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COMMUNITY

Planning Commission
Staff Report
Project Plan Approval

DEVELOPMENT e _ :
Administrative Hearing Date:
April 16, 2014
ITEM 2 Stan Raass, agent for Raass Brothers Inc., requests Project Plan Approval for a new

Vehicle Maintenance Building consisting of 9,060 square feet of warehouse area on one level and
6,172 square feet of office area on two levels on the property located at 671 East 1780 South in the
M2 (Heavy Manufacturing) zone. East Bay Neighborhood 14-0004PPA

Applicant: Stan Raass — Raass Brothers Inc.
Staff Coordinator: Carrie Walls

Property Owner: Raass Brothers Inc
Parcel ID#: 38:413:0001

Current Zone: M2

Proposed Zone: N/A

General Plan Designation: | (Industrial)
Acreage: 1.33

Number of Properties: 1

Number of Lots: 1

Total Building Square Feet: 15,232

Development Agreement Proffered: No
Council Action Required: No

Alternative Actions:

2. Continue to a future date to obtain
additional information or to further consider
information presented. The next available
meeting date is May, 7, 2014, 5:00 p.m.

3. Deny the requested Project Plan. This
action would be not consistent with the
recommendations of the Staff Report. The
Planning Commission should state new

findings.

Current Legal Use:
The property is vacant.

Relevant History:

The East Bay North Subdivision, Plat ‘B’ was
approved in November 2006 and was recorded in
November 2007.

Neighborhood Issues:
Staff has not received any concerns from the
neighborhood.

Summary of Key Issues:

e The proposed project is a 15,232 square
foot building with office and warehouse
area for the applicant’s construction
business.

Staff Recommendation:
Approve the requested Project Plan with the
following conditions:

1. That all technical requirements from CRC
be resolved and the project plans approved
by CRC prior to the issuance of a building
permit.

2. All bonds and fees are submitted and paid
prior to the issuance of a building permit
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OVERVIEW

The applicant is seeking to construct a new Vehicle Maintenance building on a 1.33
acre lot. The building will be utilized for storage and maintenance of construction
equipment and for office space for the business.

GENERAL PLAN POLICIES

The property is located within the Central Area and the East Bay Neighborhood.
Following are the policies and guidelines that relate to the proposed project:
Central Area

1. Ensure that businesses operate within the zoning laws, continuing enforcement
efforts to prevent encroachment of business activities into residential areas and
limiting impacts such as noise, light, pollution, odors, and hazards from outdoor
business activities.

2. Monitor and enforce truck routes for businesses that impact neighborhoods with
illegal truck routing, stacking and standing. Continue to improve infrastructure to
provide appropriate and adequate street access for trucking, as an alternative to
unsatisfactory routes through residential areas.

3. Commercial development fronting an arterial or collector road should not be
extended beyond existing property lines to include other lots that do not front on
an arterial or collector road. The rear yard of a lot fronting on a local street should
not be used to extend the depth of a lot used for commercial purposes.

East Bay Neighborhood

1. Restrict the heavy commercial and heavy manufacturing uses from encroaching
into the retail shopping areas.

2. Evaluate the Planned Industrial/Commercial Zone to determine whether greater
distinction should be drawn between the industrial park development and the
commercial development, using East Bay as the foundation for the evaluation.
Distinction in principal uses, conditional uses, sign standards and colors, and
traffic circulation may be appropriate for greater distinction between the industrial
and commercial areas.

3. Evaluate the East Bay covenants, conditions and restrictions (CC&Rs) for
conflicts with the PIC zone language and consider revisions that impact the City’s
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issuance of permits in conformance with City ordinances that may conflict with
the East Bay covenants.

The Neighborhood Chair will continue to serve on the East Bay Association
Board of Directors during the development phase of East Bay and work toward
establishing and maintaining long-term, successful businesses in the planned
industrial/commercial park.

FINDINGS OF FACT

1.

The property is located within the M2 (Heavy Manufacturing) zone which permits
contract construction services (SLU 6600). The SLU includes such uses as
general contract construction, building construction trade services and
specialized construction trade services.

The General Plan land use designation for the property is Industrial.

The property is bordered on the east by additional M2 properties, on the north by
M2 and PF (Public Facilities), on the west by PIC (Planned Industrial
Commercial) and on the south by additional PF and PIC properties.

The property is located on a cul-de-sac off of Industrial Parkway which is a
collector road.

The project plan has been reviewed by the Coordinators Review Committee and
is continuing to work through and resolve all technical issues raised by CRC.

STAFF ANALYSIS

Following is a summary of the project which is governed by Section 14.28 of the Provo
City Code:

1.

Sl ol A

Square footage —

a. Warehouse area — 9,060 square feet (one level)

b. Office area — 6,172 square feet (two levels)
Height — approximately 25 feet at the ridge.
Required parking — 41 parking stalls of which 2 must be handicapped accessible.
Parking provided — 41 parking stalls with 2 handicapped accessible stalls.
The property will have two full accesses; one on Industrial Parkway and one on
1780 South.
The site will be partially fenced. The plans do not indicate the height or the type
of fencing to be provided.
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7. Architecture — The project will primarily be a metal building with the front portion
of the building in EIFS, stone veneer, architectural finish concrete and CMU with
wood accents.

