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ALPINE CITY PLANNING COMMISSION MEETING

NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, Utah, will hold a Public Meeting
on Tuesday, July 7t", 2026 at 6:00 p.m. at City Hall, 20 North Main Street, Alpine, Utah.

The public may attend the meeting in person or view it via the Alpine City YouTube Channel. A direct link to the
channel can be found on the homepage of the Alpine City website, alpineut.gov.

. GENERAL BUSINESS

A. Welcome and Roll Call: Alan MacDonald
B. Prayer/Opening Comments: By Invitation
C. Pledge of Allegiance: By Invitation

1. REPORTS AND PRESENTATIONS
None

1I. ACTION/DISCUSSION ITEMS:
A. Action Item: Review of Five.12 Commercial Site Plar|

Iv. COMMUNICATIONS

V. APPROVAL OF PLANNING COMMISSION MINUTES: LJune 16, 202d

ADJOURN

Chair Alan MacDonald
July 2, 2026

THE PUBLIC IS INVITED TO ATTEND ALL PLANNING COMMISSION MEETINGS. If you need a special accommodation to participate
in the meeting, please call the City Recorder's Office at 801-756-6347 ext. 5.

CERTIFICATION OF POSTING. The undersigned duly appointed recorder does hereby certify that the above agenda notice was posted
at Alpine City Hall, 20 North Main, Alpine, UT. It was also sent by e-mail to The Daily Herald located in Provo, UT a local newspaper
circulated in Alpine, UT. This agenda is also available on the City’s web site at www.alpinecity.org and on the Utah Public Meeting
Notices website at www.utah.gov/pmn/index.html.




ALPINE CITY PLANNING COMMISSION AGENDA

SUBJECT: Review of the Five.12 Commercial Site Plan
FOR CONSIDERATION ON: July 7, 2026
PETITIONER: City Staff

ACTION REQUESTED BY PETITIONER: Recommend approval of the Five.12 Commercial
Site Plan
REVIEW TYPE: Recommendation

BACKGROUND INFORMATION:

The Five.12 Commercial Site Plan is proposed for the address of 168 S Main Street in
Alpine and proposes a new commercial building. The building is to support their ongoing
operational needs and provide more space for their non-profit ventures. Since the
Planning Commission meeting on June 2", the applicant has updated their building
design with the purpose of trying to meet the Historic/Gateway Design Guidelines.

The applicant has provided a site plan that overall meets the code requirements for §3.06
Business Commercial Zone and §3.11 Gateway/Historic Zone. The building takes on an
industrial look with dark brick and black metal trims and accents to complement the main
material. The landscaping requirement of 20% coverage of the site is currently being met,
but any new building might cause the site to fall out of compliance with that requirement.
A few streetscape elements every thirty (30) feet would be needed along the sidewalks.
There is a water tank proposed for the site which will have to be evaluated for
compliance at a later date, and likely will require a building permit and might need to
meet accessory structure setback standards. Since this needs further evaluation, it should
be labeled as “future proposed water tank.”

More detail from the applicant:

We are pleased to warmly infroduce the construction of a new warehouse addition and parking
lot for the Five 12 foundation. Five 12 is a non-profit organization geared 1o helping feed children.
Elementary school students in the United States are going home from school on Friday and
coming back to school hungry on Monday. Fivel2 provides weekend backpacks full of food for
those students in need. This new warehouse will increase the foundation’s capacity to reach
more children.

Located at 168 § Main 5. Alpine, UT 84004, a 6,000 sgft building addition and site parking
improvements will be added to the lot that already includes the existing Five 12 distribution
warehouse. The proposed asphalt parking lot will have 88 regular parking stalls, 4 ADA stalls and
an enfrance from South Main Street, ensuring easy access to community members and
volunteers. From a uftilities perspective, a storm drain system and underground storm water
holding chamber will be placed underneath the parking lot. A concrete pad for a proposed
water tower will be located near that new South main entrance. Additionally, light poles staged
throughout the lof will provide ample lighting.



The proposed landscape design was executed with existing frees in mind. The large canopy
trees on the south and north property line are to be preserved and protected. The new
additional parking for the office building has 4 proposed landscape islands with canopy frees to
provide shade. A mixture of water-wise frees, shrubs, perennials, and ornamental grasses are
provided in the proposed landscape beds. A large tan decorative river cobble is proposed to
match the existing beds on the east eniry near the existing building.

After final grading, the future building location along South Main Street will receive a native
grass seed mix to stabilize the ground. Keeping water in mind, there are no suitable locations to
infroduce turf grass for recreation or leisure activities. Decorative rock, native grass, and
waterwise planting are the main materials implemented.

We would like to thank the Planning Commission for taking the tfime fo review our project. We
look forward to working fogether in getting this project underway.

GENERAL PLAN REFERENCE
e General Plan Land Use Goal #2 Policy 2.2

CITY CODE REFERENCE:
e Alpine Development Code 3.07

e Alpine Development Code 3.11

e Alpine Development Code 4.07

e Alpine Development Code 4.08

e Alpine Development Code 4.10
PUBLIC NOTICE:

This item does not require a public hearing but will be posted as an agenda item on the
Planning Commission and City Council agendas, where applicable.

STAFF RECOMMENDATION:

Staff recommends that the Planning Commission consider sending a positive
recommendation to the City Council for the proposed site plan for the new Five.12
commercial building at 170 S Main Street, with the condition that the streetscaping
requirements be met and that the proposed water tank be labeled as “future proposed
water tank™ on the site plan.


https://alpine.municipalcodeonline.com/book?type=development#name=3.22.070_Extension_(Enlargement)_And_Reconstruction_Of_Non-Conforming_Buildings;_Conditions
https://alpine.municipalcodeonline.com/book?type=development#name=3.22.070_Extension_(Enlargement)_And_Reconstruction_Of_Non-Conforming_Buildings;_Conditions
https://alpine.municipalcodeonline.com/book?type=development#name=3.22.070_Extension_(Enlargement)_And_Reconstruction_Of_Non-Conforming_Buildings;_Conditions
https://alpine.municipalcodeonline.com/book?type=development#name=3.22.070_Extension_(Enlargement)_And_Reconstruction_Of_Non-Conforming_Buildings;_Conditions

Motion to Approve:
I move to recommend approval to the City Council of the proposed site plan for the new
Five.12 commercial building at 168 S Main Street.

Motion to Approve with Conditions:

I move to recommend approval to the City Council of the proposed site plan for the new
Five.12 commercial building at 168 S Main Street, subject to the following conditions:
*Insert Proposed Conditions

Motion to Table:

I move to table consideration of the proposed site plan for the new Five.12 commercial
building at 168 S Main Street to a future meeting in order to allow additional time for
revisions and/or additional information, including:

*Insert additional information needed.

Motion to Deny:

I move to recommend denial of the proposed site plan for the new Five.12 commercial
building at 168 S Main Street based on the following findings:

*Insert findings
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GENERAL NOTES

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

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

3. ALL CONSTRUCTION SHALL ADHERE TO APWA STANDARD PLANS AND
SPECIFICATIONS.

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

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

NOTICE

SITE MAP

ENGINEER'S NOTES TO CONTRACTOR

; Sheet List Table

‘ ‘H Sheet Number Sheet Title

N C1.0 COVER

1] C3.0 SITE PLAN

i C4.0 UTILITY PLAN
I C5.0 GRADING PLAN
C5.1 DRAINAGE PLAN
i C6.0 EROSION CONTROL PLAN
D1.0 DETAILS
H\‘ - D2.0 DETAILS

g E1.1 SITE PHOTOMETRIC PLAN
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CONTACTS

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

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

2. CONTRACTOR AGREES THAT HE SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION OF THIS PROJECT, INCLUDING SAFETY OF ALL
PERSONS AND PROPERTY; THAT THIS REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS; AND THAT THE CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD THE
CITY, THE OWNER, AND THE ENGINEER HARMLESS FROM ANY AND ALL LIABILITY, REAL OR ALLEGED, IN
CONNECTION WITH THE PERFORMANCE OF WORK ON THIS PROJECT, EXCEPTING FOR LIABILITY ARISING
FROM THE SOLE NEGLIGENCE OF THE OWNER OR THE ENGINEER.

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

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

ENGINEER & SURVEYOR
FOCUS CONSULTING, LLC

6949 S. HIGH TECH DRIVE SUITE 200
MIDVALE, UTAH 84047

(801) 352-0075

PROJECT MANAGER: PARK SORENSON
SURVEY MANAGER: JUSTIN LUNDBERG

OWNER/DEVELOPER
SILVER FOX CONSTRUCTION
533 WEST STATE ST. #102
PLEASANT GROVE, UTAH 84062
(801) 857-7914

CONTACT: JD HEINER

BENCHMARK

SOUTH QUARTER CORNER OF SECTION 24
TOWNSHIP 4S, RANGE 1E
SALT LAKE BASE AND MERIDIAN
ELEV: 4916.46
DATUM: NGVD29

30 0

Know what's helow.
Call 811 before you dig.
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CONSULTING
6949 S. HIGH TECH DRIVE SUITE 200
MIDVALE, UTAH 84047 PH: (801) 352-0075

www.focus-es.com
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MCGEE, WILLIAM A JR (ET AL)

ENTRY NO. 32884:2002
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ALPINE PROFESSIONAL OFFICE BUILDING LLC
ENTRY NO. 24827:2009
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XX" SANITARY SEWER
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EXIST. CONTOUR MINOR
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STREET LIGHT
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PROPERTY OVERVIEW:
TOTAL AREA:
ZONING:
BUILDING USE:

90,561 SQFT (2.08 ACRES)
BUSINESS COMMERCIAL
WAREHOUSE

PARKING:
REQUIRED FOR PROPOSED WAREHOUSE BUILDING
(1 STALL/2 EMPLOYEES ON LARGEST SHIFT)
75 EMPLOYEES ON LARGEST SHIFT

STALLS REQUIRED

ADA STALLS REQUIRED

38 STALLS
2 STALLS

REQUIRED FOR FUTURE OFFICE BUILDING
(4 STALLS/1,000 SQFT)

STALLS REQUIRED 52 STALLS
ADA STALLS REQUIRED 2 STALLS
TOTAL REQUIRED STALLS 90 STALLS
PROVIDED

STALLS PROVIDED 99 STALLS
ADA STALLS PROVIDED 4 STALLS
TOTAL STALLS PROVIDED 102 STALLS

LANDSCAPING:

REQUIRED 20% (18,112 SQFT)

PROVIDED 21.3% (19,284 SQFT)
NOTE:

FUTURE BUILDING PAD WAS NOT INCLUDED IN THE LANDSCAPE
CALCULATIONS. LANDSCAPE REQUIREMENTS ARE MET WITH OR
WITHOUT FUTURE BUILDING.

FIVE.12 WAREHOUSE

CONSULTING
6949 S. HIGH TECH DRIVE SUITE 200
MIDVALE, UTAH 84047 PH: (801) 352-0075
www.focus-es.com
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SINGLE GRADE

Catch basin

~ Catch Basin

. . ) . . . ' 3 8”
. . 8" E
C. Concrete: Class 4000, APWA Section 03 30 04. C I 3 I ‘ Nouk BAR o |

D. Reinforcement: Deformed, 60 ksi yield grade steel, ASTM A615.

o)

o~

S8

FRAME AND GRATE (4) 'L’ BARS 5 %

AME A A [Sa]

(PLAN 308) C I B | a P

1. GENERAL N (;) #4x18 =
A. The drawing shows typical pipe connections. Refer to construction drawings for | "] P AN y : ——— 1-275" —= 45" (ZD m 93 g
connection locations or refer to field location of existing piping when engineering A ———— N e | A : _ 2 X 2’ x 2’ I D | " = E = 2
pipe connection to the box. et ool P Bk W | s cn A : - e ° REINFORCEMENT: A 2 ~ - T S A
f’%&i | «x‘?g?é*' SOt o ' S | S T S - - (3) #4@ 12°O.C. 1256 p _L3" — 9 2 5 § 2

. | i ! ! "

2. PRODUCTS . i Wk DUM—CRETE,INC. ' . | B & % Ex
A. Base Course: Untreated base course, APWA Section 32 11 23. Do not use gravel ——d -y — LA -_—t—— _ ' _ S RElN#ng%EMgNg—/ g Ox<:®
as a base course without ENGINEER’s permission. g L . 1 hestasie 12" | ' o 1 OR) S 2

