color coded
7. Sections for proposed retaining walls
8. Visitor parking plan

9. Street lighting plan: fixtures, dark sky compliance (including color temperature)

10. Architectural plans and elevations (full suite)



Exhibit A — 2010 Master Development Agreement (MDA) RSPA Zoning Map



DRAFT Ordinance 21-XX

AN ORDINANCE TO DENY THE SHORELINE
PHASE 2 (AMENDED) & PHASE 3 SUBDIVISION,
LOCATED IN HIDEOUT, UTAH

WHEREAS, owners of the property known as Shoreline Subdivision, located in Hideout,
Utah, have petitioned the Town Council for approval of final subdivision plats; and

WHEREAS, legal notice of the public hearing was published in the Park Record on
February 6, 2021 and March 6, 2021 and on the Utah Public Notice website on February 6, 2021
and March 6, 2021 according to the requirements of the Hideout Muncipal Code; and

WHEREAS, the Planning Commission held a public hearing on February 18" and March
18, 2021 to receive input on the proposed subdivision plat; and

WHEREAS, the Planning Commission, on April 28" conducted a public hearing and
forwarded a negative recommendation to the Town Council; and

WHEREAS, on XX XX, 2021 Town Council held a public hearing on the subdivision plats;
and

WHEREAS, it is in the best interest of Hideout, Utah to deny the Shoreline Phase 2
Amended & Shoreline Phase 3 Subdivision plats because these subdivision plats do not comply
with the Hideout Municipal Code, the Master Development Agreement (MDA) and the Technical
Reports prepared by the Town Staff or other recorded agreements.

NOW, THEREFORE BE IT ORDAINED by the Town Council of Hideout, Utah as follows:
SECTION 1. DENIAL. The above recitals are hereby incorporated as findings of fact. The

subdivision plats as shown in Exhibits A and B are denied subject to the following findings of fact,
conclusions of law, and conditions not satisfied:

Findings of Fact

The property is located within the Town of Hideout along Recreation Drive.

For Phase 2 Amended, the total plat area is approximately 9.48 acres and includes 47 lots.

For Phase 3, the total plat area is approximately 9.71 acres and includes 47 lots.

Zoning for the property is the Resort Village Medium Density (RVMD) zoning district (a

specified designation under the RSPA Zoning District).

5. The Town of Hideout entered into a Master Development Agreement (MDA) with the Master
Developer on March 11, 2010.

6. Pursuant to the 2010 Master Development Agreement, no house constructed may be
greater than 5,000SF in size without specific review (for impacts) and approval by the
Planning Commission and Town Council.

7. All existing and required easements were not sufficiently incorporated onto the plat,
including utilities, storm drainage, access, trails, snow storage, etc.

8. Town Staff and the Planning Commission expressed safety concerns regarding the
proposed road alignment and road widths associated with this plat. The Wasatch County
Fire Marshall recommended the road widths at 26’-0” wide for asphalt plus curb and gutter

Pob=



9.

(in accordance with the Town’s Ordinance requirements).
The final plats have not been approved and signed by the Jordanelle Special Services
District to ensure that requirements of the District are addressed.

10. Snow storage areas have not been delineated on the plats.
11. Town Staff and the Planning Commission expressed health and safety concerns with the

extent of grading manipulated on site.

12. Each Phase has a separate final subdivision plat associated with it.

Conclusions of Law

1.

2.

3.

The subdivision plats do not comply with Hideout Municipal Code, Title 12 nor do they
comply with the 2010 Master Development Agreement (MDA).

The subdivision plats are not consistent with the applicable State law regarding subdivision
plats.

The subdivision plats do not comply with the recommendations of the Wasatch County Fire
Marshall in terms of road widths and emergency access requirements.

The Town is concerned that the public, or any person, be materially injured as a result of
approval of the proposed subdivision plats.

Approval of the subdivision plat, without revisions, may adversely affect the health, safety
and welfare of the citizens of Hideout.

Qutstanding Conditions

1.