8. Landscape — The project’s landscaping will comply with Section 15.20 of the
Provo City Code.

CONCLUSIONS

The project plan proposal complies with the General Plan land use designation and all
sections of the governing zone. All of the proposed improvements have been reviewed
by CRC and will be constructed to current standards.

STAFF RECOMMENDATION

Staff recommends that the Administrative Hearing Officer approve the proposed project
plan with the following conditions:

1. That all technical requirements from CRC be resolved and the project plans
approved by CRC prior to the issuance of a building permit.

2. All bonds and fees are submitted and paid prior to the issuance of a building
permit

ATTACHMENTS

Aerial Map

Zoning Map

Site Plan

Elevations

Landscape Plans 1 & 2
CRC Analysis
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CONSTRUCTION KEY NOTES REFERENCE
NO. DESCRIPTION DETAIL
(| STANDARD DUTY ASPHALT PAVEMENT WITH GRANULAR BASE. | 1/CDT.01
‘CONCRETE PAVEMENT WITH GRANULAR BASE 1coT 01
DRIVEWAY APPROACH PER APWA #225
2.5 CONCRETE HIGHBACK CURB & GUTTER PER APWA# 205 | 2/CDT 01
RELEASE CURB & GUTTER 3/C0T.01
ADA RAMP 1/CDT.02
‘COMPACTED 1" MINUS GRAVEL

AREATABLE
PARTICULARS %
BUILDING. 210
HARDSCAPE aa7
GRAVEL 147
LANDSCAPE 196
TOTAL 100
PARKING COUNT
USE FLOORAREA | NO.OF STALLS | NO.OF STALLS | ADA
REQUIRED PROVIDED
(SEE NOTE 1) (INCL. ADA)
OFFICE 60005 F 2
WAREHOUSING 90008 F 15
TOTAL 150008 F 39 39* 2

NOTE 1 (PER PROVO CITY CODE):
OFFICE. 1 SPACE PER 250 SQUARE FEET OF GROSS FLOOR AREA. BASED
ON OFFICE ONLY NO CUSTOMERS OR SERVICES

WAREHOUSING: 1 SPACE PER 600 SQUARE FEET OF GROSS FLOOR AREA.

“NOTE 2
IN ADDITION TO THE 39 SPACES LOCATED OUTSIDE OF THE BUILDING,
THE WAREHOUSE AREA INCLUDES A MINIMUM OF 10 PARKING SPACES.
THESE SPACES ARE ACCESSED THROUGH 5 OVERHEAD DOORS ON THE.
WEST SIDE OF THE BUILDING.
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BLUE STAKES OF UTAH
UTILITY NOTIFICATION CENTER
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1-800-662
www bluestakes.org
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671 EAST 1780 SOUTH
PROVO CITY, UTAH
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DS S S ST S S Sl ST SR S S E S S i i e i i mW I vy RS @m_BWO_ UQOOZVSOS Remarks Quan. @wBUQ_ Botanical Name Common Name Size Remarks

|

b ) Landecape Boulder / 4' Min. Boulder Color To Be Earth Tone / Tan And Be From Local
Size / Individually Placed Sources/ Sandstone Or Quartzite Type 5

P

oS
DESCRIPTION

“ Fraxinue amer. 'Autumn Purple’  Autumn Purple Ash 2" Caliper Full Head Crown

4" x o" Flat Extruded Mowstrip  Install In True Lines, Flush To All Concrete Edges ¢ Between ‘» ‘ 12'-12"' Height  Straight Trunk
Natural Concrste Color. All Lawn 4 Shrub Areae 5 A’V Malue ep. 'Spring Snouw' Spring Snow Crabapple 2" Caliper Full Head Crouwn

New Lawn Area - Use Install Water Conservative Mixture Over Specified Topsoil &'-10" Height  Straight Trunk
Water Coneervative Mixture Depth / Propose Materlal For Approval. 2 Tilla tomentosa 'Sterling Silver' Sterling Silver Linden 2" Caliper Full Head Crouwn

12'-12"' Height  Straight Trunk
Rock - Cobble Area / 3" Minus  Install Specified Material To A Depth Of 4 Inches, ¢ Over
Size / "Calico" Color Material "Dellitt" Pro-5 Weed Barrier Fabric.

No Shrub Bed /1 1/2"-2" Size Rock / Install m__.o.moz._oo_ Material To A Depth Of 4 Inches, ¢ Over HV_WHHH H\umﬂ AmmwcwMV

Hatch " n
Calico" Color Material "Delitt" Pro-5 Weed Barrier Fabric. "
Quan. Symbol Botanical Name Common Name Size Remarks

Plant Material Quality Note: o

All plant materials shall be of number one quality and size for the container specified. All materials of 3
each variety shall be furnished by the same supplier and come from the same stock or group. The Ouwner 22
and Landscape Architect have the right to reject any and all plant materials not meeting specification 45
or in a healthy condition for the project. The contractor shall secure all plant materials for the project
a minimum of 6@ days prior to the anticipated installation date. No plant material substitutions will be 2
considered following the 6@ day period. All plant materials shall be reviewed and approved prior to

shipment to the site! Plant List (ORNAMENTAL GRASSES)

Quan. Symbol Botanical Name Common Name Size Remarks
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N

-

X XXX
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N

67"

