EAGLE MOUNTAIN
' O? . PLANNING COMMISSION MEETING
April 14, 2020, 5:30 PM
EAGLE Eagle Mountain City Council Chambers
M OUNTATIN 1650 East Stagecoach Run, Eagle Mountain, Utah 84005

5:30 P.M. - EAGLE MOUNTAIN CITY PLANNING COMMISSION WORK SESSION

1.  DISCUSSION ITEMS

L.A. Commercial Regional Zone - Discussion Item
Discussion on the Commercial Regional Zone for The City Code.

1.B. Business Park Zone - Discussion Item
Discussion on the Business Park Zone for the City Code.

6:00 P.M. - EAGLE MOUNTAIN CITY PLANNING COMMISSION POLICY SESSION

2. PLEDGE OF ALLEGIANCE

3. DECLARATION OF CONFLICTS OF INTEREST

4. APPROVAL OF MEETING MINUTES

4.A. March 10, 2020 Minutes
Regular Planning Commission Meeting
PC Minutes 03.10.2020 - DRAFT

S. STATUS REPORT

6. ACTION AND ADVISORY ITEMS

6.A. Development Code Amendment - Retaining Walls in PUEs - Public Hearing
This proposal amends EMMC section 15.80.050 Retaining Walls to allow the City Engineer to

THE PUBLIC IS INVITED TO PARTICIPATE IN PUBLIC MEETINGS FOR ALL AGENDAS.
In accordance with the Americans with Disabilities Act, Eagle Mountain City will make reasonable accommodation
for participation in all Public Meetings and Work Sessions. Please call the City Recorder’s Office at least 3
working days prior to the meeting at 801-789-6610. This meeting may be held telephonically to allow a member of the
public body to participate. This agenda is subject to change with a minimum 24-hour notice.
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https://d2kbkoa27fdvtw.cloudfront.net/emcity/aa6176b90c23122250b953542f9962220.pdf
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7.

8.

9.

6.B.

6.C.

6.D.

approve retaining walls in public utility easements if they will not unreasonably interfere with the
easement.
Retaining Walls in PUEs

Mcdonalds - Site plan & Conditional Use - Public Hearing

A proposed McDonalds fast food restaurant located in the Porters Crossing Town Center.
SP-1 Site Improvement Plan.pdf

Colored Elevations.pdf

Landscape Plan.pdf

Monument Sign.pdf

Pictures .pdf

Parkway Crossroads - Recorded Plat Amendment - Action Item
This is a proposal for a recorded plat amendment to create the new lots for the new development
in Parkway Crossroads.

18-497 PARKWAY XROADS CONDO PLAT 2-27-20.pdf

Overland Village 2 Concept Plan

Concept Plan Review for Village 2 ofthe Overland Master Development Plan, located north of
Village 1, west of Pony Express Parkway.

Overland Village 2 Concept Plan

Overall Villages Plan

Overland Village 2 Traffic Study

Overland MDP Map

Overland MDA

Overland Master Trails Plan

Overland - Parks & OS Examples

DISCUSSION ITEMS

NEXT SCHEDULED MEETING

ADJOURNMENT

CERTIFICATE OF POSTING

The undersigned, duly appointed City Recorder, does hereby certify that the above agenda notice was posted on this 10th day of April, 2020,
on the Eagle M ountain City bulletin boards, the Eagle M ountain City website www.emcity.org, posted to the Utah State public notice website
http ://www.utah.gov/pmn/index.html, and was emailed to at least one newspaper of general circulation within the jurisdiction of the public

body.

Fionnuala B. Kofoed, MM C, City Recorder

2|Page


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/567483/Retaining_Walls_in_PUEs.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/c04dd47db92f1047093f8a0dceea63150.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/568707/SP-1__Site_Improvement_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/568704/Colored_Elevations.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/568705/Landscape_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/568706/Monument_Sign.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/569540/Pictures_.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/e42534642beef21f017b7891f0c523cb0.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/569123/18-497_PARKWAY_XROADS_CONDO_PLAT_2-27-20.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/5dcab996936a3e8732e79265a0c6bd140.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/568020/Overland_Village_2_743_Lots_with_trails.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/568021/Overall_Village_Plan_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/568022/Overland_Village_2_TIA_Report_Final_2_14_20.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/568023/Overland_MDP_Map_2017.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/568024/Approved_-_Overland_MDA.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/568025/Overland_-_Trails_Plan_2017.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/568026/Overland_-_Parks___OS_Examples_2017.pdf
http://www.utah.gov/pmn/index.html

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

" EAGLE
APRIL 14, 2020
TITLE: | Commercial Regional Zone - Discussion Item
ITEM TYPE: | Discussion
APPLICANT: | City Staff
QCHON ITEM: BACKGROUND:
0
PUBLIC HEARING:
No ITEMS FOR CONSIDERATION:
REQUIRED FINDINGS:
RECOMMENDATION:
PREPARED BY:

Michael Hadley,
Planning

Attachments:




EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING
APRIL 14,2020

Business Park Zone - Discussion Item

ITEM TYPE: | Discussion

APPLICANT: | City Staff
QCTTONHTM BACKGROUND:

0
PUBLIC HEARING:
No ITEMS FOR CONSIDERATION:
REQUIRED FINDINGS:
RECOMMENDATION:
PREPARED BY:

Michael Hadley,
Planning

Attachments:




EAGLE MOUNTAIN CITY

PLANNING COMMISSION MEETING

EAGLE
M OUNTATIN
APRIL 14, 2020
TITLE: | March 10, 2020 Minutes
ITEM TYPE: | Minutes
FISCAL IMPACT:
APPLICANT:
GENERAL PLAN DESIGNATION CURRENT ZONE ACREAGE COMMUNITY
PUBLIC HEARING: RECOMMENDATION:
REQUIRED FINDINGS :
BACKGROUND:
PLANNING COMMISSION
ACTION/
RECOMMENDATION
PREPARED BY:

Lianne Pengra,
Recorder's Office

Attachments:

PC Minutes 03.10.2020 - DRAFT



https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/567462/PC_Minutes_03.10.2020_-_DRAFT.pdf

O?\ EAGLE MOUNTAIN City
Planning Commission MEETING

MINUTES

EAGLE. March 10, 2020, 5:30 p.m.
O U N

T AI N Eagle Mountain City Council Chambers
1650 East Stagecoach Run, Eagle Mountain, Utah 84005

COMMISSION MEMBERS PRESENT: Matthew Everett, Christopher Pengra, Rich Wood, and
Brett Wright. Commissioner Erin Wells was excused.
ELECTED OFFICIALS PRESENT: City Councilmembers Melissa Clark and Carolyn Love.

CITY STAFF PRESENT: Steve Mumford, Community Development Director; Michael Hadley,
Planning Manager; Jessa Porter, Planner; and Elizabeth Fewkes, Recording Secretary.

5:30 P.M. — Eagle Mountain City Planning Commission WWork Session

Commissioner Wood called the meeting to order at 5:31 p.m.
1. Discussion Items
1.A.  Development Code Amendments - Office Professional and Business Park Zones

Commissioner Wood stated the Commission would be discussing amendments to Municipal Code,
including creating categories within Eagle Mountain Municipal Code Chapter 17.37 Business Park
Zones.

Commissioner Wood explained his amendment suggestions for Chapter 17.37.020 Purpose and
asked the Commission for suggestions and feedback on his proposed changes. Discussion ensued
regarding possibilities for a name alteration of the proposed Educational/Medical Campus Zone
for improved clarity.

Commissioner Pengra expressed concerns that creating an excess of zones would be ineffective
and create prescriptive restrictions requiring rezoning. He stated some differentiation within the
Business Zone is desirable to prevent unwanted uses but did not feel qualified to evaluate context
and determine the most effective zone restrictions.

Commissioner Wood stated Eagle Mountain City has fewer zones than comparable Utah cities,
and expressed the desire to be more prescriptive in zoning regulations. This would prevent uses
that would negatively impact City residents and commercial growth and provide cohesive
buffering between business and residential areas, because the Business Park Zone, as written, is
too broad.

Discussion ensued regarding the direction and scope the Commission desired to use while drafting
zone amendments.
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Commissioner Wright said Commissioner Pengra had valid concerns regarding becoming too
prescriptive, but the Planning Commission should help prepare for and guide cohesive City growth
in accordance with the General Plan and staff input.

Community Development Director Steve Mumford confirmed most of the City’s undeveloped land
is zoned as agricultural or is included as part of a community master development plan.

Commissioner Wright stated the City is transitioning from a rural town, encouraging any and all
development, into a larger city and has the opportunity and responsibility to strategically plan for
and appropriately direct growth.

Mr. Mumford said the zones are intended to implement the General Plan and said in creating zones
one should strive to maximize flexibility without permitting incompatible uses; the commercial
categories within the General Plan may include a mix of allowable zones to separate
noncompatible uses.

Discussion ensued regarding considerations to include in discussion and drafting of zone
amendments to remain in accordance with the General Plan, compatible uses to allow within
various zones, and zone buffering.

Commissioner Pengra expressed concern regarding losing potential capital investment interest in
the City should restrictions require rezoning due to the accompanying time delays. Commissioner
Wood stated his intention for the Commission drafting Municipal Code amendments is to
preemptively plan to prevent such possibilities.

Discussion ensued regarding the inclusion of Commissioner Wood’s suggested Light
Manufacturing/Distribution Zone, Educational/Medical Campus Zone, and Office Professional
Zone within the Business Park Zone and in relation to the General Plan and appropriate zone
buffering.

Commissioner Everett suggested the inclusion of extended care health facilities as permitted or
special uses in the Educational/Medical Campus Zone. Discussion ensued regarding extended care
health facilities and the Commissioners determined to allow them as special uses in the
Educational/Medical Campus Zone.

Commissioner Pengra suggested combining the Educational/Medical Campus and Office
Professional Zone and asked staff for feedback. Mr. Mumford said he would research implications
of the combination of the zones, especially in regard to allowances and buffering requirements to
residential zones.

Mr. Mumford asked Commissioner Wood for clarification on his intended locations within the
General Plan for the Light Manufacturing/Distribution Zone. Commissioner Wood said near

warehouses and distribution centers.

Commissioner Wood requested that amendments to Eagle Mountain Municipal Code Chapter
17.37 Business Park Zones be included in the next Planning Commission work session.
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Commissioner Wood adjourned the work session at 6:30 p.m.

6:30 P.M. — Eagle Mountain City Planning Commission Policy Session

Commissioner Wood called the policy session to order at 6:30 p.m.
2. Pledge of Allegiance
Commissioner Wood led the Pledge of Allegiance.
3. Declaration of Conflicts of Interest
None.
4. Approval of Meeting Minutes
4.A. February 25, 2020 Minutes

Commissioner Everett requested a correction to condition number four on the motion to
recommend approval of the Hidden Hollow Phase B amended site plan, “The applicant shall work
with staff to record the plat amendment for a lot line adjustment for the townhomes due to removal
of the trail,” changing “the townhomes” to “single-family lots 113 and 114.”

MOTION: Commissioner Everett moved to approve the February 25, 2020 meeting
minutes as amended. Commissioner Wright seconded the motion. Those
voting aye: Matthew Everett, Brett Wright, Rich Wood, and Christopher
Pengra. The motion passed with a unanimous vote.

5. Status Report

The City Council meeting scheduled for March 3, 2020 was cancelled due to the Utah 2020
Presidential Primary election.

6. Action and Advisory Items
6.A. The Ranches Event Barn (at the Golf Course) - Site Plan - Public Hearing

Planning Manager Michael Hadley presented The Ranches Golf Course Event Barn site plan. The
Ranches Estates preliminary plat was approved by the City Council on October 2, 2018. The
addition of an event barn was stipulated as part of the approval/agreement with the City. The
purpose of developing The Ranches Estates was to provide the money needed to build the event
barn and golf course park, adjacent to the existing clubhouse. The Ranches Estates development
consists of 27 residential units in five development pods around Ranches Golf Course. This
application is a site plan for the proposed event barn.

Eagle Mountain Planning Commission Meeting — March 10, 2020 Page 3 of 9



Mr. Hadley explained the site has a total of 147 existing parking stalls. Based on the Parks and
Open Space Master Plan recommendations, it is recommended that the golf course provide 159
stalls. An additional 46 to 48 parking stalls would be needed to match that recommendation.

Mr. Hadley stated the elevations shown to the City Council during The Ranches Estates
approval/agreement are consistent with this proposal, except the currently proposed building
provides a similar sized event space with additional space for a fitness center, kitchen, restrooms,
and office area. Discussion should be held concerning whether the fitness center should be open
to the public or only open to golf course members. He stated the Commission may want to consider
the timing of the proposed installation of Golf Course Park that is to coincide with building of
event barn. City Attorney Jeremy Cook reviewed the proposal and concluded the proposed
building and uses are permitted and appropriate in this location as secondary uses to the golf
course.

Applicant representative Matt Pehrson with GreatLIFE Golf and Fitness Club explained their
business model combines golf and fitness with the goal to promote fitness and to grow the game
of golf.

Commissioner Pengra asked Mr. Pehrson what his involvement was with the original applicant.

Mr. Pehrson explained GreatLIFE took 51% ownership of The Ranches Golf Course from
Vanguard Golf Management about a year ago and has transitioned to a current 90% ownership.
The addition of the fitness center to the previously planned event center was to align the facility
with GreatLIFE’s business model.

Commissioner Wood expressed concern that this site plan does not coincide with the site plan
approved by the City Council in October 2, 2018 due to a significant square footage reduction and
lack of approved amenities including a restaurant.

Commissioner Wood opened the public hearing at 6:42 p.m.

Tammy Larsen expressed frustration due to the impact to their lot during excavation, concern
regarding the lack of privacy fencing and noise pollution from events, and the impact of the event
barn on the resale value of her home.

Shawn Richards stated, as a business owner and a member of the Eagle Mountain City Chamber
of Commerce, his support for project and that the event barn venue and the augmentation and
improvement of the existing golf course facilities benefit other City businesses. He said during his
dealings with the applicants, he has been impressed with their characters and believes they will
work with the owners of adjacent properties to resolve concerns, and the family-friendly facilities
provide an active, outdoor activity for families to spend time together.

John Beutler stated that during the excavation in October 2018, the previous company pushed dirt
up against the fence between the golf course property and his property and the resulting rock would
have fallen through the gap in the fence and onto his property had deer netting not been installed
on his property to contain his dogs. He spoke with the Director of Golf for Vanguard Golf
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Management Mark Whetzel and was told the issue would be resolved, but then construction
stopped, and the dirt was never moved.

Commissioner Wood advised Mr. Beutler to speak with Mr. Mumford or City Engineer Chris
Trusty regarding the issues. Mr. Beutler said he had emailed employees in the Planning
Department regarding the problem. Mr. Hadley stated he spoke with Mr. Pehrson today regarding
the issue, and Mr. Pehrson said he would work with the homeowner on a resolution.

The Ranches Golf Course employee Christine Denkers said she has worked at the golf course for
seven seasons and has seen a lot of growth. Approval of the site plan would enable the golf course
to offer and support more community and family activities.

Judy Thomas stated her preference for the plan approved in October 2018 with a larger event center
to accommodate tournament attendees and was expressed disappointment that the fine dining
restaurant would now be a prep center for processed foods.

Cliff Hansen stated support for the new ownership and plans and that the new and upgraded
facilities will be an asset to the community.

Commissioner Wood closed the public hearing at 6:51 p.m.

Mr. Pehson stated he will work with the homeowners who spoke this evening regarding remedies
to the concerns expressed. Commissioner Pengra expressed appreciation for Mr. Pehrson’s
willingness to work with homeowners to resolve concerns.

Commissioner Everett expressed concern that large events or tournaments would exceed facility
capacity.

Mr. Pehrson explained the company model of selling affordable golf course and fitness facility
memberships: $50 for an individual, $60 for a couple and $70 for a family per month. He said the
members have key fobs that allow use of the fitness facility as desired and memberships for only
the golf course or the fitness center are also available. He explained the company does not oversell
memberships or allow the facilities to fall into disrepair to ensure member satisfaction and
continued patronage.

Mr. Pehrson explained tournament function and said a full tournament would include 140 people,
and it is rare to fill a tournament. He said GreatLIFE strives to balance tournament frequency to
ensure members have course access, and he explained that tournaments usually occur during the
day and most non-golf events are held in the evenings.

Mr. Pehrson said that the existing clubhouse and kitchen will continue as currently functioning,
and explained the layout, functionality, connectivity, and division of the event and fitness centers,
and the limited number of showers due to the proximity to members’ homes. He said the second-
floor office space is designed for approximately five offices with the intent of leasing some of the
space to other business entities. He said staffing varies with the season with a maximum of two
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full-time, ten part-time, and three ground staff for a total of fifteen employees with expansion plans
for the prep kitchen on the main floor to a full kitchen, which would necessitate additional staff.

Mr. Pehrson explained GreatLIFE acquires struggling golf courses and adds a fitness facility,
onsite when possible, and event centers, when needed. Their model includes a desire to remove
the elitist stigma, make golf accessible to more people, and to be involved within the community
with golf and other events. He said plans include use of the existing golf cart trails and storage and
the addition of a putting green and a decorative retaining wall on the southwest end of the property.

Discussion ensued regarding accommodating the greenspace requirement through the inclusion of
a putting green.

Mr. Pehrson explained the golf course, putting green, and driving range would all be open for
public use, not members only, and plans have been on hold pending City Council approval. Soil
compaction studies and drainage will be addressed. He said due to variance in peak usage times,
parking should be sufficient and a reduction of a two-way lane to the rear of the parking lot would
allow for an addition of eleven parallel parking spots in the rear of the parking lot, and four spots
near the entry.

Discussion ensued regarding parking requirements, concerns, and potential solutions.

Jeff Habertson with GreatLIFE Golf and Fitness Club said that golf tournaments occur during May
to September and the event center has doors that open allowing for flow to an outdoor area.

Commissioner Wood said the fine dining restaurant was one of the key amenities for the approval
of the Golf Course preliminary plat in October 2018, and expressed the desire for a timely
construction of the kitchen expansion and for GreatLIFE to consider the previous agreement and
community benefit in their plans to ensure a favorable outcome with the City Council.

Commissioner Pengra suggested Mr. Pehrson listen to the October 2, 2018 City Council meeting
to determine his interpretation of the City Council’s guidelines and concerns and said the Ranches
Golf Course and Event Barn site plan appears to comply with Municipal Code requirements.
Commissioner Wood said the site plan needs to adhere to the original agreement in addition to the
Municipal Code.

Commissioner Everett said this event space will help make the golf course viable which will
benefit the community and expressed preference for a larger event space to attract larger golf
tournaments. In spite of his reservations, including parking, he suggested recommending approval
to the City Council. He expressed concern that the aesthetics of existing club house conflicts with
the proposed elevations for the event barn and fitness center.

Mr. Pehrson said in order to attract weddings, the facilities need to look beautiful and plans are in
place to improve the existing clubhouse elevation aesthetics in conjunction with the construction
of the event barn and fitness center facility, until the existing clubhouse can be replaced at a future
date. He said the exterior elevations for the barn include wood and Hardie board siding to maintain
a traditional barn-like appearance.
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Mr. Pehrson expressed willingness to agree to a condition to increase parking by approximately
fifteen spaces. He apologized to the homeowners impacted by previous excavation and said the
dirt will be removed from the area.

Mr. Hadley said the area is currently zoned as Golf Course Open Space. City Attorney Jeremy
Cook has indicated that the additional amenities in the event barn and fitness center are permitted
per Municipal Code as ancillary uses to the golf course.

Discussion ensued regarding the permissibility of tenant use of the second-floor office space, and
it was determined that the Golf Course Open Space zone is vague when it comes to office space,
and doesn’t specifically prohibit it.

Commissioner Wright suggested the City Council verify parking sufficiency.

MOTION: Commissioner Pengra moved to recommend approval of The Ranches Event
Barn (at the Golf Course) site plan to the City Council with the following
condition:

1. A full set of engineering plans shall be submitted to staff, which
includes drainage, a detailed design for the putting green, and no less
than ten additional parking stalls, but as may as can reasonably fit in
the existing parking lot.

Commissioner Everett seconded the motion. Those voting aye: Matthew
Everett, Brett Wright, Rich Wood, and Christopher Pengra. The motion
passed with a unanimous vote.

6.B.  Development Code Amendment - Airpark Zone - Public Hearing

Mr. Mumford presented the item and stated an applicant has requested a rezone of his property to
the Airpark zone. The Planning Commission recently requested that the Airpark Zone be placed
on this agenda for consideration of removal from the Municipal Code due to concerns regarding
permitted and conditional uses within the zone. The Airpark zone appears to have been created
years ago and was intended for a much more robust airpark than has been recently considered by
landowners and applicants. The current zone allows for manufacturing, distribution, research and
development, shopping centers, and aircraft manufacturing.

Commissioner Wood requested the Commission consider if the City should have an Airpark zone
and, if allowed, where in the City the Airpark zone should be permitted, as the zone is not currently
included in the General Plan.

Commissioner Pengra said he is in favor of the inclusion of an Airpark zone in the Municipal Code
and General Plan to attracted and permit light aircraft hobbies and interests within the City;

however, amendments to the current Airpark zone uses are needed.

Commissioner Wood explained the Airpark Zone was created for the Jake Garn Airport, which
closed in 2018; the Facebook datacenter is being constructed near this location. He said he is not
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against allowing a light aircraft airport within the City, but feels the zoning, as written, would be
inappropriate for the location the applicant has requested to be rezoned to Airpark.

Commissioner Wood opened the public hearing at 7:58 p.m. As there were no comments, he closed
the hearing.

Commissioner Pengra stated that due to land and airspace limitations, Eagle Mountain is unlikely
to be allowed an executive airport, even if one should be desired.

Commissioner Wright asked if the applicant has met the conditions included when the Planning
Commission previously tabled the request. Mr. Mumford said Mr. Cook recommended the
removal of the zone concur with the presentation of the applicant’s returning request.
Commissioner Wright stated the active application should be resolved before amending or
removing the Airpark zone.

Commission Everett stated his support of retaining and amending the Airpark zone to
accommodate a light aircraft airport and to determine an appropriate land use area within the
General Plan.

Commission Pengra offered to research aircraft zone uses in other cities to assist the Commission
in their decision.

MOTION: Commissioner Wright moved to table the amendment to the Eagle Mountain
Municipal Code Chapter 17.45 Airpark Zone until the next scheduled
Planning Commission work session meeting. Commissioner Wood seconded
the motion. Those voting aye: Matthew Everett, Brett Wright, Rich Wood, and
Christopher Pengra. The motion passed with a unanimous vote.

6.C. Commercial Zones - Creating and Amending the Commercial Code - Public
Hearing

The Planning Commission and City staff discussed the Eagle Mountain Municipal Code Chapter
17.35 Commercial Zones as presented in Exhibit A, and made amendments as presented in Exhibit
B.

MOTION: Commissioner Pengra moved to recommend approval of the amendment to
Eagle Mountain Municipal Code Chapter 17.35 Commercial Zones to the
City Council as discussed and amended in the working document (see
Exhibits A and B). Commissioner Wright seconded the motion. Those voting
aye: Matthew Everett, Brett Wright, Rich Wood, and Christopher Pengra.
The motion passed with a unanimous vote.

7. Discussion Items

8. Next scheduled meeting
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Mr. Hadley stated the next scheduled meeting will include discussion of the Business Park and Air

Park Zones, retaining walls, Overland Village Phase 2 Concept Plan, and Marketplace Town

Center.

9. Adjournment

MOTION: Commissioner Everett moved to adjourn. Commissioner Pengra seconded the
motion. Those voting aye: Matthew Everett, Brett Wright, Rich Wood, and
Christopher Pengra. The motion passed with a unanimous vote.

The meeting was adjourned at 9:39 p.m.

Approved by the Planning Commission on April 14, 2020.

Steve Mumford, AICP
Community Development Director
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Exhibit A

Chapter 17.35
COMMERCIAL ZONES

Sections:
17.35.010 What this Chapter Does

17.35.020 Commercial Zones
17.35.030 Land Use Table
17.35.040 Commercial Development Standards

17.35.050 Generally Applicable Provisions

17.35.010 What this chapter does.

In order to further the purposes of LUDMA (Utah’s Municipal Land Use, Development, and
Management Act) and the City’s General Plan, the city is divided into various zones, including a
number of commercial and office zones. This chapter establishes the land use regulations for these
zones in Eagle Mountain City, including allowed uses, minimum land use standards, and other
development provisions.

17.35.020 Commercial Zones.

1. Zone: Commercial Neighborhood (CN). This zone provides small scale commercial
retail, office, and services, located to accommodate the daily needs of local residents. Uses
should be integrated with adjacent neighborhoods and impose minimal impacts resulting
from traffic, lighting, noise, etc. This zone is generally appropriate within some areas
designated as Community Commercial on the City’s Future Land Use Map.

2. Zone: Commercial Community (CC). This zone provides areas of commercial retail,
office, and services, located near transportation hubs and major intersections and designed
to buffer neighboring residential areas. Developments should incorporate coordinated
circulation, architecture, and landscaping, and a balance of uses oriented to local residents
and passing motorists. This zone is generally appropriate within some areas designated as
Community Commercial on the City’s Future Land Use Map.

17.35.030 Land Use Table.
This land use table contains the various land uses that are permitted, special, and prohibited uses
in the commercial zones. Uses that are not listed in this table are prohibited.

P =Permitted (Permitted uses may still require approval through an application process as detailed
in this chapter and other chapters)

S = Special (Special uses are permitted uses that must also comply with the standards listed in
Chapter 17.75 EMMC that are specific to that type of use)

BLANK = Prohibited

Exhibit A i
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Land Use Table

LAND USE ZONING DISTRICT
Commercial | Commercial
Neighborhood | Community
(CN) (CC)
RESIDENTIAL USES
Assisted Living Facility (Residential Facility for Elderly Persons) P P
Bed and Breakfast P P
Caretaker / security guard dwelling unit
Residential Juvenile Group Home; Residential Facility for Persons with
a Disability; Residential Rehabilitation and Treatment Facility
Skilled Nursing Facility; Transitional Care Facility P
CIVIC/INSTITUTIONAL
Cultural & Entertainment Uses (Theaters, Museums, Galleries, p
Libraries, Performing Arts Studios, Movies, etc.)
Schools (Public / Charter / Private) S S
Public / Civic buildings & facilities (City Owned) P P
Public parks, plazas, trails, and open space P P
Religious or Cultural Meeting Halls S S
Sports Facilities / Arenas / Fields (Indoor) P
Transit Stop (Bus, Light-Rail) P P
COMMUNICATION & UTILITIES
Communication Facilities & Towers S S
Electrical Substations & Power Transmission Lines S
Public and Private (with franchise agreement) Utility Underground S S
Lines, Utility Buildings, and other Above Ground Structures
Public and private utility equipment and inventory storage, fenced or S S
enclosed
COMMERCIAL / NONRESIDENTIAL USES
Adult Group Care Facility (Nonresidential)
Animal Care Service S
Athletic Instruction, including Dance, Gymnastics, Martial Arts, etc. P P
Automobile gas/service stations P P
Automobile sales and/or minor service P
Automobile Service & Repair (minor) P
Automobile Service & Repair (including auto body)
Banks & Credit Unions P P
Brewery P
Car Wash P
Check Cashing and Deferred Deposit Lenders®
Child Day Care Center or Preschool P P
16
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Construction and Equipment Sales / Rental

Convenience Store

)

o

Corner Market

)

o

Fitness Center

o

Flex Office / Retail / Warehouse

Grocery Store

o

Hospital

Hotel*

Laundry Services (No Dry Cleaning)

Laundry & Dry Cleaning Services

Mortuary

T|T|T0| T

Moving and storage facilities and businesses

Office (Medical, Health Care, Professional)

o

Outdoor Sales and Display (including storage of materials, products,
and equipment incidental to an allowed use)

Outdoor storage/parking of recreational vehicles, trailers, boats, and
similar vehicles

Parking Garage

Pawn Shop

Pharmacy’

o

Plant & Tree Nursery / Garden Center (with outside display)

w

Portable Storage Container

Race Tracks for Go-Carts, ATVs, and other Motorized Sports
Recreational Facilities

Reception/Conference/Meeting Center

wn

Recreation (indoor)

o

Recreational Vehicle Sales/Rentals

o

Research and Development Facilities, including medical or electronic
assembly and associated light manufacturing

Restaurant or Bakery (without drive-through services)

Restaurant (with drive-through services)

Retail Sales, General'

Retail Sales, Neighborhood (generally < 5,000 sq ft)?

T |T|T| O

Retail Sales, Regional (generally > 55,000 sq ft)

Salon (hair, nails, etc.)

o

Sexually Oriented Business

State Liquor Store

Storage Units (self-storage or mini-storage)

Temporary Sales (Christmas tree lots, farmers market or fruit/vegetable
stands, fireworks, food trucks, snow cones, etc.)

Tobacco Specialty Business

! Includes arts & crafts sales, body art facility, electronic media rental & sales, hardware and home

improvement, pet store, and uses deemed similar or appropriate by the City
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2 Includes bookstore, copy center or postal center, floral sales, ice cream or dessert shop, and uses deemed
similar or appropriate by the City

3 Check cashing and deferred deposit lenders include any business that must register in accordance with
Utah Code Ann. § 7-23-101, et seq.

* Hotels offering extended stay must include a mix of extended stay and standard rooms (maximum 70%
extended stay)

17.35.040 Commercial Development Standards.

This Development Standards table contains required standards for each commercial zone in the
city. More details and clarification are included as footnotes and as generally applicable provisions
later in this chapter.

Commercial Development Standards

General Plan Category Community Commercial
cN - cc
. . (Cqmmermal (Commercial Community)
Zone Designation Neighborhood)
Maximum Height of Structures 35'! 50"
Minimum Setback Requirements 2
Front 5' Min; 20" Max 5' Min; 20' Max
, 20"
Rear 20 (35°)
None None
Side (20'3) (Equal to building height3)

! Height is measured from the average of the highest finished grade and the lowest finished grade of
the structure to the highest point of the roof, excluding ancillary structures.
2 The approval authority may approve alternative setbacks if, in its judgment, the setbacks comply
with the following:

1. Does not interfere with the use, enjoyment, and character of adjacent properties;

2. The success of the business necessitates the setbacks, proven by data or research;

3. The setbacks are not solely to provide space for parking between the building and the street;

4. Topography or natural features make it impossible or impracticable to place the building within
the setback

*Maximum setback does not apply to anchor buildings if pad sites are provided which comply
with this standard.
3 If adjacent to residential

17.35.050 Generally applicable provisions.
All development projects within the commercial zones in this chapter shall conform to the
following general requirements:

A. Site Plan Approval. All permitted or special uses in the commercial zones must comply with
Chapter 17.100 EMMC, Site Plan Review, unless exempted in that chapter.
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B. Architecture & Site Design. All permitted or special uses in the commercial zones shall comply
with Chapter 17.72 EMMC, Commercial and Multifamily Design Standards. Exceptions include
communication & utility structures, transit stops, temporary commercial uses, and similar uses.

C. Lighting. All exterior lighting, including parking lot lights, building lights, and other lighting
must comply with the standards found in Chapter 17.56 EMMC, Outdoor Lighting Standards.
Streetlights are required to be paid for by developers and installed by the City’s contractor along
all roads in and surrounding a project, in accordance with Section 15.10.390 EMMC.

D. Parking. Parking stalls, including ADA stalls, and parking lot improvements shall be provided
in accordance with the standards in Chapter 17.55 EMMC, Off-Street Parking.

E. Landscaping. All landscaping shall comply with the standards in Chapter 17.60 EMMC,
Landscaping, Buffering, Fencing and Transitioning. Landscaping in parking lots shall comply with
Chapter 17.55 EMMC, Off-Street Parking. All landscaping shall be installed prior to the issuance
of a certificate of occupancy for the building. The City Building Official may approve exceptions
as seasonal conditions warrant. It shall be the responsibility of the property owner to maintain all
approved landscaping in accordance with the approved site plan and in compliance with the City’s
parking and landscaping requirements.

F. Buffers and Transitions Between Developments and Uses. Commercial and other non-
residential uses require buffering or transitioning when built adjacent to residential uses. Buffering
standards can be found in Chapter 17.60 EMMC, and include walls or fences, landscaping, and
distance separations. Screening walls shall be built by the developer/builder of the commercial or
non-residential use, when adjacent to a residential use.

G. Hillside Development and Sensitive Lands. No construction, development, or earthwork may
occur on land restricted by utility corridors, natural washes, storm drain retention/detention areas,
geologically sensitive areas that require special engineering considerations for safe habitation, and
steep slopes, unless in full compliance with Chapters 15.80, 17.62, other applicable City Codes,
and approved by the approval authority for site plans. The approval authority may consider, at
their discretion, approval of uses on land restricted by utility corridors, including parking lots,
recreation (trails, plazas, open space), appropriate temporary uses, and transit stops. Development
projects that include hillsides, ridgelines, or retaining walls must comply with the standards in
Chapters15.80 and 17.62 EMMC. Development near natural washes must include significant
setbacks from the edge of the wash to any structure, unless approved to pipe the wash. Utility
corridors shall be preserved and deeded to the City whenever possible for trails and open space
corridors.

H. Signs. Permanent monument signs for a project shall comply with the standards in Chapter
17.80, Sign Regulations and Sign Permits, and sign locations shall be reviewed along with the site
plan review. All business signs require submittal and approval of a sign permit application, and
signs may require a building permit.

I. Street Trees. Developers and/or builders shall plant appropriate trees in park strips along all
public streets. Planting shall be done along with the project landscaping and in accordance with
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the standards found in EMMC 16.35.080. Street trees are required along all collector and arterial
roads.

J. Uses within Buildings. All uses in the commercial zones shall be conducted entirely within a
fully enclosed building except those uses deemed by the approval authority to be customarily and
appropriately conducted outside (merchandise, gas pumps, plant nurseries, home improvement
material yards, automobile sales, etc.). No trash, used materials, wrecked or abandoned vehicles
or equipment shall be stored in an open area. All such materials shall be kept within an opaque
enclosure that is architecturally compatible with the main building. Trash enclosures, compactors,
truck loading areas, and outdoor storage shall be oriented away from residential uses to the extent
practical.

K. Bicycle Parking. Convenient bicycle parking shall be provided in locations that do not interfere
with pedestrian circulation. Bicycle parking facilities shall be disbursed throughout larger sites and
located in convenient and visible areas.

L. Drive-Through Lanes. Drive-through lanes shall be located away from adjoining residential
developments. Speakers and menu boards shall be located so that noise is not directed toward
residential uses and shall incorporate a screen wall and landscaping to mitigate noise. Where
possible, public access doors shall not be located in an area that requires pedestrians/customers to
cross drive-through lanes. Where unavoidable, improvements shall be provided to slow vehicles
or improve visibility for pedestrians.
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Exhibit B

Chapter 17.35
COMMERCIAL ZONES

Sections:
17.35.010 What this Chapter Does

17.35.020 Commercial Zones

17.35.030 Land Use Table

17.35.040 Commercial Development Standards
17.35.050 Generally Applicable Provisions

17.35.010 What this chapter does.

In order to further the purposes of LUDMA (Utah’s Municipal Land Use,
Development, and Management Act) and the City’s General Plan, the city is divided
into various zones, including a number of commercial and office zones. This chapter
establishes the land use regulations for these zones in Eagle Mountain City, including
allowed uses, minimum land use standards, and other development provisions.

17.35.20 Commercial Zones.

1. Zone: Commercial Neighborhood (CN). This zone provides small scale
commercial retail, office, and services, located to accommodate the daily
needs of local residents. Uses should be integrated with adjacent
neighborhoods and impose minimal impacts resulting from traffic, lighting,
noise, etc. This zone is generally appropriate within some areas designated
as Community Commercial on the City’s Future Land Use Map.

2. Zone: Commercial Community (CC). This zone provides areas of
commercial retail, office, and services, located near transportation hubs and
major intersections and designed to buffer neighboring residential areas.
Developments should incorporate coordinated circulation, architecture, and
landscaping, and a balance of uses oriented to local residents and passing
motorists. This zone is generally appropriate within some areas designated as
Community Commercial on the City’s Future Land Use Map.

17.35.030 Land Use Table.

This land use table contains the various land uses that are permitted, special, and
prohibited uses in the commercial zones. Uses that are not listed in this table are
prohibited.

P = Permitted (Permitted uses may still require approval through an application
process as detailed in this chapter and other chapters)

S = Special (Special uses are permitted uses that must also comply with the standards
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listed in Chapter 17.75 EMMC that are specific to that type of use)

BLANK Prohibited
Land Use Table
LAND USE ZONING DISTRICT
Commercial Commercial
Neighborhood | Neighborhood
(CN) (CN)
RESIDENTIAL USES
Assisted Living Facility (12+ residents) Restdential Faethtyfor S
HElderhyPersons)
Assisted Living Facility (up to 12 residents) P P
Bed and Breakfast P P
Caretaker / security guard dwelling unit
Residential Juvenile Group Home; Residential Facility for S
Persons with a Disability; Residential Rehabilitation and
Treatment Facility
Skilled Nursing Facility; Transitional Care Facility P
CIVIC/INSTITUTIONAL
Cultural & Entertainment Uses (Theaters, Museums, Galleries, P
Libraries, Performing Arts Studios, Movies, etc.)
Schools (Public / Charter / Private) S S
Public / Civic buildings & facilities (City Owned) P P
Public parks, plazas, trails, and open space P P
Religious or Cultural Meeting Halls P P
Sports Facilities / Arenas / Fields (Indoor) P
Transit Stop (Bus, Light[1Rail) P P
COMMUNICATION & UTILITIES
Communication Facilities & Towers S S
Electrical Substations & Power Transmission Lines S
Public and Private (with franchise agreement) Utility S S
Underground Lines, Utility Buildings, and other Above Ground
Structures
Public and private utility equipment and inventory storage, S S
fenced or enclosed
COMMERCIAL / NONRESIDENTIAL USES
Adult Group Care Facility (Nonresidential) P
Animal Care Service S
Athletic Instruction, including Dance, Gymnastics, Martial Arts, P P
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etc.

Automobile gas/service stations

Automobile sales and/or minor service

Automobile Service & Repair (minor)

Automobile Service & Repair (including auto body)

Banks & Credit Unions

Brewery

Car Wash

Car Wash (Ancillary to a gas/service station)

©T|TU|TW|TW|TV|TV|T| T

Check Cashing and Deferred Deposit Lenders>

Child Day Care Center or Preschool

Construction and Equipment Sales / Rental

Convenience Store; Corner Market

Fitness Center

Flex Office / Retail / Warehouse

Grocery Store

Hospital

Hotel4

Laundry Services (No On[Site Dry Cleaning)

Mortuary

Moving and storage facilities and businesses

Office (Medical, Health Care, Professional)

Outdoor Sales and Display (including storage of materials,
products, and equipment incidental to an allowed use)

Outdoor storage/parking of recreational vehicles, trailers, boats,
and similar vehicles

Parking Garage

Pawn Shop

Pharmacy (Retail)

Plant & Tree Nursery / Garden Center (with outside display;
min. 1 acre lot)

Portable Storage Container

Race Tracks for Gol|Carts, ATVs, and other Motorized Sports
Recreational Facilities

Reception/Conference/Meeting Center

Recreation (indoor)

)

Recreational Vehicle Sales/Rentals

Research and Development Facilities, including medical or
electronic assembly and associated light manufacturing
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Restaurant or Bakery (without drivel through services) P

Restaurant (with drivelthrough services) S

Retail Sales, Generall

T| U|T| T

Retail Sales, Neighborhood (generally < 5,000 sq ft)2 P

Retail Sales, Regional (generally > 55,000 sq ft)

Salon (hair, nails, etc.) P P
Sexually Oriented Business

State Liquor Store P
Storage Units (indoor climate! Icontrolled) P
Temporary Sales (Christmas tree lots, farmers market or S S
fruit/vegetable stands, fireworks, food trucks, snow

cones, etc.)

Tobacco Specialty Business S

I Includes arts & crafts sales, body art facility, electronic media rental & sales, hardware and
home improvement, pet store, and uses deemed similar or appropriate by the City

2 Includes bookstore, copy center or postal center, floral sales, ice cream or dessert shop,
and uses deemed similar or appropriate by the City

3 Check cashing and deferred deposit lenders include any business that must register in
accordance with Utah Code Ann. § 7(1231101, et seq.