The Town Attorney, Town Engineer and Town Planner reviewed the proposed form and
content of the subdivision plats for compliance with State law, the Hideout Municipal Code,
the Master Development Agreement (MDA) and outlined a number of outstanding issues
that must be addressed prior to a positive recommendation by the Planning Commission.
Staff review of the March 11, 2010 Master Development Agreement (MDA) found areas of
non-compliance and requested additional information relative to the following:

a. The MDA'’s recitals confirm the zoning for the entire area is RSPA (Resort
Specially Planned Area) with specifically defined ‘density pods’ located
throughout the entire district. The map, Exhibit B, depicting these areas is not
clear in terms of sub-zoning classifications for the ‘density pods’ since the Town
has only been provided with a black-and-white copy that doesn’t allow the reader
to decipher specifically designated areas. A color map that clearly outlines these
‘density pods’ shall be provided.

b. The MDA indicates an allowable density of 1,975 dwelling units. This is based
upon the RSPA Zoning Designation that calculates density at 1.5 ERUs per acre.
Based upon the total acreage illustrated in Exhibit B, 1,306, the maximum density
should be revised to 1,959 dwelling units (1.5 ERUs * 1,306 acres). All dwelling
units must be less than 5,000 SF unless the Planning Commission and Town
Council review them for impacts and approve.

c. The MDA delineation of the total area includes 280 acres of land located outside
of the Town of Hideout. It appears this land was used in the calculation of
density allowances and must be removed since this land is not under the
jurisdictional authority of the Town of Hideout. This would reduce the MDA
density by 420 dwelling units (280 acres * 1.5 ERUs).

d. The existing Master HOA does not include a minimum of four (4) of the required
planned uses pursuant the RSPA district (11.07.141). Within the entire Master
HOA, there are currently only two (2) uses: Town homes and Single-family
homes. Additionally, neither of the ‘other required components’ has been met:



the minimum requirement for 150 units in the Resort Village Zone should be
explained by the Applicant or clarified on a map. And there are no ‘retail, dining
and entertainment facilities’ as part of this proposed subdivision or any other
subdivision within the Master HOA. These amenities — retail, dining and
entertainment — must be constructed prior to the construction of additional
residential units. The 2009 Town Code, Section 11.07.141, RSPA is very
detailed in terms of these use requirements.

e. ERU calculations: The 2009 Town of Hideout Code Section 11.07.140 and
Appendix 5 clearly outline the maximum square feet allowed by use/configuration
type. Based upon this table in Appendix 5, no single-family unit may exceed
5,000 without Planning Commission and Town Council assessment of the unit’s
impact to the MDA ‘District.” There is no allowance for houses over 5,000 SF
without an assessment by the Planning Commission and Town Council. The
Master Developer should provide an assessment of the total square feet of all
houses constructed to date to ensure this maximum size has not been violated.
Smaller residential dwelling units may be allocated less ERUs than larger
dwelling units as noted (units less than 1500 square feet would only be allocated
0.75 ERUSs, units under 1000 square feet with 1.5 bathrooms or less would only
be allocated 0.5 ERUs). The Master Developer should provide an assessment of
total units constructed to date that meet these criteria.

f. The Town of Hideout’s code requires topographic information prior to the
approval of any subdivision. Additionally, Staff review of the MDA found that
Section 11.2 requires approval of a grading plan prior to any construction. No
grading is permitted without Town Engineer and Town Planner approval.

Notes allowing for non-exclusive public utility easements in the common areas have not
been indicated on the plats as requested by the Town Engineer and JSSD; these
notes/designated area must consistent with the utility plan, including drainage easements.

. All existing and required easements, based on review by the Town Engineer, Town Planner

and JSSD must be shown and recorded on the plat, including utilities, storm drainage,
access (public, utility and emergency), snow storage, trails and trailhead parking, etc. All
existing recorded easements and agreements shall be referenced on the plats, including
entry number, book and page.

. All approved public trails, consistent with the Master Development Agreement (MDA), the

Parks Open Space & Trails (POST) Plan, and the Preliminarly Plan presented to the
Planning Commission in 2016, shall be shown on the plats.

. All streets should be constructed in accordance with the current Town Code requirements

(26’-0” of asphalt plus curb and gutter); and a paved bike lane shall be incorporated into all
new streets per Town Code.
The construction plan set does not include the necessary details for the proposed retaining
walls. Prior to a positive recommendation, this plan set should be updated to include
retaining wall locations and sizes (including top of wall/TW and bottom of wall/BW elevation
points).
a. The Applicant shall adhere to the Town’s code and provide a detailed retaining
wall plan set that must be approved by the Town Planner and Town Engineer.
b. A structural analysis of these walls must be provided once a final retaining wall
plan is accepted by the Town Planner and Town Engineer.
c. A section of a typical tiered wall must be provided including materials, planting in
the horizontal breaks, etc.
Trails: Proposed trails (and surface type) have not been proposed or detailed and must be
completed for Phase 2 Amended and Phase 3 and included on the construction plan set and



noted on the proposed subdivision with an easement to allow public use for pedestrians and
bikes.