B. Backfill: Common fill, APWA Section 31 05 13. Maximum particle size 2-inches. B e T E]j

N

2 2

e

=

PLAN "L" BAR DETAIL ‘ ‘
3. EXECUTION | N s . 1o cover - 3/16” ol 3' WATERWAY
A. Base Course Placement: APWA Section 32 11 23. Maximum lift thickness is 8- FLOW LINE DROP Optlonal steel plate cover - o / 1 plate —
inches before compaction. Compaction is 95 percent or greater relative to a (NOTE 3B) 1 # ‘ ' :
modified proctor density, APWA Section 31 23 26. _ , 7 ' . :
B. Curb Face Opening: Make opening at least 4-inches high. Provide at least a 2-inch @ CURB HEIGHT . ' | : = Standard Steel Gr ating
drop between the “warp line” in the gutter flow-line and the top of the grate at the AT ' » H20 Cast Iron Gratine
curb face opening. OF GUTTER « o SIZE VARIES
C. Concrete Placement: APWA Section 03 30 10. Provide 1/2-inch radius edges. SF, Aoas L , l_ o | (SEE SITE PLAN)
Apply a broom finish. Apply a curing agent. R ‘T b BAR GUTTER ! 4" CONCRETE OVER 4"
D. Backfill: Place backfill against the basin wall. Pea gravel and recycled RAP DO NOT USE 'L’ 33— | §=2.0% /_ ROADBASE
aggregate is NOT ALLOWED. Water jetting is NOT allowed. Maximum lift BARS Fo&;ggg% - BACKFILL |
thickness is 8-inches before compaction. Compaction is 95 percent or greater
relative to a standard proctor density, APWA Section 31 23 26.
6" MIN ] e, BASE
COURSE
r —1 " = — 6" |=—
3-11 1/2° ——ei
4" MIN. SECTION A-A
o VO SIDEWALK SECTION
(NOTE 3B) -
MATCH BACK OF NTS
e HOOD WITH INSIDE
L' BAR g | FACE OF BOX JW
1
ﬂ I" & BOTTOM OF g
ol 2y Tl 4 BAR @ 12" O.C. —I‘—-| R=3/4"
,;.’f (Q\\ rJ gACH WAY ALL AROUND / / CONTRACTION JOINT -
i \\_//l +; 7| §
i_ 15 —1! LT_] —
—-—6"';—2'—01*' 6" f=— 8" m D,\
<
f-—— 3’0" —= D L]
SE -
SECTION B-B 2IRIEG ~ O Zz
" )
N— 6" UNTREATED
AMERICAN PLUELIC WORKS ASSOCIATCN P|0n " BASE COURSE m m m
24
315.1 Catch basin 315.1 [ — A
] Utah Chap‘;. September 2010 M < e
REVERSE PAN CURB AND GUTTER <: ) <C
NTS B m F
CAST IN PLACE BASE " E (1)
i, 5@ SDMH #102 Q
Precast manhole CONCENTRIC CONE INSTALLATION — 49300 — =
UNLESS SPECIFIED OTHERWISE RIM = 4930.26 2.00 . N
1. GENERAL m
A. The drawing shows typical pipe connections. Refer to construction drawings for A A 1.50' z
connection locations or refer to field location of existing piping when engineering pipe ! —{ 050" [— > e
connection to the manhole. _ o — <
B. Manhole size. \ s 2
1) Diameter is 4-feet: For pipe under 12" diameter. TABLE OF DIMENSIONS - 4 ogo'
2) Diameter is 5-feet: For pipe 12" and larger, or when 3 or more drain pipes intersect \ —|— | " 00 75
the manhole. MANHOLE coe K S
C. Wall thickness: A W e STYLE SRS . & 4 -
1) Precast reinforced concrete walls 4 3/4" minimum. MEASURED ON THE INSIDE A X =48" (¥)=30" ' l < ~
2) Cast-in-place concrete to be 8 inches thick minimum. OF THE MANHOLE (TYP) B R =60" () =44" L s —
2. PRODUCTS b ® =60" @ =30" . 3:"_' T~ 6" UNTREATED BASE
A. Base Course: Untreated base course, APWA Section 32 11 23. Do not use gravel as a [ S ] | COURSE
base course without ENGINEER’s permission. B CONCRETE WEIR WALL “\ : y 20 HIGHBACK
B. Backfil: Common fill, APWA Section 31 05 13. Maximum particle size 2-inches. PLAN TOP OF WALL= 4933.07 . ™
C. Concrete: Class 4000, APWA Section 03 30 04. S o 0 NTS
D. Riser and Reducing Riser. ASTM C478. USE APPROPRIATE ; i
E. Joint Sealant: Rubber based, compressible. FRAME AND COVER N :
F. Grout: 2 parts sand to 1 part cement mortar, ASTM C1329. (PLAN. 302 OR 303) Y
G. Stabilization-Separation Geotextile: Moderate or high at CONTRACTOR's choice, COVER COLLAR RAISE FRAME REDUCING o v
APWA Section 31 05 19. (PLAN 352)/ TO GRADE RISER " o
(PLAN 360) . o
3. EXECUTION Z o e
A. Foundation Stabilization: Get ENGINEER’s permission to use a sewer rock or a sewer i , o/ 2.5" (MIN) e -
rock in a geotextile wrap to stabilize an unstable foundation. ¥ & 1127 (MAX) it ) . g
B. Base Course Placement: APWA Section 32 11 23. Maximum lift thickness is 8-inches . S = SEALANT ~ N\ * & =
before compaction. Compaction is 95 percent or greater relative to a modified proctor o @ (C,S&iRE;fS)DECK o - RESTR'%H/E\DS%EFL%E ) N 7y . §
density, APWA Section 31 23 26. -SlZE: 6. N 7 8'PVC PIPE 2
C. Invert cover. During construction, place invert covers over the top of pipe in manholes = +—— BACKFILL . g
that currently convey sewerage. See Plan 412. b RISERS _/’ - '
D. Concrete Deck or Reducing Riser: When depth of manhole from pipe invert to finish 2| H ASTM C 478 picoil 1 = %
grade exceeds 7 feet, use an ASTM C478 reducing riser. - | INVERT OUT = 4928.57 S
E. Pipe Connections: Grout around all pipe openings. CONCRETE COLLAR " e = = = — < M
F. Pipe Seal: Install rubber-based pipe seals on all plastic pipes when connecting plastic ALL AROUND (TYP) AR AT s e e E
pipes to manholes. Hold water-stop in place with stainless steel bands. ££ E
G. Joints: Place flexible sealant in all riser joints. Finish with grout. f— m
H. Adjustment: If the required manhole adjustment is more than 1’-0”, remove the cone SDMH OUTLET DETAIL a
and grade rings and adjust the manhole elevation with the appropriate manhole section, BASE IS NTS
the cone section, and the grade rings or plastic form to make frame and lid match finish OPTIONAL _\ -
grade. ; CONCRETE FILL o’
|.  Finish: Provide smooth and neat finishes on interior of cones, shafts, and rings. P e et : ‘
Imperfect moldings or honeycombs will not be accepted. 6" - BASE COURSE
J. Backfill: Provide backfill against the manhole shaft. Pea gravel and recycled RAP L R i YR
aggregate is NOT ALLOWED. Water jetting is NOT allowed. Maximum lift thickness is
8-inches before compaction. Compaction is 95 percent or greater relative to a standard SECTION A-A SECTION B-B
proctor density, APWA Section 31 23 26. (CONCRETE DECK OPTION) (REDUCING RISER OPTION) —
calc: NA
et S v DA 07/02/26
341.1 Precast manhole 341.1 Know what's below., sheet
. %tah Chaptor - PSR Call 811 before youdig. D1.0
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SRS
PROPOSED LAYOUT CONCEPTUAL ELEVATIONS e “INVERT ABOVE BASE OF CHAMBER z a
29 [STORMTECH MC-3500 CHAMBERS _|MAXIMUM ALLOWABLE GRADE (TOP OF PAVEMENT/UNPAVED): 12.50 PART TYPE LAYOUT] DESCRIPTION NVERT{ MAXFLOW 5 E ey
4 |STORMTECH MC-3500 END CAPS HTRAFFIC): 50 g - - - r
PROJECT INFORMATION 75 |STONE ABOVE (n) MINTMUM ALLOWABLE GRADE (UNPAVED NO TRAFFICI: OG|PREFABRICATED END CAP A |2 BOTTOM PRE CORED END C/R PARTH: MCIS0IEPP24BC TYP OF AL 247BOTTOM w < =
5 [STONE BELOW inj L ALLO 5 o 0] S By -
ENGINEERED PRODUCT v e WINIMUM ALLOWABLE GRADE (BASE OF FLEXIBLE PAVEMENT] - SIPREFABRICATED END CAP B__|18" TOP PRE-CORED END CAP, PART#: MC3500[EPP18TC / TYP OF ALL 18" TOP CONNECTIONS 3 B ZE: [
MANAGER ) {CF)170P OF STONE: - “SoIFLAMP C__|INSTALL FLAMP ON 24" ACCESS PIPE/ PART#: MCFLAMP 0 < Dk (D X2 o
SiteAssist™ ss05 | PERIMETER STONE INGLUDED)  [TOP OF MC-3500 CHANBER: SoIMANIFOLD D__|18"x 15 TOP MANIFOLD, ADS N-12 20.08" I 85 $g% m g
FOR STORMTECH (COVER STONE INCLUDED) [18" x 18" TOP MANIFOLD INVERT: 2.42|NYLOPLAST (INLET W/1SO E  [30" DIAMETER (24.00" SUMP MIN) 55CFSIN e = 2 ¥ 22 Z > — @
ADS SALES REP A INSTALLATION INSTRUGTIONS BASE STONE INCLUDED) 24" ISOLATOR ROW PLUS INVERT: 0.92PLUS ROW) : X 585 Bl - I o
| VISIT OUR APP p YSTEM AREA (SF) [BOTTOM OF MC-3500 CHAMBER: 0.75 < g s oy B <Y
Advanced Drainage Systems, Inc. 2657 [SY BOTTOM OF STONE: 0.00] =z 2 E ~
PROJECT
NO. o o (]
o J i A~
o S8 Be — < 2
> 8 _E DIE <o 3
= F % b
'R T LB /s QY o
FIVE12 WAREHOUSE : b =R
W o= Egs Z N
T 2ES =T B
S aPg <C B
ALPINE, UT, USA aie_Lon o Oz
’ ’ " (D = B
MC-3500 STORMTECH CHAMBER SPECIFICATIONS IMPORTANT - NOTES FOR THE BIDDING AND INSTALLATION OF MC-3500 CHAMBER SYSTEM <o o E -]
3
. e T
1. STORMTECH MC-3500 CHAMBERS SHALL NOT BE INSTALLED UNTIL THE MANUFACTURER'S REPRESENTATIVE HAS COMPLETED A
1. CHAMBERS SHALL BE STORMTECH MC-3500. PRE-CONSTRUCTION MEETING \WMTH THE INSTALLERS. E% 75 E
4
2 gg’;“éf&;gggﬂm BE ARCH-SHAPED AND SHALL BE MANUFACTURED FROM VIRGIN, IMPACT-MODIFIED POLYPROPYLENE 2. STORMTECH MC-3500 CHAMBERS SHALL BE INSTALLED IN ACCORDANCE WITH THE "MC-3500 & MC-4500 STORMTECH CHAMBER INSTALLATION ﬂ% o <
- GUIDE". EE <X >
5
B2
3. CHAMBERS SHALL MEET THE REQUIREMENTS OF ASTM F2418, "STANDARD SPECIFICATION FOR POLYPROPYLENE (PP) CORRUGATED 3. CHAMBERS ARE NOT TO BE BACKFILLED WITH A DOZER OR AN EXCAVATOR SITUATED OVER THE CHAMBERS. ¥§ % Q
WALL STORMWATER COLLECTION CHAMBERS" CHAMBER CLASSIFICATION 45x76 DESIGNATION SS. STORMTECH RECOMMENDS 3 BACKFILL METHODS: 17.50° ES =
«  STONESHOOTER LOCATED OFF THE CHAMBER BED. B 2
4. CHAMBER ROWS SHALL PROVIDE CONTINUOUS, UNOBSTRUCTED INTERMAL SPACE WITH NO INTERNAL SUPPORTS THAT WOULD +  BACKFILL AS ROWS ARE BUILT USING AN EXCAVATOR ON THE FOUNDATION STONE OR SUBGRADE. 3
IMPEDE FLOW OR LIMIT ACCESS FOR INSPECTION. +  BACKFILL FROM OUTSIDE THE EXCAVATION USING ALONG BOOM HOE OR EXCAVATOR. £
I
5
5. THE STRUCTURAL DESIGN OF THE CHAMBERS, THE STRUCTURAL BACKFILL, AND THE INSTALLATION REQUIREMENTS SHALL ENSURE 4. THE FOUNDATION STONE SHALL BE LEVELED AND COMPACTED PRIOR TO PLACING CHAMBERS. WE
THAT THE LOAD FACTORS SPECIFIED IN THE AASHTO LRFD BRIDGE DESIGN SPECIFICATIONS, SECTION 12.12, ARE MET FOR: 1) k2