4 Hotels offering extended stay must include a mix of extended stay and standard rooms
(maximum 70% extended stay)

17.35.40 Commercial Development Standards.

This Development Standards table contains required standards for each commercial
zone in the city. More details and clarification are included as footnotes and as
generally applicable provisions later in this chapter.

Commercial Development Standards

General Plan Category Community Commercial
CN CC
Zone Designation (Commerecial (Commerecial
Neighborhood) Community)
Maximum Height of Structures 35'! 50"
Minimum Setback Requirements 2
Front 5' Min; 20" Max 5' Min; 20' Max
. 20
Rear 20 (3 5v3)
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‘ Non None
Side e (Equal to  building
(20‘3 height3)
)

1 Height is measured from the average of the highest finished grade and the lowest
finished grade of the structure to the highest point of the roof, excluding ancillary
structures.

2 The approval authority may approve alternative setbacks if, in its judgment, the setbacks
comply with the following:
1. Does not interfere with the use, enjoyment, and character of adjacent properties;
2. The success of the business necessitates the setbacks, proven by data or research;
3. The setbacks are not solely to provide space for parking between the building and the street;
4. Topography or natural features make it impossible or impracticable to place the building
within the setback

*Maximum setback does not apply to anchor buildings if pad sites are provided which
comply with this standard.

31f adjacent to residential
17.35.050 Generally applicable provisions.

All development projects within the commercial zones in this chapter shall conform to the
following general requirements:

A. Site Plan Approval. All permitted or special uses in the commercial zones must comply with
Chapter 17.100 EMMC, Site Plan Review, unless exempted in that chapter.

B. Architecture & Site Design. All permitted or special uses in the commercial zones shall comply
with Chapter 17.72 EMMC, Commercial and Multifamily Design Standards. Exceptions include
communication & utility structures, transit stops, temporary commercial uses, and similar uses.

C. Lighting. All exterior lighting, including parking lot lights, building lights, and other lighting
must comply with the standards found in Chapter 17.56 EMMC, Outdoor Lighting Standards.
Streetlights are required to be paid for by developers and installed by the City’s contractor along
all roads in and surrounding a project, in accordance with Section 15.10.390 EMMC.

D. Parking. Parking stalls, including ADA stalls, and parking lot improvements shall be provided
in accordance with the standards in Chapter 17.55 EMMC, Off-Street Parking.

E. Landscaping. All landscaping shall comply with the standards in Chapter 17.60 EMMC,
Landscaping, Buffering, Fencing and Transitioning. Landscaping in parking lots shall comply with
Chapter 17.55 EMMC, Off-Street Parking. All landscaping shall be installed prior to the issuance
of a certificate of occupancy for the building. The City Building Official may approve exceptions
as seasonal conditions warrant. It shall be the responsibility of the property owner to maintain all
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approved landscaping in accordance with the approved site plan and in compliance with the City’s
parking and landscaping requirements.

F, Buffers and Transitions Between Developments and Uses. Commercial and other non-
residential uses require buffering or transitioning when built adjacent to residential uses. Buffering
standards can be found in Chapter 17.60 EMMC, and include walls or fences, landscaping, and
distance separations. Screening walls shall be built by the developer/builder of the commercial or
non-residential use, when adjacent to a residential use.

G. Hillside Development and Sensitive Lands. No construction, development, or earthwork may
occur on land restricted by utility corridors, natural washes, storm drain retention/detention areas,
geologically sensitive areas that require special engineering considerations for safe habitation, and
steep slopes, unless in full compliance with Chapters 15.80, 17.62, other applicable City Codes,
and approved by the approval authority for site plans. The approval authority may consider, at
their discretion, approval of uses on land restricted by utility corridors, including parking lots,
recreation (trails, plazas, open space), appropriate temporary uses, and transit stops. Development
projects that include hillsides, ridgelines, or retaining walls must comply with the standards in
Chapters15.80 and 17.62 EMMC. Development near natural washes must include significant
setbacks from the edge of the wash to any structure, unless approved to pipe the wash. Utility
corridors shall be preserved and deeded to the City whenever possible for trails and open space
corridors.

H. Signs. Permanent monument signs for a project shall comply with the standards in Chapter
17.80, Sign Regulations and Sign Permits, and sign locations shall be reviewed along with the site
plan review. All business signs require submittal and approval of a sign permit application, and
signs may require a building permit.

I. Street Trees. Developers and/or builders shall plant appropriate trees in park strips along all
public streets. Planting shall be done along with the project landscaping and in accordance with
the standards found in EMMC 16.35.080. Street trees are required along all collector and arterial
roads.

J. Uses within Buildings. All uses in the commercial zones shall be conducted entirely within a
fully enclosed building except those uses deemed by the approval authority to be customarily and
appropriately conducted outside (merchandise, gas pumps, plant nurseries, home improvement
material yards, automobile sales, etc.). No trash, used materials, wrecked or abandoned vehicles
or equipment shall be stored in an open area. All such materials shall be kept within an opaque
enclosure that is architecturally compatible with the main building. Trash enclosures, compactors,
truck loading areas, and outdoor storage shall be oriented away from residential uses to the extent
practical.

K. Bicycle Parking. Convenient bicycle parking shall be provided in locations that do not interfere

with pedestrian circulation. Bicycle parking facilities shall be disbursed throughout larger sites and
located in convenient and visible areas.
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I. Drive-Through Lanes. Drive-through lanes shall be located away from adjoining residential
developments. Speakers and menu boards shall be located so that noise is not directed toward
residential uses and shall incorporate a screen wall and landscaping to mitigate noise. Where
possible, public access doors shall not be located in an area that requires pedestrians/customers to
cross drive- through lanes. Where unavoidable, improvements shall be provided to slow vehicles
or improve visibility for pedestrians.
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o EAGLE MOUNTAIN CITY
EAGLE PLANNING COMMISSION MEETING
M OUNTAIN
APRIL 14,2020
TITLE: | Development Code Amendment - Retaining Walls in PUEs - Public Hearing

ITEM TYPE: | Development Code Amendment

APPLICANT: | City Staff
ACTION ITEM: BACKGROUND:
Yes It is often difficult for property owners to "lose" five feet of their property to
PUBLIC HEARING: place a retaining wall outside of a public utility easement, especially on smaller
Yes lots. While it is important for the City to obtain public utility easements on the

backs and sides of lots in case utilities are needed in those areas, we don't

REQUIRED FINDINGS:

Development Code Amendments
are legislative decisions and are
considered valid if reasonably
debatable and not illegal.

PREPARED BY:

Steve Mumford,
Planning

Attachments:
Retaining Walls in PUEs

often use them for more than the occasional drainage system. The City
Attorney recommended that we amend the code to allow the City Engineer the
ability to approve retaining walls within public utility easements when he
determines that it will not unreasonably interfere with the easement.

ITEMS FOR CONSIDERATION:

RECOMMENDATION:

Recommended Motion: I move that the Planning Commission recommend
approval of the proposed code amendments to Section 15.80.050 Retaining
Walls to the City Council as presented.
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/567483/Retaining_Walls_in_PUEs.pdf

Chapter 15.80
HILLSIDE SITE DEVELOPMENT

Sections:
15.80.010 Average slope definition.
15.80.020 Certified report required.
15.80.030 Certified report specifications.
15.80.040 Liability.
15.80.050 Retaining walls.

15.80.010 Average slope definition.
For the purpose of this chapter, the definition of “average slope” shall be as follows: The average slope of

the parcel of land or any portion thereof shall be computed by applying the formula:

0.00229 IL
A

to the natural slope of the land before any grading is commenced, as determined from a topographic map
having a scale of not less than one inch equals 100 feet and a contour interval of not less than five feet,

where:

0.00229 = A conversion factor of square feet to acres;

S = Average percent slope;

| = Contour interval, in feet;

L = Summation of the length of contour lines, in feet, within the subject parcel;

A = Areas in acres of the parcel being considered. [Ord. 0-03-2010 § 1 (Exh. A § 16.010)].

15.80.020 Certified report required.

It shall be unlawful for the owner, developer, or any contractor or other person to excavate, grade, level,
or build upon any lot or property within the city when the average slope of the lot exceeds 25 percent.
Building within 200 feet of slopes in excess of 25 percent will require a slope stability report to address
the potential for landslides. Such report must be reviewed and approved by the city engineer or his/her
designee. Each lot within a hillside development shall indicate a proposed building envelope and
driveway location. The lot width shall be such that the maximum 12 percent driveway shall not be

exceeded, unless a steeper driveway is approved by both the city engineer or his/her representative and
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the building department based on specific design considerations such as a southern-facing or heated
driveway. Nor shall any person grade, level, or improve in any manner any parcel of land which is
crossed by a natural or manmade watercourse or existing utility before such person has submitted to the
city engineer a certified report from a qualified civil engineer licensed in the state of Utah containing the
information set forth in EMMC 15.80.030. [Ord. O-03-2010 § 1 (Exh. A § 16.020)].

15.80.030 Certified report specifications.
The certified report required in EMMC 15.80.020 shall contain at least the following information:

A. A plat of the property showing the following:

1. Contour lines at five-foot intervals. Existing contours shall be indicated by dashed lines and

proposed contours by solid lines;

2. Elevations at the corners of foundations and at the corners of driveways; and

3. Show or reference any existing or potential ground water flows which may cause unstable

conditions such as debris flow or slides.

B. Assessment of the civil engineer as to the seriousness of any development problems such as erosion,
drainage, flood and geologic hazards or unstable soil conditions and their potential effect on adjoining

properties and on any proposed improvements to be built on the property.

C. The proposed method for handling the problems noted in subsection B of this section. [Ord. O-03-2010
§ 1 (Exh. A § 16.030)].

15.80.040 Liability.

The purpose of this chapter is to point out to the owner and/or developer of any property that the liability
and responsibility of such persons to protect the integrity of their own and adjoining properties, existing
watercourses and utilities lies upon the person doing the development and upon the owner of the property
being developed and not upon the city or any other person. The city may require additional information on
any development or building which may have potential hazards. [Ord. O-03-2010 § 1 (Exh. A § 16.040)].

15.80.050 Retaining walls.

Retaining walls shall not be built over or adjacent to city utilities. Retaining walls shall not be allowed in
public utility easements unless the City Engineer determines the retaining wall will not unreasonably
interfere with the public utility easement and approves the retaining wall in writing. [Ord. O-03-2010 § 1
(Exh. A § 16.050)].
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EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

" EAGLE
APRIL 14,2020
TITLE: | Mcdonalds - Site plan & Conditional Use - Public Hearing

ITEM TYPE: | Conditional Use Permit and Site Plan

APPLICANT: Darrin Perkes
ACTION ITEM: BACKGROUND:
Yes This application is for a Site Plan located in the Porter’s Crossing Town Center
PUBLIC HEARING: site Lot 3 — approximately .974 ac in size. The Porter’s Crossing development
Yes was approved by the City Council on May 3, 2011, along with a master site

lan and preliminary plat (approved April 2011). This proposed project is for

REQUIRED FINDINGS: p p ry plat (app p ) proposed proj

Buildings & Commercial Design
Standards

The building square footage is
approximately 5,057 sq. ft. Building
elevations and renderings have
been submitted for the Mcdonalds
Site Plan. The building design
complies with nearly all of the
City’s Commercial Design
Standards. The proposal does use
different and acceptable materials.
Staff recommends, however, that
the applicant add rock material to
the building to maintain a
consistent look with the other
buildings in Porters Town Center.
EMMC 17.72.040-F2 states:

2. All commercial buildings shall
avoid large panelized products or
featureless surfaces. Commercial
buildings  shall  utilize an
appropriate mixture of building
materials on all sides, including
brick, rock, fiber/cement siding,
wood, glass, stucco, and colored
architectural CMU  (concrete
masonry unit). Stucco may not be
used on more than 50 percent of a
building. Metal, plain CMU, or
other materials deemed appropriate
by the planning commission and
city council may be used as
accents only.

EMMC 17.72.040-2G for building
colors states:

G. Building Color. Buildings
should not be restricted to using
desert landscape colors, such as

a Mcdonalds fast food restaurant.

ITEMS FOR CONSIDERATION:

Building Materials and Elevations - Do the materials and elevations meet the
mtent of the code.

Monument Sign - does the proposed sign meet the mntent of the city code.

RECOMMENDATION:

The recommended motions are provided for the benefit of the Planning
Commission and may be read or referenced when making a motion. The
Planning Commission has the option to recommend approval, recommend
approving with conditions, table, or recommend denial of the application, and
should make one of the following motions:

I move that the Planning Commission recommend approval of the Mcdonalds
site plan to the City Council with the following conditions:

1. The applicant adds rock building materials to the building.
2. Monument sign complies with city requirements.
3. Any conditions that the Planning Commission deems appropriate.
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beige, tan, grays, browns, etc. A
wide palette of colors is
recommended, excluding any
neon, ultra-bright, or reflective
colors. A building’s color palette
should be similar to that of
significant neighboring structures.
Franchise colors and elements may
be incorporated, but shall not
overpower  the architectural
form/theme of the building and/or
development.

It is up to the Planning
Commission and the City Council
to determine if the materials and
colors of the Mcdonalds are
similar to the neighboring
structures in the development.

Minor deviations from these
elevations, still in compliance with
the Design Standards, require
approval by the Planning Director.

Parking

The project is providing 32 parking
stalls with 2 ADA stalls. City
Code would require 40 stalls for
this specific site, but the existing
parking lot to the north that is
provided by the Porter's Crossing
Town Center development for use
by pad site tenants accounts for
the additional 8 stalls.

Landscaping

The applicants have designed the
site according to City standards.
The landscape plan exceeds the
number of required trees and turf.
The landscaping around the site
will be maintained by the Porter’s
Crossing Town Center
development  group. The
Mcdonalds will be responsible for
the landscaping on the Mcdonalds
site.  All plants and trees are
drought  tolerant. Headlight
screening will be required if
parking is at grade level or above.

Lighting

A lighting plan has been
submitted and complies with the
City’s dark sky ordinance. Lights
must be shielded downward and
the light source may not be visible
from surrounding properties.
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Signs

The proposed signs will require a
sign permit(s) prior to any
construction. The image below
shows the sign that Mcdonalds is
proposing. Staff recommends that
the sign contain a maximum height
of 5 ft required by code ( Code
17.80.070C-3 ) and that the sign
have stone up one side to maintain
consistency with other signage in
the  development. Code
17.80.070C-3 says "The materials
and design shall be consistent for
each sign in the
development/project.” The
applicant can request that the
Planning Commission and City
Council approve the proposed
signage.

PREPARED BY:

Michael Hadley,
Planning

Attachments:
SP-1 Site Improvement Plan.pdf
Colored Elevations.pdf
Landscape Plan.pdf
Monument Sign.pdf

Pictures .pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/568707/SP-1__Site_Improvement_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/568704/Colored_Elevations.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/568705/Landscape_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/568706/Monument_Sign.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/569540/Pictures_.pdf

Job# 3236

Path P:\McDONALDS\utah\Eagle Mountain\4137 E. PONY EXPRESS PARKWAY\CAD\ | File Name: SP-1 Site Improvement Plan.dwg | Plot Date: March 27, 2020 |
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Lot 1

Pony Express Land Development, Inc.
Tax 1.D. No. 49:755:0001

EXIST. CURB & GUTTER (TYP.)
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EXISTING LANDSCAPE PARKSTRIP

UTILITY CONTACTS

WATER

EAGLE MOUNTAIN CITY — CHRIS TRUSTY

801-789-6671

STORM

EAGLE MOUNTAIN CITY — CHRIS TRUSTY

801-789-6671

SEWER

EAGLE MOUNTAIN CITY — CHRIS TRUSTY

801-789-6671

ELECTRIC POWER

PACIFICORP

1-888-221-7070

GAS

DOMINION ENERGY — TYSON ANDERSON

801-324-3634

TELEPHONE

DIRECT COMMUNICATIONS — MARJORIE CLIFFORD

marjorie@directco

SEE DETAIL 12
SHEET SD-4

EXIST. ASPHALT WaLk

EXISTING LANDSCAPE

\ EXIST. MONUMENT SIGN

"PORTERS CROSSING”
TOWN CENTER

EXIST. CURB & GUTTER (TYP.)

PONY EXPRESS PARKWAY

SITE IMPROVEMENT PLAN

\EXIST. H.C. RAMP

——ee—

SITE PLAN NOTES SCHEDULE
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3 FOOT WIDE ASPHALT PATCH REQUIRED AT ALL NEW DRIVEWAYS
AND NEW STREET CURB & GUTTER WHERE THERE IS EXIST. ASPHALT
(MATCH EXISTING ASPHALT SECTION AND GRADE)

Sph PADMOUNT TRANSFORMER AND METER BOX PER ROCKY
MOUNTAIN POWER STANDARDS & SPECIFICATIONS

APPROXIMATE LOCATION - FIELD VERIFY
(BY R.M.P. — COORDINATED THROUGH CONTRACTOR)

CT ELECTRICAL CABINET
(BY R.M.P. — COORDINATED THROUGH CONTRACTOR)

DIGITAL MAIN MENU BOARD, SEE DETAILS, SHEET DT-2

ORDER HERE CANOPY, SEE DETAIL, SHT. SD-3

VEHICLE DETECTOR LOOP, SEE DETAILS, SHEET DT-1
VEHICLE DETECTOR LOOP AT DRIVE-THRU WINDOWS

DIGITAL PRE-BROWSE MENU BOARD, SEE DETAILS, SHEET DT-2

"DOUBLE ARM GATEWAY”/HEIGHT DETECTOR SIGN WITH "ANY LANE/
ANY TIME" SIGN ATTACHED, SEE DETAILS, SHEET SD-1

4" CONCRETE FILLED BOLLARD, SEE DETAIL, SHEET SD-1
HANDRAIL/GUARDRAIL, MATERIAL BY McDONALD’S
DIRECTIONAL SIGN (APPROX. LOCATION), SEE DETAILS, SHT. SD-2
MONUMENT SIGN (APPROX. LOCATION), SEE DETAILS, SHT. SD-1
INTERGRAL CONCRETE CURB & GUTTER, SEE DETAIL 2, SHT. SD-4
TAPER CURB DOWN TO BOTTOM OF RAMP GRADE (BOTH SIDES)
6" HIGH/6" WIDE CONCRETE CURB WALL

24" CONCRETE CURB AND GUTTER, (18" LIP TO FLOWLINE)
SEE DETAIL 1, SHEET SD—-4
SEE SHEET SP-3 FOR SPILL GUTTER LOCATIONS

CONSTRUCT 12" DEEP CONCRETE CURB AT BACK TO ACCOMODATE
LANDSCAPE GRADE STARTING AT 6" BELOW TOP BACK OF CURB
AS SHOWN ON PLAN WITH HATCH PATTERN ON CURB

SEE DETAIL 12, SHEET SD-4

4" THICK CONCRETE WALK, HANDICAP RAMPS, PATIO AREA, ETC.

MINIMUM 6" CONCRETE SLAB, REINFORCED WITH FIBERMESH
OR EQUIVALENT

HANDICAP RAMP PER ADA STANDARDS, SEE DETAILS, SHEET SD-7

HANDICAP PARKING SIGNS (2 TOTAL-1 VAN PER ADA STNDS.)
SEE SHEET SD-7

HANDICAP SYMBOL (TYP. OF 2) PAINTED PER ADA STNDS.
FREEZELESS YARD HYDRANT WITH THREADED WATER CONNECTION
1" PVC CONDUIT FOR POWER TO STORAGE BUILDING
EXTERNAL GAS METER AND PRESSURE REULATOR
CONCRETE DELIVERY RAMP

ASPHALT PAVING (TYP.) SEE SECTION DETAIL, SHEET SD-4
OUTDOOR LOT LIGHT (APPROX. LOCATION), SEE SHEET LTG-1

1,500 GAL. GREASE INTERCEPTOR (SEWER), SEE CONFIGURATION
DETAILS, SHT. SD-6

SAMPLING MANHOLE (SEWER), SEE DETAIL, SHT. SD-5
"KNOX BOX" PER FIRE PROTECTION CONTRACTOR STNDS. & SPECS.

WALL TYPE INDICATOR VALVE (WIV) AND FIRE DEPARTMENT
CONNECTION (FDC), SEE SHT. SP-2

ROLL FORWARD TURN LEFT SIGN — SEE DETAIL 3A, SHT. SD-1
ROLL FORWARD PULL AHEAD SIGN — SEE DETAIL 2A, SHT. SD-1
ROLL FORWARD PICK UP SIGN — SEE DETAIL 1A, SHT. SD-1
MOBILE ORDER SIGN 1 — SEE DETAIL 1B, SHT. SD—1
MOBILE ORDER SIGN 2 — SEE DETAIL 1B, SHT. SD-1

ROLL FORWARD DIRECTIONAL ARROW PAVEMENT STRIPING
STORM DRAIN CURB INLET BOX

YELLOW PAINT MARKINGS PER McDONALD'S STANDARDS (TYPICAL)
EXISTING ELECTRIC BOX — LEAVE IN PLACE

EXISTING TRANSFORMER BOX — USE IN PLACE

2\\]

Scale in Feet

BY

DESCRIPTION

DATE

REV

PROJECT DATA CHART

EAGLE MOUNTAIN CITY ZONING | COMMERCIAL

TOTAL GROSS ACREAGE 0.97 ACRES (42,440 S.F.)

TOTAL GROSS RESTAURANT
AND STORAGE BUILDING
TOTAL GROSS AREA

5,213 S.F. (12.28%)

TOTAL GROSS HARDSCAPE AREA | 29,417 S.F. (69.32%)

TOTAL PROP. LANDSCAPE 7,810 S.F. (18.40%)

NO. OF PARKING SPACES 32

PARKING REQUIREMENTS

(1) STALL PER 250 S.F. OF BUILDING FLOOR AREA

TOTAL FLOOR AREA = 5,197 S.F.
5,197 + 250 = 20.8 (21 STALLS REQUIRED)

GENERAL NOTES:

1. ALL HANDICAP ACCESS WALKWAYS TO BE CONSTRUCTED PER ADA
STANDARDS AND SPECIFICATIONS (I.E.—MAX. 5% TRAVEL SLOPE
AND MAX. 2% CROSS SLOPE) SEE SHEET SD-8 FOR ADA DETAILS
AND ADDITIONAL CONSTRUCTION INFORMATION.

2. ALL APPLICABLE ELEMENTS OF THE AMERICANS WITH DISABILITIES
ACT ACCESSIBILITY GUIDELINES WILL BE ADHERED TO.

3. ANY PROPOSED CHANGES TO THE APPROVED DESIGN SHALL BE
REVIEWED AND APPROVED BY THE ENGINEER OR ARCHITECT OF
RECORD AND THE CITY ENGINEER.

4. FOLLOW ALL RECOMMENDATIONS OF THE APPROVED GEOTECHNICAL REPORT
BY TERRACON CONSULTANTS, INC., DATED DEC. 17, 2019.

5. ALL CONCRETE SURFACE TO BE SEAL—COATED PER McDONALD'S
REQUIREMENTS.

6. ALL PARKING STALLS AND DRIVE LANE DIMENSIONS ARE TO FACE
OF CURB WHERE APPLICABLE.

7. CONTRACTOR TO PROVIDE ADA SIGNAGE PACKAGE AND INSTALL
SIGNS AT LOCATIONS AND POSITIONS INDICATED IN PACKAGE OR
AS REQUIRED BY LOCAL CODES. THIS INCLUDES EXTERIOR DOORS,
SELF—SERVE BEVERAGE BAR AND DRIVE-THRU WINDOWS.
SIGNAGE PACKAGE SUPPLIED BY:

FORREST PERMA-SIGN 1-800-214-8765
9292 1st STREET, BOX 588 www.forrestpermasigns.com
NEW ROCHELLE, NY 10802

UTILITY NOTE

THE UNDERGROUND UTILITIES SHOWN HAVE BEEN LOCATED FROM ABOVE GROUND SURVEY
TIES AND/OR EXISTING UTILITY DRAWINGS AND VERBAL EXPLANATIONS. THE SURVEYOR
MAKES NO GUARANTEE THAT THE UNDERGROUND UTILITIES SHOWN COMPRISE ALL SUCH
UTILITIES IN THE AREA, EITHER IN SERVICE OR ABANDONED. THE SURVEYOR FURTHER
DOES NOT WARRANT THAT THE UNDERGROUND UTILITIES SHOWN ARE IN THE EXACT
POSITION INDICATED, ALTHOUGH HE DOES STATE THAT THEY ARE LOCATED AS ACCURATELY
AS POSSIBLE FROM THE INFORMATION MADE AVAILABLE TO HIM.  BEFORE DIGGING, CONTACT
EACH UTILITY ENTITY SO THAT THEY MAY MARK THEIR LOCATIONS ON THE GROUND.

Know what's below.
Call before you dig.

PREPARED BY:

Engineering Associates, L.C.

5684 South Green Street
Murray, Utah 84123 801-713-3000

M

McDONALD’S

KROC DRIVE — OAK BROOK, ILLINOIS 60521
O ¢ 1995 McDonald’s Corporation
THESE DRAWINGS AND SPECIFICATIONS ARE THE CONFIDENTIAL AND PROPRIETARY
PROPERTY OF McDONALD'S CORPORATION AND SHALL NOT BE COPIED OR REPRODUCED
WITHOUT WRITTEN AUTHORIZATION. THE CONTRACT DOCUMENTS WERE PREPARED
FOR USE ON THIS SPECIFIC SITE IN CONJUNCTION WITH ITS ISSUE DATE
AND ARE NOT SUITABLE FOR USE ON A DIFFERENT SITE OR AT A LATER TIME.
USE OF THESE DRAWINGS FOR REFERENCE OR EXAMPLE ON ANOTHER PROJECT REQUIRES
THE SERVICES OF PROPERLY LICENSED ARCHITECTS AND ENGINEERS. REPRODUCTION

OF THE CONTRACT DOCUMENTS FOR REUSE ON ANOTHER PROJECT IS NOT AUTHORIZED.

DENVER REGION: 4643 S. ULSTER ST., SUITE 1300, DENVER, CO 80237
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PLANTING NOTES:

1. LANDSCAPE BIDS MUST BE IN A DETAILED UNIT PRICE FORMAT SHOWING COST BREAKDOWN
ALL LANDSCAPE ELEMENTS. &MY ELEMENT MAY BE ADDED OR DELETED BY THE LANDSCAPE
ARCHITECT OR OWNER. CONTRACTOR COMPENSATION WILL BE ADJUSTED ACCORDING TO THE UNIT
PRICE BIDS. ANY SUBSTITUTION MUST BE BY LANDSCAPE ARCHITECT APPROVAL. LANDSCAPE
ARCHITECT WITHOUT JUSTIFICATION MAY DISALLOW BIDS AND SELECT CONTRACTOR REGARDLESS OF
BID FIGURES, THE SELECTED COMTRACTOR MUST CONTACT THE OWMER'S COMSTRUCTION
REPRESENTATIVE BEFORE BEGINNING CONSTRUCTION TO SCHEDULE A PRE CONSTRUCTION MEETING.
CONTRACTOR OR SUBCONTRACTORS PARTICIPATION IN CONSTRUCTION OF THIS FLAN MUST BE
LICENSED BY THE STATE OF UTAH FOR THE TYPE OF WORK BEING PERFORMED.

oF

LOT LINE

2. CODES, LAWS, REGULATIONS, AND PERMITS BY FEDERAL, STATE, COUNTY AND CITY AGENCIES
FOR DESIGN COMCEPT, MATERIALS AMD WORKMAMNSHIP MUST BE RESEARCHED AMD SATISFIED 2Y THE
CONTRACTOR. REFCRT AMY PROELEMS OR REGQUIREMENTS TO THE LANDSCAPE ARCHITECT. THE
CONTRACTOR WUST VERIFY THE REGULATIONS FOR AMD SECURE ANY PERMITS BEFORE BEGINMING
CONSTRUCTION. THE COST FOR THE PERMIT FEES MAY BE SUBMITTED TO THE OWMER FOR
REIMBURSEMENT. CALL BLUE STAKES AND REFER TO DRAINAGE AND CIVIL PLANS BEFORE AMY
TREMCHING COR EXCAVATION,

3. CONSTRUCTION CLEAN UP MUST BE PERFORMED DAILY, AND ALL HARDSCAPE ELEMENTS MUST
BE WASHED FREE OF DIRT AND MUD OW FINAL CLEAM UP. COMSTRUCTION MUST QCCUR IN A TIMELY
MAMMER.

4. LANDSCAPE PLANS AND DETAIL DRAWIMNGS ARE SCHEMATIC ONLY, DISCREPAMCIES MAY EXIST,
INCLUDING BUT NOT LIMITED TO BUILDING LOCATION, PROPERTY LIMES, ANY DIMEMSIONS SPECIFIED OR
IMPLIED. THE CONTRACTOR WILL BE REQUIRED TO ADJUST PLANS AS MECESSARY TO RETAIN COMCEPT

INTEGRITY, CONTACT LAMDSCAPE ARCHITECT IF DISCREPANCIES EXIST.

5. PFLANT MATERIAL EXCAVATION. CALL BLUE STAKE AND MAKE REFERENCE TO DRAINAGE AMD
CIVIL FLAWS BEFORE EXCAVATION FOR PLANT MATERIAL. ALL HOLES MUST ALLOW FOR A MINMUM OF
SI} (B) INCHES OF SPECIFIED PLAMTING MIX BACKFILL MATERIAL OM ALL SIDES OF ROOT BALL FOR
SHRUBS, AMD 3¥ BALL DIAMETER FOR TREES.

8. FLANT MATERIAL BACKFILL MUST BE A WELL MIXED COMBIMATION OF 1/3 MATIVE 20IL, 1/3
TOPSOIL, AMD 1/3 ORGANIC COMPOSTED MATERIAL. DEEF WATER ALL PLAWT MATERIAL IMMEDIATELY
AFTER PLANTING. ADD BACKFILL MATERIAL TO DEFRESSIONS AS NECESSARY.

7. PREFPARE SUBGRADE SOIL FOR TURF AND SHRUS / PEREMMIAL PLANTER BEDS BY LOOSEMING
SUBCGRADE TO A MIMIMUM DEFTH OF 4" REMOVE STICKS, ROOTS, EXTRANEOUS MATIER, AND STOWES
LARGER THAM 1", SPREAD TOPSOIL AND AMEMDMENTS AMD THORQUGHLY BLEMD SCIL TO A MINIMUM
DEFTH OF &7, S0IL AMENDING SHALL INCLUDE COMPOSTED ORGAMIC MATERIAL ADDED AT A RATE OF
THREE CUBIC YARDS PER 1000 SQUARE FEET. ALL 500 AREAS, SHRUE BEDS, AND FERENWIAL
PLANTERS SHALL HAVE THE SOIL AMENDED.

B, TOP SOIL MUST BE A PREMIUM QUALITY DARK SANDY LOAM, FREE OF ROCKS, CLODS, ROOTS,
AND PLANT MATTER. THE TOPSCIL SHALL BE EVEMLY SPREAD. TOPSOIL SHALL BE SPREAD TO A
DEPTH OF TWO INCHES (2"} IN REVEGETATION AREAS, FOUR INCHES (4") IN ALL SOD AREAS, AND
FOUR INCHES (47) IN ALL PARKING LOT ISLANDS AND SHRUB/PEREMMIAL FLANTER BEDS. |SOLATED
SHRUBS AND PERENNIALS SHALL HAVE TOPSOIL FILL A MINIMUM OF 6" AROUND THE PERIMETER OF
THE ROOTEBALL. THE FINISHED GRADE OF THE SOIL SHALL BE SMOOTH WITH NO HUMPS OR
DEPRESSIONS PRIOR TO SEEDING, S0D, OR PLANT INSTALLATION,

§. 500 MUST BE PREMIUN QUALTY, ULTRA GREEN, EVEWNLY CUT, ESTABLISHED, HEALTHY, WEED
AND DISEASE FREE, AND FROM AN APPROVED SOURCE. 500 MUST BE DELIVERED ANMD LAID
IMMEDIATELY AFTER CUTTING. 500 MUST BE LAID WTH MO GAPS BETWEEM FIECES OM & CAREFULLY
FREFARED TOPSOIL LAYER. THE LAID 30D MUST BE IMMEDIATELY WATERED AFTER INSTALLATION. ANWY
BURNED AREAS WILL RECQUIRE REFLACEMENT. ADJUST SPRINKLER SYSTEM TO ASSURE HEALTHY GREEM
SURMIVAL OF THE SOD WITHOUT WATER WASTE.

10, MULCH OVER DEWITT PRO 5 WEED BARRIER WILL BE REQUIRED IN ALL
LANDSCAPE BEDS FOR SHRUBS AND PERENMIALS. A PRE—EMERGENT HERBICIDE
SHALL BE APPLIED IMMEDISTELY PRIOR TO WEED BARRIER INSTALLATION. MULCH
FOR ANNUAL AREAS SHALL BE SCIL PEF WITH NO WEED BARRIER. SEE PLANS
FOR MULCH TYPES IN LANDSCAPE AREAS. MULCH SHALL BE EVENLY SPREAD ON
A CAREFULLY PREPARED GRADE TO THE MINIMUM DEFTH NOTED. THE TOF OF
ALL AREAS OF MULCH SHALL BE AT THE GRADE OF THE ADJACENT CURE, WALK,
OR EDGE OF PAVEMENT.

11. FERTILIZER FOR SOD AREAS SHALL BE PELLETIZED, M—P—K AS
AFFROVED BY LANDSCARPE ARCHITECT FOR SEASONAL ADJUSTMENT. USE 20 L8S
PER 5,000 SQUARE FEET OR AS PER MANUFACTURER'S SPECIFICATIONS. SPREAD
EVEMLY ON A CAREFULLY PREPARED TOPSOIL LAYER JUST FRIOR TO LAYING
SQD.

12, IT 15 THE CONTRACTORS RESPONSIBILITY TO REMOVE TREE GUYING AND
STAKING 1N A TIMELY MANNER OWNCE STAKED TREES HAVE TAKEW ROOT. WO
STAKING SHALL REMAIM BEYOWD A REASOMAELE TIME FOR ROOT PEMETRATION
AND STABILIZATION.

13, TREE WRAPPING MAY BE USED TO PROTECT YOUMNG TREES FROM
WINTER DAMAGE. TREE WRARPS SHALL CONLY BE INSTALLED IN THE FALL. IF THE
CONTRACTOR INSTALLS WRAPS FOR TREE PROTECTIOM T SHALL BE THE
CONTRACTORS RESPONSIBILUTY TO BROMPTLY REMOVE WRAPS THE FOLLOWING
SPRING.
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14, LANDSCAPE MAINTEMANCE MUST BE PERFORMED BY THE LAMDSCAPE
CONTRACTOR DURING ESTABLISHMENT (30 DAYS AFTER FIMAL ACCEFTAMCE OF
ENTIRE PROJECT). RESPONSIBILTIES INCLUDE WEED CONTROL, MOWING, ANWD
[RRIGATION RUN TIME ADJUSTMENTS. NOTIFY OWHWER AND COMSTRUCTION
REPRESENTATIVE WHEN ESTAELISHMEWT PERICD HAS EMDED TO INSURE ONGOING
MAINTENANCE. THE OWNER 1S RESPOMSIELE FOR LANDSCAPE MAINTEMANCE AMD
UPKEEP OMNCE ESTABLISHMENT PERIOD HAS EXPIRED.

15, ALL PLANT MATERIAL AMD LANDSCAPE ELEMENTS WILL BE GUARANTEED
FOR OME YEAR AFTER FINAL ACCEPTANCE. ANY ITEMS THAT ARE MOT FIRST
CLASS PREMIUN QUALITY WILL BE REPLACED 8Y THE CONTRACTOR AT WO COST
TO THE OWMER. ANY PLAMT MATERIAL THAT IS NOT PREMIUM QUALTY OR
APPEARS STRESSED IMN ANY WAY DURING THE GUARANTEE FERIOD WILL REQUIRE
REPLACEMENT. THE CONTRACTOR MUST SCHEDULE A PRE AND POST GUARANTEE
MEETING WITH THE OWNER'S REFRESENTATIVE FOR INSPECTIOM. FAILURE TO DO
S0 WILL MEAN THE CGFFICIAL GUARANTEE PERIOD HAS NOT BEEM ACTIVATED OR
DE—ACTIVATED.

6. IT IS THE CONTRACTORS RESPONSIBILITY TO VERIFY ALL QUANTITIES —
LISTED ON THE FLANS AND THE AVAILABILTY OF ALL PLANT MATERIALS IN THEIR VT (OR EQUAL) CINCH-TIE \
SPECIFIED SIZES PRIOR TO SUBMITTING & BID. LISTED QUANTITES FOR MULCH 52" TREE SUPPORTS, INSTALL
AND SO0 ARE PLAN VIEW QUANTITES ANMD DO NOT ACCOUNT FOR ANY INCREASE AS PER MANUFACTURER SPECS
IN MATERIAL MEEDED FOR SLOPES. THE CONTRACTOR MUST NOTIFY THE
LANDSCAPE ARCHTECT PRIOR TO SUBMITTING A BID IF THE CONTRACTOR
DETERMINES A QUANTITY DEFICIENCY OR AVAILABILITY PROBLEM WITH SPECIFIED
MATERIAL.

HARDWOOD STAKES 1-3
STAKES 2" X 2" DRIVEN
(MIN. 18") FIRMLY INTO
SUBGRADE PRIOR TO
BACKFILLING

SPECIFIED PLANTING MIX,
WATER AND TAMP
TO REMOVE AIR POCKETS

17, SPECIFICATIONS FOR LAMDSCAPE AMD IRRIGATION CONSTRUCTIOM SHALL
BE THE 2017 APWA "MaMUaL OF STANDARD SPECIFICATIONS",

18, SUBMOTALS OF ALL LAMDSCAPE MATERIALS SHALL BE APPRONVED BY
THE LANDSCAPE ARCHITECT PRIOR TO COMMEMCING WORK. PROVIDER
INFORMATION AMND SAMPLES SHALL BE SUBMITTED OF &MY GRAVEL OR WOOD
MULCHES, NURSERY STOCK SUBMITTAL SHALL INCLUDE PROVIDER INFORMATION
WITH A LIST OF PLANT MATERIALS BEING FROVIDED BY THE MNURSERY.

19. AN EFA APFROVED HERBICIDE SHALL BE APFLIED TO WEEDS PRIOR TG
ADDING 5CIL AMENDMEMNTS, INSTALLIMG S0D, SEEDING, CR APPLYING WEED

CUT AND REMOYE BURLAP,

LANDSCAPE PLAN

NOTES:
f. PLANT S0 THAT TOP
OF ROOT BALL IS 1"
ABOVE THE FINISHED
GRADE
2. STAKE ABOVE FIRST
BRANCHES OR AS
NECESSARY FOR FIRM

| SUPPORT. STAKE FOR

| SUPPORT AGAINST

\ ANGLE SIDES AND

SLOPE BOTTOM OF PIT

NOTES:
PLANT MATERIAL BACKFILL MUST BE A WELL MIXED COMBINATION OF )% NATIVE SOIL,
}s TOPSOIL, AND )5 ORGANIC COMPOSTED MATERIAL

SHRUB HOLES MUST ALLOW FOR A MINIMUM OF 12" OF PLANTING MIX BACKFILL ON
ALL SIDES OF ROOT BALL FOR SHRUBS AND PERENNIALS

FORM SAUCER WITH 3"
CONTINUQUS RIM

MULCH AS SPECIFIED

SPECIFIED PLANTING MIX ]
WATER & TAMP TO ; '

REMOVE AIR POCKETS Q.' L

BARRIER. APPLY HERBICIDOE PER MANUFACTURERS SPECIFICATIONS, THEW REPEAT
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EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING
APRIL 14,2020

Parkway Crossroads - Recorded Plat Amendment - Action Item

ITEM TYPE: | Amended Preliminary Plat
APPLICANT: | Scot Hazard

ACTION ITEM: BACKGROUND:

Yes Parkway Crossroads is a mixed-use commercial project located at the

PUBLIC HEARING: southeast corner of Ranches Parkway and Pony Express Parkway. The is an

No application for a Recorded Plat Amendment for the Parkway Crossroads
development vacating the existing lots 3 & 4 and creating 2 new lots for new

E/EI?UIRED FINDINGS: development. The new Parkway Crossroads site plan was approved by the
City council on January 21st, 2020.

