DATE:
FROM:

LEOGAN

MEMORANDUM TO PLANNING COMMISSION

February 15, 2022

Tanya Rice, Planner I

SUBJECT: Project #21-069

Lloyd Estates Subdivision Plat

The Lloyd Estates Preliminary Plat applicant has submitted a revised preliminary plat as requested by the
Planning Commission and responding to the issues raised at the January 13, 2022, hearing.

The revised preliminary plat addresses the following issues:
1. Redesign of the preliminary plat to accommodate the required 80’ of dedicated right of way on 200

West.

2. Provides a turn-around/road stub on the west end of 700 North as the third street connection. This

turn-around is located on an adjacent parcel west of the subject site and is closely aligned with
Crystal Ave, a private road. The adjacent property owner has provided written consent for the
location of the hammerhead, however, unless access to the private road is prevented with a clear
turn around (curbing, bollards), written consent from all property owners along Crystal Ave. is
required.

3. Northern boundary irrigation line labeled as Existing Northwest Field Lateral on the preliminary

plat/civil plan.

Below are the revised Conditions of Approval addressing the Planning Commission’s required changes:

RECOMMENDED CONDITIONS OF APPROVAL FOR THE SUBDIVISION PERMIT

This project is subject to the proponent or property owner agreeing to comply with the following
conditions as written, or as may be amended by the Planning Commission.

1.

2.
3.

All standard conditions of approval will be recorded with the Subdivision Permit and are
available in the Community Development Department.

Forty-four (44) lots are approved with this subdivision permit.

Provide written plan to prevent access through Crystal Ave. OR provide authorization from
property owners to approve third street connection through property Tax ID # 05-045-0006,
05-045-0029 & 05-045-0003 prior to final plat approval.

Standard streetscape improvements shall be in place prior to the issuance of final occupancy
for all building lots.

Street trees are required every thirty feet on center prior to the final Certificate of Occupancy
for each home. If occupancy is desired outside of the planting periods a landscape bond for



street trees may be approved.
Setbacks for buildings shall be reviewed and approved at the time of the building permit
application.
Provide 10’ public utility easement on all property lines at the bounds of the subdivision and &’
public utility easement on all other property lines.
Final plat shall be recorded within one (1) year of this action. If the project is to be phased, a
phasing plan shall be submitted to the Planning Commission for review & approval. Each
phase shall be recorded in compliance with the deadlines established in the Land
Development Code.
Prior to issuance of a Building Permit, the Director of Community Development shall receive a
written memorandum from each of the following departments or agencies indicating that their
requirements have been satisfied:
a. Engineering - contact 716-9160
1. Dedicate right of way as necessary to ensure an 80’ roadway on 200 West. 200 West is
considered a future collector street in City Master Plans and shall be constructed to those
standards for pavement and access.

2. Provide water shares or in-lieu fee for all indoor and outdoor demands to City system per
State Sourcing requirements.

3. Construct curb, gutter, sidewalk and pavement along 200 West and 600 North per City
standards.

4. Provide storm water detention/retention per City standards for the development. This
includes the retention of the 90% storm event onsite using Low Impact Design methods.

5. Provide a geotechnical report that at a minimum provides the following information: 1)
California Bearing Ratio of proposed road subgrade for pavement section design, 2)
Historical High-Water Elevation, and 3) native soil percolation rates for storm water design.

6. Provide City with copies of recorded easements for sewer line and access to 700 N from
adjacent property owners for this development

7. Provide 15-ft wide access road to allow access and maintenance to sewer and manhole at
north end of development.

8. Provide an Army Corps approved Wetland Delineation and mitigation plan for all right-of-
way to be dedicated to Logan City prior to any road construction activities.

9. Clearly define the storm water pond areas on the plat. The pond areas shall be maintained
and operated by the HOA for the development. Add a note to plat clarifying this
requirement. City recommends that these ponds be placed on common area not a private
lot with an easement. Provide City with Storm Water Maintenance Agreement for review
and approval prior to being recorded with County Recorder.

b. Water/Cross Connection - contact 716-9627

1. All landscape irrigation system’s fed from Logan City water must have a high hazard rated
backflow assembly installed and tested. All backflow assemblies must be tested within 10 days
of turning water into them and annually thereafter.

2. All points of use of water must comply with the 2018 IPC and State of Utah Amendments and
the Utah Admin Code 309-305 during and after construction. Project shall comply with all
current plumbing codes, Utah State Amendments and the Utah Division of Drinking Water rules
and regulations including, but not limited to, those pertaining to backflow protection and cross
connection prevention.

c. Light and Power - contact 716-9722
1. Customer will be responsible for all cost of relocation of Logan City Power if Power is disturbed.
2. Logan City Light and Power requires 1-Line Diagram, a logan city load data sheet, a digital site

plan in Auto CAD (DWG) format, a 10’ Public Utility Easement (PUE) on all property lines that
face a roadway, and a 5’ easement on all other property lines.