LONG-DURATION DEAD LOADS AND 2) SHORT-DURATION LIVE LOADS, BASED ON THE AASHTO DESIGN TRUCK WITH CONSIDERATION 5. JOINTS BETWEEN CHAMBERS SHALL BE PROPERLY SEATED PRIOR TO PLACING STONE. B2
FOR IMPACT AND MULTIPLE VEHICLE PRESENCES. Ef
6. MAINTAIN MINIMUM - 6" (150 mm) SPACING BETWEEN THE CHAMBER ROWS. #
i
6. CHAMBERS SHALL BE DESIGNED, TESTED AND ALLOWABLE LOAD CONFIGURATIONS DETERMINED IN ACCORDANCE WITH ASTM F2787, . 5
"STANDARD PRACTICE FOR STRUCTURAL DESIGN OF THERMOPLASTIC CORRUGATED WALL STORMWATER COLLECTION CHAMBERS". 7. INLET AND OUTLET MANIFOLDS MUST BE INSERTED A MINIMUM OF 127 (300 mm) INTO CHAMBER END CAPS. BE
LOAD CONFIGURATIONS SHALL INCLUDE: 1) INSTANTANEOUS (<1 MIN) AASHTO DESIGN TRUCK LIVE LOAD ON MINIMUM COVER 2) . B
MAXIMUM PERMANENT (75.YR) COVER LOAD AND 3) ALLOWABLE COVER WITH PARKED {1.WEEK) AASHTO DESIGN TRUGK, 8. E&s@oggeg;gone SURROUNDING CHAMBERS MUST BE A CLEAN, CRUSHED, ANGULAR STONE OR RECYCLED CONCRETE; AASHTO M43 #3, 357, 4, EE
LE
7. REQUIREMENTS FOR HANDLING AND INSTALLATION: Bz
: 9. STONE MUST BE PLACED ON THE TOP CENTER OF THE CHAMBER TO ANCHOR THE CHAMBERS IN PLACE AND PRESERVE ROW SPACING. 3
+  TO MAINTAIN THE WIDTH OF CHAMBERS DURING SHIPPING AND HANDLING, CHAMBERS SHALL HAVE INTEGRAL, INTERLOCKING EE
STACKING LUGS. 10. THE CONTRACTOR MUST REPORT ANY DISCREPANCIES WITH CHAMBER FOUNDATION MATERIALS BEARING CAPACITIES TO THE SITE DESIGN ® EE
+  TOENSURE A SECURE JOINT DURING INSTALLATION AND BACKFILL, THE HEIGHT OF THE CHAMBER JOINT SHALL NOT BE LESS ENGINEER. = Be
THAN 3", 8
+  TOENSURE THE INTEGRITY OF THE ARCH SHAPE DURING INSTALLATION, &) THE ARCH STIFFNESS CONSTANT SHALL BE 11.  ADS RECOMMENDS THE USE OF "FLEXSTORM CATCH IT" INSERTS DURING CONSTRUCTION FOR ALL INLETS TO PROTECT THE SUBSURFACE g § BE
GREATER THAN OR EQUAL TO 500 LBS/FT/%. THE ASC IS DEFINED IN SECTION 6.2.8 OF ASTM F2418. AND b) TO RESIST CHAMBER STORMWATER MANAGEMENT SYSTEM FROM CONSTRUCTION SITE RUNOFF. B E2
DEFORMATION DURING INSTALLATION AT ELEVATED TEMPERATURES (ABOVE 73° F/ 23° C), CHAMBERS SHALL BE PRODUCED b= & Be
FROM REFLECTIVE GOLD OR YELLOW COLORS. NOTES FOR CONSTRUCTION EQUIPMENT €5 1 THOMAS M
[ =3
m O = :
8. ONLY CHAMBERS THAT ARE APPROVED BY THE SITE DESIGN ENGINEER WILL BE ALLOWED. UPON REQUEST BY THE SITE DESIGN 1. STORMTECH MC-3500 CHAMBERS SHALL BE INSTALLED IN ACCORDANCE WITH THE "MC-3500 & MC-4500 STORMTECH CHAMBER INSTALLATION 0 E R
ENGINEER OR OWNER, THE CHAMBER MANUFACTURER SHALL SUBMIT A STRUCTURAL EVALUATION FOR APPROVAL BEFORE GUIDE". w 5 59 ROMNEY
DELIVERING CHAMBERS TO THE PROJECT SITE AS FOLLOWS: ns Fo
THE STRUCTURAL EVALUATION SHALL BE SEALED BY A REGISTERED PROFESSIONAL ENGINEER. 2. THE USE OF EQUIPMENT OVER MC-3500 CHAMBERS IS LIMITED: iH
»  THE STRUCTURAL EVALUATION SHALL DEMONSTRATE THAT THE SAFETY FACTORS ARE GREATER THAN OR EQUAL TO 1.85 FOR +  NO EQUIPMENT IS ALLOWED ON BARE CHAMBERS. =]
DEAD LOAD AND 1.75 FOR LIVE LOAD, THE MINIMUM REQUIRED BY ASTM F2787 AND BY SECTIONS 3 AND 12.12 OF THE AASHTO »  NO RUBBER TIRED LOADER, DUMP TRUCK, OR EXCAVATORS ARE ALLOWED UNTIL PROPER FILL DEPTHS ARE REACHED IN ACCORDANCE o ko
LRFD BRIDGE DESIGN SPECIFICATIONS FOR THERMOPLASTIC PIPE. WITH THE "MC-3500 & MC-4500 STORMTECH CHAMBER INSTALLATION GUIDE". s zE
= THE TEST DERIVED CREEP MODULUS AS SPECIFIED IN ASTM F2418 SHALL BE USED FOR PERMANENT DEAD LOAD DESIGN +  WEIGHT LIMITS FOR CONSTRUCTION EQUIPMENT CAN BE FOUND IN THE "MC-3500 & MC-4500 STORMTECH CHAMBER INSTALLATION GUIDE". Q &
EXCEPT THAT IT SHALL BE THE 75-YEAR MODULUS USED FOR DESIGN. i £
3. FULL 36" (900 mm) OF STABILIZED COVER MATERIALS OVER THE CHAMBERS IS REQUIRED FOR DUMP TRUCK TRAVEL OR DUMPING. o 56
9. CHAMBERS AND END CAPS SHALL BE PRODUCED AT AN ISO 9001 CERTIFIED MANUFACTURING FACILITY. & Eirl
USE OF A DOZER TO PUSH EMBEDMENT STONE BETWEEN THE ROWS OF CHAMBERS MAY CAUSE DAMAGE TO CHAMBERS AND IS NOT AN ACCEPTABLE a B
10.  MANIFOLD SIZE TO BE DETERMINED BY SITE DESIGN ENGINEER. SEE TECH NOTE #6.32 FOR MANIFOLD SIZING GUIDANCE. DUE TO THE BACKFILL METHOD. ANY CHAMBERE DAMAGED BY USING THE “"DUMP AND PUSH™ METHOD ARE NOT COVERED UNDER THE STORMTECH STANDARD 3 B oD
ADAPTATION OF THIS CHAMBER SYSTEM TO SPECIFIC SITE AND DESIGN CONSTRAINTS, IT MAY BE NECESSARY TO CUT AND COUPLE ADDITIONAL WARRANTY. z =i B
PIPE TO STANDARD MANIFOLD COMPONENTS IN THE FIELD. Erd
CONTACT ADS WITH ANY QUESTIONS ON INSTALLATION REQUIREMENTS OR WEIGHT LIMITS FOR CONSTRUCTION EQUIPMENT. BiE
11, ADSDOES NOT DESIGN OR PROVIDE MEMBRANE LINER SYSTEMS. TO MINIMIZE THE LEAKAGE POTENTIAL OF LINER SYSTEMS, THE MEMBRANE |SOLATOR ROWPLUS Eog
LINER SYSTEM SHOULD BE DESIGNED BY A KNOWLEDGEABLE GEOTEXTILE PROFESSIONAL AND INSTALLED BY A QUALIFIED CONTRACTOR. (SEE DETAIL) B
REf
- _ B
CHKL "} PLACE MINIMUM 17.50° OF ADSPLUS125 WOVEN GEQTEXTILE OVER BEDDING §§§
"< STONE AND UNDERNEATH CHAMBER FEET FOR SCOUR PROTECTION AT ALL = | o W g5
# | CHAMBER INLET ROWS ~ byl
aar it
SHEET
—— —— BEDLIMITS NOTES
= THE SITE DESIGN ENGINEER MUST REVIEW ELEVATIONS AND IF NECESSARY ADJUST GRADING TO ENSURE THE CHAMBER COVER REQUIREMENTS ARE MET. 2 OF 6
2028 ADS, WG +  NOT FOR CONSTRUCTION: THIS LAYOUT IS FOR DIMENSIONAL PURPOSES ONLY TO PROVE CONCEPT & THE REQUIRED STORAGE VOLUME CAN BE ACHIEVED ON SITE.
E g
ACCEPTABLE FILL MATERIALS: STORMTECH MC-3500 CHAMBER SYSTEMS B COVER PIPE CONNECTION TO END INSTALL FLAMP ON 24" (600 mm) ACCESS PIPE <|
w < E CAP WITH ADS GEOSYNTHETICS 601T PART #: MCFLAMP w <
[] zZpd NON-WOVEN GEOTEXTILE ) Zp3
AASHTO MATERIAL o ZED ® TES
MATERIAL LOCATION DESCRIPTION CLASSIFICATIONS COMPACTION / DENSITY REQUIREMENT 3 .28k MC-3500 CHAMBER OPTIONAL INSPECTION PORT 3 .2 gkl o
3 B
2 g g 2 S% I B2 % &
FINAL FILL: FILL MATERIAL FOR LAYER 'D' STARTS FROM THE TOP OF THE 'C' . i} oR \ g —% w -z de
X I g =
o |LAYER TO THE BOTTOM OF FLEXIELE PAVEMENT OR UNPAVED FINISHED ANY SOIL/IROCK MATERIALS, NATIVE SOILS, OR PER ENGINEER'S PLANS. NiA R PR ST DESIGN ENGINEERIS PLANS. PAVED o 58 kg 7 x SEE Eé
o 4 ;
&H&D; ABOVE. NOTE THAT PAVEMENT SUBBASE MAY BE PART OF THE 'D' CHECK PLANS FOR PAVEMENT SUBGRADE REQUIREMENTS. PREPARATION REQUIREMENTS. Y 1 STORMTEGH HIGHLY RECOMMENDS gy + w
P B FLEXSTORM INSERTS IN ANY UPSTREAM ~ 3 B E
AASHTO e = E s BB STRUCTURES WITH OPEN GRATES = <9 gs
INITIAL FILL: FILL MATERIAL FOR LAYER 'C' STARTS FROM THE TOP OF THE | GRANULAR WELL-GRADED SOILAGGREGATE MIXTURES, <35% FINES OR A1, A-2-4, A3 BEGIN COMPACTIONS AFTER 24" (600 mm) OF MATERIAL OVER u g E= u s EE
; - PROCESSED AGGREGATE. THE CHAMBERS IS REACHED. COMPACT ADDITIONAL LAYERS IN = S xkE3 = A o« B3
EMBEDMENT STONE (B' LAYER) TO 24" (600 mm) ABOVE THE TOP OF THE 5 T O RS ELEVATED BYPASS MANIFOLD T 2 %p
C |CHAMBER. NOTE THAT PAVEMENT SUBBASE MAY BE A PART OF THE ‘¢ OR 12" (300 mm) MAX LIFTS TO A MIN. 5% PROCTOR DENSITY FOR 3 Gpe : 6E
AYER, MOST PAVEMENT SUBBASE MATERIALS CAN BE USED IN LIEU OF THIS WELL GRADED MATERIAL AND 85% RELATIVE DENSITY FOR e © B2
: LAYER. AASHTO M43 PROCESSED AGGREGATE MATERIALS. 3k MC-3500 END CAP W SES
3,357, 4, 467, 5, 56, 57, 6, 67, 68, 7, 78, 8,89, 9, 10 -1 / HE
ba
DATE DWN | CHK [TH DATE OWN | CHK [T
g |EMBEDMENT STONE: FILL SURROUNDING THE CHAMBERS FROM THE CLEAN, CRUSHED, ANGULAR STONE AASHTO M43 NO COMPACTION REQUIRED 4 u% «a
FOUNDATION STONE (A’ LAYER) TO THE 'C' LAYER ABOVE. ORRECYCLED CONCRETE® 3,357, 4,467, 5, 56,57 - E2 | 3]
3 39
75 | Iiml il “l\ 5 m
il ]
FOUNDATION STONE: FILL BELOW CHAMBERS FROM THE SUBGRADE UP TO CLEAN, CRUSHED, ANGULAR STONE AASHTO M43" 23 2 T (AN 0
A |THE FOOT (BOTTOM) OF THE GHAMBER. ORRECYCLED CONCRETE® 3,367,4,467,5, 56,57 PLATE COMPACT OR ROLL TO ACHIEVE A FLAT SURFACE. 1 'wl“wl\ \I | 'H‘” ' i
Fu i WL i Y
I !ty T A e of
PLEASE NOTE: 5 3
: SUMP DEPTH TBD BY
1. THE LISTED AASHTO DESIGNATIONS ARE FOR GRADATIONS ONLY. THE STONE MUST ALSO BE CLEAN, CRUSHED, ANGULAR. FOR EXAMPLE, A SPECIFICATION FOR #4 STONE WOULD STATE: "CLEAN, CRUSHED, ANGULAR NO. 4 (AASHTO M43) STONE". EE SITE DESIGN ENGINEER NYLOPLAST ES e
2. STORMTECH COMPACTION REQUIREMENTS ARE MET FOR 'A’ LOCATION MATERIALS WHEN PLACED AND COMPACTED IN 8" (230 mm) (MAX) LIFTS USING TWO FULL COVERAGES WITH A VIBRATORY COMPACTOR. > (24" (600 mm] MIN RECOMMENDED) \_ / / B p_‘
3. WHERE INFILTRATION SURFACES MAY BE COMPROMISED BY C . i
WHERE BIFLTRATICN SURFACH OMPACTION, FOR STANDARD DESIGN LOAD CONDITIONS, A FLAT SURFACE MAY BE ACHIEVED BY RAKING OR DRAGGING WITHOUT COMPACTION EQUIPMENT. FOR SPECIAL LOAD DESIGNS, CONTACT STORMTECH FOR :g 1 24* (600 mim) HOPE ACGESS PIPE REQUIRED ONE LAYER OF ADSPLUS125 WOVEN GEGTEXTILE BETWEEN Bl
4. ONCE LAYER'C'IS PLACED, ANY SOIL/MATERIAL CAN BE PLACED IN LAYER ‘D' UP TO THE FINISHED GRADE. MOST PAVEMENT SUBBASE SOILS CAN BE USED TO REPLACE THE MATERIAL REQUIREMENTS OF LAYER 'C' OR 'D' AT THE SITE DESIGN ENGINEER'S DISCRETION. 34 f ;gi;’;g?ﬁ:gg%gﬁgg;g‘fpS:EPVSART #: ;OU.NDAT'DN STONE AND CHAMBERS EE
5. WHERE RECYCLED CONCRETE AGGREGATE IS USED IN LAYERS 'A' OR 'B' THE MATERIAL SHOULD ALSO MEET THE ACCEPTABILITY CRITERIA OUTLINED IN TECHNICAL NOTE 6.20 "RECYCLED CONCRETE STRUCTURAL BACKFILL". Py 25'(2:51 m) MIN WIDE CONTINUOUS FABRIC WITHOUT SEAMS By
i o
B 5
e MC-3500 ISOLATOR ROW PLUS DETAIL b < H
S NTS k2
ADS GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE ALL PAVEMENT LAYER (DESIGNED i B «a
AROUND CLEAN, CRUSHED, ANGULAR STONE IN A & BLAYERS BY SITE DESIGN ENGINEER) ik £
