
EAGLE MOUNTAIN
PLANNING COMMISSION MEETING

March 9, 2021, 5:30 PM 
Eagle Mountain City Council Chambers
1650 East Stagecoach Run, Eagle Mountain, Utah 84005

1. Discussion Items

 

5:30 P.M. - Eagle Mountain City Planning Commission Work Session  
This meeting will be an electronic meeting Pursuant to Utah Code Ann. 52-4- 207(4).

I, Mayor Tom Westmoreland, do hereby determine conducting an electronic meeting of the Eagle
Mountain City Planning Commission with an anchor location presents a substantial risk to the
health and safety of those who may be present at the anchor location and hereby authorize the
Eagle Mountain City Planning Commission to conduct electronic meetings without an anchor
location.

The foregoing determination is based on the following facts:
Federal, state and local leaders, including the Eagle Mountain City Mayor and City Council,
have all recognized a global pandemic caused by the spread of the COVID-19 virus.
Governor Herbert and the Utah Department of Health have recently issued updated orders in
response to record numbers of COVID-19 cases and COVID-19-related hospitalizations.
The orders implement statewide what has been termed a 'mask mandate' and have severely
limited social gatherings in an attempt 'to prevent and control the rapidly changing
consequences of COVID-19 throughout the state.'
It is difficult, if not impossible, to predict the number of attendees at any meeting and to
manage issues regarding social distancing in order to comply with applicable health orders.
COVID-19 poses a continuing and immediate threat to the health, safety, and welfare of
Eagle Mountain City residents and the public in general.
The City has the technological capability to provide means by which the public may hear, or
view and hear, the open portions of the meeting and to participate in public hearings.

To participate, please see the options below:

Those wishing to speak during the meeting, send a request and include your name, address, and
phone number to recordersoffice@emcity.org.

The public may monitor or listen to open portions of the meeting via Lifesize electronic meeting
through Granicus at the following website:
eaglemountaincity.com/cityrecorder/citymeetingsportal#meetingdocs.

https://eaglemountaincity.com/cityrecorder/citymeetingsportal#meetingdocs


 1.A DISCUSSION - Conflict of Interest and Open Meeting Law Training

 1.B DISCUSSION - Single-Family Detached in the MF1 Zone
A discussion regarding single-family detached housing as currently permitted within the
MF1 residential zoning district.

2. Pledge of Allegiance

3. Declaration of Conflicts of Interest

4. Approval of Meeting Minutes

 4.A February 23, 2021, Planning Commission Minutes
 PC Minutes 02.23.2021 - DRAFT

5. Status Report

6. Action and Advisory Items

 6.A PUBLIC HEARING - O'Reilly Auto Parts (Site Plan)

The request is for site plan approval of a proposed O’Reilly Auto Parts, commercial retail
business to be located southeast of Porter’s Crossing Parkway and Pony Express Parkway
(parcel 65.645.0003). The proposed commercial development will be located west of the
recently approved Dollar Tree and north of the Oak Hollow subdivision.

 Attachment #1 - Buffering
 Attachment #2 - Elevations
 Attachment #3 - Site & Landscape Plans

 6.B PUBLIC HEARING - Prairie Gate Business Campus (Recorded Plat Amendment)

Prairie Gate Business Park recorded plat amendment is a proposal to amend the lot lines
of a commercial subdivision located at 3709 East Campus Drive.

 Attachment #1 - Current Plat, Proposed Plat, and Aerial Image
 Attachment #2 - General Plan Pages 30-31
 Attachment #3 - Petition for Recorded Plat Amendment

 6.C PUBLIC HEARING - Pole Canyon NPA-11 (Preliminary Plat)
This is a request for a preliminary plat approval for the development of 20 residential lots
on about 5.6 acres of land. The property is located adjacent to the White Hills subdivision
along the north sides of Jackson and Jefferson Streets and the west side of Eisenhower

 

 

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

 

 

 

 
 

 

 

 
 
 
 

 
 
 
 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/840889/PC_Minutes_02.23.2021_-_DRAFT.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/d5f4885aebf59965d8bd6e5efd609dad0.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/847302/Attachment__1_-_Buffering.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/843943/Attachment__2_-_Elevations.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/843946/Attachment__3_-_Site___Landscape_Plans.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/8f3a1191cf037df2dd6694426fc262e60.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/847310/Attachment__1_-_Current_plat__proposed_plat__and_aerial_image.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/838468/Attachment__2_-_General_Plan_Page_30-31.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/838469/Attachment___3_-Petition_for_Recorded_Plat_Amendment.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/9803d729d989dab4871897b5666a11b70.pdf


Street. The proposed project is part of the Pole Canyon Master Development Plan (MDP)
and it referred to as NPA-11 within that plan and is zoned "Residential." The General Plan
future land use designation for the property is Neighborhood Residential One.

 Preliminary Plat
 Legal Description
 Civil Plans
 Traffic Study
 Water Model Report
 Pole Canyon Land Use Plan
 Planning Commission Minutes - June 14, 2016

7. Discussion Items

8. Next scheduled meeting

9. Adjournment

 
 
 
 
 
 
 
 

 

 

 

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.

CERTIFICATE OF POSTING

The undersigned, duly appointed City Recorder, does hereby certify that the above agenda notice was posted on this 5th day of March,
2021, on the Eagle Mountain City bulletin boards, the Eagle Mountain 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, MMC, City Recorder

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/844754/2021_0302_-_Preliminary_Plat_revised_-_Pole_Canyon_NPA-11.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/844757/2021_0210_-_Legal_Description_-_Pole_Canyon_NPA-11.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/844758/2021_0302_-_Civil_Plans_revised_-_Pole_Canyon_NPA-11.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/844755/2013_0807_-_Traffic_Study_-_Pole_Canyon_NPA-11.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/844756/2016_0426_-_Water_Model_Report_-_Pole_Canyon_NPA-11.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/844907/Pole_Canyon_Land_Use_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/844898/06.14.2016_PC_Minutes_-_Approved.pdf
https://www.emcity.org
https://www.utah.gov/pmn/index.html
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Planning Commission MEETING 
MINUTES
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5:30 P.M. – Eagle Mountain City Planning Commission Work Session

COMMISSION MEMBERS PRESENT: Jeremy Bergener, Matthew Everett, Christopher Pengra, 
Erin Wells, and Brett Wright. 

CITY STAFF PRESENT:  Pete Kane, Planning Manager; Tayler Jensen, Senior Planner; Jessa 
Porter, Planner; Fionnuala Kofoed, City Recorder; and Elizabeth Fewkes, Recording Secretary. 

Commissioner Wright called the meeting order at 5:30 p.m. 

1. Discussion Items

1.A. DISCUSSION – Conflict of Interest and Open Meeting Law Training

This item was postponed.

1.B. DISCUSSION – Zoning Transition Table

Planning Manager Pete Kane presented the item. He explained the City Council requested for the 
Planning Commission to examine the number of residential zoning transition categories on the 
table to determine if the table should be revised to combine any of the transition steps. 

1st 2nd 3rd 4th 5th 6th 7th 8th 9th

Current Zone Transition RA1 RA2 RD1 RD2
FR

FR
R1

R2 R3 RC MF1
MF2

Possible Zone Transition RA1 RA2 RD1 RD2
FR

FR
R1

R2 R3
RC

RC
MF1

MF1
MF2

Staff recommends adding “For adjacent properties zoned under previous development code zone 
classifications, the City will determine the property’s “equivalent” zone under the current 
development code based on the minimum/average lot size in that adjacent development,” to 
EMMC 17.60.160 to clarify existing practices. 

Commissioner Wells stated her support of the proposed changes and inquired based upon Mr. 
Kane's understanding of City Council discussion if the presented amendments will be sufficient 
or if the Council desires more thorough amendments.

Mr. Kane stated that the City Council directive for the Commission to review the table did not 
include specific direction other than requesting for the Commission to examine reducing the 
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transitions. He recommended the review to include providing the City Council with the 
reasoning for their recommendation for any action determined appropriate by the Commission or 
should the Commission determine to recommend no further action. 

Commissioner Pengra stated he feels it would be appropriate to allow half-acre lots adjacent to 
five-acre lots in order to reduce transitioning steps for larger lots. Although, he recognizes other 
Commissioners have expressed opposing views in the past.

Commissioner Wells strongly disagreed with Commissioner Pengra’s recommendation due to 
animal rights concerns. She stated she might consider combining some of the large-lot categories 
but believes a half-acre lot adjacent to a five-acre lot is inappropriate. 

Commissioner Everett expressed a willingness to consolidate the large lot transitioning but not to 
the extent recommended by Commissioner Pengra in consideration of potential animal rights 
conflicts. Due to statements by developers, he feels it is unlikely for the City to develop many 
additional five-acre or larger lots and the majority of the existing five-acre lots are adjacent to 
already developed and/or designated uses. He recommended clarifying that the lot size 
recommendations are minimums and that developers can buffer with larger lots than indicated as 
the lot size minimum in the residential zones. 

Mr. Kane explained that the transition standards currently require one of the appropriate zone 
transitions to fulfill the buffering requirements and developers are unable to request a zone for 
their subject property not indicated as a compatible buffer on the zone transition table. 

Senior Planning Tayler Jensen clarified that previous transitioning standards had restricted lot 
size minimums without setting lot size maximum requirements.

Commissioner Wright noted the eastern boundary of the City is designated for Agricultural/Rural 
Density One and Agricultural/Rural Density Two large lot products. He advocated their 
discussion to include preservation of that area of the City and felt that changes to the standards 
could reduce the likelihood of those products being developed in the City in the future. He 
concurred with Commissioner Wells and thinks that the removal of the lot-size transition table 
accomplished some of what Commissioner Pengra suggested to permit greater variance in 
adjacent lot sizes. He recommended retaining the current zone transitions. 

Commissioner Bergener stated that he was open to finding areas to reduce the transitions. He 
expressed his preference to find a median solution as a compromise to the options proposed. 

Commissioner Wright recognized that the City had received public comment on the item and 
explained as the discussion item does not include a public hearing, the City is not taking public 
comments on the item at this time. The opportunity to make public comment on the item will 
occur at future meetings should the Commission move forward with an amendment.

Commissioner Pengra reiterated he felt he did not have the proper background to make minute 
Municipal Code adjustments. However, he noted that during his life he has lived in many 
housing types due to variance and difficulties in economic circumstances. He recognized the 
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need for transitioning and protecting animal rights but expressed concern in creating a perception 
of elitism. He noted that half-acre and larger lots have animal rights similar to larger lots and 
concurred with the unlikelihood of developing additional five-acre or larger lots due to the 
current development costs. 

Discussion ensued regarding desired and potential zone transition amendments including setting 
lot size minimums while permitting larger lots than the required adjacencies and potential 
unintended repercussions and ways to encourage larger-lot products due to developer tendencies 
to request increased rather than decreased density.

Commissioner Wells noted that while she is passionate about protecting animal rights, she 
agreed that current circumstances indicate the development of five-acre or larger lots unlikely 
and thus is willing to consider reducing the transitioning step categories for larger lot sizes.  

Mr. Kane further explained the purpose of the discussion was due to the proposed removal of the 
lot size transition table and concerns regarding the impact of transitioning on product type and 
use conflicts especially transitioning from commercial uses. 

Discussion ensued regarding concerns that the standards unintentionally require higher-density 
uses to meet the buffering requirements and the appropriate transitions. 

Commissioner Pengra recommended a five-step transition table. 

The Commission determined the table required additional consideration. 

Commissioner Wells concurred that the retention of the lot size table could facilitate the 
compression of the zone transition table and expressed she had had concerns with their previous 
recommendation to remove the lot size transition table. 

Commissioner Wright agreed that the inclusion of a lot size transition table would alleviate many 
of his concerns with recommending the reduction of residential adjacencies in the zone transition 
table. He requested for staff to prepare a table with fewer transition steps and a reexamination of 
the lot size transition table to encourage large lot development and lot size variety within zones 
to help mitigate adjacency concerns. 

The meeting was recessed at 6:25 p.m. 

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

Commissioner Wright called the meeting to order at 6:31 p.m. 

2. Pledge of Allegiance

Recording Secretary Elizabeth Fewkes led the Pledge of Allegiance. 

3. Declaration of Conflicts of Interest
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None. 

4. Approval of Meeting Minutes

4.A. January 26, 2021, Planning Commission Minutes

Commissioner Wells requested clarification regarding Commissioner Everett’s statement that 
was added to the minutes regarding disagreement with Mr. Jensen’s presentation, as per her 
recollection, staff had been in agreement that the Commissioners could have one-on-one 
discussions outside of meetings that did not result in a decision on items. 

Commissioner Everett requested for “and disagreed with Mr. Jensen’s presentation” to be 
removed. 

MOTION: Commissioner Everett moved to approve the January 26, 2021 minutes as 
amended. Commissioner Wells seconded the motion. Those voting aye: 
Jeremy Bergener, Matthew Everett, Christopher Pengra, Erin Wells, and 
Brett Wright. The motion passed with a unanimous vote.

4.B. February 9, 2021, Planning Commission Minutes

Commissioner Wright requested an amendment to page 10 correcting “legislated” to “legislative.”

MOTION: Commissioner Everett moved to approve the February 9, 2021 minutes as 
amended. Commissioner Pengra seconded the motion. Those voting aye: 
Jeremy Bergener, Matthew Everett, Christopher Pengra, and Brett Wright. 
Those voting nay: None. The motion carried with a vote of 4:0. Commissioner 
Wells abstained as she was not in attendance at the February 9, 2021 meeting. 

5. Status Report

Mr. Kane stated during the February 16, 2021 City Council work session the Ault Farms Master 
Development Plan, rezone, and General Plan amendment was moved forward to a future policy 
session with direction to revise the plan to further reduce the density. During policy session, the 
Brylee North General Plan amendment and rezone were both unanimously denied due to the 
history of the project and concern with further reducing the commercial acreage. The public 
hearing for Scarlet Ridge Estates was held for the Transportation Master Plan of the General 
Plan and rezone; however, public hearings were not held for the master development plan or 
preliminary plat due to the tabling of all three applications due to concerns with the number of 
lots, the number of one-acre lots, and a desire for a higher average lot size acreage. The Scarlet 
Ridge Estates applications and public hearing have been noticed and rescheduled for the March 
2, 2021 City Council policy session. Closed sessions discussions were held regarding the Hidden 
Hollow Phase C consideration of density vesting and the request was tabled, and the City 
Attorney is working with the applicant to determine next steps. 
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6. Action and Advisory Items 

6.A. PUBLIC HEARING – The Pinnacles (Master Development Plan, General Plan 
Amendment, Rezone)

Mr. Kane presented the item. The subject property is approximately 161 acres of land on the 
north side of Aviator Ave and west of the Brylee Farms development. The property is currently 
zoned Agriculture and identified in Future Land Use Map for Employment Center/Campus and 
Neighborhood Residential One. 

The applicant had submitted a rezone and General Plan amendment request last summer that 
included a mix of single-family, multifamily, and business park uses. The Planning Commission 
recommended using the CC zone along Aviator Ave, noting the CC zone conflicted with the 
General Plan but would provide a buffer to the residential uses. 

A master development plan has been submitted and includes a rezone and General Plan map 
amendment; the latest revised plans call for a rezone to R3, RC, MF1, MF2, CC, and OS-I. The 
northern approximately 65 acres would remain Agriculture and a General Plan amendment to 
Neighborhood Residential One, Neighborhood Residential Two, Neighborhood Residential 
Three, and Community Commercial. The northern approximately 65 acres would remain 
Employment Center/Campus.

The adjacent properties General Plan land use designations include Employment Center/Campus 
to the north and west of the project and Business Park/Light Industry to the southwest. Adjacent 
property zoning includes commercial to the northeast and residential to the east and south. 

The plan calls for three connections via Aviator Avenue, two connections into the northern 
Business Campus, a connection from the Business Campus to Brylee North at the northeast, and 
a potential connection under or over the future freeway to the property to the north. 

The plan includes two large parks within the single-family portion of the development. These 
two parks would be dedicated to the City and meet the two-acre minimum size for dedication. 
Each of the multi-family areas will be required to provide open space and amenities as a part of 
their site plan and platting process. 

The property’s General Plan land uses are designations indicate approximately 101 acres 
(representing 63% of the total acreage) of Employment Center/Campus and approximately 60 
acres (27%) Neighborhood Residential One. The plan calls for 65.02 acres (40%) of 
Employment Center/Campus, 21.16 acres (13%) of Neighborhood Residential One, 31.7 acres 
(20%) of Neighborhood Residential Two, 26.55 acres (17%) of Neighborhood Residential Three, 
and 16.63 acres (10%) of Community Commercial. 

The proposed General Plan amendments would retain 64 percent of the Employment 
Center/Campus; the remaining acreage would change to Neighborhood Residential One, 
Neighborhood Residential Two, Neighborhood Residential Three, and Community Commercial. 
For the Neighborhood Residential One portion, 35 percent of the land use would not change, and 
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the remainder would change to Neighborhood Residential Two, Neighborhood Residential 
Three, and Community Commercial. Based on the proposed zoning, staff notes that the area 
proposed for MF1 zoning should receive a land use designation of Neighborhood Residential 
Two instead of Neighborhood Residential Three. 

The rezone requests CC on 16.67 acres (representing 10% of the total acreage of the property), 
R3 on 11.21 acres (7%), RC on 31.86 acres (20%), MF1 on 12.41 acres (8%), MF2 on 13.88 
acres (9%) and OS-I on 9.69 acres (6%). Staff recommends consideration of changing some of 
the RC zone to R3. The R3 zone has a minimum lot size of 6,500 square feet and an average lot 
size of 8,500 square feet. The RC zone has a minimum lot size of 4,500 square feet and an 
average lot size of 6,000 square feet. Staff also recommends consideration to change the CC 
zone to the CN zone due to the Brandon Park development to the south which has an 
approximate equivalency to an R2 zone under current standards. 

Staff recommends that the Planning Commission motion to recommend approval of the General 
Plan amendments to the City Council, for the reasons set forth in the staff report and in the 
meeting, with the following conditions:

1. That the areas to be zoned MF1 be amended to Neighborhood Residential Two; and
2. That any requested changes to the proposed zoning districts be reflected in the 

appropriate request for land use designation.

