15-08-03 Sensitive Area Overlay Zone District

E. Development Standards within the Sensitive Area Overlay Zone.

1.
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Scope. Itis ntended by this Section that the development standards and provisions, as set forth herein,
shall be required 1n connection with all building and construction i the Sandy City Sensitive Area
Overlay Zone.

The Comnmmity Development Department may approve building permits for subdivision lots that were
platted in Salt Lake County then annexed into Sandy City and subdivision lots platted in Sandy Ciry
prior to the adoption of the current Sensitive Area Overlay Zone. Staff shall use those Sensitive Area
regulations in effect at the time the subdivision was platted to determine setback distances from areas
of 30% slope. Those subdivision lots recorded prior to July 23, 1987 have no required setback from
30% slope. The followmg mnformation shall be submutted to the Planming Office before City Staff may
approve a building peromt:

a. Submuttal by the applicant of a geotechnical report that would establish the followmng:
1. The depth of virgin soil below grade; and
2. Soil compaction and stability; and
3. Rock fall and debns flow potential.
b. Submuttal by the applicant of a plot plan to include the followmg information:
1. Home location; and
2. Contour lines at two-foot mrerval: and
3. Retaimning walls. if determined necessary by the Sandy City Engineering; and
4. Vegetation types and locations.

c. The plot plan shall be accompamed by a cross-section showing the information required
subsection "b" above and drivewav slope and slope percentage for each change m slope.

d. All requirements of the current Development Code such as driveway slopes and cuts and fills shall
remain n force. Any deviation from these requarements shall have to be approved for a variance
by the Board of Adjustment.

The Planning Comnussion, after review and recommendations from the Community Development
Department and City Engineer as to compliance with the Purpose of this District [15-08-03(A)] may
approve development upon land which 1s within a Sensitive Area on which construction or earthwork
occurred legally prior to the adoption of the current Sensitive Area Overlay Zone without the required
setback from the slope mcluding land containing 30% or more slope. The developer bears the burden
of proof to show that any previous construction or earthwork was legal. In addition to the submmttals
required for conceptual. prelinunary and final review, the developer must complete the following:

a. Submut proof of prior approval of subdivision, construction or earthwork, etther in City or County,
mcluding copies of any and all pernuts, dates thereof and sensitive area or lullside regulations m
effect at the time of the approval or permut.



b.  Comply with all requirements of the current Development Code, such as driveway slopes and cuts
and fills, maximum impervious coverage, etc. Any deviation from these requirements shall have
to be approved for a variance by the Board of Adjustment.

c. The Development must proceed through the conceptual. prelimumary and final review as set forth
hereafter and may only be approved if it 15 found to be m compliance with the purpose of this
chapter; 1= designed to comply. as closely as possible, with the setback. usable area and building
limitations on 30% slope; and 1s to be constructed in such a way as to ensure the safety of the
development and all adjoming properties.

d. Additional bending and msurance may be required to ensure the safety of the site and all adjotung
or affected properties both during construction and after completion of the project.

4 Dramage and Erosion. The area of the watershed shall be used to deternune the amount of storm water
munoff generared before and after construction.

e. The "Rational Method" or other method as approved by the City Engineer shall be used m
computing runoff. The basic formula for the "Rational Method" is:

Q = CIA in which:
(Q = Runoff in cubic feet per second (c.fs5)
C = Coeffictent of mnoff or the portion of storm water runs off a grven area.

The following ranges for C value are tyvpical examples. The actual C value used shall be approved
by the City Engineer.
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Industrial & Commercial .60 - .90
Residential 30 - .40
Parks JA5- .24
Agricultural J0- 20

1= Average ramnfall mtensity during time of concentration for 23 year return period in inches per
hour. The time of concentration shall be defined as the time required for water to flow from the
most remote point of the section under consideration.

A = Dramage area in acres.
f Lots shall be arranged so as to ensure adequate setbacks from dramage channels. The 100 vear
storm shall be that basis for calculating setbacks. No structures shall be allowed i the 100 vear

flood plamn.

g Facilities for the collection of storm water runoff shall be required to be constructed on
development sites and according to the following requirements.

1. Such facilities shall be the first improvement or facilities constructed on the development site,
with the exception of sewer and water lines.