5
A\ | e
b e et bttt s 1 A b b B b b b Ei INSPECTION & MAINTENANCE g5
i LIJ
“TOBOTTOM OF FLEXIBLE PAVEMENT. FOR UNPAVED 1 8 EE EE
PERIMETER STONE O e ERE CovER 1o ot ey CcEuR, i 8 (2.4m) ke STEP 1)  INSPECT ISOLATOR ROW PLUS FOR SEDIMENT b
(SEE NOTE 4) (450 mm) MIN MAX 2 A. INSPECTION PORTS (IF PRESENT) EZ
12" (300 mm) MIN | EE A1.  REMOVE/OPEN LID ON NYLOPLAST INLINE DRAIN BB
® e A2 REMOVE AND CLEAN FLEXSTORM FILTER IF INSTALLED ® Be
l I = b2 A3.  USING A FLASHLIGHT AND STADIA ROD, MEASURE DEPTH OF SEDIMENT AND RECORD ON MAINTENANCE LOG = £o
o
EXCAVATION WALL . ““THIS GROSS SECTION DETAIL REPRESENTS 0 = S A4 LOWER A CAMERA INTO ISOLATOR ROW PLUS FOR VISUAL INSPECTION OF SEDIMENT LEVELS (OPTIONAL) 0 ¢ 8
(CAN BE SLOPED OR VERTICAL) (11:05 ) MINIMUM REQUIREMENTS FOR INSTALLATION. 0 2 §§ EA'S.'ALL :ZOSE‘E;%EPL-LLSSA;EJ%ABOVE' 3" (80 mm) PROCEED TO STEP 2. IF NOT, PROCEED TO STEP 3. 0 2 é%
mmj 0 =} h 0 B
e U R U == & B1.  REMOVE COVER FROM STRUCTURE AT UPSTREAM END OF ISOLATOR ROW PLUS == B p— l {
I | i 4 ) - £ . £ 8 B.2.  USING A FLASHLIGHT, INSPECT DOWN THE ISOLATOR ROW PLUS THROUGH OUTLET PIFE &g 3]
L ; K WA | Sy | "y \ =23 H i) MIRRORS ON POLES OR CAMERAS MAY BE USED TO AVOID A CONFINED SPACE ENTRY =3 + ° Z ’ !
! — 0t g; ii) FOLLOW OSHA REGULATIONS FOR CONFINED SPACE ENTRY IF ENTERING MANHOLE 0t 4
/ | | r a g o B.3.  IF SEDIMENT IS AT, OR ABOVE, 3" (80 mm) PROCEED TO STEP 2. IF NOT, PROCEED TO STEP 3. 6 s 22
j 9" (230 mm) MIN 5 e o #H
6" (150 mm) MIN (SEE NOTE 3) iH STEP2)  CLEAN OUT ISOLATOR ROW PLUS USING THE JETVAC PROCESS iH
NC-3600 [ 77 (1950 ) L 12° (300 rom) MIN 58 A. AFIXED CULVERT CLEANING NOZZLE WITH REAR FACING SPREAD OF 45" (1.1 m) OR MORE IS PREFERRED 5 &
END CAP SUBGRADE SOILS (150 mm) MIN o B. APPLY MULTIPLE PASSES OF JETVAC UNTIL BACKFLUSH WATER IS CLEAN E |-
(SEE NOTE 3) z *E C. VACUUM STRUCTURE SUMP AS REQUIRED z §§
3 g g :
NOTES i E, STEP3)  REPLACEALL COVERS, GRATES, FILTERS, AND LIDS; RECORD OBSERVATIONS AND ACTIONS. ui £y H
. a = o =
E [y
= E §§§ STEP4)  INSPECT AND CLEAN BASINS AND MANHOLES UPSTREAM OF THE STORMTECH SYSTEM. &% Ba
1. CHAMBERS SHALL MEET THE REQUIREMENTS OF ASTM F2418, "STANDARD SPECIFICATION FOR POLYPROPYLENE (PP) CORRUGATED WALL STORMWATER COLLECTION CHAMBERS" CHAMBER CLASSIFICATION 45x76 < his g §§§
DESIGNATION S5 z bat NOTES 2 has
2. MC-3500 CHAMBERS SHALL BE DESIGNED IN ACCORDANCE WITH ASTM F2787 "STANDARD PRACTICE FOR STRUCTURAL DESIGN OF THERMOPLASTIC CORRUGATED WALL STORMWATER COLLECTION CHAMBERS". 5 EF Y L= H Erd
=] W &
3. THE SITE DESIGN ENGINEER IS RESPONSIBLE FOR ASSESSING THE BEARING RESISTANCE (ALLOWABLE BEARING CAPACITY) OF THE SUBGRADE SOILS AND THE DEPTH OF FOUNDATION STONE WITH CONSIDERATION . Eel 1. INSPECT EVERY 6 MONTHS DURING THE FIRST YEAR OF OPERATION. ADJUST THE INSPECTION INTERVAL BASED ON PREVIOUS Egg
FOR THE RANGE OF EXPECTED SOIL MOISTURE CONDITIONS. REFERENCE STORMTECH DESIGN MANUAL FOR BEARING CAPACITY GUIDANCE. fizs OBSERVATIONS OF SEDIMENT ACCUMULATION AND HIGH WATER ELEVATIONS. g3
m
4. PERIMETER STONE MUST BE EXTENDED HORIZONTALLY TO THE EXCAVATION WALL FOR BOTH VERTICAL AND SLOPED EXCAVATION WALLS. big 2 CONDUGT JETTING AND VAGTORING ANNU bEg
5 REQUIREMENTS FOR HANDLING AND INSTALLATION: %k . ALLY OR WHEN INSPECTION SHOWS THAT MAINTENANCE IS NECESSARY. gk O
«  TOMAINTAIN THE WIDTH OF CHAMBERS DURING SHIPPING AND HANDLING, CHAMBERS SHALL HAVE INTEGRAL, INTERLOCKING STACKING LUGS. § Ecd = Eéﬁ
+  TOENSURE A SECURE JOINT DURING INSTALLATION AND BACKFILL, THE HEIGHT OF THE CHAMBER JOINT SHALL NOT BE LESS THAN 3". beg =~ e l\
+  TOENSURE THE INTEGRITY OF THE ARCH SHAPE DURING INSTALLATION, &) THE ARCH STIFFNESS CONSTANT SHALL BE GREATER THAN OR EQUAL TO 500 LBS/FT/%. THE ASC IS DEFINED IN SECTION 6.2.8 OF = 5
ASTM F2418. AND b) TO RESIST CHAMBER DEFORMATION DURING INSTALLATION AT ELEVATED TEMPERATURES (ABOVE 73° F /23° C), CHAMBERS SHALL BE PRODUCED FROM REFLECTIVE GOLD OR YELLOW SHEET SHEET Yo
COLORS. 3 OF 6 4 OF 6
4
MC-3500 TECHNICAL SPECIFICATION B
NTS w NYLOPLAST DRAIN BASIN
VALLEY 86.0" (2184 mm) H By NTS w <g,
STIFFENING RIB CREST INSTALLED 3 2 Zkg a g Zk:
o o
o z 2f O « > Wgs
CREST WEB T 3235 SE INTEGRATED DUCTILE IRON I 8= Sp:
STIFFENING RIB LOWER JOINT W -z 9Ed FRAME & GRATE/SOLID TO W -z PEd
CORRUGATION E S o Chp MATCH BASIN O.D. % 55 ik
= Y 3 z ¢ T
4 Ba z El
~ g BE 18" (457 mm) - RE
— o B2 MIN WIDTH - <o PEE
w o ga w S EE
= 5 +E8 = 3 m 55
Foort w5 -E% AASHTO H-20 CONCRETE SLAB T2 kE
| | S 9 P 8" (203 mm) MIN THICKNESS S Fhkj
R o WED
1l l £ 3Es WoZES
< xEx 12" (610 mm) MIN . < @ EZ
A CH TRAFFIC LOADS: CONCRETE DIMENSIONS S EBa
ATION TR [ oW | o £ B (FOR AASHTO H-20) ARE FOR GUIDELINE PUPOSES ONLY. AT [ oW | o (2 b
BUILD ROW IN THIS DIRECTION wt» & ACTUAL CONCRETE SLAB MUST BE &
o DESIGNED GIVING CONSIDERATION FOR B
90.0° (2286 mm) | E 'N"EE‘INAE‘:_?SKFEDBNFETO LOCAL SOIL CONDITIONS, TRAFFIC LOADING &
ACTUAL LENGTH 1 2 & OTHER APPLICABLE DESIGN FACTORS s
2
uw ADAPTER ANGLES VARIABLE 0°- 360° u
4B . BC ACCORDING TO PLANS o
(1143 mm) 22 BE H Z
(564 mm) EL £l e
INSTALLED s R t VARIABLE SUMP DEPTH ] =
& ACCORDING TO PLANS a A
Ee [6" (152 mm) MIN ON 8-24" (200-600 mm), B2 )
g 10" (254 mm) MIN ON 30" (750 mm)] 33 e
7.0 o w 9
(1956 mm) B I
1905 mm) 5 w " & m
¢ ) %E VARIOUS TYPES OF INLET AND £ 4102 mm) MIN ON 824" (200-500 mm) : o
gg'é'mﬁi‘mgfﬁ?ﬂéf‘rf ns 77.0"X45.0°'X 860" (1956 mm X 1143 mm X 2184 T A st Moo (152 mm) MINONSE" (750 mm) 58
CHAMBER STORAGE e 1090 CUBIC FEET (311 9 " ™ e s i
- (3.1 m?) CORRUGATED HDPE me
MINIMUM INSTALLED STORAGE* 175.0 CUBIC FEET (496 m") 34
WEIGHT 184 tbs. s £ BACKFILL MATERIAL BELOW AND TO SIDES :
- 2 WATERTIGHT JOINT H A
NOMINAL END CAP SPECIFICATIONS —l I—-— us (CORRUGATED HDPE SHOWN) OF STRUCTURE SHALL BE ASTM D2321 BE
MC-SERIES END CAP INSERTION DETAIL SIZE (W XH X INSTALLED LENGTH) 750 X450 X222° (1905 mm X 1143 mm X 564 rmm) (653 mm) o2 iyt CLASS | OR Il CRUSHED STONE OR GRAVEL = Q
NTS END CAP STORAGE 14.9 CUBIC FEET (0.42 m?) ' AND BE PLACED UNIFORMLY IN 12" (305 mm) Ei @)
MINIMUM INSTALLED STORAGE* 45.1 CUBIC FEET (1.28 m) b= LIFTS AND COMPACTED TO MIN OF 80% ke —
WEIGHT 49 Ibs. (22 kg) + [ — g m
STORMTECH END CAP 5 5
*ASSUMES 12" (305 mm) STONE ABOVE, 9" (229 mm) STONE FOUNDATION, 6" SPACING BETWEEN ® £ Z
12" 300 mm) CHAMBERS, 6" (152 mm) STONE PERIMETER IN FRONT OF END CAPS AND 40% STONE POROSITY = ® % @)
Q= ke ey o —
MIN SEPARATION 0o Be NOTES 0 4 N
STUBS AT BOTTOM OF END CAP FOR PART NUMBERS ENDING WITH "B" = 2 Bz bbbt B ] Bz =
12°(300 mm) MIN INSERTION STUBS AT TOP OF END CAP FOR PART NUMBERS ENDING WITH "T" & Eo 1. 8-30" (200-750 mm) GRATES/SOLID COVERS SHALL BE DUCTILE IRON PER ASTM A536 - 5o >
END CAPS WITH A WELDED CROWN PLATE END WITH 'C" E. 3 GRADE 70-50-05 o =8 m
END GAPS WITH A PREFABRICATED WELDED STUB END WITH "W' =] 5s 2. 12-30" (300-750 mm) FRAMES SHALL BE DUCTILE IRON PER ASTM AS536 GRADE 70-50-05 ) £ ~
0E 3; 3. DRAIN BASIN TO BE CUSTOM MANUFACTURED ACCORDING TO PLAN DETAILS -— b
MANIFOLD STUB PART # STUB B c - o g 4. DRAINAGE CONNECTION STUB JOINT TIGHTNESS SHALL CONFORM TO ASTM D3212 > 5E
MC3500IEPPOST & (150 33.21" (844 mm) — nos =23 FOR CORRUGATED HDPE (ADS & HANCOR DUAL WALL) & SDR 35 PVC z gt
MC35001EPPOGE (150mm) — 066 (17 mm) Rz 5. FORCOMPLETE DESIGN AND PRODUCT INFORMATION: WWW.NYLOPLAST-US.COM Bz
WANIFOLD HEADER : Eg 6. TOORDER CALL: 800-821-6710 BE
MC35001EPPOST & @00 mm) 316" (791 mm) = B i E:
MC35001EPPOSB - 0.81" (21 mm) ;g £
MC35001EPP10T ) 29.04" (738 mm) — 2 £z A PART # GRATE/SOLID COVER OPTIONS 2 §§
10" {250 mm) YT 51 L - ) H
MC3500IEPP10B — 93" (24 mm) i BEy g 280846 PEDESTRIAN LIGHT | STANDARD LIGHT | oo/ 1) en o o ui BE
MC3500IEPP12T 12 oo ) 26.36" (670 mm) — z Eds (200 mm) DUTY DUTY & =
[ MC3ENOIERD1SR | 0 5 E =
MC3500IEPP12B — 1.35" (34 mm) 2 Eog 10" 2810AG PEDESTRIAN LIGHT | STANDARD LIGHT | ¢ 1o\ (e puTY 8 Bl
MANIFOLD HEADER MC3500IEPP15T 15 (375 mm) 2339 (594 mm) = CUSTOM PRECORED INVERTS ARE : i3 (250 mm) 3 Big
MANIFOLD STUB MC3500IEPP158 - 1.50" (38 mm) AVAILABLE UPON REQUEST. § 3 12" 2812AG PEDESTRIAN | STANDARD AASHTO SOLID g ] 5% DE AIL S
MC3500IEPPIBTC X INVENTORIED MANIFOLDS INCLUDE 28 (300 mm) ARSHTO H10 20 AASHTO H-20 Beh I
EErT—————— 2003" (509 mm) - 12-24" (300-600 mm) SIZE ON SIZE £d - Eid
MC35001EPP18TW 18" (450 mm) AND 15-48" (375-1200 mm) . 52 15 2815AG PEDESTRIAN | STANDARD AASHTO SOLID Eel
MC3500IEPP18BC 1.77" (45 mm) ECCENTRIC MANIFOLDS. CUSTOM E3 {375 mm) AASHTO H-10 H-20 AASHTO H-20 Bl
12" (300 mm) 12 300 mm) MC3500IEPP18BW ’ INVERT LOCATIONS ON THE MC-3500 g4 18" 2818AG PEDESTRIAN | STANDARD AASHTO SOLID g2
8 3
MIN SEPARATION MIN INSERTION 1 ~— MC3500IEPP24TC 14.48" (368 mm) _ 5233352#;;'2 Egs EIEIEDSJI\ZREESNOT ¥§ (450 mm) AASHTO H-10 H-20 AASHTO H-20 bl
- E
:gfﬁizxx 24" (800 mm) GREATER THAN 10" (250 mm). THE k 58 ) 2824AG T Eoot  [STANDARDAASHTO| a0 = +
|—xSXLE e - 2.06" (52 mm) INVERT LOCATION IN COLUMN ‘B! B2g =~ b2g
MC3500IEPP24BW ARE THE HIGHEST POSSIBLE FOR =3 30" 2830AG PEDESTRIAN STANDARD AASHTO SouD EZS
NOTE: MANIFOLD STUB MUST BE LAID HORIZONTAL MC35001EPP30BC 30" (750 mm) — 2.75" (70 mm) THE PIPE SIZE. SHEET (750 mm) AASHTO H-20 - AASHTO H-20 SHEET NA
FOR APROPER FIT IN END CAP OPENING. -
NOTE: ALL DIMENSIONS ARE NOMINAL 5 OF 6 6 OF 6