9. Streetscape amenities; lighting, signage, etc. shall be provided — construction details, sign
type (if proposed), and materials/colors must be included in the plan set for review.

10. An updated Landscape Plan shall be provided for all of Phases 2 Amended and 3 for
review. This plan shall include street trees, common area and yard landscaping, entry
features, and slope stabilization plantings where necessary — slopes greater than 50%.

SECTION 2. EFFECTIVE DATE. This Ordinance shall take effect upon publication.

PASSED AND ADOPTED this XX™ day of XX, 2021

TOWN OF HIDEOUT

Phil Rubin, Mayor

ATTEST:

Alicia Fairbourne, Town Recorder
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Exhibit A — Proposed subdivision plat for Shoreline Phase 2 Amended

ADDRESS JuNIT ¢ ADDRESS

NI 27 [ems w_uesioe omve
SALWATER 70 _uPsie omie
SauarR T

saur B

SALWATER
L SALWATER

GRAPHIC SCALE

(m mET)
Limen= 80 1

BUILDING COORDINATES

I emeome] 4T e
o= S L
=X
T ADDRESSES :
[
e
e X
s
NOTES: [o] 70264
1. ALL COMMON AEA 5 T BE CONSIERED A DRANAZE & E2 Y]

Funl S e BZK]
R e o S rsiatuasars SO
A 2 s e o

PARK
aTY

LONGVEW

o e

VICINITY MAP

SYMBOL LEGEND
“ PRIVATE AREA
] (oiewive, RoRciEe, oeccs o paTos)
COMMON AREA (INCLUDES ALL AREA NOT DEFINED

AS'PRIVATE AREA OR LIMITED COMMON AREA)
ALL COMMON AREA IS A PUBLIC UTILITY EASEMENT

© SET NEW REBAR & CAP
(OR FOUND EXISTING REBAR & CAP)
(NOTHING SET ALONG STREET R.0.W.)

@ FOUND SECTION MONUMENT

[i] BUILDING COORDINATE

A STREET MONUMENT

< NOTHING SET (NOTHING SET ALONG ROADWAYS)

m OFF-STREET PARKING

SHEET 1

cxsmio
x|
oot
-
iz |
i
e
—awe |
o
!
=
s

I

I

I

I

|

I

I

I

I

I

|

-
o730

£
i3
55
o
a7
£

SHORELINE PHASE 2,

e e e —

PLAT A REVISION

A PLANNED UNIT DEVELOPMENT
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INTD LOTS, BLOGKS, STREETS, AND EASEMENTS AND THE SAVE HAS BEEN CORRECTLY SURVEYED AND
STAKED O THE GROUND AS SHOWN GN THIS PLAT AND THAT THS PLAT IS TRUE AND. GORRECT.

THENCE ALON

M.1Z,6L0ON

264076 E 13.81 FEET), THENCE NORTH 27°46'

05'818%

|
I
|
|

soce
M .804£00 N

WHERE.BULDINGS FRONT THE STREET

sweer

NaT To SGAE

sReer

HoT 7o SCALE

STREET

NOT T0 SCALE.

BUILDING TYPICALS

UNITS 2-8, 10-13,
17-20, 23-3, 4144

UNITS 14-15

UNITS 6-9, 21-28, 33-40, 45-48

DRVEABLE AGCESS EASEMENT
TG 20" SeweR 10 o BOTH SDES
ACLESS EASBUENT OF GENTERUNE

PREPARED BY:

LEVEL OF FOCUS,
1334 East 1150 South
Spanish Fork, Utah 84660
(801) 319-5441

INC

OWNERS

GCD, INC.
3214 NORTH UNNERSITY AVE.
PROVO, UT 84504

XSG 20" SEMER
OESS EASEUENT

25,
3

Fy
¥

3169.68 V

ziLe8
12,61.00N

M.
5%

AREA = 8.4818 AGRES
BASIS OF BEARING:
46 TS

30,36 FEET), THENGE ALONG THE ARC OF A 250.00-FOOT RADIUS CURVE TO THE LEFT 25461 FEET (CHORD BEARS S 60'21'01" E 24375 FEET:
TENGE SOUTH B31'37" EAST 70.72 FEET; THENCE ALONG THE ARG OF A 20,00-FO0T RADIUS CURVE TO THE LEFT 2899 EET (CHORD BEARS