SCALE MEASURES 1-INCH ON FULL SIZE SHEETS
ADJUST ACCORDINGLY FOR REDUCED SIZE SHEETS

-

Buxus microphylla 'Julia Jane'  Julia Jane Boxwood 5 Gallen 18"-24" Height
Euongmus alatus 'Compacta’ Duarf Burning Bush 5 Gallon 18"-24" Height
Phyeocarpus opulifol. 'Diablo' Diablo Ninebark 5 Gallen 24"-30" Height
Rhus aromatic 'Low Grouw' Grouw Low Sumac 5 Gallen 18"-24" Spread
Spiraca bum. 'Anthony Waterer' Anthony Waterer Spiraca 5 Gallon B"-18" Height
Yucca filamen. 'Golden Sword' Golden Sword Yucca 5 Gallon B"-18" Height
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Calamagrostis a. Foerster' Foerster Feather Grase 5 Gallon 24"-30" Height
Calamagrostis a. 'Overdam' Overdam Feather Grass 5 Gallon 24"-30" Height
Lavandula ™unstead' Munstead Lavender | Gallon 12"-15" Height
Pennisetum alop. 'Little Bunng' Little Bunny Fountain Grass 2 Gallon 12"-15" Helght
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©0®&3

Planting Notes

. All laun areas shall receive a 4 inch depth of topsoll, all shrub planting areas shall receive an & inch depth
of topseoll. Topsoll material is not expected to be available at the site and must be imported from an ap-
proved local source. All topseoil material shall be of a sandy loam mix.

2. Prior to placement of topsoll, all subgrade areas shall be loocsened by scarifying the soll to a depth of &
inches, by the use of mechanical means, in order to create a transition layer between existing and neuw solls.

3. All lawn areas shall be sodded using high grade material of a water conservative mixture, and shall be com-

posed of drought tolerant Bluegrass ¢ Fescue. Prior to installation, all areas shall receive a starter fertili-

zer applied at the rate recommended by the manufacturer.

All plant material holes shall be dug twice the diameter of the rootball and & inches deeper. Excavated

material shall be removed from the site.

Plant backfill mixture shall be composed of 3 parte topsoil to | part humus additive, and shall be rotary

mixed on-site prior to Installation.

Plant fertilizer shall be 'Agriform' brand 21 gram tablets used as per manufacturers recommendations.

All trees located in lawn areas shall receive an 'Arbor Guard' trunk protector, or equal, and have a 36 inch

diameter sod-free ring. All trees shall be staked for wind protection, unless otherwise indicated.

Upon completion of planting operations, all shrub pits and tree wells shall recelve a four inch depth of fine

ground bark mulch mixture as a cover. The overall shrub beds themselves shall receive a 4" depth of dec-

orative stone surfacing over Pro-5 weed barrier fabric. The decorative stone material to be "BID" shall
be "Calico" (or equal) I'-1 172" size. This material is available through several local suppliers. The final
material type will be chosen once the bulilding colors are determined and/or Installed on the project.

9. In decorative stone beds, cut the fabric from around the water well of each plant, then apply fine ground

bark inside water well. The remainder of the planter bed shall receive the depth of decorative stone.

©. Landscape maintenance shall be required for a period through the second mouwing of the lawn (3@ days

minimum) and shall include mowing, weeding, pruning and one fertilization. In addition to the initial maintenance
period, the landscape contractor shall provide a separate price as an additive alternate to extend the
maintenance period through the one-year warranty period. The one-year contract will be between the land-
scape contractor and the Ouner.

Il. The contractor shall comply with all warranties and guarantees set forth by the Ouner, and in no case shall
that period be less than one year following the date of completion and final acceptance.

General Notes

. All bidding landscape contractors shall have a minimum of 5 years experience In the installation of commer-
cial landscape and irrigation projects, and be able to supply the necesarry staff to perform all tasks assoc-
lated with these drawings, and in a professional and timely manner.

2. The landscape contractor, at all times, shall have personnel on-site experienced In being able to interpret
the drawings correctly, and accurately measure the design lajout using the specified scale.

3. The contractor shall verify the exact location of all existing and proposed utilities, and all site conditions
prior to beginning work. The contractor shall coordinate his work with the project manager and all other
contractors working on the site.

4. The finish grade of all planting areas shall be smooth, even and consistent, free of any humps, depressions or
other grading Irregularities. The finish grade of all landscape areas shall be graded consistently 112" below
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SHRUB PLANTING all walks, curbs, etec.
1780 SOUTH STREET . 5. The contractor shall provide all materials, labor and equipment required for the proper completion of all
4" MULCH landscape work as specified and shown on the drawings.