Know what's helow.
Call 811 before you dig. D2.0
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Statistics
Description Symbol Avg Max Min Max/Min | Avg/Min
Parking Area + 2.1fc 7.8 fc 0.1 fc 78.0:1 21.0:1
Schedule
Symbol Label Image QTY Catalog Number Description Lamp Number Lumens LLF | Wattage Polar Plot
Lamps per Lamp
2 DSX2 LED P1 30K 70CRI D-Series Size 2 Area Luminaire P1 1 14042 1 134.5
BLC4 Performance Package 3000K CCT 70 CRI
Type 4 Extreme Backlight Control
A —
|
I
Max: 13225cd
2 DSX2 LED P1 30K 70CRI D-Series Size 2 Area Luminaire P1 1 14042 1 269
BLC4 Performance Package 3000K CCT 70 CRI
Type 4 Extreme Backlight Control
B m—
|
I
Max: 13225cd

SITE PHOTOMETRIC DATA

DRAWING NO.

E1.2

-

Users\smcju\OneDrive - tagusengineering.com\01 - Projects\2026\Misc\Alpine Photometric Plan\E1.1.dwg, 4/13/2026 10:06:51 AM, AutoCAD PDF (General Documentation).pc3




EXISTING TO PROPOSED o g
LANDSCAPE TRANSITION LINE S 2
FOI e Kaew st below. =5
L4 H D —
7 ” ~ 777777 d before you dig. 22
VYN PV Oum®s
———s O 0 0O .0 _0_0O 8 & ® il W
R e = = A A iy =2~ g
oS T o 00 e 9 1/ I
B = > NS T AR AR /7 —Sal N
s 777 ZEx s
s 17777 STING DEC
EXISTING TREE TO REMAIN | ng e ;; VL ;; ; ‘/TﬁérleTTlNo R[;_EAAI\I U 8 % %ﬂ E
/ 7/ ‘0, T
; e /77777, s/ 77 Sl b ' iﬁ
/  TREE TO REMAI <
O (©) B0t © Ca ,ﬁﬁﬁ////// %E
(4) CAl STREET LIGHT, VYA /7 /7 , S
REF. CIVIL 777 / / 150" [l
GRAPHIC SCALE (5) CCF (1)25 /L s 7777
; ) (1) 25 @z AR N
2 0 10 20 40 80
(2) POK (4) PAH 4 ///////
(20) LBF (&) 5TP s s s7777
IN FEET o] STREET LIGHT, //////////// \
li(nch— ZO)ft @ | REF. CVIL s ;; s 7777 /
S | f WA / \®
V& by /| FUTURE BUILDING LO/CA/TIO/N,/NATI\/E GRA
O) & ¢ © ©® & © © ] & 6 6 © q / ® @ e.@ ) RE-VEGETATION SEED MIX TO BE PROVIDED
T TO ALL DISTURBED AREAS, THIS LOCATIO
5 : \Pf‘l// (/ TILL F}JT%RE/BL}IL[;INQ CONSTRUCTION. —
: /
| :;é//////;ﬁﬁﬁ/ E
) 0000007 m 44
| 7777 / ' —
y /7 v
®, (5) CA o STREET LIGHT, 11007 s /777 Z
(4) CAl — o s /7777 =
(12) SNE 0) (&) POK REF. CIVIL Y / / / /
(5) STP — ®| 777 0 o9 o] <
(3) 5JD \@ Q e ) e ///////// / 7/
®® ,,,,,,,, g @ Al ————;'//////////;// 15-0" 2
Q N s 1707707
o — — 49759 s 00707 T
""""" ol - — r//////// a4 —
| — |1 s 7777
__(9) LBF- 8’ ’//;;////////// D)
PROFOSED 6.000 SGPT- [‘3(? J @G<7§Q@ ° QJ} , 777 L LA O
OFFICE BUILDING ® e SR e )/ I | 9
® ————
L o (OO O WATER TANK ;
EXISTING BUILDING % (3) BTC ©) CCF_\ |
TO REMAIN @ (3) BTC |
N ® LANDSCAFPE TABLE
[TEM AMOUNT %
TOTAL LANDSCAFPE AREA 22,651 SQ.FT. I O0%
) o ) B SHRUB BEDS WITH ROCK MULCH | 11,782 SQ.FT. 51%
(5) CCF ()75 = NATIVE GRASS REVEGETATIVE MIX | | | ,099.FT. 49%
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|. TOP DRESS ALL SHRUB BED AREAS AND OTHER AREAS LABELED ROCK MULCH WITH 4"

, DEEP OF ROCK TYPE(S) SPECIFIED IN THE REFERENCE NOTE SCHEDULE. PLACE ROCK OVER

REF. CIVIL= — — e DEWITT PRO-5 WEED BARRIER FABRIC. FABRIC SHALL BE INSTALLED AFTER PRE-EMERGENT
HAS BEEN APPLIED.

ol 2. CONTRACTOR TO CONDUCT THEIR OWN QUANTITY TAKE-OFFS IN THE PLAN AND VERIFY

ANY DISCREPANCIES WITH THE LANDSCAPE ARCHITECT.

EDGE OF LANDSCAPING TO 3. CONTRACTOR SHALL VERIFY ALL UTILITIES SHOWN ON THE PLANS AS WELL AS HAVE THE

I LSS STOP AT LIMIT OF SITE UTILITIES LOCATED ON THE GROUND PRIOR TO THE START OF CONSTRUCTION

________________ ﬂ: —Dt W jr —— 77 " , DISTURBANCE ACTIVITIES. IN THE EVENT THAT THE CONTRACTOR DISCOVERS AN UNDERGROUND UTILITY

T THAT IS NOT REPRESENTED WITHIN THE CONSTRUCTION DOCUMENTS OR AS MARKED ON
THE SITE, HE SHALL IMMEDIATELY CONTACT THE OWNERS REPRESENTATIVE TO DETERMINE
D, \ EXISTING DECIDUOUS NEXT STEPS PRIOR TO ANY CONSTRUCTION ACTIVITIES WITHIN THE AREA OF THE NEWLY

\ / TREE TO REMAIN, TYP. DISCOVERED UNDERGROUND UTILITY.
EXISTING EVERGREEN

EXIST. CONCRETE

EXISTING DUMPSTERS TO REMAIN

FIVE.12 WAREHOUSE
170 S MAIN STREET, ALPINE, UT 84004

LANDSCAPE PLAN

4. THE CONTRACTOR SHALL ENSURE FOSITIVE DRAINAGE THROUGHOUT CONSTRUCTION

EXISTING TO PROPOSED 1O PUE ACTIVITIES FOR THE PROJECT. ACCUMULATION OF STANDING WATER WILL NOT BE
TREE TO REMAIN, TYP. LANDSCAPE TRANSITION LINE PERMITTED.
EXISTING DECIDUOUS
TREE TO REMAIN, TYP. PLANT 5C|_.| EDUI_E
NATURAL CREEK AREA TO REMAIN
UNDISTURBED.
SYMBOL CODE  BOTANICAL NAME COMMON NAME SIZE QTY
TREES
Z5 Zelkova serrata 'Green Vase' Green Vase Japanese Zelkova |.5" Cal. 7
e PLANT SO THAT ROOT FLAIR IS AT
OR 1" ABOVE FINISHED GRADE. =
CODE BOTANICAL NAME COMMON NAME SIZE QTY
e PROVIDE 3' DIA. CLEARANCE AT = - =
BASE OF TREE, FREE OF ROCK SHRUBS
AND TURF.
BTC Berberis thunbergi ~Concorde® Concorde Japanese Barberry 5 gal. 5
BDH Buddleja davidn “Buzz Hot Raspberry” Hot Raspberry Butterfly Bush 5 gal. 12 z
CCF Caryopteris x clandonensis “First Choice™  First Choice Bluebeard 5 gal. 20 a
CAl Cornus alba "“Bailhalo™ T™M lvory Halo Dogwood 5 gal. 23 %
- é POL Physocarpus opulifolius “Donna May™ TM  Little Devil Ninebark 5 gal. 16 2
RUBBER CINCH SECURED ] RAG Rhus aromatica ~Gro-Low® Gro-Low Fragrant Sumac 5 gal. I3 2
S« STAKE\\ 0 *  PLANTSO THATTOP OF ROOT SJD Sorbaria sorbifolia 'Sem' Ash Leaf False Spirea 5 gal. 3
(2) HARDWOO(D STAKES) \_ = E;ARL: [I)SEEVEN WITH THE FINISHED Y
2"X2" DRIVEN (MIN. 18" = . @)
FIRMLY INTO SUBGRADE MULCH (KEEP MULCH 8 ORNAMENTAL GRASSES o)
BACK FROM TRUNK) MULCH (KEEP MULCH LBF Cenchrus alopecuroides 'Little Bunny' Little Bunny Fountain Grass I gal. 41 ﬁ
REMOVE BURLAP FROM TOP 2/3 OF TREE 4"BACK FROM TRUNK) PAH Pennisetum alopecuroides *Hameln® Hameln Fountain Grass I gal. I %
BALL WHEN B&B. REMOVE WIRE BASKET. FORM REMOVE STRING & POK Pennisetum alopecuroides “Karley Rose™  Karley Rose Fountain Grass I gal. 10 7
REMOVE STRING FROM TRUNK AND BALL SAUCER BURLAP FROM TOP 2/3 Z(/iEI\CAER g’.\,UBLACgK(EE(E)PMMPULLAiﬂ i ! J E
OF BALL WHEN B&B. ) =
‘ Y S @) Y PN ~
-~ = S | PERENNIALS
‘ ‘ ‘:‘ ‘ ‘:f . . / :‘ ‘ ‘ BACKF&LP;:LRAT\SN?(;‘PGS'\CA;I)E =L et T gﬁgﬁ SNE Salvia nemorosa “East Friesland® East Friesland Meadow Sage I gal. 17
] 7 1 PART PEAT MOSS :m:\‘ = Qﬁ‘ | , 7:Wi ) STP Salvia nemorosa 'Perfect Profusion' Perfect Profusion Meadow Sage | gal. 13
- WATER AND TAMP TO m%m:‘ — | : . I ‘:m 12
BACKFILL PLANTING MIX — REMOVE AIR POCKETS. BRING ‘j — LT
4 PARTS TOP SOIL LEVEL TO FINISH GRADE :
1 PART PEAT MOSS ‘ COMPACTED BACKFILL BACKFILL PLANTING MIX 2026-07-02 13:21 LANDSCAPE
WATER AND TAMP TO BELOW ROOTBALL TO 4 PARTS TOP SOIL
REMOVE AIR POCKETS. BRING [~ EXISTING SOIL EXISTING SOIL BE 1/2 DEPTH OF 1 PART PEAT MOSS REFERENCE NOTES SCHEDULE PLAN
LEVEL TO FINISH GRADE. 3 X BALL DIA. ROOTBALL (6" MIN). EXISTING SOIL
SYMBOL  CODE DESCRIPTION QTY
Scale: "~
TREE PLANTING & STAKING B SHRUB PLANTING C PERENNIAL PLANTING e TAN BIVER ROCK MULCH L 7ee o e g
£\ S NorioscaE NOT TO SCALE NOT TO SCALE DA 07/02/26

Sheet:

L1.0
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CONTRACTOR TO LOCATE AND
TIE INTO EXISTING IRRIGATION
MAIN LINE TO THE WEST.

IRRIGATION SCHEDULE

0" PUE

IRRIGATION NOTES

NATURAL CREEK AREA TO REMAIN
UNDISTURBED.