PREPARED BY:
ITEMS FOR CONSIDERATION:
N/A
RECOMMENDATION:
We recommend that the Planning Commission makes the following
, recommended motion:
Michael Hadley,
Planning . .
I move to recommend approval to the City Council for the Parkway
Crossroads Recorded Plat Amendment with no conditions of approval:
Attachments:

18-497 PARKWAY XROADS CONDO PLAT 2-27-20.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/569123/18-497_PARKWAY_XROADS_CONDO_PLAT_2-27-20.pdf
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SURVEYOR'S CERTIFICATE

I, Spencer W. Llewelyn, do hereby certify that I am a Professional Land Surveyor, and that 1 hold Certificate No.
10516507 in accordance with Title 58, Chapter 22 of Utah State Code. I further certify by authority of the owners(s)
that I have completed a Survey of the property described on this Plat in accordance with Section 17-23-17 of said Code,
and have subdivided said tract of land into lots, blocks, streets, and easements, and the same has, or will be correctly
surveyed, staked and monumented on the ground as shown on this Plat, and that this Plat is true and correct.

Spencer W. Llewelyn PRELIMINARY Date
Professional Land Surveyor FOR REVIEW ONLY
Certificate No. 10516507

BOUNDARY DESCRIPTION

A portion of the NW1/4 of Section 29, Township 5 South, Range 1 West, Salt Lake Base and Meridian, Eagle
Mountain City, more particularly described as follows:

Beginning at a point located N89°02'40"W along the Section line 162.38 feet and South 106.50 feet from the
North 1/4 Corner of Section 29, T5S, R1W, SLB&M; thence S34°00'01"W 62.50 feet; thence N56°52'00"W 33.05
feet; thence S34°00'01"W 374.70 feet; thence N56°29'03"W 16.89 feet; thence S33°58'00"W 186.21 feet to the North
line of Ranches Parkway; thence N50°18'03"W along said street 183.43 feet to the Southeast Corner of
Lot 6, PLAT “A” PARKWAY CROSSROADS, according to the Official Plat thereof recorded August 3, 2007 as
Entry No. 112975:2007 of the Official Records of Utah County; thence N43°11'57"E along said lot 170.32 feet to the
Northeast Corner of said Lot 6; thence N56°00'06"W along said lot 13.37 feet; thence N13°53'30"W along said lot
24.80 feet to the Southerly corner of Lot 2 of said plat; thence along said lot the following 4 (four) courses: 1)
Northeasterly along the arc of a non-tangent curve to the left having a radius of 100.00 feet (radius bears:
N13°52'22"W) a distance of 73.53 feet through a central angle of 42°07'43" Chord: N55°03'47"E 71.88 feet; 2)
N33°59'54"E 117.84 feet; 3) along the arc of a curve to the left having a radius of 102.13 feet a distance of 59.10 feet
through a central angle of 33°0923" Chord: N17°25'15"E 58.28 feet; 4) N00°50'36"E 50.15 feet; thence
S89°09'24"E 18.57 feet; thence N12°47'40”E 30.66 feet; thence
S89°09'24”E 199.63 feet; S34°00'01”W 35.83 feet; thence S89°09'24”E 47.92 feet; thence S55°59'59"E 43.42 feet to
the point of beginning.

Contains: 2.52 acres+/-

OWNER'S DEDICATION

WE, THE UNDERSIGNED OWNERS OF ALL THE REAL PROPERTY DEPICTED ON THIS PLAT AND
DESCRIBED IN THE SURVEYOR'S CERTIFICATE ON THIS PLAT, HAVE CAUSED THE LAND DESCRIBED ON
THIS PLAT TO BE DIVIDED INTO LOTS, STREETS, PARKS, OPEN SPACES, EASEMENTS AND OTHER PUBLIC
USES AS DESIGNATED ON THE PLAT AND NOW DO HEREBY DEDICATE UNDER THE PROVISIONS OF
10-9A-607, UTAH CODE, WITHOUT CONDITION, RESTRICTION OR RESERVATION TO EAGLE MOUNTAIN
CITY, UTAH, ALL STREETS, WATER, SEWER AND OTHER UTILITY EASEMENTS AND IMPROVEMENTS,
OPEN SPACES SHOWN AS PUBLIC OPEN SPACES, PARKS AND ALL OTHER PLACES OF 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.

OWNER(S):
PRINTED NAME OF OWNER AUTHORIZED SIGNATURE(S)
LIMITED LIABILITY ACKNOWLEDGMENT
STATE OF UTAH
S.S.
COUNTY OF

ONTHE DAY OF A.D.20  PERSONALLY APPEARED BEFORE ME , THE
UNDERSIGNED NOTARY PUBLIC, IN AND FOR THE COUNTY OF , IN SAID STATE
OF UTAH, , WHO AFTER BEING DULY SWORN, ACKNOWLEDGED
TO ME THAT HE/SHE IS THE OF L.L.C., AUTAH
L.L.C. AND THAT HE/SHE SIGNED THE OWNER'S DEDICATION FREELY AND VOLUNTARILY FOR AND
IN BEHALF OF SAID LIMITED LIABILITY COMPANY FOR THE PURPOSES THEREIN MENTIONED.

MY COMMISSION EXPIRES:

A NOTARY PUBLIC COMMISSIONED IN
UTAH RESIDING IN COUNTY

MY COMMISSION No.

PRINTED FULL NAME OF NOTARY

ACCEPTANCE BY LEGISLATIVE BODY

THE CITY COUNCIL OF EAGLE MOUNTAIN CITY, COUNTY OF UTAH, APPROVES THIS SUBDIVISION
AND HEREBY ACCEPTS THE DEDICATION OF ALL STREETS, EASEMENTS, AND OTHER PARCELS OF
LAND INTENDED FOR PUBLIC PURPOSES FOR THE PERPETUAL USE OF THE PUBLIC THIS DAY
OF ,20 .

APPROVED BY MAYOR APPROVED BY CITY ATTORNEY

ATTEST BY CITY RECORDER
(SEE SEAL BELOW)

APPROVED BY CITY ENGINEER
(SEE SEAL BELOW)

19 L 20 BASIS OF BEARING: N89°02°40"W 5496.88' 20
N\ - — - — ——— —— ———— e e — - (IN FEET)
301 29 5334.5' 162.38' 29 1 inch= 40 ft.
VICINITY MAP :
N.T.S Y ,
NOTES / 7
= / /B
E PONY EXPRESS PKWY / / | :’%
N12°47'40"E / S
1. PARCEL A IS HEREBY DEDICATED TO 30.66° S89°09'24"E 199.63" // S34°(}0{01 "W -
EAGLE MOUNTAIN CITY 35.88' =
589°09'24"E PARCEL A / / 3
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PARCEL: 49:675:0006 VAN o /7
/
SR~
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0.69 acres / / N56°29'03"W
PAGE: 1 OF 3 DATE: 02/26/2020
OWNER/DEVELOPER
HHH INVESTMENT GROUP L.C.
3688 E CAMPUS DR #100, UTAH 84005 .QUESTAR GAS COMPANY ' ROCKY MOUNTAIN POWER
(801) 789-8000 / Questar approves this plat solely for the purposes of confirming that the plat 1. Pursuant to Utah Code Ann § 54-3-27 this plat conveys to the owner(s) or
CONTACT: SCOT HAZARD / / contains public utility easements. Questar may require other easements in order operators of utility facilities a public utility easement along with all the rights
SCOT@THERANCHES.COM / / to serve this development. This approval does not constitute abrogation or and duties described therein.
: / / waiver of any other existing rights, obligations, or liabilities provided by law or 2. Pursuant to Utah Code Ann § 17-27a-603(4)(c)(ii) Rocky Mountain Power
/ / equity. This approval does not constitute acceptance, approval, or accepts delivery of the PUE as described in this plat and approves this plat
\ _ / / acknowledgemept o'f any terms contained in the plat, 1ncludmg those set forth in solely for the purpose of confirming that the plat contains public utility
/ / the owners dedication and the notes, and does not constitute a guarantee of easements and approximates the location of the public utility easements, but
/ / particular terms of natural gas service. For further information please contact does not warrant their precise location. Rocky Mountain Power may require
/ y / Questar's Right-of-way department at 1-800-366-8532. other easements in order to serve this development. This approval does not
/ _ affect any right that Rocky Mountain Power has under
y DIRECT COMMUNICATIONS Approved this____ day of »20___. Questar Gas Company (1) A recorded easement or right-of-way
© / Direct Communications Cedar Valley, LLC certifies that it will provide (2) The law applicable to prescriptive rights
4 )< / telecommunications services to this subdivision utilizing the trenches provided By (3) Title 54, Chapter 8a, Damage to Underground Utility Facilities, or
ENGINEERING AND SURVEYING, LLC by the deYeloper as per the Direct Communications Cedar Valley P.S.C. Utah Title (4) Any other provision of law
6949 SOUTH HIGH TECH DRIVE SUITE 200 No. 1 Tariff.
MIDVALE, UT 84047 PH: (801) 352-0075 DIRECT COMMUNICATIONS DATE ROCKY MOUNTAIN POWER DATE
www.focusutah.com

PARKWAY CROSSROADS

AMENDMENT PLAT

SUBDIVISION
(AMENDING AND EXTENDING LOTS 3, 4 & 5 OF PLAT "A" PARKWAY CROSSROADS)

LOCATED IN THE NW 1/4 OF SECTION 29, T5S, R1W,
SALT LAKE BASE & MERIDIAN
EAGLE MOUNTAIN CITY, UTAH COUNTY, UTAH

SURVEYOR'S SEAL NOTARY PUBLIC SEAL CITY-COUNTY ENGINEER SEAL COUNTY RECORDER SEAL

Z:\_2018\18—497 Parkway Crossroads\design 18—497\dwg\sheets\C2.0 — FINAL PLAT.dwg
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23.23 S = 47.23 i Rl RS LOCATED IN THE 1/4 OF SECTION ,T__(N/S),R__(E/W),
TRE N w67 T N SALT LAKE BASE & MERIDIAN
\ EAGLE MOUNTAIN CITY, UTAH COUNTY, UTAH
FL OOR 2 ‘ ,j SURVEYOR'S SEAL NOTARY PUBLIC SEAL CITY-COUNTY ENGINEER SEAL | COUNTY RECORDER SEAL
OWNER/DEVELOPER !
HHH INVESTMENT GROUP L.C. )< ©
3688 E CAMPUS DR #100, UTAH 84005 4
(801 789-8000 ENGINEERING AND SURVEYING, LLC
PAGE: 2 OF 3 DATE: 02/26/2020 www.focusutah.com
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OWNER/DEVELOPER
HHH INVESTMENT GROUP L.C.

3688 E CAMPUS DR #100, UTAH 84005
(801) 789-8000

CONTACT: SCOT HAZARD
SCOT@THERANCHES.COM

4
ENGINEERING AND SURVEYING, LLC
6949 SOUTH HIGH TECH DRIVE SUITE 200
MIDVALE, UT 84047 PH: (801) 352-0075
www.focusutah.com
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PARKWAY CROSSROADS

AMENDMENT PLAT
SUBDIVISION

LOCATED IN THE NW 1/4 OF SECTION 29, T5S, R1W,

SALT LAKE BASE & MERIDIAN

EAGLE MOUNTAIN CITY, UTAH COUNTY, UTAH

SURVEYOR'S SEAL NOTARY PUBLIC SEAL

CITY-COUNTY ENGINEER SEAL

COUNTY RECORDER SEAL

Z:\_2018\18—497 Parkway Crossroads\design 18—497\dwg\sheets\C2.2 — FINAL PLAT.dwg



EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

" EAGLE
APRIL 14,2020
TITLE: | Overland Village 2 Concept Plan

ITEM TYPE: | Concept Plan

APPLICANT: | Ivory Development (Bryon Prince)
ACTION ITEM: BACKGROUND:
Yes The Overland Master Development Agreement (Section 6.4) requires the
PUBLIC HEARING: review and approval of a village concept plan for each village prior to
No approving other development applications within the village. It states, "Master

Developer shall present to the Planning Commission and City Council a Village
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submitting any Development Application for any such Village. Each Village
Concept Plan shall generally illustrate the various types of housing, where
density of Residential Dwelling Units within each Village will be located, the
location and size of parks and trail improvements, the location of roads and
frastructure improvements, and any potential locations for schools, churches,
or other civic or community uses."

The Overland Master Development Plan (MDP) designates Village 2 with a
mmnimum unit count of 540 units/lots and a maximum count of 743. The
proposed Village 2 concept plan includes the the maximum number of
units/lots, 743, and includes a mix of lot sizes and housing types. The lots range
in size from the smallest, at about 5,200 sq ft, to the largest, at about 11,200
sq ft. An approximate percentage breakdown of the lot sizes is as follows:

- 33% Townhomes

- 22% Cottage; 5,200 sq ft

- 15% Collection; 6,000 sq ft

- 4% Garden 3rd Car; 6,500 sq ft

- 14% Collection; 8,000 sq ft

- 10% Estate; 10,000 - 11,000 sq ft

- 2% Homesteads; 11,000+ sq ft

The proposed village plan also includes a 10-acre elementary school site,
already owned by the Alpine School District. Although this concept plan
maximizes the allowed density, it is unlikely that the maximum number of units
will ultimately be developed in this village. Increases in lot sizes, reductions in
units, minor changes to road and lot configurations, and minor changes to trail
locations and park locations are not considered major changes and would not
require an amendment to this village concept plan. These changes can be
proposed/made at the preliminary plat stage.
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ITEMS FOR CONSIDERATION:

Section 6.4 of the Overland MDA states that "the City's review of the Village
Concept Plan for any Village may consider legitimate and quality planning
principles, adjacent or planned land uses, the location of appropriate public
and private infrastruture, the location of public and private open space, the
location and type of Commercial Uses and Residential Uses in the VIllage, and
the location and amount of any non-standard lots. The City shall have the right
to require changes to the VIllage Concept Plan provided that the changes do
not materially impact Master Developer's ability to obtain the allowed
denstties, significantly alter the types or locations of residential or commerical
uses (i.e. townhomes, cluster homes, etc.), significantly alter proposed lot sizes,
or result in unreasonable additional development costs."

ITEMS TO CONSIDER:
Parks

- The MDA requires a medium park to be improved in Village 2. The park
examples document with the MDA showed a 3-acre and a 5-acre park as
medium park examples. This plan only contains a 2-acre park and a couple
smaller ones. The park will need to be a minimum of 3 acres. Also, the City
has planned a park adjacent to the northeast corner of Village 2. It's a hilltop
overlook park, but it would be nice to combine some more open space there
and create a bigger/better park. It may make sense to shift the 3-acre park to
be adjacent to the hiltop park. It would also make sense to centralize the
3-acre park or place it adjacent to the future elementary school site.

- Although townhomes may be appropriate at the intersection of two major
roads, 242 townhomes is a lot of townhomes in one area. The plan shows very
little open space there...only small common space corridors. This area likely
needs a small pocket park or other recreational facilities.

Cul-De-Sacs.
- Cul-de-sac maximum length is 250 feet, per the Clty's connectivity code.

Churches.

- The MDA states that the village plan should show the potential location
of schools, churches, or other civic and community uses. This plan doesn't
provide any locations for potential church sites.

Trails

- The approved master trails plan includes more trails within this village
than are shown in this concept plan. Additional trails need to be added to this
plan to provide better connectivity and recreation throughout the village. A
different configuration than the master trails plan may be appropriate as long as
it provides similar pedestrian connectivity throughout the village.

Roads.
- The north-south road in the middle of the development connects to the
north, potentially bringing traffic from Oquirrh Mountain, Lone Tree, and future
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development through this project, in front of all of homes that front along this
street. For the safety of the residents along this road and the benefit of the
overall transportation system we recommend that this road be upgraded to a
minor collector road and that no lots have direct driveway access onto this
road.

Commercial Development.

- The applicant may consider amending the MDP/MDA to allow for some
commercial development at the southeast corner (major intersection) or the
northwest portion of the development.

RECOMMENDATION:

The village plan, or the plan along with recommendations/changes, should be
given a recommendation of approval if it complies with the Overland MDP and
MDA. We recommend the following conditions:

(1) The north-south road in the middle of the development shall be upgraded
to a minor collector road.

(2) The park shall be increased to a minimum of 3 acres, and moved to a new
location (either adjacent to the hilltop park or more centralized in the village).
(3) Additional trails shall be added to improve connectivity throughout the
village.

(4) The cul-de-sacs shall not exceed 250 feet in length.

(5) Additional open space shall be added to the townhome area to improve the
liveability.

(6) Potential church locations shall be shown on the plan or on another exhibit.

Attachments:
Overland Village 2 Concept Plan
Overall Villages Plan
Overland Village 2 Traffic Study
Overland MDP Map
Overland MDA
Overland Master Trails Plan
Overland - Parks & OS Examples
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1.0 Executive Summary

1.1 DESCRIPTION OF PROJECT

This report presents the results of a traffic impact analysis for the Overland Village 2
Development, located in Eagle Mountain, Utah. The project site is located west of Pony
Express Parkway, and north of the existing Overland Village 1 Development. North of the
proposed site is currently vacant land. The proposed parcel of land for the Overland
Village 2 Development is also currently vacant land. The closest major intersection is Pony
Express Parkway and Mid Valley Road, which is signalized and located to the south of this
development. Figure 1 illustrates the Vicinity Map and the location of this development
in relation to the adjacent roadway network. Access to the Overland Village 2
Development will initially be serviced from two accesses onto Pony Express Parkway. As
development to the west continues and as future development of Airport Road by the
City occurs, two future accesses to will intersect the future Airport Road alignment that is
planned along the south side of this development. Two accesses are also planned to

connect to a future development that is planned to the north of this development.

The proposed Overland Village 2 Development will consist of 501 Single-Family Residential
Homes, and 242 Townhomes. For purposes of this study, the analysis will consist of one
phase at full build-out of all units. Refer to Figure 2 for the Site Plan of the Overland Village

2 Development and the proposed access locations.

This study projects the traffic associated with the Overland Village 2 Development at full
build-out. It should be noted the opening year of operation for this site is anticipated for
the end of 2025. The traffic associated with this development is generated using the latest
version of the Trip Generation Manuals published by the Institute of Transportation
Engineers (ITE). It is anticipated the Overland Village 2 Development will generate 6,500
Average Daily Trips (ADT) with 482 AM peak hour trips and 632 PM peak hour frips on an

average weekday.
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As growth continues to occur within the Eagle Mountain City limits, the Overland Village
2 Development will be the second of many “Villages” within the overall Overland

Development Plan.
1.2 PRINCIPAL FINDINGS AND RECOMMENDATIONS

2019 Existing Scenario

Figure 3 illustrates the 2019 Existing AM and PM peak hour traffic volumes that were
collected on December 10, 2019 at the Pony Express Parkway and Mid Valley Road
intersection.

Using the 2019 Existing traffic volumes and lane configuration, the analysis of the Pony
Express Parkway and Mid Valley Road intersection currently functions at a Level of Service
(LOS) “A” overallin both the AM and PM peak hours. The eastbound movement functions
with a LOS “B” in both the AM and PM peak hours. No improvements are needed under
the existing conditions as the movements at this intersection function at acceptable

levels of service.
2025 Opening Year Scenario

It is assumed 2025 will be the full build-out year of this development. Using projected
growth rates from the City's General Plan and from other studies performed in this areaq,
the 2025 Opening Year traffic volumes were generated. These traffic volumes can be
found in Figure 4 of this report. Analyzing these traffic volumes with the existing lane
configuration and roadway network, the Pony Express Parkway and Mid Valley Road
intersection will continue to function at a LOS “A” in both the AM and PM peak hours. All
movements will also continue to function at the same LOS "B” or better, with a minor

increase in delay fime.

It is anticipated before the 2025 Opening Year, the Overland Village 1 Development,
located directly south of the proposed Overland Village 2 Development, will be fully built
out. One access is from Sheps Ridge Road and the other from Lowes Peak Drive. These

are existing roadways, however at the time the traffic counts were performed, there was
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very minimal fraffic using these accesses as the development is not fully occupied. For
purposes of this study, the projected fraffic volumes as found in the “SITLA Village 1 -
Traffic Impact Study” were used at these two accesses onto Pony Express Parkway from

the Overland Village 1 Development.

It is anficipated the movements at the stop controlled eastbound leg of the Sheps Ridge
Road and Pony Express Parkway intersection will function at a LOS “D"” or better during
the AM and PM peak hours. The eastbound movement at the Lowes Peak Drive and Pony
Express Parkway intersection is also anficipated to function at a LOS “D” in the AM and

PM peak hours.

No improvements are recommended at these intersections under the 2025 Opening Year
conditions. As future roadways are constructed, mainly Airport Road and as Mid Valley
Road is extended to the west, additional accesses to the Overland Village 1

Development will be created and traffic patterns will adjust.
2025 Opening Year with Project Scenario

With the addition of the Overland Village 2 Development, the 2025 Opening Year with
Project traffic volumes are illustrated in Figure 11. These traffic volumes were analyzed
with the existing lane configurations and roadway conditions. The Pony Express Parkway
and Mid Valley Road intersection will continue to function at an overall acceptable LOS
“A"” during the AM and PM peak hours.

The Overland Village 1 Developments two accesses onto Pony Express Parkway from
Sheps Ridge Road and Lowes Peak Drive will also continue to function at the same level

of service “D" or better as under the 2025 Opening Year scenario.

With the addition of the Overland Village 2 Development, there will be two accesses onto
Pony Express Parkway. These are listed as Access #1 and Access #2 in the figures of this
report. As development confinues to the west within Village 2 and as the City constructs
the future alignment of Airport Road, additional accesses will be constructed. With full

build-out of Village 2 and only the two accesses onto Pony Express Parkway, the

5
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eastbound movements exiting the proposed site at Access #2 will function at a level of
service “E" during both the AM and PM peak hours. The eastbound moment at Access

#1 will function at a level of service “F" in the AM and PM peak hours.

It is recommended that Airport Road be constructed as soon as funding is available. By
constructing Airport Road and extending Mid Valley Road to the west, additional
accesses will be created to both the Overland Village 1 and Village 2 Developments. As
these additional accesses are constructed, traffic patterns will adjust and become more
evenly distributed (as shown in the 2045 Scenarios), which willimprove the level of service

at Access #1 and Access #2.
2030 Future Year Scenario

Five years after Opening Year is anticipated to be the year 2030. Using the projected
growth rates as outlined in the City's General Plan and the previously performed traffic
studies for other developments in this area, Figure 5 illustrates the projected 2030 Future
Year fraffic volumes. These are the anticipated traffic volumes at the study area

intersections, without the addition of the Overland Village 2 Development.

The Pony Express Parkway and Mid Valley Road signalized intersection, with the existing
lane configuration, will function at a LOS “B” or better in both the AM and PM peak hours.
No improvements are needed. It is recommended as development occurs along Mid

Valley Road, the full build-out of the southern half of the road be completed.

As traffic volumes continue to grow along Pony Express Parkway, and without the
addition of Airport Road and Mid Valley Road extending to the west, the eastbound legs
of the Sheps Ridge Road and Lowe Peak Road intersections with Pony Express Parkway
will function at a LOS “E" or better under the AM and PM peak hours. It is recommended
Airport Road be constructed to its full build-out and the southern half of Mid Valley Road
also be constructed. This will provide additional accesses in and out of the Overland
Village 1 Development and reduce the number of vehicles along Pony Express Parkway

and at the intersections of Sheps Ridge Road and Lowe Peak Road, improving the LOS.

54



Overland Village 2 TIA

2030 Future Year with Project Scenario

With the addition of the Overland Village 2 Development, the 2030 Future Year with
Project traffic volumes are illustrated in Figure 12. It is assumed the Airport Road and Mid
Valley Road improvements will not be implemented by 2030, therefore it is anticipated
there will only be Access #1 and Access #2 onto Pony Express Parkway for Village 2. The
eastbound movements exiting the development will experience delays and function at
LOS “F" under the AM and PM peak hours. It is recommended by 2030, Airport Road be
constructed. This will provide two additional accesses in and out of the Overland Village
2 Development which will redistribute the projected traffic volumes from Access #1 and
Access #2. This willimprove the LOS and decrease the delay time for vehicles exiting the

proposed development.

The Sheps Ridge Road and Lowe Peak Road intersections with Pony Express Parkway will
also experience delays for the eastbound movements onto Pony Express Parkway. It is
alsorecommended Mid Valley Road be fully constructed as outlined in the City's General
Plan. This will also provide additional accesses from the Overland Village 1 Development

that will redistribute the traffic and provide better levels of service and reduce the delays.
2045 Future Year Scenario

Using the anticipated PM peak hour traffic volumes as illustrated in the Overland Village
1 Traffic Impact Study that were obtained from the Wasatch Front Regional Council
(WFRC)/Mountainlands Association of Governments (MAG) travel demand model, the
Future 2045 PM peak hour traffic volumes were forecasted. It should be noted that the
AM traffic volumes are not available and it is anticipated the PM peak hour volumes will
represent the worst-case scenario for the study area intersections. Using the existing lane
configuration and the projected traffic volumes for the 2045 Future Year PM peak hour,
the Pony Express Parkway and Mid Valley Road intersection is anticipated to function at
an overall LOS “A”. No recommendations are needed at this intersection; however, it is

assumed the full build-out of Mid Valley Road will be complete by the 2045 Future Year
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Scenarios. It is also assumed Mid Valley Road will extend to the east from this intersection,

making the intersection a full 4-legged intersection.

It is also assumed by 2045 the Airport Road and Pony Express Parkway intersection will be
fully built as per the City's General Plan. It is assumed this will be a signalized 4-legged
intersection. Using the projected ftraffic volumes from previous fraffic studies that were

performed, it is assumed this intersection will function at an acceptable LOS “C".

If Mid Valley Road is not improved, the Sheps Ridge Road and Lowe Peak Road will
confinue to experience heavy delays for vehicles exiting the Overland Village 1

Development.
2045 Future Year with Project Scenario

Using the 2045 Future Year traffic volumes, combined with the Overland Village 2 project
generated traffic volumes, the 2045 Future Year with Project traffic volumes are
generated. These fraffic volumes are illustrated in Figure 13. The Pony Express Parkway
and Mid Valley Road intersection will function at a LOS “C" under the PM peak hour.
Similar to the 2045 Future Year scenario, no additional improvements are needed at this

intersection.

Also similar to the 2045 Future Year scenario, with the improvements to Mid Valley Road
as outlined in the City’'s General Plan, this will provide additional accesses to Overland
Village 1, which will improve the LOS at the Sheps Ridge Road and Lowes Peak Road
intersections with Pony Express Parkway. This will also provide access to an additional

north/south route, which will reduce the amount of traffic along Pony Express Road.

The Airport Road and Pony Express Parkway signalized intersection will continue to
function at an acceptable LOS “C” or better with the addition of the Overland Village 2

Development. Therefore, no additional improvements are needed at this intersection.

With the addition of Airport Road, two additional accesses to the Overland Village 2

Development will be constructed. This will provide alternate routes for vehicles entering
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and exiting the development and reduce the number of vehicles at Access #1 and
Access #2, which willimprove the LOS. It is recommended as traffic volumes along Pony
Express Parkway contfinue to grow and as additional roadways are constructed, these
intersections be monitored. It is anticipated that with a signal at Airport Road and Pony
Express Parkway, there will be gaps in the fraffic that will allow vehicles to exit Overland
Village 2 Development safely, something which is not captured in the analysis for Level

of Service.

The proposed internal roadway network of the Overland Village 2 is designed to provide
an efficient flow of traffic throughout the development also providing safe ingress and
egress to the existing roadway network. There are Collector Roads that are designed
within Village 2 that will connect to Village 1 and other Villages throughout the entire

Overland Development.
Summary of Recommendations
Recommendations to improve the flow of traffic within this study area are as follows:

e By 2025 and the full build-out of Overland Village 2, it is recommended Airport
Road be constructed. This will provide two additional accesses to and from the
development that will reduce the amount of traffic trying to exit onto Pony Express

Parkway from Access #1 and Access #2.

e« By 2025 it is recommended that Mid Valley Road be fully constructed and
accesses from Overland Village 1 be constructed. This will allow additional access
to and from the site which will reduce the amount of traffic at the Sheps Ridge
Road and Lowe Peak Road intersections with Pony Express. The Signalized
intersection of Mid Valley Road and Pony Express Parkway will allow gaps in the

flow of traffic such that vehicles should be able to exit the development safely.

« With the addition of Airport Road and the full build-out of Mid Valley Road, all

intersections should function at acceptable levels of service.
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All accesses to the Overland Village 2 Development along Airport Road should

align with the proposed accesses to the existing Overland Village 1 Development.

Each of the site accesses will be designed and constructed with one receiving
lane and one exiting lane that will allow left and right turn movement out of the
development. Left turn movements into the development will be made from the
existing left turn pockets along Pony Express Parkway and Airport Road. The
projected traffic volumes entering and exiting the proposed development along
Pony Express Parkway and Airport Road will not warrant separate right turn lanes

once all accesses are constructed.

10

58



Overland Village 2 TIA

2.0 Infroduction

2.1 DEVELOPMENT DESCRIPTION

The proposed Overland Village 2 Subdivision is situated on over 166 acres of vacant land
along the west side of Pony Express Parkway, just north of the Overland Village 1
Subdivision and south of the Cedar Valley Airport in Eagle Mountain, Utah. Refer to the
Vicinity Map and Site Plan in Figures 1 and 2, respectively. The proposed site will consist
of 501 Single-Family Residential Homes and 242 Townhomes. Full build-out of this
development is anficipated for the year 2025. This section of Eagle Mountain is primarily
agricultural with developments being constructed surrounding the Overland Village 2
proposed development. The Overland Village is a very large Master Planned
Development that is currently under construction with the first Village. Future fraffic
volumes from the study performed for the Overland Village 1 Development were used
along the surrounding roadways to analyze the projected future fraffic volumes. The City
has future plans when funding becomes available to construct Airport Road. It will be a
new Arterial Roadway that will run south of the Overland Village 2 Development and
connect into Six Mile Cutoff Road near to the Cedar Valley Airport. It is anficipated
vehicles traveling north from Eagle Mountain will use this new Airport Road to access SR
73 and then to Redwood Road, Mountain View Corridor and |-15 as this provides a more

direct route on higher speed roadways than Pony Express Parkway.

The Overland Village 2 Subdivision is anticipated to generate 6,500 Average Daily Trips
(ADT); with 482 AM peak hour trips and 632 PM peak hour trips. As development begins,
these trips will access the proposed development by two proposed accesses onto Pony
Express Parkway. As the future Airport Road is complete, and development continues to
the west, the Overland Village 2 Subdivision will have two additional accesses onto
Airport Road. As future development occurs to the north of Overland Village 2, it is also
planned that two accesses will connect these two developments. As these additional
accesses are constructed, the project trip distribution will change as vehicles find

different routes in and out of the overland Village 2 Subdivision.

11
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Overland Village 2 TIA

3.0 Existing Conditions

3.1 ROADWAYS

Pony Express Parkway: Pony Express Parkway is dedicated by the City as a Parkway,

which consists of two lanes in each direction with a center landscaped median. Pony
Express Parkway extends from the southern limits of the City to Redwood Road. The

posted speed limit along the frontage of the Overland Development is 40 mph.

Mid Valley RD: Mid Valley RD is a road that runs east/west off of Pony Express PKWY. It is

currently only built out to half the ultimate width. It consists of a two-lane road with one
lane in each direction. As development occurs in this area, the southern half will be
constructed, which will ultimately make Mid Valley Road a Minor Arterial roadway that
will extend west. This road provides access to Frontier Middle school. It is assumed the

speed limit at the current time is 25 MPH.

3.2 EXISTING TRAFFIC VOLUMES

From conversations with Eagle Mountain City Engineering Staff, it was determined existing
traffic counts would need to be collected along Pony Express Parkway at the intersection
with Mid Valley Road. Existing AM and PM peak hour traffic volumes were collected at
the Mid Valley Road/Pony Express Parkway intersection on December 10, 2019, between
the peak hours of 7 AM to 9 AM and 4 PM to 6 PM. From the existing counts that were
collected, it was determined the peak hours at the study area intersections are from 7:15
AM 1o 8:15 AM and from 5:00 PM 1o 6:00 PM. These volumes are illustrated in Figure 3.
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Overland Village 2 TIA

40 Opening & Future Year Conditions

Based on conversations that were held at the beginning of this project with Eagle
Mountain City Engineering Staff and the recent growth in this areaq, it is assumed this area
will experience fairly high growth over the next few years and then taper off as
developments occupy the open land. The projected population growth found in the
City's General Plan projects the population growth through 2030 at a 4.47%. We also
looked at the growth rates that were used in previously performed traffic studies for similar
developments in this area. For purposes of this study, it was determined for the next 6
years (to 2025) a growth of roughly 5% will occur as developments continue to be
constructed. For the next 5 years, until 2030, a similar growth will continue to occur. The
growth after 2030 will faper back a little as development will occupy the open land. It is
assumed 3% will continue until 2045.

The future traffic volumes were also generated by using the projected traffic volumes
found in previously performed studies and their site projected volumes.

It should be noted that as development continues and as funds become available, the
City will expand on its transportation system by constructing additional roadways. Airport
Road is planned by the City to be a Major Arterial that will run along the south boundary
of Overland Village 2 and extend east and west. It is anficipated a signalized intersection
will be constructed at the intersection of Airport Road with Pony Express Parkway. Airport
Road will provide direct connection to Six Mile Cutoff Road that also provides access to
SR-73. Mid Valley Road will also extend to the west. With more access to Six Mile Cutoff
Road and Eagle Mountain Blvd., fraffic along Pony Express Parkway will not experience
such high growth rates as projected.

The 2025 Opening Year traffic volumes are illustrated in Figure 4. The 2030 Future Year
traffic volumes are illustrated in Figure 5 and the 2045 Future Year fraffic volumes are
illustrated in Figure 6. These volumes are the anticipated traffic volumes on the existing
roadway network whether the proposed Overland Village 2 Development is constructed

or not.
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Overland Village 2 TIA

5.0 Trip Generation and Trip Distribution

The proposed site will consist of 501 Single-Family Residential Homes, and 242 Townhomes.
For purposes of this study, the frip generation was performed at full build-out of this site. It
is assumed full build-out will occur in 2025. Using land use codes for Single-Family
Detached Housing and Mulfi-family Housing (Low-Rise), trip generation rates were
determined using the 10" Edition of the Trip Generation Manual, an ITE information report,
published by the Institute of Transportation Engineers, Washington DC. Trips generated
by the proposed development which will occur during the peak hours of the proposed
development were used for the analysis. The Peak Hour of Adjacent Street Traffic rates
are used to generate the AM and PM peak hour volumes. The trips generated from the

proposed development are presented in Table 1.

Table 1 - Trip Generation - Average Weekday Driveway Volumes

ITE Land Land Use . Daily Trip Generation Trip Generation
Use Code Description S0 (AADT) (AM) (PM)
Enter Exit Enter Exit
210 SF Housing Units 501 DU 4,729 93 278 312 184
220 Townhome Units 242 DU 1,771 26 85 86 50

5.1 SITE TRAFFIC DISTRIBUTION

Site ingress/egress traffic at the proposed site accesses were distributed based on the
anticipated direction vehicles would be coming from or going to. Directional distribution
was estimated based on current land uses within the proximity of the proposed
development, mainly employment districts, shopping area, schools, etc. Figure 7
illustrates the site traffic distribution percentages for the development within the 2025
Opening years and the 2030 Future years with only the two project accesses onto Pony
Express Parkway, Access #1 and Access #2. As development occurs in this study area
and the future construction of Airport Road and future improvements to Mid Valley Road,
the project trip distribution percentages will change as additional accesses are

constructed. Figure 8 illustrates the anficipated site traffic distribution percentages for the
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2045 Future year scenarios. Using the distribution percentages along with projected traffic
volumes outlined in Table 1, Figure 9 illustrates the site traffic volumes anficipated for the
Overland Village 2 Development in the 2025 Opening Year and 2030 Future Year
scenarios. Using the percentages in Figure 8 and the projected fraffic volumes in Table 1,
Figure 10 illustrates the site fraffic volumes anticipated for the overland Village 2

Development in the 2045 Future Year scenarios.
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Overland Village 2 TIA

6.0 Opening and Future with Project Traffic Conditions

The projected future fraffic volumes represent the fraffic that will be added to the study
area with the addition of the proposed Overland Village 2 Development. Using the
projected traffic volumes from the 2025 Opening Year (Figure 4), 2030 Future Year (Figure
5) and the 2045 Future Year (Figure 6) scenarios in addition to the site generated traffic
volumes as illustrated in Figures 9 and 10, the 2025 Opening Year with Project, 2030
Opening Year with Project and 2045 Future Year with Project traffic volumes are
generated. Per the developer’s schedule, it is anticipated that the proposed site will be
built out in 2025. The 2025 Opening Year with Project traffic volumes, which illustrate the
full build-out of the Overland Village 2 Development with the projected traffic, are
illustrated in Figure 11. Five years after opening, the 2030 Future Year traffic volumes with
Project are illustrated in Figure 12. Twenty years after opening, the 2045 Future Year with

Project traffic volumes are illustrated in Figure 13.
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Overland Village 2 TIA

7.0 Capacity Analysis

Intersection capacity analysis was performed at the study area intersections and the
proposed accesses to the Overland Village 2. Synchro® Version 10 was used to analyze
the study intersections for the proposed trip conditions according to methods put forth

by the Transportation Research Board's Highway Capacity Manual (HCM 6t Edition).

The Level of Service (LOS) of an intersection ranges from A to F where LOS A has a low
vehicular delay indicating smooth free-flowing traffic. LOS F has a high vehicular delay
and indicates the worst-case scenario with high congestion and a complete breakdown
of traffic flow. Although LOS A through C are the desired levels, LOS D is considered
acceptable in urban conditions. Traffic conditions with LOS of E or F are generally
deemed unacceptable and represent significant travel delay, increased accident
potential, and inefficient motor vehicle operation. Table 2 shows the relation between

LOS and vehicular delay for signalized and unsignalized intersections.

Table 2 - Signalized and Unsignalized intersection LOS and Delay Parameters

Level of Service Vehicular Delay (seconds/vehicle)
(LOS) Signalized Intersection Stop Controlled Approach
A 0.0<10.0 0.0<10.0
B >10.0<20.0 >10.0<150
C >20.0<35.0 >15.0<250
D >35.0<55.0 >25.0<350
E >55.0<80.0 >35.0<500
F >80.0 > 50.0

The 2019 Existing, 2025 Opening Year, 2030 Future Year Traffic, and 2040 Future Year

traffic volumes at each of the study area intersections were input into the Synchro
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Software. The levels of service at each of the turning movements can be seen in the

following tables.

Table 3 -2019 Exisﬁng Traffic LOS

2019 Existing Traffic LOS(Delay)

Intersection
Orce)rsqll Northbound Southbound Eastbound Westbound
1: Pony Express Pkwy & Mid Valley Rd
AM Peak Hour A(8) A(5) A(5) B(14) N/A
PM Pecak Hour A(3) A(3) A(3) B(16) N/A
Table 4 - 2025 Opening Year Traffic LOS
2025 Opening Year Traffic LOS(Delay)
Intersection
Orgrsall Northbound Southbound Eastbound Westbound

1: Pony Express Pkwy & Mid Valley Rd
AM Peak Hour | A(8) A(7) A(6) B(14) N/A
PM Peak Hour | A(4) A(4) A(4) B(15) N/A
2: Pony Express Pkwy & Sheps Ridge Rd
AM Peak Hour 1.3 A(0) A(0) D(26) N/A
PM Peak Hour 0.7 A(0) A(0) C(22) N/A
3: Pony Express Pkwy & Lowe Peak Dr
AM Peak Hour 1.2 A(0) A(0) D(27) N/A
PM Pecak Hour 0.7 A(0) A(0) D(26) N/A

31




Overland Village 2 TIA

Table 5 - 2030 Future Year Traffic LOS

2030 Future Year Traffic LOS(Delay)

Intersection | oyerall
LOS Northbound Southbound Eastbound Westbound
1: Pony Express Pkwy & Mid Valley Rd
AM Pecak Hour | B(10) B(11) A(8) B(14) N/A
PM Peak Hour A(5) A(4) A(5) B(14) N/A
2: Pony Express Pkwy & Sheps Ridge Rd
AM Peak Hour 1.6 A(0O) A(0) E(36) N/A
PM Peak Hour 0.8 A(0) A(0) D(30) N/A
3: Pony Express Pkwy & Lowe Peak Dr
AM Peak Hour 1.4 A(0) A(0) E(38) N/A
PM Peak Hour 0.8 A(0) A(0) D(34) N/A
Table é — 2045 Future Traffic LOS
2045 Future Year Traffic LOS(Delay)
Intersection
' Orgrsall Northbound Southbound Eastbound Westbound
1: Pony Express Pkwy & Mid Valley Rd
AM Peak Hour - - - - _
PM Peak Hour A(8) A(8) A(8) B(14) N/A
2: Pony Express Pkwy & Sheps Ridge Rd
AM Peak Hour - - - - -
PM Peak Hour 0.4 A(0) A(0) E(42) N/A
3: Pony Express Pkwy & Lowe Peak Dr
AM Peak Hour - - - - -
PM Pecak Hour 0.4 A(0) A(0) E(43) N/A
4: Pony Express Pkwy & Airport Rd
AM Peak Hour - - - - -
PM Peak Hour | C(26) C(28) C(24) C(26) C(25)
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With the addition of the Overland Village 2 Development, the following tables illustrate
the levels of service under the 2025 Opening Year with Project, 2030 Future Year with

Project and 2045 Future with Project traffic scenarios.