©. All plant materiale shall be approved prior to planting. The Ouner/Landscape Architect has the right to re-

DEWITT PRO-5 WEED FABRIC &" HIGH BERM Ject any and all plant material not conforming to the specifications.
4" x " CONCRETE 4" DECORATIVE STONE (CONSTRUCT ENTIRELY 7. The contractor shall plant all plants per the planting details, stake/guy as shown. The top of the rootballs
o ny) NATURAL COLOR MOWSTRIP WITH IMPORT TOPSOIL) shall be planted flush with the finish grade.
3 . +I FINISH GRADE . .
e T o Submittal Requirements
BARK MULCH (47 DEFTH) a4 p oV 8 o O OA& . . . The contractor shall provide to the Ouner/Engineer product samples of all landscape materiale such as
— P \w/ Parking Island Planter (Typical)

boulders, decorative stone, bark mulches, weed barrier fabric, soll ammendments & import topsoll in order

PLANT WELL 2" DEER) to obtain approval to be used on the project, and prior to any shipment to the site. Fallure to provide
FINISH GRADE IR%) N T. S this in a timely manner will in no way affect or delay the construction schedule and time for project comple-
. tion.
1471 " 2. All plant materials shall be secured for the project a mininum of 6@ days prior to shipment to the site.
i T BALL (I' ABOVE BACKFILL) P ge p pm
i i _ L The contractor shall provide to the Ouner/Engineer written confirmation of this a minimum of 2@ days prior
= TobsOIL' PLANTING | 1N>) dered f h d
KA N MiX TO BE INSTALLED to planting of the project. No substitutions will be considered following this time period.
AROUND ENTIRE ROCTBALL NOTE: 8MOOTH GRADE ENTIRE AREA PRIOR TO PLACEMENT.

1 Sub-Grade Requirements
/ 17\ Shrub Planting 2\ Mowstrip / Stone Mulch

(2
Li2l) Nte @ N T. .

PROVO CITY, UTAH

. LAWN AREAS : Six (&) inches belouw finish grade. This will allow for the installation of a four inch depth of
topsoil along with the sodding material, leaving it slightly below finish grade and concrete areas.

2. SHRUB AREAS : Tuelve (12) inches below finish ﬂmo_m‘ This will allow for the installation of an eight inch
depth of topsoll along with a four inch depth of bark mulch or colored stone, leaving it slightly below
finish grade and concrete areas.

671 EAST 1780 SOUTH

Landscape Architect
rdl Design Company, Inc.

RAASS BROTHERS BUILDING

WEED BARRIER FABRIC
4" DEPTH DECORATIVE STONE

2 STRANDS %2 GALYV. WIRE

3/16"x6" STEEL EDGING ——

EXISTING/FINISH mm»_um|+ o c RUBBER HOSE FRICTION GUARD / BARK MUCLH (4" DEPTH) 1222 East Yale Avenue
Y +| GRAD (3) 2 x2 x 8 ROUND CEDAR FENCE —»/ N 8alt Lake City Utah 84105
[* — POLES (TRIANGULAR SPACED) / i PLANT WELL (6" DEEP) el

BOULDER: FIRMLY SET, NO ANGLES

OF UNDERSIDE VISIBLE. 4" (min) DRIVE INTO UNDISTURBED SUBGRADE

Phone : 821-041-3114
Email : rdldesign@comcastnet

FINISH GRADE

. . . NP A 111 A b .__________\.____.___.
HEIaHT \ FINier aRAPE / NN ,\._“.“..H ROOT BALL (I' ABOVE BACKFILL) :a 7 !
’ ~ \ mh—wqwr___.m _m-GO__u ) /.\ PROJECT NO. 1312201
e \ >ﬂooww _wnwzzm:m__w COOTBALL CALL BEFORE YOU DIG.
/ ‘, IT'S FREE & IT'S THE LAW,
NOTE: SMOOTH GRADE ENTIRE AREA PRIOR TO PLACEMENT. QW»PUI_O mo>_lm v B BLUE STAKES OF UTAH
NOTE: USE CARE TO MINIMIZE MARRING 4 SCRATCHING. 0 0 - 20 0 UTILITY NOTIFICATION CENTER LANDSCAPE
/4 Landscape Boulder /5 Steel Edging / Stone Mulch /& Tree Planting T J-800-6624111 PLAN
(IN FEET) www.bluestakes.org = ® -
LIl NTs LIl NTe LIDl/) NTe 1inch = 20ft.

L101
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Irrigation Controller Valve Schedule