3. Contact Matt with Logan Light and Power for Power Location and a meet on site. (435-716-
9722)
d. Environmental - contact 716-9627
1. An all-weather turn around will need to be provided on the west side of 700 N.
e. Fire - contact 716-9515
1. Provide fire apparatus access plan, fire flow analysis, and fire hydrant locations.
2. A complete fire flow analysis shall be provided by applicant. Required fire flow will be

determined using the type of construction, fire area square footage and if fire sprinklers are
installed.

3. Need Fire Flow Report
4. Fire hydrants will be required within 600 feet of all buildable area on lots.

Attachments:
Staff Report
Revised Preliminary Plat
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T s Lloyd Estates Subdivision

COMMUNITY DEVELOPMENT Located at 600 North 200 West
REPORT SUMMARY...
Project Name: Lloyd Estates Subdivision
Proponent / Owner: Riley Duke / Cache Cal Holdings
Project Address: 600 North 200 West
Request: 44 ot Subdivision
Current Zoning: Neighborhood Residential (NR-6)
Type of Action: Quasi-Judicial
Hearing Date January 13, 2022
Submitted By: Tanya Rice, Planner Il
RECOMMENDATION

Staff recommends that the Planning Commission conditionally approve a Subdivision Permit
for Project #21-069, Lloyd Estates Subdivision, in the Neighborhood Residential (NR-6) zone
located at approximately 600 North 200 West, TIN #05-045-0016.

Current Land use adjoining the subject property
North: NR-6: Residential Uses East: NR-6: Residential Uses
South: | NR-6: Residential Uses West: | NR-6: Residential Uses

Subdivision Proposal

This request is for a 44 lot single family residential subdivision on approximately 8.5 acres. The
proposal includes two new city streets connecting to 200 West. The property is currently vacant.
Water, sewer, power, and gas are available in the 600 North and 200 West rights-of-way and
are capable of serving all of the proposed building lots.

. 3 o e
Figure 1 Shows the project site

Zoning

The proposed subdivision is located inside the Traditional Neighborhood Residential (NR-6)
zoning district. The Land Development Code (LDC) permits subdivisions within the NR-6 zone
at a density of six (6) units to the acre and minimum lots sizes of 6,000 SF. The LDC sets an
average minimum lot width of 50 feet.



Density & Lot Size

The proposal shows lots sizes vary from 6,000 SF to 15,162 SF, are 50’ in width and contain lot
depths that are between 82’ and 120’.The proposed density of the subdivision is 5.17 units per
acre. As proposed, the subdivision complies with lot size, lot width and density requirements in
the LDC.

Setbacks
The LDC requirements for setbacks in the NR-6 zone are as follows (as measured from
property lines):

Front: 25 feet
Side: 8 feet
Rear: 10 feet

As new homes are proposed on individual lots, setbacks will be reviewed and approved by City
staff prior to issuing a building permit.

Access

The Land Development Code (LDC) 17.30.170 requires subdivisions with greater than 20 lots to
have at least three (3) street connections. This proposal includes two street connections onto
200 West and an unclear intention for the third connection on the west end of 700 North. On
the proposed Survey Plan, an incomplete turnaround is shown and on the Civil Plan, an illegal
connection is shown onto an adjacent property. The proponent is in discussion with adjacent
property owners to continue 700 North through to 400 West which conforms to city grid ideals,
but at the time of this report the issue is unresolved. As proposed with only two street
connection and no clear third connection, the project does not meet the minimum LDC code
requirements for street connectivity. As conditioned with full street stubs, better street grid
conformity and street connectivity, the project meets the LDC requirements.

AGENCY AND CITY DEPARTMENT COMMENTS
Comments were solicited from the following departments or agencies:

Engineering Environmental

Water/Cross Connection Fire and Light & Power

PUBLIC COMMENTS
Notices were mailed to property owners within 300 feet of the subject property. As of the time of
this report, one comment from the public has been received.

PUBLIC NOTIFICATION
Legal notices were published in the Herald Journal on 11/27/21, and the Utah Public Meeting
website on 11/29/21. Public notices were mailed to property owners within 300 feet of the
project site on 11/22/21.

RECOMMENDED CONDITIONS OF APPROVAL
This project is subject to the proponent or property owner agreeing to comply with the following
conditions as written, or as may be amended by the Planning Commission.
1. All standard conditions of approval will be recorded with the Subdivision Permit and
are available in the Community Development Department.
2. Forty-four (44) lots are approved with this subdivision permit.
3. Provide third street connection per City standards and LDC requirements.
4. Standard streetscape improvements shall be in place prior to the issuance of final
occupancy for all building lots.
5. Street trees are required every thirty feet on center prior to the final Certificate of
Occupancy for each home. If occupancy is desired outside of the planting periods a
landscape bond for street trees may be approved.

Project #21-069 Lloyd Estates Subdivision Staff Report for the Planning Commission meeting of January 13, 2022




6. Setbacks for buildings shall be reviewed and approved at the time of the building
permit application.

7. Provide 10’ public utility easement on all property lines at the bounds of the subdivision
and 5’ public utility easement on all other property lines.

8. Final plat shall be recorded within one (1) year of this action. If the project is to be
phased, a phasing plan shall be submitted to the Planning Commission for review &
approval. Each phase shall be recorded in compliance with the deadlines established in
the Land Development Code.