Table 7 - 2025 Opening Year with Project Traffic LOS

2025 Opening Year w/ Project Traffic LOS(Delay)

Intersection Overall

LOS Northbound Southbound Eastbound Westbound

1: Pony Express Pkwy & Mid Valley Rd

AM Peak Hour | A(8) A(7) A(7) B(14) N/A

PM Pecak Hour A(4) A(4) A(4) B(15) N/A

2: Pony Express Pkwy & Sheps Ridge Rd

AM Peak Hour 1.4 A(0) A(0) D(28) N/A

PM Pecak Hour 0.7 A(0) A(0) C(24) N/A

3: Pony Express Pkwy & Lowe Peak Dr

AM Peak Hour | 1.3 A(0) A(0) D(30) N/A

PM Peak Hour | 0.7 A(0) A(0) D(28) N/A

5: Pony Express Pkwy & Access #2

AM Peak Hour 4.2 A(0) A(0) E(49) N/A

PM Peak Hour 2.6 A(O) A(0) E(48) N/A

6: Pony Express Pkwy & Access #1

AM Peak Hour 4.5 A(0) A(0) F(56) N/A

PM Pecak Hour 3.3 A(0) A(0) F(67) N/A
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Table 8 — 2030 Future Year with Project Traffic LOS

Intersection

2030 Future Year w/ Project Traffic LOS(Delay)

O\L/ce)rsall Northbound Southbound Eastbound Westbound
1: Pony Express Pkwy & Mid Valley Rd
AM Peak Hour | B(11) B(12) A(9) B(14) N/A
PM Peak Hour | A(5) A(5) A(5) B(14) N/A
2: Pony Express Pkwy & Sheps Ridge Rd
AM Peak Hour 1.7 A(0) A(0) E(41) N/A
PM Peak Hour 0.8 A(O) A(O) D(32) N/A
3: Pony Express Pkwy & Lowe Peak Dr
AM Peak Hour 1.6 A(0O) A(0O) E(43) N/A
PM Peak Hour 0.8 A(0O) A(O) E(37) N/A
5: Pony Express Pkwy & Access #2
AM Peak Hour 6.9 A(0O) A(0) F(94) N/A
PM Pecak Hour 3.7 A(O) A(0) F(82) N/A
6: Pony Express Pkwy & Access #1
AM Peak Hour 7.3 A(0) A(0) F(106) A(0)
PM Peak Hour 5.1 A(0) A(0) F(123) A(0)
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Table 9 — 2045 Future Year with Project Traffic LOS

2045 Future Year w/ Project Traffic LOS(Delay)

Intersection

O\L/ce)rsall Northbound Southbound Eastbound Westbound
1: Pony Express Pkwy & Mid Valley Rd
AM Peak Hour - - - - -
PM Peak Hour | C(29) D(37) C(21) B(17) C(22)
2: Pony Express Pkwy & Sheps Ridge Rd
AM Peak Hour - - - - -
PM Peak Hour 0.4 A(0) A(0) E(45) N/A
3: Pony Express Pkwy & Lowe Peak Dr
AM Peak Hour - - - - -
PM Peak Hour 0.4 A(0) A(0) E(46) N/A
4: Pony Express Pkwy & Airport Rd
AM Peak Hour - - - - -
PM Peak Hour | C(33) D(39) C(28) C(26) C(25)
5: Pony Express Pkwy & Access #2
AM Peak Hour - - - - -
PM Peak Hour 0.6 A(0O) A(O) E(44) N/A
6: Pony Express Pkwy & Access #1
AM Peak Hour - - - - -
PM Peak Hour 1.5 A(0O) A(0O) F(78) N/A
7: Airport Rd & Access #3
AM Peak Hour - - - - -
PM Peak Hour 1.3 N/A B(12) A(0) A(0)
8: Airport Rd & Access #4
AM Peak Hour - - - - -
PM Pecak Hour 1.6 N/A B(12) A(2) A(0)
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8.0 Recommendations

Based on the information presented in this report, the following improvements are
recommended as part of this development. The following recommendations are made

for the intersections within this study area and to accommodate the new site accesses.

2019 Existing Scenario

The Pony Express Parkway and Mid Valley Road intersection currently functions at a LOS
“A” under both the AM and PM peak hours. No improvements are needed under the
2019 Existing Conditions.

2025 Opening Year Scenario

Under the 2025 Opening Year scenario, without the Overland Village 2 Development,
and using the existing lane configuration and roadway network, the Pony Express
Parkway and Mid Valley Road intersection will continue to function at a LOS "A” in both
the AM and PM peak hours.

It is recommended that by 2025, Mid Valley Road should be fully built-out in order to
provide additional access to and from the Overland Village 1 Development. This will help
reduce the number of vehicles using the Sheps Ridge Road and Lowes Peak Road
intersections, improving the LOS and reducing the delay for vehicles exiting the
development. It should also be noted, with the Mid Valley Road and Pony Express
Parkway intersection now signalized, this will provide gaps in the flow of fraffic along Pony
Express Parkway which will allow vehicles a safer movement out of the development from

these two roadways.

It is also recommended Airport Road be constructed to its full build-out. This will provide
additional accesses in and out of the Overland Village 1 Development and reduce the
number of vehicles along Pony Express Parkway and at the intersections of Sheps Ridge

Road and Lowe Peak Road, improving the LOS.
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2025 Opening Year with Project Scenario

With the addition of the Overland Village 2 Development, the 2025 Opening Year with
Project traffic volumes at the Pony Express Parkway and Mid Valley Road intersection will
continue to function at an overall acceptable LOS “A” during the AM and PM peak

hours. No additional improvements are needed at this intersection.

It is assumed, until the City is able to construct Airport Road, there will only be Access #1
and Access #2 info and out of the Overland Village 2 Development. This will cause the
eastbound movement out of the development to experience delays with the increase
of traffic along Pony Express Parkway. It is recommended that Airport Road be
constructed as soon as funding is available. By constructing Airport Road and extending
Mid Valley Road to the west, additional accesses will be created to both the Overland
Village 1 and Village 2 Developments. As these additional accesses are consfructed,
traffic patterns will adjust and become more evenly distributed (as shown in the 2045
Scenarios), which will improve the level of service and reduce delays at Access #1 and

Access #2.
2030 Future Year Scenario

In the 2030 Future Year scenario, the Pony Express Parkway and Mid Valley Road
signalized intersection, will function at a LOS “B” or better in both the AM and PM peak
hours. It is recommended as development occurs along Mid Valley Road, the full build-
out of the southern half of the road be completed. The extension of Mid Valley Road to
the west will also provide additional access to the Overland Village 1 Development which
will help reduce the amount of traffic at the Sheps Ridge Road and Lowes Peak Road
intersections with Pony Express Parkway. This will also provide connection to another
north/south Major Arterial that will reduce the amount of traffic along Pony Express

Parkway.
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2030 Future Year with Project Scenario

As mentioned under the 2030 Future Year scenario, it is recommended, Airport Road be
constructed. This will provide two additional accesses in and out of the Overland Village
2 Development which will redistribute the projected traffic volumes from Access #1 and
Access #2. This willimprove the LOS and decrease the delay time for vehicles exiting the

proposed development.

With the addition of Airport Road and with Mid Valley Road fully constructed, all other

intersections will function at acceptable levels of service.

It is recommended that as Airport Road is constructed, the intersection with Pony Express
Parkway be signalized. Signalizing this intersection will also provide adequate gaps in the
flow of traffic along Pony Express Parkway which will allow vehicles to exit Overland

Village 2 at Access #1 and Access #2 safely and reduce delays.
2045 Future Year Scenario

With Airport Road fully built out and Mid Valley Road fully built out, no additional
recommendations are needed at any of the study area intersection. All intersections will
function at acceptable levels of service under the 2045 Future Year scenario with these

improvements.

It is assumed the Airport Road and Pony Express Parkway intersection will be fully built as

per the City’'s General Plan. It is assumed this will be a signalized 4-legged intersection.
2045 Future Year with Project Scenario

With the recommended improvements to Airport Road and Mid Valley Road, under the
2045 Future Year with Project scenario, all study area intersections will function at
acceptable levels of service and no additional recommendations are needed. Using the
2045 Future Year traffic volumes, combined with the Overland Vilage 2 Project

generated traffic volumes, the 2045 Future Year with Project traffic volumes are
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generated. These fraffic volumes are illustrated in Figure 13. The Pony Express Parkway
and Mid Valley Road intersection will continue to function at a LOS “C" under the PM
peak hour. Similar to the 2045 Future Year scenario, no additional improvements are

needed at this intersection.

The proposed internal roadway network of the Overland Village 2 is designed to provide
an efficient flow of traffic throughout the development, as well as provide safe ingress
and egress to the existing roadway network. There are Collector Roads that are designed
within Village 2 that will connect to Village 1 and other Villages throughout the entire

Overland Development.

All accesses to the Overland Village 2 Development along Airport Road should align with

the proposed accesses to the existing Overland Village 1 Development.

Each of the site accesses will be designed and constructed with one receiving lane and
one exiting lane that will allow left and right furn movement out of the development. Left
turn movements into the development will be made from the existing left turn pockets
along Pony Express Parkway and Airport Road. The projected fraffic volumes entering
and exiting the proposed development along Pony Express Parkway and Airport Road

will not warrant separate right turn lanes once all accesses are constructed.
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9.0 Appendix
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Existing Traffic Counts
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43

94



Overland Village 2 TIA

2019 Existing Traffic Analysis
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HCM 6th Signalized Intersection Summary 2019 Existing AM

1: Pony Express Pkwy & Mid Valley Rd Overland Village 2
2 T N I

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations b i b 4 b

Traffic Volume (veh/h) 108 111 154 438 503 144
Future Volume (veh/h) 108 111 154 488 503 144
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 100 100 1.00 1.00 1.00
Work Zone On Approach No No No

Adj Sat Flow, veh/h/In 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 17 121 167 530 547 157
Peak Hour Factor 092 092 09 092 092 092
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 248 221 576 2039 1565 447
Arrive On Green 014 014 057 057 057 057
Sat Flow, veh/h 1781 1585 743 3647 2821 780
Grp Volume(v), veh/h 17 121 167 530 356 348
Grp Sat Flow(s),veh/h/In 1781 1585 743 777 777 1730
Q Serve(g_s), s 1.9 2.2 4.9 2.3 3.3 34
Cycle Q Clear(g_c), s 1.9 2.2 8.2 2.3 3.3 34
Prop In Lane 1.00 1.00 1.00 0.45
Lane Grp Cap(c), veh/h 248 221 576 2039 1019 993
VIC Ratio(X) 047 055 029 026 035 035
Avail Cap(c_a), veh/h 1022 909 576 2039 1019 993
HCM Platoon Ratio 1.00 100 100 1.00 1.00 1.00
Upstream Filter(l) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 124 126 5.8 3.3 3.6 3.6
Incr Delay (d2), s/veh 1.4 2.1 1.3 0.3 0.9 1.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/In 0.7 0.7 0.5 0.2 0.4 0.4
Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 13.8 14.7 7.0 3.7 4.5 4.5
LnGrp LOS B B A A A A
Approach Vol, veh/h 238 697 704
Approach Delay, s/veh 14.3 45 4.5
Approach LOS B A A

Timer - Assigned Phs 2 4 6
Phs Duration (G+Y+Rc), s 22.5 8.9 22.5
Change Period (Y+Rc), s 45 45 45
Max Green Setting (Gmax), s 18.0 18.0 18.0
Max Q Clear Time (g_c*l1), s 10.2 4.2 54
Green Ext Time (p_c), s 2.7 0.6 34
Intersection Summary

HCM 6th Ctrl Delay 5.9

HCM 6th LOS A

Synchro 11 Report 96
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HCM 6th Signalized Intersection Summary 2019 Existing PM

1: Pony Express Pkwy & Mid Valley Rd Overland Village 2
2 T N I

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations b i b 4 b

Traffic Volume (veh/h) 14 8 9 642 554 10
Future Volume (veh/h) 14 8 9 642 554 10
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 100 100 1.00 1.00 1.00
Work Zone On Approach No No No

Adj Sat Flow, veh/h/In 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 15 9 10 698 602 11
Peak Hour Factor 092 092 09 092 092 092
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 54 48 723 2297 2308 42
Arrive On Green 003 003 065 065 065 065
Sat Flow, veh/h 1781 1585 809 3647 3664 65
Grp Volume(v), veh/h 15 9 10 698 299 314
Grp Sat Flow(s),veh/h/In 1781 1585 809 1777 1777 1859
Q Serve(g_s), s 0.2 0.2 0.1 2.4 2.0 2.0
Cycle Q Clear(g_c), s 0.2 0.2 21 2.4 2.0 2.0
Prop In Lane 1.00 1.00 1.00 0.04
Lane Grp Cap(c), veh/h 54 48 723 2297 1149 1201
VIC Ratio(X) 028 019  0.01 030 026 0.26
Avail Cap(c_a), veh/h 1151 1025 723 2297 1149 1201
HCM Platoon Ratio 1.00 100 100 1.00 1.00 1.00
Upstream Filter(l) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 132 132 26 2.2 2.1 2.1
Incr Delay (d2), s/veh 2.7 1.8 0.0 0.3 0.6 0.5
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/In 0.1 0.1 0.0 0.1 0.2 0.2
Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 15.9 15.0 2.6 2.5 2.6 2.6
LnGrp LOS B B A A A A
Approach Vol, veh/h 24 708 613
Approach Delay, s/veh 15.6 2.5 2.6
Approach LOS B A A

Timer - Assigned Phs 2 4 6
Phs Duration (G+Y+Rc), s 22.5 5.3 22.5
Change Period (Y+Rc), s 45 45 45
Max Green Setting (Gmax), s 18.0 18.0 18.0
Max Q Clear Time (g_c*l1), s 44 2.2 4.0
Green Ext Time (p_c), s 3.8 0.0 2.9
Intersection Summary

HCM 6th Ctrl Delay 2.8

HCM 6th LOS A

Synchro 11 Report
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HCM 6th Signalized Intersection Summary 2025 Opening AM

1: Pony Express Pkwy & Mid Valley Rd Overland Village 2
2 T N I

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations b i b 4 b

Traffic Volume (veh/h) 145 149 206 654 674 193
Future Volume (veh/h) 145 149 206 654 674 193
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 100 100 1.00 1.00 1.00
Work Zone On Approach No No No

Adj Sat Flow, veh/h/In 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 158 162 224 711 733 210
Peak Hour Factor 092 092 09 092 092 092
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 304 271 452 1964 1507 432
Arrive On Green 017 017 055 055 055 055
Sat Flow, veh/h 1781 1585 594 3647 2819 781
Grp Volume(v), veh/h 158 162 224 711 478 465
Grp Sat Flow(s),veh/h/In 1781 1585 594 1777 1777 1730
Q Serve(g_s), s 2.6 3.1 12.0 3.6 5.4 5.4
Cycle Q Clear(g_c), s 2.6 3.1 174 3.6 54 54
Prop In Lane 1.00 1.00 1.00 0.45
Lane Grp Cap(c), veh/h 304 271 452 1964 982 956
VIC Ratio(X) 052 060 050 036 049 049
Avail Cap(c_a), veh/h 985 876 452 1964 982 956
HCM Platoon Ratio 1.00 100 100 1.00 1.00 1.00
Upstream Filter(l) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 123 125 9.8 4.1 45 45
Incr Delay (d2), s/veh 1.4 2.1 3.9 0.5 1.7 1.8
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/In 0.9 1.0 1.3 0.5 0.9 0.9
Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 13.7 14.6 13.6 4.6 6.2 6.2
LnGrp LOS B B B A A A
Approach Vol, veh/h 320 935 943
Approach Delay, s/veh 14.1 6.8 6.2
Approach LOS B A A

Timer - Assigned Phs 2 4 6
Phs Duration (G+Y+Rc), s 22.5 10.1 22.5
Change Period (Y+Rc), s 45 45 45
Max Green Setting (Gmax), s 18.0 18.0 18.0
Max Q Clear Time (g_c*l1), s 19.4 5.1 74
Green Ext Time (p_c), s 0.0 0.8 4.2
Intersection Summary

HCM 6th Ctrl Delay 7.6

HCM 6th LOS A

Synchro 11 Report 99
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HCM 6th TWSC

2. Pony Express Pkwy & Sheps Ridge Rd

2025 Opening AM

Overland Village 2

Intersection
Int Delay, s/veh 1.3
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L Y 44 4 F
Traffic Vol, veh/h 81 11 3 79 85 25
Future Vol, veh/h 81 11 3 796 85 25
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - 50
Veh in Median Storage, # 0 : 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 88 12 3 865 930 27
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1369 465 957 0 - 0
Stage 1 930 - - - - -
Stage 2 439 - -
Critical Hdwy 6.84 694 4.14 -
Critical Hdwy Stg 1 5.84 - -
Critical Hdwy Stg 2 5.84 - = =
Follow-up Hdwy 352 332 222
Pot Cap-1 Maneuver 138 544 714 -
Stage 1 344 - -
Stage 2 617 - -
Platoon blocked, %
Mov Cap-1 Maneuver 137 544 714 -
Mov Cap-2 Maneuver 257 - -
Stage 1 343 - -
Stage 2 617
Approach EB NB SB
HCM Control Delay,s  25.5 0 0
HCM LOS D
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 714 - 274 -
HCM Lane V/C Ratio 0.005 - 0.365
HCM Control Delay (s) 10.1 - 255 -
HCM Lane LOS B - D
HCM 95th %tile Q(veh) 0 - 16 -

02/13/2020

Synchro 11 Report
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HCM 6th TWSC

3: Pony Express Pkwy & Lowe Peak Dr

2025 Opening AM

Overland Village 2

Intersection
Int Delay, s/veh 1.2
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L % 44 b
Traffic Vol, veh/h 76 8 3 874 873 25
Future Vol, veh/h 76 8 3 8714 873 25
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - - -
Veh in Median Storage, # 0 : 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 83 9 3 950 949 27
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1444 488 976 0 - 0
Stage 1 963 - - - - -
Stage 2 481 - -
Critical Hdwy 6.84 694 4.14 -
Critical Hdwy Stg 1 5.84 - -
Critical Hdwy Stg 2 5.84 - = =
Follow-up Hdwy 352 332 222
Pot Cap-1 Maneuver 123 526 703 -
Stage 1 331 - -
Stage 2 588 - -
Platoon blocked, %
Mov Cap-1 Maneuver 123 526 703 -
Mov Cap-2 Maneuver 243 - -
Stage 1 330 - -
Stage 2 588
Approach EB NB SB
HCM Control Delay,s  26.7 0 0
HCM LOS D
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 703 - 256 -
HCM Lane V/C Ratio 0.005 - 0.357
HCM Control Delay (s) 10.1 - 267 -
HCM Lane LOS B - D
HCM 95th %tile Q(veh) 0 - 15 -

02/13/2020

Synchro 11 Report
Page 3
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HCM 6th Signalized Intersection Summary 2025 Opening PM

1: Pony Express Pkwy & Mid Valley Rd Overland Village 2
2 T N I

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations b i b 4 b

Traffic Volume (veh/h) 56 14 26 860 742 91
Future Volume (veh/h) 56 14 26 860 742 91
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 100 100 1.00 1.00 1.00
Work Zone On Approach No No No

Adj Sat Flow, veh/h/In 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 61 15 28 935 807 99
Peak Hour Factor 092 092 09 092 092 092
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 140 125 543 2183 1957 240
Arrive On Green 008 0.08 0.61 0.61 0.61 0.61
Sat Flow, veh/h 1781 1585 615 3647 3280 391
Grp Volume(v), veh/h 61 15 28 935 450 456
Grp Sat Flow(s),veh/h/In 1781 1585 615 1777 1777 1800
Q Serve(g_s), s 1.0 0.3 0.7 4.0 3.8 3.8
Cycle Q Clear(g_c), s 1.0 0.3 4.6 4.0 3.8 3.8
Prop In Lane 1.00 1.00 1.00 0.22
Lane Grp Cap(c), veh/h 140 125 543 2183 1091 1106
VIC Ratio(X) 044 012 005 043 041 0.41
Avail Cap(c_a), veh/h 1094 974 543 2183 1091 1106
HCM Platoon Ratio 1.00 100 100 1.00 1.00 1.00
Upstream Filter(l) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 129 126 4.1 3.0 29 29
Incr Delay (d2), s/veh 2.1 0.4 0.2 0.6 1.2 1.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/In 0.4 0.1 0.1 0.2 0.3 0.3
Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 15.0 13.0 4.3 3.6 4.1 4.1
LnGrp LOS B B A A A A
Approach Vol, veh/h 76 963 906
Approach Delay, s/veh 14.6 3.6 4.1
Approach LOS B A A

Timer - Assigned Phs 2 4 6
Phs Duration (G+Y+Rc), s 22.5 6.8 22.5
Change Period (Y+Rc), s 45 45 45
Max Green Setting (Gmax), s 18.0 18.0 18.0
Max Q Clear Time (g_c*l1), s 6.6 3.0 5.8
Green Ext Time (p_c), s 4.9 0.1 4.3
Intersection Summary

HCM 6th Ctrl Delay 4.2

HCM 6th LOS A

Synchro 11 Report
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HCM 6th TWSC

2. Pony Express Pkwy & Sheps Ridge Rd

2025 Opening PM

Overland Village 2

Intersection
Int Delay, s/veh 0.7
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L Y 44 4 F
Traffic Vol, veh/h 50 7 11 905 826 85
Future Vol, veh/h 50 7 11 905 826 85
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - 50
Veh in Median Storage, # 0 : 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 54 8 12 984 898 92
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1414 449 990 0 - 0
Stage 1 898 - - - - -
Stage 2 516 - -
Critical Hdwy 6.84 694 4.14 -
Critical Hdwy Stg 1 5.84 - -
Critical Hdwy Stg 2 5.84 - = =
Follow-up Hdwy 352 332 222
Pot Cap-1 Maneuver 129 557 694 -
Stage 1 358 - -
Stage 2 564 - -
Platoon blocked, %
Mov Cap-1 Maneuver 127 557 694 -
Mov Cap-2 Maneuver 251 - -
Stage 1 352 - -
Stage 2 564
Approach EB NB SB
HCM Control Delay,s  22.3 0.1 0
HCM LOS C
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 694 - 269 -
HCM Lane V/C Ratio 0.017 0.23 -
HCM Control Delay (s) 10.3 - 223 -
HCM Lane LOS B C -
HCM 95th %tile Q(veh) 0.1 - 09 -
Synchro 11 Report
02/13/2020 Page 2
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HCM 6th TWSC

3: Pony Express Pkwy & Lowe Peak Dr

2025 Opening PM
Overland Village 2

Intersection
Int Delay, s/veh 0.7
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L % 44 b
Traffic Vol, veh/h 47 5 10 945 906 84
Future Vol, veh/h 47 5 10 945 906 84
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - - -
Veh in Median Storage, # 0 : 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 51 5 11 1027 985 91
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1567 538 1076 0 - 0
Stage 1 1031 - - - - -
Stage 2 536 - -
Critical Hdwy 6.84 694 4.14 -
Critical Hdwy Stg 1 5.84 - -
Critical Hdwy Stg 2 5.84 - = =
Follow-up Hdwy 352 332 222
Pot Cap-1 Maneuver 102 488 644 -
Stage 1 305 - -
Stage 2 551 - -
Platoon blocked, %
Mov Cap-1 Maneuver 100 488 644 -
Mov Cap-2 Maneuver 218 - -
Stage 1 300 - -
Stage 2 551
Approach EB NB SB
HCM Control Delay,s  25.7 0.1 0
HCM LOS D
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 644 - 230 -
HCM Lane V/C Ratio 0.017 - 0.246 -
HCM Control Delay (s) 10.7 - 257 -
HCM Lane LOS B D -
HCM 95th %tile Q(veh) 0.1 - 09 -
Synchro 11 Report
02/13/2020 Page 3
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HCM 6th Signalized Intersection Summary 2025 Opening w/ Project AM

1: Pony Express Pkwy & Mid Valley Rd Overland Village 2
2 T N I

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations b i b 4 b

Traffic Volume (veh/h) 145 149 206 678 746 193
Future Volume (veh/h) 145 149 206 678 746 193
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 100 100 1.00 1.00 1.00
Work Zone On Approach No No No

Adj Sat Flow, veh/h/In 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 158 162 224 737 811 210
Peak Hour Factor 092 092 09 092 092 092
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 304 271 425 1964 1544 400
Arrive On Green 017 017 055 055 055 055
Sat Flow, veh/h 1781 1585 552 3647 2887 723
Grp Volume(v), veh/h 158 162 224 737 516 505
Grp Sat Flow(s),veh/h/In 1781 1585 552 1777 1777 1740
Q Serve(g_s), s 2.6 3.1 12.0 3.8 6.0 6.0
Cycle Q Clear(g_c), s 2.6 3.1 18.0 3.8 6.0 6.0
Prop In Lane 1.00 1.00 1.00 0.42
Lane Grp Cap(c), veh/h 304 271 425 1964 982 962
VIC Ratio(X) 052 060 053 038 053 053
Avail Cap(c_a), veh/h 985 876 425 1964 982 962
HCM Platoon Ratio 1.00 100 100 1.00 1.00 1.00
Upstream Filter(l) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 123 125 108 4.1 4.6 46
Incr Delay (d2), s/veh 1.4 2.1 4.6 0.5 2.0 2.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/In 0.9 1.0 14 0.5 1.1 1.0
Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 13.7 14.6 15.4 4.7 6.6 6.6
LnGrp LOS B B B A A A
Approach Vol, veh/h 320 961 1021
Approach Delay, s/veh 14.1 7.2 6.6
Approach LOS B A A

Timer - Assigned Phs 2 4 6
Phs Duration (G+Y+Rc), s 22.5 10.1 22.5
Change Period (Y+Rc), s 45 45 45
Max Green Setting (Gmax), s 18.0 18.0 18.0
Max Q Clear Time (g_c*l1), s 20.0 5.1 8.0
Green Ext Time (p_c), s 0.0 0.8 4.4
Intersection Summary

HCM 6th Ctrl Delay 7.9

HCM 6th LOS A

Synchro 11 Report
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HCM 6th TWSC

2. Pony Express Pkwy & Sheps Ridge Rd

2025 Opening w/ Project AM

Overland Village 2

Intersection
Int Delay, s/veh 1.4
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L Y 44 4 F
Traffic Vol, veh/h 81 11 3 820 928 25
Future Vol, veh/h 81 11 3 820 928 25
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - - 50
Veh in Median Storage, # 0 - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 9
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 88 12 3 891 1009 27
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1461 505 1036 0 - 0
Stage 1 1009 - - - - -
Stage 2 452 - -
Critical Hdwy 6.84 694 4.14 -
Critical Hdwy Stg 1 5.84 - -
Critical Hdwy Stg 2 5.84 - - -
Follow-up Hdwy 352 332 222
Pot Cap-1 Maneuver 120 512 667 -
Stage 1 313 - -
Stage 2 608 - -
Platoon blocked, %
Mov Cap-1 Maneuver 120 512 667 -
Mov Cap-2 Maneuver 235 - -
Stage 1 312 - -
Stage 2 608
Approach EB NB SB
HCM Control Delay, s  28.5 0 0
HCM LOS D
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 667 - 251 -
HCM Lane V/C Ratio 0.005 - 0.398
HCM Control Delay (s) 10.4 - 285 -
HCM Lane LOS B - D
HCM 95th %tile Q(veh) 0 - 18 -

02/13/2020
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HCM 6th TWSC

3: Pony Express Pkwy & Lowe Peak Dr

2025 Opening w/ Project AM
Overland Village 2

Intersection
Int Delay, s/veh 1.3
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L % 44 b
Traffic Vol, veh/h 76 8 3 898 945 25
Future Vol, veh/h 76 8 3 898 945 25
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - - -
Veh in Median Storage, # 0 : 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 83 9 3 976 1027 27
Major/Minor Minor2 Maijor1 Major2
Conflicting Flow All 18635 527 1054 0 - 0
Stage 1 1041 - - - - -
Stage 2 494 - -
Critical Hdwy 6.84 694 4.14 -
Critical Hdwy Stg 1 5.84 - -
Critical Hdwy Stg 2 5.84 - = =
Follow-up Hdwy 352 332 222
Pot Cap-1 Maneuver 107 496 656 -
Stage 1 301 - -
Stage 2 579 - -
Platoon blocked, %
Mov Cap-1 Maneuver 106 496 656 -
Mov Cap-2 Maneuver 222 - -
Stage 1 299 - -
Stage 2 579
Approach EB NB SB
HCM Control Delay,s  29.9 0 0
HCM LOS D
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 656 - 234 -
HCM Lane V/C Ratio 0.005 0.39
HCM Control Delay (s) 10.5 - 299 -
HCM Lane LOS B D
HCM 95th %tile Q(veh) 0 - 17 -

02/13/2020
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HCM 6th TWSC 2025 Opening w/ Project AM

5: Pony Express Pkwy & Access #2 Overland Village 2
Intersection
Int Delay, s/veh 4.2
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations ¥ OFO% 44 4
Traffic Vol, veh/h 145 36 12 962 934 48
Future Vol, veh/h 145 36 12 962 934 48
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 0 100 - - -
Veh in Median Storage, # 0 - - 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 158 39 13 1046 1015 52
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1590 534 1067 0 - 0
Stage 1 1041 - - - - -
Stage 2 549 - - - -
Critical Hdwy 6.84 694 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver ~98 491 649 - -
Stage 1 301 - - - -
Stage 2 542 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~96 491 649 - -
Mov Cap-2 Maneuver 213

Stage 1 295 - - - -
Stage 2 542 - - - -
Approach EB NB SB
HCM Control Delay, s  49.5 0.1 0
HCM LOS E
Minor Lane/Major Mvmt NBL NBTEBLn1EBLn2 SBT SBR
Capacity (veh/h) 649 - 213 491 - -
HCM Lane V/C Ratio 0.02 - 0.74 0.08
HCM Control Delay (s) 10.7 - 585 13
HCM Lane LOS B - F B
HCM 95th %tile Q(veh) 0.1 - 5 03
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon
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HCM 6th TWSC 2025 Opening w/ Project AM

6: Pony Express Pkwy & Access #1 Overland Village 2
Intersection
Int Delay, s/veh 4.5
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations ¥ OFO% 44 4
Traffic Vol, veh/h 145 36 12 1095 946 48
Future Vol, veh/h 145 36 12 1095 946 48
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 0 100 - - -
Veh in Median Storage, # 0 - - 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 158 39 13 1190 1028 52
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1675 540 1080 0 - 0
Stage 1 1054 - - - - -
Stage 2 621 - - - -
Critical Hdwy 6.84 694 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver ~86 486 641 - -
Stage 1 296 - - - -
Stage 2 498 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~84 486 641 - -
Mov Cap-2 Maneuver 202

Stage 1 290 - - - -
Stage 2 498 - - - -
Approach EB NB SB
HCM Control Delay,s 56 01 0
HCM LOS F
Minor Lane/Major Mvmt NBL NBTEBLn1EBLn2 SBT SBR
Capacity (veh/h) 641 - 202 486 - -
HCM Lane V/C Ratio 0.02 - 0.78 0.081
HCM Control Delay (s) 10.7 - 66.7 131
HCM Lane LOS B - F B
HCM 95th %tile Q(veh) 0.1 - 54 03
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon
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HCM 6th Signalized Intersection Summary

1: Pony Express Pkwy & Mid Valley Rd

2025 Opening w Project PM
Overland Village 2

2 T N I
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations b i b 4 b
Traffic Volume (veh/h) 56 14 26 940 788 91
Future Volume (veh/h) 56 14 26 940 788 91
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 100 100 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/In 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 61 15 28 1022 857 99
Peak Hour Factor 092 092 09 092 092 092
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 140 125 524 2183 1971 228
Arrive On Green 008 0.08 0.61 0.61 0.61 0.61
Sat Flow, veh/h 1781 1585 587 3647 3303 371
Grp Volume(v), veh/h 61 15 28 1022 474 482
Grp Sat Flow(s),veh/h/In 1781 1585 587 777 1777 1804
Q Serve(g_s), s 1.0 0.3 0.8 4.6 4.1 4.1
Cycle Q Clear(g_c), s 1.0 0.3 49 4.6 41 4.1
Prop In Lane 1.00 1.00 1.00 0.21
Lane Grp Cap(c), veh/h 140 125 524 2183 1091 1108
VIC Ratio(X) 044 012 005 047 043 043
Avail Cap(c_a), veh/h 1094 974 524 2183 1091 1108
HCM Platoon Ratio 1.00 100 100 1.00 1.00 1.00
Upstream Filter(l) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 129 126 4.3 3.1 3.0 3.0
Incr Delay (d2), s/veh 2.1 0.4 0.2 0.7 1.3 1.2
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/In 0.4 0.1 0.1 0.2 0.4 0.4
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 15.0 13.0 4.5 3.8 4.2 4.2
LnGrp LOS B B A A A A
Approach Vol, veh/h 76 1050 956
Approach Delay, s/veh 14.6 3.8 4.2
Approach LOS B A A
Timer - Assigned Phs 2 4 6
Phs Duration (G+Y+Rc), s 22.5 6.8 22.5
Change Period (Y+Rc), s 45 45 45
Max Green Setting (Gmax), s 18.0 18.0 18.0
Max Q Clear Time (g_c*l1), s 6.9 3.0 6.1
Green Ext Time (p_c), s 5.2 0.1 4.5
Intersection Summary
HCM 6th Ctrl Delay 4.4
HCM 6th LOS A
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HCM 6th TWSC

2. Pony Express Pkwy & Sheps Ridge Rd

2025 Opening w Project PM

Overland Village 2

Intersection
Int Delay, s/veh 0.7
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L Y 44 4 F
Traffic Vol, veh/h 50 7 11 985 872 85
Future Vol, veh/h 50 7 11 985 872 85
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - 50
Veh in Median Storage, # 0 : 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 54 8 12 1071 948 92
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1508 474 1040 0 - 0
Stage 1 948 - - - - -
Stage 2 560 - - - -
Critical Hdwy 6.84 694 4.14 - -
Critical Hdwy Stg 1 5.84 - - - -
Critical Hdwy Stg 2 5.84 - = =
Follow-up Hdwy 352 332 222 - -
Pot Cap-1 Maneuver 111 537 664 - -
Stage 1 337 - - - -
Stage 2 535 - - -
Platoon blocked, % - -
Mov Cap-1 Maneuver 109 537 664 - -
Mov Cap-2 Maneuver 233 - - - -
Stage 1 331 - - -
Stage 2 535
Approach EB NB SB
HCM Control Delay,s  24.1 0.1 0
HCM LOS C
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 664 - 250 -
HCM Lane V/C Ratio 0.018 - 0.248 -
HCM Control Delay (s) 10.5 - 241 -
HCM Lane LOS B - C -
HCM 95th %tile Q(veh) 0.1 - 09 -
Synchro 11 Report
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HCM 6th TWSC

3: Pony Express Pkwy & Lowe Peak Dr

2025 Opening w Project PM
Overland Village 2

Intersection
Int Delay, s/veh 0.7
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L % 44 b
Traffic Vol, veh/h 47 5 10 1025 952 84
Future Vol, veh/h 47 5 10 1025 952 84
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - - -
Veh in Median Storage, # 0 : 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 51 5 11 1114 1035 91
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1660 563 1126 0 - 0
Stage 1 1081 - - - - -
Stage 2 579 - -
Critical Hdwy 6.84 694 4.14 -
Critical Hdwy Stg 1 5.84 - -
Critical Hdwy Stg 2 5.84 - = =
Follow-up Hdwy 352 332 222
Pot Cap-1 Maneuver 88 470 616 -
Stage 1 287 - -
Stage 2 524 - -
Platoon blocked, %
Mov Cap-1 Maneuver 86 470 616 -
Mov Cap-2 Maneuver 202 - -
Stage 1 282 - -
Stage 2 524
Approach EB NB SB
HCM Control Delay,s  27.8 0.1 0
HCM LOS D
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 616 - 214 -
HCM Lane V/C Ratio 0.018 - 0.264 -
HCM Control Delay (s) 10.9 - 278 -
HCM Lane LOS B D -
HCM 95th %tile Q(veh) 0.1 - 1 -
Synchro 11 Report
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HCM 6th TWSC 2025 Opening w Project PM

5: Pony Express Pkwy & Access #2 Overland Village 2
Intersection
Int Delay, s/veh 2.6
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations ¥ % 4
Traffic Vol, veh/h 94 23 40 1032 1013 160
Future Vol, veh/h 94 23 40 1032 1013 160
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 0 100 - - -
Veh in Median Storage, # 0 - : 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 9
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 102 25 43 1122 1101 174
Major/Minor Minor2 Maijor1 Major2
Conflicting Flow All 1835 638 1275 0 - 0
Stage 1 1188 - - - - -
Stage 2 647 - - - -
Critical Hdwy 6.84 694 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver ~67 419 540 - -
Stage 1 252 - - - -
Stage 2 483 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~62 419 540 - -
Mov Cap-2 Maneuver 167

Stage 1 232 - - - -
Stage 2 483 - - - -
Approach EB NB SB
HCM Control Delay, s  47.5 0.5 0
HCM LOS E
Minor Lane/Major Mvmt NBL NBTEBLn1EBLn2 SBT SBR
Capacity (veh/h) 540 - 167 419 - -
HCM Lane V/C Ratio 0.081 - 0612 0.06
HCM Control Delay (s) 12.2 - 557 1441
HCM Lane LOS B - F B
HCM 95th %tile Q(veh) 0.3 - 33 02
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon
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HCM 6th TWSC 2025 Opening w Project PM

6: Pony Express Pkwy & Access #1 Overland Village 2
Intersection
Int Delay, s/veh 3.3
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations ¥ % 4
Traffic Vol, veh/h 94 23 40 1086 1150 160
Future Vol, veh/h 94 23 40 1086 1150 160
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 0 100 - - -
Veh in Median Storage, # 0 - : 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 102 25 43 1180 1250 174
Major/Minor Minor2 Maijor1 Major2
Conflicting Flow All 2013 712 1424 0 - 0
Stage 1 1337 - - - - -
Stage 2 676 - - - -
Critical Hdwy 6.84 694 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver ~51 375 474 - -
Stage 1 210 - - - -
Stage 2 467 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~46 375 474 - -
Mov Cap-2 Maneuver 140

Stage 1 191 - - - -
Stage 2 467 - - - -
Approach EB NB SB
HCM Control Delay, s  67.4 0.5 0
HCM LOS F
Minor Lane/Major Mvmt NBL NBTEBLn1EBLn2 SBT SBR
Capacity (veh/h) 474 - 140 375 - -
HCM Lane V/C Ratio 0.092 - 0.73 0.067
HCM Control Delay (s) 13.4 - 801 153
HCM Lane LOS B - F C
HCM 95th %tile Q(veh) 0.3 - 43 02
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon

Synchro 11 Report

02/13/2020 Page 5 115



Overland Village 2 TIA

2030 Future Year Traffic Analysis

116
47



HCM 6th Signalized Intersection Summary 2030 Future AM

1: Pony Express Pkwy & Mid Valley Rd Overland Village 2
2 T N I

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations b i b 4 b

Traffic Volume (veh/h) 176 181 251 796 820 235
Future Volume (veh/h) 176 181 251 796 820 235
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 100 100 1.00 1.00 1.00
Work Zone On Approach No No No

Adj Sat Flow, veh/h/In 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 191 197 273 865 891 255
Peak Hour Factor 092 092 09 092 092 092
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 352 313 365 1901 1459 417
Arrive On Green 020 020 053 053 053 053
Sat Flow, veh/h 1781 1585 491 3647 2821 779
Grp Volume(v), veh/h 191 197 273 865 580 566
Grp Sat Flow(s),veh/h/In 1781 1585 491 777 1777 1730
Q Serve(g_s), s 3.2 38 104 5.0 7.6 7.6
Cycle Q Clear(g_c), s 3.2 3.8 18.0 5.0 7.6 7.6
Prop In Lane 1.00 1.00 1.00 0.45
Lane Grp Cap(c), veh/h 352 313 365 1901 950 925
VIC Ratio(X) 054 063 075 046  0.61 0.61
Avail Cap(c_a), veh/h 953 848 365 1901 950 925
HCM Platoon Ratio 1.00 100 100 1.00 1.00 1.00
Upstream Filter(l) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 12.1 124 139 4.8 5.4 5.4
Incr Delay (d2), s/veh 1.3 2.1 13.1 0.8 2.9 3.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/In 1.1 1.2 3.0 0.8 1.6 1.6
Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 134 144 270 5.6 8.3 8.4
LnGrp LOS B B C A A A
Approach Vol, veh/h 388 1138 1146
Approach Delay, s/veh 13.9 10.7 8.4
Approach LOS B B A

Timer - Assigned Phs 2 4 6
Phs Duration (G+Y+Rc), s 22.5 11.2 22.5
Change Period (Y+Rc), s 45 45 45
Max Green Setting (Gmax), s 18.0 18.0 18.0
Max Q Clear Time (g_c*l1), s 20.0 5.8 9.6
Green Ext Time (p_c), s 0.0 1.0 4.4
Intersection Summary

HCM 6th Ctrl Delay 10.2

HCM 6th LOS B
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HCM 6th TWSC 2030 Future AM

2: Pony Express Pkwy & Sheps Ridge Rd Overland Village 2
Intersection
Int Delay, s/veh 1.6
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L Y 44 4 F
Traffic Vol, veh/h 81 11 3 969 1044 25
Future Vol, veh/h 81 11 3 969 1044 25
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - - 50
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 88 12 3 1053 1135 27
Major/Minor Minor2 Maijor1 Major2
Conflicting Flow All 1668 568 1162 0 - 0
Stage 1 1135 - - - - -
Stage 2 533 - - - -
Critical Hdwy 6.84 694 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver ~87 466 597 - -
Stage 1 269 - - - -
Stage 2 553 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~87 466 597 - -
Mov Cap-2 Maneuver 198

Stage 1 268 - - - -
Stage 2 553 - - - -
Approach EB NB SB
HCM Control Delay, s 36 0 0
HCM LOS E
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 597 - 213 - -
HCM Lane V/C Ratio 0.005 - 0.469 -
HCM Control Delay (s) 111 - 36 -
HCM Lane LOS B - E -
HCM 95th %tile Q(veh) 0 - 23 -
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon
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HCM 6th TWSC 2030 Future AM

3: Pony Express Pkwy & Lowe Peak Dr Overland Village 2
Intersection
Int Delay, s/veh 1.4
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L % 44 b
Traffic Vol, veh/h 76 8 3 1047 1061 25
Future Vol, veh/h 76 8 3 1047 1061 25
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - - -
Veh in Median Storage, # 0 - - 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 83 9 3 1138 1153 27
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1742 590 1180 0 - 0
Stage 1 1167 - - - - -
Stage 2 575 - - - -
Critical Hdwy 6.84 694 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver ~78 451 588 - -
Stage 1 258 - - - -
Stage 2 526 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~78 451 588 - -
Mov Cap-2 Maneuver 188

Stage 1 257 - - - -
Stage 2 526 - - - -
Approach EB NB SB
HCM Control Delay,s  37.6 0 0
HCM LOS E
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 588 - 199 - -
HCM Lane V/C Ratio 0.006 - 0.459 -
HCM Control Delay (s) 11.2 - 376 -
HCM Lane LOS B - E -
HCM 95th %tile Q(veh) 0 - 22 -
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon
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HCM 6th Signalized Intersection Summary 2030 Future PM

1: Pony Express Pkwy & Mid Valley Rd Overland Village 2
2 T N I

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations b i b 4 b

Traffic Volume (veh/h) 71 18 33 1047 903 115
Future Volume (veh/h) 71 18 33 1047 903 115
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 100 100 1.00 1.00 1.00
Work Zone On Approach No No No

Adj Sat Flow, veh/h/In 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 77 20 36 1138 982 125
Peak Hour Factor 092 092 09 092 092 092
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 165 147 460 2150 1918 244
Arrive On Green 009 009 060 060 060 0.60
Sat Flow, veh/h 1781 1585 509 3647 3265 403
Grp Volume(v), veh/h 77 20 36 1138 550 557
Grp Sat Flow(s),veh/h/In 1781 1585 509 1777 1777 1798
Q Serve(g_s), s 1.2 0.3 1.3 55 5.3 5.3
Cycle Q Clear(g_c), s 1.2 0.3 6.6 55 5.3 5.3
Prop In Lane 1.00 1.00 1.00 0.22
Lane Grp Cap(c), veh/h 165 147 460 2150 1075 1087
VIC Ratio(X) 047 014 008 053  0.51 0.51
Avail Cap(c_a), veh/h 1077 959 460 2150 1075 1087
HCM Platoon Ratio 1.00 100 100 1.00 1.00 1.00
Upstream Filter(l) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 128 124 5.2 3.4 3.4 3.4
Incr Delay (d2), s/veh 2.0 0.4 0.3 0.9 1.7 1.7
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/In 0.5 0.1 0.1 0.3 0.5 0.5
Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 14.8 12.8 5.6 4.4 5.1 5.1
LnGrp LOS B B A A A A
Approach Vol, veh/h 97 1174 1107
Approach Delay, s/veh 14.4 4.4 5.1
Approach LOS B A A

Timer - Assigned Phs 2 4 6
Phs Duration (G+Y+Rc), s 22.5 7.3 22.5
Change Period (Y+Rc), s 45 45 45
Max Green Setting (Gmax), s 18.0 18.0 18.0
Max Q Clear Time (g_c*l1), s 8.6 3.2 7.3
Green Ext Time (p_c), s 5.2 0.2 5.0
Intersection Summary

HCM 6th Ctrl Delay 5.1

HCM 6th LOS
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HCM 6th TWSC

2. Pony Express Pkwy & Sheps Ridge Rd

2030 Future PM

Overland Village 2

Intersection
Int Delay, s/veh 0.8
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L Y 44 4 F
Traffic Vol, veh/h 50 7 11 1107 1011 85
Future Vol, veh/h 50 7 11 1107 1011 85
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - 50
Veh in Median Storage, # 0 : 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 54 8 12 1203 1099 92
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1725 550 1191 0 - 0
Stage 1 1099 - - - - -
Stage 2 626 - - - -
Critical Hdwy 6.84 694 4.14 - -
Critical Hdwy Stg 1 5.84 - - - -
Critical Hdwy Stg 2 5.84 - = =
Follow-up Hdwy 352 332 222 - -
Pot Cap-1 Maneuver 80 479 582 - -
Stage 1 281 - - - -
Stage 2 495 - - -
Platoon blocked, % - -
Mov Cap-1 Maneuver 78 479 582 - -
Mov Cap-2 Maneuver 193 - - - -
Stage 1 275 - - -
Stage 2 495
Approach EB NB SB
HCM Control Delay,s  29.5 0.1 0
HCM LOS D
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 582 - 208 -
HCM Lane V/C Ratio 0.021 - 0.298 -
HCM Control Delay (s) 11.3 - 295 -
HCM Lane LOS B - D -
HCM 95th %tile Q(veh) 0.1 - 12 -
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HCM 6th TWSC 2030 Future PM

3: Pony Express Pkwy & Lowe Peak Dr Overland Village 2
Intersection
Int Delay, s/veh 0.8
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L % 44 b
Traffic Vol, veh/h 47 5 10 1147 1091 84
Future Vol, veh/h 47 5 10 1147 1091 84
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - - -
Veh in Median Storage, # 0 - : 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 51 5 11 1247 1186 91
Major/Minor Minor2 Maijor1 Major2
Conflicting Flow All 1878 639 1277 0 - 0
Stage 1 1232 - - - - -
Stage 2 646 - - - -
Critical Hdwy 6.84 694 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver 63 419 540 - -
Stage 1 238 - - - -
Stage 2 484 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver 62 419 540 - -
Mov Cap-2 Maneuver 168

Stage 1 233 - - - -

Stage 2 484 - - - -
Approach EB NB SB
HCM Control Delay, s  34.4 0.1 0
HCM LOS D
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 540 - 178 - -
HCM Lane V/C Ratio 0.02 - 0.318 -
HCM Control Delay (s) 11.8 - 344 -
HCM Lane LOS B - D -
HCM 95th %tile Q(veh) 0.1 - 13 -
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HCM 6th Signalized Intersection Summary 2030 Future w/ Project AM

1: Pony Express Pkwy & Mid Valley Rd Overland Village 2
2 T N I

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations b i b 4 b

Traffic Volume (veh/h) 176 181 251 820 892 235
Future Volume (veh/h) 176 181 251 820 892 235
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 100 100 1.00 1.00 1.00
Work Zone On Approach No No No

Adj Sat Flow, veh/h/In 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 191 197 273 891 970 255
Peak Hour Factor 092 092 09 092 092 092
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 352 313 344 1901 1490 391
Arrive On Green 020 020 053 053 053 053
Sat Flow, veh/h 1781 1585 455 3647 2879 730
Grp Volume(v), veh/h 191 197 273 891 618 607
Grp Sat Flow(s),veh/h/In 1781 1585 455 777 1777 1739
Q Serve(g_s), s 3.2 3.8 9.6 5.2 8.3 8.4
Cycle Q Clear(g_c), s 3.2 3.8 18.0 5.2 8.3 8.4
Prop In Lane 1.00 1.00 1.00 0.42
Lane Grp Cap(c), veh/h 352 313 344 1901 950 930
VIC Ratio(X) 054 063 079 047 065 065
Avail Cap(c_a), veh/h 953 848 344 1901 950 930
HCM Platoon Ratio 1.00 100 100 1.00 1.00 1.00
Upstream Filter(l) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 12.1 124 145 49 5.6 5.6
Incr Delay (d2), s/veh 1.3 2.1 171 0.8 34 3.6
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/In 1.1 1.2 3.3 0.8 1.9 1.8
Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 13.4 144 316 5.7 9.0 9.2
LnGrp LOS B B C A A A
Approach Vol, veh/h 388 1164 1225
Approach Delay, s/veh 13.9 11.8 9.1
Approach LOS B B A

Timer - Assigned Phs 2 4 6
Phs Duration (G+Y+Rc), s 22.5 11.2 22.5
Change Period (Y+Rc), s 45 45 45
Max Green Setting (Gmax), s 18.0 18.0 18.0
Max Q Clear Time (g_c*l1), s 20.0 5.8 10.4
Green Ext Time (p_c), s 0.0 1.0 4.4
Intersection Summary

HCM 6th Ctrl Delay 10.9

HCM 6th LOS B
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HCM 6th TWSC 2030 Future w/ Project AM

2: Pony Express Pkwy & Sheps Ridge Rd Overland Village 2
Intersection
Int Delay, s/veh 1.7
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L Y 44 4 F
Traffic Vol, veh/h 81 11 3 993 1116 25
Future Vol, veh/h 81 11 3 993 1116 25
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - - 50
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 88 12 3 1079 1213 27
Major/Minor Minor2 Maijor1 Major2
Conflicting Flow All 1759 607 1240 0 - 0
Stage 1 1213 - - - - -
Stage 2 546 - - - -
Critical Hdwy 6.84 694 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver ~76 439 557 - -
Stage 1 244 - - - -
Stage 2 544 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~76 439 557 - -
Mov Cap-2 Maneuver 182

Stage 1 243 - - - -
Stage 2 544 - - - -
Approach EB NB SB
HCM Control Delay, s 41.1 0 0
HCM LOS E
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 557 - 19 - -
HCM Lane V/C Ratio 0.006 - 0.51 -
HCM Control Delay (s) 11.5 - 411 -
HCM Lane LOS B - E -
HCM 95th %tile Q(veh) 0 - 26 -
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon
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HCM 6th TWSC 2030 Future w/ Project AM

3: Pony Express Pkwy & Lowe Peak Dr Overland Village 2
Intersection
Int Delay, s/veh 1.6
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L % 44 b
Traffic Vol, veh/h 76 8 3 1071 1133 25
Future Vol, veh/h 76 8 3 1071 1133 25
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - - -
Veh in Median Storage, # 0 - : 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 9
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 83 9 3 1164 1232 27
Major/Minor Minor2 Maijor1 Major2
Conflicting Flow All 1834 630 1259 0 - 0
Stage 1 1246 - - - - -
Stage 2 588 - - - -
Critical Hdwy 6.84 6.94 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver ~67 424 548 - -
Stage 1 234 - - - -
Stage 2 518 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~67 424 548 - -
Mov Cap-2 Maneuver 172

Stage 1 233 - - - -
Stage 2 518 - - - -
Approach EB NB SB
HCM Control Delay, s  43.2 0 0
HCM LOS E
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 548 - 182 - -
HCM Lane V/C Ratio 0.006 - 0.502 -
HCM Control Delay (s) 11.6 - 432 -
HCM Lane LOS B - E -
HCM 95th %tile Q(veh) 0 - 25 -
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon
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HCM 6th TWSC 2030 Future w/ Project AM

5: Pony Express Pkwy & Access #2 Overland Village 2
Intersection
Int Delay, s/veh 6.9
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations ¥ OFO% 44 4
Traffic Vol, veh/h 145 36 12 1135 1122 48
Future Vol, veh/h 145 36 12 1135 1122 48
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 0 100 - - -
Veh in Median Storage, # 0 - - 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 158 39 13 1234 1220 52
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1889 636 1272 0 - 0
Stage 1 1246 - - - - -
Stage 2 643 - - - -
Critical Hdwy 6.84 694 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver ~62 421 542 - -
Stage 1 234 - - - -
Stage 2 485 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~61 421 542 - -
Mov Cap-2 Maneuver 165

Stage 1 228 - - - -
Stage 2 485 - - - -
Approach EB NB SB
HCM Control Delay, s 94.3 0.1 0
HCM LOS F
Minor Lane/Major Mvmt NBL NBTEBLn1EBLn2 SBT SBR
Capacity (veh/h) 542 - 165 421 - -
HCM Lane V/C Ratio 0.024 - 0.955 0.093
HCM Control Delay (s) 11.8 - 1141 144
HCM Lane LOS B - F B
HCM 95th %tile Q(veh) 0.1 - 72 03
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon
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HCM 6th TWSC 2030 Future w/ Project AM

6: Pony Express Pkwy & Access #1 Overland Village 2
Intersection
Int Delay, s/veh 7.3
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations ¥ OFO% 44 4
Traffic Vol, veh/h 145 36 12 1268 1134 48
Future Vol, veh/h 145 36 12 1268 1134 48
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 0 100 - - -
Veh in Median Storage, # 0 - - 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 158 39 13 1378 1233 52
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1974 643 1285 0 - 0
Stage 1 1259 - - - - -
Stage 2 715 - - - -
Critical Hdwy 6.84 694 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver ~54 416 536 - -
Stage 1 231 - - - -
Stage 2 446 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~53 416 536 - -
Mov Cap-2 Maneuver 158

Stage 1 225 - - - -
Stage 2 446 - - - -
Approach EB NB SB
HCM Control Delay, s 105.8 01 0
HCM LOS F
Minor Lane/Major Mvmt NBL NBTEBLn1EBLn2 SBT SBR
Capacity (veh/h) 536 - 158 416 - -
HCM Lane V/C Ratio 0.024 - 0.998 0.094
HCM Control Delay (s) 11.9 - 1284 146
HCM Lane LOS B - F B
HCM 95th %tile Q(veh) 0.1 - 77 03
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon
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HCM 6th Signalized Intersection Summary 2030 Future w Project PM

1: Pony Express Pkwy & Mid Valley Rd Overland Village 2
2 T N I

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations b i b 4 b

Traffic Volume (veh/h) 71 18 3 1127 949 115
Future Volume (veh/h) 71 18 33 1127 949 115
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 100 100 1.00 1.00 1.00
Work Zone On Approach No No No

Adj Sat Flow, veh/h/In 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 77 20 36 1225 1032 125
Peak Hour Factor 092 092 09 092 092 092
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 165 147 444 2150 1930 234
Arrive On Green 009 009 060 060 060 0.60
Sat Flow, veh/h 1781 1585 436 3647 3285 386
Grp Volume(v), veh/h 77 20 36 1225 574 583
Grp Sat Flow(s),veh/h/In 1781 1585 436 1777 1777 1801
Q Serve(g_s), s 1.2 0.3 1.4 6.2 5.6 5.6
Cycle Q Clear(g_c), s 1.2 0.3 7.0 6.2 5.6 5.6
Prop In Lane 1.00 1.00 1.00 0.21
Lane Grp Cap(c), veh/h 165 147 444 2150 1075 1089
VIC Ratio(X) 047 014 008 057 053 053
Avail Cap(c_a), veh/h 1077 959 444 2150 1075 1089
HCM Platoon Ratio 1.00 100 100 1.00 1.00 1.00
Upstream Filter(l) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 128 124 5.5 35 3.4 3.4
Incr Delay (d2), s/veh 2.0 0.4 0.4 1.1 1.9 1.9
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/In 0.5 0.1 0.1 0.3 0.6 0.6
Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 14.8 12.8 5.8 4.6 5.3 5.3
LnGrp LOS B B A A A A
Approach Vol, veh/h 97 1261 1157
Approach Delay, s/veh 14.4 4.7 5.3
Approach LOS B A A

Timer - Assigned Phs 2 4 6
Phs Duration (G+Y+Rc), s 22.5 7.3 22.5
Change Period (Y+Rc), s 45 45 45
Max Green Setting (Gmax), s 18.0 18.0 18.0
Max Q Clear Time (g_c*l1), s 9.0 3.2 7.6
Green Ext Time (p_c), s 54 0.2 5.1
Intersection Summary

HCM 6th Ctrl Delay 5.4

HCM 6th LOS A
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HCM 6th TWSC

2. Pony Express Pkwy & Sheps Ridge Rd

2030 Future w Project PM

Overland Village 2

Intersection
Int Delay, s/veh 0.8
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L Y 44 4 F
Traffic Vol, veh/h 50 7 11 1187 1057 85
Future Vol, veh/h 50 7 11 1187 1057 85
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - 50
Veh in Median Storage, # 0 : 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 54 8 12 1290 1149 92
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1818 575 1241 0 - 0
Stage 1 1149 - - - - -
Stage 2 669 - - - -
Critical Hdwy 6.84 694 4.14 - -
Critical Hdwy Stg 1 5.84 - - - -
Critical Hdwy Stg 2 5.84 - = =
Follow-up Hdwy 352 332 222 - -
Pot Cap-1 Maneuver 69 461 557 - -
Stage 1 264 - - - -
Stage 2 471 - - -
Platoon blocked, % - -
Mov Cap-1 Maneuver 67 461 557 - -
Mov Cap-2 Maneuver 180 - - - -
Stage 1 258 - - -
Stage 2 471
Approach EB NB SB
HCM Control Delay,s 31.8 0.1 0
HCM LOS D
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 557 - 19 -
HCM Lane V/C Ratio 0.021 - 0.318 -
HCM Control Delay (s) 11.6 - 3138 -
HCM Lane LOS B - D -
HCM 95th %tile Q(veh) 0.1 - 13 -
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HCM 6th TWSC
3: Pony Express Pkwy &

Lowe Peak Dr

2030 Future w Project PM

Overland Village 2

Intersection
Int Delay, s/veh 0.8
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L % 44 b
Traffic Vol, veh/h 47 5 10 1227 1137 84
Future Vol, veh/h 47 5 10 1227 1137 84
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - - -
Veh in Median Storage, # 0 : 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 51 5 11 1334 1236 91
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1971 664 1327 0 - 0
Stage 1 1282 - - - - -
Stage 2 689 - - - -
Critical Hdwy 6.84 694 4.14 - -
Critical Hdwy Stg 1 5.84 - -
Critical Hdwy Stg 2 5.84 - = =
Follow-up Hdwy 352 332 222 - -
Pot Cap-1 Maneuver 55 403 516 - -
Stage 1 224 - - - -
Stage 2 460 - - -
Platoon blocked, % - -
Mov Cap-1 Maneuver 54 403 516 - -
Mov Cap-2 Maneuver 156 - - - -
Stage 1 219 - - -
Stage 2 460
Approach EB NB SB
HCM Control Delay,s  37.5 0.1 0
HCM LOS E
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 516 - 166 -
HCM Lane V/C Ratio 0.021 0.34 -
HCM Control Delay (s) 12.1 - 375 -
HCM Lane LOS B - E -
HCM 95th %tile Q(veh) 0.1 - 14 -
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HCM 6th TWSC 2030 Future w Project PM

5: Pony Express Pkwy & Access #2 Overland Village 2
Intersection
Int Delay, s/veh 3.7
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations ¥ % 4
Traffic Vol, veh/h 94 23 40 1234 1198 160
Future Vol, veh/h 94 23 40 1234 1198 160
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 0 100 - - -
Veh in Median Storage, # 0 - : 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 9
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 102 25 43 1341 1302 174
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 2146 738 1476 0 - 0
Stage 1 1389 - - - - -
Stage 2 757 - - - -
Critical Hdwy 6.84 6.94 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver ~41 360 452 - -
Stage 1 196 - - - -
Stage 2 424 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~37 360 452 - -
Mov Cap-2 Maneuver 128

Stage 1 177 - - - -
Stage 2 424 - - - -
Approach EB NB SB
HCM Control Delay, s  81.8 04 0
HCM LOS F
Minor Lane/Major Mvmt NBL NBTEBLn1EBLn2 SBT SBR
Capacity (veh/h) 452 - 128 360 - -
HCM Lane V/C Ratio 0.096 - 0.798 0.069
HCM Control Delay (s) 13.8 - 98 157
HCM Lane LOS B - F C
HCM 95th %tile Q(veh) 0.3 - 48 02
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon
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HCM 6th TWSC 2030 Future w Project PM

6: Pony Express Pkwy & Access #1 Overland Village 2
Intersection
Int Delay, s/veh 5.1
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations ¥ % 4
Traffic Vol, veh/h 94 23 40 1288 1335 160
Future Vol, veh/h 94 23 40 1288 1335 160
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 0 100 - - -
Veh in Median Storage, # 0 - : 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 9
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 102 25 43 1400 1451 174
Major/Minor Minor2 Maijor1 Major2
Conflicting Flow All 2324 813 1625 0 - 0
Stage 1 1538 - - - - -
Stage 2 786 - - - -
Critical Hdwy 6.84 694 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver ~31 322 396 - -
Stage 1 163 - - - -
Stage 2 410 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~28 322 396 - -
Mov Cap-2 Maneuver 107

Stage 1 145 - - - -
Stage 2 410 - - - -
Approach EB NB SB
HCM Control Delay, s 123.2 0.5 0
HCM LOS F
Minor Lane/Major Mvmt NBL NBTEBLn1EBLn2 SBT SBR
Capacity (veh/h) 396 - 107 322 - -
HCM Lane V/C Ratio 0.11 - 0.955 0.078
HCM Control Delay (s) 15.2 - 1492 1741
HCM Lane LOS C - F C
HCM 95th %tile Q(veh) 04 - 59 03
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon
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HCM 6th Signalized Intersection Summary 2045 Future PM

1: Pony Express Pkwy & Mid Valley Rd Overland Village 2
2 T N I

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations b i b 4 b

Traffic Volume (veh/h) 46 28 67 1631 1407 48
Future Volume (veh/h) 46 28 67 1631 1407 48
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 100 100 1.00 1.00 1.00
Work Zone On Approach No No No

Adj Sat Flow, veh/h/In 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 50 30 73 1773 1529 52
Peak Hour Factor 092 092 09 092 092 092
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 145 129 346 2176 2147 73
Arrive On Green 008 0.08 0.61 0.61 0.61 0.61
Sat Flow, veh/h 1781 1585 324 3647 3600 119
Grp Volume(v), veh/h 50 30 73 1773 773 808
Grp Sat Flow(s),veh/h/In 1781 1585 324 777 1777 1849
Q Serve(g_s), s 0.8 0.5 59 113 8.8 8.8
Cycle Q Clear(g_c), s 0.8 0.5 14.7 11.3 8.8 8.8
Prop In Lane 1.00 1.00 1.00 0.06
Lane Grp Cap(c), veh/h 145 129 346 2176 1088 1132
VIC Ratio(X) 034 023 0.21 0.81 0.71 0.71
Avail Cap(c_a), veh/h 1091 970 346 2176 1083 1132
HCM Platoon Ratio 1.00 100 100 1.00 1.00 1.00
Upstream Filter(l) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 128 126 9.0 44 3.9 3.9
Incr Delay (d2), s/veh 1.4 0.9 1.4 3.5 3.9 3.8
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/In 0.3 0.2 0.4 1.1 1.2 1.2
Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 14.2 13.5 10.4 7.9 7.9 7.8
LnGrp LOS B B B A A A
Approach Vol, veh/h 80 1846 1581
Approach Delay, s/veh 13.9 8.0 7.8
Approach LOS B A A

Timer - Assigned Phs 2 4 6
Phs Duration (G+Y+Rc), s 22.5 6.9 22.5
Change Period (Y+Rc), s 45 45 45
Max Green Setting (Gmax), s 18.0 18.0 18.0
Max Q Clear Time (g_c*l1), s 16.7 2.8 10.8
Green Ext Time (p_c), s 1.1 0.1 5.2
Intersection Summary

HCM 6th Ctrl Delay 8.1

HCM 6th LOS
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HCM 6th TWSC 2045 Future PM

2: Pony Express Pkwy & Sheps Ridge Rd Overland Village 2
Intersection
Int Delay, s/veh 0.4
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L Y 44 4 F
Traffic Vol, veh/h 21 8 14 1663 1447 35
Future Vol, veh/h 21 8 14 1663 1447 35
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - - 50
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 23 9 15 1808 1573 38
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 2507 787 1611 0 - 0
Stage 1 1573 - - - - -
Stage 2 934 - - - -
Critical Hdwy 6.84 694 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver 23 334 401 - -
Stage 1 156 - - - -
Stage 2 343 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~22 334 401 - -
Mov Cap-2 Maneuver 104

Stage 1 150 - - - -
Stage 2 343 - - - -
Approach EB NB SB
HCM Control Delay, s  42.1 0.1 0
HCM LOS E
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 401 - 128 - -
HCM Lane V/C Ratio 0.038 - 0.246 -
HCM Control Delay (s) 14.3 - 421 -
HCM Lane LOS B - E -
HCM 95th %tile Q(veh) 0.1 - 09 -
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon
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HCM 6th TWSC

3: Pony Express Pkwy & Lowe Peak Dr

2045 Future PM

Overland Village 2

Intersection
Int Delay, s/veh 0.4
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L % 44 b
Traffic Vol, veh/h 19 7 12 1672 1475 36
Future Vol, veh/h 19 7 12 1672 1475 36
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - - -
Veh in Median Storage, # 0 : 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 9
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 21 8 13 1817 1603 39
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 2558 821 1642 0 - 0
Stage 1 1623 - - - - -
Stage 2 935 - -
Critical Hdwy 6.84 694 4.14 -
Critical Hdwy Stg 1 5.84 - -
Critical Hdwy Stg 2 5.84 - = =
Follow-up Hdwy 352 332 222
Pot Cap-1 Maneuver 22 318 390 -
Stage 1 147 - -
Stage 2 342 - -
Platoon blocked, %
Mov Cap-1 Maneuver 21 318 390 -
Mov Cap-2 Maneuver 99 - -
Stage 1 142 - -
Stage 2 342
Approach EB NB SB
HCM Control Delay,s  43.2 0.1 0
HCM LOS E
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 390 - 122 -
HCM Lane V/C Ratio 0.033 - 0.232 -
HCM Control Delay (s) 14.6 - 432 -
HCM Lane LOS B E -
HCM 95th %tile Q(veh) 0.1 - 08 -
Synchro 11 Report
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HCM 6th Signalized Intersection Summary 2045 Future PM

4: Pony Express Pkwy & Airport Rd Overland Village 2
A ey ¢ ANt 2 M4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations b T e » i b T e » i b T e » i b T s i
Traffic Volume (veh/h) 172 112 187 36 114 32 169 1488 34 32 1288 182
Future Volume (veh/h) 172 112 187 36 114 32 169 1488 34 32 1288 182
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00  1.00 1.00  1.00 1.00  1.00 1.00
Parking Bus, Adj 100 100 100 100 100 100 100 100 100 100 100 1.00
Work Zone On Approach No No No No

Adj Sat Flow, veh/h/In 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 187 122 203 39 124 35 184 1617 37 35 1400 198
Peak Hour Factor 092 092 092 092 092 092 09 092 092 092 092 092
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 370 593 264 317 454 203 273 1694 756 189 1545 689
Arrive On Green 008 017 017 004 013 013 008 048 048 004 043 043
Sat Flow, veh/h 1781 3554 1585 1781 3554 1585 1781 3554 1585 1781 3554 1585
Grp Volume(v), veh/h 187 122 203 39 124 35 184 1617 37 35 1400 198
Grp Sat Flow(s),veh/h/In 1781 1777 1585 1781 1777 1585 1781 1777 1585 1781 1777 1585
Q Serve(g_s), s 5.0 1.9 7.8 1.2 2.0 1.3 36 280 0.8 0.7 235 5.2
Cycle Q Clear(g_c), s 5.0 1.9 7.8 1.2 2.0 1.3 36 280 0.8 0.7 235 5.2
Prop In Lane 1.00 1.00  1.00 1.00  1.00 1.00  1.00 1.00
Lane Grp Cap(c), veh/h 370 593 264 317 454 203 273 1694 756 189 1545 689
V/C Ratio(X) 0.51 0.21 077 012 027 017 067 095 005 019  0.91 0.29
Avail Cap(c_a), veh/h 370 999 446 386 999 446 273 1694 756 264 1545 689
HCM Platoon Ratio 100 100 100 100 100 100 100 100 100 100 1.00 1.00
Upstream Filter(l) 100 100 100 100 100 100 100 100 100 100 100 1.00
Uniform Delay (d), s/veh 229 230 255 227 252 249 142  16.1 9.0 147 169 117
Incr Delay (d2), s/iveh 1.1 0.2 4.7 0.2 0.3 0.4 64 135 0.1 0.5 9.2 1.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/In 24 0.7 0.3 0.5 0.8 0.5 16 120 0.3 0.2 9.7 1.7
Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 240 232  30.1 229 255 253 206 295 9.1 152 2641 12.7
LnGrp LOS C C C C C C C C A B C B
Approach Vol, veh/h 512 198 1838 1633
Approach Delay, s/veh 26.2 25.0 28.2 24.3
Approach LOS C C C C

Timer - Assigned Phs 1 2 3 4 B 6 7 8

Phs Duration (G+Y+Rc), s 6.8 350 7.0 152 95 323 95 127

Change Period (Y+Rc), s 45 45 45 45 45 45 45 45

Max Green Setting (Gmax), s 5.0 18.0 5.0 18.0 5.0 18.0 5.0 18.0
Max Q Clear Time (g_ctl1),s 2.7  30.0 3.2 9.8 56 255 7.0 4.0

Green Ext Time (p_c), s 0.0 0.0 0.0 0.8 0.0 0.0 0.0 0.6
Intersection Summary

HCM 6th Ctrl Delay 26.3

HCM 6th LOS C
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HCM 6th Signalized Intersection Summary 2045 Future w Project PM
1: Pony Express Pkwy & Mid Valley Rd Overland Village 2

A ey ¢ ANt 2 M4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations b | b | LT LT

Traffic Volume (veh/h) 66 5 28 3 6 20 67 1657 3 11 1419 60
Future Volume (veh/h) 66 5 28 3 6 20 67 1657 3 11 1419 60
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00  1.00 1.00  1.00 1.00  1.00 1.00
Parking Bus, Adj 100 100 100 100 100 100 100 100 100 100 100 1.00
Work Zone On Approach No No No No

Adj Sat Flow, veh/h/In 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 72 5 30 3 7 22 73 1801 3 12 1542 65
Peak Hour Factor 092 092 092 092 092 092 09 092 092 092 092 092
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 162 21 126 68 15 47 229 1812 3 201 1729 73
Arrive On Green 009 009 009 004 004 004 050 050 050 050 050 050
Sat Flow, veh/h 1781 231 1389 1781 397 1248 316 3640 6 261 3475 146
Grp Volume(v), veh/h 72 0 35 3 0 29 73 879 925 12 786 821
Grp Sat Flow(s),veh/h/In 1781 0 1620 1781 0 1646 316 1777 1869 261 1777 1844
Q Serve(g_s), s 1.4 0.0 0.7 0.1 0.0 0.6 34 178 178 02 144 146
Cycle Q Clear(g_c), s 1.4 0.0 0.7 0.1 0.0 06 180 178 178 180 144 146
Prop In Lane 1.00 086  1.00 0.76  1.00 0.00 1.00 0.08
Lane Grp Cap(c), veh/h 162 0 148 68 0 63 229 884 930 201 884 918
V/C Ratio(X) 044 000 024 004 000 046 032 099 099 006 089 0.9
Avail Cap(c_a), veh/h 887 0 806 887 0 819 229 884 930 201 884 918
HCM Platoon Ratio 100 100 100 100 100 100 100 100 100 100 1.00 1.00
Upstream Filter(l) 100 000 100 100 000 100 100 100 100 100 100 1.00
Uniform Delay (d), s/veh 15.6 00 153 16.8 00 170 174 9.0 9.0  18.1 8.2 8.2
Incr Delay (d2), s/iveh 1.9 0.0 0.8 0.3 0.0 5.3 36 288 282 06 130 130
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/In 0.6 0.0 0.3 0.0 0.0 0.3 0.7  10.1 10.4 0.1 5.6 5.8
Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 17.5 00 16.1 17.0 00 223 210 379 372 186  21.1 21.3
LnGrp LOS B A B B A C C D D B C C
Approach Vol, veh/h 107 32 1877 1619
Approach Delay, s/veh 17.0 21.8 36.9 21.2
Approach LOS B C D C

Timer - Assigned Phs 2 4 6 8

Phs Duration (G+Y+Rc), s 22.5 7.8 22.5 5.9

Change Period (Y+Rc), s 45 45 45 4.5

Max Green Setting (Gmax), s 18.0 18.0 18.0 18.0

Max Q Clear Time (g_c*l1), s 20.0 34 20.0 2.6

Green Ext Time (p_c), s 0.0 0.3 0.0 0.1

Intersection Summary

HCM 6th Ctrl Delay 29.2

HCM 6th LOS C
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HCM 6th TWSC 2045 Future w Project PM

2: Pony Express Pkwy & Sheps Ridge Rd Overland Village 2
Intersection
Int Delay, s/veh 0.4
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L Y 44 4 F
Traffic Vol, veh/h 21 8 14 1723 1482 35
Future Vol, veh/h 21 8 14 1723 1482 35
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - - 50
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 23 9 15 1873 1611 38
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 2578 806 1649 0 - 0
Stage 1 1611 - - - - -
Stage 2 967 - - - -
Critical Hdwy 6.84 694 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver ~21 325 388 - -
Stage 1 149 - - - -
Stage 2 329 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~20 325 388 - -
Mov Cap-2 Maneuver 99

Stage 1 143 - - - -
Stage 2 329 - - - -
Approach EB NB SB
HCM Control Delay, s  44.5 0.1 0
HCM LOS E
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 388 - 122 - -
HCM Lane V/C Ratio 0.039 - 0.258 -
HCM Control Delay (s) 14.7 - 445 -
HCM Lane LOS B - E -
HCM 95th %tile Q(veh) 0.1 - 1 -
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon
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HCM 6th TWSC 2045 Future w Project PM

3: Pony Express Pkwy & Lowe Peak Dr Overland Village 2
Intersection
Int Delay, s/veh 0.4
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations L % 44 b
Traffic Vol, veh/h 19 7 12 1732 1510 36
Future Vol, veh/h 19 7 12 1732 1510 36
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 50 - - -
Veh in Median Storage, # 0 - - 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 21 8 13 1883 1641 39
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 2629 840 1680 0 - 0
Stage 1 1661 - - - - -
Stage 2 968 - - - -
Critical Hdwy 6.84 694 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver ~19 309 377 - -
Stage 1 140 - - - -
Stage 2 329 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~18 309 377 - -
Mov Cap-2 Maneuver 94

Stage 1 135 - - - -
Stage 2 329 - - - -
Approach EB NB SB
HCM Control Delay, s  45.8 0.1 0
HCM LOS E
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 377 - 116 - -
HCM Lane V/C Ratio 0.035 - 0.244 -
HCM Control Delay (s) 14.9 - 458 -
HCM Lane LOS B - E -
HCM 95th %tile Q(veh) 0.1 - 09 -
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon
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HCM 6th Signalized Intersection Summary 2045 Future w Project PM

4: Pony Express Pkwy & Airport Rd Overland Village 2
A ey ¢ ANt 2 M4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations b T e » i b T e » i b T e » i b T s i
Traffic Volume (veh/h) 172 120 203 36 126 40 197 1520 34 37 1307 182
Future Volume (veh/h) 172 120 203 36 126 40 197 1520 34 37 1307 182
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No

Adj Sat Flow, veh/h/In 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 187 130 221 39 137 43 214 1652 37 40 1421 198
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 378 633 282 325 494 220 264 1641 732 183 1505 671
Arrive On Green 0.08 0.18 0.18 0.04 0.14 0.14 0.08 0.46 0.46 0.04 0.42 0.42
Sat Flow, veh/h 1781 3554 1585 1781 3554 1585 1781 3554 1585 1781 3554 1585
Grp Volume(v), veh/h 187 130 221 39 137 43 214 1652 37 40 1421 198
Grp Sat Flow(s),veh/h/In 1781 1777 1585 1781 1777 1585 1781 1777 1585 1781 1777 1585
Q Serve(g_s), s 5.0 2.0 8.5 1.2 2.2 1.5 4.4 29.6 0.8 0.8 24.6 53
Cycle Q Clear(g_c), s 5.0 2.0 8.5 1.2 2.2 15 4.4 29.6 0.8 0.8 24.6 53
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 378 633 282 325 494 220 264 1641 732 183 1505 671
VIC Ratio(X) 0.50 0.21 0.78 0.12 0.28 0.20 0.81 1.01 0.05 0.22 0.94 0.29
Avail Cap(c_a), veh/h 378 999 446 395 999 446 264 1641 732 252 1505 671
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(l) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 22.3 22.4 25.1 221 24.7 24 .4 14.7 17.2 9.5 15.2 17.7 12.2
Incr Delay (d2), s/veh 1.0 0.2 4.7 0.2 0.3 0.4 171 23.8 0.1 0.6 13.3 1.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/In 2.3 0.8 3.3 0.5 0.9 0.6 26 149 0.3 03 109 1.8
Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 233 226 299 223 250 248 318 410 96 158 310 133
LnGrp LOS C C C C C C C F A B C B
Approach Vol, veh/h 538 219 1903 1659
Approach Delay, s/veh 25.8 245 39.4 28.5
Approach LOS C C D C

Timer - Assigned Phs 1 2 3 4 B 6 7 8

Phs Duration (G+Y+Rc), s 70 341 7.0 159 95 316 95 134

Change Period (Y+Rc), s 45 45 45 45 45 45 45 45

Max Green Setting (Gmax), s 5.0 18.0 5.0 18.0 5.0 18.0 5.0 18.0
Max Q Clear Time (g_ctl1),s 28 316 32 105 64 266 7.0 4.2

