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Background Information 

In 2010 the Pole Canyon area, which includes the White Hills Development, was annexed into Eagle 

Mountain, at the time of annexation, a Master Development Plan and a Master Development 

Agreement were also adopted. The MDA/MDP created twenty one (21) different planning areas, 

defining density and land use.  

In 2013, Pole Canyon Phase A Plat 1 was presented to the Planning Commission, however, the item was 

eventually removed by the applicant as infrastructure and other issues were worked out. 

PLANNING COMMISSION RECOMMENDATION 

On June 14th 2016 the Eagle Mountain Planning Commission held a public hearing regarding the Pole 

Canyon Phase 1 Preliminary Plat. Ultimately the Planning Commission voted (4-0) to recommend 

approval of the Pole Canyon Preliminary Plat, with the following Conditions: 

1. A community enhancement fee of $10,658 ($2,000 per buildable acre) is paid at plat recording 

2. Building Permits shall not be issued for construction until infrastructure needed to comply with 

City requirements has been substantially completed (Sewer, Water & Wilson Avenue Repair) 

3. No Final Plat may be recorded until Wilson Avenue has been repaired and been approved by the 

City 

Proposal 

This project (Phase 1 of the Pole Canyon Master Development Plan) is located 

adjacent to the existing White Hills development, in Neighborhood Planning 

Area 11 (NPA 11) of the approved Pole Canyon Master Development Plan. This 

phase meets the approved standards of the Pole Canyon Master Development 

Plan, as lots meet the minimum lot size of 10,000 Square Feet. The tabulations 

are shown here: 
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A preliminary plat review includes the layout of lots, proper street circulation, utility demands, park and 

recreation sites, etc.  

Location 

Pole Canyon is located West of City Center, South of Cedar Fort, 

North of Fairfield, and West of State Road 73 as shown on the map 

(left, asterisk). 

Parks, Landscaping, & Open Space 

The applicant has previously 

completed a park on the West side of 

Wilson Avenue (shown right). When 

the application was first presented in 

2013 it was decided that the work 

being done on Phase 1 of White Hills 

Park would suffice as the open space 

requirement for NPA 11 of the Pole Canyon MDP. The City accepted the 

park and confirmed it was completed in accordance with city standards on 

December 2, 2014. No additional parks or open space improvements are 

required for this phase of development as the park has already been 

completed.   

Plat Details 

The Minimum lot size for this phase of development is 10,000 Square Feet (1.2 

Zoning); the plat shows all lots of an appropriate size. A setback exhibit is 

provided on the plat which shows public utility easements, a front setback of 15’, 

a driveway setback of 22’, a 20’ rear setback, and side setbacks of 5’ minimum 
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15’ total, these conform with the City’s standard setbacks for Tier II Residential Development. 

Road Cross Section 

The Right-of-Way (ROW) is 56’ this is in excess of the city standard ROW of 51’, the larger ROW was 

selected and installed in the existing White Hills development. 

Traffic Study 

The applicant has completed a traffic study, which shows an “A” level of service on intersections serving 

this project at project buildout, and no mitigation measures are recommended. 

Items for Consideration 

Access 

Currently there is only one access (Wilson Avenue) from the White Hills Development to State Road 73. 

Typically the Fire Marshal would like to see two accesses to any development of more than 30 homes. 

The applicant has made the argument that Wilson Avenue is a major collector (much like Pony Express 

Parkway) and has multiple accesses off it into the community; as such a second access shouldn’t be 

required. The Fire Marshal shall approve the access prior to building permits being issued. 

Infrastructure 

Per the MDA (13.1) No building permits shall be issued by the City for construction in the Pole Canyon 

property, unless PCIG or its successor has substantially completed the required infrastructure to comply 

with City requirements for phasing of infrastructure and completion of off-site improvements required 

by the relevant project or proposed construction. 

 The Water Line is currently under construction, and is anticipated to be completed shortly, at 

which time it is planned that Wilson Avenue will be repaired. Sewer plans are currently being 

reviewed by the state. 