9. Prior to issuance of a Building Permit, the Director of Community Development shall
receive a written memorandum from each of the following departments or agencies
indicating that their requirements have been satisfied:

a. Engineering - contact 716-9160

1.

Dedicate right of way as necessary to ensure an 80’ roadway on 200 West. 200
West is considered a future collector street in City Master Plans and shall be
constructed to those standards for pavement and access.

Provide water shares or in-lieu fee for all indoor and outdoor demands to City system
per State Sourcing requirements.

Construct curb, gutter, sidewalk, and pavement along 200 West and 600 North per
City standards.

Provide storm water detention/retention per City standards for the development. This
includes the retention of the 90% storm event onsite using Low Impact Design
methods.

Provide a geotechnical report that at a minimum provides the following information: 1)
California Bearing Ratio of proposed road subgrade for pavement section design, 2)
Historical High-Water Elevation, and 3) native soil percolation rates for storm water
design.

Provide City with copies of recorded easements for sewer line and access to 700 N
from adjacent property owners for this development

Provide 15-ft wide access road to allow access and maintenance to sewer and
manhole at north end of development.

Provide an Army Corps approved Wetland Delineation and mitigation plan for all
right-of-way to be dedicated to Logan City prior to any road construction activities.

Clearly define the storm water pond areas on the plat. The pond areas shall be
maintained and operated by the HOA for the development. Add a note to plat
clarifying this requirement. City recommends that these ponds be placed on common
area not a private lot with an easement. Provide City with Storm Water Maintenance
Agreement for review and approval prior to being recorded with County Recorder.

b. Water/Cross Connection - contact 716-9627

1.

All landscape irrigation system’s fed from Logan City water must have a high hazard
rated backflow assembly installed and tested. All backflow assemblies must be tested
within 10 days of turning water into them and annually thereafter.

All points of use of water must comply with the 2018 IPC and State of Utah
Amendments and the Utah Admin Code 309-305 during and after construction.
Project shall comply with all current plumbing codes, Utah State Amendments and
the Utah Division of Drinking Water rules and regulations including, but not limited to,
those pertaining to backflow protection and cross connection prevention.

c. Light and Power - contact 716-9722

1.

2.

Customer will be responsible for all cost of relocation of Logan City Power if Power is
disturbed.

Logan City Light and Power requires 1-Line Diagram, a Logan City Load Data Sheet,
a digital site plan in Auto CAD (DWG) format, a 10’ Public Utility Easement (PUE) on
all property lines that face a roadway, and a 5’ easement on all other property lines.

Project #21-069 Lloyd Estates Subdivision Staff Report for the Planning Commission meeting of January 13, 2022



3. Contact Matt with Logan Light and Power for Power Location and a meet on site.
(435-716-9722)

d. Environmental - contact 716-9627
1. An all-weather turn around will need to be provided on the west side of 700 N.
e. Fire - contact 716-9515

1. Provide fire apparatus access plan, fire flow analysis, and fire hydrant locations.
2. A complete fire flow analysis shall be provided by applicant. Required fire flow will be

determined using the type of construction, fire area square footage and if fire
sprinklers are installed.

3. Need Fire Flow Report
4. Fire hydrants will be required within 600 feet of all buildable area on lots.

RECOMMENDED FINDINGS FOR APPROVAL FOR THE SUBDIVISION PERMIT
The Planning Commission bases its decisions on the following findings supported in the
administrative record for this project:

1.

The proposed subdivision is compatible with surrounding land uses and will not interfere
with the use and enjoyment of adjacent properties because the subdivision meets the
minimum lot sizes and maximum allowed densities for the NR-6 zone.

The Subdivision Permit conforms to the requirements of Title 17.48 concerning hearings,
procedures, application requirements and plat preparations.

The project meets the goals and objectives of the Logan General Plan by providing new
residential housing in areas with existing services and infrastructure.

200 West and 600 North provide adequate access and utility services to the subdivision.
The project met the minimum public noticing requirements of the Land Development Code
and the Municipal Code.

This staff report is an analysis of the application based on adopted city documents, standard city development practices, and available information. The report is to be
used to review and consider the merits of the application prior to and during the course of the Planning Commission meeting. Additional information may be revealed by
participants at the Planning Commission meeting which may modify the staff report and become the Certificate of Decision. The Director of Community Development
reserves the right to supplement the material in the report with additional information at the Planning Commission meeting.

Project #21-069 Lloyd Estates Subdivision Staff Report for the Planning Commission meeting of January 13, 2022



November 30, 2021
To the Logan City Planning Commission,

My name is Janice Trygstad and | have lived in this neighborhood since 1988. As a long-time
resident, | am concerned about the subdivision permit at 200 West 600 North because of the
potential negative impacts on the local wildlife and the population density of the neighborhood.

Building the proposed single-family homes at 200 West 600 North would result in substantial
loss of wetlands and trees. This parcel of land is and should remain as wetlands. Itis a
migratory area for birds and other animals. The land provides a home for many migratory bird
species, such as chickadees, finches, hummingbirds, pheasants, robins, and woodpeckers. In
addition to these species, the wetlands are home to eagles, hawks, and owls. These predatory
birds play a vital role in controlling the population of mice and voles. Removal of the wetland
habitat will drive these birds away, which then allows the rodent population to grow unchecked.
These rodents carry diseases which are easily transmissible to humans and are in some cases
deadly. Itis critical that we preserve the wetland habitat of these birds to protect human health.