Green Ext Time (p_c), s 0.0 0.0 0.0 0.9 0.0 0.0 0.0 0.7
Intersection Summary

HCM 6th Ctrl Delay 32.8

HCM 6th LOS C
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HCM 6th TWSC 2045 Future w Project PM

5: Pony Express Pkwy & Access #2 Overland Village 2
Intersection
Int Delay, s/veh 0.6
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations ¥ OFO% 44 4
Traffic Vol, veh/h 23 12 20 1712 1514 40
Future Vol, veh/h 23 12 20 1712 1514 40
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 0 100 - - -
Veh in Median Storage, # 0 - - 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 25 13 22 1861 1646 43
Major/Minor Minor2 Maijor1 Major2
Conflicting Flow All 2643 845 1689 0 - 0
Stage 1 1668 - - - - -
Stage 2 975 - - - -
Critical Hdwy 6.84 694 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver ~19 306 374 - -
Stage 1 139 - - - -
Stage 2 326 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~18 306 374 - -
Mov Cap-2 Maneuver 92

Stage 1 131 - - - -
Stage 2 326 - - - -
Approach EB NB SB
HCM Control Delay, s  44.1 0.2 0
HCM LOS E
Minor Lane/Major Mvmt NBL NBTEBLn1EBLn2 SBT SBR
Capacity (veh/h) 374 - 92 306 - -
HCM Lane V/C Ratio 0.058 - 0.272 0.043
HCM Control Delay (s) 15.2 - 581 173
HCM Lane LOS C - F C
HCM 95th %tile Q(veh) 0.2 - 1 01
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon
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HCM 6th TWSC 2045 Future w Project PM

6: Pony Express Pkwy & Access #1 Overland Village 2
Intersection
Int Delay, s/veh 1.5
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations ¥ OFO% 44 4
Traffic Vol, veh/h 47 12 20 1715 1542 80
Future Vol, veh/h 47 12 20 1715 1542 80
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 0 100 - - -
Veh in Median Storage, # 0 - - 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 51 13 22 1864 1676 87
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 2696 882 1763 0 - 0
Stage 1 1720 - - - - -
Stage 2 976 - - - -
Critical Hdwy 6.84 694 4.14 - -

Critical Hdwy Stg 1 5.84
Critical Hdwy Stg 2 5.84 - -
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver ~17 289 350 - -
Stage 1 130 - - - -
Stage 2 326 - - - -

Platoon blocked, % - -
Mov Cap-1 Maneuver ~16 289 350 - -
Mov Cap-2 Maneuver 87

Stage 1 122 - - - -
Stage 2 326 - - - -
Approach EB NB SB
HCM Control Delay,s  78.1 0.2 0
HCM LOS F
Minor Lane/Major Mvmt NBL NBTEBLn1EBLn2 SBT SBR
Capacity (veh/h) 350 - 87 289 - -
HCM Lane V/C Ratio 0.062 - 0.587 0.045
HCM Control Delay (s) 16 - 934 18
HCM Lane LOS C - F C
HCM 95th %tile Q(veh) 0.2 - 27 041
Notes

~: Volume exceeds capacity ~ $: Delay exceeds 300s  +: Computation Not Defined ~ *: All major volume in platoon
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HCM 6th TWSC 2045 Future w Project PM

7: Airport Rd & Access #3 Overland Village 2
Intersection
Int Delay, s/veh 1.3
Movement EBL EBT WBT WBR SBL SBR
Lane Configurations N 44 M W
Traffic Vol, veh/h 80 483 48 20 12 47
Future Vol, veh/h 80 483 48 20 12 47
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length 100 - - 100 0 -
Veh in Median Storage, # - 0 0 - 0
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 87 525 5271 22 13 51
Major/Minor Maijor1 Major2 Minor2
Conflicting Flow All 549 0 - 0 964 264
Stage 1 - - - - 527 -
Stage 2 - - - - 437 -
Critical Hdwy 414 - - - 684 694
Critical Hdwy Stg 1 - - - - 584 -
Critical Hdwy Stg 2 - - - - 584 -
Follow-up Hdwy 2.22 - - - 352 332
Pot Cap-1 Maneuver 1017 - - - 253 734
Stage 1 - - - - 557 -
Stage 2 - - - - 619
Platoon blocked, % - - -

Mov Cap-1 Maneuver 1017 - - - 231 734
Mov Cap-2 Maneuver - - - - 359 -
Stage 1 - - - - 509
Stage 2 - - - - 619

Approach EB WB SB
HCM Control Delay, s 1.3 0 11.7
HCM LOS B
Minor Lane/Major Mvmt EBL EBT WBT WBRSBLn1
Capacity (veh/h) 1017 - - - 605
HCM Lane V/C Ratio 0.086 - - - 0.106
HCM Control Delay (s) 8.9 - - - 17
HCM Lane LOS A - - - B
HCM 95th %tile Q(veh) 0.3 - - - 04
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HCM 6th TWSC 2045 Future w Project PM

8: Airport Rd & Access #4 Overland Village 2
Intersection
Int Delay, s/veh 1.6
Movement EBL EBT WBT WBR SWL SWR
Lane Configurations N 44 M W
Traffic Vol, veh/h 119 551 512 20 12 70
Future Vol, veh/h 119 551 512 20 12 70
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length 100 - - 100 0 -
Veh in Median Storage, # - 0 0 - 0
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 129 599 557 22 13 76
Major/Minor Maijor1 Major2 Minor2
Conflicting Flow All 579 0 - 0 1115 279
Stage 1 - - - - 557 -
Stage 2 - - - - 558 -
Critical Hdwy 414 - - - 684 694
Critical Hdwy Stg 1 - - - - 584 -
Critical Hdwy Stg 2 - - - - 584 -
Follow-up Hdwy 2.22 - - - 352 332
Pot Cap-1 Maneuver 991 - - - 202 718
Stage 1 - - - - 537 -
Stage 2 - - - - 537
Platoon blocked, % - - -

Mov Cap-1 Maneuver 991 - - - 176 718
Mov Cap-2 Maneuver - - - - 308 -
Stage 1 - - - - 467
Stage 2 - - - - 537

Approach EB WB SW
HCM Control Delay,s 1.6 0 12
HCM LOS B
Minor Lane/Major Mvmt EBL EBT WBT WBRSWLn1
Capacity (veh/h) 991 - - - 601
HCM Lane V/C Ratio 0.131 - - - 0.148
HCM Control Delay (s) 9.2 - - - 12
HCM Lane LOS A - - - B
HCM 95th %tile Q(veh) 04 - - - 05

Synchro 11 Report
02/13/2020 Page 8 147



Legend

Residential

Commercial

Park (Refer to ARMDA for details on
other parks and trails)
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West Ball Street

Village Proposed Unit Acres
Count®
Pony Express 453 151
Total 453**
* Per Village

** Gross Unit Count Not To Exceed 453

— [ = h = al (= = ] -— e o | — — 3 —= =

Village Base Unit Minimum Unit Maximum Unit Acerage
Count* Count* Count*
1 539 431 647 193.90
2 675 940 743 167.12
3 366 293 439 90.26
4 600 480 660 201.22
5 489 391 538 95.45
6 355 284 426 99.53
I 496 397 946 127.89
8 280 224 336 90.88
Total 3,800**
* Per Village

** Gross Unit Count Not To Exceed 3,800

Overland and Pony Express Master
Development Plan

Recreational Parcel -
13.4 Acres

®

@ HIDDEN VALLEY ROAD LOCATION SUBJECT TO FUTURE

VILLAGE PLAN APPROVALS
*Concept Subject To Change per ARMDA

| ...“.:..I-...
---i‘ﬁ'.----'--

o

Overland
Eagle Mountain City, Utah
December 2017
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AMENDED AND RESTATED
MASTER DEVELOPMENT AGREEMENT
FOR
OVERLAND DEVELOPMENT AND PONY EXPRESS PARCEL

A MASTER PLANNED COMMUNITY

THIS AMENDED AND RESTATED MASTER DEVELOPMENT AGREEMENT is
made and entered as of the 5" day of December, 2017, by and between Eagle Mountain City, a
political subdivision of the State of Utah, the State of Utah, School and Institutional Trust Lands

Administration, and Ivory Homes, Ltd, a Utah limited partnership.

RECITALS
A. The capitalized terms used in these Recitals are defined in Section 1.2, below.
B. Owner and the City entered into the Prior Agreement.
C. Since Owner and the City entered into the Prior Agreement, there have been many

changes to the economy and to the needs and desires regarding the development of the Property.

D. Also since the execution of the Prior Agreement, Owner has selected a Master
Developer for the Overland portion of the Property.

E. The Parties have determined to amend and restate the Prior Agreement and enter
into this MDA to memorialize the terms of their relationship and expectations for the development
of the Property.

F. On December 5, 2017, the City approved a Master Plan for the Property.

G. The Parties desire that the Property be developed in a unified and consistent fashion

pursuant to the Master Plan.

{00385175.DOCX /} 1
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H. Development of the Property will include the Intended Uses specified in the Master
Plan.

L. Development of the Property as a master planned community pursuant to this MDA
is acknowledged by the Parties to be consistent with the Act, and to operate to the benefit of the
City, Owner, Master Developer, and the general public.

J. The City Council has reviewed this MDA and determined that it is consistent with
the Act.

K. The Parties acknowledge that development of the Property pursuant to this MDA
will result in significant planning and economic benefits to the City and its residents by, among
other things, requiring orderly development of the Property as a master planned community and
increasing sales tax and other revenues to the City based on improvements to be constructed on
the Property.

L. Development of the Property pursuant to this MDA will also result in significant
benefits to Owner and Master Developer by providing assurances to Owner and Master Developer
that Master Developer will have the ability to develop the Property in accordance with this MDA.

M. The Parties have cooperated in the preparation of this MDA.

N. The Parties desire to enter into this MDA to specify the rights and responsibilities
of Owner and Master Developer to develop Overland and Pony Express as part of the Property as
expressed in this MDA, and the rights and responsibilities of the City to allow and regulate such
development pursuant to the requirements of this MDA.

0. The Parties understand and intend that this MDA is a “development agreement”

within the meaning of, and entered into pursuant to, the terms of Utah Code Ann., §10-9a-101, et

seq. (2017).

{00385175.DOCX /} 2
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NOW, THEREFORE, in consideration of the mutual covenants contained herein, and other
good and valuable consideration, the receipt and sufficiency of which is hereby acknowledged, the

City, Owner and Master Developer hereby agree to the following:

TERMS

1. Incorporation of Recitals and Exhibits/ Definitions.

1.1.  Incorporation. The foregoing Recitals and Exhibits “A” — “I” are hereby
incorporated into this MDA.
1.2.  Definitions. As used in this MDA, the words and phrases specified below
shall have the following meanings:
1.2.1. Act means the City Land Use, Development, and Management Act,

Utah Code Ann., §10-9a-101, et seq. (2017).

1.2.2. Administrative Action means and includes any changes or
modifications to the Exhibits to this MDA or other action that may be approved by
the Administrator as provided in Section 22.

1.2.3. Administrator means the person designated by the City as the
Administrator of this MDA.

1.2.4. Applicant means a person or entity submitting a Development
Application, a Modification Application or a request for an Administrative Action.

1.2.5. Backbone Improvements means those improvements which are,
generally, infrastructure improvements of a comprehensive scale that are a part of
the overall development of the Property and not merely a part of the development

of any particular Subdivision or Commercial Site Plan. Backbone Improvements

{00385175.DOCX /} 3
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are generally considered to be in the nature of “System Improvements”, as defined

in the Utah Impact Fees Act, Utah Code Ann., § 11-36a-101, et seq. (2017).

1.2.6. Building Permit means a permit issued by the City to allow
construction, erection or structural alteration of any building, structure, private or
public infrastructure, Project Infrastructure on any portion of the Property, or to
construct any Backbone Improvements.

1.2.7. Buildout means the completion of all of the development on all of
the Property.

1.2.8. CC&Rs means one or more Conditions, Covenants and Restrictions
regarding certain aspects of design and construction on portions of the Property to
be recorded in the chain of title on portions of the Property.

1.2.9. City means Eagle Mountain City, a political subdivision of the State
of Utah.

1.2.10. City Consultants means those outside consultants employed by the
City in various specialized disciplines such as traffic, hydrology or drainage for
reviewing certain aspects of the development of the Property.

1.2.11. City’s Future Laws means the ordinances, policies, standards,
procedures and processing fee schedules of the City which may be in effect as of a
particular time in the future when a Development Application is submitted for a
part of the Property and which may or may not be applicable to the Development

Application depending upon the provisions of this MDA.
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1.2.12. City Parks means those parks shown as being owned by the City on
Exhibit “B” and those Medium Parks and Large Parks that may be dedicated to the
City as provided in Section 11.5.

1.2.13. City’s Vested Laws means the ordinances, policies, standards and
procedures of the City related to zoning, subdivisions, development, public
improvements and other similar or related matters that were in effect as of the date
of this MDA, a digital copy of which is attached as Exhibit “C”, except for the
City’s Tier System open space and trail requirements (not including clubhouse and
pool requirements) and other provisions of the City’s Vested Laws that are
specifically superseded by this MDA.

1.2.14. Commercial/Institutional Development means the development
of a portion of the Property which may include multiple buildings that are not
intended to be on individual subdivision lots and includes apartments, office
buildings, churches, schools, public buildings, hotels, shopping centers or other
similar multi-building developments or plans for other developments on the
Property.

1.2.15. Commercial Site Plan means the plan submitted to the City for the
approval of Commercial/Institutional Development.

1.2.16. Commercial Uses including, but not limited to, professional and
other offices, retail and commercial business uses (except for sexually oriented
business), restaurants, public facilities, and multi-family residential uses shall be
governed by City Vested Laws, except vertical mixed use shall be an approved use.

1.2.17. Council means the elected City Council of the City.
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1.2.18. Default means a material breach of this MDA.

1.2.19. Denial means a formal denial issued by the final decision-making
body of the City for a particular type of Development Application but does not
include review comments or “redlines” by City staff.

1.2.20. Development Application means an application to the City for
development of a portion of the Property including a Subdivision, a Commercial
Site Plan, a Building Permit or any other permit, certificate or other authorization
from the City required for development of the Property.

1.2.21. Development Lease means Development Lease Number 1074,
effective February 1, 2016, entered into by the State of Utah, acting through the
School and Institutional Trust Lands Administration, and Ivory Homes, Ltd., a Utah
limited partnership, for the development of the Overland parcels.

1.2.22. Development Report means a report containing the information
specified in Sections 6.6 submitted to the City by Master Developer for the
development by Master Developer of any Parcel or for the sale of any Parcel to a
Subdeveloper or the submittal of a Development Application by a Subdeveloper
pursuant to an assignment from Master Developer.

1.2.23. Final Plat means the recordable map or other graphical

representation of land prepared in accordance with Utah Code Ann., §10-9a-603

(2017), and approved by the City, effectuating a Subdivision of any portion of the

Property.

{00385175.D0CX /} 6 160



ENT  &A22F37:2018 PG 13 of 24

1.2.24. Homeowner Association(s) (or “HOA(s)”) means one or more
associations formed pursuant to Utah law to perform the functions of an association
of property owners.

1.2.25. Impact Fees means those fees, assessments, exactions or payments
of money imposed by the City as a condition on development activity as specified

in the Utah Impact Fees Act, Utah Code Ann., §11-36a-101, et seq. (2017).

1.2.26. Intended Uses means the use of all or portions of the Property for
Residential Uses, Commercial Uses and for parks, trails, open space and other uses
as more fully specified in the Master Plan.

1.2.27. Main Sewer Line means that sewer line constructed by Owner
along Pony Express Parkway from Bobby Wren Boulevard northward to manhole
SSMH #23 located approximately 265 feet north of Midvalley Road centerline, on
the east side of the Pony Express Parkway centerline.

1.2.28. Master Developer means Ivory Homes, Ltd., a Utah limited
partnership and its assignees or transferees as permitted by this MDA.

1.2.29. Master Plan means Exhibit “B”, a plan approved by the City on
December 5, 2017, that sets forth general guidelines for the proposed future
development of the Property.

1.2.30. Maximum Residential Units means the development on the
Property of three thousand eight hundred (3,800) Residential Dwelling Units for
Overland and four hundred fifty three (453) Residential Dwelling Units for Pony
Express with a Property total of four thousand two hundred fifty three (4,253)
Residential Dwelling Units.
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1.2.31. MDA means this Amended and Restated Master Development
Agreement including all of its Exhibits.

1.2.32. Modification Application means an application to amend this
MDA (but not including those changes which may be made by Administrative
Action).

1.2.33. Multifamily Residential means condominiums, apartments or
other residential units that are attached vertically or horizontally and each
individual residential unit does not separately own the real property underlying the
residential unit.

1.2.34. Non-City Agency means a governmental or quasi-governmental
entity, other than those of the City, which has jurisdiction over the approval of any
aspect of the development of the Property.

1.2.35. Notice means any notice to or from any party to this MDA that is
either required or permitted to be given to another party.

1.2.36. Outsourc[e][ing] means the process of the City contracting with
City Consultants or paying overtime to City employees to provide technical support
in the review and approval of the various aspects of a Development Application as
is more fully set out in this MDA.

1.2.37. Overland means the Overland parcels described in Exhibit “A” and
generally depicted in Exhibit “B”.

1.2.38. Owner means the State of Utah, through the School and
Institutional Trust Lands Administration.
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1.2.39. Parcel means an area that is not an individually developable lot
created by the processes specified in Section 6.7.

1.2.40. Park, Club Ivory (or Club Ivory) means a park of a type and with
such amenities as generally depicted as a Club Ivory on Exhibit “E”.

1.2.41. Park, Large means a park of a type and with such amenities as
generally depicted as a Large Park on Exhibit “E”.

1.2.42. Park, Medium means a park of a type and with such amenities as
generally depicted as a Medium Park on Exhibit “E”.

1.2.43. Park, Neighborhood Project means a park that is planned and
designed as an amenity to serve and is necessary for the use and convenience of a
particular Subdivision or Commercial Site Plan (or a group of related Subdivisions
or Commercial Site Plans).

1.2.44. Park, Small means a park of a type and with such amenities as
generally depicted as a Small Park on Exhibit “E”.

1.2.45. Parties means, collectively, the City, Owner and Master Developer.

1.2.46. Phase means the development of a portion of the Property at a point
in a logical sequence as determined by Master Developer.

1.2.47. Planning Commission means the City’s Planning and Zoning
Commission established by applicable laws of the City.

1.2.48. Pony Express means the Pony Express parcel described in Exhibit

“A” and generally depicted in Exhibit “B”.

{00385175.D0CX /} 9 163



1.2.49. Pony Express Trail Park means the approximately 52 acres deeded
to the City by Owner through Amended and Restated State Of Utah Exchange
Patent No. 19737 (Pony Express Trail Park), recorded as Entry No. 63439:2005.

1.2.50. Prior Agreement means the master development agreement
between the City and Owner dated October 7, 2003.

1.2.51. Project Infrastructure means those items of public or private
infrastructure which are a condition of the approval of a Development Application
because they are necessary for development of the Property such as local roads or
utilities and that are located on or necessary to serve that portion of the Property
which is subject to a Development Application. Project Infrastructure does not
include Backbone Improvements.

1.2.52. Property means, collectively, the Overland and Pony Express
parcels of land located in the City, described in Exhibit “A” and generally depicted
in Exhibit “B”. |

1.2.53. Reimbursable Improvements means those improvements
specified on Exhibit “D” which Owner constructed on, adjacent to, or in the vicinity
of the Property pursuant to the Prior Agreement.

1.2.54. Required Park means any Park, Club Ivory, Park, Neighborhood
Project, Park, Small, Park, Medium, or Park, Large required to be completed
pursuant to this MDA.

1.2.55. Residential Dwelling Unit means a unit intended to be occupied for
residential living purposes; one single-family residential dwelling and each
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separate unit in a multi-family dwelling, apartment building, condominium or time-
share building equals one Residential Dwelling Unit.

1.2.56. Residential Uses shall include structures for Residential Dwelling
Units in any configuration including single family detached, single family attached
(such as townhomes), and multifamily.

1.2.57. Site Plan means the plan submitted to the City for the first stage of
the approval of a Subdivision or Commercial/Institutional Development.

1.2.58. Subdeveloper means an entity not “related” (as defined by Internal
Revenue Service regulations) to Master Developer which purchases a Parcel for
development.

1.2.59. Subdivision means the division of any portion of the Property into
a subdivision pursuant to the laws of the State of Utah and the City’s Vested Laws.

1.2.60. Subdivision Application means the application to create a
Subdivision.

1.2.61. Subdivision Site Plan means the plan submitted with a Subdivision
Application.

1.2.62. Substantial Completion means a point in the progress of a
construction project where the work is sufficiently complete such that any
remaining work will not interfere with the intended use or occupancy of the
Property.

1.2.63. System Improvement means those elements of infrastructure that

are defined as System Improvements pursuant to Utah Code Ann., §11-36a-102(21)

(2017).
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1.2.64. Term, Initial means the first term of the MDA for the Overland
portion of the Property, as described in Section 4.

1.2.65. Term, Overland Extension means the extension period beyond the
Initial Term for the Overland portion of the Property, as described in Section 4.

1.2.66. Trail means a public trail as shown on Exhibit “H”.

1.2.67. Transfer Deed means a deed of conveyance approved by the
Administrator pursuant to Section 8.15.

1.2.68. Village means one of the villages depicted in the Master Plan.

1.2.69. Village Concept Plan means a conceptual plan for the development
of each Village.

2. Vested Terms from Prior Agreement to be Retained.

2.1.  Vacating Lehi-Fairfield Road. The Parties acknowledge that Utah County
may have a historic claim over the Lehi-Fairfield Road. To the extent necessary and at
Owner’s request, the City shall work with Owner, Master Developer and Utah County to
vacate those portions of Lehi-Fairfield Road located on the City property generally
depicted on Exhibit “B”. The City shall work with Owner, Master Developer and Utah
County to vacate those portions of Lehi-Fairfield Road located on the City property
generally depicted on Exhibit “B”, at such time as the roads shown on Exhibit “B” as West
Pony Express Road and West High School Road are constructed and open to public use.
Once vacated, these City lands that were previously Lehi-Fairfield Road shall be preserved

and enhanced as a non-vehicular trail as part of the Pony Express Trail Park.
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2.2.  Access to Pony Express Parcel.

2.2.1. West Pony Express Road. Exhibit “B” shows West Pony Express

Road on the west side of Pony Express parcel, connecting the Pony Express parcel
and West High School Road. This road is labeled, fo\r purposes of this MDA, West
Pony Express Road. The City agrees that this roadway will be built either as an
arterial or as a collector road. The City agrees to show this road on its streets plan,
or equivalent, and to require any proposed development in the area to provide for

the roadway.

2.2.2. North Pony Express Road. Exhibit “B” shows a roadway labeled

North Pony Express Road connecting to Major Street immediately south of its
intersection with Eagle Mountain Boulevard and running westward along the
northerly boundary of the Pony Express parcel. This roadway will improve access
to cross the future Pony Express Trail Park and a small area of property owned by
the City in the vicinity of the Pony Express Regional Park. The City agrees that
this roadway will be constructed as a City collector road if legal access can be
obtained without condemnation. Owner agrees that the cost of construction and
connection to existing City streets will be an obligation of Owner or the developer
of the Pony Express parcel. The City will use the road as access to the Pony Express
Regional Park and to the Pony Express parcel. City acknowledges that this access
is material to Owner’s conditional agreement to forego existing legal vehicular
access to City streets across Russell Street in the Overland Trails subdivision.

Owner has agreed to forego that access if access can be granted at Major Street, so
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as to reduce the traffic impact of development of the Pony Express parcel to the
Overland Trails neighborhood.

2.2.3. West High School Road. Exhibit “B” shows a roadway which is a

westerly extension of High School Road to a crossing of Eagle Mountain
Boulevard, then westward to the road labeled West Pony Express Road. In
accordance with the Prior Agreement, the City agrees to include this roadway in
the Impact Fee Facilities Plan.

2.2.4. Russell Street, Emergency and Trail Access. As described in

Section 2.2.2 above, Owner agreed to forego existing legal vehicular access to City
streets for the Pony Express parcel across Russell Street in the Overland Trails
subdivision if legal access can be achieved through Overland Trails subdivision at
Major Street in the vicinity of the Pony Express Regional Park. If the City cannot
grant the necessary replacement access along North Pony Express Road to Major
Street, Russell Street will be maintained as a public right-of-way. If Major Street
access can be granted, then Russell Street will be only used for emergency vehicular
access and for pedestrian and equestrian access between the Overland Trails
neighborhood and Pony Express parcel. Design of the emergency access will be
subject to the approval of the fire marshal.

Reimbursements. The City has been reimbursing Owner for the Reimbursable

Improvements through the collection of impact fees. Details regarding the reimbursements for the

Reimbursable Improvements, including the reimbursement amounts, the prior payments through

fiscal year 2017 and the amounts still due, are set forth in Exhibit “D”. Reimbursements for the

Reimbursable Improvements have been and shall continue to be made by the City through the
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collection of impact fees associated with the applicable Reimbursable Improvements until the
reimbursement amounts are paid in full. The City will make an annual payment to Owner in an
amount equal to the applicable impact fees collected by the City in the applicable fiscal year
(running from July 1 to June 30) on or before each subsequent January 2. This payment shall be
accompanied with a report detailing the applicable annual impact fees collected by the City.

4. Effect of this MDA/Term. This MDA shall be the sole agreement between the

Parties for the development of the Property. The Prior Agreement shall be deemed to have been
novated and superseded by this MDA. Any and all claims by any of the Parties for any breaches
or performances under the Prior Agreement shall be deemed to have been waived or satisfied. The
Initial Term of this MDA for the Overland portion of the Property shall be until December 31,
2052. With respect to Overland, if Master Developer or Owner are not in Default at the end of the
Initial Term (or if Master Developer or Owner is in Default, but such Default is being cured), the
approved land uses, zoning, and densities shall be automatically extended through the Overland
Extension Term for a period of an additional fifteen (15) years (i.e. through December 31, 2067).
As of January 1, 2053, the City’s Future Laws shall be effective regarding Overland except: (1)
the open space and park improvement requirements specified in this MDA shall not be modified;
and (2) other requirements that deny Master Developer the ability to reasonably develop the
approved number of units in each Village. This MDA shall expire with respect to Overland at the
end of the Overland Extension Term. With respect to Pony Express only, the term of this MDA

shall be ninety (90) years (i.e. through December 31, 2107).
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5. Development of the Property.

5.1. Compliance with Law. Development of the Property shall be in
accordance with the City’s Vested Laws, the City’s Future Laws (to the extent that these
are applicable as otherwise specified in this MDA), this MDA and its Exhibits.

5.2. Matching Lot Sizes. Where Overland is immediately adjacent to
properties in Villages 2, 3 and 7 on the Master Plan that have development rights at the
date of the execution of this MDA, Overland will have single family lots no smaller than
1/2 acre or the average lot size of the immediately adjacent property, whichever is smaller.
If other properties immediately adjacent to Overland obtain development rights in the
future before the portion of Overland to which they are immediately adjacent receive
preliminary plat approval, then Master Developer will develop the immediately adjacent
portion of the Property with either matching density (if the immediately adjoining property
is anything other than single family) or with single family units (if the immediately
adjoining property is single family).

6. Development of the Property in Compliance with the Master Plan.

6.1. Maximum Residential Units and other Intended Uses. Subject to the
maximum number of Residential Dwelling Units in each Village, as indicated in Exhibit
“B”, Owner shall be entitled to develop up to the Maximum Residential Units and to
develop the other Intended Uses as specified in the Master Plan.

6.2. Intended Uses, Residential Dwelling Units and Density Vesting.
Intended Uses and maximum number of Residential Dwelling Units for each Village are
shown on the Master Plan. It is the understanding and intent of the Parties that Master
Developer is vested with the residential densities shown on the Master Plan, and Master
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Developer shall not be required to obtain a conditional use permit, in accordance with
Section 17.25.060 of the City’s Vested Laws, to develop Tier III and Tier IV residential
development densities.

6.3. Restrictions on Uses in Certain Villages. Multifamily Residential shall
only be allowed in Villages 5 and 8.

6.4. Village Approvals. Master Developer shall present to the Planning
Commission and City Council a Village Concept Plan, and a traffic study based on the
Village Concept Plan, before submitting any Development Application for any such
Village (i.e., a Development Application in Village 7 would require a conceptual plan and
traffic study for Village 7). Each Village Concept Plan shall generally illustrate the various
types of housing, where density of Residential Dwelling Units within each Village will be
located, the location and size of parks and trail improvements, the location of roads and
infrastructure improvements, and any potential locations for schools, churches or other
civic or community uses. The City’s review of the Village Concept Plan for any Village
may consider legitimate and quality planning principles, adjacent or planned land uses, the
location of appropriate public and private infrastructure, the location of public and private
open space, the location and type of Commercial Uses and Residential Uses in the Village,
and the location and amount of any non-standard lots. The City shall have the right to
require changes to the Village Concept Plan provided that the changes do not materially
impact Master Developer’s ability to obtain the allowed densities, significantly alter the
types or locations of residential or commercial uses (i.e. townhomes, cluster homes, etc.),
significantly alter proposed lot sizes, or result in unreasonable additional development
costs. Village Concept Plans may also propose areas in the Village Concept Plan with
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single-family homes at Tier III or Tier IV densities that do not comply with Tier II
development standards, including single-family homes with reduced lot frontages or zero
lot lines, which deviations from the development standards may be approved by the City
Council as part of the Village Concept Plan approval. The Parties acknowledge and agree
that Developer has previously submitted and the City has approved a Village Concept Plan
for Village 1, which included an area of “cottage” active adult product with lot sizes that
do not conform to the City’s Vested Laws. The City hereby approves the proposed lot
sizes for the “cottage™ active adult product in Village 1. In Village 1, Master Developer
shall not propose any other areas for a Development Application that do not meet the lot
size and lot frontage requirements in the City’s Vested Laws.

6.5.  Use of Residential Dwelling Units. Master Developer may use any of the
Maximum Residential Units in the development of any Subdivision (or any approved
Commercial Site Plan allowing for residential uses) so long as the number of units
requested in the proposed Development Application is no greater than the maximum
number specified by the Master Plan and approved Village Conceptual Plan.

6.6. Accounting for Residential Dwelling Units. At the recordation of a Final
Plat or Commercial Site Plan by Master Developer allowing for residential uses, Master
Developer shall provide the City an updated Development Report showing the number of
any Residential Dwelling Units used with the Final Plat or Commercial Site Plan and the
number of Residential Dwelling Units remaining for use within each Village and for the
total Property.

6.6.1. Accounting for Residential Dwelling Units for Parcels Sold to

Subdevelopers. Any Parcel sold by Master Developer to a Subdeveloper shall
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include the transfer of a specified portion of the Maximum Residential Units and,
for any non-residential use, shall specify the type and maximum amount of any
such other use sold with the Parcel.

6.6.2. Return of Unused Residential Dwelling Units. At the recordation of

a Final Plat or other Development Application Approval for any Parcel sold to a

Subdeveloper, Master Developer shall provide the City an updated Development

Report showing the number of Residential Dwelling Units and other types and

amounts of uses actually used on the Final Plat. If any portion of the Maximum

Residential Units or other uses transferred to a Subdeveloper are unused by the

Subdeveloper at the time the Final Plat is recorded for the Parcel or a Development

Application is approved, any unused portion of the transferred Maximum

Residential Units or other uses shall automatically revert back to the Property and

the Master Developer shall file with the City an updated Development Report.

6.7.  Parcel Sales. The City acknowledges that the precise location and details
of the public improvements, lot layout and design and any other similar item regarding the
development of a particular Parcel may not be known at the time of the sale of a Parcel.
The City acknowledges that Master Developer may seek and obtain approval for the
subdivision of a portion of the Property into a Parcel without providing such detailed
development information subject to the specific “Parcel Sales” provisions of the Section

8.15 as is provided in Utah Code Ann., §10-9a-103(57)(c)(v) (2017). The City and Master

Developer acknowledge that such sales of Parcels do not create any individually
developable lots in the Parcel and are therefore not subject to any requirement in the City’s
Vested Laws to complete or provide security for Project Infrastructure at the eventual time
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of such Subdivision. The responsibility for completing and providing security for
completion of any Project Infrastructure in the Parcel shall be that of the Master Developer
or a Subdeveloper upon a subsequent Subdivision of the Parcel that creates individually
buildable lots.

7. Zoning and Vested Rights.

7.1.  Current Zoning. The Property is currently zoned as specified in the project
Master Plan.

7.2. Vested Rights Granted by Approval of this MDA. To the maximum
extent permissible under the laws of Utah and the United States and at equity, the Parties
intend that this MDA grants Master Developer all rights to develop the Property in
fulfillment of this MDA without modification or interference by the City except as
specifically provided herein. The Parties intend that the rights granted to Master Developer
under this MDA are contractual and also those rights that exist under statute, common law
and at equity. The Parties specifically intend that this MDA grants to Master Developer
“vested rights” as that term is construed in Utah’s common law and pursuant to Utah Code
Ann., §10-9a-508 (2017).

7.2.1. Invalidity. Master Developer and Owner covenant not to bring suit
to have any of the City’s Vested Laws declared to be unlawful, unconstitutional or
otherwise unenforceable. If any of the City’s Vested Laws are declared to be
unlawful, unconstitutional or otherwise unenforceable, then Master Developer and
Owner will nonetheless comply with the terms of this MDA. Master Developer
and Owner shall also in that event cooperate with the City in adopting and agreeing
to comply with a new enactment by the City which is materially similar to any such
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stricken provisions and which implements the intent of the Parties in that regard as

manifested by this MDA.

7.2.2. Exceptions. The applicability of the City’s Vested Laws specified

in Section 7.2 are subject to only the following exceptions:
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1. Master Developer Agreement. City’s Future Laws that
Master Developer and Owner agree in writing to the application and scope
thereof to the Property. Master Developer and Owner may withhold their
consent to the application of any of the City’s Future Laws in each of their
sole discretion;

a Compliance with State and Federal Laws. City’s Future
Laws which are generally applicable to all properties in the City and which
are required to comply with State and Federal laws and regulations affecting
the Property;

3. Safety Code Updates. City’s Future Laws that are updates
or amendments to existing building, plumbing, mechanical, electrical,
dangerous buildings, drainage, or similar construction or safety related
codes, such as the International Building Code, the APWA Specifications,
AAHSTO Standards, the Manual of Uniform Traffic Control Devices or
similar standards that are generated by a nationally or statewide recognized
construction/safety organization, or by the State or Federal governments
and are required to meet legitimate concerns related to public health, safety
or welfare;

4, Taxes. Taxes, or modifications thereto, so long as such taxes
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are lawfully imposed and charged uniformly by the City to all properties,
applications, persons and entities similarly situated, and provided such taxes
are applicable to lands owned and managed by Owner;

5. Fees. Changes to the amounts of fees (but not changes to
the times provided in the City’s Vested Laws for the imposition or
collection of such fees) for the processing of Development Applications that
are generally applicable to all development within the City (or a portion of
the City as specified in the lawfully adopted fee schedule) and which are
adopted pursuant to State law;

6. Countervailing, Compelling Public Interest. Laws, rules or
regulations that the City’s land use authority finds, on the record, are
necessary to avoid jeopardizing a compelling, countervailing public interest

pursuant to Utah Code Ann., §10-9a-509 (2017); and

7. Impact Fees. Impact Fees or modifications thereto which
are lawfully adopted, imposed and collected.

8. Approval Processes for Development Applications.

8.1.  Phasing. The City acknowledges that Master Developer, assignees of
Master Developer, and Subdevelopers who have purchased Parcels of the Property may
submit multiple applications from time-to-time to develop and construct portions of the
Master Plan for the Property in phases.

8.2.  Processing Under City’s Future Laws. Approval processes (e.g., which
body of the City considers / hears / approves various types of Development Applications)
for Development Applications shall be as provided in the City’s Future Laws except as
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otherwise provided in this MDA.

8.3.  Application Under City’s Future Laws. Without waiving any rights
granted by this MDA, Owner and Master Developer may at any time, choose to submit a
Development Application for some or all of the Property under the City’s Future Laws in
effect at the time of the Development Application so long as Owner and Master Developer
and any Subdeveloper is not in current breach of this Agreement. Any Development
Application filed for consideration under the City’s Future Laws shall be governed by all
portions of the City’s Future Laws related to the Development Application. The election
by Owner and Master Developer at any time to submit a Development Application under
the City’s Future Laws shall not be construed to prevent Owner and Master Developer from
relying for other Development Applications on the City’s Vested Laws.

8.4.  City’s Cooperation in Processing Development Applications. The City
shall cooperate reasonably in promptly and fairly processing Development Applications.

8.5.  Outsourcing of Processing of Development Applications. Within fifteen
(15) business days after receipt of a Development Application, and upon the request of any
party, the Parties will confer and determine whether the City and the Master Developer or
a Subdeveloper (if applicable) wishes the City to Outsource the review of any aspect of the
Development Application to ensure that it is processed on a timely basis. If either party
determines that Outsourcing is appropriate then the City shall promptly estimate the
reasonably anticipated differential cost of Outsourcing in the manner selected by the City
in good faith consultation with the Master Developer (either overtime to City employees
or the hiring of a City Consultant). If the Master Developer or a Subdeveloper notifies the

City that it desires to proceed with the Outsourcing based on the City’s estimate of costs
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then the Master Developer or Subdeveloper shall deposit in advance with the City the
estimated differential cost and the City shall then promptly proceed with the Outsourced
work. Upon completion of the Outsourcing services and the provision by the City of an
invoice (with such reasonable supporting documentation as may be requested by Master
Developer) for the actual differential cost (whether by way of paying a City Consultant or
paying overtime to City employees) of Outsourcing, Master Developer or the Subdeveloper
shall, within ten (10) business days pay or receive credit (as the case may be) for any
difference between the estimated differential cost deposited for the Outsourcing and the
actual cost differential.

8.6.  Non-City Agency Reviews. If any aspect or a portion of a Development
Application is governed exclusively by a Non-City Agency, an approval for these aspects
does not need to be submitted by Applicant for review by any body or agency of the City.
The Applicant shall timely notify the City of any such submittals and promptly provide the
City with a copy of the requested submissions. The City may only grant final approval for
any Development Application subject to compliance by Applicant with any conditions
required for such Non-City Agency’s approval.

8.7.  Acceptance of Certifications Required for Development Applications.
Any Development Application requiring the signature, endorsement, or certification or
stamping by a person holding a license or professional certification required by the State
of Utah in a particular discipline shall be so signed, endorsed, certified or stamped
signifying that the contents of the Development Application comply with the applicable
regulatory standards of the City. The Development Application shall thus generally be
deemed to meet the specific standards which are the subject of the opinion or certification,
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subject to required review by the City or any other agency of the City. It is not the intent
of this Section to preclude the normal process of the City’s “redlining”, commenting on or
suggesting alternatives to the proposed designs or specifications in the Development
Application. Generally, the City should endeavor to make all of its redlines, comments or
suggestions at the time of the first review of the Development Application unless any
changes to the Development Application raise new issues that need to be addressed.

8.8. Expert Review of Certifications Required for Development
Applications. If the City, notwithstanding such a certification by Applicant’s experts,
subjects the Development Application to a review by City Consultants, the City shall bear
the costs of such review if the City Consultants determine that the Applicant’s expert
certification was materially correct and that the City’s requiring a review of the certification
in the Development Application was unreasonable and not made in good faith. If the City
Consultants determine that the City’s requirement of a review was reasonable and made in
good faith then payment of the reasonable and actual costs of the City Consultants’ review
shall be the responsibility of Applicant. This Section shall not be construed to relieve the
Master Developer of any plan review fees, inspections fees or other fees normally required
by the City.

8.8.1. Selection of City Consultants for Review of Certifications Required

for Development Applications. The City Consultant undertaking any review by the

City required or permitted by this MDA or ordinance shall be selected from a list
generated by the City for each such City review pursuant to a “request for proposal”
process or as otherwise allowed by City ordinances or regulations. Applicant may,
in its sole discretion, strike from the list of qualified proposers any of such proposed
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consultants so long as at least three (3) qualified proposers remain for selection.

The anticipated cost and timeliness of such review may be a factor in choosing the

expert.