Street Lights 

The Eagle Mountain Municipal Code (EMMC) (15.10.390 Street Lighting) requires street lights to be 

placed in residential developments at a minimum of 250’, and at a maximum of 350’ on residential 

roads. The applicant is asking for this requirement to be waived for Phase 1 of the Pole Canyon 

Development as the existing White Hills community does not have street lights. The applicant does not 

believe street lights match the character of the existing community. The Planning Commission felt this 

was a valid concern, and recommended approval of the Pole Canyon Phase 1 Preliminary Plat WITHOUT 

street lights. 
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Attachments 

□ Proposed preliminary plat/plans 

□ Approved Pole Canyon Master Development Agreement 

□ Approved Pole Canyon Master Development Plan (Map) 

□ Park Acceptance Letter 

□ White Hills Park  

□ Traffic Study 

□ Citizens Letter 
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SURVEYOR'S CERTIFICATE

OWNER'S CERTIFICATION AND DEDICATION

SUBDIVISION DESCRIPTION

DATE

I, DENNIS K. WITHERS, DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND SURVEYOR, AND THAT I HOLD CERTIFICATE NO.:6135190 PRESCRIBED
UNDER THE LAWS OF THE STATE OF UTAH, I FURTHER CERTIFY THAT BY AUTHORITY OF THE OWNERS, I HAVE MADE A SURVEY OF THE TRACT OF LAND
SHOWN ON THIS PLAT AND DESCRIBED BELOW, AND HAVE SUBDIVIDED SAID TRACT OF LAND INTO LOTS AND STREETS, AND EASEMENTS HEREAFTER TO
BE KNOWN AS:

POLE CANYON PHASE 1 SUBDIVISION

AND THAT THE SAME HAS BEEN CORRECTLY SURVEYED AND MARKED ON THE GROUND AS SHOWN ON THIS PLAT.

DENNIS K. WITHERS,                                              (SEE SEAL BELOW)
L.S. LICENSE NO. 6135190

WE THE UNDERSIGNED OWNER(S) OF ALL OF THE REAL PROPERTY DEPICTED AND DESCRIBED HEREON HAVE CAUSED THE LAND DESCRIBED ON THIS
PLAT TO BE DIVIDED INTO LOTS, STREETS, PARKS, OPEN SPACE, EASEMENTS, AND OTHER PUBLIC USES AS DESIGNATED ON THE PLAT AND NOW TO BE
HEREBY DEDICATED UNDER PROVISION OF 10--9a-607, UTAH CODE, WITHOUT CONDITIONS, RESTRICTION OR RESERVATION TO EAGLE MOUNTAIN CITY,
UTAH ALL STREETS, WATER SEWER, AND OTHER UTILITY EASEMENTS AND IMPROVEMENTS, OPEN SPACE, SHOWN AS PUBLIC OPEN SPACES, PARKS AND
ALL OTHER PLACES PUBLIC USE AND ENJOYMENT TO EAGLE MOUNTAIN CITY, UTAH TOGETHER WITH ALL IMPROVEMENTS REQUIRED BY THE
DEVELOPMENT AGREEMENT BETWEEN THE UNDERSIGNED AND EAGLE MOUNTAIN CITY FOR THE BENEFIT OF THE CITY AND THE INHABITANTS THEREOF

OQUIRH WOOD RANCH LLC.
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EAGLE MOUNTAIN CITY, UTAH COUNTY, UTAH
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PLAT

ACCEPTANCE OF LEGISLATIVE BODY

THE CITY COUNCIL OF EAGLE MOUNTAIN CITY, COUNTY OF UTAH, APPROVES THIS SUBDIVISIONAND HEREBY ACCEPTS THE DEDICATION OF ALL
STREETS, EASEMENTS AND OTHER PARCELS OF LAND INTENDED FOR THE PUBLIC PURPOSE OF THE PERPETUAL USE OF THE PUBLIC THIS
_________________ DAY OF _____________________ A.D., 20____.