Staff recommends that the Planning Commission motion to recommend approval of the rezoning 
to the City Council, for the reasons set forth in the staff report and in the meeting, with the 
following conditions:

1. That the CC zone be changed to the CN zone; and
2. That some portions of the RC zone be changed to the R3 zone.

Staff recommends that the Planning Commission motion to recommend approval of the master 
development plan, for the reasons set forth in the staff report and in the meeting, with the 
following conditions:

1. The concept plan should be updated to indicate proposed road widths;
2. That any conditions approved for rezoning and the General Plan amendment be revised 

within the plans;
3. That the future freeway land be dedicated for the right-of-way; and
4. That the northern approximately 65 acres of land either be noted as Future 

Development/Business Campus for a later amendment to the MDP or permitted to be 
applied for as a separate MDP.

Mr. Kane clarified that the Brandon Park development to the south is the only adjacency to the 
development that would not adhere to the current land use transition standards for the zoning 
requested in the application. The zoning conflict is the reason why staff recommends the 
southern zoning for the project to be CN rather than CC. 

Applicant representative Andy Flamm presented previous concept plans and the associated 
incorporation of the feedback he had received from the Planning Commission and City Council. 
When he submitted a plan in October 2020, staff informed the applicant the current transition 
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standards had been implemented and the plan did not adhere to the new standards. He updated 
the plan to adhere to the transition standards which required reducing the number of R3 units and 
adding RC units to buffer along the townhomes to the northeast of the development and the 
commercial uses to the south. The dedication of the right-of-way for the future freeway does not 
meet the State Code proportionality test as it requires the donation of land in excess of the 
portion of land utilized by the project. He expressed his willingness to work with staff to find a 
solution regarding the right-of-way dedication. 

Commissioner Wells inquired if the applicant was willing to increase the R3 units on the 
southeast portion of the project along the west edge that was not adjacent to townhomes. 

Mr. Flamm stated he was open to adding additional R3 units along the eastern edge of the 
property. 

Commissioner Wright inquired if the applicant was willing to amend the proposal to change the 
CC use to CN which would allow for R3 units in place of the RC units above the commercial 
area on the south of the development. 

Mr. Flamm stated the CN zone allows most of the same uses as the CC zone. They had suggested 
the CC zone to permit the additional uses along Aviator Avenue but were willing to amend the 
plan to CN uses as they did not currently have plans to develop a use not permitted in the CN 
zone. He said he also develops commercial projects and intends to begin seeking commercial 
uses for that area. The Business Campus area is not being requested for rezoning at this time. 

Mr. Kane clarified that Aviator Avenue is designated as a collector road not an arterial. Should 
the northern portion of the property be developed as commercial uses on a separate application, 
only the northwest corner of the residential portion of the property would be requested for 
dedication to the City. The portion of the property requested for a right-of-way dedication for the 
future freeway would be reevaluated with the development of the northern portion once the 
alignment of the freeway is determined. The City is only seeking the dedication of the 
approximate one-acre of land northeast of the MF2 units in association with this application. 

Commissioner Wright opened the public hearing at 7:12 p.m. No comments were submitted to 
the City Recorder's Office and no public was in attendance to make comment. As there were no 
comments, Commissioner Wright closed the hearing.

Commissioner Everett thanked the applicant for incorporating the feedback received during the 
various reviews of the project. He expressed his support of the plan and the recommendations to 
change some of the RC to R3. He noted deficiency in the transition standards that required the 
reduction in the R3 to prevent the R3 product adjacency to the MF1 and CC uses that resulted in 
smaller the lot sizes in this project and potentially increased density for other new developments 
adjacent to existing or vested uses. 

Commissioner Wells supported changing the CC to CN and the staff recommendations to 
increase the R3 product, with the exclusion of the portion adjacent to MF1 units which would not 
adhere to the transition standards. 
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Commissioner Pengra acknowledged the amendments made by the applicant to accommodate 
previous feedback and the changes in City standards. 

Commissioner Bergener expressed appreciation for the review of the history of the project and 
concurred with the suggestions to change the CC to CN and increasing the R3. 

Commissioner Wright reiterated appreciation for the applicant’s willingness to amend the 
project. Although he generally supports reduction in density, he believes higher-density uses are 
appropriate for this area of the City due to the future freeway and the intended non-residential 
uses to the north. He agreed with changing the CC to the CN to allow an increase in the R3 
product. 

Mr. Flamm verified that the roads in the multifamily developments will be private roads and road 
widths will adhere to City requirements. 

MOTION: Commissioner Wells moved to recommend approval to the City Council of 
The Pinnacles rezone with the following conditions:

1. The CC zone shall be changed to the CN zone;
2. The RC zone north of the CN zone and south of the OS-I zone shall 

be changed to the R3 zone except for the units adjacent to the MF2 to 
the west; and 

3. The RC zone east of the north-to-south road in the center of the project 
shall be changed to R3 except for the units adjacent to the multifamily 
portions to the west and east and except for the RC at the very north 
adjacent to the Business Campus. 

Commissioner Pengra seconded the motion. Those voting aye: Jeremy 
Bergener, Matthew Everett, Christopher Pengra, Erin Wells, and Brett 
Wright. The motion passed with a unanimous vote.

MOTION: Commissioner Wells moved to recommend approval to the City Council of 
The Pinnacles Master Development Plan with the following conditions:

1. The concept plan shall be updated to indicate proposed road widths;
2. The conditions approved for rezoning and the General Plan 

amendment shall be revised within the plans;
3. The approximately one-acre parcel northwest of the MF2 be dedicated 

to the City for the future freeway right-of-way; and
4. The northern approximately 65 acres of land either be noted as Future 

Development/Business Campus for a later amendment to the MDP or 
permitted to be applied for as a separate MDP.

Christopher Pengra seconded the motion. Those voting aye: Jeremy 
Bergener, Matthew Everett, Christopher Pengra, Erin Wells, and Brett 
Wright. The motion passed with a unanimous vote.

MOTION: Commissioner Wells moved to recommend approval to the City Council of 
The Pinnacles General Plan amendment with the following conditions:
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1. The areas to be zoned MF1 shall be amended to Neighborhood 
Residential Two; 

2. The requested changes to the proposed zoning districts shall be 
reflected in the appropriate request for land use designation; and

3. The land proposed to be zoned as R3 shall be amended to 
Neighborhood Residential One. 

Commissioner Bergener seconded the motion. Those voting aye: Jeremy 
Bergener, Matthew Everett, Christopher Pengra, Erin Wells, and Brett 
Wright. The motion passed with a unanimous vote.

7. Discussion Items

8. Next scheduled meeting

The next meeting is scheduled for March 9, 2021. 

9. Adjournment

MOTION: Commissioner Pengra moved to adjourn the meeting at 7:36 p.m. 
Commissioner Everett seconded the motion. Those voting aye: Jeremy 
Bergener, Matthew Everett, Christopher Pengra, Erin Wells, and Brett 
Wright. The motion passed with a unanimous vote.

The meeting was adjourned at 7:36 p.m. 

Approved by the Planning Commission on March 9, 2021.

______________________________________
Steve Mumford, AICP 
Assistant City Administrator/Community Development Director



ACTION ITEM:
Yes

PUBLIC HEARING:
Yes

PREPARED BY:
Tayler Jensen, Planning

BACKGROUND:

Creed Richardson (Leading Tech Development) has proposed a site
plan for an O’Reilly Auto Parts to be located at 4266 East Pony
Express Parkway, which is southeast of Porter’s Crossing Parkway
and Pony Express Parkway (parcel 65.645.0003). The proposed
O’Reilly Auto Parts is located adjacent to the recently approved
Dollar Tree and backs onto homes in the Oak Hollow subdivision.
The parcel is zoned commercial and has already been platted.

ITEMS FOR CONSIDERATION:

This proposal is for a Site Plan, per EMMC 17.100.050 B, any
commercial lot which abuts a residential use shall be effectively
screened by a combination of a wall, fencing, and landscaping of
acceptable design. The proposed O’Reilly Auto Parts does back onto
the Oak Hollow subdivision, which is buffered by an existing six-foot
(6’) masonry wall, however, as the wall follows the natural grade of
the land, there are a few lots that are not “Effectively Screened”.
EMMC 17.35.050 F states require buffering or transitioning when
built adjacent to residential uses, an EMMC 17.60.110 D requires
applicants to provide a headlight screen. As the natural dip in the
existing wall is roughly in line with the dip in the wall Staff
recommends the planting of evergreen trees, increasing landscaping,
and/or increasing the height of the wall (or building a new wall) in
designated locations to provide effective screening. (Attachment #1 –
Buffering)

4266 East Pony Express Parkway is zoned Commercial, and the
future land use designation is “Community Commercial.” As a

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

MARCH 9, 2021

TITLE: PUBLIC HEARING - O'Reilly Auto Parts (Site Plan)

ITEM TYPE: Site Plan

APPLICANT: Creed Richardson (Leading Tech Development)



general retail sales use, O’Reilly Auto Parts is a permitted use in this
location.

Commercial Design Standards - Compliance with EMMC 17.72
Commercial and Multifamily Design standards are addressed below.
As a commercial development, O’Reilly Auto Parts must comply
with these standards.

Per EMMC 17.72.030 A.1, the primary entrance to the building
should orient toward the street, and if not the street-facing façade
should include entrances, display windows, awnings, increased
architectural elements, increased landscaping, and other pedestrian-
oriented features.  The street-facing façade (North Elevation) does
not include the primary entrance to the building. While it does feature
windows, an awning and a sidewalk path are provided from the trail
along Pony Express Parkway to the main entry (West Elevation
incorrectly labeled “East Elevation”) it is up to the Planning
Commission to determine if there are enough architectural elements
to comply with this provision.  (Attachment #2 – Elevations)

EMMC 17.72.040 A requires the building to be similar in style to
adjacent buildings.  The proposed building is similar in appearance to
Dollar Tree, but the color palette is much lighter than both Dollar
Tree and Eagle Vision.  Staff recommends the elevations be updated
to include stacked stone and materials similar in color to Dollar Tree
and Eagle Vision. (Attachment #2 – Elevations)

EMMC 17.72.030 B requires the main entrance of a structure to
orient to major sidewalks pedestrian ways, plazas, courtyards, or
other public spaces. Main entrances shall also be clearly identifiable,
and consist of a sheltering element such as a porch, stoop awning,
arcade, or portico. All parking in the proposed site plan is to the rear
or side of the building. While the main entry is not oriented toward
Pony Express Parkway, a pedestrian path is provided connecting the
Trail along Pony Express Parkway to the front door. The main
entrance is clearly identifiable and does include a sheltering element.
It is the opinion of staff that the main entrance complies with
standards of EMMC 17.72.040 B.

EMMC 17.72.040 C states “The primary roof form of a structure
should help reduce the perceived scale of the building. All
commercial buildings shall contain either sloping roofs with
overhanging eaves or a decorative parapet and multiple roof planes
and heights. Decorative cornices and roof projections such as cupolas



or towers are also encouraged.” The proposed elevations do not
include sloping roofs, nor do they include decorative parapet, and
only very minor changes in rooflines. It is the opinion of staff that
elevations should be amended to include a tower or to increase the
height of the parapet above the main entry and columns to give the
appearance of different roof planes and heights. (Attachment #2 –
Elevations)

EMMC 17.72.040 D states “…Buildings shall include façade
modulation (stepping portions of the façade), horizontal and vertical
divisions (textures or materials), window patterns, offsets, recesses,
projections, varied front setbacks or staggered and jogged unit planes
within the same structure…to avoid large, featureless and/or
panelized surfaces on commercial buildings.” The proposed
development includes the use of different materials, proposes
different colors and textures, and uses different planes. It is the
opinion of staff that the elevations comply with the standards of
EMMC 17.72.040 D.

EMMC 17.72.040 E states “Pedestrian-scaled architectural
features/details shall be incorporated into commercial buildings to
orient the building to pedestrian activity and to increase the overall
visual appeal of the structure…Commercial buildings shall
incorporate a majority of the following architectural details: reveals,
canopies, awnings, popouts, columns, decorative trim and moldings,
architectural lighting, ornamental cornices, decorative masonry
pattern, decorative doors and windows, exposed timbers, and trellis
structures. All sides of a building shall include the chosen details.”
The proposed elevations include awnings, columns, decorative trim,
and architectural lighting. Utilizing four (4) of the twelve (12)
architectural features. It is the opinion of staff that at least three (3)
additional architectural features should be added to the elevations to
comply with EMMC 17.72.040 E 1. (Attachment #2 – Elevations)

EMMC 17.72.040 F states “Buildings should incorporate materials
used throughout the city and be similar in character and architectural
theme as significant neighboring structures…All commercial
buildings shall avoid large panelized products or featureless surfaces.
Commercial buildings shall utilize an appropriate mixture of building
materials on all sides. As the proposed building uses a mixture of
materials are used on all sides of the structure, avoids large panelized
products, and is similar in style to surrounding buildings (namely
Dollar Tree) it is the opinion of staff that the proposal largely



complies with EMMC 17.72.040 F.

EMMC 17.72.040 G states “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.” The
proposed elevations are lighter in color than neighboring buildings.
Staff recommends that the building color palette be amended to be
similar to that used on the Eagle Vision and Dollar Tree
developments. (Attachment #2 – Elevations).

EMMC 17.72.040 I states “All lighting shall be designed and directed
downward to prevent light glare from adversely affecting
neighboring uses/properties. The light bulb or a light source of a
building shall not be visible from beyond the property…” All
lighting has been designed to comply with the Dark Sky Ordinance.
The applicant has provided a photometric plan showing no light
trespass onto neighboring properties, and confirming no more than
100,000 lumens per acre.  Light poles are shown as 17’ on top of a 2’
base. Per EMMC 17.56.060 A “Parking lot lighting poles shall be
sized in a manner that the top of any fixture does not exceed 17 feet
above grade. Based on this staff recommends all parking lot lighting
be no more than 17’ above the pavement.

EMMC 17.72.040 K states “All mechanical equipment shall be
screened so as not to be visible from any public or private streets…”
All mechanical equipment is screened and placed on the roof, and
therefore this proposal complies with EMMC 17.72.040 K.

 

EMMC 17.72.040 L states “Storage, and loading areas and trash
enclosures shall be located out of view from public streets and shall
be screened and designed with the architectural style of the building,
including materials, colors, details, etc.” Loading areas are located
behind the building and are not visible from Pony Express Parkway,
and a masonry dumpster has been provided, however, staff
recommends that color renderings or material/color schedule details
of dumpster enclosure be provided to confirm compliance with code.

Other Items for consideration

This project has shared access onto Pony Express Parkway with
Dollar Tree. The access road is less than forty feet (40’) in width, and



stubs access to future development to the east, and sufficient off-
street truck packing and loading space is provided putting it in
compliance with EMMC 17.100.050 C 1-4 and 17.100.050 D.

Per EMMC 17.55.120 table C, retail establishments shall have a
minimum parking requirement of 1 stall per 300 SF of gross floor
area, and a maximum of 1 stall per 200 SF of gross floor area. With a
building size of 7,400 SF, the parking requirement for this project is
between 25 – 37 parking stalls. The applicant is proposing 28 parking
stalls. Per EMMC 17.55.120 table B, a minimum of two ADA
parking stalls are required, and the applicant is providing two ADA
stalls, therefore this proposal complies with parking requirements.

Per EMMC 17.35.050 K “Convenient bicycle parking shall be
provided in locations that do not interfere with pedestrian
circulation.” No bicycle parking is provided, thus the applicant is not
in compliance. A potential location is the hashed asphalt at the north end of
the parking area at the front of the building or within the landscaped area to
the east of the pedestrian access between PEP and the building. Staff believes
this may help with that “pedestrian” design along the north face.

A monument sign has been proposed in this site plan, the sign
proposal shall comply with EMMC 17.80.

Per table 17.60.160 B there shall be a minimum buffer of 10’ which
includes trees, wall, fence, and headlight screen with the residential
uses to the south. While this buffer is largely provided additional
screening is required in a few locations due to the existing wall
following the natural topography and not providing sufficient
headlight screening.

REQUIRED FINDINGS:

Site Plan approvals are based upon compliance with City Code
requirements and requirements of any applicable development
agreements. The approval criteria for a Site Plan can be found in
EMMC 17.100.030.

RECOMMENDATION:
The following are examples of appropriate motions which the



Planning Commission may make.
 
We the Planning Commission make a motion to recommend approval
of the O'Reilly Auto Parts Site Plan to the City Council, for the
reasons set forth in the staff report and in the meeting, with the
following conditions:
 

1. The applicant plants Evergreen trees, increases landscaping,
and/or increase the height of the wall (or builds a new wall) in
the designated locations to provide effective screening between
this project and the Oak Hollow homes.

2. Elevations shall be updated to include stacked stone and
materials similar in color to Dollar Tree and Eagle Vision

3. Elevations shall be amended to include a tower or to increase
the height of the parapet above the main entry and columns to
give the appearance of different roof planes and heights.

4. At least three (3) additional design elements designated in
EMMC 17.72.040 E.1 are added to all four elevations.

5. The primary color of the building shall be similar to that used
on Eagle Vision and Dollar Tree.

6. All parking lot lighting shall be no more than 17’ above the
pavement.

7. Color rendering or material/color details of dumpster enclosure
is provided to confirm compliance with code.

8. Bicycle parking shall be provided in compliance with EMMC
17.35.050 K.

 
Or
 
The Planning Commission moves to table the application to allow the
applicant time to update the plans to comply with the City Code,
including:
 

1. The applicant plants Evergreen trees, increase landscaping,
and/or increase the height of the wall (or build a new wall) in
the designated locations to provide effective screening.

2. Updating elevations to include stacked stone and materials
similar in color to Dollar Tree and Eagle Vision

3. Updating elevations to include a tower or to increase the height
of the parapet above the main entry and columns to give the
appearance of different roof planes and heights.

4. Providing at least three (3) additional design elements



designated in EMMC 17.72.040 E.1 are added to all four
elevations.