In addition to destroying the wetlands, the developer would need to remove many old trees to
build on the parcel. If these trees are removed, it could be decades or even hundreds of years
before new trees could regrow to similar heights (assuming the trees are even responsibly
replaced by the developer, which is an open question). These trees not only serve as a vital part
of the wetland habitat, but they also provide us with oxygen and help clean the air, which is
especially important during the winter inversions so common in our valley.

Beyond the environmental impact, the proposed addition of 44 home lots will inevitably lead to
new home construction, which will in turn increase the population density of the neighborhood,
bringing more children as well as more cars. It is unclear whether the local schools have the
capacity to educate such a sudden influx of children. In addition, the new construction would
have a negative impact on traffic patterns. The subdivision would require construction of two
additional entrances onto 200 W. This will put additional strain on traffic along 200 West. This
street is already a commonly used bypass from Main Street, which is sorely needed to mitigate
its heavy traffic. Traffic on Main Street is only likely to increase as the years go by. Additional
traffic on 200 W will endanger both drivers as well as school-aged children walking to school
and/or bus stops. We should not further burden this important thoroughfare by adding additional
homes, which would greatly increase the number of cars along this stretch of 200 W.

The Planning Commission already denied rezoning of this parcel for high-density housing on
Sept. 9, 2021. The new proposal to subdivide the parcel into single-family home lots does not
alleviate the concerns previously raised by the neighborhood, which are in fact the very same
reasons why the Commission denied the rezone proposal. Just as high-density housing would
negatively impact the local environment and place unnecessary strain on local education and
traffic infrastructure, subdividing the parcel to allow new home construction would invite
precisely the same negative impacts for which the Commission denied the zone change permit.

Thank you for your consideration.
Sincerely,
Janice Trygstad

435-757-0014
janice.trygstad@gmail.com
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1 message

Chase Anderson <chaseandersonx@gmail.com> Mon, Jan 10, 2022 at 3:47 PM
To: amanda.pearce@loganutah.org

Amanda,

I had some comments on the Lloyd Estates proposal.

The only note I'd add is an inquiry about the possibility of preserving the land just west of it to create a larger park. | know
that there is a park just west of there but it's very small, especially with the addition of these 44 units. | think that the
creation of another park in the vacant lot just west of this development would be great to preserve some green space as
well as another great park off of the bike lane on 400 W.

I think that in addition to any effort to add homes to the area, we should also be adding infrastructure to encourage
alternative forms of transportation. | know there's a great bike lane on 400 W, but I'd highly push for the creation of a good
bike lane on 300 W to support this new development as well.

Thank you for your consideration!

Chase Anderson

50 W 500 N
Logan Utah

https://mail.google.com/mail/u/0/?ik=93297f0be6&view=pt&search=all&permthid=thread-f%3A1721609582324800151&simpl=msg-f%3A17216095823... 1/1


https://www.google.com/maps/search/50+W+500+N+Logan+Utah?entry=gmail&source=g
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Application Number

O Design Review

O Conditional Use

Type of Application (Check all that apply):
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P U-069

O Administrative Design Review
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O Code Amendment O Appeal O Zone Change 0 Other
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AUTHORIZED PROJECT REPRESENTATIVE FOR OWNER PHONE #
ey Duke Y425 -#a0-12 7y
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on behalf of the property owner.

| certify that the information contained in this application and all
supporting plans are comrect and accurate. | also certify that |
am authorized to sign all further legal documents and permit

Signature of Pro ﬁnir‘s Authorized Project Representative

be sent lo my authorized agent lisied above.

| certify that | am the property owner on record of the subject
property and that | consent to the submittal of this project
| understand that all further legal documents and permits will