APPROVED BY MAYOR

(SEE SEAL BELOW)APPROVED BY CITY ENGINEER: CITY RECORDER
(SEE SEAL BELOW)

ATTEST:

LEGEND

SUBDIVISION BOUNDARY

SECTION LINE
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ADJOINING SUBDIVISION LINE

FOUND CENTERLINE MONUMENT

FOUND UTAH COUNTY SECTION CORNER

SUBDIVISION BOUNDARY CORNER

POLE CANYON PHASE 1 SUBDIVISION

A PARCEL OF LAND SITUATE IN THE NORTHEAST QUARTER OF SECTION 18, TOWNSHIP 6 SOUTH, RANGE 2 WEST, SALT LAKE BASE & MERIDIAN, LOCATED
IN EAGLE MOUNTAIN CITY, COUNTY OF UTAH, STATE OF UTAH AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT NORTH 89°58'40” WEST (EAST PER RECORD), A DISTANCE OF 66.00 FEET FROM THE NORTHEAST CORNER OF WHITE HILLS PLAT 'C'
SUBDIVISION, AS DETERMINED BY FOUND CENTERLINE MONUMENTS WITHIN SAID WHITE HILLS PLAT 'C' SUBDIVISION, RECORDED IN BOOK 7746, AT PAGE
90, OF OFFICIAL RECORD ON FILE WITH THE UTAH COUNTY RECORDER'S OFFICE, SAID POINT OF BEGINNING ALSO BEING SOUTH 0° 28' 00” WEST (SOUTH
0°26'40” WEST PER RECORD) ALONG THE SECTION LINE, A DISTANCE OF 1017.23 FEET, AND NORTH 89° 58' 40" WEST, A DISTANCE OF 174.92 FEET, FROM
THE FOUND UTAH COUNTY MONUMENT MARKING THE NORTHEAST CORNER OF SAID SECTION 18; AND RUNNING THENCE NORTH 89° 58' 40" WEST, ALONG
THE NORTH LINE OF SAID WHITE HILLS PLAT 'C', A DISTANCE OF 828.15 FEET, TO THE NORTHWEST CORNER THEREOF; THENCE SOUTH 0° 01' 20" WEST,
ALONG THE WEST LINE OF WHITE HILLS PLATS 'C' & 'B', A DISTANCE OF, 869.89 FEET TO THE NORTH LINE OF JEFFERSON AVENUE AS SOWN ON THE PLAT
OF WHITE HILLS PLAT 'B' SUBDIVISION, RECORDED IN BOOK 6262, AT PAGE 75 OF OFFICIAL RECORDS; THENCE NORTH 89° 58' 40" WEST, ALONG SAID
NORTH LINE AND EXTENSION THEREOF, A DISTANCE OF 401.03 FEET; THENCE DEPARTING SAID LINE EXTENSION BEARING NORTH 0° 01' 20" EAST, A
DISTANCE OF 107.28 FEET; THENCE SOUTH 89° 58' 40" EAST, A DISTANCE OF 190.04 FEET; THENCE NORTH 51° 43' 51" EAST, A DISTANCE OF 123.88 FEET,
TO A POINT 113.80 FEET PERPENDICULAR AND WESTERLY OF THE AFORESAID WEST LINES OF WHITE HILLS PLAT 'B'; THENCE NORTH 0° 01' 20" EAST,
PARALLEL WITH SAID WEST LINE, A DISTANCE OF 685.88 FEET; TO EXTENSION OF THE NORTH LINE OF JACKSON STREET; THENCE NORTH 89° 58' 40"
WEST, ALONG SAID LINE EXTENSION, A DISTANCE OF 10.09 FEET; THENCE NORTH 0° 01' 20" EAST, A DICTATION OF 110.09 FEET; THENCE SOUTH 89° 58' 40"
EAST, PARALLEL WITH AND 110.09 FEET NORTHERLY OF AFORESAID NORTH LINE OF WHITE HILLS PLAT 'C', A DISTANCE OF  958.82 FEET, TO A POINT IN
THE ARC OF A NON-TANGENT CURVE TO THE LEFT; THENCE SOUTHWESTERLY 56.30 FEET ALONG THE ARC OF SAID CURVE, HAVING A RADIUS OF 233.00
FEET, THROUGH A CENTRAL ANGLE OF 13° 50' 41”, SUBTENDED BY A LONG CHORD BEARING SOUTH 06° 56' 40” WEST, A DISTANCE OF 56.16 FEET, TO A
POINT OF TANGENCY; THENCE  SOUTH 0° 01' 20" WEST, A DISTANCE OF 54.34 FEET, TO THE POINT OF BEGINNING.