5. Primary color palette amended to be similar to that used on
Eagle Vision and Dollar Tree.

6. Ensuring all parking lot lighting is no taller than 17’ above the
pavement.

7. Providing staff a color rendering or material / color details of
dumpster enclosure to confirm compliance with code.

8. Providing bicycle parking in compliance with EMMC
17.35.050 K.

 

ATTACHMENTS:
 Attachment #1 - Buffering
 Attachment #2 - Elevations
 Attachment #3 - Site & Landscape Plans

 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/847302/Attachment__1_-_Buffering.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/843943/Attachment__2_-_Elevations.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/843946/Attachment__3_-_Site___Landscape_Plans.pdf
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1 SCALE: 1/8" = 1'-0"
EAST ELEVATION (MAIN ENTRANCE)

2 SCALE: 1/8" = 1'-0"
RIGHT ELEVATION (NORTH)

ELEVATION LEGEND

KEYNOTE DESCRIPTIONHATCH

24 GAUGE KYNAR COATED METAL COPING

(PROVIDED BY METAL BUILDING MANF.)

PRE-FINISHED METAL COLLECTOR HEAD &

DOWNSPOUT (SIZED & PROVIDED BY METAL

BUILDING MANF.)

STO 'SMOKED PUTTY' 93240 (NA10-0053) - SHERWIN

WILLIAMS - 'AESTHETIC WHITE' - SW7035

STO 'SANDSTONE' 93860 (NA10-0052) - SHERWIN

WILLIAMS - 'BALANCED BEIGE' SW7037

EIFS-1

EIFS-2

PC

DNS

COLOR

SILL

STEEL DOOR & HOLLOW METAL

FRAME

SEE ELEVATIONS

D&F

N/A

PAINTING NOTES:

CMU - (1) COAT OF S-W LOXON BLOCK SURFACER A24W200 (OR EQUAL).

(2) COATS OF S-W CONFLEX XL ELASTOMERIC HIGH BUILD 

COATING, A5-400 SERIES (OR EQUAL)

METAL-  (2) COATS OF S-W METALATEX ACRYLIC SEMI-GLOSS (B42 SERIES)

LINTELS- PAINT STOREFRONT LINTELS PER 'METAL' NOTE ABOVE WITH SHERWIN

WILLIAMS 'BALANCED BEIGE' SW7037 AFTER PRIMING WITH

(1) COAT OF S-W PRO INDUSTRIAL PRO-CRYL UNIVERSAL PRIMER

(B66-310 SERIES)

3 3/8" x 3 5/8" EIFS SILL W/ BEVEL

- SEE DETAIL 7/A-2.1

EIFS - COLOR 2 (FINISH -

PRODUCT STO 310)

EIFS - COLOR 1 (FINISH -

PRODUCT STO 310)

500

STOREFRONT TYPE

(REFER TO SHEET

A1.0)

DOOR NUMBER

(REFER TO SHEET

A1.0)

SP-RB

DECK

SCNC

LSI LED PATRIOT WALL SCONCE

@ 8'-8" A.F.F. (SEE ELECTRICAL)

BRZ - 'BRONZE'

SPLIT FACED CMU VENEER -

RUNNING BOND

SHERWIN WILLIAMS - 'VIRTUAL

TAUPE' - SW7039, SATIN PAINT

3'-0" METAL DECK CANOPY - HANGER ROD

SUPPORTED W/ 8" FASCIA - SUPPLIED &

INSTALLED BY SIGN VENDOR - GC TO PROVIDE &

INSTALL WALL BOLTS (SEE A-4.0)

SHERWIN WILLIAMS - 'ENVY' - SW6925

SHERWIN WILLIAMS - 'VIRTUAL

TAUPE' - SW7039

A2.0

E
L
E

V
A

T
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O

N
S

3 SCALE: 1/8" = 1'-0"
REAR ELEVATION (WEST)

4 SCALE: 1/8" = 1'-0"
LEFT ELEVATION (SOUTH)

SDNG-1

SDNG-G

SHERWIN WILLIAMS - 'ENVY' - SW6925,

SATIN PAINT

SHERWIN WILLIAMS - 'ENVY' - SW6925

SHERWIN WILLIAMS - 'BALANCED

BEIGE' - SW7039, SATIN PAINT

SHERWIN WILLIAMS - 'AESTHETIC

WHITE' - SW7035

SHERWIN WILLIAMS - 'BALANCED BEIGE'

SW7037

8" PROFILE FIBER CEMENT LAP

SIDING - SMOOTH FINISH

8" PROFILE FIBER CEMENT LAP

SIDING - SMOOTH FINISH

FIBER CEMENT TRIM - SMOOTH FINISH

TRIM-1

PNL-1

FIBER CEMENT PANEL SIDING -

SMOOTH FINISH

STO 'SMOKED PUTTY' 93240 (NA10-0053) - SHERWIN

WILLIAMS - 'AESTHETIC WHITE' - SW7035

EIFS-3

EIFS-4

EIFS - (FINISH - PRODUCT STO

310)

STO OR SHERWIN WILLIAMS COLOR TO MATCH

STOREFRONT FRAME

EIFS - (FINISH - PRODUCT STO

310)

STO OR SHERWIN WILLIAMS COLOR SW9179

'ANCHORS AWAY'

AWNG-1 FABRIC AWNING ON METAL FRAME

FABRIC COLOR EQUAL TO SERGE FERRARI

SOLTIS PROOF 502 (PRÉCONTRAINT® SATIN)

AWNING WALNUT STAIN 502V2-2137C

FRAME COLOR TO BE BLACK
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ACTION ITEM:
Yes

PUBLIC HEARING:
Yes

PREPARED BY:
Tayler Jensen, Planning

BACKGROUND:

Prairie Gate is a five (5) lot business campus project located in the
Ranches Gateway neighborhood of Eagle Mountain, at the southeast
corner of Ranches Parkway and State Road 73. Originally approved
on June 1, 1999, the plat was recorded on April 5, 2000.  To date, all
development in the campus has been on the south side of Campus
Drive and includes Garden Near the Green, the Direct
Communications Building, and Miller Chiropractic.

Of the two lots north of Campus Drive within the currently approved
plat (Lots 1 and 5), only lot 1 (parcel 38:302:0001) is allowed access
onto Campus Drive. Lot 5 has no access to Campus Drive and is
deeded as Private Open Space to The Ranches LC on the plat (and is
currently owned by EMC). Lot 5 includes only open space, including
the Ranches Waterfall sign.

The applicant (Dan Ford) is proposing the following amendment to
the plat.

Creation of “Parcel A” which would include open space
(including the Ranches Waterfall Sign). Eagle Mountain City
would retain ownership of this parcel.
Creation of two lots from the remaining land, both with access
onto Campus Drive. (Attachment #3: Petition for Recorded
Plat Amendment)

The purpose of this request is to ensure that the improved open space
is owned and maintained by Eagle Mountain City while creating two
commercial lots of 1.279 acres with access onto Campus Drive. This
request would add approximately 0.958 acres of commercial space to

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

MARCH 9, 2021

TITLE: PUBLIC HEARING - Prairie Gate Business Campus (Recorded Plat
Amendment)

ITEM TYPE: Recorded Plat Amendment

APPLICANT: Dan Ford (Colliers)



the development and would not remove any improved open space. It
should be noted that  although this proposal makes no changes to
existing rights-of-way it does create an additional lot which requires a
Recorded Plat Amendment.  (Attachment #1: Current plat, proposed
plat, and aerial)

It should be noted that a portion of the property within the current lot
5 is owned by the City of Eagle Mountain and will be required to be
purchased by the applicant should this request be approved. In 2018
the Eagle Mountain City Council approved the disposal and real
estate purchase contract for this property, and creates a closing date
for the Buyer to purchase the City property of June 17, 2021.

ITEMS FOR CONSIDERATION:

The future land use designation for the Prairie Gate Business Campus
is Community Commercial. The current and proposed change to the
plat both comply with this designation. The Eagle Mountain General
Plan Framework map anticipates a “Community Node” in this
location. A Community Node is defined as a business district of
commercial and office uses serving surrounding neighborhoods. It is
the opinion of staff that the proposed change promotes this use and is
appropriate in this location. (Attachment #2 Eagle Mountain General
Plan)

Cory Wride Memorial Highway (State Road 73) is currently being
designed to expand to a freeway. It is the opinion of staff that it is
appropriate to have two commercial lots adjacent to this future
expansion, in contrast to the current plan which only has open space
adjacent to the road system.

The Eagle Mountain Development Review Committee (DRC)
reviewed this proposal on February 23, 2021. The only comments
staff had for the applicant were to confirm the measurements in the
curve table, and the plat boundaries.

REQUIRED FINDINGS:

Recorded Plat Amendment approvals are based upon compliance
with City Code requirements and the requirements of any applicable
development agreements. The approval criteria for a recorded plat



amendment can be found in Eagle Mountain Municipal Code
(EMMC) Title 16.55 Plat Amendments.

RECOMMENDATION:

We recommend the Planning Commission make a motion to
recommend approval of the Prairie Gate Business Campus Recorded
Plat Amendment to the City Council, for the reasons set forth in the
staff report and in the meeting, and with the following condition:

1. Purchase of City property must be finalized prior to recording
the plat.

ATTACHMENTS:
 Attachment #1 - Current Plat, Proposed Plat, and Aerial Image
 Attachment #2 - General Plan Pages 30-31
 Attachment #3 - Petition for Recorded Plat Amendment

 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/847310/Attachment__1_-_Current_plat__proposed_plat__and_aerial_image.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/838468/Attachment__2_-_General_Plan_Page_30-31.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/838469/Attachment___3_-Petition_for_Recorded_Plat_Amendment.pdf
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3.3 GROWTH STRATEGY FRAMEWORK MAP & KEY INITIATIVES
The Framework Map and the integrated Key Initiative Maps on the following pages represent the preferred scenario for planning 
and managing future growth in Eagle Mountain. 

The Framework Map reflects the overall characterization and general location of future nodes and regional centers of employment 
and shopping.

The Key Initiative Maps reflect an integrated approach to four areas identified as priorities for future planning within Eagle Mountain 
City. The Four Key Initiatives support the overall Growth Strategy and the ideas captured in Framework Map. These initiatives are:

1.	 Key Initiative #1 - Meaningful Open Space & Amenities
2.	 Key Initiative #2 - Distinctive Development Patterns
3.	 Key Initiative #3 - Centers Of Employment And Activity
4.	 Key Initiative #4 - Sustainable & Resilient Systems

A description of the key nodes for the Framework Map are provided below.

City Center Node

A “Downtown” Main Street style of commercial and office uses. Mixture of uses in a horizontal 
or vertical format (e.g. residential or office above retail; residential above office). Regional 
examples include Downtown Provo, Ogden 25th Street, and Downtown Murray.

Community Node

A community business district style of commercial and office uses serving multiple 
surrounding neighborhoods. Mixture of uses in a horizontal or vertical format (e.g. residential 
or office above retail; residential above office). Regional examples include the Sugar House 
Business District, SoDa Row in Daybreak, and Lehi Main Street.

Neighborhood Node

A small collection of retail and service uses focused on a corner or single block, serving the 
immediate surrounding neighborhood. Mixture of uses in a horizontal format (e.g. different 
uses adjacent to each other). Regional examples include 9th & 9th in Salt Lake City and 15th 
& 15th in Salt Lake City. 

Business Park/Regional Commercial

A larger, campus-like collection of primarily office uses (Business Park) or retail uses (Regional 
Commercial) that are typically oriented to users arriving from the entire City and also the 
surrounding region. Uses may be mixed, but are built at a larger scale and grained urban 
form than the above nodes. Regional examples include the Thanksgiving Point area in 
Lehi, The District in South Jordan, Decker Lake Business Park in West Valley City, and the 
International Center at Salt Lake City Airport.
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Petition for Recorded Plat Amendment 
 
Date:  2/5/2021 
 
Location:  3709 Ranches Parkway, Eagle Mountain 
Tax Parcels:  38:302:0001, Stewart Grow and 38:032:0005, Eagle Mountain City 
 

Purpose of the Proposed Amended Plat: 

There are two parcels located at the Northeast Entrance to the Ranches at the crossroads of SR 
73 and Ranches Parkway. Stewart Grow owns parcel 38:032:0001 and is purchasing from Eagle 
Mountain City a portion of parcel 38:032:0005.  The current plat map only allows access to 
Campus Drive from parcel 38:3032:0001.  The purpose of amending the current plat is to create 
Parcel A, which the City of Eagle Mountain would retain, and create two parcels that shift the 
layout of the lots creating access onto Campus Drive from the newly created Lot 1 and Lot 2. 
(See Exhibit 1 and 2). 
 

Owners on Record 

Parcel 38:302:0001 Steward Grow 
   4000 Browns Canyon Rd 
   Peoa, UT 84061-9710 
    
Parcel 38:032:0005 Eagle Mountain City 
   1650 Stage Coach Run 
   Eagle Mountain, UT 84005 
    

Owners Consent to Petition 

The owners of parcel 38:302:0001 and parcel 38:032:005 agree to this petition to amend the recorded 
plat to the changes indicated in this petition. 

 

 

________________________________  _________________________________ 

Stewart Grow     Eagle Mountain City 
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Exhibit 1 

Current Plat Map 
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Exhibit 2 

Proposed Plat Map 
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ACTION ITEM:
Yes

PUBLIC HEARING:
Yes

PREPARED BY:
Pete Kane, Planning

BACKGROUND:
The subject property, of about 5.6 acres of land, is located adjacent to
the White Hills subdivision within the Pole Canyon area of the city.
The property runs along the north sides of Jackson Street and
Jefferson Avenue and the west side of Eisenhower Street.
 
The Pole Canyon Annexation and Master Development Agreement
(MDA), which governs this property, was approved in 2010 when
Pole Canyon was annexed into the City. That MDA established a
land use plan for the area along with the allowed uses and densities as
well as breaking the property into a number of planning areas -
neighborhood (residential), commercial, and business park/industrial.
The subject property is referred to as NPA-11. The MDA grants the
NPA-11 portion a density of 3.36 units per acre and total of 20
residential lots/units while zoning it "Residential." It also specified
that all lots within NPA-11 must be a minimum of 10,000 square feet
(sf) in size. It should be noted that the MDA stated that NPA-11
includes 5.9 acres, but the area is reduced to 5.6 acres by one parcel
that is owned by the City and the right-of-way area for the extension
of Adams Street to the north.
 
A preliminary plat application as submitted for the subject property
in 2013, however, the item was eventually withdrawn by the
applicant as infrastructure and other issues were worked out. A new
preliminary plat was submitted in 2016. The Planning Commission
held a public hearing on the request on June 14, 2016, and made a
recommend of approval with a number of conditions. The applicant
did not move forward with the request in order to work out the
infrastructure details that were recommended in the conditions.
 
The water and sewer line elements were the outstanding

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

MARCH 9, 2021

TITLE: PUBLIC HEARING - Pole Canyon NPA-11 (Preliminary Plat)

ITEM TYPE: Preliminary Plat

APPLICANT: Nate Shipp (DAI)

https://drive.google.com/file/d/1ttYFDrfsnkoUE3UX6tF-gD7aYias3rvB/view


infrastructure items noted previously. These have been completed at
this time, and so the applicant has submitted the preliminary plat
application to finalize the approval of the 20-lot subdivision.

ITEMS FOR CONSIDERATION:
RESIDENTIAL LOTS
The preliminary plat creates 20 residential building lots as well as
right-of-way dedication for the extension of Jackson Street. The
MDA allows for up to 20 residential lots of at least 10,000 sf in area
for each lot. The preliminary plat includes 20 lots as allowed, with
the smallest lot at 10,684 sf, an average lot size of 11,848 sf, and the
largest lot being 13,940 sf. The smallest lot frontage is 101.75 feet.
Evaluating the average and minimum lot size of the subdivision, the
plat would fall in the equivalency of the R2 zoning district under the
current City Code. Based on MDA, the proposed lots meet the
requirements.
 
It should be noted that the typical lot/corner lot details do not reflect
the setbacks required under the R2 zone. The setbacks shown on the
the preliminary plat which are accurate under the previous Tier II
residential requirements and applied to this portion of the project
(based on the approved density) at the time of the MDA approval.
Section 4.3 of the MDA states that the project is not subject to any
changes in the development code "which increases or otherwise
modifies minimum lot size requirements, setbacks, frontage
requirements, or other similar standards...unless the Council, on the
record, finds that a compelling, countervailing public interest would
be jeopardized without applying such" changes in the development
code.
 
GENERAL PLAN
The Future Land Use designation for the property in the General Plan
is "Neighborhood Residential One." Evaluating the proposed lots
sizes and frontage, the equivalent zoning for the development would
be R2. The "Neighborhood Residential One" land use designation
includes the three residential zoning districts of R1, R2, and R3.
 
TRAFFIC STUDY
A traffic study was completed in August 2013 for the original
preliminary plat application. The study found that with the traffic
demand of the residential development added to the White Hills



subdivision, that the intersection of Wilson Avenue and SR-73 would
operate at a level of service of A. It noted that the existing road
configuration and traffic control would support the residential
development and included no recommended improvements.
 
PARKS & OPEN SPACE
The applicant has previously completed a park on the west side of
Wilson Avenue - White Hills Park. During the initial preliminary plat
review in 2013, it was determined that White Hills Park would count
towards the open space requirements for NPA-11. The City accepted
the park and confirmed it was completed in accordance with city
standards on December 2, 2014. No additional parks or open space
improvements are required for NPA-11.
 
ACCESS
Currently, the White Hills subdivision and the proposed 20-lot
subdivision have only one access onto SR-73 via Wilson Avenue. Per
EMMC 16.35.070, a second "separate and approved fire apparatus
access road" will be needed before building permits can be released
for the subject property. The civil plans (attached) include a
temporary access easement of 30 feet wide extending from the north
end of Adams St through the property to the north and connecting to
SR-73. That easement includes a proposed 20-foot wide paved access
road along with "No Parking" signs on both sides of the access road
to ensure clear access in the case of an emergency. UFA has noted
this temporary road will need to be capable of supporting 65,000 lbs.
The access road (and easement) are temporary in nature as the
applicant, who also owns the property to the north, will reconfigure
the roadway as they create the development plans for that
neighborhood planning area which is also part of the MDA.
 
INFRASTRUCTURE
This project was put on hold in the past due to the need to complete
water and sewer line work to the area. Those projects have been
completed at this time.
 
STREET LIGHTS
EMMC 15.10.390 requires street lights to be placed in residential
developments at a minimum of 250 feet and maximum of 350 feet on
residential roads. The applicant has previously requested a waiver
from the streetlighting requirement as the White Hills subdivision
does not currently have any street lights. The applicant does not



believe street lights match the character of the existing community.
EMMC 17.25.050(I) allows the Council to exempt street lights from
projects in RA1, RA2, and RD1 (1-acre lots or larger). If the
Commission/Council determine the exemption of street lighting is
appropriate for the subject proposal, a condition should note the
exemption as well that any future neighboring development or
extensions of the existing roads will be required to comply with the
streetlighting requirement.

