
 

 
 

 
 
 
 

Project: Oak Hollow Master Development Plan Amendment  
Applicant:  Dylan Young / Fieldstone Homes 

Request: Master Development Plan Amendment  

Type of Action: Discussion Item; Public Hearing 

 
Planning Commission Recommendation 
On February 23, 2016, the Planning Commission held a public hearing on the Oak Hollow Master 
Development Plan Amendment application. The Planning Commission recommended approval of the 
MDP amendment (5-0) with the following conditions: 

1. The Project must comply with City Dark Sky standards found in chapter 17.56 
2. Street lights must be paid for before plat recording, and must be installed prior to issuing first 

Certificate of Occupancy 
3. The applicant must provide mitigation measures recommended by Traffic Impact Study 
4. The applicant must submit a Slope Stability Study and provide recommended mitigation 

measures  
5. The installed trail must match the trail in the Evans Ranch Development 
6. Pin Oak Parkway must be renamed to Bridleway Road 
7. One lot must be removed to open up the park (lot 89 or 90) 

 
Location 
This 34.8 Acre project is located south of Pony Express Parkway, and east of Porter’s Crossing road. 
Project was formerly known as Evans Ranch North, but the name has been changed at the request of 
City staff. 

Evans Ranch North MDP – Conditionally Approved 5/6/14 
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Background 
This Master Development Plan was last amended by the City Council in May, 2014. At that time it was 
known as Evans Ranch North; that plan is shown above. A Master Development Plan Amendment was 
reviewed by the Planning Commission on January 5th 2016; a recommendation of approval was given to 
the City Council (5-0). At the request of the applicant, the amendment was never taken to the City 
Council. The applicant has made significant revisions to the project, requiring another recommendation 
from the Planning Commission which it received on February 23rd where it received a recommendation of 
approval by a vote of (5-0). While Evans Ranch North was included in the Evans Ranch MDP, it was 
never included in a master development agreement. The current master development plan will expire on 
May 6, 2016; the applicant is proposing a new master development plan, and is currently drafting a 
master development agreement. 
 
Proposal 
The applicant is proposing fairly significant changes to the approved plan, including changes to the 
densities, housing types, and open space. Noteworthy changes are listed below. 
 

• Commercial Pod. The proposed plan keeps the commercial pod on the north side of the project, 
adjacent to Pony Express Parkway. Staff feels this is an appropriate location for commercial. 
There are no current plans to develop the commercial pod. 
 

• Housing Type & Densities. The proposed plan removes all townhome units and replaces them 
with additional single family homes, increasing the number from 48 to 132 units. The proposal will 
increase the density of the single family homes from 4.04 units per acre to 4.8 units per acre; 
however, the total number of units for the project is reduced by 50, from 182 to 132.  
 

Oak Hollow MDP – Proposed 
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• Parks & Open Space. Using our current code requirements for improved open space, the project 
open space summary is as follows: 
 

o Required Improved Open Space: 3.03 acres (132 units x 1,000 sf) 
o Required Amenity Points: 303 
o Provided Amenity Points: 303 
o Provided Improved Open Space: 1.03 acres (applicant is proposing to buy down 2 acres 

of open space and is providing 2.89 acres of unimproved open space.) 
 Applicant is proposing to buy down 2 acres (300 Amenity Points). The proposal is 

to pay $500 per amenity point ($150,000.00) which will be used to improve the 
City Owned space adjacent to the project 

 
• It should be noted that the applicant is requesting that the Council consider the option of requiring 

an open, split-rail fence on the backs of all lots abutting the park, rather than removing a lot and 
reconfiguring the park space.  

 
Also, as required in the Residential Bonus Density chapter of the City Code, the project is contributing 
$2,000 per buildable acre with each recorded plat that will be used towards further parks and open 
space in excess of the required open space improvements. The City is collecting the money in an 
escrow account until these improvements are determined and agreed upon by both parties. The 
master development agreement will contain details of the intended use of these funds.  