L

)

Such facilities shall be designed so as to detain safely and adequately the maximmm expected
storm water unoff for a twenty-five vear storm not to excead 2 cubic feet per second per
acre or at a low rate or at a rate not higher than the flow rate before construction, whichever
15 less, on the development site. for a sufficient length of time so as to prevent flooding and
erosion during storm water runoff flow periods.
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Such facilities shall be so designed as to drvert surface water away from cut faces or sloping
surfaces of a fill

4. The existng natural drainage system will be utilized, as nmich as possible, in 1ts unimproved
state.
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Where drainage channels are requured, wide shallow swales lined with appropriate vegetation
shall be used mstead of cutting narrow, deep dramage ditches.

6. Flew retarding devices, such as detention ponds and recharge berms, shall be used where
practical to minimize increases m runoff volume and peak flow rate due to development.
Areas which have shallow or perched groundwater or areas that are unstable must be given
additional consideration.

h.  Construction on the development site shall be of a nature that will mmimize the disturbance of
vegetation cover, especially between December 1 and April 15 of the following year.

1. Erosion control measures on the development site shall be required to nunmuze the mereasad
solids loading tn runoff from such areas. The detailed design system to control storm water

erosion during and after construction shall be contained in the Grading and Dramnage Report
described m this Tatle.

Wesetation and Revegetation

a.  All areas on development sites cleared of natural vegetation in the course of construction of off-
site improvements shall be replanted with revegetation which has good erosion control charac-
Teristics.

b. MNew planting shall be protected with nmilch material and fertilized in conjunction with the planting
and watering schedule described m (3) below.

¢. The use of persons or firms having expertise m the practice of revegetation (1e.. licensed
landscape architects or nurserymen) shall supervise the planting and installation of revegetation
cover.

d. Vegetation shall be removed only when absolutely necessary, eg. for the construction of
buildings, roads and filled areas.

e After the completion of off-site improvements vegetation shall be planted in all disturbed areas
only during the following time periods:

1. March 15 through May 15; and

2. September 15 through October 31.
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If wrigated. planting may be done during summer months.



4. Such vegetation shall be a muxture of plant materials; 1.e.. trees, shrubs, grass. and forbs.
Native plant materials are preferred.

No vegetation shall be removed on a continuous hillside, crest (upslope or downslope) or a slope
30% or greater unless otherwise deternuned by the Planmng Comnussion upon reconmendation
of the Engineering Department for uses such as trails and open space mmprovements. Any
revegetation of such a hillside shall have the approval of the Engineering Department.

Topsoil removed during construction shall be conserved for later use on areas requiring vegetation
or landscaping; 1.e., cut and fill slopes.

All disturbed soil surfaces shall be stabilized or covered prior to the first day of November. If the
planned impervious surfaces (1e., road, driveways, etc.) cannot be established prior to November
1st. a temporary treatment adequate to prevent erosion shall be installed on those surfaces.

The property owner and/or developer shall be fully responsible for any destruction of native or
applied vegetation identified as necessary for retention and shall be responsible for such destroyed
vegetation. They shall carry the responsibility both for employees and subcontractors from the
first day of construction until the final acceptance of improvements. The property owner and
developer shall replace all destroyved vegetation with varieties of vegetation approved by the
Planning Conmmssion. The property owner shall assume co-responsibility with the developer upon
purchase of the lot.

6. Geology.

a.

b.

d.

No structures shall be built on any zones of deformation with respect to active faults that the City
has identified  Off-site improvement design will be approved by the Planning Commmssion.

No structures or off-site improvements shall be allowed on any active landslide area.

Prablems associated with development on or near perched ground water and shallow ground water
must be mitigated 1n a manner as approved by the Planning Commission.

No structures shall be allowed in any rockfall zone. Off-site improvements may be allowed
through special approval by the Plannmg Commussion.

7. Fire Protection.

Areas without a recogmized water supply shall meet special requirements. on an mdrvidual basis,
as established by the Planning Commussion.

Each development site and building permit for private lots, flag lots. and lots where the front
setback 15 greater than 50 feet, shall be reviewed by the City Fire Department to see that 1t
comphies with the Uniform Fire Code, Section 13 208 Access Roadways for Fire Apparatus.

Spark arresters shall be mnstalled in every fireplace constructed mdoor or outdoor. Screen
openings i such arresters shall not be 11 excess of 1/4 mch diameter.

Development adjacent to public lands shall provide access for fire protection vehicles and
equIpent.



B. Grading. Cuts and Fill.

Exposed unstable surfaces of an excavation or fill shall not be steeper than one vertical to two
horizontal.

All permanent fill shall be located so that settlements, shdings. or erosions shall not damage or
cover streets. curbs, gutters. sidewalks or buildings.

The top and bottom edges of slopes caused by an excavation or fill up to 10 vertical feet shall be
at 3 horizontal feet from the property line or public right-of-way lines.