REQUIRED FINDINGS:
Preliminary plat approvals are based upon compliance with City
Code requirements and requirements of any applicable development
agreements. The approval criteria for a preliminary plat can be found
in EMMC 16.20.050. The Pole Canyon Annexation and Master
Development Agreement should also be considered when reviewing
this application.

RECOMMENDATION:
We recommend the Planning Commission make a motion to
recommend approval of the preliminary plat application to the City
Council, for the reasons set forth in the staff report and in the
meeting, with the following conditions:

1. That the temporary access road to the north will be constructed
to the attached civil plans and as requested by UFA with a 30-
foot wide temporary access easement, 20-foot wide paved
access road within the easement, "No Parking" signs on both
sides of the access road, and road must be capable of
supporting 65,000 lbs;

2. The applicant will record a temporary access easement on
parcel 59:050:0052 to establish and build the temporary access
road; and

3. Streetlighting Options
1. Street lighting shall be installed in compliance with

EMMC 15.10.390; or
2. Street lighting for the existing streets in the preliminary

plat is not required; any future neighboring
developments or extensions of the existing streets will be
required to comply with EMMC 15.10.390.



ATTACHMENTS:
 Preliminary Plat
 Legal Description
 Civil Plans
 Traffic Study
 Water Model Report
 Pole Canyon Land Use Plan
 Planning Commission Minutes - June 14, 2016

 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/844754/2021_0302_-_Preliminary_Plat_revised_-_Pole_Canyon_NPA-11.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/844757/2021_0210_-_Legal_Description_-_Pole_Canyon_NPA-11.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/844758/2021_0302_-_Civil_Plans_revised_-_Pole_Canyon_NPA-11.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/844755/2013_0807_-_Traffic_Study_-_Pole_Canyon_NPA-11.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/844756/2016_0426_-_Water_Model_Report_-_Pole_Canyon_NPA-11.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/844907/Pole_Canyon_Land_Use_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/844898/06.14.2016_PC_Minutes_-_Approved.pdf


FOUND CENTERLINE
MONUMENT(RING & LID)

FOUND CENTERLINE
MONUMENT(RING & LID)

FOUND CENTERLINE
MONUMENT(RING & LID)

28
.00

'
28

.00
'56
.00

'

44
3.9

0'
13

8.0
0'

33.00'

28
.00

'

28.00'
28.00'

28.00' 28.00'

28
.00

'
28

.00
'

28
.00

'
28

.00
' JEFFERSON AVENUE

EI
SE

NH
OW

ER
 S

TR
EE

T

JACKSON STREET

CL
EV

EL
AN

D 
ST

RE
ET

BU
CH

AN
AN

 S
TR

EE
T

AD
AM

S 
ST

RE
ET

COOLIDGE AVENUE

P.O.B. TIE: S 89°59'45" W  175.02'

POINT OF BEGINNING
(FOUND MCNEIL ENG.

REBAR AND CAP)

P.
O.

B.
 T

IE
: S

 0°
26

'25
" W

  1
01

7.0
3'

NORTHEAST CORNER OF
WHITE HILLS PLAT 'C'
BOOK 7746 PAGE 90

HATCH AREA HEREBY DEDICATED
TO EAGLE MOUNTAIN CITY

CONTAINS: 6,552 SQ. FT. OR
0.150 ACRES FOR PUBLIC ROADWAY.

S 89°59'45" W  828.00'

S
 
0
°
0
0
'
1
5
"
 
E

 
 
8
7
0
.
0
0
'

S 89°59'45" W  420.00'

L
1

N 89°59'45" E  210.00'

L

2

N
 
0
°
0
0
'
1
5
"
 
W

 
 
7
7
6
.
5
0
'

N 89°59'45" E  945.00'

L
3

105.00'

105.00'

105.00'

11
0.0

0'

105.00'

105.00'

11
0.0

0'

105.00'

105.00'

11
0.0

0'

105.00'

105.00'

11
0.0

0'

105.00'

105.00'

11
0.0

0'

105.00'

105.00'

11
0.0

0'

105.00'

105.00'

105.00'

N 
0°

00
'15

" W
  1

10
.00

'105.00'

10
1.7

5'

117.00'
10

1.7
5'

S 89°59'45" W  117.00'

10
1.7

5'
117.00'

10
1.7

5'

10
1.7

5'

117.00'

10
1.7

5'

10
1.7

5'

117.00'

10
1.7

5'

10
1.7

5'

117.00'

10
1.7

5'

10
1.7

5'

N 89°59'45" E  117.00'

10
1.7

5'

10
1.7

5'

N 89°59'45" E  105.00'

80.29'

S 46°46'13" E

65.
94'

10
1.7

5'

105.00'

S 
0°

00
'15

" E
  1

01
.75

'

105.00'

11
0.0

0'
65.

94'

105.00'

S 
0°

00
'15

" E
  1

10
.00

' 105.00'

105.00'

105.00'

101

11,550 Sq. Ft.

0.265 Ac.

102

11,550 Sq. Ft.

0.265 Ac.

103

11,550 Sq. Ft.

0.265 Ac.

104

11,550 Sq. Ft.

0.265 Ac.

105

11,550 Sq. Ft.

0.265 Ac.

106

11,550 Sq. Ft.

0.265 Ac.

107

11,550 Sq. Ft.

0.265 Ac.

109

11,550 Sq. Ft.

0.265 Ac.

110

11,905 Sq. Ft.

0.273 Ac.

111

11,905 Sq. Ft.

0.273 Ac.

112

11,905 Sq. Ft.

0.273 Ac.

113

11,905 Sq. Ft.

0.273 Ac.

114

11,905 Sq. Ft.

0.273 Ac.

115

11,905 Sq. Ft.

0.273 Ac.

116

13,940 Sq. Ft.

0.320 Ac.

117

10,684 Sq. Ft.

0.245 Ac.

120

11,550 Sq. Ft.

0.265 Ac.

108

11,550 Sq. Ft.

0.265 Ac.

118

13,763 Sq. Ft.

0.316 Ac.

119

11,550 Sq. Ft.

0.265 Ac.

33.00'

BA
SI

S 
OF

 B
EA

RI
NG

: N
 0°

26
'25

" E
  2

68
5.3

8'

WHITE HILLS PLATS
'B' AND 'C' PHASE LINE

(56.0' WIDE PUBLIC RIGHT OF WAY)

(5
6.0

' W
ID

E 
PU

BL
IC

 R
IG

HT
 O

F 
W

AY
)

(56.0' WIDE PUBLIC RIGHT OF WAY)

FOUND MCNEIL ENG.
REBAR & CAP

FOUND MCNEIL ENG.
REBAR & CAP

FOUND MCNEIL ENG.
REBAR & CAP

33.00'

56
.00

'

56
.00

'

56.00'

56.00'

56
.00

'

56
.00

'

N 
0°

00
'15

" W
  1

10
.00

'

10
.0'

 P
.U

.E
.

10
.0'

 P
.U

.E
.

10
.0'

 P
.U

.E
.

10
.0'

 P
.U

.E
.

10
.0'

 P
.U

.E
.

10
.0'

 P
.U

.E
.

10
.0'

 P
.U

.E
.

10.0' P.U.E.

10.0' P.U.E.

10.0' P.U.E.

10.0' P.U.E.

10.0' P.U.E.

15.0' SETBACK LINE18616 WEST 18602 WEST
18584 WEST

18568 WEST

37
29

 N
OR

TH
38

47
 N

OR
TH

37
49

 N
OR

TH
37

69
 N

OR
TH

37
91

 N
OR

TH
38

11
 N

OR
TH

38
31

 N
OR

TH
38

39
 N

OR
TH

18567 WEST

18572 WEST 18556 WEST 18540 WEST 18524 WEST 18508 WEST 18492 WEST 18476 WEST 18460 WEST 18444 WEST

38
61

 N
OR

TH

WHITE HILLS PLAT

'C' SUBDIVISION

WHITE HILLS PLAT
'B' SUBDIVISION

WHITE HILLS PLAT

'B' SUBDIVISION

FUTURE PHASE

FU
TU

RE
 P

HA
SE

30.00'

30.0' WIDE TEMPORARY
INGRESS/ EGRESS EASEMENT
ENT. ______________________

1718

WILSON AVENUE

QUARTER CORNER COMMON TO SECTION 17 & 18,
TOWNSHIP 6 SOUTH, RANGE 2 WEST, SALT LAKE
BASE & MERIDIAN. FOUND UTAH COUNTY BRASS
CAP MONUMENT SET 0.2' BLOW NATURAL GROUND.

7 8

1718

S 89°33'10" E  2670.85'

S.R.-73
(100.0' W

IDE)

WESTERLY RIGHT
OF WAY LINE S.R.-7330

.00
'

30.00'

LINE TABLE

LINE #

L1

L2

L3

DIRECTION

N 00°00'15" W

N 44°50'32" E

S 00°00'15" E

LENGTH

110.00'

131.88'

110.00'

5.0' P.U.E.

10.0' P.U.E.

5.0
' P

.U
.E

.

22.0' GARAGE
SETBACK LINE

15.00'

15.0' SETBACK LINE

20.00'

5.0' SETBACK LINE
AND P.U.E. LINE

10
.00

'

TYPICAL LOT DETAIL

22.00'
15.00'

5.0
' P

.U
.E

.

TYPICAL CORNER LOT DETAIL

10.0' P.U.E.

15.0' SETBACK LINE
22.0' GARAGE
SETBACK LINE

15.0' SETBACK LINE

10
.0'

 P
.U

.E
.

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

SALT LAKE BASE AND MERIDIAN

PREPARED BY:

Designing for the Future Since 1983

McNEIL

8610 So. Sandy Parkway, Suite 200  Sandy, Utah  84070

TEL: (801) 255-7700   FAX: (801) 255-8071

E-MAIL: info@mcneileng.com  WEB SITE: www.mcneil-group.com
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SURVEYOR'S CERTIFICATE

SUBDIVISION DESCRIPTION

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

SCALE: 1" =

NORTH

80'

0 40' 80' 120' 160' 240' 320' 400'

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

EAGLE MOUNTAIN CITY, UTAH COUNTY, UTAH

SCALE: 1" = 80 FEET

PLAT

ACCEPTANCE OF LEGISLATIVE BODY

THE CITY COUNCIL OF EAGLE MOUNTAIN CITY, COUNTY OF UTAH, APPROVES THIS SUBDIVISIONAND HEREBY ACCEPTS THE DEDICATION OF ALL
STREETS, EASEMENTS AND OTHER PARCELS OF LAND INTENDED FOR THE PUBLIC PURPOSE OF THE PERPETUAL USE OF THE PUBLIC THIS
_________________ DAY OF _____________________ A.D., 2020.

APPROVED BY MAYOR

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

ATTEST:

LEGEND

SUBDIVISION BOUNDARY

SECTION LINE

EXISTING CENTERLINE

 EXISTING LOT LINES

NEW RIGHT OF WAY LINE

EASEMENT LINE

FOUND CENTERLINE MONUMENT

FOUND UTAH COUNTY SECTION CORNER

SUBDIVISION BOUNDARY CORNER

SECTION CORNER COMMON TO
SECTIONS 7, 8, 17, & 18, TOWNSHIP
6 SOUTH, RANGE 2 WEST, SALT LAKE
BASE & MERIDIAN. FOUND UTAH
COUNTY BRASS CAP MONUMENT
AT WIRE FENCE LINE INTERSECTION.

POLE CANYON NPA-11 SUBDIVISION

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

BEGINNING AT A POINT SOUTH 0°26'25" WEST, ALONG THE SECTION LINE, A DISTANCE OF 1017.03 FEET AND SOUTH 89°59'45" WEST, A DISTANCE OF 175.02
FEET, FROM THE UTAH COUNTY MONUMENT MARKING THE CORNER COMMON TO SECTION 7, 8, 17, AND 18, TOWNSHIP 6 SOUTH, RANGE 2 WEST, SALT
LAKE BASE AND MERIDIAN; AND RUNNING THENCE SOUTH 89°59'45" WEST, ALONG THE NORTH LINE OF JACKSON STREET AND THE NORTH LINE OF WHITE
HILLS PLAT 'C' SUBDIVISION, A DISTANCE OF 828.00 FEET, TO THE NORTHWEST CORNER THEREOF; THENCE SOUTH 0°00'15" EAST, ALONG THE WEST
LINES OF SAID WHITE HILLS PLAT 'C', AND PLAT 'B', A DISTANCE OF 870.00 FEET, TO THE NORTH LINE OF JEFFERSON AVENUE; THENCE SOUTH 89°59'45"
WEST, ALONG SAID NORTH LINE AND THE PROJECTION THEREOF, A DISTANCE OF 420.00 FEET; THENCE NORTH 0°00'15" WEST, A DISTANCE OF 110.00
FEET; THENCE NORTH 89°59'45" EAST, A DISTANCE OF 210.00 FEET; THENCE NORTH 44°50'32" EAST, A DISTANCE OF 131.88 FEET; THENCE NORTH 0°00'15"
WEST, A DISTANCE OF 776.50 FEET; THENCE NORTH 89°59'45" EAST 945.00 FEET; THENCE SOUTH 0°00'15" EAST, A DISTANCE OF 110.00 FEET, TO THE
POINT OF BEGINNING.

CONTAINS: 243,418 SQ. FT., OR 5.588 ACRES IN TWENTY (20) RESIDENTIAL LOTS.

POLE CANYON NPA-11 SUBDIVISION

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

SALT LAKE BASE AND MERIDIAN

1. THE BASIS OF BEARING FOR THIS PLAT IS SOUTH  00°26'25" EAST, ALONG THE EAST LINE OF THE NORTHEAST QUARTER OF SECTION 18, TOWNSHIP 6
SOUTH, RANGE 2 WEST, SALT LAKE BASE & MERIDIAN, AS SHOWN HEREON.

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

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

4. THE BOUNDS OF EXISTING WHITE HILLS SUBDIVISIONS WERE ESTABLISHED BASED UPON THE OFFICIAL PLATS THEREOF.
5. EXISTING EASEMENTS SHOWN ON THIS PLAT ARE BASED UPON THE COMMITMENT FOR TITLE INSURANCE PREPARED BY: COTTONWOOD TITLE COMPANY

FILE NO.: 56117-TF, WITH AN EFFECTIVE DATE OF JANUARY, 072013, AT 7:30 A.M.
6. THE ESTATE OR INTEREST IN THE LAND DESCRIBED ON THIS PLAT IS FEE SIMPLE AND THE TITLE THERETO IS VESTED IN: OQUIRH WOOD RANCH LLC.

ACCORDING TO THE ABOVE REFERENCED COMMITMENT FOR TITLE INSURANCE.
7. STREETS ABUTTING THIS SUBDIVISION WHERE PREVIOUSLY DEDICATED PER THE WHITE HILLS PLATS 'A', 'B', AND 'C'.

GENERAL NOTES:  

APPROVED BY CITY ATTORNEY

EAGLE MOUNTAIN CITY, UTAH COUNTY, UTAH

P.U.E. (PUBLIC UTILITY EASEMENT)

SETBACK LINE

OWNER'S CERTIFICATION AND DEDICATION

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

OQUIRRH WOOD RANCH, LLC

BY:

ITS:

(PINT NAME) (SIGNATURE)

(TITLE)

NATHAN SHIPP

DOMINION ENERGY

DOMINION ENERGY APPROVES THIS PLAT SOLELY FOR THE PURPOSES OF CONFIRMING THAT THE PLAT CONTAINS
PUBLIC UTILITY EASEMENTS. DOMINION ENERGY MAY REQUIRE OTHER EASEMENTS IN ORDER TO SERVE THIS
DEVELOPMENT. THIS APPROVAL DOES NOT CONSTITUTE ABROGATION OR WAIVER OF ANY OTHER EXISTING RIGHTS,
OBLIGATIONS, OR LIABILITIES PROVIDED BY LAW OR EQUITY. THIS APPROVAL DOES NOT CONSTITUTE ACCEPTANCE,
APPROVAL, OR ACKNOWLEDGEMENT OF ANY TERMS CONTAINED IN THE PLAT, INCLUDING THOSE SET FORTH IN THE
OWNERS DEDICATION AND THE NOTES, AND DOES NOT CONSTITUTE A GUARANTEE OF PARTICULAR TERMS OF
NATURAL GAS SERVICE. FOR FURTHER INFORMATION PLEASE CONTACT DOMINION ENERGY'S RIGHT-OF-WAY
DEPARTMENT AT 1-800-366-8532.

APPROVED THIS ____ DAY OF _________________, 20___. DOMINION ENERGY

BY _________________________

TITLE ________________________

ROCKY MOUNTAIN

1. PURSUANT TO UTAH CODE ANN § 54-3-27 THIS PLAT CONVEYS TO THE OWNER(S) OR OPERATORS OF UTILITY
FACILITIES A PUBLIC UTILITY EASEMENT ALONG WITH ALL THE RIGHTS AND DUTIES DESCRIBED THEREIN.
2. PURSUANT TO UTAH CODE ANN § 17-27A-603(4)(C)(II) ROCKY MOUNTAIN POWER ACCEPTS DELIVERY OF THE P.U.E.
AS DESCRIBED IN THIS PLAT AND APPROVES THIS PLAT SOLELY FOR THE PURPOSE OF CONFIRMING THAT THE PLAT
CONTAINS PUBLIC UTILITY EASEMENTS AND APPROXIMATES THE LOCATION OF THE PUBLIC UTILITY EASEMENTS, BUT
DOES NOT WARRANT THEIR PRECISE LOCATION. ROCKY MOUNTAIN POWER MAY REQUIRE OTHER EASEMENTS IN
ORDER TO SERVE THIS DEVELOPMENT. THIS APPROVAL DOES NOT AFFECT ANY RIGHT THAT ROCKY MOUNTAIN
POWER HAS UNDER

(1) A RECORDED EASEMENT OR RIGHT-OF-WAY
(2) THE LAW APPLICABLE TO PRESCRIPTIVE RIGHTS
(3) TITLE 54, CHAPTER 8A, DAMAGE TO UNDERGROUND UTILITY FACILITIES, OR
(4) ANY OTHER PROVISION OF LAW

____________________________________________________
ROCKY MOUNTAIN POWER DATE

DIRECT COMMUNICATIONS

DIRECT COMMUNICATIONS CEDAR VALLEY, LLC CERTIFIES THAT IT WILL PROVIDE
TELECOMMUNICATIONS SERVICES TO THIS SUBDIVISION UTILIZING THE TRENCHES PROVIDED
BY THE DEVELOPER AS PER THE DIRECT COMMUNICATIONS CEDAR VALLEY P.S.C. UTAH NO. 1
TARIFF.