I Signature of Property Owner

APPLICATION MUST BE ACCURATE AND COMPLETE
NO SITE ACTIVITY MAY OCCUR UNTIL AFTER APPROPRIATE COMMITTEE APPROVAL -

Y90 North 100 West Lovat

UT 84321
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N N BN A — — — — ### — — — CONTOUR MAJOR Curve Table |_
0 40' 80’ CONTACTS
Curve # | Length | Radius | Delta Chord Direction | Chord Length s ‘
1. SUBDIVIDER: DUKE BUILDING INC., RILEY DUKE % X FENCE — T oo T — || xoﬁof@
11.  ADDRESS: 75 W 100 S SUITE 250, LOGAN, UT 84321 : : 1 ' W enCrco \
12 PHONE #: 435-890-7274 ASPHALT PAVEMENT Cc2 15.71 10.00 090°01'58" | N44° 59' 07"W 14.15 || \)\O ,\,LQ\'\ g
811 2 OWNER CACHE CAL HOLD'NGS _ . C3 18.83 230.00 004°41'27" | S87° 39" 11"E 18.82 2 92 LOT 1 acc)) LOT 2 acc)) LOT 3 acc)) LOT 4 acc)) LOT 5 8
2.1. ADDRESS: 886 POTRERO AVE, SAN FRANCISCO, CA, 94110-2841 A CONCRETE PAVEMENT ca4 5257 | 230.00 | 013°05'41" | S78° 45 37'E 52.45 o aq1 . ] 6320 sqft S | 6004 saft S | 6004 saft S | 6004 saft S 6243 sqft T
Know what’s bEIOW. 3. CIVIL ENGINEER: CIVIL SOLUTIONS GROUP, MICHAEL E. TAYLOR, PE | | o | o0 | 2000 [orzowow [sowsare | wom R M B q = R R R :
= 3.1. LICENSE #: 8243189-2202 W EXISTING TO BE REMOVED ce 36.75 | 230.00 | 009°0916" | S55° 03 30°E 36.71 | \
S "’c “ 811 . 3.2.  ADDRESS: 498 W 100 S, PROVIDENCE, UTAH 84332 o T oom 3000 Toroiaoe oo oz ooc T
@@ d hefore you dig. 33.  PHONE #: 435-213-3762 W \WATER VALVE ' — : | \_
& youdig 4. SURVEYOR: CIVIL SOLUTIONS GROUP, INC. DENNIS CARLISLE, PLS > A L T Bl RS | _ ] ] ]
BLUE STAKES °F UTAH 41 L|CENSE #: 172675 \@ F|RE HYDRANT C9 22.28 15.00 085°05'59" | S46° 25' 33"E 20.29 '
UTILITY NOTIFICATION CENTER, INC. 4.2.  ADDRESS: 498 W 100 S, PROVIDENCE, UTAH 84332 Cl0 | 2697 | 1500 | 1037003 | N39" 300" 2348
43 PHONE #: 435_213_3762 Cc11 47.03 70.00 038°29'26" | N31° 14' 09"W 46.15 )/
ww]'ws..?‘olt,éeés;ik}?s].org % WATER METER Cc12 58.94 170.00 019°51'59" | N60° 24' 51"W 58.65 —_— — — — é 50.00" 50,00 53/00' 20,00 3137 2 -
- - - N90° 00' 00.0"W
SEWER MANHOLE C13 58.31 170.00 019°39'11" | N80° 10' 26"W 58.03 , \
OWNER CERT'F'CATE Cc14 23.55 15.00 089°58'13" | S45° 00' 59"W 21.21 252.36 S U RV EY P LAN
STORM DRAIN BOX c15 15.53 10.00 | 089°0025" | S44° 28' 20'E 14.02
THESE PLANS AND SPECIFICATIONS ARE THE PROPERTY OF CIVIL SOLUTIONS GROUP, I, THE UNDERSIGNED, DO HEREBY AFFIRM THAT | AM THE RECORD OWNER I:l c16 2382 | 1500 | o090°59'35" | s45° 31" 40w 21.40 600 N O RTH (50! ROW)
INC. AND SHALL NOT BE PHOTOCOPIED, RE-DRAWN, OR USED ON ANY OTHER PROJECT | OF OF THE SUBJECT PROPERTY PROPOSED ON THIS MAP FOR SUBDIVISION, STORM WATER CATCH BASIN c17 89.89 | 100.00 | 051°3019" | s24° 43 43°E 86.90
OTHER THAN THE PROJECT SPECIFICALLY DESIGNED FOR, WITHOUT WRITTEN AND | CONSENT TO THE FILING OF THIS PRELIMINARY PLAT MAP. o6 | 1aarz | 2015 |oosrsr | srrosere | etor
PERMISSION. THE OWNERS AND ENGINEERS OF CIVIL SOLUTIONS GROUP, INC. . ROAD SIGN 1 O F 2
DISCLAIM ANY LIABILITY FOR ANY CHANGES OR MODIFICATIONS MADE TO THESE
PLANS OR THE DESIGN THEREON WITHOUT THEIR CONSENT. THESE PLANS ARE
DRAWN TO SCALE WHEN PLOTTED ON A 24" X 36" SHEET OF PAPER. THESE PLANS ARE | OWNER DATE C () > POWERPOLE
PRODUCED IN COLOR AND SHOULD BE PLOTTED AS SUCH.
DESIGNING OUR FUTURE