8.9. Independent Technical Analyses for Development Applications. If the
City needs technical expertise beyond the City’s internal resources to determine impacts of
a Development Application such as for structures, bridges, water tanks, “threatened and
endangered species” and other similar matters which are not required by the City’s Vested
Laws to be certified by such experts as part of a Development Application, the City may
engage such experts as City Consultants under the processes specified in Section 8.8 with
the actual and reasonable costs being the responsibility of Applicant. If the City needs any
other technical expertise other than as specified above, under extraordinary circumstances
specified in writing by the City, the City may engage such experts as City Consultants
under the processes in Section 8.8 with the actual and reasonable costs being the
responsibility of Applicant.

8.10. City Denial of a Development Application. If the City denies a
Development Application or a Village Concept Plan, the City shall timely provide a written
determination advising the Applicant of the reasons for Denial, including specifying the
reasons the City believes that the Development Application or Village Concept Plan is not
consistent with this MDA and the City’s Vested Laws (or, if applicable, the City’s Future
Laws).

8.11. Meet and Confer regarding Development Application Denials. The City
and Applicant shall meet within fifteen (15) business days of any Denial to resolve the
issues specified in the Denial of a Development Application or Village Concept Plan.
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8.12. City Denials of Development Applications Based on Denials from Non-
City Agencies. If the City’s Denial of a Development Application is based on the Denial
of the Development Application by a Non-City Agency, Master Developer shall appeal
any such Denial through the applicable procedures for such a decision and not through the
processes specified below.

8.13. Mediation of Development Application Denials.

8.13.1. Issues Subject to Mediation. Issues resulting from the City’s Denial

of a Development Application that are not subject to arbitration provided in Section
8.14 shall be mediated.

8.13.2. Mediation Process. If the City and Applicant are unable to resolve

a disagreement that is subject to mediation under this MDA, the parties shall
attempt within ten (10) business days to appoint a mutually acceptable mediator
with knowledge of the issue in dispute. If the parties are unable to agree on a single
acceptable mediator they shall each, within ten (10) business days, appoint their
own representative. These two representatives shall, between them, choose the
single mediator. Applicant shall pay the fees of the chosen mediator. The chosen
mediator shall within fifteen (15) business days, review the positions of the parties
regarding the mediation issue and promptly attempt to mediate the issue between
the parties. If the parties are unable to reach agreement, the mediator shall notify
the parties in writing of the resolution that the mediator deems appropriate. The
mediator's opinion shall not be binding on the parties.

8.14. Arbitration of Development Application Objections.

8.14.1. Issues Subject to Arbitration. Issues regarding the City’s Denial of
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a Development Application that are subject to resolution by scientific or technical
experts such as traffic impacts, water quality impacts, pollution impacts, etc. are
subject to arbitration. The failure of a Development Application to comply with an
applicable Federal, State or City Vested Law (or, if applicable, a City Future Law)
is not an issue subject to arbitration.

8.14.2. Mediation Required Before Arbitration. Prior to any arbitration the

parties shall first attempt mediation as specified in Section 8.13.

8.14.3. Arbitration Process. If the City and Applicant are unable to resolve

an issue through mediation, the parties shall attempt within ten (10) business days
to appoint a mutually acceptable expert in the professional discipline(s) of the issue
in question. If the parties are unable to agree on a single acceptable arbitrator they
shall each, within ten (10) business days, appoint their own individual appropriate
expert. These two experts shall, between them, choose the single arbitrator.
Applicant shall pay the fees of the chosen arbitrator. The chosen arbitrator shall
within fifteen (15) business days, review the positions of the parties regarding the
arbitration issue and render a decision. The arbitrator shall ask the prevailing party
to draft a proposed order for consideration and objection by the other side. Upon
adoption by the arbitrator, and consideration of such objections, the arbitrator's
decision shall be final and binding upon both parties. If the arbitrator determines
as a part of the decision that the City’s position was not only incorrect but was also
maintained unreasonably and not in good faith then the arbitrator may order the
City to pay the arbitrator’s fees.

8.15. Parcel Sales. The Parties acknowledge that the most efficient and
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economic development of the Property depends on numerous factors, such as permitting,
market orientation and demand, interest rates, competition, and similar factors.
Accordingly, the timing, sequencing, and phasing of development of the Property shall be
as determined by Master Developer in its sole subjective business judgment and discretion.
To the extent that such conveyances are in anticipation or furtherance of future land use
approvals and development of the Property or a particular Parcel therein, the City further

agrees that, consistent with the provisions of Utah Code Ann., §10-9a-103(60)(c)(v)

(2017), Master Developer may convey portions of the Property by metes and bounds prior
to recordation of a plat of subdivision for such portion. Master Developer shall issue a
Transfer Deed for a Parcel after receiving the written approval of the City to transfer such
Parcel via a metes and bounds legal description.

0. Exclusion from Moratoriums. The Property shall be excluded from any

moratorium adopted pursuant to Utah Code Ann., §10-9a-504, (2017) unless such a moratorium
is found on the record by the Council to be necessary to avoid jeopardizing a compelling,
countervailing public interest.

10.  Application Under City’s Future Laws. Without waiving any rights granted by

this MDA, Master Developer may at any time, choose to submit a Development Application for
some or all of the Property under the City’s Future Laws in effect at the time of the Development
Application as set forth in Section 8.3.

11.  Parks and Open Space.

11.1. Cory Wride Memorial Park. Master Developer will contribute to the City
a total of $1,710,000.00 for investment in the Cory Wride Memorial Park. The payments
will be made in increments of $570,000.00 per year beginning with the first payment on or
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before February 27, 2019 and the remaining two increments on even dates in 2020 and
2021. The obligation to make these payments is a personal covenant of the Master
Developer as of the effective date of this MDA, and does not run with the land, provided
that City may withhold approval of any final plat on the Property if Master Developer is in
breach of its obligation to make such payment.

11.2. Pony Express Trail Park Improvements. Master Developer shall install
landscaping through the portion of the Pony Express Trail Park adjacent to Villages 1, 2, 3
and 8 on the west side of the existing asphalt trail at the time the City installs the
landscaping on the east side of the existing asphalt trail (as required by Section 12.1). If
Master Developer is still utilizing the temporary detention basins in the Pony Express Trail
Park at such time, then Master Developer shall, instead, landscape the temporary detention
basins when the basins are removed. At a minimum, Master Developer will install
enhanced native landscaping through the applicable portion of the Pony Express Trail Park.
However, in accordance with Section 12.3, the Parties have agreed to cooperate in good
faith to consider amending the deed restrictions on the Pony Express Trail Park to allow
for additional improvements or uses within the Pony Express Trail Park. The
improvements within the Pony Express Trail Park shall be in the sole discretion of Master
Developer, but it is anticipated that Master Developer may install contouring, grass areas,
trees, above-ground drainage streams or other improvements if both Owner and City agree
to such improvements.

11.3. Village 1. Exhibit “F” is a detailed plan for the Village 1 parks, open space
and amenities. Village 1 will include a total of approximately 8 acres of parks, community

amenities, open space, Club Ivory, and Trail system:
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11.3.1. A Club Ivory and an approximately 4-acre park will be constructed
in Village 1 the sooner of the recording of a plat containing the 150" Building
Permit for Village 1 or within 3 years of the date of this MDA

11.3.2. An approximately 2-acre park or community amenity will be
constructed in Village 1 the sooner of the recording of a plat containing the 300™
Building Permit for Village 1 or within 5 years of the date of this MDA; and

11.3.3. An additional approximately 2-acre park or community amenity will
be constructed in Village 1 the sooner of the recording of a plat containing the 450"
building permit for Village 1 or within 7 years of the date of this MDA.

11.4. Other Villages and Pony Express Parcel. Parks, open space and
amenities in the Property (other than Village 1) shall be dedicated and constructed as
specified below.

11.4.1. Parks, Trails and Open Space Requirements. Unless otherwise

approved by the City Council, at a minimum park and improved open spaces shall
include the following features and improvements: (1) sod areas large enough for
children's play (including multi-use fields), (2) irrigation system to City standards
(as required by the City’s Future Laws); (3) access along a public road; (4)
sufficient paved parking for use of improvements; (5) seating areas with shade
structures, pavilions, or trees for shade; (6) asphalt trails or concrete sidewalks
connecting the park to the neighborhood and internal trail; (7) a variety of
landscaping, including trees, shrubs, and water-wise landscaping; (8) garbage
receptacles, drinking fountains, picnic tables, barbeques or other improvements
necessary for use or enjoyment of park features; and (9) public bathroom facilities
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(for Large Parks). In addition, parks should generally include one or more of the
following types of park improvements sufficient for the size of the neighborhood
and intended use of the park: basketball court, sports court, splash pad, skate park,
large playground structure, or large group pavilion. It is the expectation of the
Parties that parks will be improved with a similar level of improvements and
amenities as the example parks depicted in Exhibit “E”. Subject to the foregoing,
the Parties agree that the design and amenities in each park will vary based on the
location of the park, surrounding housing types, and changing needs of the
community, and that the park design and amenities shall generally be in the
discretion of the Master Developer.

11.4.2. Public Park Improvements. In order to allow the City to efficiently

maintain public parks and open spaces, all improvements in Required Parks that
will be dedicated to the City shall comply with the City’s Future Laws with respect
to sprinkler and irrigation systems, water usage, fencing, plant and tree types, and
construction materials, provided that the City’s Future Laws do not substantially
increase the cost of such improvements. Master Developer shall reasonably
cooperate with City to provide improvements and amenities in public parks that can
be efficiently and cost effectively maintained by the City.

11.4.3. Park Plan Approval. Prior to construction or dedication of any

Required Park, Master Developer shall submit to the City a detailed park plan. The
City Council shall review the park plan, and may deny the park plan if the park plan

does not comply with the requirements in subsections 11.4.1 or 11.4.2. Any dispute
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about this subsection shall be resolved by the meet and confer, mediation and
arbitration provisions of Sections 8.11, 8.13 and 8.14, respectively.

11.4.4. Village 2. A Medium Park or Club Ivory (at Master Developer’s
discretion) shall be constructed and dedicated to the City (if that is required
pursuant to Section 11.5) prior to recordation of a plat containing the 200®
Residential Dwelling Unit in Village 2.

11.4.5. Village 3. A Small Park or Club Ivory (at Master Developer’s
discretion) shall be constructed and dedicated to the City (if that is required
pursuant to Section 11.5) prior to the recordation of a plat containing the 115%
Residential Dwelling Unit in Village 3.

11.4.6. Village 4. A Large Park or Club Ivory (at Master Developer’s
discretion) shall be constructed dedicated to the City (if that is required pursuant to
Section 11.5) prior to the recordation of a plat containing the 400" Residential
Dwelling Unit in Village 4.

11.4.7. Village 5. A Large Park or Club Ivory (at Master Developer’s
discretion) shall be constructed and dedicated to the City (if that is required
pursuant to Section 11.5) prior to the recordation of a plat containing the 300™
Residential Dwelling Unit in Village 5.

11.4.8. Village 7. A Small Park shall be constructed and dedicated to the
City (if that is required pursuant to Section 11.5) prior to the recordation of a plat
containing the 150" Residential Dwelling Unit in Village 7 and, also, a Medium
Park or Club Ivory (at Master Developer’s discretion) shall be constructed and
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dedicated to the City (if that is required pursuant to Section 11.5) prior to the
recordation of a plat containing the 300" Residential Dwelling Unit in Village 2.

11.4.9. Village 8. A Small Park or Club Ivory (at Master Developer’s
discretion) shall be constructed and dedicated to the City (if that is required
pursuant to Section 11.5) upon the sooner of the recordation of a plat containing
the 80" Residential Dwelling Unit in Village 8 or within 2 years of the recordation
of the first plat in Village 8.

11.4.10. Pony Express Parcel. A Medium Park shall be constructed

and dedicated to the City prior to the recordation of a plat containing the 150"
Residential Dwelling Unit in the Pony Express portion of the Property.

11.4.11. Alternative Bonding for Park Improvements. In the event

that Master Developer is unable to complete any Required Park in the timeframes

specified in Sections 11.3.1 — 11.4.9, Master Developer may provide to the City a

cash bond in the amount of 150% the anticipated cost of all remaining

improvements in the Required Park, which cost shall be commercially reasonable.

Notwithstanding the bond, Master Developer shall prosecute the completion of the

Required Park with commercial due diligence.

11.5. Dedication of Parks. Certain of the parks in Sections 11.3 and 11.4 and,
also, certain Neighborhood Project Parks, may be dedicated to the City upon their
completion and acceptance. Unless otherwise agreed to by the Parties, those parks
described as Club Ivory, or Neighborhood Project Parks will not be dedicated to the City
but, instead, be owned and maintained by an HOA while Small Parks, Medium Parks and

Large Parks will be dedicated to the City.
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11.6. Trails. Exhibit “I” is the Trails Master Plan. Master Developer will
dedicate to the City and construct the Trails with the improvements of each Phase to which

a section of Trail is adjacent or included.

11.6.1. Trails Standards. Asphalt Trails shall be 10 feet wide along

pedestrian corridors. Unless amended by the City Future Laws as provided herein,

asphalt Trails shall consist of six inches of base and three inches of asphalt and shall

be placed on undisturbed native material or documented fill material properly
compacted. Base shall extend past Trail edges six inches on both sides. Master

Developer, in its discretion, may use alternative upgraded designs or materials

including concrete or adding additional width.

11.7. Maintenance of Parks and Trails Dedicated to the City. Upon
acceptance by the City of any park being dedicated to the City pursuant to Section 11.6,
the City shall be responsible for maintaining such park or Trail.

11.8. Owners Dedication Language. Most dedications by Owner to the City
pursuant to this MDA shall occur through a dedication plat. In such circumstances, the
plat shall contain Owner’s dedication language materially the same as the example in
Exhibit “G”. Certain dedications may occur through the issuance of a patent deed or other
type of deed. In both circumstances, the plat and conveyance deed shall contain restrictions
regarding the use of such lands restricting the use of such lands for the purpose for which
it was granted.

11.8.1. Use Restrictions. Conveyances to the City of properties for Parks

or Trails shall include deed restrictions limiting the uses of the property to passive

and active recreation improvements.

1
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11.9. Tax Benefits. The City acknowledges that Master Developer may seek to
qualify for certain tax benefits by reason of conveying, dedicating, gifting, granting or
transferring any of the property for the Cory Wride Memorial Park, other City Parks, or
contributing payments for investment in Cory Wride Memorial Park to the City or to a
charitable organization to the extent that Master Developer or Owner is not otherwise paid
for those properties. Master Developer shall have the sole responsibility to claim and
qualify for any tax benefits sought by Master Developer by reason of the foregoing. The
City shall reasonably cooperate with Master Developer to allow Master Developer to take
advantage of any such tax benefits.

12. Additional Consideration by Owner and Master Developer. As additional

consideration to the City in the nature of parks and open space dedications, Owner and Master
Developer shall:

12.1. Pony Express ROW Expansion. On or before June 30, 2018, dedicate to
the City and release or amend deed restrictions for approximately 11 acres of additional
right-of-way along the Pony Express Parkway to allow the City to expand the Pony Express
Parkway right-of-way to 152 feet. The details of the expansion of the Pony Express
Parkway as it relates to the presently existing asphalt trail and Pony Express Trail Park and
to the future expansion are illustrated, in cross-section view, on Exhibit “I”. In the event
the City allows Pony Express Parkway to be expanded to three lanes in each direction, City
will install a 30-foot landscaped park strip on the east side of Pony Express Parkway and
install landscaping between the existing asphalt trail and Pony Express Parkway on the
west side of Pony Express Parkway. For purposes of this MDA, a “lane” shall include

those lanes constructed for through-traffic as well as any turn, emergency or similar lanes.
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The type of landscaping and amenities, and the design of the park strips, shall be in the sole
discretion of the City, provided that the landscaping does not include amenities or
improvements that violate the deed restrictions that encumber the property. If the expanded
Pony Express Parkway encroaches upon the presently existing asphalt trail, then the City
shall relocate the affected portion of the asphalt trail at its own expense.

12.2. Recreational Parcel. On or before June 30, 2018, dedicate to the City
approximately 13.4 acres, as shown on the Master Plan. The deed restrictions shall be the
same as the deed restrictions in State of Utah Exchange Patent 19738, except paragraph 3
under Prohibited Improvements and Uses shall read: “Commercial uses (other than minor
concession, minor commercial uses directly related to allowed recreational amenities, or
fees related to use of the recreational amenity)” and a new paragraph 4 under Prohibited
Improvements and Uses shall read: “Parking lots that are unrelated to permissible
improvements.”

12.3. Pony Express Trail Park Restrictions. The Pony Express Trail Park was
dedicated by Owner to City for the purpose of preserving the existing Pony Express trail
and associated historic and scenic features. The conveyance document for this park
contains deed restrictions intended to cause this preservation. Owner shall cooperate in
good faith with City to consider amending the deed restrictions on the Pony Express Trail
Park to allow for additional improvements or uses within this park, provided such
improvements or uses are compatible with the purposes for which the park was dedicated.

12.4. High School Road. On or before June 30, 2018, dedicate to the City
approximately 0.8 acres to allow High School Road, including a reasonably-sized turn lane,

on the Property to be completed to City standards.
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12.4.1. The City will complete the dedicated portion of High School Road on the
Property to the west of the High School prior to the High School’s anticipated fall-2019
opening.

12.5. Airport Road. Owner has already dedicated to the City property
commonly referred to as the “Airport Road”. The Master Plan contemplates a different
alignment of Airport Road. The City and Owner shall work together to relocate the
dedicated portions of Airport Road to accommodate the alignment that may be actually
constructed in the future. In such circumstances, the land previously dedicated to the City
would be re-conveyed to Owner in return for Owner dedicating land underlying the new
alignment. It is anticipated that the re-conveyance and dedication would encompass
generally equivalent land areas.

12.6. Bypass Road. Owner has already dedicated to the City property commonly
referred to as the “Bypass Road”. Instead, the City and Owner shall, as and when requested
by Master Developer, work together to relocate the dedicated portions of Bypass Road to
accommodate the alignment that may be actually constructed in the future. In such
circumstances, the land previously dedicated to the City would be re-conveyed to Owner
in return for Owner dedicating land underlying the new alignment. It is anticipated that
the re-conveyance and dedication would encompass generally equivalent land areas.

12.7. Lake Mountain Road. Owner has provided an easement from Pony
Express Parkway to the City-owned portion of Lake Mountain Road. That easement will
be relinquished by the City when Master Developer completes a publicly dedicated

connection in an alignment to be determined in the future by Master Developer and the
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City as a part of a Subdivision of the relevant portion of the Property, as set forth in the
easement.

12.8. Hidden Valley Road. The Master Plan shows a road connection through
the project know as Hidden Valley Road. Master Developer shall, as a part of the
completion of the infrastructure for any Development Application that would include a
portion of Hidden Valley Road, complete that portion of the road within the Property. The
location of Hidden Valley Road on the Master Plan is a general depiction only. The actual
alignment of said road is to be determined in the future by Master Developer and the City
as a part of a Subdivision of the relevant portion of the Property and may be combined with
the future Lake Mountain Road connection.

13. Public Improvements.

13.1. Utilities and Project Infrastructure. Master Developer shall have the
right and the obligation to construct or cause to be constructed and installed all portions of
Project Infrastructure which are required as a condition of approval of each Development
Application.

13.2. No Additional Backbone Improvements Requirements. Any
development fees, impact fees, water hookup fees, or any similar fees, charges, assessments
or exactions for the development of the Property shall be in accordance with Utah law.

13.3. Construction Prior to Completion of Infrastructure. City shall comply
with Utah law and the City’s Vested Laws with respect to building permits or permits for
model homes, home shows, sales offices, construction trailers, or similar temporary uses.

13.3.1. Restrictions _on _Certificates of Occupancy. No permanent

Certificate of Occupancy shall be issued by the City and no residential occupancy
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shall be permitted unless all Project Infrastructure and Backbone Improvements

(except for landscaping which shall be considered pursuant to Section 17.1)

required pursuant to an approved Development Application are installed to

Substantial Completion.

14, Water.

14.1. Water Rights. Owner has banked water rights with the City for use on
several properties within the City boundaries. The banked water rights are 785.402 acre-
feet of water from Utah Water Right No. 54-1173 (a23069f) (500-acre feet), Utah Water
Right No. 54-1153 (a29551) (200.376-acre feet), Utah Water Rights No. 54-1146 and 54-
1147 (a28384) (52.506-acre feet), and Utah Water Right No. 54-145 (a36950) (32.52-acre
feet).

14.2. CWP Water Leased By Owner. Owner has previously purchased the right
to use 1,000 acre-feet of the City’s interest in Central Utah Water Conservancy District
water delivered to the City.

14.3. Water Reservation. The City and Owner shall cooperate in good faith to
consider the reservation of water for the development of the Property, subject to payment
of a reasonable reservation fee.

15, CC&Rs. The Homeowners Association(s) will be responsible for the
implementation and enforcement of the CC&Rs. The CC&Rs may be amended by the processes
specified in the CC&Rs without any requirement of approval of such amendments by the City.

16. Payment of Fees.

16.1. General Requirement of Payment of Fees. Master Developer or a
Subdeveloper shall pay to the City all fees (including, but not limited to, plan review fees,
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Impact Fees, hookup fees and inspection fees) in amounts specified in the City’s Future
Laws.

16.2. Infrastructure Built by Master Developer. Master Developer or
Subdevelopers may, from time-to-time, install and construct portions of the infrastructure
which are System Improvements. City shall ensure that Master Developer is either not
charged Impact Fees for System Improvements constructed by Master Developer or that
Master Developer otherwise receives the full amounts of credits, adjustments or
reimbursements for System Improvements constructed by Master Developer as required
by State law.

16.3. Reimbursement for “Upsizing”. In accordance with Utah law, the City
shall not require Owner or Master Developer to “upsize” any public improvements (i.¢., to
construct the improvements to a size larger than required to service the Property) unless
financial arrangements reasonably acceptable to Owner and Master Developer are made to
compensate Master Developer for the costs of such upsizing.

16.4. Main Sewer Line. Owner constructed the Main Sewer Line. The Main
Sewer Line was intended to provide all capacity necessary to provide sanitary sewer
services to the estimated 3,800 Residential Dwelling Units for Overland, as described in
Exhibit “B”. The City acknowledges that Owner and Master Developer are concerned that
by allowing other property owners to connect to the Main Sewer Line without the City
constructing other sewer lines to service any portion of Overland, Master Developer may
be in a situation in the future in which a new major sanitary sewer line is necessary to
service Overland that would not have been necessary if City did not allow other property
owners to connect to the Main Sewer Line. Accordingly, in the event the City allows other
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property owners to utilize capacity in the Main Sewer Line, and the utilization of such
capacity requires the construction of additional sanitary sewer capacity that would not
have otherwise been required as part of Overland, the City shall construct such additional
capacity, and City may assess impact fees to property owners (other than Master Developer
or Owner) to cover the cost of such capacity. Any dispute about this subsection shall be
resolved by the meet and confer, mediation and arbitration provisions of Sections 8.11,
8.13 and 8.14, respectively.

17. Construction Standards and Requirements.

17.1. Separate Security for Landscaping. Master Developer shall comply with
City bonding requirements for required improvements, except security for the completion
of those items of landscaping that are weather dependent may be, at the option of Master
Developer, by a security instrument acceptable to the City separate from the security
instrument(s) used for the other portion of the public improvements.

17.2. Building Permits. No buildings or other structures shall be constructed
within the Property without the Applicant first obtaining building permits. The Applicant
may apply for and obtain a grading permit following approval by the Planning Commission
of a Commercial Site Plan or a Subdivision Site Plan if the Applicant has submitted and
received approval of a site grading plan from the City Engineer. Any grading performed
by the Applicant pursuant to only a grading permit prior to the establishment of finished
grades by a final approval shall be at the risk of the Applicant meaning that if there are any
changes between the grade elevations created by the grading permit activities and the final,
approved elevations then such changes must be made at the sole cost and expense of the

Applicant that created the discrepancy.
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17.3. City and Other Governmental Agency Permits. Before commencement
of construction or development of any buildings, structures or other work or improvements
upon any portion of the Property, the Applicant shall, at its expense, secure, or cause to be
secured, any and all permits which may be required by the City or any other governmental
entity having jurisdiction over the work. The City shall reasonably cooperate with the
Applicant in seeking to secure such permits from other governmental entities.

18. Provision of Municipal Services. The City shall provide all City services to the

Property that it provides from time-to-time to other residents and properties within the City
including, but not limited to, culinary water, sanitary sewer, garbage collection, police, fire and
other emergency services. Such services shall be provided to the Property at the same levels of
services, on the same terms and at the same rates as provided to other residents and properties in
the City.

19. Default.

19.1. Notice. If the Owner, Master Developer or the City fails to perform their
respective obligations hereunder or to comply with the terms hereof, the party believing
that a Default has occurred shall provide Notice to the other Parties. If the City believes
that the Default has been committed by a Subdeveloper then the City shall also provide a
courtesy copy of the Notice to Master Developer and Owner.

19.2.  Contents of the Notice of Default. The Notice of Default shall:

19.2.1. Claim of Default. Specify the claimed event of Default;

19.2.2. Identification of Provisions. Identify with particularity the

provisions of any applicable law, rule, regulation or provision of this MDA that is

claimed to be in Default;
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19.2.3. Specify Materiality. Identify why the Default is claimed to be

material; and

19.2.4. Optional Proposed Cure. If the City chooses, in its discretion,

propose a method and time for curing the Default which shall be of no less than

sixty (60) days duration.

19.3. Meet and Confer, Mediation, Arbitration. Upon the issuance of a Notice
of Default, the Parties shall engage in the “Meet and Confer” and “Mediation” processes
specified in Sections 8.11, 8.13 and 8.14. If the claimed Default is subject to Arbitration
as provided in Section 8.14.3 then the Parties shall follow such processes.

19.4. Remedies. If the Parties are not able to resolve the Default by “Meet and
Confer” or by “Mediation”, and if the Default is not subject to Arbitration then the Parties
may have the following remedies:

19.4.1. Owner and Master Developer’s Remedies. Owner and Master

Developer’s sole and exclusive remedy under this Agreement shall be specific
performance of the rights granted in this MDA and City’s obligations under this
MDA. IN NO EVENT SHALL CITY BE LIABLE TO OWNER OR MASTER
DEVELOPER, THEIR SUCCESSORS OR ASSIGNS, FOR ANY INDIRECT,
SPECIAL, PUNITIVE, INCIDENTAL OR CONSEQUENTIAL DAMAGES,
INCLUDING, WITHOUT LIMITATION, LOST PROFITS, COSTS OF DELAY,
OR LIABILITIES TO THIRD PARTIES.

19.4.2. City’s Remedy Upon Default. City shall have the right to withhold

all further reviews, approvals, licenses, building permits and other permits for

development of the Property in the case of a Default by Master Developer or
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Owner, or in the case of a default by a Subdeveloper, development of those Parcels

owned by the Subdeveloper until the Default has been cured. City shall further

have the right to draw on any security posted or provided in connection with the

Property and relating to remedying of the particular Default.

19.5. Public Meeting. Before any remedy in Section 19.4.2 may be imposed by
the City, the party allegedly in Default shall be afforded the right to attend a public meeting
before the Council and address the Council regarding the claimed Default.

19.6. Emergency Defaults. Anything in this MDA notwithstanding, if the
Council finds on the record that a Default materially impairs a compelling, countervailing
interest of the City and that any delays in imposing such a Default would also impair a
compelling, countervailing interest of the City then the City may impose the remedies of
Section 19.4.2 without the requirements of Sections 19.3. The City shall give Notice to
the Master Developer, Owner and any applicable Subdeveloper of any public meeting at
which an emergency default is to be considered and the Master Developer, Owner and any
applicable Subdeveloper shall be allowed to address the Council at that meeting regarding
the claimed emergency Default.

19.7. Extended Cure Period. If any Default cannot be reasonably cured within
sixty (60) days of receipt of notice by the defaulting party then such cure period shall be
extended so long as the defaulting party is pursuing a cure with reasonable diligence.

19.8. Cumulative Rights. The rights and remedies set forth herein shall be
cumulative.

20. Assumption of Rights of Master Developer.

20.1. Owner Right to Assume Position of Master Developer. The Parties
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acknowledge that Master Developer and Owner have entered into the Development Lease
for the development of Overland, and that Master Developer also has a right of first refusal
on Pony Express. If the Development Lease expires or otherwise terminates prior to
Buildout, then Owner shall have the right (in its sole discretion) to assume the position of
the Master Developer under this MDA and shall thereby assume all the rights,
responsibilities and obligations of the Master Developer, except as expressly set forth
herein. Owner shall exercise its right to assume the position of the Master Developer by
providing Notice of such to the City. Owner shall have the right to further assign these
rights and obligations in its sole discretion, and shall exercise its right to further assign by
providing Notice of such to the City. The obligations of the Parties concerning the
assignment of rights under this MDA, as set forth in Section 30, shall not apply to those
circumstances described in this Section 21.1.

20.2. Appointment of Additional Master Developer for Pony Express. The
Parties acknowledge that Owner and a party other than the Parties to this MDA may enter
into a development agreement for Pony Express at some point in the future. In such
circumstances, Owner shall have the right to add such developer as a party to this MDA.
That developer shall also be considered a Master Developer under this MDA, and shall
have all those rights, responsibilities and obligations associated with the Master Developer
for Pony Express only. In such circumstances, the rights, responsibilities and obligations
of Ivory Homes, Ltd. as Master Developer shall be limited to those associated with
Overland only. Owner shall add a developer of Pony Express to this MDA by providing
Notice of such to the other Parties, and executing any legal documents reasonably required
by the other Parties to this MDA to effectuate such an addition.
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20.3. Exceptions. If Owner assumes the position of Master Developer under this

MDA pursuant to Section 20.1 prior to the payment of the entire $1,710,000.00 investment

for Cory Wride Memorial Park, described in Section 11.1, Owner shall not be responsible

for any portion of these payments.

21.  Notices. All Notices required or permitted under this MDA shall, in addition to
any other means of transmission, be given in writing by certified mail and regular mail to the
following address:

To the Master Developer:
Ivory Homes, Ltd.
Attn: Eagle Mountain Project

978 Woodoak Lane
Salt Lake City, UT 84117

To Owner:

School and Institutional Trust Lands Administration
Attn: Development Group

675 East 500 South, Suite 500

Salt Lake City, UT 84102

To the City:

Eagle Mountain City

Attn: City Recorder

1650 E. Stagecoach Run

Eagle Mountain, UT 84005

21.1. Effectiveness of Notice. Except as otherwise provided in this MDA, each

Notice shall be effective and shall be deemed delivered on the earlier of:

21.1.1. Physical Delivery. Its actual receipt, if delivered personally, or by

courier service.

21.1.2. Mail Delivery. On the day the Notice is postmarked for mailing,
postage prepaid, by First Class or Certified United States Mail and actually
deposited in or delivered to the United States Mail. Any party may change its
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address for Notice under this MDA by giving written Notice to the other party in
accordance with the provisions of this Section.

22. Administrative Actions.

22.1. Allowable Administrative Actions. The following modifications to this
MDA may be considered and approved by the Administrator.

22.1.1. Infrastructure. Modification of the location and sizing of the
infrastructure for the Property that does not materially change the functionality of
the infrastructure.

22.2. Application to Administrator. Applications for Administrative Action
shall be filed with the Administrator.

22.2.1. Referral by Administrator. If the Administrator determines for any

reason that it would be inappropriate for the Administrator to determine any
Administrative Action, then the Administrator may require the Administrative
Action to be processed as a Modification Application.

22.2.2. Administrator’s Review of Administrative Action. The
Administrator shall consider and decide upon the Administrative Action within a
reasonable time.

22.2.3. Notification Regarding Administrator’s Approval. If the

Administrator approves any Administrative Action the Administrator shall notify
the Council in writing of the proposed approval. Unless the Administrator receives
a notice pursuant to Section 22.2.1 requiring that the proposed Administrative
Action be considered by the City Council as a Modification Application then
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approval of the Administrative Action by the Administrator shall be conclusively
deemed binding on the City.

22.2.4. City Council Requirement of Modification Application Processing.

Any member of the Council may, within ten (10) business days after notification
by the Administrator, notify the Administrator that the Administrative Action must
be processed as a Modification Application.

22.2.5. Appeal of Administrator’s Denial of Administrative Action. If the

Administrator denies any proposed Administrative Action, the Applicant may

process the proposed Administrative Action as a Modification Application.
23. Amendment. Except for Administrative Actions, any future amendments to this

MDA shall be considered as Modification Applications subject to the following processes.

23.1. Who may Submit Modification Applications. Only the City and Master
Developer or an assignee that succeeds to all of the rights and obligations of Master
Developer under this MDA (and not including a Subdeveloper) may submit a Modification
Application.

23.2. Modification Application Contents. Modification Applications shall:

23.2.1. Identification of Property. Identify the property or properties

affected by the Modification Application.

23.2.2. Consent of Owner. Owner’s consent to filing a Modification

Application shall be required.

23.2.3. Description of Effect. Describe the effect of the Modification

Application on the affected portions of the Property.
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23.2.4. Identification of Non-City Agencies. Identify any Non-City

Agencies potentially having jurisdiction over the Modification Application.

23.2.5. Map. Provide a map of any affected property and all property within
three hundred feet (300°) showing the present or Intended Use and number of
Residential Dwelling Units of all such properties.

23.2.6. Fee. Modification Applications shall be accompanied by a fee in an
amount reasonably estimated by the City to cover the costs of processing the
Modification Application.

23.3. City Cooperation in Processing Modification Applications. The City
shall cooperate reasonably in promptly and fairly processing Modification Applications.
23.4. Planning Commission Review of Modification Applications.

23.4.1. Review. All aspects of a Modification Application required by law
to be reviewed by the Planning Commission shall be considered by the Planning
Commission as soon as reasonably possible in light of the nature and complexity
of the Modification Application.

23.4.2. Recommendation. The Planning Commission’s vote on the

Modification Application shall be only a recommendation and shall not have any

binding or evidentiary effect on the consideration of the Modification Application

by the Council.

23.5. Council Review of Modification Application. After the Planning
Commission, if required by law, has made or been deemed to have made its
recommendation of the Modification Application, the Council shall consider the

Modification Application.

204
{00385175.D0CX /} 50



ENT &22F3F 2018 Pa 57 of 84

23.6. Council’s Objections to Modification Applications. If the Council
objects to the Modification Application, the Council shall provide a written determination
advising the Applicant of the reasons for Denial including specifying the reasons the City
believes that the Modification Application is not consistent with the intent of this MDA
and the City’s Vested Laws (or, if applicable, the City’s Future Laws).

23.7. Meet and Confer regarding Modification Applications. The Council and
Master Developer shall meet within fourteen (14) calendar days of any objection to resolve
the issues presented by the Modification Application and any of the Council’s objections.

23.8. Mediation of Council’s Objections to Modification Applications. If the
Council and Master Developer are unable to resolve a dispute regarding a Modification
Application, the Parties shall attempt within seven (7) days to appoint a mutually
acceptable expert in land planning or such other discipline as may be appropriate. If the
Parties are unable to agree on a single acceptable mediator they shall each, within seven
(7) days, appoint their own individual appropriate expert. These two experts shall, between
them, choose the single mediator. Master Developer and the City shall each pay one-half
of the fees of the chosen mediator. The chosen mediator shall within fourteen (14) days,
review the positions of the Parties regarding the mediation issue and promptly attempt to
mediate the issue between the Parties. If the Parties are unable to reach agreement, the
mediator shall notify the parties in writing of the resolution that the mediator deems
appropriate. The mediator's opinion shall not be binding on the parties.

24, 10-year Reviews. Every ten years after the date of this MDA, the Parties shall

meet and confer to consider any issues that may have arisen regarding the MDA, the development

of the Property, the general economy, and other issues. The first meeting shall take place at a time
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and place mutually agreeable to the Parties between January 15 and February 15 of 2028 and then
every ten years thereafter. The Parties shall not be required to make any modifications of this
MDA as a result of these reviews but may propose amendments for the consideration of the Parties.

25. Estoppel Certificate. Upon twenty (20) days prior written request by Owner,

Master Developer or a Subdeveloper, the City will execute an estoppel certificate to any third party
certifying that Owner, Master Developer or a Subdeveloper, as the case may be, at that time is not
in default of the terms of this Agreement.

26. Attorney’s Fees. In addition to any other relief, the prevailing party in any action,

whether at law, in equity or by arbitration, to enforce any provision of this MDA shall be entitled
to its costs of action including a reasonable attorneys’ fee.

27. Entire Agreement. This MDA, and all Exhibits thereto, is the entire agreement

between the Parties and may not be amended or modified except either as provided herein or by a
subsequent written amendment signed by all Parties.

28. Headings. The captions used in this MDA are for convenience only and are not
intended to be substantive provisions or evidences of intent.

29. No Third-Party Rights/No Joint Venture. This MDA does not create a joint

venture relationship, partnership or agency relationship between the City, Owner and Master
Developer. Further, the Parties do not intend this MDA to create any third-party beneficiary rights.
The Parties acknowledge that this MDA refers to a private development and that the City has no
interest in, responsibility for or duty to any third parties concerning any improvements to the
Property unless the City has accepted the dedication of such improvements at which time all rights

and responsibilities for the dedicated public improvement shall be the City's.
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30. Assignability. The rights and responsibilities of Master Developer under this
MDA may be assigned in whole or in part by Master Developer with the consent of the City and
Owner as provided herein.

30.1. Certain Sales not an Assignment. Master Developer’s selling or
conveying lots in any approved Subdivision or Parcels to builders, users, or Subdevelopers,
shall not be deemed to be an “assignment” subject to the above-referenced approval by the
City unless specifically designated as such an assignment by the Master Developer.

30.2. Related Party Transfer. Master Developer’s transfer of all or any part of
the Property to any entity “related” to Master Developer (as defined by regulations of the
Internal Revenue Service), Master Developer’s entry into a joint venture for the
development of the Property or Master Developer’s pledging of part or all of the Property
as security for financing shall also not be deemed to be an “assignment” subject to the
above-referenced approval by the City and Owner unless specifically designated as such
an assignment by the Master Developer. Master Developer shall give the City and Owner
Notice of any event specified in this sub-section within ten (10) days after the event has
occurred. Such Notice shall include providing the City with all necessary contact
information for the newly responsible party.

30.3. Notice. Master Developer shall give Notice to the City and Owner of any
proposed assignment and provide such information regarding the proposed assignee that
the City and Owner may reasonably request in making the evaluation permitted under this
Section. Such Notice shall include providing the City and Owner with all necessary contact
information for the proposed assignee.

30.4. Deemed Approved. Unless the City or Owner objects in writing within
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twenty (20) business days, the City and Owner shall be deemed to have approved of and
consented to the assignment.

30.5. Partial Assignment. If any proposed assignment is for less than all of
Master Developer’s rights and responsibilities then the assignee shall be responsible for
the performance of each of the obligations contained in this MDA to which the assignee
succeeds. Upon any such approved partial assignment, Master Developer shall be released
from any future obligations as to those obligations which are assigned but shall remain
responsible for the performance of any obligations that were not assigned.

30.6. Grounds for Denying Assignment. The City and Owner may only
withhold their consent if the City and Owner are not reasonably satisfied of the assignee’s
financial ability to perform the obligations of Master Developer proposed to be assigned.
Any refusal of the City or Owner to accept an assignment shall be subject to the “Meet and
Confer” and “Mediation” processes specified in Sections 8.11 and 8.13. If the refusal is
subject to “Arbitration” as provided in Section 8.14 then the Parties shall follow such
processes.

30.7. Assignee Bound by this MDA. Any assignee shall consent in writing to
be bound by the assigned terms and conditions ot this MDA as a condition precedent to the
effectiveness of the assignment.

31. Binding Effect. If Master Developer sells or conveys Parcels of lands to

Subdevelopers or related parties, the lands so sold and conveyed shall bear the same rights,
privileges, Intended Uses, configurations, and number of Residential Dwelling Units as applicable

to such Parcel and be subject to the same limitations and rights of the City when owned by Master
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Developer and as set forth in this MDA without any required approval, review, or consent by the
City except as otherwise provided herein.

32. No Waiver. Failure of any of the Parties to exercise any right hereunder shall not
be deemed a waiver of any such right and shall not affect the right of such party to exercise at
some future date any such right or any other right it may have.