____________________________________________________
DIRECT COMMUNICATIONS DATE

TOTAL ACREAGE: 5.588
UN-BUILDABLE ACREAGE: 0.150
TOTAL ACREAGE IN LOTS: 5.438
TOTAL OPEN SPACE: NONE
TOTAL AREA IN STREET: 6,552 SQ. FT.
TOTAL IMPROVED OPEN SPACE: NONE
AVERAGE LOT SIZE: 0.272
LARGEST LOT SIZE: 0.320
SMALLEST LOT SIZE: 0.245
OVERALL DENSITY: 3.7 LOTS PER ACRE
TOTAL NUMBER OF LOTS: 20

PLAT CALCULATIONS

SITE
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SUBDIVISION

I, DENNIS K. WITHERS, DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND SURVEYOR, AND THAT I HOLD CERTIFICATE NO.:6135190,  IN ACCORDANCE
WITH TITLE 58, CHAPTER 22 OF UTAH STATE CODE. I FURTHER CERTIFY THAT BY AUTHORITY OF THE OWNER(S), I HAVE MADE A SURVEY OF THE TRACT
OF LAND SHOWN ON THIS PLAT IN ACCORDANCE WITH STATE CODE 17-23-17, AND HAVE SUBDIVIDED SAID TRACT OF LAND INTO LOTS, STREETS, AND
EASEMENTS HEREAFTER TO BE KNOWN AS:

POLE CANTON PHASE 1 SUBDIVISION
AND THAT AT THE SAME HAS BEEN CORRECTLY SURVEYED AND MARKED ON THE GROUND AS SHOWN ON THIS PLAT.

MANAGER

ACKNOWLEDGEMENT

STATE OF UTAH )
:SS

COUNTY OF SALT LAKE )

ON THIS  DAY OF , IN THE YEAR 20 , BEFORE ME                                                                     , A NOTARY PUBLIC, PERSONALLY
APPEARED                NATHAN SHIPP                                         THE          MANAGER           OF ______OQUIRRH WOOD RANCH, LLC__ PROVED ON THE BASIS OF
SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THE FOREGOING OWNER'S DEDICATION AND CONSENT TO RECORD
REGARDING THE  POLE CANYON NPA-11 SUBDIVISION   AND WAS SIGNED BY HIM ON BEHALF OF SAID        CORPORATION     AND ACKNOWLEDGED THAT
THEY EXECUTED THE SAME.

COMMISSION NUMBER 
MY COMMISSION EXPIRES 

PRINT NAME:  

A NOTARY PUBLIC COMMISSIONED IN UTAH

AutoCAD SHX Text
59:050:0051 EAGLE MOUNTAIN CITY

Kent
Seal-UT-Svy

Kent
Withers Signature

Kent
Withers Signature

Kent
Typewritten Text
FEBRUARY 25, 2021



POLE CANYON PHASE 1 SUBDIVISION:  

A PARCEL OF LAND SITUATE IN THE NORTHEAST QUARTER OF SECTION 18, TOWNSHIP 6 SOUTH, 

RANGE 2 WEST, SALT LAKE BASE & MERIDIAN, LOCATED IN EAGLE MOUNTAIN CITY, COUNTY OF 

UTAH, STATE OF UTAH AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGINNING AT A POINT SOUTH 0°26'25" WEST, ALONG THE SECTION LINE, A DISTANCE OF 1017.03 

FEET AND SOUTH 89°59'45" WEST, A DISTANCE OF 175.02 FEET, FROM THE UTAH COUNTY 

MONUMENT MARKING THE CORNER COMMON TO SECTION 7, 8, 17, AND 18, TOWNSHIP 6 SOUTH, 

RANGE 2 WEST, SALT LAKE BASE AND MERIDIAN; AND RUNNING THENCE SOUTH 89°59'45" WEST, 

ALONG THE NORTH LINE OF JACKSON STREET AND THE NORTH LINE OF WHITE HILLS PLAT 'C' 

SUBDIVISION, A DISTANCE OF 828.00 FEET, TO THE NORTHWEST CORNER THEREOF; THENCE 

SOUTH 0°00'15" EAST, ALONG THE WEST LINES OF SAID WHITE HILLS PLAT 'C', AND PLAT 'B', A 

DISTANCE OF 870.00 FEET, TO THE NORTH LINE OF JEFFERSON AVENUE; THENCE SOUTH 

89°59'45" WEST, ALONG SAID NORTH LINE AND THE PROJECTION THEREOF, A DISTANCE OF 

420.00 FEET; THENCE NORTH 0°00'15" WEST, A DISTANCE OF 110.00 FEET; THENCE NORTH 

89°59'45" EAST, A DISTANCE OF 210.00 FEET; THENCE NORTH 44°50'32" EAST, A DISTANCE OF 

131.88 FEET; THENCE NORTH 0°00'15" WEST, A DISTANCE OF 776.50 FEET; THENCE NORTH 

89°59'45" EAST 945.00 FEET; THENCE SOUTH 0°00'15" EAST, A DISTANCE OF 110.00 FEET, TO THE 

POINT OF BEGINNING.  

 

CONTAINS: 243,418 SQ. FT., OR 5.588 ACRES IN TWENTY (20) RESIDENTIAL LOTS. 



VICINITY MAP

POLE CANYON SUBDIVISION - NPA-11

EAGLE MOUNTAIN, UTAH
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OWNER

OQUIRRH WOOD RANCH, LLC

1095 WEST SO. JORDAN PKWY

SOUTH JORDAN, UTAH 84095

PHONE: (801) 495-3414

FAX: (801) 495-3415

ENGINEER

CONTACT: STEVE JACKSON

3376 STONEHILL LANE

SALT LAKE CITY, UT 84121

PHONE: (801) 558-5293

FAX: (801) 943-0108

Jackson Engineering

NOTICE TO DEVELOPER/CONTRACTOR

UNAPPROVED DRAWINGS REPRESENT WORK IN PROGRESS, ARE SUBJECT TO CHANGE, AND DO NOT CONSTITUTE A FINISHED ENGINEERING PRODUCT.

ANY WORK UNDERTAKEN BY DEVELOPER OR CONTRACTOR BEFORE PLANS ARE APPROVED IS UNDERTAKEN AT THE SOLE RISK OF THE DEVELOPER,

INCLUDING BUT NOT LIMITED TO BIDS, ESTIMATION, FINANCING, BONDING, SITE CLEARING, GRADING, INFRASTRUCTURE CONSTRUCTION, ETC.

NOTICE TO CONTRACTOR

ALL CONTRACTORS AND SUBCONTRACOTRS PERFORMING WORK SHOWNON OR RELATED TO THESE PLANS SHALL CONDUCT THEIR OPERATIONS SO

THAT ALL EMPLOYEES ARE PROVIDED A SAFE PLACE TO WORK AND THE PUBLIC IS PROTECTED. ALL CONTRACTORS AND SUBCONTRACTORS SHALL

COMPLY WITH THE "OCCUPATIONAL SAFETY AND HEALTH REGULATIONS OF THE U.S. DEPARTMENT OF LABOR AND THE STATE OF UTAH DEPARTMENT

OF INDUSTRIAL RELATIONS CONSTRUCTION SAFETY ORDERS." THE CIVIL ENGINEER SHALL NOT BE RESPOINSIBLE IN ANY WAY FOR THE CONTRACTORS

AND SUBCONTRACTORS COMPLIANCE WITH SAID REGULATIONS AND ORDERS.

UTILITY DISCLAIMER

THE CONTRACTOR IS SPECIFICALLY CAUTIONED THAT THE LOCATION AND/OR ELEVATIONS OF EXISTING UTILITIES AS SHOWN ON THESE PLANS IS

BASED ON RECORDS OF VARIOUS UTILITY COMPANIES AND WHERE POSSIBLE, MEASUREMENTS TAKEN IN THE FIELD. THE INFORMATION IS NOT TO BE

RELIED ON AS BEING EXACT OR COMPLETE. THE CONTRACTOR MUST CALL THE LOCAL UTILITY LOCATION CENTER AT LEAST 48 HOURS BEFORE ANY

EXCAVATION TO REQUEST EXACT FIELD LOCATIONS OF UTILITIES. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO RELOCATE ALL EXISTING

UTILITIES WHICH CONFLICT WITH THE PROPOSED IMPROVEMENTS SHOWN ON THE PLANS.

PROJECT

LOCATION
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 THE CONTRACTOR SHALL CAREFULLY READ ALL OF THE NOTES AND SPECIFICATIONS, THE CONTRACTOR SHALL BE SATISFIED AS TO TFIEIR TRUE MEANING AND INTENT AND SHALL BE RESPONSIBLE FOR COMPLYING WITH EACH.

GENERAL NOTES:

1. ALL IMPROVEMENTS SHALL BE CONSTRUCTED IN STRICT ACCORDANCE WITH THE FOLLOWING: EAGLE MOUNTAIN CITY STANDARD SPECIFICATIONS, AND THE UTAH PUBLIC WORKS GENERAL CONDITIONS AND STANDARD SPECIFICATIONS

FOR CONSTRUCTION IN ITS LATEST EDITION (UPW), WHERE APPLICABLE.

2. PRIOR TO PERFORMING ANY WORK, THE CONTRACTOR SHALL CONTACT EAGLE MOUNTAIN CITY FOR A PRE-CONSTRUCTION CONFERENCE.

A.REGULATORY AGENCY:

EAGLE MOUNTAIN PUBLIC WORKS DEPT.

2545 NORTH PONY EXPRESS PKWY.

EAGLE MOUNTAIN, UT 84005

(801) 789-6671

CONTACT: CHRIS TRUSTY, DIRECTOR

B. OWNER:

OQUIRRH WOOD RANCH, LLC

1099 WEST SOUTH JORDAN PKWY

SOUTH JORDAN, UT 84095

CONTACT: NATE SHIPP

PHONE: (801) 495-3414

FAX: (801) 495-3415

C.ENGINEER:

JACKSON ENGINEERING

3376 STONEHILL LANE

COTTONWOOD HEIGHTS, UT 84121

PHONE: (801) 558-5293

FAX: (801) 943-0108

CONTACT: STEVE JACKSON

3. IT IS INTENDED THAT THESE PLANS AND SPECIFICATIONS REQUIRE ALL LABOR AND MATERIALS NECESSARY AND PROPER FOR THE WORK CONTEMPLATED AND THAT THE WORK BE COMPLETED IN ACCORDANCE WITH THEIR TRUE INTENT

AND PURPOSE. THE CONTRACTOR SHALL NOTIFY THE ENGINEER IMMEDIATELY REGARDING ANY DISCREPANCIES OR AMBIGUITIES WHICH MAY EXIST IN THE PLANS OR SPECIFICATIONS. THE ENGINEER'S INTERPRETATION THEREOF SHALL

BE CONCLUSIVE.

4. WHERE THE PLANS OR SPECIFICATIONS DESCRIBE PORTIONS OF THE WORK IN GENERAL TERMS BUT NOT IN COMPLETE DETAIL, IT IS UNDERSTOOD THAT ONLY THE BEST GENERAL PRACTICE IS TO PREVAIL AND THAT ONLY MATERIALS

AND WORKMANSHIP OF THE FIRST QUALITY ARE TO BE USED.

5. THE CONTRACTOR SHALL BE SKILLED AND REGULARLY ENGAGED IN THE GENERAL CLASS AND TYPE OF WORK CALLED FOR IN THE PROJECT PLANS AND SPECIFICATIONS. THEREFORE, THE OWNER IS RELYING UPON THE EXPERIENCE

AND EXPERTISE OF THE CONTRACTOR, IT SHALL BE EXPECTED THAT PRICES PROVIDED WITHIN THE CONTRACT DOCUMENTS SHALL INCLUDE ALL LABOR AND MATERIALS NECESSARY AND PROPER FOR THE WORK CONTEMPLATED AND

THAT THE WORK BE COMPLETED IN ACCORDANCE WITH THEIR TRUE INTENT AND PURPOSE. THE CONTRACTOR SHALL BE COMPETENT, KNOWLEDGEABLE AND HAVE SPECIAL SKILLS ON THE NATURE, EXTENT AND INHERENT CONDITIONS

OF THE WORK TO BE PERFORMED. CONTRACTOR SHALL ALSO ACKNOWLEDGE THAT THERE ARE CERTAIN PECULIAR AND INHERENT CONDITIONS EXISTENT IN THE CONSTRUCTION OF THE PARTICULAR FACILITIES, WHICH MAY CREATE,

DURING THE CONSTRUCTION PROGRAM, UNUSUAL OR PECULIAR UNSAFE CONDITIONS HAZARDOUS TO PERSONS, PROPERTY AND THE ENVIRONMENT. CONTRACTOR SHALL BE AWARE OF SUCH PECULIAR RISKS AND HAVE THE SKILL AND

EXPERIENCE TO FORESEE AND TO ADOPT PROTECTIVE MEASURES TO ADEQUATELY AND SAFELY PERFORM THE CONSTRUCTION WORK WITH RESPECT TO SUCH HAZARDS.

6. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL LICENSES REQUIRED FOR THE CONSTRUCTION AND COMPLETION OF THE PROJECT, AND SHALL PERFORM ALL WORK IN ACCORDANCE WITH THE REQUIREMENTS AND CONDITIONS OF

ALL PERMITS AND APPROVALS APPLICABLE TO THIS PROJECT. THE CONTRACTOR SHALL ENSURE THAT THE NECESSARY RIGHTS-OF-WAY, EASEMENTS, AND/OR PERMITS ARE SECURED PRIOR TO CONSTRUCTION.

7. CONTRACTOR SHALL OBTAIN AN ENCROACHMENT PERMIT WHERE APPLICABLE FOR ANY WORK DONE WITHIN RIGHTS-OF-WAY OR EASEMENTS FROM EAGLE MOUNTAIN CITY AND/OR UTAH COUNTY, AND/OR UDOT. CONTRACTOR SHALL

NOTIFY CITY, COUNTY, AND/OR STATE, 24 HOURS IN ADVANCE OF COMMENCING THE WORK, OR AS REQUIRED BY SAID PERMITS.

8. THE CONTRACTOR SHALL, AT THE TIME OF BIDDING, AND THROUGHOUT THE PERIOD OF THE CONTRACT, BE LICENSED IN THE STATE OF UTAH AND SHALL BE BONDABLE FOR AN AMOUNT EQUAL TO OR GREATER THAN THE AMOUNT BID

AND TO DO THE TYPE OF WORK CONTEMPLATED IN THE PLANS AND SPECIFICATIONS. CONTRACTOR SHALL BE SKILLED AND REGULARLY ENGAGED IN THE GENERAL CLASS AND TYPE OF WORK CALLED FOR IN THE PLANS AND

SPECIFICATIONS.

9. CONTRACTOR SHALL INSPECT THE SITE OF THE WORK PRIOR TO BIDDING TO SATISFY THEMSELVES BY PERSONAL EXAMINATION OR BY SUCH OTHER MEANS AS THEY MAY PREFER, OF THE LOCATION OF THE PROPOSED WORK, AND OF

THE ACTUAL CONDITIONS OF AND AT THE SITE OF WORK.

  IF, DURING THE COURSE OF THEIR EXAMINATION, A BIDDER FINDS FACTS OR CONDHIONS WHICH APPEAR TO THEM TO BE IN CONFLICT WITH THE LETTER OR SPIRIT OF THE PROJECT PLANS AND SPECIFICATIONS, THEY SHALL CONTACT

THE OWNER/ENGINEER FOR ADDITIONAL INFORMATION AND EXPLANATION BEFORE SUBMITTING THEIR BID.

SUBMISSION OF A BID BY THE CONTRACTOR SHALL CONSTITUTE ACKNOWLEDGMENT THAT, IF AWARDED THE CONTRACT, THEY HAVE RELIED AND ARE RELYING ON THEIR OWN EXAMINATION OF: (1) THE SITE OF THE WORK, (2) ACCESS TO

THE SITE, AND (3) ALL OTHER DATA AND MATTERS REQUISITE TO THE FULFILLMENT OF THE WORK AND ON THEIR OWN KNOWLEDGE OF EXISTING FACILITIES ON AND IN THE VICINITY OF THE SITE OF THE WORK TO BE CONSTRUCTED

UNDER THIS CONTRACT.

THE INFORMATION PROVIDED BY THE OWNER OR THE ENGINEER IS NOT INTENDED TO BE A SUBSTITUTE FOR, OR A SUPPLEMENT TO THE INDEPENDENT VERIFICATION BY THE CONTRACTOR TO THE EXTENT SUCH INDEPENDENT

INVESTIGATION OF SITE CONDITIONS IS DEEMED NECESSARY OR DESIRABLE BY THE CONTRACTOR. CONTRACTOR SHALL ACKNOWLEDGE THAT THEY HAVE NOT RELIED SOLELY UPON OWNER OR ENGINEER FURNISHED INFORMATION

REGARDING SITE CONDITIONS IN PREPARING AND SUBMITTING THEIR BID.

10. THE CONTRACTOR SHALL PROVIDE ALL LIGHTS, BARRICADES, SIGNS, FLAGMEN OR OTHER DEVICES NECESSARY FOR PUBLIC SAFETY.

11. THE CONTRACTOR SHALL BE RESPONSIBLE TO PROVIDE ALL WATER, POWER,

  SANITARY FACILITIES AND TELEPHONE SERVICES AS REQUIRED FOR THE CONTRACTORS USE DURING CONSTRUCTION.

12. THE CONTRACTOR SHALL BE HELD RESPONSIBLE FOR ANY FIELD CHANGES MADE WITHOUT PRIOR WRITTEN AUTHORIZATION FROM THE OWNER AND/OR ENGINEER.