Sprinkler List

P I LA
R S ST TR L

-— - ot et
B . DN

229.93
] , | » VALVE DATA HYDRAULIC DATA
‘ ) ‘ ) - I - : i 7 » | oize | Sta.* | Head Type| Landscape Zone |Prec. Rate-inchr| GPM | P8I
© « Bl
T | ! 12" I Drip Plantings-Sun Drip 40 30
] ) = . N i 2 12" 2 Drip Plantings-Sun Drip 40 30
’ \. “_ T 3 12 3 Drip Plantings-Sun Drip 42 30
. )
. ; __ 4 B 4 12 4 Spray Lawn-Sun 158 14.04 30
o 5 12 5 Spray Lawn-Sun 158 15208 30
_ - Al iy & 12 & spray Lawn-Sun 158 2050 30
I 67 {11 1 12 1 Spray Lawn-Sun 158 2220 30
: I N & ) 2 Spray Lawn-Sun 158 1936 | 30
s IR SO N 3 12 9 Spray Lawn-Sun 158 1991 30
.\A_.L SN 4 | (D4 2| 12 2 spray Lawn-Sun 158 2239 | 30
NEW FENCE — | . /_“b.\ 1l 2 I Spray Lawn-%un 158 1991 30
fe \JHEA Q i N/A 12 N/A spare N/A N/A N/A
2" SLEEVE—— N 13 N/A 13 N/A Spare N/A N/A N/A
LOT 1 RS |
NEW GATE ,\\ 0 ! % NOTE: Minimum etatic water pressure at the point of connection required ie 50 psi. If water pressure Is above
® L N 82 pas.l., install pressure reduction valve, ¢ eet to an operating pressure of 2 pel at connection point.
5 _ _ /.I 4" SLEEVE (2) . . .
WAREHOUSE TS _ " 1 !
Ty HFN | T Sleeving Installation Notes ~ Pipe GPM Design Guide
q A —
s [l T 2N M Contractor shall coordinate the installation of Pipe Size Water Flow (GPM)
m . W sleeving with the installation of concrete flatwork  (\/ciocities Not To Exceed B Feet/Second)
R RN B and paving. All sleeving 1s by contractor unless .
o 1! M otheruwise noted. Install sleeving based upon the Mo Size/ NA 2 - 12 GPM
“ q = sizing guide below: “ ““w ; M“Nw “ "0 _www - wmwG GPM
| s Lall Mowrt Comtroiar_ | gl m_m.m M_Nm / WIRE QUAN. REQUIRED SLEEVING e ) G
’ cu ount Controlier — L ' -1 4 Piping 1-2" PVC Sleeve NOTE: Contractor shall perform all pipe sizin
N ._&w__mMn Mmonm%ww%-mﬂs_swnmﬁ NEW BUILDING ! M 12" - 2" Piping 1-4" PVC Sleeve using the above Qo@_mﬂ mc_o_m__so._o _m 3.33:3&
FW Mm_w ﬂow_mm mM_o 1 ._.0_0_ . A=12216 S.F. ! b m 1-25 Control Wires 1-2" PVC Sleeve size plping to be used with schedule 42 pve,
: plie ite/Build- &
4 Ing Electrical Contractor B — . . .
Including 2" Conduit From ] s ol N mBHHHQH. Hbm_”m;:HOb quaﬂ
Controller To Nearest B -)
1 Flanting Area. N il B ) PLANT 8IZE EMITTER DEVICE QUANTITY
;- NEW GATE NEW GATE m | Gallon Plant Material XB-12PC (1 Gal./Hr.) One Each
W \ B 5 Gallon Plant Material XB-1orPC (1 Gal./Hr.) Three Each
L G e . o 15 Gallon Plant Material XB-20FPC (2 Gal./Hr.) Three Each
| 4 Y ® u/ (7 @ Calipered Plant Material Six Each
) 2" 8LEEVE . 2" SLEEVE B DR/ Final eelection of emitter type and quantity to be the responsibility of
= MEE ) the irrigation contractor, in order to provide the optimum amount of pre-
« 4B L L } cipitation to each plant, In addition to complying with project warranties.
| T ) (I,
f ) OFFICE v o /BN GENERAL IRRIGATION NOTE
N Kl 6 @ Main Service Line & Other Irrigation Components Are Shouwn In Paved
: 6 L Or Hardscape Surfaces For Clarity Purposes ONLY U Install All Irriga-
’ e tion Components Within Landscaped Areas.
L e
= \|A.. SLEEVE
B - [, 2" CoNDUIT
1 Bl v 1—2" sLEEVE BRONZE UNION - CxF W/2" BRONZE NIFPL REDUCED PRESSURE BACKFLOW PREVENTER
4" g (2) (——— ) WATTS 223-HP PRESSURE REGULATING VALVE
2+ Conpurt : B o N G WALINE SIZExCL BRASS NIPPLE (SIZE PER PLAN)
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q&

/
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@ &
@ %

Neuw I" Stub From Existing Waterline Service For
Irrigation System. Install All Connection Components
Including Stop And Waste valve And Backflow
Preventer Within Planting Area. Backflow To Be
Enclosed In "STONGBOX"

PVC 8CH 4@ ELL

T LIS L N OF

30-

ewcﬁw E20 Uoovzmg_oz
(1l OF _nu_ X

wu»mﬁ BOX WITH COVER
24-INCH SIZE ’

—  PVC 8CH 82 NIPPLE (CLOSE)

———=—TOP OF MULCH

PYC MAINLINE

C :

oI e SN o

3.2-INCH MINIMUM DEPTH OF
3/4-INCH WASHED GRAVEL

“U/\OOOIQSZ_ «mzm.._.I
AS ng_NNUJUWm u_w
PYC CH 490 TEE OR ELL

e RGN
PVC eCH ELL

/ 2"\ Xerigation Control Zone Kit
20

N. T. S.

1780 SOUTH STREET
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(22 (2N
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ANy

o - Represents Station Number
DR/ —~— Represents Watering Type

(DR - Drip / LA - Lawn)

30-INCH LINEAR LENGTH OF WIRE,
COILED

WATER PROOF CONNECTION
(1 OF 2)

D TAG

VALVE BOX WITH COVER:
\\ 12-INCH 8IZE
. FINISH GRADE/TOP OF MULCH

REMOTE CONTROL VALVE:

RAIN BIRD FEB
PVYC $CH 22 NIPFLE (CLOSE)

PYC SCH 42 ELL

PYC SCH &2 NIPPLE
(LENGTH AS REQUIRED)

BRICK (1 OF 4)
&CH 82 NIPPLE (2-INCH LENGTH,

HIDDEN) AND &CH 42 ELL

(2

\ //l_u;\ﬂ MAINLINE PIPE
PVvC SCH 42 TEE OR ELL

PYC $CH 42 MALE ADAPTER
PYC LATERAL PIFE

Remote Control Valve

22|

N. T. &.

s

BOX LID - REFER TO
TECHNICAL SPECIFICATIONS
I
7 el ]

o

o,
©

3" PYC CLASS 6o SLEEVE
LENGTH AS REQUIRED i

“HT

°0

SERVICE LINE FROM
WATER METER

NOTE:

DIAMETER OF FITTINGS.
NIPPLE AND TUBING
SHALL EQUAL
DIAMETER OF BACK-
FLOW PREVENTER
UNLESS NOTED
OTHERWISE.