£ 103,66 FEET) THENCE SOUTH 11'08'42" EAST 300,25 FEET, THENE SOUTH 00T
THENCE ALONG THE ARC OF A 300.00-FOOT RADIUS CURVE TO THE LEFT 95,50 FEET (CHORD BEARS N 2016'54" W 95.10 FEET)

20.00-FOOT RADIUS CURVE 10 THE LEFT 33.42 FEET
CURVE TO THE LEFT 211,55 FEET (CHORD BEARS § 02'59'45" E 208,08 FFT
WEST 27.00 FEET, THENCE ALONG THE ARC OF A 20.00-FOOT RADUUS CURVE T THE LEFT 31.42 FEET (CHORD BEARS N S50DZI" W 2828 FEET)

BOUNDARY DESCRIPTION

BEGINNING AT A PONT LOGATED NORTH 0'15'21° WEST ALONG THE SEGTION LINE 53712 FEET AND WEST 3165.08 FEET FROM THE EAST QUARTER

N
€ 26783

B Cacho SEies GO oe: £ Ron) rEETy WENCE ST 675955 EAST B 45 FEET THENCE. NG TG AR O 4 1O 501667 RADIS

W 31.55 FEET); THENCE SOUTH 86'2741° WEST 27.08 FEET, THENCE ALONG THE ARC OF A 20,00-FOOT RADIUS CURVE T THE LEFT 2857
FEET (CHORD BEARS N 76707'10° W 26.18 FEET); THENCE ALONG THE ARC OF A 200.00-FOOT RADIUS CURVE TO THE LEFT 7517 FEET (CHORD BEARS S
521556 W 7473 FEET); HENCE NORTH 483010+ WEST 230D FEET, THENCE NORTH 3703’37 WEST 222.58 FEET: THENCE NORTH 2508'28" WEST
476.37 FEET, THENCE NCRTH 020424” WEST 146.57 FEET; THENCE NORTH OU'34D8" WEST 3300 FEET; THENCE NORTH 832357 EAST 427.42 FEET T0
THE PONT OF BEGNIC.

Dad Hll5-
DATE SURVEYOR

NORTH 00°5°21" WEST ALONG THE SECTION LINE FRON THE EAST QUARTER CORNER TO THE NORTHEAST CORNER OF SECTION 17,
TOUNSHIP 2 SOUTH, RANGE 5 EAST. SALT LAKE BASE & MERIDIAN.

EAST QUARTER CORNER
SECTION 17, T25, RSE. SLB&M

15" PLIE ALONG THE STREETS
_WHERE BULDINGS FRONT THE STREET

NATCH LINE
SHEET 2

ACCEPTANCE OF LEGISLATIVE BODY

THE__TOWN____or__HEOUT _ . COUNTY OF WASATCH, APPROVES THS SUSDIVSION
SUBIEST TD THE CONDTIONS. AND RESTRIZTIONS. STATED. HEREDN, AND HERERY ACCEPTS

THE DEDICATION OF ALL STREETS, BASENENTS AND OTHER FARCELS. OF LAND INTENDED FOR

THE PUBLIC PURPOSE OF THE PERPETUAL USE OF THE PUBLIG TS DRY OF

Ao

NAYDR o Tz
(se0 Seal Baow)

TOWN OF HIDEOUT PLANNING COMMISSION
APPROVED THS DAY OF AD. 20__BY THE PLANNING DRECTOR.

AR, PLANING COMMISSON

TOWN OF HIDEOUT ENGINEERING

APPROVED THS DAY OF AD. 20__WITH THE FOLLOWING CONDITIONS:

BRECTOR, ENCHEETG SeomemiEnT——

APPROVAL AS TO FORM

APPROVED THS DAY OF AD. 20__8Y THE HDEOUT TOWN ATTORNEY.

ATTORREY, TOWN OF FIDEOUT

COUNTY SURVEYOR

APPROVED A5 TO FORM THSS DAY OF A0 2.