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STORMWATER CALCULATIONS |
25 -
(SubArea /
it Description Area (sq ft)  Area(ac) CN (Group D) TotalArea)*CN | \ |
| | 234 _ Roadway Impervious Area 69,530 1.60 98 18
224 Structures (2000 SF per lot) 88,000 2.02 98 23 | |
&1 Driveways (20x25 per lot) 22,000 0.51 98 6
204 Open Space 200,511 4.60 80 42
P R I I I M I N A RY P I A I 15 Total Area: 380,041 8.72 89
18
| ] = Pre Development (Pasture, grassland, or range; ‘
1; good): 380,041 8.72 80 /
SECTION 28 & 33, TOWNSHIP 12 NORTH, RANGE 1 EAST| ' '
z
) ) E = Initial Abstraction 0.26 inches | / |
T — i for pre dev 0.50 inches /
| | | I Precipitation (10 Yr) 24 hour storm 2.04 inches
| | 104 Precipitation (25 Yr) 24 hour storm  2.41 inches
. —// 9 Precipitation (100 Yr) 24 hour storm 3.02 inches /
7 > : STORM WATER DISCHARGE AT A CONTROLLED (%) 1 g Direct Runoff (10 Yr) 24 hour storm 1.03 total runoff depth
RATE THROUGH AN ORIFICE PLATE TO THE | | > [z D'fOF T': de:f((lzosYYr) ;i :Our Storm (1)-22 :0:6: runog jep:: /
EXISTING STORM WATER LINE LOCATED WITHIN - frect Runoff (25 Y1) ourstorm -~ o'a runo” cep |
| 5 for pre dev (25 Yr) 24 hour storm 0.83 total runoff depth | | |
| THE EASEMENT ON THE NORTH SIDE OF THE Direct Runoff (100 Yr) 24 hourstorm  1.88 total runoff depth LOGAN CITY 60' ROW ROADWAY / 2
X 4
\ % COTTONWOOD SUBDIVISION \)\ | 3: for pre dev (100 Yr) 24 hour storm 1.27 total runoff depth CROSS SECTION, SEE DETAIL. / (o] |
— X5 - 7 : | WEST PORTION OF ROW TO BE (2]
— W Wy A AN Post Development
v h}xﬁ 1 10-Year Direct Runoff 0.75 acre-ft 32,594 3 1 CONSTRUCTED FOR THIS PROJECT.
I — f— / \/\1 0 — : —  25-Year Direct Runoff 0.97 acre-ft 42,450 ft3 /
| | — i 5 20 25 30 100-Year Direct Runoff 1.36 acre-ft 59,441 ft3 e — — ¢
EXIST. NORTHWEST Time (hrs) Pre-Development
# STORM WATER BASIN FIELD LATERAL 10-Year Direct Runoff 0.43 acre-ft 18,591 t3 — /] — — — = c
| 25-Year Direct Runoff 0.60 acre-ft 26,199 ft3
! 100-Year Direct Runoff 0.92 acre-ft 40,063 ft3 -
) : Total |n"0|"!”gl'.l'l;l'mal_\l Table / l | R187'0'4 §
\g§ 5 . L -
&) Tirrie pesiod i » (7)) 4
W Element |0 Out-Post Q
<z, ¥ l . . / Fran: OB/12/2013, 12,0000 AM Masimaum T otal Inflow (o) 23.06 % é(? l | T 0(6)
%. | STORMWATER POND EASEMENT o Lo S0 Miimum Total Inflaw [sfs) 0.0 7120
TURN-AROUND EASEMENT l | / Event. Mean Total Inflow [efs] 0,35 PRE-DEVELOPMENT RUNOFF RATE = 2.02 CFS /’_\‘/\__I/—\,_\ =
Threshalds Bluration of Exceedances [hrs] MA 8.72 ACRES * .2 CFS/ACRE = 1.8 CFS o - )
" | _‘ & Ereedarcef0 ] Duration of Deficits (his) NA 2.02 CFS > 1.8 CFS, THEREFORE 1.8 CFS SHALL BE USED FOR THE CONTROLLED RELEASE RATE REMOVE AND DISPOSE -
\J S Murmber of Excesdances NfA OF EXISTING CONCRETE :
L L % T 5
l _ [ e — __ i | Mumber of Defisits MJA . '\L N o @
l \ . [ietention storage \-"olumeo.fE:-cc.en.adance B mja Ry EXIST. SMH :
l LOGAN CITY 60' ROW 4" & SANITARY SEWER e e 'DI |Walumne of Deficit [fE) M I [ 4 . RIM: 4508.57
ROADWAY CROSS SECTION, SERVICE. TYP Tatal | nflove Yolume [H] 651064, 54 . — NI - 163 (Bn) -
HAMMERHEAD TURN AROUND l I SEE DETAIL. l ’ ' |Detention Storage (1) 2651461 | | 1" & CULINARY WATER - REMOVE AND DISPOSE S INV: 4501.61 (8") |- | -
| TO MEET IFC STANDARD o - ad A P BN A R A i B . SR ” S = .I = “I _ \ I l SANITARIY SEWER SERVICE AND METER, TYP. / A OF EXISTING STRUCTURE : R28'072.~: (%) QL -