The maximum vertical height of all cuts or fills shall be 10 feet. Under exceptional circumstances.
the Planming Commission may approve cuts or fills inexcess of ten (10) feet with recommendation
of the Engineering Department. The burden of demonstrating exceptional circumstances shall be
on the developer of the property under consideration. Cuts or fills shall be measured from natural
grade to fimshed grade.

All structures, except retatmng walls or soil stabilization improvements_ shall have a setback from
the crest of the fill or base of the cut of a numnmm distance equal to the depth of the fill or the
height of the cut, unless a structurally sound retammng wall is built for the cut or fill slope.
Retaiung walls may be a part of the dwelling unit.

No grading, cuts, fills. or terracing will be allowed on a continuous hillside, crest (upslope or
downslope) or a slope of 30% or greater unless otherwise determined by the Planning Commission
upon reconmmendation of the Engineering Department.

9. Streets and Wavs. Streets, roadways and private access wavs shall follow as nearly as possible the

natural terrain.  The following additional standards shall apply:
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At least one ingress and one egress routes shall be provided for each subdivision or PUD project.
unless there 1s a crash gate or the extension of a future stub street that will provide additional
access.

Points of access shall be provided to all developed and nondeveloped areas for emergency and fire
fighting equupment  Driveways located upon each lot extending from a public or private street
shall have sufficient width and design to admit and accommodate fire fighting equipment (comply
with all City Engineering Standards).

Cul-de-sacs shall not exceed 600 feet in length and shall have a ternaround with a back of curb
line radius of at least 55 feet. Stub-streets that are longer than the width or length of any adjacent
single lot or 200 feet. whichever is less_ shall have a temporary turnaround at the end thereof
Centerline curvatures shall not be less than a 100 foot radms on any curved street pattem.

Variations of the street design standards developed to solve special hillside visual and functional
problems may be presented to the Planmng Commission for consideration and approval
Examples of such variations may be the use of split roadways to avoid deep cuts, one-wav streets,
modifications of surface dramnage treatments, sidewalk design or the extension of a cul-de-sac.

k. Development sites which are located near canyon trails will provide access to those trails. Parking

L

areas may be requured by the Planming Commission at trail heads.
Developments adjacent to public lands shall provide for access by fire protection equipment.

m. The maximum amount of impervious surface for streets and roadways shall be 20 percent of the

entire development site.



n. All streets or rights-of-way for velucular traffic shall be subject to the following linutations:

1. The maximum grade of such streets or rights-of-way shall be 12 percent except as hereafter
provided.

2. The Mavor, after recerving a recommendation from the Planmng Conmussion, may grant
approval for the construction of such streets or rights-of-way having a grade exceeding 12
percent, but the grade of such streets shall not, 11 any event, exceed 15 percent.

3. The provisions for subsection (g) shall not apply to strests or nights-of-way already
constructed or which have heretofore been granted preliminary approval by the Planning
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4. Roads shall be designed to meet the City road base, asphalt and compaction standards.

10. Architectural Desion.
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a. Buildings proposed for construction in hillside or canyon areas within the Sandy City Sensitive
Area Zone shall be designed to be visually compatible with the natural beauty of the hiflsides and
canvons. The use of bulding materials in colors that will blend harmomously with the natural
settings are encouraged. Such materials as natural woods, brick (earth colors) and stone are
considered to be most appropriate,

b. The Planning Conmmission shall review the design and specified exterior materials and colors for
all structures other than single fanuly dwellings. Building permits for such structures shall not be
granted unt] building matenials and colors have been approved by the Planming Commnussion.

c.  DInnovative designs for single family dwelling units; e g earth-sheltered dwellings with grass roofs,
etc., may be allowed after approval by the Planning Conmmission and Building and Safery
Department.

. On-site Development. The property owner shall be fully responsible for making all improvements
accordance with the development site approval; e.g.. dramage. erosion and vegetation constraimts.

Bond. In addition to the provisions requurmg the posting of a bond as set forth elsewhere m the
ordinances of Sandy City. the property owner may be required by the Director to gnarantee the
completion of revegetation projects, the stabihzation of grading sites, cuts and fill and construction of
storm water minoff facilities.

. Fencing.  All fences located on slopes of thirty percent (30%) or greater shall be dark brown or black
vinvl coated cham link to blend m with the native landscaping. In no case shall the followmng types of
fences be allowed: uncoated chamn link masonry, block, wood. or other sight obscuring material.
Fence construction shall comply with the Hillside Element as contaimed in Section VIII of the General
Plan.