SYMBOL MANUFACTURER/MODEL/DESCRIFPTION QTY
Rain Bird XCZF-1 OO-PRF |"
. Medium Flow Drip Control Kit. I'm. DV Valve with 1. 4
Pressure Regulating Filter at , and MDCF Fitting. 3 GPM-15
GPM.
Ramn Bird XB-6
(?5 ?o ;’O Six-Outlet, Pressure Compensating, Drip Emitter. Flow rates 9
R of 0.5 GPH=blue, |.0 GPH=black, and 2.0 GPH=red, at
each emitter outlet. Comes with Barb Inlet x Barb Outlet.
SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY
Rain Bird ESPIXMEZ2-LXMM
I 2 Station Traditionally-Wired, Commercial Controller.
Indoor/Outdoor, Plastic Wall-Mount Enclosure. Install in
IXMM Powder Coated, Metal Wall-Mounted Cabinet.
©) Rain Bird WR2-RFS |
Wireless Rain/Freeze Sensor.
POC
[ n) Point of Connection 1" l
Irrigation Mainline: PVC Schedule 40 301.91f
T — T PkipedSleeve: PVC Schedule 40 27 1.0 If

Valve Callout

Valve Number

# o— Valve Flow

#II &

Valve Size

RAINBIRD 3/4" XBS TUBING WITH /4" TUBING TO EMITTER

I POLY PIPE CONNECTING DRIPLINE SECTIONS
©) 3/4" MANUAL FLUSH VALVE IN 10" ROUND VALVE BOX

1. THIS SYSTEM IS BASED UPON AN AVAILABLE STATIC PRESSURE OF 50 PSI MINIMUM. PRIOR TO
CONSTRUCTION, CONTRACTOR SHALL CONFIRM THE STATIC WATER PRESSURE AND THE SIZE OF THE POINT

OF CONNECTION (POC).

2. COORDINATE AND LOCATE ALL EXISTING UTILITIES ON THE SITE PRIOR TO EXCAVATION.
3. THIS PLAN IS DIAGRAMMATIC. SOME EQUIPMENT MAY BE SHOWN IN PAVED AREAS AND BUILDINGS

FOR PLAN CLARITY.

4. INSTALL PVC SCHEDULE 40 SLEEVES UNDER ALL PAVED SURFACES WHERE LINES AND CONTROL WIRES
CROSS INCLUDING ALL SIDEWALKS. SLEEVE SIZE SHALL BE 2 TIMES LARGER THAN THE LINE. EXTEND 6"
BEYOND THE PAVED SURFACE ON EACH SIDE. INSTALL A SEPARATE SLEEVE FOR THE CONTROL WIRES.

5. INSTALL MANUAL DRAIN VALVES AT ALL LOW POINTS ALONG IRRIGATION MAIN LINE AND EACH SIDE
OF DRIVEWAY WHERE MAIN LINE CROSSES UNDER.

6. ALL PIPE FITTINGS SHALL BE SCHEDULE 80 ON MAIN LINE.
7. XBS TUBING SHALL BE INSTALLED UNDER ROCK MULCH.
8. INSTALL 3/4" MANUAL FLUSH VALVE IN AN 10" ROUND VALVE BOX AT THE END OF ALL DRIP LINES.
9. DRIP EMITTERS SHALL BE RAINBIRD XB-20PC (2 GPH)XERI-BUG EMITTER, 1 EMITTER PER PLANT FOR
PERENNIALS AND ORNAMENTAL GRASSES AND 2 EMITTERS PER PLANT FOR SHRUBS.

10. RAINBIRD MULTI-OUTLET XERI-BUG EMITTER XB-20-6 (12 GPH) SHALL BE USED ON TREES IN PLANTING
BEDS WITH DIFFUSER BUG CAP AT ENDS OF TUBING. DISTRIBUTE EMITTERS AROUND ROOTBALL OF TREE.

GRAPHIC SCALE

20 0 10 20 40 80

I e e ey ——

(IN FEET)
linch= 20 ft.

CONSULTING
6949 S. HIGH TECH DRIVE SUITE 200
MIDVALE, UTAH 84047 PH: (801) 352-0075
www.focus-es.com
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/— NEW PAVEMENT SECTION

w
S
S
A
30" LINEAR LENGTH OF WIRE m
/ VALVE ID TAG (COILED) Kmégﬁléaﬁsbzelow- 2 % 2
ore you dig. =
. STANDARD VALVE BOX W/ PRESSURE REGULATING FILTER: O rx
12 DEEP TOPSOILIN SHRUB AREAS COVER: RAINBIRD V8 51D RAINBIRD PRF-075-RBY AL
FINISH GRADE EINISH GRADE (INCLUDED IN XCZ-075-PRF KIT) = I~
- CHRISTY'S 1.D. TAG BROOKS #1100 10°X10" ROUND Q
E \ s 7 == (INSTALL FLUSH VALVES AT END VALVE BOX WITH GREEN COVER. 5 g lgr 4
s e WATERPROOF CONNECTION: =< X \\ \ / I // // N OF EACH DRIP LATERAL RUN) HEAT BRAND "FV" ON COVER IN 2" 70338
2 RN \_ " RAINBIRD DB SERIES " 2\ /\\4 HIGH CHARACTERS. Z = il
. L o H
> o AGGREGATE BASE =| ® COMPACTED BACKFILL \,\\ /\/\/ 3/ 4.f§Biﬁ?SKEJ§ (@fe» ;ﬂ E
= s PO BACKFILL 6| © LATERAL PVC LINE (18" DEEP REMOTE CONTROL VALVE: PVC SCH. 40 ) FINISH GRADE GRCRD
S s - 51 & FOR ROTOR AND IMPACT RAINBIRD LVF-075(INCLUDED FEMALE ADAPTOR r . T
% e e TRENCH WIDTH SHALL BE o HEAD INSTALLATIONS) N HCEOTSPREE) LATERAL PIPE = ]r|£T|||M:T||'|: 4 i
[ — f— p— p— p—
o i ’ ' SLEEVE SIZE + 2" MINUMUM %\rl 2" SAND OR ROCK FREE PVC SCH 40 TEE OR z W:W:_:T § >
- o - 5&) % SOIL BENEATH PIPE AND ELBOW TO MANIFOLD o T — :_:_ A a
R SLEEVE SIZE SHALL BE PIPE B 4" SAND ABOVE PIPE == " POLY TUBING =
— SIZEX 2 MAIN PVC LINE 3/4" WASHED GRAVEL | | \\ 5 pvc scH. 40|
E @ (3" MINIMUM DEPTH) MALE ADAPTER
. IRRIGATION MAIN/LATERAL LINE e,
(PROVIDE SEPARATE SLEEVE FOR NS N OINN 9@ 2% | RO Vs LRI N»ma\%\
CONTROLLER WIRE). 2" SAND OR S O S VOO 09 5 SOOR o 3/4" CRUSHED ROCK
ROCK FREE SOIL BENEATH PIPE TRENCH SECTION * 1"IN LAWN AREAS 6" DEPTH
AND 4" SAND ABOVE PIPE. Q 2" IN SHRUB AREAS
NOT TO SCALE
MANUAL FLUSH VALVE
PIPE TRENCH DETAIL (NEW PAVEMENT AREAS) C CONTROL ZONE KIT
NOT TO SCALE
NOT TO SCALE NOT TO SCALE

MULTI- OQUTLET EMITTER, REF.
SCHEDULE FOR TYPE.

1/4" VINYL DISTRIBUTION TUBING
(LENGTH=6' MAX.)

EMITTER W/ DIFFUSER BUG CAP
(SEE IRRIGATION NOTES FOR EMITTER GPH)

o A
I 1/4" VINYL DISTRIBUTION /
ss TUBING (LENGTH=6' MAX) 7
oD
53
é Zz
s3 3/4" POLY TUBING LENGTH NOT TWO EMITTERS PER SHRUB, ONE
=z FINISH GRADE 10 EXCEED 250' AND/OR 8 GPM EMITTER PER PERENNIAL (TYPICAL)
N IES|ESH] — — o
HH: EHH:HH & MANUAL FLUSH VALVE
s ‘ ‘ ‘ ‘ ‘ ‘ ‘— 3/4" POLY TUBING LENGTH NOT
2 ‘ — TO EXCEED 250' AND/OR 8 GPM
2 —
< DRIP AREA
%
HOSE FITTING - BARBED FROM ELECTRIC EMITTER ' DRIP EMITTER ASSEMBLY
34 POLY TUBING CONTROL VALVE ASSEMBLY

DRIP VALVE ASSEMBLY

NOTE: WHENEVER POSSIBLE PLACE
EMITTER UPHILL FROM SHRUB

NOT TO SCALE

@ TYPICAL DRIP EMITTER LAYOUT

NOT TO SCALE

@ DRIP EMITTER ON VINYL TUBING RISER
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Gateway Historic District Design Guidelines

Adopted by Resolution 2015-11
Amended by Ordinance 2024-15

Purpose and Intent

Gateway Historic District will become a village of mixed uses, promoting a pedestrian
friendly atmosphere and providing excellence in landscaping and architecture, in a
setting that honors and preserves the past while promoting the future.

1. In the interest of preserving the character of the Gateway-Historic District, it is
necessary to regulate to a certain extent the new construction that is built there.
New structures should only affect the district in a positive manner, and not in
detrimental ways.

2. Respecting the heritage of Alpine associated with the historical structures in
the district.

3. Utilize approaches that have been shown to encourage the sustainability of
historic districts and neighborhoods.

The guidelines for the following elements are intended to encourage compatible new
construction. In the event that these guidelines conflict with the Alpine City Zoning
Ordinance, the Zoning Ordinance will be followed.

Guidelines

1. New developments should:

Mimic details of older buildings

Use similar materials

Make mundane uses look good
Include design features on blank walls

cooow

2. All new development projects should achieve a determination of design
appropriateness from the Planning Commission.

3. New construction should respect and build upon the historical legacy of
downtown Alpine and borrow historic features from the area. It should be



designed for its specific context. Elements that should influence the design of
new development include building form, massing, scale, materials and colors.

Gateway Historic District Design Criteria
1. Relation to the Surrounding Area (Massing, Scale, Orientation)
. Height
. Exterior Walls, Fences, and Surfaces
. Windows and Doors

. Exterior Trim and Decorative Detailing

o o0 B~ WD

. Roofing
7. Materials (Texture, Color, Finishes)

8. Streetscaping



1

Relation to the Surrounding Area
(Massing, Scale, Orientation)

New construction that utilizes appropriate massing and scale can affect historic districts
in a positive manner. New structures should take their own place in time.

Design Standards

New structures should relate to the fundamental characteristics of the district, but
may use their own style and method of construction.

Orientation of new construction should be to the street to establish a pedestrian-
friendly quality.

One major entrance should orient to each street to which the building abuts for
easy access by pedestrians from the street and sidewalk.

Corner entrances may be used for buildings orienting to two streets at an
intersection.

New construction should not be dramatically greater in scale than surrounding
structures in the district.

The perceived width of new construction should be visually compatible with
adjacent structures. Wider buildings should be divided into modules to convey a
sense of traditional construction.

The building form of new construction should be similar to surrounding structures
but should not necessarily a direct imitation.




2
Height

New construction should respect the overall height limits established in the city code for
the underlying zone.

Design Standards

* The height of buildings should be compatible with adjacent historic structures.

» Creative historic design elements fitting for the area can be considered.
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3

Exterior Walls, Fences, and Surfaces

The type of materials used for new construction can greatly enhance the relationship to
surrounding historical structures while maintaining individual identity.

Design Standards

. The use of stone, brick, wood, or stucco is encouraged for use as the primary
exterior material.

. Innovative use of other materials that mimic the primary exterior materials listed
may be considered.

. The use of chain link, vinyl, or wire fencing shall be prohibited.
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Windows and Doors

Windows and doors of new construction should relate to the general character of the
area.

Design Standards

. Windows with a vertical emphasis shall be encouraged over a horizontal
orientation.
. Scale, proportion, and character of windows and doors should be carefully

considered and should relate to the intended general character of the area.
. The simple shape of windows is encouraged.

. If new construction is built to the sidewalk, the use of awnings or canopies should
be considered for providing protection to the pedestrian.

. The ground floor of the primary fagade should include transparency at the
pedestrian level.
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5

Exterior Trim and Decorative Detailing

New construction can be enhanced by the wise use of exterior trim and decorative
detailing. Using these details to break up uninspiring solid surfaces can help avoid the
box-like appearance often seen in new construction.

Design Standards

. Trim and detailing should be simple in material and design.

. Materials that are compatible to the primary exterior material should be used.
. Excessive ornamentation is not recommended.

. The following factors should be considered in determining whether or not a

particular finishing material is acceptable:

Durability and low maintenance characteristics.

Consistency with the overall design goals.

Location on the building.

Potential shielding by landscaping or other feature.

The visibility of the site from public streets and neighboring uses.
A mansard roof is prohibited

2
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6
Roofing

The style and form of the roof on new construction can contribute to the success of
blending in with surrounding historic structures.

Design Standards

. Traditional rooflines are preferred.

. Smaller structures should use a hip, gable, or shed roof.

. Flat roofs may be considered for use on structures where the context is
appropriate.

. Flat roofs shall provide a cornice or other decorative treatment.

. The character or design of the front and rear fagades of all buildings shall

demonstrate a variety in depth, relief, rhythm and roof line height, with changes
occurring in all of these areas at least every forty feet.

. Mechanical equipment shall not be visible from the street.
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Materials — Texture, Color, Finishes

Good attention to design and color is expected in the Gateway Historic District to help
all buildings become more complimentary to each other and assist the creation of a
unique and cohesive environment. The materials used for the finish of the exterior
surface of new construction should be compatible with the nature of the surrounding

area.

Design Standards

The use of color schemes should be compatible with the surrounding area.
Simplicity is encouraged — excessive amounts of different colors should not be
used.

Avoid pure white as a fagade color, and if masonry must be painted, it should be
done in a natural hue.