COUNTY SURVEVOR

OWNER'S DEDICATION
KNOW AL EN Y THESE PREGENTS THAT WE AL OF THE UNOSESONED OWNERS OF AL OF THE
O CODITONS AND RESTHICTONS ‘STATED LEREGN, GAVE CAJSED THE SAME, 10 B¢ SOBDVIDED
170" LTS, BLOGK, STREETS, AND EASEWENTS. AND DO HERESY DEDIGATE THE STReeTs
'AND OTHER PUBLIC, AREAS S INDICATED. HEREON FOR. PERPETUAL USE OF THE PLBLIC

PLAT A REVISION

SHORELINE PHASE 2
A PLANNED UNIT DEVELOPMENT
INCLUDES A VACATION OF SHORELINE PHASE 2,
PLAT A SUBDIVISION
TOWN OF HIDEOUT ———————————— WASATCH COUNTY, UTAH
SCALE: 1" = 80 FEET
SHEET 1 OF 2|

SWTE OF Ui o ACKNOWLEDGEMENT _(CORPORATE)
CouNTY 0F wasaTcH

N THE DAY OF. AD. 20__, PERSONALLY APPEARED BEFORE ME—______
. WHD_BEING BY VE DULY SWORN DD SAY EACH FOR HMSELF, THAT HE THE

SHD———"_""Is "MiE PRESIDENT AND HE THE SAD. 5/ THE ‘SECRETARY OF

7 ——CORPORATION, AND THAT THE WITHI AND FOREGONG NSTRUMENT WAS SIGNED

T GEFALF OF SAD CORFDRAION B AUTHGRITY OF A RESOLUTION OF IS BOARD OF DIRECTORS

Ap'SAD. D, EACH DULY ACKNOWLEDGE TO. WE THAT SAIDCORFORATION

EXECUTED THE SAWE AND. TRAT THE SEAL AFFIED 15 THE SEAL OF SAID CORPORATGN.

NOTARY PRI
7 CONWSION EXPIRES
RESONG AT

ENTRY # oNTE THE
Fee. o0k, 3
R
ar

WASATCH COUNTY RECORDER




Exhibit B — Proposed subdivision plat for Shorelie Phase 3
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SHORELINE - PHASE 3

FUTURE
ROAD BY-

CONST. CONST.

il CONﬁE FOR FUTURE|
DEVELQRMENT BY OTHERS -
RETAINING WALL RETAINING WALL 1 OF ASPHALT
5 WIDE TRAIL- ] 3 : -5 05

10.!
Z‘CENTER LINE
I — (1) PARKING
CONST. 3' HIGH é = p . STALL MOUNTABLE CURB & GUTTER
LANDSCAPE WALLT - _ L y — _ (APWA TYPE D CURB & GUTTER)

0¢

ELEV. DIFFERENGE FROM
CL 10 TBC=+0.17"

3" HOT ASPHALT MIX
B" STATE-SPEC BASE COURSE

8” ZONE OF REWORKED NATIVE
SOILS DR STRUCTURAL FILL

26" ROAD CROSS SECTION — PUBLIC STREET

SCALE: NTS

8" RDAD BASE

GENERAL NOTES:

1. ALL WORK SHALL BE INSTALLED IN ACCORDANCE WITH APWA STANDARDS AS MODIFIED BY THE TOWN OF

SHEET INDEX HOEQUT.

2. SEWER AND WATER SHALL BE INSTALLED IN ACCORDANCE WITH HIDEOUT STANDARDS.
3. PRIOR TO COMPLETION OF GRADING, A SOILS ENGINEER SHALL PREPARE A LETTER OF RECOMMENDATION

C1 COVER SHEET/ SITE PLAN

MATCH EXIST Ul OVERALL UTILITY & LIGHTING & SIGNAGE PLAN BASED ON CBR ANALYSIS FOR THE PAVEMENT, BASE COURSE AND STRUCTURAL FILL COURSE (IF ANY) THICKNESS
ESQQTRUCT\ON U2 GAS & POWER PLAN AND SUBMIT TO THE HIDEQUT ENGINEERING DEPARTMENT FOR APPROVAL.
61 OVERALL GRAOING 4. DUE TO THE FACT THAT HIDEOUT HAS SIGNIFICANTLY HIGH WATER PRESSURE PRIOR TO THE PRV STATIONS,
2 FINSHED GRADNG PLAN ::b :?T;ZNAT HIDEQUT ARE REQURED TO INSTALL A PRV VALVE TO PROTECT THE HOME FROM FAILURE OF A