PVC PRESSURE MAINLINE
REFER TO IRRIGATION
SCHEDULE

SOIL FILTER FABRIC COYERING

GRAVEL SUMP

=

STOP AND WASTE VALVE - LINE SIZE
3/4" CRUSHED GRAVEL SUMP - 2 CU. FT.

/ 17\ Backflow Prevention Device

@ N T. 8.

STRONGBOX SMOOTH TOUCH
BACKFLOW CAGE

ol VIEW

NI

/47 Backflow Enclosure

ENCLOSURE LOCKING SWING DOOR
\ PADLOCK. PROTECTIVE COVER
\\ BACKFLOW PREVENTER

PADLOCK
\\ ENCLOSURE SWIVEL POINT
= \ ATTACHED TO MOUNTING BASE

ANCOR BASE MOUNT
\\ PORED CONCRETE BASE, &
" MINMUM THICKNES®, EXTEND 4"
. BEYOND OUTSIDE DIMENSIONS
OF ENCLOSURE

@ N T. &

Symbol M™Model-Number Description Remarks
Rainbird 1804 Pop-Up Spraghead Sprinkler %5 Series MPR Strip Nozzle As Required
Rainbird 1804 Pop-Up Spraghead Sprinkler M-8 Series Series Nozzle As Required
Rainbird 1804 Pop-Up Spraghead Sprinkler *-10 Series Series Nozzle As Required
Rainbird 1804 Pop-Up Spraghead Sprinkler -5 Series Series Nozzle As Required

@o RRXPe « a < <«

Rainbird EMT-& Multl Outlet Emitter Device Added Emitters For Tree Type Specified

Rainbird 120-PEB Remote Control valve 1" Size In valve Box With Gravel Sump

Ralnbird XCZ-100-PRF  Drip Control Zone Kit 1" Size In Yalve Box With Gravel Sump

Rainbird 33DLRC Quick Coupler valve 3/4" Size In Valve Box With Gravel Sump

Rainbird ARY Alr Relief Valve (As Needed) Install In Yalve Box With Gravel Sump

Rainbird ESP-4ME Modular Outdoor Controller Add Modules As Needed For Stations

Mueller Oriseal Mark Il Stop ¢ Waste valve 1" S1ze / Install Inside Curb Box

Febco 825Y Series 1" RPA Backflow Preventer Install Above Grade Per All Codes

Schedule 49 PYC Main Service Line 1172" $ize Throughout

Schedule 40 PYC Lateral Cireuit Line Plpe Size As Required / 1" Min. Size

Drip Irrigation Area / Install 1" Min. Size Lateral To  Contractor To Provide Type ¢ Quantity

"Point Source" Type All Planting Area Throughout  Of Emitters To Each Plant As Required

Sprinkler Notes

N LR

All main service lines and pipe sleeving shall be buried minimum 18 inches below finish grade, all lateral cir-
cult lines minimum 12 inches below finish grade. Backfill all lines with sand or lump free soil. All clean mater-
lal ehall be settled and compacted to proper finish grade. All piping shall be capable of winterization
_Ow_ the use of compressed air / "Blown Out'".

All control valves and o—c_or coupler valves shall be installed in floerglass control boxes with bolt down
lids. Washed gravel shall be installed in the box bottom to a depth of 8 inches.

All spragneads shall be installed using (2) 1/2" barbed ells, (1) 172" marlex ell, and 172" swing pipe cut to the
appropriate length (12" min.-24" max.). Quick coupler valves shall be Installed using the appropriate sized
swing Joint aseembly including 3 marlex ells, and (1) 12 inch schedule 82 pvc riser.

The design and layout of all spragheads shall provide for a minimum 62% DU (distribution uniformity).

All spragneads adjacent to hardscape paving shall be spaced | to 3 inches away from paving.

Control valve uire shall be ¥4 single conductor white for the common wire, and %4 single conductor for the
hot wire. Use red for the hot wire on all lawn control valve zones, green for "drip" zones and blue (2) as
spares along the entire main service line. Spare wires shall be 'home run' to the controller. All wiring shall
be UF UL rated. All connections shall be made with water tight connectors, and contained in control valve
boxs. FProvide 36" extra uire length at each remote control valve in valve box. Install control wiring with
service line where possible, taped to the underside of the pipe at regular intervals. Provide slack n con-
trol wires at all changes in direction.

Contractor shall locate the irrigation controller per the Ouner's direction. The 2" conduit from the control-
ler to the nearest landscape area shall be Installed by elther irrigation or bullding electrical contractor.
Install 3/4" manual drain valves at all low points along the main service line. Use a 2 inch schedule 42 pvc
sleeve over the valve with a valve marker cap. |nstall a two cubic foot gravel sump at the valve bottom.
All sprinkler lines passing under paved and other hard surfaces shall be installed in schedule 49 pvec
sleevings a minimum of two sizes larger than the pipe size to pass through it. The sleeve depth shall be
the same as the deepest pipe to pass through.