33.  Severability. If any provision of this MDA is held by a court of competent
jurisdiction to be invalid for any reason, the Parties consider and intend that this MDA shall be
deemed amended to the extent necessary to make it consistent with such decision and the balance
of this MDA shall remain in full force and affect.

34. Force Majeure. Any prevention, delay or stoppage of the performance of any

obligation under this Agreement which is due to strikes, labor disputes, inability to obtain labor,
materials, equipment or reasonable substitutes therefor; acts of nature, governmental restrictions,
regulations or controls, judicial orders, enemy or hostile government actions, wars, civil
commotions, fires or other casualties or other causes beyond the reasonable control of the party
obligated to perform hereunder shall excuse performance of the obligation by that party for a
period equal to the duration of that prevention, delay or stoppage.

35. Time is of the Essence. Time is of the essence to this MDA and every right or

responsibility shall be performed within the times specified.

36.  Appointment of Representatives. To further the commitment of the Parties to

cooperate in the implementation of this MDA, the City, Owner and Master Developer each shall
designate and appoint a representative to act as a liaison between the City and its various
departments and the Master Developer. The initial representative for the City shall be the Mayor
of the City. The initial representative for Master Developer shall be Chris Gamvroulas. The initial
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representative for Owner shall be Elise Erler. The Parties may change their designated
representatives by Notice. The representatives shall be available at all reasonable times to discuss
and review the performance of the Parties to this MDA and the development of the Property.

37. Mutual Drafting. Each of the Parties has participated in negotiating and drafting

this MDA and therefore no provision of this MDA shall be construed for or against any Party based
on which party drafted any particular portion of this MDA.

38. Applicable Law. This MDA is entered into in the City in the State of Utah and

shall be construed in accordance with the laws of the State of Utah irrespective of Utah’s choice
of law rules.

39.  Venue. Any action to enforce this MDA shall be brought only in the Fourth District
Court for the State of Utah.

40. Counterpart Execution. This MDA may be executed in counterparts.

41.  Recordation and Running with the Land. This MDA shall be recorded in the

chain of title for the Property. This MDA and the obligations herein shall be deemed to run with
the land, except as expressly set forth in this MDA. The electronic data disk of the City’s Vested
Laws, Exhibit “C”, shall not be recorded in the chain of title. A secure copy of Exhibit “C” shall
be filed with the City Recorder and each party shall also have an identical copy.

42. Authority. The Parties to this MDA each warrant that they have all of the
necessary authority to execute this MDA. Specifically, on behalf of the City, the signature of the
Mayor of the City is affixed to this MDA lawfully binding the City pursuant to the motion
approving the MDA adopted by the City on December 5,2017. This MDA is approved as to form
and is further certified as having been lawfully adopted by the City by the signature of the City

Attorney.
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IN WITNESS WHEREOF, the Parties hereto have executed this MDA by and through

their respective, duly authorized representatives as of the day and year first herein above written.

MASTER DEVELOPER
Ivory Homes, Ltd.

By: (/orK D IVJR}/

Its: CED
MASTER DEVELOPER ACKNOWLEDGMENT
STATE OF UTAH )
‘SS.
COUNTY OF SALT LAKE )

f—
Onthe 3!° day of May, 2018, personally appeared before me C/ﬂkh IVeRy  the
Cgo of Ivory Homes, Ltd. A Utah limited partnersh{p, who
acknowledged that he/she, being duly authorized, did execute the foregoing instrument on behalf

of Ivory Homes, Ltd.

N
NOTAR e
Residégbt: nlt baks CMUi};

BRYON FRANKLIN PRINCE
NOTARY PUBLIC - STATE OF UTAH
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CITY
EAGLE MOUNTAIN €Y, )
/

By: Tom Westmoreland j
[ts: Mayor

Approved as to form and legality:

ifyAftorney Cify Récorder )
CITY ACKNOWLEDGMENT
STATE OF UTAH )
:sS.
COUNTY OF UTAH )

Onthe .77 _day of May, 2018, Tom Westmoreland personally appeared before me who being
by me duly sworn, did say that he is the Mayor of Eagle Mountain City, a political subdivision of
the State of Utah, and that said instrument was signed in behalf of the City by authority of its
governing body and said Mayor acknowledged to me that the City executed the same.

e £2L

NOTARY PUBLIC

T | ONNUALA B KOF OED
RN X HOTARY PUBLIC-STATE OF UTAH
(HCOMMISSION# 686717
COMM EXP. 01-17-2020
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OWNER

STATE OF UTAH, through
the School and Institutional
Trust Lands Administration

L
Do/ L
By: David Ure
Its: Director

Approved as to Form:

<
Specia; Assistant Attorney General

OWNER ACKNOWLEDGMENT
STATE OF UTAH )
SS.
COUNTY OF SALT LAKE )

On Qﬂ the day of May, 2018, personally appeared before me David Ure, the Director of
the School and Institutional Trust Lands Administration, who acknowledged that he, being duly
authorized, did execute the foregoing instrument on behalf of the School and Institutional Trust
Lands Administration.

) n
@ ,()gfﬁn KIDD)&LQ e,
NOTARY PUBLIC
Residing at: _Sa/f {afte ( am%;

% ALAN RUSSELL ROE

- Notary Public State of Utah

4 My Comm. Exp: May 6, 2021
Comm. Number: 694764
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Exhibit “A”
Legal Description and General Depiction of Property

Legal Description of Property:

Overland parcels:

VILLAGE 1 (PARCEL 36-E)

A portion of Section 36, Township 5 South, Range 2 West, Salt Lake Base & Meridian,
located in Eagle Mountain, Utah, more particularly described as follows:

Beginning at a 1976 Utah County monument marking the Southwest Corner of Section 36,
T5S, R2W, S.L.B.& M.; thence N1°04°47”E along the Section line 2,671.07 feet to a 1987 Utah
County monument marking the West ¥4 Corner of said Section 36; thence N0°36°31”E along the
Section line 2,062.29 feet to the southwesterly line of Airport Road as described in Deed Entry
19071:2005 of the Official Records of Utah County; thence along said roadway the following 2
(two) courses and distances: Southeasterly along the arc of a 1,675.07 foot radius non-tangent
curve (radius bears: N70°24°53”E) 1,226.75 feet through a central angle of 41°57°40” (chord:
S40°33°577E 1,199.52 feet); thence S61°32°477E 2,832.41 feet to the westerly line of lands of the
State of Utah described as Exhibit “B” in Deed Entry No. 28888:2007 of the Official Records of
Utah County; thence along said lands the following 2 (two) courses and distances: S28°27°14”W
517.50 feet; thence Southwesterly along the arc of a 795.58 foot radius non-tangent curve (radius
bears: S61°36°35”E) 64.28 feet through a central angle of 4°37°46” (chord: S26°04°32”W 64.26
feet) to the southwesterly line of that Real Property conveyed to Eagle Mountain City described
as Pony Express Trail D1 in Deed Entry No. 63439:2005 of the Official Records of Utah County;
thence S65°29°22”E along said property 197.11 feet to the westerly line of Sweetwater Road
described as Exhibit C in Deed Entry No. 19071:2005 of the Official Records of Utah County;
thence S24°30°33”W along said road 59.86 feet to the northeasterly line of that Real Property
conveyed to Eagle Mountain City described as Pony Express Trail E in Deed Entry No.
63439:2005 of the Official Records of Utah County; thence N65°29°22”W along said property
197.17 feet to the easterly line of lands of the State of Utah described as Exhibit “B” in Deed Entry
No. 28888:2007 of the Official Records of Utah County; thence along said lands the following 3
(three) courses and distances: S24°30°38”W 886.52 feet; thence along the arc of a 202.61 foot
radius curve to the right 60.92 feet through a central angle of 17°13°38” (chord: S33°07°27”W
60.69 feet); thence S41°44°16”W 716.26 feet to the southwesterly line of said Trail D1; thence
along said trail parcel the following 5 (five) courses and distances: Southeasterly along the arc of
a 655.00 foot radius non-tangent curve (radius bears: N84°54°06”E) 269.20 feet through a central
angle of 23°32°52” (chord: S16°52°20”E 267.31 feet); thence S30°48°02”E 180.77 feet; thence
along the arc of a 15.00 foot radius curve to the left 17.21 feet through a central angle of 65°43°37”
(chord: S63°39°50”E 16.28 feet) to a point of reverse curvature; thence along the arc of a 130.00
foot radius curve to the right 21.26 feet through a central angle of 9°22°07” (chord: N88°09°25”E
21.23 feet) to a point of reverse curvature; thence along the arc of a 15.00 foot radius curve to the
left 14.99 feet through a central angle of 57°15°43” (chord: N64°12°37”E 14.38 feet) to the
northwesterly line of said Sweetwater Road; thence along said road the following 2 (two) courses
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Exhibit “A” (continued)

and distances: S27°16°59”W 74.53 feet; thence along the arc of a 2,495.00 foot radius curve to the
left 40.92 feet through a central angle of 0°56°23” (chord: S26°48°48”W 40.92 feet); thence
N65°14°49”W 24.00 feet; thence along the arc of a 267.00 foot radius curve to the left 62.47 feet
through a central angle of 13°24°21” (chord: N71°56°59”W 62.33 feet) to the southeasterly line of
that Real Property conveyed to Eagle Mountain City described as Pony Express Trail F in Deed
Entry No. 63439:2005 of the Official Records of Utah County, the previous 2 (two) courses along
the extension of, and along the northerly line of Midvalley Road as dedicated as part of
MIDVALLEY ROAD Phase 1 Subdivision, according to the Official Plat thereof on file in the
Office of the Utah County Recorder; thence along said Trail parcel the following 4 (four) courses
and distances: Northeasterly along the arc of a 130.00 foot radius non-tangent curve (radius bears:
S61°05°44”E) 12.89 feet through a central angle of 5°40°49” (chord: N31°44°41”E 12.88 feet) to
a point of reverse curvature; thence along the arc of a 15.00 foot radius curve to the left 17.12 feet
through a central angle of 65°23°09” (chord: N1°53°31”E 16.20 feet); thence N30°48°04”W
182.70 feet; thence along the arc of a 745.00 foot radius curve to the right 227.50 feet through a
central angle of 17°29°47” (chord: N20°02°13”W 226.62 feet) to the southeasterly line of lands of
the State of Utah described as Exhibit “B” in Deed Entry No. 28888:2007 of the Official Records
of Utah County; thence S41°44°18”W 0.54 feet to the easterly line of said MIDVALLEY ROAD
Phase 1 Subdivision; thence along said Plat the following 4 (four) courses and distances:
Northwesterly along the arc of a 745.00 foot radius non-tangent curve (radius bears: N78°39°39”E)
153.00 feet through a central angle of 11°46’00” (chord: N5°27°21”W 152.73 feet); thence
N0°25°39”E 513.37 feet; thence N89°34°21”W 1,084.31 feet; thence S0°25°39”W 1,110.53 feet
to the Section line; thence N89°17°16”W along the Section line 982.89 feet to the point of
beginning.

Contains: 193.90+/- acres

VILLAGE 2 (PARCEL 36-A)

A portion of the NW1/4 and the NE1/4 of Section 36, Township 5 South, Range 2 West,
Salt Lake Base & Meridian, located in Eagle Mountain, Utah, more particularly described as
follows:

Beginning at a point on the easterly line of Airport Road as described in Deed Entry
19071:2005 of the Official Records of Utah County, located S89°27°10”E along the Section line
103.03 feet from a 2002 Utah County monument marking the Northwest Corner of Section 36,
T5S, R2W, S.L.B.& M.; thence S89°27°10”E along the Section line 2,572.06 feet to a 1960 Utah
County monument marking the North 4 Corner of said Section 36; thence S89°36°58 E along the
Section line 1,522.16 feet to the northwest corner of that Real Property conveyed to Eagle
Mountain City described as Pony Express Trail A in Deed Entry No. 63439:2005 of the Official
Records of Utah County; thence along said property the following 3 (three) courses and distances:
S0°23°02”W 25.00 feet; thence S54°09°26”E 248.32 feet; thence S11°08°55”W 48.72 feet to the
northeast comer of that Real Property conveyed to Eagle Mountain City described as Exhibit “A”
in Deed Entry No. 28888:2007 of the Official Records of Utah County; thence along said property
the following 3 (three) courses and distances: S42°09°31”W 134.22 feet; thence S6°36°38”W
68.52 feet; thence S13°15°31”E 154.22 feet to the southwest corner of said Pony Express Trail A;
thence S78°51°05”E along said trail parcel 199.60 feet to the westerly line of Sweetwater Road
described as Exhibit C in Deed Entry No. 19071:2005 of the Official Records of Utah County;
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Exhibit “A” (continued)

thence S11°08°50”W along said roadway 60.00 feet to the north line of Pony Express Trail B
described in said Deed Entry No. 63439:2005; thence N78°51°05”W along said trail parcel 196.98
feet to the east line of lands of the State of Utah described as Exhibit “B” in Deed Entry No.
28888:2007 of the Official Records of Utah County; thence along said lands the following 3 (three)
courses and distances: S11°08°55”W 315.69 feet; thence along the arc of a 712.61 foot radius
curve to the right 215.23 feet through a central angle of 17°18°19” (chord: S19°48°05”W 214.42
feet); thence S28°27°14”W 1,194.43 feet to the south line of said Pony Express Trail B; thence
S61°32°46”E along said trail parcel 197.10 feet to the westerly line of said Sweetwater Road;
thence S28°27°09”W along said Road 59.99 feet to the north line of Pony Express Trail C1
described in said Deed Entry No. 63439:2005; thence N61°32°46”W along said trail parcel 197.10
feet to the east line of lands of the State of Utah described as Exhibit “B” in Deed Entry No.
28888:2007 of the Official Records of Utah County; thence S28°27°14”W along said lands 469.02
feet to the northeasterly line of Airport Road as described in Deed Entry 19071:2005 of the Official
Records of Utah County; thence along said roadway the following 2 (two) courses and distances:
N61°32°47°W 2,832.41 feet; thence along the arc of a 1,469.07 foot radius curve to the right
1,593.70 feet through a central angle of 62°09°23” (chord: N30°28’08”W 1,516.69 feet) to the
point of beginning.

Contains: 167.12+/- acres

VILLAGE 3 (PARCEL 36-B)

A portion of the NE1/4 and the SE1/4 of Section 36, Township 5 South, Range 2 West,
Salt Lake Base & Meridian, located in Eagle Mountain, Utah, more particularly described as
follows:

Beginning at a 2001 Utah County monument marking the Northeast Corner of Section 36,
T5S, R2W, S.L..B.& M.; thence S0°36°01”W along the Section line 2,698.21 feet to a 1971 Utah
County monument marking the East 4 Corner of said Section 36; thence S0°36°01”W along the
Section line 2,640.39 feet to a 1913 GLO monument marking the Southeast Corner of said Section
36, said corner also being on the easterly line of Airport Road as described in Deed Entry
19071:2005 of the Official Records of Utah County; thence along said roadway the following 3
(three) courses and distances: N1°02°41”W 468.20 feet; thence along the arc of a 2,103.00 foot
radius curve to the left 2,220.67 feet through a central angle of 60°30°06” (chord: N31°17°44”W
2,118.93 feet); thence N61°32°47°W 447.25 feet to the southeasterly corner of that Real Property
conveyed to Eagle Mountain City described as Pony Express Trail C2 in Deed Entry No.
63439:2005 of the Official Records of Utah County; thence Northwesterly along the arc of a
216.85 foot radius non-tangent curve (radius bears: N65°46°55”W) 308.63 feet through a central
angle of 81°32°47” (chord: N16°33’18”W 283.23 feet) to the easterly line of Sweetwater Road
described as Exhibit C in Deed Entry No. 19071:2005 of the Official Records of Utah County;
thence along said roadway the following 3 (three) courses and distances: N28°27°09”E 1,522.91
feet; thence along the arc of a 1000.00 foot radius curve to the left 302.03 feet through a central
angle of 17°18°19” (chord: N19°48°00”E 300.89 feet); thence N11°08°50”E 975.50 feet to the
north line of said Section 36; thence $89°36°58”E along the Section line 623.01 feet to the point
of beginning.

Contains: 90.26+/- acres
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Exhibit “A” (continued)

VILLAGE 4 (ALL OF PARCEL 1-C & PORTIONS OF PARCELS 1-B & 1-A)

PORTION OF PARCEL 1-B: A portion of the NE1/4 and the SE1/4 of Section 1, Township 6
South, Range 2 West, Salt Lake Base & Meridian, located in Eagle Mountain, Utah, more
particularly described as follows:

Beginning at a point on the westerly line of that Real Property conveyed to Eagle Mountain
City described as Bypass Road Parcel 3 in Exhibit B of Deed Entry No. 19071:2005 of the Official
Records of Utah County located N89°22°22”W along the Section line 100.06 feet from a 1913
GLO monument marking the Northeast Corner of Section 1, T6S, R2W, S.L.B.& M.; thence along
said Parcel 3 & Parcel 2 of said Exhibit B the following 3 (three) courses and distances:
S0°18°26”W 1,937.28 feet; thence along the arc of a 1,543.83 foot radius curve to the right 819.70
feet through a central angle 0f 30°25°17” (chord: S15°31°05”W 810.11 feet); thence S30°43°43”W
2,249.70 feet to the south line of said Section 1; thence N89°30°11”W along the Section line
731.62 feet to the easterly line of Sweetwater Road described as Exhibit C in Deed Entry No.
19071:2005 of the Official Records of Utah County; thence N0°00°12”W along said road 2,257.61
feet; thence East 780.42 feet; thence North 2,402.25 feet to the Section line; thence S89°22°22”E
along the Section line 1,328.04 feet to the point of beginning.

Contains: 145.25+/- acres

PARCEL 1-C: A portion of the SE1/4 of Section 1, Township 6 South, Range 2 West, Salt Lake
Base & Meridian, located in Eagle Mountain, Utah, more particularly described as follows:
Beginning at a 1958 Utah County monument marking the Southeast Corner of Section 1,
T6S, R2W, S.L.B.& M.; thence N89°30°11”W along the Section line 1,347.75 feet to the easterly
line of that Real Property conveyed to Eagle Mountain City described as Bypass Road Parcel 2 in
Exhibit B of Deed Entry No. 19071:2005 of the Official Records of Utah County; thence along
said Parcel 2 & Parcel 1 of said Exhibit B the following 2 (two) courses and distances:
N30°43°43”E 2,197.26 feet; thence along the arc of a 1,723.83 foot radius non-tangent curve
(radius bears: N56°39°47”W) 605.16 feet through a central angle of 20°06°50” (chord:
N23°16°48”E 602.06 feet) to the east line of said Section 1; thence S0°18°12”W along the Section
line 2,453.52 feet to the point of beginning.
Contains: 35.74+/- acres

PORTION OF PARCEL 1-A: A portion of the SE1/4 of Section 1, Township 6 South, Range 2
West, Salt Lake Base & Meridian, located in Eagle Mountain, Utah, more particularly described
as follows:

Beginning at the Northwest Corner of that Real Property described in Deed Entry No.
18900:2017 of the Official Records of Utah County, located N00°27'00"E along the ¥4 Section line
1,337.61 feet from the South 1/4 Corner of Section 1, T6S, R2W, SLB&M; thence N0°27°00”E
along the 1/4 Section line 918.83 feet; thence East 381.86 feet to the Westerly Right-of-Way line
of Sweetwater Road; thence S0°00°12”E along said Right-of-Way 919.45 feet to the northerly line
of said Deed Entry No. 18900:2017; thence N89°27°44”W along said deed 389.12 feet to the point
of beginning.

Contains: 8.12+/- acres
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Exhibit “A” (continued)

VILLAGE 5 (PORTIONS OF PARCELS 1-B & 1-A)

PORTION OF PARCEL 1-B: A portion of the NE1/4 and the SE1/4 of Section 1, Township 6
South, Range 2 West, Salt Lake Base & Meridian, located in Eagle Mountain, Utah, more
particularly described as follows:

Beginning at the 2004 Utah County monument marking the South ¥ Corner of Section
36, T5S, R2W, S.L.B.& M.; thence S89°22°22”E along the Section line 244.89 feet; thence
South 2,402.25 feet; thence West 780.42 feet to the easterly line of Sweetwater Road described
as Exhibit C in Deed Entry No. 19071:2005 of the Official Records of Utah County; thence
N0°00’12”W along said road 1,246.31 feet to the south line of that Real Property conveyed to
Eagle Mountain City described as Mid-Valley Regional Park C in Deed Entry No. 19072:2005
of the Official Records of Utah County; thence along said Park Parcel the following 4 (four)
courses and distances: N89°59°41”E 399.92 feet; thence N0°00°20”W 430.00 feet; thence
Southwesterly along the arc of a 1,616.71 foot radius non-tangent curve (radius bears:
N6°53°57”W) 332.40 feet through a central angle of 11°46°48” (chord: S88°59°27”W 331.81
feet); thence N81°14°44”W 43.67 feet to the easterly line of said Sweetwater Road; thence
Northeasterly along the arc of a 2,405.00 foot radius non-tangent curve (radius bears:
S81°44°14”E) 770.18 feet through a central angle of 18°20°55” (chord: N17°26°14”E 766.89
feet) to the north line of said Section 1; thence S89°12°34”E along the Section line 280.88 feet to
the point of beginning.

Contains: 37.25+/- acres

PORTION OF PARCEL 1-A: A portion of the NW1/4, NE1/4 and the SE1/4 of Section 1,
Township 6 South, Range 2 West, Salt Lake Base & Meridian, located in Eagle Mountain, Utah,
more particularly described as follows:

Beginning at a point on the southerly line of that Real Property described in Deed Entry
No. 19072:2005 of the Official Records of Utah County, located S01°22'27"W along the Section
line 1,603.65 feet and East 1,942.99 feet from the Northwest Corner of Section 1, T6S, R2W,
SLB&M,; thence along said deed the following 3 (three) courses and distances: N89°59'40"E
719.20 feet; thence N00°00'18"W 400.00 feet; thence N89°59'40"E 400.08 feet to the Westerly
Right-of-Way line of Sweetwater Road; thence S00°00'12"E along said Right-of-Way line
1,246.32 feet; thence West 381.86 feet to the 1/4 Section line; thence N00°27'05"E along the 1/4
Section line 421.83 feet to the Center 1/4 Corner of said Section 1; thence N89°25'35"W along
the 1/4 Section line 740.79 feet; thence N0O0°00'17"W along the extension of and along said deed
416.97 feet to the point of beginning.

Contains: 18.20 acres+/-

VILLAGE 6 (PORTION OF PARCEL 1-A)

A portion of the NW1/4 of Section 1, Township 6 South, Range 2 West, Salt Lake Base &
Meridian, located in Eagle Mountain, Utah, more particularly described as follows:

Beginning at a 1958 Utah County monument marking the Northwest Corner of Section 1,
T6S, R2W, S.L.B.& M.; thence S89°25°23”E along the Section line 951.55 feet to a 1976 Utah
County monument marking the Southwest Corner of Section 36, T5S, R2W, S.L.B.& M.; thence
S89°17°16”E along the Section line 982.89 feet to the westerly line of MIDVALLEY ROAD Phase
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Exhibit “A” (continued)

1 Subdivision, according to the Official Plat thereof on file in the Office of the Utah County
Recorder; thence S0°25°39”W along said Plat 84.27 feet; thence S89°34°21”E along said Plat and
extension thereof 601.05 feet to the northwesterly line of that Real Property conveyed to Eagle
Mountain City described as Pony Express Trail G in Deed Entry No. 63439:2005 of the Official
Records of Utah County; thence S41°43°17”W along said Trail parcel 482.17 feet; thence
N89°01°19”W 1,242.21 feet along the extension of, and along the northerly line of that Real
Property conveyed to Eagle Mountain City described as Mid-Valley Regional Park A in Deed
Entry No. 19072:2005 of the Official Records of Utah County; thence S1°14°03”W along said
Park Parcel 1,449.26 feet to the southwesterly line of said Pony Express Trail G Parcel; thence
S3°01°08”W along said Trail Parcel 66.85 feet; thence S89°18°12”E 967.57 feet along said Trail
Parcel and along the southerly line of that Real Property conveyed to Eagle Mountain City
described as Mid-Valley Regional Park B in Deed Entry No. 19072:2005 of the Official Records
of Utah County; thence S0°00°17”E 43.48 feet to the 1/4 Section line; thence N89°25°34”W along
the ¥4 Section line 1,952.67 feet to a 1990 Utah County monument marking the West % Corner of
said Section 1; thence N1°22°28”E along the Section line 2,001.17 feet to the point of beginning.

Contains: 59.53+/- acres

VILLAGE 7 (PARCELS 12-A, 12-B AND 12-C):

PARCEL 12-A: A portion of the NW1/4 and the NE1/4 of Section 12, Township 6 South, Range
2 West, Salt Lake Based & Meridian located in Eagle Mountain, Utah, more particularly described
as follows:
Beginning at a 1958 Utah County monument marking the Northwest Corner of Section 12,
T6S, R2W, S.L.B.& M.; thence S89°21°52”E along the Section line 2,685.10 feet to a 1958 Utah
County monument marking the North %4 Corner of said Section 12; thence S89°30°11”E along the
Section line 399.70 feet to the westerly line of Sweetwater Road described as Exhibit C in Deed
Entry No. 19071:2005 of the Official Records of Utah County; thence S0°00°12”E along said road
1,404.25 feet to the north line of lands of Eagle Mountain City described in Deed Entry No.
39229:2008 of the Official Records of Utah County, said north line is also the south line of the
NW1/4 of the NE1/4 of said Section; thence S88°44°07”W along the 40 acre (1/16™ Section) line
409.41 feet to the southeast corner of the N1/2 of the NW1/4 of said Section; thence S88°46°11”W
along the 40 acre (1/16™ Section) line 2,736.06 feet to the west line of Section 12; thence
N2°17°03”E along the Section line 1,506.48 feet to the point of beginning.
Contains: 103.99+/- acres

PARCEL 12-B: A portion of the NE1/4 of Section 12, Township 6 South, Range 2 West, Salt
Lake Based & Meridian located in Eagle Mountain, Utah, more particularly described as follows:

Beginning at a point on the easterly line of Sweetwater Road described as Exhibit C in
Deed Entry No. 19071:2005 of the Official Records of Utah County located S89°30°11”E along
the Section line 489.70 feet from a 1958 Utah County monument marking the North ¥ Corner of
Section 12, T6S, R2W, S.L.B.& M.; thence S89°30°11”E along the Section line 731.62 feet to the
westerly line of that Real Property conveyed to Eagle Mountain City described as Bypass Road
Parcel 2 in Exhibit B of Deed Entry No. 19071:2005 of the Official Records of Utah County;
thence along said Parcel 2 of said Exhibit B the following 4 (four) courses and distances:
S30°43°43”W 1,000.19 feet; thence along the arc of a 555.00 foot radius curve to the right 188.22
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feet through a central angle of 19°25°50” (chord: S40°26°38”W 187.32 feet); thence S50°09°33”W
84.57 feet; thence along the arc of a 345.00 foot radius curve to the left 47.12 feet through a central
angle of 7°49°29” (chord: S46°14°48”W 47.08 feet) to the casterly line of said Sweetwater Road;
thence N0°00’12”W along said road 1,095.40 feet to the point of beginning.

Contains: 10.09+/- acres

PARCEL 12-C: A portion of the NE1/4 of Section 12, Township 6 South, Range 2 West, Salt
Lake Based & Meridian located in Eagle Mountain, Utah, more particularly described as follows:
Beginning at the Northeast corner of the NW1/4 of the NE1/4 of Section 12, T6S, R2W,
S.L.B.& M. located N89°30°11”W along the Section line 1,336.62 feet from a 1958 Utah County
monument marking the Northeast Corner of said Section 12; thence S0°25°35”W 1,375.70 feet
along the east line of said NW1/4 of the NE1/4 to the north line of lands of Eagle Mountain City
described in Deed Entry No. 39229:2008 of the Official Records of Utah County, said north line
is also the south line of said NW1/4 of the NE1/4 of said Section; thence S88°44’07”W along the
40 acre (1/16' Section) line 836.77 feet to the easterly line of Sweetwater Road described as
Exhibit C in Deed Entry No. 19071:2005 of the Official Records of Utah County; thence
NO0°00’12”W along said road 73.71 feet to a point on the southeasterly line of that Real Property
conveyed to Eagle Mountain City described as Bypass Road Parcel 2 in Exhibit B of Deed Entry
No. 19071:2005 of the Official Records of Utah County; thence along said Bypass Road Parcel 2
the following 4 (four) courses and distances: Northeasterly along the arc of a 255.00 foot radius
non-tangent curve (radius bears: N89°59°55”E) 223.26 feet through a central angle of 50°09°54”
(chord: N25°04°52”E 216.20 feet); thence N50°09°33”E 84.57 feet; thence along the arc of a
645.00 foot radius curve to the left 218.74 feet through a central angle of 19°25°50” (chord:
N40°26°38”E 217.69 feet); thence N30°43°46”E 1,052.65 feet to the north line of said Section;

thence S89°30°11”E along the Section line 11.12 feet to the point of beginning.
Contains: 13.81+/- acres

VILLAGE 8 (PARCELS 36-C AND 36-D):

PARCEL 36-C: A portion of the SE1/4 of Section 36, Township 5 South, Range 2 West, Salt
Lake Base & Meridian, located in Eagle Mountain, Utah, more particularly described as follows:

Beginning at a point on the westerly line of Airport Road as described in Deed Entry
19071:2005 of the Official Records of Utah County, located N88°59°18”W along the Section line
206.14 feet from a 1913 GLO monument marking the Southeast Corner of Section 36, T5S, R2W,
S.L.B.& M.; thence N88°59°18”W along the Section line 749.99 feet to the easterly line of that
Real Property conveyed to Eagle Mountain City described as Bypass Road Parcel 1 in Exhibit B
of Deed Entry No. 19071:2005 of the Official Records of Utah County; thence along said Parcel
1 and along Parcel 2 of said Exhibit B of said deed the following 3 (three) courses and distances:
NO0°18°26”E 638.43 feet; thence along the arc of a 1,194.67 foot radius curve to the left 1,374.04
feet through a central angle of 65°53°55” (chord: N32°38°31”W 1,299.55 feet); thence
N65°29°30”W 421.12 feet to the easterly line of Sweetwater Road described as Exhibit C in Deed
Entry No. 19071:2005 of the Official Records of Utah County; thence along said roadway the
following 2 (two) courses and distances: Northeasterly along the arc of a 455.00 foot radius non-
tangent curve (radius bears: S65°17°44”E) 29.76 feet through a central angle of 3°44°53” (chord:
N26°34°42”E 29.76 feet); thence N28°27°09”E 317.98 feet to the southwesterly corner of that
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Exhibit “A” (continued)

Real Property conveyed to Eagle Mountain City described as Pony Express Trail D2 in Deed Entry
No. 63439:2005 of the Official Records of Utah County; thence Northeasterly along the arc of a
221.37 foot radius non-tangent curve (radius bears: N23°13°44”E) 306.85 feet through a central
angle of 79°25°10” (chord: N73°31°09”E 282.87 feet) to the southwesterly line of said Airport
Road; thence along said roadway the following 3 (three) courses and distances: S61°32°47”E
447.30 feet; thence along the arc of a 1,897.00 foot radius curve to the right 2,003.14 feet through
a central angle of 60°30°06” (chord: S31°17°44”E 1,911.37 feet); thence S1°02°41”E 460.79 feet
to the point of beginning.

Contains: 39.04+/- acres

PARCEL 36-D: A portion of the SE1/4 and the SW1/4 of Section 36, Township 5 South, Range
2 West, Salt Lake Base & Meridian, located in Eagle Mountain, Utah, more particularly described
as follows:
Beginning at a 2004 Utah County monument marking the South 4 Corner of
Section 36, TSS, R2W, S.L.B.& M.; thence N89°12°34”W along the Section line 280.88 feet to
the easterly line of Sweetwater Road described as Exhibit C in Deed Entry No. 19071:2005 of the
Official Records of Utah County; thence along said roadway the following 4 (four) courses and
distances: Northeasterly along the arc of a 2,405.00 foot radius non-tangent curve (radius bears:
S63°23°19”E) 28.20 feet through a central angle of 0°40°18” (chord: N26°56’50”E 28.19 feet);
thence N27°16°59”E 1,067.90 feet; thence along the arc of a 545.00 foot radius curve to the left
26.39 feet through a central angle of 2°46°26” (chord: N25°53’46”E 26.38 feet); thence
N24°30°33”E 884.25 feet to the southwesterly line of that Real Property conveyed to Eagle
Mountain City described as Bypass Road Parcel 2 in Exhibit B of Deed Entry No. 19071:2005 of
the Official Records of Utah County; thence along said Parcel 2 and along Parcel 1 of said Exhibit
B of said deed the following 3 (three) courses and distances: S65°29°35”E 421.11 feet; thence
along the arc of a 1,014.67 foot radius curve to the right 1,165.25 feet through a central angle of
65°47°56” (chord: S32°35°32”E 1,102.27 feet); thence S0°18°26”W 720.28 feet to the south line
of said Section 36; thence N89°22°22”W along the Section line 1,572.93 feet to the point of
beginning.
Contains: 51.84+/- acres

The Overland parcels contain 974.14+/- acres

Pony Express parcel

THE EAST 1/2 OF THE SOUTHWEST 1/4 AND THE WEST 1/ 2 OF THE SOUTHEAST
1/4 OF SECTION 11, TOWNSHIP 6 SOUTH, RANGE 2 WEST, SALT LAKE BASE AND
MERIDIAN. BASIS OF BEARING BEING N89°33'04"W BETWEEN THE MONUMENTS
LOCATED AT THE SOUTHEAST CORNER AND THE SOUTH 1/ 4 CORNER OF
SECTION 11, TOWNSHIP 6 SOUTH, RANGE 2 WEST, SALT LAKE BASE AND
MERIDIAN. BASED ON THE UTAH STATE PLANE COORDINATE SYSTEM, NADS&3.
CONTAINS 151.00 ACRES, MORE OR LESS. LESS AND EXCEPTING THE FOLLOWING
PARCEL OF LAND THAT WAS DEEDED TO EAGLE MOUNTAIN CITY FOR USE AS
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Exhibit “A” (continued)

PUBLIC SPACE (PONY EXPRESS TRAIL PARK): BEGINNING AT A POINT S00°20'56"E
2911.14 FEET AND S89°39'04"W 158.94 FEET FROM THE NORTH 1/ 4 CORNER OF
SECTION 11, T6S, R2W, SLB&M. BASIS OF BEARING BEING: S89°39'04"W BETWEEN
THE NORTHEAST CORNER AND THE NORTH 1/4 CORNER OF SAID SECTION 11.
THENCE S36°42'15"W 1810.28 FEET; THENCE N00°05'38"W 476.33 FEET; THENCE N36°
42'15"E 1243.06 FEET; THENCE S86°22'06"E 340.48 FEET TO THE POINT OF
BEGINNING. CONTAINING 10.00 ACRES, MORE OR LESS.

The Pony Express parcel contains 141.00 +/- acres

The Property contains 1,115.14+/- acres
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General Depiction of Property:

U AAAN SAANA AA Village © Land Cwnershis and Administration
DEVL 1112 {1134.14 acres) vulauc S Land Cwnership and Administration (o
Pony Express B viiage Bureau of Land Management RiEEuany
3 vinage 1 3 village 7 Rrivate; = ' Delail Area
nvmage 2 Village 8 State Trust Lands X W | v

4 ' ._“-
Village 3 3 vitage o 'Fﬂ‘ L
Village 4 : }'

R

§=

Seurces: Esri, HERET
Delorme, Intermap re|
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Master Plan
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Exhibit “C”

City’s Vested Laws

[not attached to recorded version]
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Exhibit “D”

Reimbursable Improvements

Remaining to be paid
Impact Fee Reimbursements Paid thru FY2017 to Owner Total

Excess Capacity - 12" Water Line S 206,458.16 | § 217,460.84 S 423,919.00
Excess Capacity - Airport Rd ROW S 107,719.64 | § 125,949.36 S 233,669.00
Parks S 623,948.12 | § 476,051.88 S 1,100,000.00
Sweetwater Rd - Construction Ph 1 S 872,332.51 | § 430,759.49 $ 1,303,092.00
Sweetwater Rd - Initial ROW S 30,000.00 | § 30,000.00 (a)| S 60,000.00
Water System Improvements S - S 750,000.00 (B)| S 750,000.00
TOTAL| $ 1,840,458.43 | $ 2,030,221.57 $ 3,870,680.00
Notes
(A) City-Owner agreement dated Aug. 15, 1999: DEVL 634 - Paragraph 1 (ROW value is $60,000; developer paid $30,000
in 1999).

(B) City-Owner Master Development Agreement dated Oct. 7, 2003: DEVL 703 - Paragraph IX on water system
improvements; City-Owner Election of Reimbursement Agreement dated Jul. 9, 2008 for reimbursement of $750,000
advanced funds; and City-Owner Release of Funds letter dated Aug. 4, 2010.
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Exhibit “E”
Parks and Open Space Examples

LARGE PARK EXAMPLES

Bellevue Park (Draper City)
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MEDIUM PARK EXAMPLES

Monterey Estates Park (Syracuse City)
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Exhibit “E” (continued)

SMALL PARK EXAMPLES
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Exhibit “F”

Village 1 Parks, Open Space, Trails, and Amenities Master Plan
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Exhibit “G”

Sample Owner’s Dedication Language for Plats

OWNER’S DEDICATION

KNOW ALL MEN by these presents that the State of Utah, acting through the School and
Institutional Trust Lands Administration, for good and valuable consideration received, does
hereby dedicate and convey to Eagle Mountain City, a political subdivision of the State of Utah,
for perpetual use of the public, those parcels of land designated herein as
, as shown on this plat, and to each public utility providing utility
services, non-exclusive easements over, on, under, and across the utility easements as shown or
referenced on this plat. [Add use restrictions, as applicable.]

Excepting and reserving to the State of Utah all coal, oil and gas, and other mineral deposits in the
dedicated lands.

In witness hereof we hereunto set our hands this ~ day of 20

STATE OF UTAH

THE STATE OF UTAH, ACTING THROUGH THE SCHOOL AND INSTITUTIONAL TRUST
LANDS ADMINISTRATION

, Director

APPROVED AS TO FORM

, Utah Attorney General

My commission expires: Notary Public
Residing in:
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Exhibit “H”

Trails Plan
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Cross-Section of Expansion of Pony Express Parkway
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EXHIBIT E

Parks & Open Space Examples
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LARGE PARK EXAMPLE:

Bellevue Park
(Draper City, 5 acre park)
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LARGE PARK EXAMPLE:

Ivory Ridge Park
(Lehi City, 10 acre park)
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MEDIUM PARK EXAMPLE:

Monterey Estates Park
(Syracuse City, 3 acre park)
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MEDIUM PARK EXAMPLE:

Colony Pointe Park
(Lehi City, 5 acre park)
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SMAL PARK EXAMPLE:
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SMALL PARK EXAMPLE:

Tuscan Estates Park
(South Ogden City, 2 acre park)

242



	Planning Commission Meeting Agenda
	2020-173 - Cover Page
	2020-174 - Cover Page
	2020-170 - Cover Page
	2020-170 - PC Minutes 03.10.2020 - DRAFT
	2020-169 - Cover Page
	2020-169 - Retaining Walls in PUEs
	2020-172 - Cover Page
	2020-172 - SP-1  Site Improvement Plan.pdf
	2020-172 - Colored Elevations.pdf
	2020-172 - Landscape Plan.pdf
	2020-172 - Monument Sign.pdf
	2020-172 - Pictures .pdf
	2020-176 - Cover Page
	2020-176 - 18-497 PARKWAY XROADS CONDO PLAT 2-27-20.pdf
	2020-171 - Cover Page
	2020-171 - Overland Village 2 Concept Plan
	2020-171 - Overall Villages Plan
	2020-171 - Overland Village 2 Traffic Study
	2020-171 - Overland MDP Map
	2020-171 - Overland MDA
	2020-171 - Overland Master Trails Plan
	2020-171 - Overland - Parks & OS Examples


From: Jessa Porter

To: Michael Hadley
Subject: Pictures

Date: Thursday, April 9, 2020 2:39:58 PM
Attachments: fb_af0a7ffb-f2ee-4cae-b5b8-b8159775344d.ong

Here you go!
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