PP1 SALWATER LANE PLAN/PROFILE 5. STOP SIGNS, STREET LIGHTS, AND STREET SIGNS AR SHOWN BY SYMBOLS ON THE DRAWNGS. REFER TO THE
PP2  SAILWATER LANE PLAN/PROFILE

LEGEND.
STALL ?USBT ROAD  FUTURE PHASE PR3 DEEPWATER ORIVE PLAN/PROFILE 6. HDEOUT STANDARDS WITHIN HIDEOUT CANYON REQURE USE OF THE LIGHTS THAT ARE FOUND IN PHASE 1 &
PP4. DEEPWATER DRIVE PLAN/PROFLE 2 OF HIDEOUT, ALL FIRE HYDRANTS HAVE A LIGHT LOCATION WTHIN 10' T0 AD IN THEIR LOCATIONS DURING

THE WINTER. HIDEOUT SUPPORTS THE DARK SKY INITIATIVE.

PPS DEEPWATER DRIVE PLAN/PROFILE 7. WATER DISTRIBUTION DESIGN SHALL MEET THE MINIMUM REQUIREMENTS OF THE UTAH DIVISION OF DRINKING

PP6 OFF-SITE SEWER VANTAGE LANE PLAN/PROFILE WATER.
PP7 OFF—SITE SEWER VANTAGE LANE PLAN/PROFILE 8. 8" & 12" CULINARY WATER LINES ARE TO BE C-900 PVC
PPB STORM DRAN PLAN/PROFLE 9. A WORK-IN ROW PERMIT MUST BE OBTAINED FROM THE TOWN PRIOR TO ROADWAY CUTS.

10 ALL DRIVEWAYS ARE 20° MIN. LENGTH.
PP STORM DRAIN PLAN/PROFILE

SWP1  STORM WATER POLLUTION PREVENTION PLAN
D1 DETAIL SHEET
D2 DETAIL SHEET

PROJECT MATERIAL SUBMITTAL NOTE:

CONTRACTOR SHALL PROVIDE SUBMITTALS FOR ALL MATERIALS TO BE

INCORPORATED ON THE PROJECT TO EXCEL ENGINEERING FOR REVIEW AND
SNOW OPEN SPACE S‘TE TABULAT‘ONS APPROVAL PRIOR TO INSTALLATION.
STORAGE TOTAL AREA: 522,869 SF. = 100%
\ AREA OPEN SPACE AREA: 266,652 SF. = 51.0%
’ \\_{END OF IMPERVIOUS AREA: 256,217 SF. = 49.0%
\ EXIST ROAD

CONSTRUCTION

GUEST PARKING

SNOW
STORAGE CUEST STALLS PROVIDED: 28 STALLS 12
AREA GUEST PARKING IN DRIVEWAYS (2 PER 62 UNITS): 124 STALLS
TOTAL GUEST PARKING: 152 STALLS
STUB

REMOVE EXIST
CURB THRU
INTERSECTION

— 30"

CONCRETE AREA = 1.674 SQ. FT.

FUTURE PHASE
exsTROAD___L[

STUB ) Type D
EXIST ROAD/ — —
FUTURE PHASE STUB \ REVISIONS
60 30 0 60 120 180 Rev. ] Dote Description
BUSTROD  FUTRE PHASE fure oS, I . [7;1770) B S TG
) —_ 3 04/02/21 REVISED PER CITY COMMENTS
Scale 1" = 60’
FUTURE ROADS, FUTURE ROADS, \\\
LOTS, & BUILDINGS EXIST 10° GRAVEL LOTS, & BUILDINGS \
ACCESS OVER \ \
\\ WATERLINE N\
\ EXST 20 WOE N GENER IR N & DEV! SHORELINE S H O R E | ] N E
3214 NORTH UNIV. AVE, #605
\ \\ ACCESS ROAD PROVO, UT 84604 HIDEOUT PHASE 3 UTAH
\ (801) 434-8390 Drawn by Scale:
W v G.Y. 1"=60"
\ [ EXCEL COVER SHEET/
\
VA ENGINEERING Gy, 08/06/20
VA David W. Peterson, P.E., License #270393 B SITE PLAN
\ — 12 West 100 North, Suite 201, American Fork, UT 84003 ECDEWP% C1
\ — ~. P: (801) 756-4504; david@excelcivil.com LW.P. H i d eo u t C a nyo n U T
’
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