 
Recommendation 
The Council should review this proposal, hold the public hearing, and provide as much feedback as 
possible. The proposal will be placed on a future agenda along with the Master Development Agreement 
and Preliminary Plat at a meeting in the near future.  

  
Attachments 
Proposed Master Development Plan 
Traffic Impact Study Executive Summary 
Preliminary Plat 
Landscape Plan 
 



 

ORDINANCE NO. O-       -2016 

 

 
AN ORDINANCE OF EAGLE MOUNTAIN CITY, UTAH, 

AMENDING THE OAK HOLLOW MASTER DEVELOPMENT PLAN MAP 

 

PREAMBLE 

 

 The City Council of Eagle Mountain City finds that it is in the public interest to amend the 

Oak Hollow Master Development Plan as set forth more specifically in Exhibit A. 

 

BE IT ORDAINED by the City Council of Eagle Mountain City, Utah: 

 

1. The City Council finds that all required notices and hearings have been completed as 

required by law to consider and approve the proposed Master Development Plan Map 

Amendment as set forth in Exhibit A. 

 

2. The Oak Hollow Master Development Plan Map is hereby amended as set forth more 

specifically in Exhibit A. 

 

3. This Ordinance shall take effect upon its first publication or posting. 

 

ADOPTED by the City Council of Eagle Mountain City, Utah, this 15
th

 day of March, 2016. 

 

 

                                                         EAGLE MOUNTAIN CITY, UTAH           

 

 

__________________________________ 

        Chris Pengra, Mayor 

 

ATTEST: 

 

 

_________________________________ 

Fionnuala B. Kofoed, MMC 

City Recorder 

 

 

 

 

 

 



 

 
 

CERTIFICATION 

 

The above Ordinance was adopted by the City Council of Eagle Mountain City on the  

15
th

 day of March, 2016.    

 

Those voting aye:   Those voting nay: 

 Adam Bradley 

 

 Adam Bradley 

 Colby Curtis 

 

 Colby Curtis 

 Stephanie Gricius 

 

 Stephanie Gricius 

 Benjamin Reaves 

 

 Benjamin Reaves 

 Tom Westmoreland 

 

 Tom Westmoreland 

 

 

        

Fionnuala B. Kofoed, MMC 

City Recorder 
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 Eagle Mountain – Oak Hollow Traffic Impact Study i

EXECUTIVE SUMMARY 

This study addresses the traffic impacts associated with the proposed Oak Hollow development 
located in Eagle Mountain, Utah. The proposed project is located south of Pony Express Parkway 
and east of Porters Crossing Parkway. 

Included within the analyses for this study are the traffic operations and recommended mitigation 
measures for existing conditions and plus project conditions (conditions after development of the 
proposed project) at key intersections and roadways in the vicinity of the site. Future (2020) 
conditions are also analyzed. 

TRAFFIC ANALYSIS 

The following is an outline of the traffic analysis performed by Hales Engineering for the traffic 
conditions of this project. 

Existing (2016) Background Conditions Analysis 

Hales Engineering performed weekday afternoon (4:00 to 6:00 p.m.) peak period traffic counts 
at the following intersection(s): 

 Porters Crossing Parkway / Pony Express Parkway 
 Silverlake Parkway / Pony Express Parkway 
 Bridle Way Road / Silver Ranch Road 

These counts were performed on Tuesday, December 1, 2015 and Thursday, December 27, 
2015. The a.m. peak hour was determined to be between the hours of 7:15 and 8:15 a.m. and 
p.m. peak hour was determined to be between the hours of 5:00 and 6:00 p.m. 

Hales Engineering has completed the following traffic impact studies in the near vicinity of the 
project: 

 Porters Crossing Town Center, located north of the proposed project (2011) 
 Evans Ranch Development, located south of the proposed project (2015) site 
 Talus at Saratoga Springs, located northwest of the proposed project (2015) 

The anticipated volumes generated from each of these developments along with data from 
the MAG travel demand model was used to determine the background p.m. peak hour turning 
movement volumes at each of the study intersections. 