13. THE CONTRACTOR SHALL EXERCISE DUE CAUTION AND SHALL CAREFULLY PRESERVE BENCH MARKS, CONTROL POINTS, REFERENCE POINTS AND ALL SURVEY STAKES, AND SHALL BEAR ALL EXPENSES FOR REPLACEMENT AND/OR

ERRORS CAUSED BY THEIR UNNECESSARY LOSS OR DISTURBANCE.

14. THE CONTRACTOR AGREES THAT:

A. THEY SHALL BE RESPONSIBLE TO CLEAN THE JOB SITE AT THE END OF EACH PHASE OF WORK.

B. THEY SHALL BE RESPONSIBLE TO REMOVE AND DISPOSE OF ALL TRASH, SCRAP AND UNUSED MATERIAL AT THEIR OWN EXPENSE IN A TIMELY MANNER.

C. THEY SHALL BE RESPONSIBLE TO MAINTAIN THE SITE IN A NEAT, SAFE AND ORDERLY MANNER AT ALL TIMES.

D. THEY SHALL BE RESPONSIBLE TO KEEP MATERIALS, EQUIPMENT, AND TRASH OUT OF THE WAY OF OTHER CONTRACTORS SO AS NOT TO DELAY THE JOB. FAILURE TO DO SO WILL RESULT IN A DEDUCTION FOR THE COST OF CLEAN

UP FROM THE FINAL PAYMENT.

E. THEY SHALL BE RESPONSIBLE FOR THEIR OWN SAFETY, TRAFFIC CONTROL, PERMITS, RETESTING AND REINSPECTIONS AT THEIR OWN EXPENSE.

F. UNLESS OTHERWISE NOTED ALL EXCESS SOILS AND MATERIALS SHALL BECOME THE PROPERTY OF THE CONTRACTOR AND SHALL BE LAWFULLY DISPOSED OF OFF SITE AT THE CONTRACTOR'S EXPENSE.

15. THE CONTRACTOR SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR JOB SITE CONDITIONS DURING THE COURSE OF CONSTRUCTION OF THIS PROJECT, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY; THIS

REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL WORKING HOURS; THE CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD THE OWNER AND ENGINEER HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE OF WORK ON THIS PROJECT, EXCEPTING FOR LIABILITY ARISING FROM THE SOLE NEGLIGENCE OF THE OWNER OR THE ENGINEER.

16. DUST TO BE CONTROLLED 24 HOURS PER DAY, 7 DAYS PER WEEK, AS CONDITIONS DICTATE, WITH A WATER TRUCK.

17. CONSTRUCTION STAKING FOR LIMITS OF DISTURBANCE INCLUDING CONSTRUCTION AND SILT FENCES, GRADING, CURB, GUTTER, SIDEWALK, SANITARY SEWER, STORM DRAIN, WATER, AND ELECTROLIERS SHALL BE COORDINATED BY

JACKSON ENGINEERING. THE CONTRACTOR SHALL NOTIFY THE ENGINEER FORTY-EIGHT (48) HOURS IN ADVANCE OF THE NEED FOR STAKING. ANY STAKING REQUESTED BY THE CONTRACTOR OR THEIR SUBCONTRACTORS THAT IS

ABOVE AND BEYOND STANDARD STAKING NEEDS, WILL BE SUBJECT TO AN EXTRA WORK BACK CHARGE TO THE CONTRACTOR.

18. FOR ALL WORK WITHIN PUBLIC RIGHTS-OF-WAY OR EASEMENTS, THE CONTRACTOR SHALL PRESERVE THE INTEGRITY AND LOCATION OF ANY AND ALL PUBLIC UTILITIES AND PROVIDE THE NECESSARY CONSTRUCTION IRAMC CONTROL.

CONTRACTOR SHALL, THROUGH THE ENCROACHMENT PERMIT PROCESS, VERIFY WITH THE NECESSARY REGULATORY AGENCIES, THE NEED FOR ANY TRAFFIC ROUTING PLAN. IF A PLAN IS REQUIRED, CONTRACTOR SHALL PROVIDE A

PLAN AND RECEIVE PROPER APPROVALS PRIOR TO BEGINNING CONSTRUCTION.

19. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ADEQUATELY SCHEDULING INSPECTION AND TESTING OF ALL FACILITIES CONSTRUCTED UNDER THIS CONTRACT. ALL TESTING SHALL CONFORM TO THE REGULATORY AGENCY'S

STANDARD SPECIFICATIONS. ALL TESTING AND INSPECTION SHALL BE PAID FOR BY THE OWNER; ALL RE-TESTING AND/OR RE-INSPECTION SHALL BE PAID FOR BY THE CONTRACTOR.

20. IF EXISTING IMPROVEMENTS NEED TO BE DISTURBED AND/OR REMOVED FOR THE PROPER PLACEMENT OF IMPROVEMENTS TO BE CONSTRUCTED BY THESE PLANS, THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROTECTING EXISTING

IMPROVEMENTS FROM DAMAGE. COST OF REPLACING OR REPAIRING EXISTING IMPROVEMENTS SHALL BE INCLUDED IN THE UNIT PRICE BID FOR ITEMS REQUIRING REMOVAL AND/OR REPLACEMENT OF EXISTING IMPROVEMENTS. THERE

WILL BE NO EXTRA COST DUE THE CONTRACTOR FOR REPLACING OR REPAIRING EXISTING IMPROVEMENTS.

21. WHENEVER EXISTING FACILITIES ARE REMOVED, DAMAGED, BROKEN, OR CUT IN THE INSTALLATION OF THE WORK COVERED BY THESE PLANS OR SPECIFICATIONS, SAID FACILITIES SHALL BE REPLACED AT 'ME CONTRACTOR'S EXPENSE,

AFTER PROPER BACKFILUNG AND/OR CONSTRUCTION, WITH MATERIALS EQUAL TO OR BETTER THAN THE MATERIALS USED IN THE ORIGINAL EXISTING FACILITIES. THE FINISHED PRODUCT SHALL BE SUBJECT TO THE APPROVAL OF THE

OWNER, THE ENGINEER, AND THE RESPECTIVE REGULATORY AGENCY.

22. THE CONTRACTOR SHALL MAINTAIN A NEATLY MARKED SET OF FULL-SIZE AS-BUILT RECORD DRAWINGS SHOWING THE FINAL LOCATION AND LAYOUT OF ALL MECHANICAL; ELECTRICAL AND INSTRUMENTATION EQUIPMENT; PIPING AND

CONDUITS; STRUCTURES AND OTHER FACILITIES. THE AS-BUILTS OF THE ELECTRICAL SYSTEM SHALL INCLUDE THE STREET LIGHT LAYOUT PLAN SHOWING LOCATION OF LIGHTS, CONDUITS, CONDUCTORS, POINTS OF CONNECTIONS TO

SERVICES, PULLBOXES, AND WIRE SIZES. AS-BUILT RECORD DRAWINGS SHALL REFLECT CHANGE ORDERS, ACCOMMODATIONS, AND ADJUSTMENTS TO ALL IMPROVEMENTS CONSTRUCTED. WHERE NECESSARY, SUPPLEMENTAL

DRAWINGS SHALL BE PREPARED AND SUBMITTED BY THE CONTRACTOR.

  PRIOR TO ACCEPTANCE OF THE PROJECT, THE CONTRACTOR SHALL DELIVER TO THE ENGINEER, ONE SET OF NEATLY MARKED AS-BUILT RECORD DRAWINGS SHOWING THE INFORMATION REQUIRED ABOVE. AS-BUILT RECORD DRAWINGS

SHALL BE REVIEWED AND THE COMPLETE AS-BUILT RECORD DRAWING SET SHALL BE CURRENT WITH ALL CHANGES AND DEVIATIONS REDLINED AS A PRECONDITION TO FINAL PROGRESS PAYMENT APPROVAL AND/OR FINAL

ACCEPTANCE. CONTRACTOR SHALL THEN SUBMIT MYLAR AND DISK TO CITY.

23. WORK IN EASEMENTS AND/OR RIGHTS-OF-WAY IS SUBJECT TO THE APPROVAL AND ACCEPTANCE OF THE REGULATORY AGENCY RESPONSIBLE FOR OPERATION AND/OR MAINTENANCE OF SAID EASEMENTS AND/OR RIGHTS-OF-WAY.

24. BENCHMARK:

BENCHMARK:

ELEVATION:

NORTHING:

EASTING:

DATUM:

DESCRIPTION:

MERIDIAN:

CLEARING AND GRADING NOTES

1. THE EXISITNG TOPOGRAPHY SHOWN ON THESE PLANS IS BASED ON TOPOGRAPHIC AERIAL SURVEY PROVIDED BY AEROGRAPHICS, MAY 2008 AND SUPPLIMENTAL FIELD MAPPING PROVIDED BY McNEIL ENGINEERING, JULY 2013.

2. JACKSON ENGINEERING SHALL PROVIDE A TEMPORARY EROSION CONTROL PLAN AND SUBMIT REQUEST FOR SWPP PERMIT. OWNER REQUIRED TO OBTAIN OTHER PERMITS FROM EAGLE MOUNTAIN CITY, UTAH COUNTY AND THE STATE

OF UTAH FOR TEMPORARY EROSION CONTROL. THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE TO PROVIDE ALL TEMPORARY EROSION CONTROL AND MAINTENANCE, AND SHALL PROVIDE EROSION AND SEDIMENT CONTROL FORMS

TO THE CITY. FOR ADDITIONAL EROSION CONTROL INFORMATION, SEE "EROSION CONTROL/REVEGETATION PLAN" SHEETS AND REPORTS.

DEWATERING NOTES

1. THE CONTRACTOR SHALL FURNISH, INSTALL, OPERATE AND MAINTAIN ALL MACHINERY, APPLIANCES, AND EQUIPMENT TO MAINTAIN ALL EXCAVATIONS FREE FROM WATER DURING CONSTRUCTION. 'THE CONTRACTOR SHALL DISPOSE OF

THE WATER SO AS NOT TO CAUSE DAMAGE TO PUBLIC OR PRIVATE PROPERTY, OR TO CAUSE A NUISANCE OR MENACE TO THE PUBLIC OR VIOLATE THE LAW. THE DEWATERING SYSTEM SHALL BE INSTALLED AND OPERATED SO THAT THE

GROUND WATER LEVEL OUTSIDE THE EXCAVATION IS NOT REDUCED TO TFIE EXTENT WHICH WOULD CAUSE DAMAGE OR ENDANGER ADJACENT STRUCTURES OR PROPERTY. ALL COST FOR DEWATERING SHALL BE INCLUDED IN THE UNIT

PRICE BID FOR ALL PIPE CONSTRUCTION. THE STATIC WATER LEVEL SHALL BE DRAWN DOWN A MINIMUM OF 1 FOOT BELOW THE BOTTOM OF EXCAVATIONS TO MAINTAIN THE UNDISTURBED STATE OF NATURAL SOILS AND ALLOW THE

PLACEMENT OF ANY FILL TO THE SPECIFIED DENSITY. THE CONTRACTOR SHALL HAVE ON HAND, PUMPING EQUIPMENT AND MACHINERY IN GOOD WORKING CONDITION FOR EMERGENCIES AND SHALL HAVE WORKMEN AVAILABLE FOR ITS

OPERATION. DEWATERING SYSTEMS SHALL OPERATE CONTINUOUSLY UNTIL BACKFILL HAS BEEN COMPLETED TO 1 FOOT ABOVE THE NORMAL STATIC GROUNDWATER LEVEL.

2. THE CONTRACTOR SHALL CONTROL SURFACE WATER TO PREVENT ENTRY INTO EXCAVATIONS. AT EACH EXCAVATION, A SUFFICIENT NUMBER OF TEMPORARY OBSERVATION WELLS TO CONTINUOUSLY CHECK THE GROUNDWATER LEVEL

SHALL BE PROVIDED.

3. SUMPS SHALL BE AT THE LOW POINT OF EXCAVATION. EXCAVATION SHALL BE GRADED TO DRAIN TO THE SUMPS.

4. THE CONTROL OF GROUNDWATER SHALL BE SUCH THAT SOFTENING OF THE BOTTOM OF EXCAVATIONS, OR FORMATION OF "QUICK" CONDITIONS OR "BOILS", DOES NOT OCCUR. DEWATERING SYSTEMS SHALL BE DESIGNED AND

OPERATED SO AS TO PREVENT REMOVAL OF THE NATURAL SOILS. THE RELEASE OF GROUNDWATER AT ITS STATIC LEVEL SHALL BE PERFORMED IN SUCH A MANNER AS TO MAINTAIN THE UNDISTURBED STATE OF NATURALFOUNDATIONS

SOILS, PREVENT DISTURBANCE OF COMPACTED SOILS, PREVENT DISTURBANCE OF COMPACTED BACKFILL, AND PREVENT FLOTATION OR MOVEMENT OF STRUCTURES, PIPELINES AND SEWERS. IF A UPDES (UTAH POLLUTANT DISCHARGE

ELIMINATION SYSTEM) PERMIT IS REQUIRED FOR DISPOSAL OF WATER FROM CONSTRUTION DEWATERING ACTIVITIES, IT SHALL BE OBTAINED BY THE CONTRACTOR PRIOR TO ANY DEWATERING ACTIVITIES.

UNDERGROUND UTILITIES

1. THE INFORMATION SHOWN ON THE PLANS WITH REGARD TO THE EXISTING UTIUTIES AND/OR IMPROVEMENTS WAS DERIVED FROM FIELD INVESTIGATIONS AND/OR RECORD INFORMATION AND/OR THE ALTA SURVEY. THE ENGINEER DOES

NOT GUARANTEE THESE LOCATIONS TO BE EITHER TRUE OR EXACT. PRIOR TO CONSTRUCTION, IT SHALL BE THE CONTRACTOR'S SOLE RESPONSIBIUTY TO VERIFY ALL EXISTING IMPROVEMENTS AND TO EXPOSE ALL EXISTING

UNDERGROUND UTILITIES RELATED TO THE PROJECT, INCLUDING BUT NOT LIMITED TO, SEWER, STORM DRAIN, WATER, IRRIGATION, GAS, ELECTRICAL, ETC. AND SHALL NOTIFY THE ENGINEER FORTY-EIGHT (48) HOURS IN ADVANCE OF

EXPOSING THE UTIUTIES, SO THAT THE EXACT LOCATION AND ELEVATION CAN BE VERIFIED AND DOCUMENTED. THE COST ASSOCIATED TO PERFORM THIS WORK SHALL BE INCLUDED IN EITHER THE LUMP SUM CLEARING COST OR IN THE

VARIOUS ITEMS OF WORK. IF LOCATION AND/OR ELEVATION DIFFERS FROM THAT SHOWN ON THE DESIGN PLANS, PROVISIONS TO ACCOMMODATE NEW LOCATION/ELEVATION MUST BE MADE PRIOR TO CONSTRUCTION.

2. PRIOR TO COMMENCING ANY WORK, IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO HAVE EACH UTIUTY COMPANY LOCATE, IN THE FIELD, THEIR MAIN AND SERVICE LINES. THE CONTRACTOR SHALL NOTIFY BLUE STAKES AT

1-800-662-4111 48 HOURS IN ADVANCE OF PERFORMING ANY EXCAVATION WORK. THE CONTRACTOR SHALL RECORD THE BLUE STAKES ORDER NUMBER AND FURNISH ORDER NUMBER TO OWNER AND ENGINEER PRIOR TO ANY

EXCAVATION. IT WILL BE THE CONTRACTOR'S SOLE RESPONSIBIUTY TO DIRECTLY CONTACT ANY OTHER UTIUTY COMPANIES THAT ARE NOT MEMBERS OF BLUE STAKES. IT SHALL BE THE CONTRACTOR'S SOLE RESPONSIBIUTY TO

PROTECT ALL EXISTING UTILITIES SO THAT NO DAMAGE RESULTS TO THEM DURING THE PERFORMANCE OF THIS CONTRACT. ANY REPAIRS NECESSARY TO DAMAGED UTILITIES SHALL BE PAID FOR BY THE CONTRACTOR. THE

CONTRACTOR SHALL BE REQUIRED TO COOPERATE WITH OTHER CONTRACTORS AND UTILITY COMPANIES INSTALLING NEW STRUCTURES, UTILITIES AND SERVICE TO THE PROJECT.

3. THE CONTRACTOR SHALL PROVIDE ALL SHORING, BRACING, SLOPING OR OTHER PROVISIONS NECESSARY TO PROTECT WORKMEN FOR ALL AREAS TO BE EXCAVATED TO A DEPTH OF 4' OR MORE. FOR EXCAVATIONS 4 FEET OR MORE IN

DEPTH, THE CONTRACTOR SHALL COMPLY WITH INDUSTRIAL COMMISSION OF UTAH SAFETY ORDERS SECTION 68 - EXCAVATIONS, AND SECTION 69 - TRENCHES, ALONG WITH ANY LOCAL CODES OR ORDINANCES. ANY EXCAVATION

GREATER THAN 10 FEET IN DEPTH REQUIRES A TRENCH BOX.

4. PRIOR TO OPENING AN EXCAVATION, EFFORT SHALL BE MADE TO DETERMINE WHETHER UNDERGROUND INSTALLATIONS; I.E. SEWER, WATER, FUEL ELECTRIC LINES, ETC., WILL BE ENCOUNTERED AND IF SO, WHERE SUCH UNDERGROUND

INSTALLATIONS ARE LOCATED. WHEN THE EXCAVATION APPROACHES THE APPROXIMATE LOCATION OF SUCH AN INSTALLATION, THE EXACT LOCATION SHALL BE DETERMINED BY CAREFUL PROBING OR HAND DIGGING; AND, WHEN IT IS

UNCOVERED, ADEQUATE PROTECTION SHALL BE PROVIDED FOR THE EXISTING INSTALLATION. ALL KNOWN OWNERS OF UNDERGROUND FACILITIES IN THE AREA CONCERNED SHALL BE ADVISED OF PROPOSED WORK AT LEAST 48 HOURS

PRIOR TO THE START OF ACTUAL EXCAVATION.

5. IN CASES OF HIGH GROUNDWATER, IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO USE RUBBER GASKET JOINTS ON ALL PRE CAST PIPES. THE COST FOR RUBBER GASKET JOINTS SHALL BE INCLUDED IN THE UNIT PRICES OF PIPE.