Upon completion of the installation, provide the Ouner with a complete set of "As-Built" drawings showing
anyg and all deviations from the original plans. It shall also show the locations of main service lines, control
valves, wire routes, and manual drain valves.

It shall be the responsibllity of the sprinkler contractor to demonstrate to the Ouner the proper winteriza-
tion and start-up procedures for the entire system prior to final payment.

The contractor shall comply with all state and local plumbing codes, and shall honor all warranties and guar-
antees set forth by the Ouwner.

General Notes

The contractor shall verify the exact location of all existing and proposed utilities, and all site conditions
prior to beginning construction. The contractor shall coordinate their work with the project manager and
all other contractors working on the site.

The contractor shall verify the exact location and size of the irrigation waterline stub, and the available
water pressure at the point of connection. Any conflicts from what is shown on the plans shall be brought
to the attention of the engineer for a resolution.

The contractor shall be responsible for the installation of all irrigation sleevings under paving and other
hard surface areas, uhether shown on the plan, or required otheruwise. This shall also include the installation
of electical conduit(s) from the controller location to the nearest planting area.

The controller shall be harduwired to the avallable 1@ volt power source, with all work being performed
per state and local codes. The controller shall be located in a convenient location as determined by the
Ouner and site/building contractor.

The contractor shall provide all materials, labor and equipment required for the proper completion of all
Irrigation work as specified and shown on the drawings.

Submittal Requirements

The contractor shall provide to the Ouner/Engineer product data sheets of all Irrigation materials such

as control valves, control wire, quick coupler valves, control valve boxes, controlier(s), pve piping, drip
tube piping, 0__,__0 emittere & backflow prevention devices in order to obtain approval to be used on the
project, and prior to any shipment to the site. Failure to provide this in a timely manner will in no way
affect or delay the construction schedule and time for project completion.

All irrigation materiale shall be located for the project a minimum of 6@ days prior to shipment to the site.
The contractor shall provide to the Ouner/Engineer written confirmation of this a minimum of 3@ daye prior
to beginning work on the project. No substitutions will be considered following this time period.

Landscape Architect

rdl Design Company, Inc.

1222 East Yale Avenue
Salt Lake City, Utah 84105

Phone : &2\-041-3114
Email : rdldesign®comcastnet

CALL BEFORE YOU DIG.
IT'S FREE & IT'S THE LAW,

GRAPHIC SCALE

BLUE STAKES OF UTAH
20 0 10 20 40 UTILITY NOTIFICATION CENTER
™ T .
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RAASS BROTHERS BUILDING
671 EAST 1780 SOUTH
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SCALE MEASURES 1-INCH ON FULL SIZE SHEETS

SANDY, UTAH 84070 (801) 542-7192
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Provo City Coordinators Review Committe Project Analysis

Provo City Coordinator Application Review

Opened: 1/23/2014
Report Date: 3/26/2014

Project Name: Raass Brothers Building
Address: 671 East 1780 South

Casefile: 14-0004PPA

Application Type: Project Plan Approval

Submission Deadline: In order to have a submission placed on the next available review agenda, all
documents must be submitted to the Planning Coordinator by Spm on Monday..

Coordinator Summary*

Energy: Changes Required
Engineering: Changes Required
Fire: Final Approval
Parks: Final Approval

Planning: Final Approval
Sanitation:  Final Approval
Storm Water: Changes Required
Water: Changes Required
Bldg Insp: Final Approval

Plan Status™*:

*If no status is shown, please contact the applicable coordinator to discuss the project.
**Indicates overall review status of the application.

Overall Review Status of Application:

ADDITIONAL INFORMATION OR CHANGES REQUIRED - A review of the application has
identified significant issues and concerns. Deficiencies may be resolved by modifying the project or
providing additional documentation. Please read the comments below for information regarding the
changes required.

Required Public Meetings:

Agendas:

1. Administrative Hearing: April 16, 2014 at 5:00 p.m. in the Community Development Department's Conference Room, 330
West 100 South, Provo.

Applicaton Expiration:
This application will expire on January 23, 2015. For exceptions to this rule see Section 15.01.040 Provo
City Code.

3/27/2014 Page 1 of 5
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Project Review

Building Inspection: Skip Tandy / Commercial Plan Examiner eMail: standy @provo.utah.gov Phone:
801-852-6411

Final Approval:

1/29/2014 - Skip Tandy:

> [ look forward to reviewing architecturally drawn plans for this project. The plans and structural
calculations must be based upon a current geotechnical report and each of these must agree with one
another.

Energy: Randy Barney / Utility Planner Supervisor eMail: rbarney@provo.utah.gov Phone: 801-852-
6831

Changes Required:

1/23/2014 - Randy Barney:

Project Name: Raass Brothers

Address: 671 E 1760 S

Application#: 14-0004PPA

Assigned Planner: Shawn Molyneux (801) 852-6835

Date Reviewed: 1/23/14

Standard Development Information

1. Owner/Developer to contact Provo Power Department office division (see contact name above) to
review project and site specific electrical service conditions/requirements.