The natural colors of brick masonry, stone, or other existing building materials
should dominate the color scheme of the building. Other colors should be
respectful of adjacent buildings.

A predominant color should be used with one or two other accent colors.

The texture and finish of new construction should attempt to convey a modern
building while still respecting the historic character of the area.

The cornice, window frames, ornamental details, signs and storefronts should all
blend in as an attractive harmonious unit.




8

Streetscaping

Streetscapes should be incorporated in sidewalk areas adjacent to Main Street.
Design Standards

. At least one streetscape feature should be installed and maintained every thirty
(30) linear feet along sidewalks, nearest to the curb.

. Acceptable streetscape features include, but are not limited to, the following:
trees, planters, benches, drinking fountains, decorative garbage canisters,
outdoor clocks, bike racks, and water features.

. Businesses are encouraged to coordinate the installation of streetscape
elements with surrounding properties.

. Installation of plazas and gathering spaces where people may linger is
encouraged.

. Installation of planters with trees and shrubs to create areas to sit are
encouraged.

. Providing benches in strategic areas to encourage mingling and gathering is
encouraged.

10
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ALPINE CITY PLANNING COMMISSION MEETING
Alpine City Hall, 20 North Main, Alpine, UT
June 16, 2026

I. GENERAL BUSINESS

A. Welcome and Roll Call: The meeting was called to order at 6:00 p.m. by Chair Alan
Macdonald. The following were present and constituted a quorum:

Chair: Alan Macdonald

Commission Members: Michelle Schirmer, John MacKay, Troy Slade, Susan Whittenburg, Jeff Davis,
Greg Butterfield

Excused:

Staff: Caden Lyon, Marla Fox, Jason Judd

Others: Linda Mattfeldt, Rick Christensen, Bryce Bergen, Karl Clegg, Spencer Manghan, Emily Birch-
Manghan, Ross Welch, John Ambuehl, Mara Ambuehl, Dristen Johnson, Lucy Johnson Wilkes, Scott
Johnson, Laurie Payne

B. Prayer/Opening Comments: Greg Butterfield
C. Pledge of Allegiance: John MacKay

II. REPORTS AND PRESENTATIONS
None

III. ACTION ITEMS

A. Action Item: Review of Five 12 Commercial Site Plan
Caden Lyon said The Five.12 Commercial Site Plan has been postponed giving the owner more time to

work on his plans. He said we need a motion to postpone.

MOTION: Planning Commission member Susan Whittenburg moved to postpone the proposed site plan
for the new Five 12 building at 170 S Main Street.

Jeff Davis seconded the motion. There were 7 Ayes and 0 Nays (recorded below). The motion passed.
Avyes: Nays: Excused:
Michelle Schirmer
John MacKay
Troy Slade
Alan Macdonald
Susan Whittenburg
Jeff Davis
Greg Butterfield

B. Action Item: Review of Long Range Shooters of Utah Commercial Site Plan
Caden Lyon said the Long-Range Shooters of Utah Commercial Site Plan is proposed for parcel number
02:011:0045 off of 200 North and Main St in Alpine. The building proposed is to provide
space for a small retail gun shop (rifles, accessories, bipods, etc), a warehouse, a space
for an office and a space to film content in for the shop. The building will also include a 1
bedroom apartment above the office area.
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The applicant has provided a site plan that overall meets the code requirements for §3.06
Business Commercial Zone and §3.11 Gateway/Historic Zone. There might be some
adjustment needed to the materials to those materials that are permitted in the
Gateway/Historic Design Guidelines. Parking requirements are met with 3.5 stalls needed
per 1000 sqg/ft, including parking for employees and 2 spots inside the building for the
apartment It is required that the one-bedroom apartment above the office be owner occupied
only, so it would be good to get clarification from the applicant on their intent

to meet that requirement. DCA §4.07, 4.08, and 4.10 have also been evaluated and

affirmed compliance as long as there is a 10ft PUE along the front property line.

Staff recommend that the Planning Commission consider sending a positive recommendation to the City
Council for the proposed site plan for the new Long-Range Shooters of Utah commercial site plan,
subject to the following conditions:

e That all exterior materials of the building match what is permitted in the Gateway/Historic Design
Guidelines.

e That a 10ft PUE be placed along the front property line as required in DCA §4.07 Design Standards.

Caden Lyon said the applicant met the requirements for parking and landscaping. He showed a rendering
of the design of the exterior of the building. The materials show stucco, ACM panels and brick.

Alan Macdonald asked what ACM panels were. Caden Lyon said he will invite the applicant to come
forward to explain the rendering in more detail. Alan Macdonald explained that this new building sits in
the Historic District and asked if the applicant was aware of the guidelines. He said the design standards
are the use if stone, brick, wood, or stucco is encouraged for as use as primary exterior materials. He said
it looks like the plans comply with setbacks and the PUE but the Planning Commission has questions about
the exterior building materials.

Rick Christensen, applicant, said the ACM panels that they are proposing are made of flat black metal with
folded gap lines and really sharp looking. He said it looks like a recessed panel when it is hung. The
material overlaps so water can’t get in and it’s used in a lot of commercial buildings. He said they will
have black framed windows.

Alan Macdonald asked if a gun shop is a permitted use. Caden Lyon said this will be a permitted use in the
BC Zone. Troy Slade asked if gun sales would be allowed if it is across the street from a preschool. The
applicant said Ryan Robinson took this issue to the City Attorney and he said there’re aren’t any laws
prohibiting this and said he currently sells this product out of his home.

Alan Macdonald asked about the apartment. The applicant said he is trying to maximize the space and he
has teenage boys that will be helping run the business and may someday use the apartment when married.

Alan Macdonald said he likes the materials used such as the brick and black windows but wasn’t sure about
the ACM metal panels.

Susan Whittenburg asked if this would be a retail sales store. Rick Christensen said it would but on a low
volume. He said they do a lot of online sales that they mail merchandise or customers come in and pick it

up.

Susan Whittenberg said the building looks really good. She likes it better than stucco and said it looks good
with the brick. She said the metal is also on other buildings on Main Street.
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Greg Butterfield asked if there was going to be a shooting range in the building, the applicant said there
was not. Alan Macdonald asked about traffic. Rick Christensen said in a month he may have a dozen
customers coming to the building.

Michelle Schirmer asked about the parking lot and if there was a buffer between the street and the parking
lot. Rick Christensen said there will not be a buffer, the parking lot will ramp down into the street. Caden
Lyon said it will be similar to the parking lot we have here at City Hall. There will be a sidewalk, but you
will drive over it.

Jeff Davis said ACM is not a listed material so we need to discuss that. We could say the building is not
on Main Street so are we going to consider it because we have a dilemma. Alan Macdonald said the property
is still in the Historic Gateway. He said projects from the past, including the fitness center do have metal
siding. John MacKay said other materials can be used along with the primary materials.

Susan Whittenburg said this material compliments the brick and the stucco. Jeff Davis said we have talked
about this for two years, this material is beautiful, but it is not part of the approved list we’ve come up with.
John MacKay said we have to go by today’s ordinance and this material would be approved under the
current law. Alan Macdonald said we are in a transitional period of working with the current guidelines
and future guidelines, but today, we are working off the current guidelines. He said we have been working
on an architectural look that includes red brick, stucco, wood, and black framed windows with a traditional
Utah look.

John MacKay said he spoke with City Councilwoman Chrissy Hanneman about coming up with different
architectural elements we want to see on the buildings. Things like black window framing, black doors,
awnings, and decorative elements, lighting, trim etc. He said we don’t want all the buildings to look the
same but would like to see some of these elements on all of the buildings.

Michelle Schirmer said the flat roof is making this building look modern. She said we don’t have buildings
with an all-flat roof. She would like to see part of it be a gable roof. Susan Whittenburg said we didn’t talk
about material that was weather tight, which is important in our climate.

Greg Butterfield asked Jeff Davis if he would be okay with adding brick to the middle area and allowing
ACM around the windows. Jeff Davis said he would be okay with that. Rick Christensen said he could
change the metal siding to a wood siding, but he would paint it black. Greg Butterfield said there is a lot
of maintenance with wood that you don’t have with ACM siding. The wood will look bad in a few years
if it is not taken care of. He asked if the code would allow a simulated material that looked like wood.

Rick Christensen said the ACM has a twenty-year stain on it and said the wood needs to be maintained.
Troy Slade said you’re not going to see a difference between the wood and the ACM. Alan Macdonald
said the current verbiage states that an applicant can use other materials. Susan Whittenburg said when the
ordinance was written, the ACM product probably didn’t exist. It makes sense to use a better material if it
meets the look we want. Alan Macdonald said this building would be consistent with the red brick buildings
in Pleasant Grove that he used as examples.

MOTION: Planning Commission member Greg Butterfield moved to recommend approval of the Long-
Range Shooters of Utah County Commercial Site Plan with the following conditions:

1. City and State laws allow guns to be sold near residences or school.
2. Compliant with sidewalks so there is a sidewalk going into the parking lot.

3. That all exterior materials of the building match what is permitted in the
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Gateway/Historic Design Guidelines. Change the ACM in the center section of the
building to stained wood but allow ACM around the windows.

Michelle Schirmer seconded the motion. There were 2 Ayes and 5 Nays (recorded below). The motion
was denied.

Avyes: Nays: Excused:
Michelle Schirmer John MacKay
Greg Butterfield Troy Slade
Alan Macdonald
Susan Whittenburg
Jeff Davis

MOTION: Planning Commission member John MacKay moved to recommend approval of the Long-
Range Shooters of Utah County commercial Site Plan with the following conditions:

1. That all exterior materials of the building substantially comply with the Historic Gateway
Design Guidelines. Specifically, the ACM material mimics the treatment of a wood cladding
and is compliant with Historic District Design Guidelines.

2. The apron leading into the parking lot be clearly identified and integrated with a sidewalk.

3. The city confirms that there are no state or federal laws that prohibit firearm sales adjacent to
residential and school buildings.

Troy Slade seconded the motion. There were 5 Ayes and 2 Nays (recorded below) the motion passed.

Aves: Nays: Excused:
John MacKay Michelle Schirmer

Troy Slade Jeff Davis

Alan Macdonald

Susan Whittenburg

Greg Butterfield

C. Action Item: Review of Page Senior Housing Preliminary Plat
Caden Lyon said the Page Senior Housing Preliminary Plan consists of 20 lots on 3.23 Acres of Total
Area. The development is located at 242 and 243 E Red Pine Dr and in the Business Commercial (BC)
zone with the Senior Housing Overlay Zone (SHOZ). Based on DCA 4.04.010, Planning
Commission is the Land Use Authority for any Preliminary Subdivision Application. The
application is for preliminary approval.

Page Senior Housing Preliminary is on approximately one and a half separate parcels of land
both owned by Patterson. There are stubbed road connections on the south side of the parcel
along Red Pine Dr. The parcel went through a rezoning process with the City and received the
Senior Housing Overlay Zone for the parcel, thus allowing this development. The parcel abuts
another Senior Housing project, River Meadows PRD, to the east.

There is no minimum lot size for lots in the Senior Housing Overlay Zone, but rather a minimum
acreage of 2 and maximum of 6 for the project, and only 8 units allowed per acre. The SHOZ
allows for attached dwellings of no more than two attached. There are no width or area
requirements. As far as lot shape is concerned, all lots meet the numbers of sides allowed; five or
less sides, excluding the front property line.

The developer is proposing that the lots be used for single-unit attached dwellings, i.e. twin
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homes, which is consistent with the permitted uses for the SHOZ.

There is a proposed private trail along Dry Creek, but due to constraints might have to be
relocated to someone else between Red Pine Dr and 100 S. The precise location of the trail
should be determined before Final Plat approval.

Parking requirements need to be met before the final plat is approved.

The developer will need to provide Alpine Irrigation Company water shares to satisfy the City’s
water requirements. The water policy will need to be met before the final plat can be recorded. A
Developer’s Agreement, as required per the Senior Housing Overlay Zone, will also required to
be entered into with the City Council before the final plat can be approved.

The analysis section in the body of this report serves as the Planning and Zoning Department
review. Lone Peak Fire Department will review prior to Commission meeting

All frontage is shown to be improved with curb/gutter and sidewalk per Alpine City Standards.
Roadway widths and cul-de-sac also meet city code.

Street grades meet current code with a minimum of 1% slope (DCA 4.07.090.2). The road
grades shown are between 0.50% & 0.94%.

Each utility system will be discussed in more detail below but in general, the development fits
well within the city’s adopted master plans; no issues regarding utilities were noted. Horrocks
reviewed and approved a previous submitted plan for culinary water, pressurized irrigation, and
sewer. For culinary waterline sizing, Horrocks had the following comment for the developer to
consider: “Fire flow available in the area surrounding the proposed improvements should be
over 1750 gallons per minute at 20 psi for the proposed lines. If developer wishes to have
greater fire flow for larger homes then water line should be looped to the east or a larger size
installed to Healey Drive on High Bench road.”

The subdivision is well below the 5,350-foot elevation, which is the highest elevation the
existing water system can serve and still provide the minimum 40 psi required by ordinance.
The culinary water master plan does not call for the need to upsize any mains within the
development area but as noted in the Horrocks review, if the developer wishes to have greater
fire flow for larger homes (larger than 4,800 sf), lines bigger than 8-inch would need to be
installed. Staff will work with the developer to see what their desires are in terms of home sizes
for the area.

1-inch laterals with ¥%-inch meters are required, and shown, for each new lot.
The Fire Chief will review plans prior to Commission meeting and prior to final plan approval.