CONTAINS:  238,474 SQ. FT. OR 5.475 ACRES IN 20 LOTS

POLE CANYON PHASE 1 SUBDIVISION

LOCATED IN THE NORTHEAST QUARTER OF SECTION 18
TOWNSHIP 6 SOUTH, RANGE 2 WEST,

SALT LAKE BASE AND MERIDIAN

1. THE BASIS OF BEARING FOR THIS PLAT IS SOUTH  00°28'00" WEST, ALONG THE EAST LINE OF THE NORTHEAST QUARTER OF SECTION 18, TOWNSHIP 6
SOUTH, RANGE 2 WEST, SALT LAKE BASE & MERIDIAN, AS SHOWN HEREON.

2. COURSES AND DISTANCES SHOWN ON THIS MAP ARE MEASURED DIMENSIONS TAKEN FROM ACTUAL FIELD MEASUREMENTS, UNLESS CONTAINED
WITHIN PARENTHESIS INDICATING A RECORD COURSE OR DISTANCE. RECORD INFORMATION IS TAKEN FROM MAPS, PLATS, DEEDS OF RECORD, OR
OTHER SOURCES OF RECORD INFORMATION.

3. PROPERTY CORNERS NOT FOUND WERE MONUMENTED WITH A 5/8" REBAR AND RED NYLON CAP STAMPED "McNEIL ENG.", OR A NAIL & WASHER BEARING
THE SAME INSIGNIA, UNLESS OTHERWISE NOTED HEREON.

4. THE BOUNDS OF EXISTING WHITE HILLS SUBDIVISIONS WERE ESTABLISHED BASED UPON THE OFFICIAL PLATS THEREOF
5. LOT LINES INTERSECTING WITH ARCS ARE RADIAL TO THE CURVE UNLESS FOLLOWED WITH "(NR)" INDICATING A NON RADIAL LINE.
6. EXISTING EASEMENTS SHOWN ON THIS PLAT ARE BASED UPON THE COMMITMENT FOR TITLE INSURANCE PREPARED BY: UNITED WEST TITLE INSURANCE

AGENCY, INC., ORDER NO.: UW-6443, WITH AN EFFECTIVE DATE OF APRIL 20, 2016 AT 8:00 AM
7. THE ESTATE OR INTEREST IN THE LAND DESCRIBED ON THIS PLAT IS FEE SIMPLE AND THE TITLE THERETO IS VESTED IN: OQUIRH WOODS RANCH LLC., A

UTAH LIMITED LIABILITY COMPANY ACCORDING TO THE ABOVE REFERENCED COMMITMENT FOR TITLE INSURANCE.
8. STREETS ABUTTING THIS SUBDIVISION WHERE PREVIOUSLY DEDICATED PER THE WHITE HILLS PLATS 'A', 'B', AND 'C'.
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ON THIS _______ DAY OF _________________, 20__, PERSONALLY APPEARED BEFORE ME, THE PERSON(___) SIGNING THE FOREGOING OWNERS
DEDICATION KNOWN TO ME TO BE AUTHORIZED TO EXECUTE THE FOREGOING OWNERS DEDICATION FOR AND ON BEHALF OF THE OWNERS WHO
DULY ACKNOWLEDGE TO ME THAT THE OWNERS DEDICATION WES EXECUTED BY_____________ON BEHALF OF THE OWNERS.