| \ [ \ T G S FEHON AV Bl Ea // ~T T MANHOLE, TYP. e ——— ADA ACCESIBLE RAMP 7\ - & e E
o ; ¥ ‘ 4 < DR A t 4 . I ” R R P DR B +1 e
, ¥ + I 1 ] — — -
) T
- B 4SS 6SS 6SS 6SS E&s 638 &r—69s 700 NORTH (60° ROW) 6SS SelllmcE T ' | ol e, .
133.0 - e P2 05> bS 6SS 16SS °
SEWERLINE TO EXTEND SOUTH THROUGH - PP N - e 6w 6\ W W 6 6 6W S EXISTING RIM: 4508.43
CRYSTAL AVENUE AND CONNECT TO THE N\ 15 STORNWATER POND-EASEM e —— = s a| o 6W 6W GYV e\ W GV]/ 6w W 6\ POWERPOLE  Nw INV: 4503.85(12")
MAINLINE ON 600 NORTH. w /X > R TIT T T N T R28.0' R(gj)z; 0 = 3 | \_[ | | i P {@ £ INV:4503.92(127)
| \—R28.0 N = oS ECI M : RGN i I STy > VA . | \ / |
D | j l I T : 4 aa 1 -, 4 e e ~.’q',.";' '2.4'1" .‘, — —— - - - ; "
\N l 2'x3' CATCH BASIN, TYP. Lk i e N T 228.0' —f < CONNECT 6" CULINARY
| \ o % ADA ACCESIBLE RAMP \ [ ~ / WATERLINE TO EXISTING
e— — STORM WATER BASIN —]l<k30 ADA ACCESIBLE RAMP H— 6" @ CULINARY WATER ADA ACCESIBLE RAMP Y |, MAINLINE
| > —_— - i 2 ’ LINE, TYP. ’ AL l
. | \ | N [ "] 15"@ STORM DRAIN PIPE, TYP. \ SANITARY SEWER - — DEMOLITION OF 1' OF 7 b
I\ | S l \ “\ MANHOLE, TYP. | | | ] | EXISTING PAVEMENT * b
<. | , | FOR CLEAN EDGE |, -
\ \,eS‘“\e& Il \ | \ ‘ \\
o W = 6 % 3
| » @\e W ng ~ | \ \ Y (Y D
» \ ﬁ-ﬂ—‘ | ~ R117 : 2
| \ N 3 K \ h - 4 —
| ~_ % 1 = ~
| J | \ / R N\ » @) &
| 2 | — ~ | ] | | Bl
» 6) k | I_
% . \ _ I (E
/ D - : ’) o
D ' ol H—70 0
| LEGEND PROPOSED - N e
- \ N _ N -
A - — PROPERTY BOUNDARY Ny < FIRE HYDRANT ASSEMBLY, TYP. < R | | ] Tl o =
— — = = W CULINARY WATER LINE (SIZE SHOWN ON PLAN) \ N l l | 2 8 ; ;
O o
SS SANITARY SEWER LINE (SIZE SHOWN ON PLAN) / A\ Y I 4 8 \1 :
SD STORM DRAIN LINE (SIZE SHOWN ON PLAN) / / N ) N , ' EXIST. SMH J; al =
| (%/ \ LOGAN CITY 60' ROW RIM: 4509 80 - r .
IR IRRIGATION LINE (SIZE SHOWN ON PLAN) v \ ROADWAY CROSS SECTION, . " Q, f
| > » SEE DETAIL N INV: 4501.0p (8") \ g o
S INV: 4501.08 (8" R
| E POWER LINE \/ / § (8") ¥ 5
N n @)
e :
| UNDERGROUND COMMUNICATION LINE N < / /\ N | | I— e J o L > —
N 6 o
o " S
173 CONTOUR MAJOR 6" @ CULINARY WATER X/ | B
@ HHHHHT AN Y, / LINE, TYP. R185.1 R28.0'—H
HitH CONTOUR MINOR : N 6y, ADA ACCESIBLE RAMP}? : D | |
| VP N AN / , —t
7a 7a FENCE N\ V Y s IKEDE SRS WUV ERERE WAL AN SECTEN b — RELOCATE
| o o o \ o — A T existinG
o - — BUILDING SETBACK / /\ 6, . QFJV POWER POLE
- — — & 3 BN R —
R218.6' S
o ASPHALT PAVEMENT ~ / . \ O SS 6SS 6SS 6SS ® \ ! b PR
_— — & N I ]
‘6“ P\)\l\ | ' | CLOSED FACE CURB & GUTTER N \/ / o e é50 N68/RTH 68\'NRO\I/V oW e g\ QNNECT 6" CULINARY
q L
?\oo@:’@m ?\N*?‘%\* < "4 | CONCRETE PAVEMENT < — ( ) WATERLINE TO EXISTING
| 2 e AL ' WATER VALVE N SANITARY SEWER L * é D N MAINLINE
1 ¥ [>VV<] SAWCUT 1' OF EXISTING | N / MANH(E TYP. — e e — ADA ACCESIBLE RAMP —=jyal g L—
ASPHALT FOR CLEAN EDGE —— VARIES 2.5' 4.0 1.0 - \ I Y R28.0'HE g ]
| | Yy  FIREHYDRANT | oW / g . ®
o A
EXISTING : . e i A e
‘ | . WATER METER ASPHALT & SUBGRADE ] o 'L\\’Nl\g%q’ \/ / / - I | | |
b .:“:’,: .‘.;”:.:}.J‘o - 4 U
SEWER MANHOLE ‘ o 19
| O =il < [ ] [ n RiERE e
«
| | z |:| STORM DRAIN BOX ! P N \ REMOVE AND DISPOSE OF ALL -‘
- EXISTING FENCELINES WITHIN | | | | | o ~
] ﬁe‘ PROPERTY BOUNDARY =
| | STORM WATER CATCH BASIN 50' ROW PARTIAL-WIDTH CROSS-SECTION 000\} S0 AN ' > o N