2. All new Developments will be serviced underground. The underground electrical distribution layout
shall be completed or approved by Provo City Power Engineering Division. Owner/Developer shall
provide to Community Development office a Letter of Agreement/Understanding for the Provision of
Electric Utilities signed by Provo City Power Department Division. A standard letter of agreement is
available in the Provo City Power Engineering Division office. Please call (801)852-6852 for assistance.
3. Aid to Construction fees to be collected prior to any on/off site electrical distribution work by Provo
City Power Department.

4. Provo City Power will not allow any new structure to be constructed directly under/over any Provo
City transmission/distribution, underground/overhead high voltage line, or within any Right-of-Way and
Public Utility Easement. Contact Provo City Power Department Engineering Division when conflicts are
identified.

Site Specific Conditions

1. Standard conditions apply.

2. Public Utility Easements are required on all four sides of each lot, 8’ for Residential and 15 for
commercial. All existing underground/overhead power lines and new underground power design must be
within a recorded P.U.E. and shown

on utility site plan or electrical site plan, prior to project plan approval.

3. Contact Provo City Power for site specific electrical layout and specifications.

4. Supply an AutoCAD2006 (or earlier) site plan projected in NAD83 State Plane International foot
coordinate system, to Provo City Power. Map layers should include and be limited to: Building

3/27/2014 Page 2 of 5
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Footprint, Easements, Parking Areas, Property Boundaries, Road (back of curb) and sidewalks.
5. There currently is power installed on this property at this time.

January 29, 2007

To Utah County Developers:

According to Provo City Code 15.03.310 (f)(i1) Final Project Plan Submittal Requirements - a utility site
plan for layout and design of electrical facilities shall be included with the final submittal. Effective
immediately, this requirement will be enforced for projects located in Provo City.

Contact the Power Department and meet with a planner for layout and design. A minimum of ten (10)
working days will be required to complete the layout. The design will then be required to be placed on
the final submittal.

If there are any questions, please call Randall Barney, Electric Project Engineer Supervisor at (801)852-
6831.

Sincerely,

Randall Barney
Provo City Power
Electric Project Engineer Supervisor

Fire Department: Lynn Schofield / Fire Marshal eMail: I1schofield @provo.utah.gov Phone: 801-852-
6339

Final Approval:

3/18/2014 - Lynn Schofield:

Fire sprinkler system must comply with NFPA 13. Fire Alarm system must comply with NFPA 72. A
secure key box is required for this project. Fire protection plans may be a deferred submittal. Plans
must be reviewed and a permit issued prior to any installation of fire protection systems. Ilook forward
to working with you on this project.

Parks & Recreation: Thomas McKenna / Project Coordinator eMail:
tmckenna@provo.org@provo.utah.gov Phone: 801-852-6643
Final Approval:

Planning: Carrie Walls / Planner eMail: cwalls@provo.utah.gov Phone: 801-852-6413
Final Approval:

3/27/2014 - Carrie Walls:

Thank you for addressing all of Planning Department's concerns.

Please resolve any remaining issues with the other CRC members.
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This project is scheduled for approval at the Administrative Hearing on April 16 at 5:00 p.m. in the
Community Development Department's Conference Room, 330 West 100 South, Provo.

Engineering: Britney Ward / Engineer II eMail: bward @provo.utah.gov Phone: 801 852 6748
Changes Required:

3/24/2014 - Britney Ward:

>

1. Site triangles may not have any object within that is between 2.5' to 7' in height.

2. The building will need to comply with the geotechnical report and subdivision plat(methane
neutralizer, deep foundations/piles, etc.). At this site, material was placed over a garbage dump. On the
plans state that the material under the roads and buildings will need to be removed and replaced. On the
notes sheets in the plans, there are several statements that require various material actions. These
statements are not fully in accordance with the geotechnical report and are not acceptable. Please
remove these notes from the plans, and replace them with a note to refere to the geotechnical study.

3. Inspection fees, street cut fees, and bonding will be required prior to approval.

Sanitation: Britney Ward / Engineer II eMail: bward @provo.utah.gov Phone: 801 852 6748
Final Approval:

1/29/2014 - Britney Ward:

No concerns at this time.

Storm Water: Britney Ward / Engineer I eMail: bward @provo.utah.gov Phone: 801 852 6748
Changes Required:

3/24/2014 - Britney Ward:

>

1. The SWPPP form is required to be filled out prior to final approval.

2. Prior to obtaining a permit, a SWPPP inspection needs to take place to insure all BMPs are installed
and properly placed.

3. The property is located in a high water table area and contains hazardas materials. A Hold Harmless
agreement will be required to be signed prior to obtaining a permit.

4. Provide site calculations showing that the maximum discharge for storm water must meet 0.2 CFS per
acre.

3/27/2014 April 16, 2014
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Water Resources: Britney Ward / Engineer II eMail: bward @provo.utah.gov Phone: 801 852 6748

Changes Required:
3/24/2014 - Britney Ward:
>

1. There must be at least four feet of separation between the fire line and the water service.
2. Currently, there is no power servicing this site. Show how this site is to be serviced with power.

End of Review

3/27/2014

Administrative Hearing Staff Report
April 16, 2014

ltem 2

Attachment 6, Page 5 of 5



sdalton
Text Box
Administrative Hearing Staff Report
April 16, 2014
Item 2
Attachment 6, Page 5 of 5