NOTARY PUBLIC: __________________________________________
RESIDENCE: _____________________________________________
MY COMMISSION EXPIRES: ___________________________________

ACKNOWLEDGEMENT

EAGLE MOUNTAIN CITY, UTAH COUNTY, UTAH

P.U.E. (PUBLIC UTILITY EASEMENT)

SETBACK LINE

PLAT CALCULATIONS

TOTAL ACREAGE: 5.475 ACRES

BUILDABLE ACREAGE: 5.329 ACRES

TOTAL ACREAGE IN LOTS: 5.329 ACRES

TOTAL OPEN SPACE: 0.00 ACRES

TOTAL IMPROVED OPEN SPACE: 0.00 ACRES

AVERAGE LOT SIZE: 0.266 ACRES

LARGEST LOT SIZE: 0.277 ACRES

SMALLEST LOT SIZE: 0.234 ACRES

OVERALL DENSITY: 3.753 LOTS/ACRE

TOTAL # OF LOTS: 20 LOTS

Kent
Seal-UT-Svy

Kent
Withers Signature

Kent
Withers Signature

Kent
Typewritten Text
May 19, 2016
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1.0 INTRODUCTION 

Eagle Mountain City requires a traffic study for the proposed project. The City study requirements were 

met and are provided in this document. This document uses as a basis a 2008 study prepared by 

DMJM Harris for the greater Pole Canyon Master Plan area with specific focus on the impacts of the 

22 lots associated with the Pole Canyon Phase 1 project. A description of the project, existing traffic 

conditions is provided followed by a project trip forecast and distribution for the proposed project. 

The results of a Level of Service (LOS) analysis are discussed and finally, the findings of the study are 

summarized and conclusions are provided. 

 

1.1 Purpose and Objective of Study 

This study evaluates the potential traffic impacts associated with the proposed 22 residential lots 

associated with the Pole Canyon Phase 1 in Eagle Mountain City, Utah County, Utah. Three 

scenarios analyzed including: 

1.  Existing,  

2.  Background 2018, and 

3.  Background 2018 and buildout of 22 residential lots. 

These scenarios were evaluated at the intersection of Wilson Ave. and Hwy 73 to determine the 

potential project related traffic impacts to the existing transportation network. 

 

1.2 Project Description and Location 

The proposed development site is located in the western area of Eagle Mountain City approximately 

1.7 miles south of Cedar Fort City. Figure 1 illustrates the location of the project in relation to nearby 

streets. The project site includes undeveloped residential property fronting existing roadways within the 

White Hills subdivision including Jackson Street, Eisenhower Street, and Jefferson Avenue. The proposed 

project consists of 22 residential single family units. Access to the project will be provided from 

the intersection of Wilson Ave. and SR-73. The proposed project is anticipated to be completed 

in 2015. 

 

2.0 EXISTING TRAFFIC CONDITIONS 

SR-73 is the only major road located near the proposed project. A single lane is provided in 

each direction on SR-73 with a two-way left turn lane and separate right-turn deceleration 

lane at the Wilson Ave. intersection which is currently unsignalized. The speed limit el SR-73 is 

posted at 55 miles per hour. Wilson Ave. provides access to SR-73 for the White Hills Subdivision 

which consists of an existing 112 residential lots. 
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FIGURE 1 
PROJECT VICINITY AND STUDY INTERSECTION 
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Existing turning movement counts were completed at the SR-73/Wilson Ave. intersection from 

7:00 am to 9:00 am and 4:00 pm to 6:00 pm on July 10, 2008. No significant change has 

occurred to the population and development of the area since 2008, therefore, this data is 

considered to be valid for the purposes of this study. Detailed count sheets are provided in 

Appendix A. Figure 2 provides the existing peak hour traffic volumes during the am, and p.m. 

count peed. 

 

A 5.8 percent annual growth rate was determined based on 20 years of AADT data collected by 

UDOT on SR-73. Comparing baseline and future traffic volumes on SR-73 from the regional travel 

demand model developed by Mountainlands Association of Governments (MAG) yielded an 

annual growth rate of 2 percent, Due to the relatively low volumes that currently exist on SR-

73 there was found to be little difference in the calculated volumes for the two growth 

rates. The 5.8 percent annual growth rate was applied to the existing traffic volumes for five 

years to obtain the background 2018 volumes. The background 2018 volumes are also 

depicted on Figure 2. 