As shown in Table ES-1, all intersections are operating at acceptable levels of service during 
the p.m. peak hour except Silverlake Parkway / Pony Express Parkway. No significant 
queueing was observed at the study intersections. 
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Project Conditions Analysis 

The proposed land use for the development has been identified as follows: 
 Single Family Dwelling Units:  132 
 Commercial (square feet):  93,000 

The commercial square footage is based on 7.1 developable acres and an estimated floor 
area ratio (FAR) of 0.3. The single family dwelling units will be built first in the near future, with 
the townhouse and commercial development to follow as a second phase. For existing (2016) 
plus project conditions only the single family generated traffic was added to the street network, 
for future (2020) plus project conditions full build out of the townhouse and commercial land 
was also be included. 

Existing (2016) plus Project Conditions Analysis 

As shown in Table ES-1, the intersections of Pony Express Parkway / Sliverlake Parkway and 
Pony Express Parkway / Porters Crossing Parkway are anticipated to perform at a poor level 
of service. All other study intersections will continue to operate at acceptable levels of service 
with the proposed project traffic added. Significant queueing is anticipated in the westbound 
direction. Queueing is also anticipated at the Pony Express Parkway / Silverlake Parkway in 
the west- and northbound directions. No other significant queuing is anticipated. 

Future (2020) Background Conditions Analysis 

As shown in Table ES-1, the Porters Crossing Parkway / Pony Express Parkway intersection 
is failing at LOS E in the future. All other intersections are anticipated to operate at acceptable 
levels of service. Significant queueing is anticipated to occur at the intersections of Silverlake 
Parkway / Pony Express Parkway in the westbound direction and at Porters Crossing Parkway 
/ Pony Express Parkway in the south- and westbound directions. No other significant queuing 
is anticipated. 

Future (2020) Background Conditions Analysis-Mitigated 

As shown in Table ES-1, all intersections are anticipated to perform at acceptable levels of 
service. Significant queueing is anticipated to occur at the Sliverlake Parkway / Pony Express 
Parkway intersection in the westbound direction. No other significant queueing is anticipated. 

Future (2020) Plus Project Conditions Analysis 

As shown in Table ES-1, all intersections are anticipated to operate at acceptable levels of 
service. The 95th percentile queue for the intersections of Silverlake Parkway / Pony Express 
Parkway in the westbound direction and at Porters Crossing Parkway / Pony Express Parkway 
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in the south- and westbound directions are anticipated to be significant. No other significant 
queuing is anticipated. 

RECOMMENDATIONS 

The following mitigation measures are recommended: 

Existing (2016) Background Conditions Analysis 

It is anticipated that executing a left-turn movement onto Pony Express Parkway will be difficult 
during the p.m. peak hour, causing undue delay and excessive queuing at the Silverlake 
Parkway / Talus Ridge Parkway / Pony Express Parkway intersection. 

Existing (2016) Plus Project Conditions Analysis 

It is anticipated that executing a left-turn movement onto Pony Express Parkway will be difficult 
during the p.m. peak hour, causing undue delay and excessive queuing at the Silverlake 
Parkway / Talus Ridge Parkway / Pony Express Parkway intersection. It is recommended that 
this intersection be evaluated for a traffic signal and that a signal be installed when warrants 
are met. It is recommended that this intersection be converted to all-way stop control as an 
interim measure to facilitate left-turn movements on all approaches. The current pavement 
width of the northbound approach of the intersection is approximately 50 feet at the 

Intersection Existing 2014 
Background

Existing 2014 
Plus Project

Future 2020 
Background

Future 2020 
Background - 

Mitigated

Future 2020 
Plus Project

Description LOS (Sec/Veh1) LOS (Sec/Veh1) LOS (Sec/Veh1) LOS (Sec/Veh1) LOS (Sec/Veh1)

Porters Crossing Pkwy / Pony Express Pkwy C (20.8) E (41.5) E (57.9) C (29.1) C (32.6)

Silverlake Pkwy / Pony Express Pkwy F (>50) / NB F (>50) / NB D (51.7) D (39.4) D (46.9)

Bridle Way Rd / Silver Ranch Rd A (4.5) / NB A (4.5) / NB A (4.7) / NB A (4.7) / NB A (4.6) / NB