o) € C | o 7))
17 | ORY T Wl | L i
0 N _m ROADSIGN 600 N (FACING WEST) NOT TO SCALE AR | —] | . 1 |
| - 1] j
@ VARIES = | B T T - - :
| —|1.0} 5.0 25— SAWCUT 1' OF EXISTING A @l S =
| » | ASPHALT FOR CLEAN EDGE N b |
£° B
| EXISTING || (AW 3 i |
ASPHALT & SUBGRADE N\ e X ol |
] Q || 0o =1 || -
- & TT 1 ExisT. soMH N 1° 1| & e ?
& = 71 T 11 T\ LOGAN CITY 50' ROW ROADWAY RIM: t510,o4 \ U RELOCATE s
| ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ UJ/; CROSS SECTION, SEE DETAIL. NE INV: 450704 (127 ||\ EXISTING FIRE ]
L el B | NORTH PORTION OF ROW TO BE INV: 4507.24 (15") || HYDRANT INTO
| CONSTRl{CTED II'OR THIS PROJIIECT. V- 4507 3 (159 || PARK STRIP ST SO BOX
] — '~"' L .
| 80' ROW PARTIAL-WIDTH CROSS-SECTION sy | |mmse
8 | EXIST. NORTHWEST —k | J &M 4508.28 RIM: 4408.71 & E SW INV: 4508.13 (12")
FIELD LATERAL ' —_—- E INMVG45 15" B (K
@ N N N N | 200 W (FACING NORTH) NOT TO SCALE | e O o ey E[NVE4506.12 (157 | inv: 450614 (o || EXIST. SD BOX
NEW PAVEMENT WILL BE INSTALLED TO 0 40' 80' FOR GLEAN EDGE WINV: 4505.88 (15") RIM: 4510.06
REPLACE THE REMOVED ASPHALT. SE[INV: 4506.04 (15") g N INV: 4508.60 (12"
= R15.5' ¥ (12")
| EXIST. SD BOX ; P . A SE INV: 4507.50 (15")
: T R 1 & R . ' 'RIM: 4506.35 B DR T IV Y L \ | T VERIDIRE Sk 7 BN / \G N
S B SR ¥ S = — 30.0 30.0 " y— X ¥ T
; SRR 18 4 B0 AP E INV: 4504.93 (15") ==, m—— — —_— -
: — b W INV: 4504.85 (15") ?iELOCATE EXISTING: —— 19SD N— 19SD 158p - F 58D e
J o o
‘ —1.0 5.0 i 7.0 25 14.5' 14.5' 25 7.0 i 5.0 i1 O'f=— POWERPOLE v | RELOCA‘i’sV EXISTING POWER POLE W EXIST. SD BOX
A s ADA ACCESIBLE RAMP RIM: 4509.93
- L LeEs e — . —] ﬂ—\ S o 2488- W 243 2458’ ~ REMOVE AND DISPOSE 2 NW INV: 4507.48 (15')
= ] 600 NORTH (50' ROW) T OF EXISTING CONCRETE S INV: 4507.12 (15")
—= - K T — - \ = - B T W INV: COVERED
1 —I]|-7 B S G AL R & —
ESTIMATED SEWER INVERT: 4485.8 UJ/|'|| | | | | | | | | | | | | - | | | - | | | | | | | | | | | ‘ ‘ ‘ U \— Ei('\l/lszsggllris EXIST. SD BOX
: . RIM: 4508.54
B E INV: 4497.64 (24) NW INV: 4506.80 (15) 78, EXIST. SD BoX
W INV: 4497.64 (247) [ 4506.84 (157) N INV: 4507.96 (15")
1 S INV: 4498.97 (8" : .
60' ROW FULL-WIDTH CROSS-SECTION i o e i
N INV: 4500.40 (8") 5
650 N & 700N NOT TO SCALE SN a0 e o %,
E INV: 4499.74 (24")
W INV: 4499.66 (24")
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HARRIS PROPERTIES, LC

5625 WEST 12000 NORTH
- TREMONTON, UT 84337
435—-287-3481
FAX: 435-257-6079

February 8, 2022
Via Email: riley@dukebuildingco.com
Riley Spencer
Duke Building
339 N Main Street Suite 110
Logan UT 84321
Re: Logan Prbperty/ Crystal Ave
To Whom It May Concern:

Plan View A with the hammer head street connection has been discussed with: Rlley and-
we are favorable to that potential outcome : ' ‘ :

Thanks!

Sincerely,

HARRIS PROPERTIES

Owner
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NOTES:

HAMMERHEAD TURN-ARDUND DIMENSIONS TC COMPLY
WITH IFC STANDARDS.

REQUIRED AREAS ARE ESTIMATED,

AREA REQUIRED FROM HARRIS PROPERTY: 3,287 SF (0.074 AC)

AREA REQUIRED FROM <>_.vam0_u.mm._.<.” 1,472 SF (0.034 AC)
AREA REQUIRED FROM TINNEY PROPERTY: . 27.7 SF (0.0006 AC)

AREA REQUIRED FROM COTTONWOOD PARIL 0 SF (0.0 AG)
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