 

3.0 PROJECT TRAFFIC FORCAST 

 

3.1 Trip Generation 

 

Table 1 shows the trip generation rate as well as the number of trips to be expected to be 

generated by the addition of the proposed 22 residential lots to the existing 112 lots within the 

White Hills subdivision based on a daily and peak hour basis. The trip generation forecast was 

completed for the proposed by using the standard rates for single-family homes from the 

Institute of Transportation Engineers (ITE) Trip Generation Manual, 7th Edition (Land Use Codes 

210). Peak hour trips were rounded to the nearest whole trip and daily trips were rounded to 

the nearest 10 trips. 

 

Table 1 Residential Trip Generation Forecast 

Description 
AM PEAK HOUR PM PEAK HOUR 

DAILY 
Inbound Outbound Total Inbound Outbound Total 

Rate: 
Single-Family Home 
Land Use Code 210 

(Trip/Unit) 

0.19 .56 .75 .64 .37 1.01 9.57 

Existing 112 Lots 21 63 84 72 42 114 1,070 

Proposed 22 Lots 4 12 16 14 8 22 210 

Total 134 Lots 25 75 100 86 50 136 1,280 
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 FIGURE 2 
EXISTING 2008 PEAK TRAFFIC VOLUMES 

AND 2018 BACKGROUND VOLUMES 
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The project is expected to raise the daily trips from Wilson Ave. to 1,280 (half inbound and half 

outbound) with 100 trips during the a.m. peak hour (25 inbound and 75 outbound) and 136 

trips during the p.m. peak hour (86 inbound and 50 outbound). 

 

3.2 Project Trip Distribution 

 

The project trips were distributed based on the existing and anticipated traffic patterns. The 

general trip distribution for the project is provided in Figure 3. 

 

Project traffic was added to background traffic to obtain conditions upon completion of the 

buildout of the project. Background 2018 plus full buildout project peak hour traffic volumes 

are presented in Figure 3. 

 

4.0 LEVEL OF SERVICE ANALYSIS  

 

A two-lane highway such as SR-73, the selected method for determining Level of Service (LOS) 

is based on mobility or volume divided by capacity (V/C).  

 

4.1 Level of Service Concept 

LOS is a qualitative measure describing traffic conditions and their perception by motorists. A 

LOS definition generally describes these conditions in terms of such factors as speed and travel 

time, freedom to maneuver, traffic interruptions, and delay. There are six levels of service 

describing these conditions ranging from A to F.  The specific LOS criteria from the 1994 HCM 

are presented in Table 2. The selected method takes into account the volume in both 

directions. The total volume is divided by the total capacity of 2,800 vehicles per hour. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Table 2 
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 FIGURE 3 
BACKGROUND 2018 PLUS PROJECT TRAFFIC 

VOLUMES 
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4.2 Results of LOS Analysis 

 

The results of the LOS analysis for existing, background and project scenarios at the SR-

73/Wilson Ave. intersection are provided in Table 3.  

 

Table 3  LOS Analysis 

 AM PM 

CASE SR73 SB SR73 NB WILSON TOTAL LOS SR73 SB SR73 NB WILSON TOTAL LOS 

EXISTING 43 49 34 126 A 74 145 25 144 A 

BACKGROUND 57 65 34 156 A 98 192 25 183 A 

BACKGOUND 

PLUS PROJECT 
57 65 100 222 A 98 192 136 426 A 

 

The analysis results indicate that the LOS for SR-73 remains a LOS A with the anticipated 

background and project traffic loadings. The existing SR-73 configuration and traffic control 

system will support the additional 22 lots associated with the proposed project. 

 

5.0 SUMMARY AND CONCLUSIONS 

 

 The addition of this project to existing Wilson Ave. traffic loads is expected to generate 

1,280 daily trips (half inbound and half outbound) with 100 trips during the a.m. peak 

hour (25 inbound and 75 outbound) and 136 trips during the p.m. peak hour (86 

inbound and 50 outbound). 

 The SR-73/Wilson Ave. intersection is expected to operate at LOS A during the a.m. peak 

hour and p.m. peak hour. 

 Existing roadway configurations and traffic control will support the proposed 22 lot 

project. 
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