Pin Oak Pkwy / Porters Crossing Pkwy - A (4.5) / WB - - A (5.6) / WB

Retail Access / Pony Express Pkwy - - - - D (35.0) / NB

Source: Hales Engineering, February 2016

TABLE ES-1
P.M. Peak Hour

Eagle Mountain  - Oak Hollow TIS

1. Intersection LOS and delay (seconds/vehicle) values represent the overall intersection average for signalized and all-w ay stop controlled intersections and 
the w orst approach for all other unsignalized intersections. 
2. This intersection is a project access and w as only analyzed in "plus project" scenarios.
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intersection. It is recommended that the road be restriped to include a right-turn storage lane 
to accommodate demand.

The intersection of Pony Express Parkway / Porters Crossing Parkway is anticipated to 
operate at a poor level of service in this condition. It is anticipated that the westbound left-turn 
vehicles will over flow out of the left-turn pocket and block the through movement. This causes 
excess delay at this intersection and excess queues. There are two potential solutions to this 
issue. The first is to build a signal at this intersection. The second is to widen road to have two 
lanes in each direction.  

According to a traffic study done by Hales Engineering for an adjacent development, a signal 
is recommended at this location by year 2020, or as soon as it is warranted in accordance 
with Utah Manual Uniform Traffic Control Devices (UMUTCD). The second potential solution, 
widening Pony Express Parkway, is planned to be completed before year 2024 according to 
the TransPlan40 provided by the Mountainland Association of Governments (MAG). Based 
on field visits, it appears that the widening project has already begun.  

Future (2020) Background Conditions Analysis 

To mitigate the poor level of service at Pony Express Parkway / Porters Crossing Parkway, it 
is recommended that dual left-turn lanes be constructed in the westbound direction. Based on 
the UDOT signal phasing guidelines, dual-left-turn lanes would be warranted. To allow for this 
to occur, Porters Crossing Parkway will need to be widened to two lanes in the southbound 
direction.  

Future (2020) Background Conditions Analysis-Mitigated 

No further mitigation measures recommended.  

Future (2020) Plus Project Conditions Analysis 

No mitigation measures recommended at this time.  
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SUMMARY OF KEY FINDINGS/RECOMMENDATIONS 

The following is a summary of key findings and recommendations: 
 In addition to the background traffic counts that were collected in December 2015, the 

traffic volumes that will be generated by nearby proposed developments were also 
included in the background conditions. 

 All study intersections operate at acceptable levels of service in the existing (2016) 
background analysis except Sliverlake Parkway / Pony Express Parkway. 

 Oak Hollow is a proposed residential & retail development that is anticipated to be built 
in two phases. The first phase will consist of 132 single family homes to be built in 
2016 and the second phase will consist of approximately 93,000 square feet of 
commercial space to be built in year 2020. 

 It is anticipated that phase one will generate approximately 136 trips during the p.m. 
peak hour and phase 2 will consist of 572 trips during the p.m. peak hour. 

 With the project added traffic, the intersections of Silverlake Parkway / Pony Express 
Parkway and Porters Crossing Parkway / Pony Express Parkway are anticipated to 
perform at poor levels of service. 

 To mitigate the poor levels of service at these intersections, it is recommended that 
traffic signals be constructed. This recommendation falls in line with the other traffic 
studies that were completed in the area. At the intersection of Porters Crossing 
Parkway / Pony Express Parkway another potential mitigation could be to construct a 
second lane in the westbound direction, allowing through vehicles to pass around the 
left-turn vehicles. 

 In the future (2020), the intersection of Porters Crossing Parkway / Pony Express 
Parkway is anticipated to perform at a poor level of service. 

 To mitigate the poor level of service at Porters Crossing Parkway / Pony Express 
Parkway, it is recommended that dual left-turn lanes be constructed in the westbound 
direction. This would require construction of a second receiving lane on Porters 
Crossing Parkway. 

 With project added traffic in the future 2020 conditions, all intersections are anticipated 
to perform at acceptable levels of service. 
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