6. ALL CONSTRUCTION AND MATERIALS FOR THE SEWER MAIN AND LATERALS MUST COMPLY WITH THE EAGLE MOUNTAIN CITY STANDARDS, THE UNIT COST OF THE SEWER LATERAL INCLUDES CONNECTION TO THE SEWER MAIN. THE

CLEAN OUT RISER FOR EACH SERVICE SHALL BE INSTALLED BY THE CONTRACTOR.

7. ALL EXISTING WATER VALVES TO BE OPERATED UNDER THE DIRECTION OF EAGLE MOUNTAIN CITY PERSONNEL ONLY.

8. WATER LINES SHALL BE A MINIMUM OF 10' HORIZONTALLY FROM SEWER MAINS. CROSSINGS SHALL MEET STATE HEALTH STANDARDS. CONTRACTOR RESPONSIBLE FOR ALL NECESSARY FITTINGS AND THRUST BLOCKS.

9. THE CONTRACTOR SHALL NOTIFY JACKSON ENGINEERING AT LEAST 48 HOURS PRIOR TO BACKFILLING OF ANY PIPE WHICH STUBS TO A FUTURE PHASE OF CONSTRUCTION FOR INVERT VERIFICATION. TOLERANCE SHALL BE IN

ACCORDANCE WITFI THE REGULATORY AGENCY STANDARD SPECIFICATIONS.

10. ALL UNDERGROUND UTILITIES SHALL BE IN PLACE PRIOR TO INSTALLATION OF CURB, GUTTER AND STREET PAVING.

11. WATER PIPE SHALL BE C900 PVC APPROVED EQUIVALENT. WATER PIPE SHALL BE INSTALLED AND TESTED TO EAGLE MOUNTAIN CITY STANDARDS. CONTRACTOR

  RESPONSIBLE FOR ALL NECESSARY FITTINGS AND THRUST BLOCKS.

12. STRAIGHT LINE SEWER PIPE IS TO BE PVC SDR-35 OR APPROVED EQUAL AND TESTED TO EAGLE MOUNTAIN CITY STANDARDS.

13. STRAIGHT STORM DRAIN PIPING IS TO BE REINFORCED CONCRETE PIPE (RCP) OR ADS PIPE AS SHOWN ON THESE PLANS. CURVED STORM DRAIN TO BE HDPE SDR-32.5 STORM DRAIN LINE OR APPROVED EQUAL CURVED STORM DRAIN

LINES SHALL HAVE A SLOPE OF 4% OR GREATER, AND A TRACER WIRE. ALL STORM DRAIN SHALL BE INSTALLED AND TESTED TO EAGLE MOUNTAIN CITY STANDARDS.

14. THRUST BLOCKING SHALL BE CONSTRUCTED PER EAGLE MOUNTAIN CITY STANDARDS AND SPECIFICATIONS.

15. CONTRACTOR IS REQUIRED TO SUBMIT AS BUILT SEWER LATERAL LOCATIONS PER EAGLE MOUNTAIN CITY STANDARD.

16. CONTRACTOR IS REQUIRED TO SUBMIT AS-BUILT DRAWINGS SHOWING ALL FIELD CHANGES INCLUDING BUT NOT UMITED TO:

A.DRY UTILITIES THAT ARE MORE THAN A FOOT OFF OF LOCATION SHOWN ON TYPICALS.

B.WATER SERVICE LATERALS THAT ARE MORE THAN A FOOT OFF OF CALL OUT LOCATIONS ON UTILITY PLAN

C.ALL CHANGES OR ADDITIONS TO THE STORM DRAIN UTILITY.

ADDITIONAL UTILITY INFORMATION & NOTES

1. CONTRACTOR SHALL FIELD VERIFY ALL EXISTING UTILITIES DURING CONSTRUCTION AND NOTIFY THE ENGINEER OF RECORD IMMEDIATELY IF A UTILITY CONFLICT IS FOUND.

2.CONTRACTOR SHALL USE PRECAUTIONS AND SAFEGUARDS TO ENSURE THAT THE EXISTING SURROUNDING PROPERTIES ARE PROTECTED FROM DAMAGE DURING EXCAVATION & CONSTRUCTION.

3. ALL WORK PERFORMED PER DRAPER CITY PUBLIC WAY SHALL BE DONE BY A LICENSED GENERAL CONTRACTOR WITH INSURANCE AND BOND AND REQUIRED BY EAGLE MOUNTAIN CITY.

WATER NOTES

1. THE CONTRACTOR SHALL VERIFY THE LOCATION AND DEPTH OF EXISTING VALVES AT THE CONNECTION POINTS PRIOR TO BEGINNING WATER LINE CONSTRUCTION. IF ANY CONFLICTS WITFI OTHER UTILITIES EXIST, CONTRACTOR SHALL

NOTIFY THE ENGINEER OF RECORD IMMEDIATELY TO INVESTIGATE CONFLICT RESOLUTION.

2. ALL CULINARY, AND FIRE PROTECTION WATER LINE CONSTRUCTION SHALL CONFORM TO EAGEL MOUNTAIN CITY DETAILS AND SPECIFICATIONS.

3. ALL GATE VALVES SHALL BE INSTALLED PER EAGEL MOUNTAIN CITY STANDARDS.

4. ALL WATER LINE THRUST BLOCKING SHALL CONFORM TOEAGLE MOUNTAIN CITY STANDARDS.

5. ALL FIRE HYDRANTS SHALL BE INSTALLED COMPLETE PER EAGLE MOUNTAIN CITY STANDARDS.

6. ALL WATER METERS SHALL BE INSTALLED PER EAGLE MOUNTAIN CITY STANDARDS.

7. IF ANY WATER UNE LOOPS ARE REQUIRED, THEY SHALL BE INSTALLED IN CONFORMANCE WITH EAGLE MOUNTAIN CITY STANDARDS.

8. ALL BLOW-OFFS SHALL BE INSTALLED PER EAGLE MOUNTAIN CITY STANDARDS.

SEWER NOTES

1. ALL CONSTRUCTION SHALL COMPLY WITH EAGLE MOUNTAIN CITY DESIGN STANDARDS AND CONSTRUCTION SPECIFICATIONS.

2. CONTRACTOR SHALL FIELD VERIFY LOCATIONS AND INVERT ELEVATIONS OF EXISTING MANHOLES AND OTHER UTILITIES BEFORE STAKING OR CONSTRUCTING AND NEW SEWER LINES.

3. FOUR FEET OF COVER IS REQUIRED OVER ALL SEWER LINES.

SURFACE IMPROVEMENTS

1. SUB GRADE PREPARATION: EARTHWORK FOR ROADWAY SECTIONS SHALL BE SCARIFIED AND RECOMPACTED AT THE PROPER MOISTURE CONTENT TO 95 PERCENT RELATIVE DENSITY (STANDARD PROCTOR ASTM D1557, MODIFIED

PROCTOR ASTM D698). THE NATIVE SUB GRADE SHOULD BE FIRM AND NON-YIELDING PRIOR TO SUB BASE PLACEMENT. EVERY EFFORT SHOULD BE MADE TO AVOID EXPOSING NATIVE SUB-GRADES TO EXCESS MOISTURE.

2. GRANULAR SUB BASE GRANULAR MATERIAL MUST BE CLEAR OF ORGANIC AND DELETERIOUS MATERIAL AND COMPACTED WITH PROPER MOISTURE CONTENT TO THE BOTTOM OF THE AGGREGATE BASE ELEVATION AT 95 PERCENT

RELATIVE DENSITY (STANDARD PROCTOR ASTM D1557, MODIFIED PROCTOR ASTM D698).

3. AGGREGATE BASE: AGGREGATE BASE SHALL COMPLY WITH THE GUIDELINE REQUIREMENTS FOR PAVEMENT DESIGN IN THE REPORTS CITED ABOVE BY IGES GEOTECHNICAL. THE AGGREGATE BASE SHALL BE DENSIFIED TO AT LEAST 95

PERCENT RELATIVE DENSITY (STANDARD PROCTOR ASTM D1557, MODIFIED PROCTOR ASTM D698).

4. ASPHALTIC CONCRETE: ASPHALTIC CONCRETE SHALL BE 3 INCHES THICK AND COMPACTED TO AT LEAST 96 PERCENT OF THE MATERIAL'S MAXIMUM MARSHALL DENSITY IN ACCORDANCE WITH ASTM D1559.

5. ALL MANHOLE RIMS, VALVES AND MONUMENT BOXES, ETC. SHALL BE ADJUSTED TO FINISH GRADE AFTER STREET PAVING, UNLESS OTHERWISE NOTED. IN PAVED AREAS, PROVIDE A 1 FOOT BY 1/2 FOOT COLLAR . SET COLLAR 3/8 INCH

LOWER THAN FINISH GRADE AT OUTER EDGE. PROVIDE COLLAR FOR ALL VALVES PER RESPECTIVE WATERPRO STANDARD SPECIFICATIONS. COST FOR THIS WORK SHALL BE INCLUDED IN THE UNIT PRICES FOR SAID FACILITIES. COLLARS

SHALL BE CONCRETE.

6. PAYMENT FOR PAVEMENT WILL BE MADE ONLY FOR AREAS SHOWN ON THE PLANS. REPLACEMENT OF PAVEMENT WHICH IS BROKEN OR CUT DURING THE INSTALLATION OF THE WORK COVERED BY THESE SPECIFICATIONS, AND WHICH

LIES OUTSIDE OF SAID AREAS, SHALL BE INCLUDED IN THE CONTRACTOR'S UNIT PRICE FOR PAVEMENT, AND NO ADDITIONAL PAYMENT SHALL BE MADE FOR SUCH WORK.