Horrocks modeled the site and found no issues regarding the proposed development in terms of
pressurized irrigation. The development can be served by the existing 8-inch main in High
Bench Road. New 1-inch laterals are shown to be installed for each new lot. There is one
existing 2-inch service that will be required to be removed and capped at the main line

The storm water system design and drainage report has been submitted, reviewed, and approved.
The storm water system consists of six sumps that will retain the 100-yr (1% Annual Chance)
storm. Each lot within the development will also be required to retain the 80th percentile storm
on its lot. All stormwater from this development will be retained onsite.

March 1, 2016, the State of Utah implemented into the General MS4 Permit (Small Municipal
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Separate Storm Sewer Systems) the requirement of all developments to evaluate Low Impact
Development (aka - LID) for their site. LID is a measure of handling storm water and improving
water quality.

LID emphasizes conservation and the use of on-site natural features to protect

water quality. There are many ways to meet the LID requirement. LID can be met by the use of
drainage swales, rainwater harvesting, curb cuts to direct water to smaller local basins, and so on.
The developer shows in the storm water calculations that LID will be implemented at the
building permit level with each new lot retaining the 90th percentile storm, which equates to
about a 2-year, 1-hr rainfall event for Alpine City. Recently, the state changed this requirement
from the 90th percentile storm to the 80th percentile storm event. Retention of the 80th percentile
storm is something Alpine is doing for all new homes within the city as required by the State.
This is not just done as a measure of protecting water quality but also helps protect against runoff
from one property to another.

The development can be served and is shown to connect to the existing 8-inch sewer system in
High Bench Road. All lots are shown to gravity flow to that main line. The sewer master plan
does not show the need to upsize any mains within the development. A new 4-inch sewer lateral
is shown to be constructed to each new lot.

The provided geotechnical report covers the standard items required by ordinance. No hazards
were noted in the report or discovered in the process.

The proposed development does not fall within the Geologic Hazards Overlay Zone or the
Urban/Wildland Interface and therefore no hazard reports were required of the developer.

There are some minor redlines to correct on the plans.

A. The proposed plan complies with the zoning ordinances of the BC and SHOZ, design
standards and ordinances;

B. All new construction is outside of the flood zone (AE)

C. The plan requires no exceptions to ordinance.

Staff recommend that the Planning Commission review the plans and make a motion to approve
the proposed preliminary plat for the Page Senior Housing Plat A subdivision, with the
conditions that:

- The trail location be determined before final plat approval

- The developer’s agreement be entered into with the City before final plat approval

Staff Report Preliminary — Smooth Canyon Subdivision Phase 2

- Any minor redlines on the plat be corrected before final plat approval

Troy Slade asked if the homes would be one or two-story homes. Caden Lyon showed a rendering of a
proposed plan, and it showed two story homes. Alan Macdonald said as long as the homes meet the

height requirements, he didn’t see a problem with the two-story homes.

Caden Lyon said visitor parking may encroach into the setback, and they would need an exception for

that. Michelle Schirmer said she does not like parking encroaching into the setback.

Ross Welch, Patterson Homes, said the standard plan for these homes is to be one level, but the dormers

are there for aesthetics. There would be an option to put a bonus room in the dormer. He said they
reduced the plan down to twenty homes to have larger homes.
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Ross Welch said they are fine to put in a trail, but so far, they are not sure where that will connect. He
said most of the ingress and egress will be off Red Pine Drive. He said he can adjust the property line, so
parking is not an issue. He asked why an asphalt parking stall is encroaching. Alan Macdonald said
usually in the setback we see grass, trees, landscaping, and our ordinance states parking can’t be in the
setback.

Jeff Davis asked about water. Ross Welch said they have a lot of water shares with the city and it is not a
concern. Jason Judd said any home that comes into the city is required to provide water shares.

MOTION: Planning Commission member Jeff Davis moved to approve the Page Senior Housing
Preliminary application of the Page Court Plat A with the following conditions:

1. The trail location be determined before final plat approval.

2. The developer’s agreement be entered into with the City before final plat approval.

3. An exception to the parking requirement be adjusted to meet code before final approval.
Parking spaces in the front be removed before final approval

4. Any minor redlines on the plat be corrected before final plat approval.

Susan Whittenburg seconded the motion. There were 7 Ayes and 0 Nays (recorded below). The motion
passed.

Ayes: Nays: Excused:
Michelle Schirmer
John MacKay
Troy Slade
Alan Macdonald
Susan Whittenburg
Jeff Davis
Greg Butterfield

D. Action Item: Review of Page Court Preliminary Plat
Caden Lyon said the Page Court Plat “A” Preliminary Plat consists of 3 lots on 1.53 Acres of Total Area.
The development is located at 242 E 100 S and is in the TR 10,000 Zone. Based on DCA 4.04.010,
Planning Commission is the Land Use Authority for this application for any Preliminary
Subdivision Application and based on the new road connection proposed. The application is for
preliminary approval.

Page Court is on half a parcel of land owned by Patterson. There are stubbed road connections on
the north side of the parcel along 100 S. The parcel to the south went through a rezoning process
with the City and received the Senior Housing Overlay Zone for the parcel, thus allowing half of
this parcel be dedicated with a new zoning classification and leaving the north half, this plat, in
the TR-10,000. The applicant is working with the neighboring parcel to the west to allow for the
new cul-de-sac.

There are no width or area requirements. As far as lot shape is concerned, all lots meet the numbers of
sides allowed; five or less sides, excluding the front property line.

The developer is proposing that the lots be used for single-unit attached dwellings, i.e. twin
homes, which is consistent with the permitted uses for the SHOZ.
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There is a proposed private trail along Dry Creek, but due to constraints might have to be
relocated to someone else between Red Pine Dr and 100 S. The precise location of the trail
should be determined before Final Plat approval.

The proposed cul-de-sac is only meeting half of the requirements for cul-de-sac development.
Staff assume this is due to the applicant allowing the neighboring parcel to take on the
responsibility of finishing out the full width requirements of the ROW if/when it develops.
However, the applicant and neighboring parcel need to go through an exchange of property by
receiving approval on a boundary line adjustment application for the possibility of the cul-de-sac.
When doing the Adjustment, staff recommend that the boundary adjusted meet the ROW
requirements of cul-de-sacs in §4.07.040. If the boundary is not adjusted to meet the ROW
requirements, it will have to be readjusted later through a plat amendment.

The developer will need to provide Alpine Irrigation Company water shares to satisfy the City’s
water requirements. The water policy will need to be met before the final plat can be recorded.

The analysis section in the body of this report serves as the Planning and Zoning Department
review. Lone Peak Fire Department will review prior to Commission meeting

All frontage is shown to be improved with curb/gutter and sidewalk per Alpine City Standards.
Roadway widths and cul-de-sac also meet city code.

Street grades meet current code with a minimum of 1% slope (DCA 4.07.090.2). The road
grades shown are between 0.50% & 0.94%.

Each utility system will be discussed in more detail below but in general, the development fits
well within the city’s adopted master plans; no issues regarding utilities were noted. Horrocks
reviewed and approved a previous submitted plan for culinary water, pressurized irrigation, and
sewer. For culinary waterline sizing, Horrocks had the following comment for the developer to
consider: “Fire flow available in the area surrounding the proposed improvements should be
over 1750 gallons per minute at 20 psi for the proposed lines. If developer wishes to have
greater fire flow for larger homes then water line should be looped to the east or a larger size
installed to Healey Drive on High Bench road.”

The subdivision is well below the 5,350-foot elevation, which is the highest elevation the
existing water system can serve and still provide the minimum 40 psi required by ordinance.
The culinary water master plan does not call for the need to upsize any mains within the
development area but as noted in the Horrocks review, if the developer wishes to have greater
fire flow for larger homes (larger than 4,800 sf), lines bigger than 8-inch would need to be
installed. Staff will work with the developer to see what their desires are in terms of home sizes
for the area.

1-inch laterals with ¥4-inch meters are required, and shown, for each new lot.

The Fire Chief will review plans prior to Commission meeting and prior to final plan approval.

Horrocks modeled the site and found no issues regarding the proposed development in terms of
pressurized irrigation. The development can be served by the existing 8-inch main in High Bench Road.
New 1-inch laterals are shown to be installed for each new lot. There is one

existing 2-inch service that will be required to be removed and capped at the main line

The storm water system design and drainage report has been submitted, reviewed, and approved.
The storm water system consists of six sumps that will retain the 100-yr (1% Annual Chance)
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storm. Each lot within the development will also be required to retain the 80th percentile storm
on its lot. All stormwater from this development will be retained onsite.

March 1, 2016, the State of Utah implemented into the General MS4 Permit (Small Municipal
Separate Storm Sewer Systems) the requirement of all developments to evaluate Low Impact
Development (aka - LID) for their site. LID is a measure of handling storm water and improving
water quality. LID emphasizes conservation and the use of on-site natural features to protect
water quality. There are many ways to meet the LID requirement. LID can be met by the use of
drainage swales, rainwater harvesting, curb cuts to direct water to smaller local basins, and so on.

The developer shows in the storm water calculations that LID will be implemented at the
building permit level with each new lot retaining the 90th percentile storm, which equates to
about a 2-year, 1-hr rainfall event for Alpine City. Recently, the state changed this requirement
from the 90th percentile storm to the 80th percentile storm event. Retention of the 80th percentile
storm is something Alpine is doing for all new homes within the city as required by the State.
This is not just done as a measure of protecting water quality but also helps protect against runoff
from one property to another.

The development can be served and is shown to connect to the existing 8-inch sewer system in
High Bench Road. All lots are shown to gravity flow to that main line. The sewer master plan
does not show the need to upsize any mains within the development. A new 4-inch sewer lateral
is shown to be constructed to each new lot.

The provided geotechnical report covers the standard items required by ordinance. No hazards
were noted in the report or discovered in the process.

The proposed development does not fall within the Geologic Hazards Overlay Zone or the
Urban/Wildland Interface and therefore no hazard reports were required of the developer.

There are some minor redlines to correct on the plans.

A. The proposed plan overall complies with the zoning ordinances of the TR-10,000 and
design standards and ordinances;

B. All new building footprints do not include areas of floodway but may include the flood
zone (AE) and require additional approval from FEMA. This should be a note on the plat.
C. The plan, if it meets the staff recommendation in this document, would not be requesting
any exception to the ordinance.

Staff recommend that the Planning Commission review the plans and make a motion to approve
the proposed preliminary plat for the Page Court Plat A subdivision, with the conditions that:

- The trail location be determined before final plat approval

- A boundary adjustment be completed between the applicant and the neighboring property

that allows the full size of the ROW before final plat approval

- The plat includes a plat note dedicated the proposed public street to Alpine City

- The plat includes a plat note that says that any building footprints into the flood zone

(AE) require additional approval from FEMA.

Ross Welch said until the neighbor to the west decides to subdivide, we will put up a fence across his

property for privacy. Once he decides to subdivide, the full cul-de-sac with sidewalk will be built. We
will stub utilities to that side for future use.
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MOTION: Planning Commission member John MacKay moved to approve the Preliminary application
of the Page Court Plat A with the following conditions:

1. The trail location be determined before final plat approval.

2. A boundary adjustment be completed between the applicant and the neighboring property
shall reflect that ROW as shown.

3. The plat includes a plat note dedicating the proposed public street to Alpine City.

4. The plat includes a plat note that says that any building footprints into the flood zone require
additional approval from FEMA.

Jeff Davis seconded the motion. There were 7 Ayes and 0 Nays (recorded below). The motion passed.

Ayes: Nays: Excused:
Michelle Schirmer
John MacKay
Troy Slade
Alan Macdonald
Susan Whittenburg
Jeff Davis
Greg Butterfield

IV. COMMUNICATIONS

Jeff Davis said Utah State Code states we can’t prohibit gun sales in the city. Alan Macdonald asked about
proximity to a school. Jeff Davis said that does not matter.

Jeff Davis said the flood plain has been engineered.

Susan Whittenburg said the new development at the end of Bald Mountain needs to know about the trails
there. They need to provide or repair the trail. Caden Lyon said residents can come talk to him or Shane
Sorensen.

Next Planning commission meeting will be on July 7%,

V. APPROVAL OF PLANNING COMMISSION MINUTES: March 31, June 2, 2026, and combined
Planning Commission /City Council work session June 3, 2026

MOTION: Planning Commissioner John MacKay moved to approve the minutes for March 31, 2026, as
written.

Michelle Schirmer second the motion. There were 7 Ayes and 0 Nays (recorded below). The motion passed.

Ayes: Nays: Excused:
Michelle Schirmer
John MacKay
Troy Slade
Alan Macdonald
Susan Whittenburg
Jeff Davis
Greg Butterfield

MOTION: Planning Commissioner Susan Whittenburg moved to approve the minutes for June 2, 2026, as
written.
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John Mackay second the motion. There were 7 Ayes and 0 Nays (recorded below). The motion passed.

1
2
3 Ayes: Nays: Excused:
4 Michelle Schirmer
5 John MacKay
6 Troy Slade
7 Alan Macdonald
8 Susan Whittenburg
9 Jeff Davis
10 Greg Butterfield

12 MOTION: Planning Commission member Michelle Schirmer moved to approve the minutes for the
13 combined Planning Commission /City Council work session for June 3, 2026 as written.

15  John MacKay second the motion. There were 7 Ayes and 0 Nays (recorded below). The motion passed.

17 Ayes: Nays: Excused:
18 Michelle Schirmer

19 John MacKay

20 Troy Slade

21 Alan Macdonald

22 Susan Whittenburg

23 Jeff Davis

24 Greg Butterfield

25

26 ~ MOTION: Planning Commission member Jeff Davis moved to adjourn the meeting.

28  Greg Butterfield seconded the motion. There were 7 Ayes and 0 Nays (recorded below). The motion

29  passed.

30 Ayes: Nays: Excused:
31 Michelle Schirmer

32 John MacKay

33 Troy Slade

34 Alan Macdonald

35 Susan Whittenburg

36 Jeff Davis

37 Greg Butterfield

38

39  The meeting was adjourned at 8:16 p.m.
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