    7. ALL UTILITY TRENCH WITHIN ASPHALT ROADWAYS SHALL BE SAW CUT WITH "T-PATCH".

    8. IN AREAS OF ROAD CUTS, TYPE 3 SLURRY RESURFACING IS REQUIRED.
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EAGLE MOUNTAIN CITY GENERAL NOTES FOR CONSTRUCTION DRAWINGS: WATER- VALVES· 1. VALVES MUST BE FLANGED TO TEE'S (FITTINGS). 2. VALVES 12" AND LARGER TO BE BUTTERFLY 1. VALVES MUST BE FLANGED TO TEE'S (FITTINGS). 2. VALVES 12" AND LARGER TO BE BUTTERFLY VALVES. PIPE BEDDING: SAND MUST MEET AASHTO (A-3) GRADATION WITH 100% PASSING THE #4 SIEVE. 6" BELOW PIPE ON THE SIDES & 12" ABOVE PIPE (MINIMUM). DEPTH: WATER MAIN & LATERALS MUST MAINTAIN 4.5' COVER FROM EXISTING GRADE (MINIMUM). NO HIGH POINTS ALLOWED, EXCEPT AS INDICATED ON THE DRAWINGS. SERVICES & FITTINGS: SERVICES & FITTINGS TO MAINTAIN 3' MINIMUM SEPARATION FROM PIPE JOINTS AND OTHER FITTINGS. HYDRANTS: HYDRANTS TO BE 5' BURY (MINIMUM). TRACER WIRE: RUN TRACER WIRE ALONG MAIN & EXTEND UP  HYDRANTS, DO NOT RUN UP VALVE BOXES.  DO NOT RUN UP VALVE BOXES. WATER FITTINGS: ALL WATER FITTINGS TO BE CHECKED FOR THRUST BLOCKS (PRE & POST) AND GIS (SHOT IN) SHOT IN) BEFORE BACKFILL. VERTICAL SEPARATION: WATER MAIN TO MAINTAIN 18" MINIMUM SEPARATION FROM STORM DRAIN OR OTHER OBSTACLES/UTILITIES, UNLESS NOTED OTHERWISE ON DRAWINGS. WATER LINE FITTINGS: ALL FITTINGS TO HAVE MEGA LUG FOLLOWERS. WATER MAIN LINE: NO DEFLECTION OR BENDING OF THE PIPE WILL BE ALLOWED. FITTINGS REQUIRED AS SHOWN ON THE DRAWINGS AND FOR CHANGES TO THE ALIGNMENT. FORCE MAIN SEWER- PIPE BEDDING; SAND MUST MEET AASHTO (A-3) GRADATION WITH 100% PASSING THE #4 SIEVE. 6" BELOW PIPE ON THE SIDES & 12" ABOVE PIPE (MINIMUM). DEPTH: SEWER FORCE MAIN TO MAINTAIN 4.5' OF COVER (MINIMUM) FROM EXISTING GRADE. SEPARATION: SEWER MAINS & LATERALS TO MAINTAIN 1O' SEPARATION (MINIMUM) FROM CULINARY WATER MAINS & LATERALS. EXCAVATION & BACKFILL FOR TRENCHES: 6.010 GENERAL: : THESE SPECIFICATIONS COVER EXCAVATION AND BACKFILL OF TRENCHES FOR THE INSTALLATION OF SANITARY SEWER AND WATER LINES IN STREETS AND SUBDIVISIONS. DUE TO VARYING GROUND COMPOSITION, STRUCTURE, AND COLLAPSIBLE SOILS, EXCAVATION AND ENGINEERED BACKFILL FOR TRENCHES SHALL COMPLY WITH THE APWA STANDARD SPECIFICATIONS OR BETTER AS REQUIRED OR DEEMED NEEDED BASED ON REVIEW, INSPECTION, AND DETERMINATION BY THE CITY ENGINEER OR HIS/HER DESIGNEE. ALL OSHA REQUIREMENTS MUST BE MAINTAINED IN TRENCHES AT ALL TIMES. 6.020 TRENCH SAFETY: ALL CONSTRUCTION SHALL BE DONE IN ACCORDANCE WITH THE PROVISIONS OF THE UTAH STATE INDUSTRIAL COMMISSION AND OSHA REGULATIONS. NO TRENCHES SHALL BE LEFT OPEN AT ANY TIME UNLESS GUARDED WITH ADEQUATE BARRICADES, WARNING LAMPS AND SIGNS. WHEN REQUIRED, EXCAVATION SHALL BE BRACED AND SHORED TO SUPPORT THE WALLS OF THE EXCAVATION TO ELIMINATE SLIDING AND SETTLING AND AS MAY BE REQUIRED TO PROTECT THE WORKERS, THE WORK IN PROGRESS, AND EXISTING UTILITIES AND IMPROVEMENTS. ALL SUCH SHEETING, BRACING AND SHORING SHALL COMPLY WITH THE REQUIREMENTS OF THE UTAH STATE INDUSTRIAL COMMISSION AND OSHA. ANY INJURY OR DAMAGE RESULTING FROM LACK OF ADEQUATE BRACING AND SHORING SHALL BE THE RESPONSIBILITY OF THE DEVELOPER/CONTRACTOR AND THE DEVELOPER/CONTRACTOR SHALL, AT HIS/HER OWN EXPENSE, EFFECT ALL NECESSARY REPAIRS OR RECONSTRUCTION RESULTING FROM SUCH DAMAGE. NO INSPECTIONS WILL BE DONE IN UNSAFE TRENCHES AND WILL BE THE CAUSE FOR IMMEDIATE SHUTDOWN AT THE PROJECT. 6.030 DISPOSAL OF MATERIALS: : ALL EXCAVATION MATERIAL, WHICH IS NOT REQUIRED FOR OR IS UNSUITABLE FOR BACKFILL, SHALL BE IMMEDIATELY REMOVED FROM THE AREA AND NOT OBSTRUCT STREETS, SIDEWALKS AND DRIVEWAYS. GUTTERS AND IRRIGATION DITCHES SHALL BE KEPT CLEAN OF EXCAVATED MATERIAL. 6.040 ENGINEERED FILL MATERIAL: : ENGINEERED FILL (TYPE A1 OR A2 AS DEFINED BY AASHTO) SHALL BE REQUIRED BACKFILL FOR ALL TRENCHES IN THE CITY RIGHT-OF-WAY OR PUBLIC UTILITY EASEMENTS CONTAINING CITY OWNED AND MAINTAINED UTILITIES. THE CONTRACTOR IS RESPONSIBLE FOR SUPPLYING GRADATION REPORTS SHOWING PROPER GRADATION TO MEET A1 OR A2 CLASSIFICATION. 6.050 TESTING: : TESTS TO DETERMINE ACCEPTABILITY OF BACKFILL PLACED WILL BE DONE BY A FIRM HIRED BY THE OWNER. THE TESTING COMPANY/DEVELOPER WILL USE STANDARD PROCEDURES OF THE AMERICAN SOCIETY OF TESTING MATERIALS (ASTM) AND/OR AMERICAN ASSOCIATION OF STATE HIGHWAY TRANSPORTATION OFFICIALS (AASHTO). COMPACTION TESTS WILL BE REQUIRED AT LEAST EVERY 100 FEET PER LIFT PER TRENCH. EACH LIFT SHALL BE SIX TO TWELVE (12) INCHES AS DETERMINED BY CITY OF EAGLE MOUNTAIN AND CITY OF EAGLE MOUNTAIN'S TESTING FIRM. LIFT HEIGHT WILL DEPEND ON THE EQUIPMENT AND MATERIAL USED AND THE CONTRACTOR'S ABILITY TO PROPERLY COMPACT THE MATERIAL. IF THE BACKFILL SO TESTED DOES NOT MEET THE REQUIREMENTS OF THESE SPECIFICATIONS, THE TRENCH SHALL BE RE-EXCAVATED AND THE BACKFILL REPLACED IN ACCORDANCE WITH THESE SPECIFICATIONS. 6.060 BLASTING: : BLASTING WILL NOT BE ALLOWED EXCEPT BY PERMISSION FROM THE CITY ENGINEER OR HIS/HER DESIGNEE AS DIRECTED BY THE FIRE CHIEF. THE CONTRACTOR SHALL COMPLY WITH ALL LAWS, ORDINANCES, AND APPLICABLE SAFETY CODE REQUIREMENTS AND REGULATIONS RELATIVE TO THE HANDLING, STORAGE, AND USE OF EXPLOSIVES AND PROTECTION OF LIFE AND PROPERTY. HE/SHE SHALL BE FULLY RESPONSIBLE FOR ALL DAMAGE ATTRIBUTABLE TO HIS/HER BLASTING OPERATIONS. EXCESSIVE BLASTING OR OVERSHOOTING WILL NOT BE PERMITTED AND ANY MATERIAL OUTSIDE THE AUTHORIZED CROSS SECTION WHICH MAY BE SHATTERED OR LOOSENED BY BLASTING SHALL BE REMOVED BY THE CONTRACTOR. WATER LINES: : 7.020 CULINARY WATER PIPE: : WATER MAIN BEDDING MATERIALS WATER MAIN LINES MUST BE BEDDED USING SAND. NO GRAVEL OF ANY KIND WILL BE ALLOWED. ALL BEDDING MATERIAL MUST MEET AASHTO A3 CLASSIFICATION WITH 100% PASS #4 SIEVE.   THE OPEN ENDS OF THE PIPELINE SHALL BE PLUGGED AT THE END OF EACH DAY'S WORK. PIPE SHALL NOT BE DROPPED DOWN INTO THE TRENCH, BUT SHALL BE CAREFULLY LOWERED. 7.030 WATER MAIN TYPE AND LOCATIONS: : WATER MAINS SHALL BE LOCATED ON EITHER THE NORTH OR EAST SIDES OF A ROADWAY AND 8 FEET FROM THE CENTERLINE, UNLESS INDICATED OTHERWISE ON THE DRAWINGS. WATER MAINS SHALL BE MINIMUM 18 INCHES VERTICAL ABOVE THE SEWER. SEPARATION BETWEEN WATER AND SEWER MAINS SHALL BE 10 FEET (HORIZONTALLY) MINIMUM UNLESS AUTHORIZED IN WRITING BY THE CITY ENGINEER OR HIS/HER DESIGNEE. WATER MAINS SHALL BE POLYVINYL CHLORIDE. 7.060 TAPPING OF WATER LINES: TAPPING VALVES MAY ONLY BE USED WHEN PREVIOUSLY APPROVED BY THE CITY ENGINEER OR HIS/HER DESIGNEE. TAPPING SADDLES WITH AN “O” RING MAY BE USED IF THE WATER MAIN LINE TO BE TAPPED IS LARGER O” RING MAY BE USED IF THE WATER MAIN LINE TO BE TAPPED IS LARGER  RING MAY BE USED IF THE WATER MAIN LINE TO BE TAPPED IS LARGER THAN THE NEW WATER MAIN LINE. WHERE THE TAP IS THE SAME SIZE AS THE EXISTING MAIN, CAST IRON OR STAINLESS STEEL TAPPING SLEEVES SHALL BE USED, WHICH ENCASE THE FULL PERIMETER OF THE PIPE. THE VALVE SHALL BE A TAPPING VALVE WITH A GUIDE LIP ON THE FLANGED SIDE. THE OPPOSITE SIDE OF THE VALVE SHALL HAVE A MECHANICAL JOINT CONNECTION. SERVICE TAPS SHALL BE A MINIMUM OF THIRTY-SIX (36) INCHES APART. NO TAPS WILL BE ALLOWED WITHIN THIRTY-SIX (36) INCHES OF THE END OF THE PIPE.
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7.070 TESTING AND FLUSHING: : A MINIMUM PRESSURE 50% IN EXCESS OF THE MAXIMUM LINE OPERATION PRESSURE (OR 200 POUNDS, WHICHEVER IS GREATER) SHALL BE MAINTAINED ON THE PORTION BEING TESTED FOR A MINIMUM PERIOD OF TWO (2) HOURS, USING EITHER PNEUMATIC OR HYDRAULIC MEANS TO MAINTAIN THE PRESSURE. AFTER INSTALLATION, FIRE HYDRANTS MUST BE COVERED WITH A BLACK GARBAGE BAG TAPED DOWN UNTIL ALL TESTING HAS BEEN COMPLETED. AFTER PRESSURE TESTING, ALL PIPELINES SHALL BE FLUSHED. FLUSHING SHALL BE ACCOMPLISHED THROUGH HYDRANTS OR, IF A HYDRANT DOES NOT EXIST AT THE END OF THE LINE, THE CONTRACTOR SHALL INSTALL A TAP SUFFICIENT IN SIZE TO PROVIDE FOR 2.5 FOOT-PER-SECOND FLUSHING VELOCITY IN THE LINE. A LEAKAGE TEST SHALL BE CONDUCTED CONCURRENTLY WITH THE PRESSURE TEST. 1. LEAKAGE DEFINED. LEAKAGE SHALL BE DEFINED AS THE QUANTITY OF WATER THAT MUST BE SUPPLIED INTO THE NEWLY LEAKAGE DEFINED. LEAKAGE SHALL BE DEFINED AS THE QUANTITY OF WATER THAT MUST BE SUPPLIED INTO THE NEWLY LAID PIPE, OR ANY VALVED SECTION THEREOF, TO MAINTAIN PRESSURE WITHIN 5 PSI OF THE SPECIFIED TEST PRESSURE AFTER THE AIR IN THE PIPELINE HAS BEEN EXPELLED AND THE PIPE HAS BEEN FILLED WITH WATER. 2. ALLOWABLE LEAKAGE. NO PIPE INSTALLATION WILL BE ACCEPTED IF THE LEAKAGE IS GREATER THAN THAT DETERMINED BY ALLOWABLE LEAKAGE. NO PIPE INSTALLATION WILL BE ACCEPTED IF THE LEAKAGE IS GREATER THAN THAT DETERMINED BY THE FOLLOWING FORMULA: L = SD(P)  0.5148,000 IN WHICH L IS THE ALLOWABLE LEAKAGE, IN GALLONS PER HOUR; S IS THE LENGTH OF PIPELINE TESTED IN FEET; D IS THE NOMINAL DIAMETER OF THE PIPE, IN INCHES; AND P IS THE AVERAGE TEST PRESSURE DURING THE LEAKAGE TEST, IN POUNDS PER SQUARE INCH GAGE. a. ALLOWABLE LEAKAGE AT VARIOUS PRESSURES IS SHOWN IN TABLE 1. ALLOWABLE LEAKAGE AT VARIOUS PRESSURES IS SHOWN IN TABLE 1. b. WHEN TESTING AGAINST CLOSED METAL-SEATED VALVES, AN ADDITIONAL LEAKAGE PER CLOSED VALVE OF      0.0078 WHEN TESTING AGAINST CLOSED METAL-SEATED VALVES, AN ADDITIONAL LEAKAGE PER CLOSED VALVE OF      0.0078 GAL/HR/IN. OF NOMINAL VALVE SIZE SHALL BE ALLOWED. c. WHEN HYDRANTS ARE IN THE TEST SECTION, THE TEST SHALL BE MADE AGAINST THE CLOSED HYDRANT. WHEN HYDRANTS ARE IN THE TEST SECTION, THE TEST SHALL BE MADE AGAINST THE CLOSED HYDRANT. 3. ACCEPTANCE OF INSTALLATION. ACCEPTANCE SHALL BE DETERMINED ON THE BASIS OF ALLOWABLE LEAKAGE. IF ANY TEST ACCEPTANCE OF INSTALLATION. ACCEPTANCE SHALL BE DETERMINED ON THE BASIS OF ALLOWABLE LEAKAGE. IF ANY TEST OF PIPE LAID DISCLOSES LEAKAGE GREATER THAN SPECIFIED, THE CONTRACTOR SHALL, AT ITS OWN EXPENSE, LOCATE AND REPAIR THE DEFECTIVE MATERIAL UNTIL THE LEAKAGE IS WITHIN THE SPECIFIED ALLOWANCE. ALL VISIBLE LEAKS ARE TO BE REPAIRED REGARDLESS OF THE AMOUNT OF LEAKAGE. ALL NEW WATER SYSTEMS OR EXTENSIONS TO EXISTING SYSTEMS SHALL BE THOROUGHLY FLUSHED BEFORE BEING PLACED IN SERVICE. FLUSHING SHALL BE ACCOMPLISHED THROUGH HYDRANTS, OR END OF LINE BLOW OFF ASSEMBLIES AT A MINIMUM FLUSHING VELOCITY OF 2.5-FEET PER SECOND. THE FOLLOWING IS THE FLOW QUANTITY REQUIRED TO PROVIDE A 2.5 FOOT-PER-SECOND FLUSHING VELOCITY. PIPE SIZE FLOW (IN)  (G.P.M.) (G.P.M.) 4  100 100 6  220 220 8  390 390 10  610 610 12  880 880 16  1567 1567 18  1980 1980 20  2450 2450 7.080 DISINFECTION OF WATER LINES: : DISINFECTION OF WATER MAINS SHALL BE DONE IN ACCORDANCE WITH THE LATEST EDITION OF AWWA C651.J THE PIPE SHALL BE CLEAN PRIOR TO DISINFECTION. IF IN THE OPINION OF THE CITY, CONTAMINATION IS SUCH THAT IT CANNOT BE REMOVED BY FLUSHING, THE PIPE SHALL BE CLEANED BY MECHANICAL MEANS AND THEN SWABBED WITH A ONE PERCENT (1%) HYPOCHLORITE DISINFECTION SOLUTION. THE PIPELINE SHALL BE DISINFECTED AS OUTLINED IN AWWA C651. CHEMICALS TO BE USED SHALL CONFORM TO ONE OF THE FOLLOWING: AWWA B300, HYPOCHLOTITE, AWWA B301, LIQUID CHLORINE; AWWA B302 , AMMONIUM, AND AWWA B303, SODIUM CHLORITE. THE TABLET METHOD SHALL CONSIST OF PLACING CALCIUM HYPOCHLORITE TABLETS AT THE SPECIFIED RATE IN THE MAIN DURING CONSTRUCTION AT THE UPSTREAM END OF EACH SECTION OF PIPE. THE TABLET SHALL BE ATTACHED WITH AN ADHESIVE, SUCH AS PERMATEX NO. 1 OR EQUAL. THE LINE SHALL THEN BE FILLED SLOWLY (VELOCITIES LESS THAN 1 FT/SEC), EXPELLING ALL AIR POCKETS AND MAINTAINING THE DISINFECTION SOLUTION IN THE LINE FOR AT LEAST TWENTY-FOUR HOURS, FORTY-EIGHT (48) HOURS IF THE WATER TEMPERATURE IS LESS THAN FORTY-ONE DEGREES (41°) F. THE DISINFECTION SOLUTION SHALL HAVE A CONCENTRATION OF AT LEAST TWENTY-FIVE (25) MG/L OF AVAILABLE CHLORINE. THE CONTINUOUS FEED SHALL BE DONE EXACTLY AS OUTLINED IN AWWA C651 AND SHALL HAVE A TWENTY-FIVE MG/L AVAILABLE CHLORINE AFTER TWENTY-FOUR (24) HOURS. UNDER BOTH METHODS THE CONTRACTOR SHALL NOT BE ALLOWED TO FLUSH THE LINE UNTIL THE CHLORINE RESIDUAL TEST HAS BEEN PASSED BY THE CITY. AFTER THE CHLORINATION, THE LINE SHALL BE THOROUGHLY FLUSHED WITH VELOCITIES GREATER THAN 2.5 FT/SEC WITH AFTER THE CHLORINATION, THE LINE SHALL BE THOROUGHLY FLUSHED WITH VELOCITIES GREATER THAN 2.5 FT/SEC WITH CLEAN WATER AND IF NECESARY RE-CHLORINATED UNTIL SATISFACTORY BACTERIOLOGICAL TESTING IS OBTAINED. IF ANY OF THE TESTS FAIL THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE FEES OF ADDITIONAL TESTS. ALL NEW LINES SHALL BE ISOLATED FROM EXISTING LINES WHEN TESTED. FOLLOWING THE APPROVAL OF THE TESTING AND INSTALLATION OF A WATER MAIN, THE ENTIRE WATER LINE WILL BE FLUSHED THROUGH THE END OF THE MAIN VIA AN APPROVED OUTLET. THE CONTRACTOR SHALL TAKE BACTERIA SAMPLES EVERY 1000 FEET ALONG THE PIPELINE AT THE FIRE HYDRANTS. IF ANY SAMPLE POINT FAILS ON THE FIRST TEST, THE LINE WILL BE FLUSHED AND RE-TESTED AT ALL SAMPLE POINTS.  IF ANY SAMPLE POINT FAILS A SECOND TIME THE COMPLETE LINE WILL BE RE-DISINFECTED AND RE-TESTED AT ALL SAMPLE POINTS. IF ANY SAMPLES COME BACK MARKED “PRESENT”, WHICH MEANS COLIFORM BACTERIA IS PRESENT, THE LINE WILL BE PRESENT”, WHICH MEANS COLIFORM BACTERIA IS PRESENT, THE LINE WILL BE , WHICH MEANS COLIFORM BACTERIA IS PRESENT, THE LINE WILL BE RE-DISINFECTED AND RE-TESTED AT ALL SAMPLE SITES AFTER PASSING TEST LET SYSTEM “RELAX” 24 HOURS THEN TAKE SUBSEQUENT TEST. RELAX” 24 HOURS THEN TAKE SUBSEQUENT TEST.  24 HOURS THEN TAKE SUBSEQUENT TEST. AFTER SECOND TEST OF SAMPLES IS ACCEPTABLE SYSTEM IS READY FOR USE. SEWER LINES 9.010 GENERAL: : THE INSTALLATION SPECIFICATIONS FOR SEWER SYSTEMS SHALL CONFORM TO THE APWA STANDARD SPECIFICATIONS UNLESS NOTED OTHERWISE IN THIS SECTION. 9.025 SEWER MAIN BEDDING MATERIALS: PIPE BEDDING FOR SEWER MAINS SHALL CONSIST OF SAND MEETING AASHTO (A-3) GRADATION WITH 100% PASSING THE #4 SIEVE, AND SHALL EXTEND SIX (6) INCHES BELOW THE SEWER MAIN, AND 12 (TWELVE) INCHES ABOVE CROWN OF PIPE, OR ONE PIPE DIAMETER, WHICHEVER IS LARGER. 9.060 CONNECTING TO EXISTING SEWERS: : MANHOLES USED TO CONNECT THE SEWER TO THE EXISTING SEWER SHALL BE PLUMB AND CENTERED ON THE EXISTING SEWER. THE NEW PIPE SHALL BE PLACED AGAINST THE EXISTING PIPE AT THE ELEVATION DESIGNATED BY THE ENGINEER AND THE BASE POURED AS SPECIFIED ABOVE. CARE SHALL BE TAKEN NOT TO DISTURB THE ALIGNMENT OF THE EXISTING SEWER DURING THE EXCAVATION PROCEDURE. ANY DAMAGE TO THE EXISTING SEWER SHALL BE REPAIRED. WHEN CONNECTING TO EXISTING MANHOLE OR STUB PIPE A TEST BALL SHALL REMAIN INFLATED IN THE DOWNSTREAM PIPE TO PREVENT CONTAMINATION OF EXISTING MAINS.
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9.090 CLEANING: : AFTER THE SEWER LINES HAVE BEEN LAID AND THE TRENCH BACK-FILLED, THEY SHALL BE THOROUGHLY CLEANED AND TESTED FOR LEAKAGE AND ALIGNMENT IN THE PRESENCE OF THE CITY ENGINEER OR HIS/HER DESIGNEE BEFORE ACCEPTANCE BY THE OWNER. CLEANING SHALL BE DONE USING A HIGH PRESSURE JET CLEANING MACHINE, PRODUCING A MIN. OF 800 PSI. WASTE WATER AND DEBRIS SHALL NOT BE PERMITTED TO ENTER SEWER LINES IN SERVICE, BUT SHALL BE REMOVED BY A “SUCKER SUCKER TRUCK” AT THE LOWEST MANHOLE OF THE EXTENSION.  AT THE LOWEST MANHOLE OF THE EXTENSION. A) DISPLACEMENT TEST. THE DISPLACEMENT TEST SHALL BE CONDUCTED BY THE DEVELOPER AND INSPECTOR IN THE DISPLACEMENT TEST. THE DISPLACEMENT TEST SHALL BE CONDUCTED BY THE DEVELOPER AND INSPECTOR IN THE PRESENCE OF THE ENGINEER AND SHALL CONSIST OF THE FOLLOWING: ALL SEWER MAINS SHALL BE WASHED AND INSPECTED USING A TELEVISION INSPECTION UNIT... THE TELEVISED INSPECTION OF ANY MAINS WHICH REVEAL BROKEN, MISALIGNED OR DISPLACED PIPE, OR OTHER DEFECTS, AS DESIGNATED BY THE CITY ENGINEER OR HIS/HER DESIGNEE SHALL BE REMEDIED BY THE CONTRACTOR. THE TELEVISED INSPECTION SHALL HAVE THE SLOPE OF PIPE SHOWN ON TAPE THROUGHOUT THE INSPECTION. AFTER CLEANING AND INSPECTION HAVE BEEN COMPLETED, THE LINE SHALL BE TESTED FOR LEAKAGE BY THE FOLLOWING METHOD: RESTORATION OF SURFACE IMPROVEMENTS 11.010 GENERAL: THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE PROTECTION AND THE RESTORATION OR REPLACEMENT OF ANY IMPROVEMENTS EXISTING ON PUBLIC OR PRIVATE PROPERTY AT THE START OF WORK OR PLACED THERE DURING THE PROGRESS OF THE WORK. EXISTING IMPROVEMENTS SHALL INCLUDE BUT ARE NOT LIMITED TO PERMANENT SURFACING, CURBS, DITCHES, DRIVEWAYS, CULVERTS, FENCES, WALLS AND LANDSCAPING. ALL IMPROVEMENTS INCLUDING LANDSCAPING SHALL BE RECONSTRUCTED TO EQUAL OR BETTER, IN ALL RESPECTS IN A TIMELY MANNER. THE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING A ROAD SURFACE SUITABLE FOR TRAVEL BY THE PUBLIC. HE/SHE SHALL BE RESPONSIBLE FOR ALL DUST AND MUD CONTROL AND ALL CLAIMS AND DAMAGES RESULTING FROM HIS/HER FAILURE TO MAINTAIN THE CONSTRUCTION AREA. ALL ROAD CUTS SHALL BE REPAIRED WITHIN TWO (2) WORKING DAYS. ALL ASPHALT TO BE REMOVED MUST BE SAWCUT IN A SMOOTH STRAIGHT LINE. 11.020 GRAVEL SURFACE: : WHERE TRENCHES ARE EXCAVATED THROUGH GRAVEL SURFACED AREAS SUCH AS ROADS AND DRIVEWAYS, ETC., THE GRAVEL SURFACE SHALL BE RESTORED AND MAINTAINED AS FOLLOWS: A) ALL TRENCHING BACKFILL SHALL CONFORM TO THE BACKFILL REQUIREMENTS IN SECTION 6.040 OF THESE CONSTRUCTION ALL TRENCHING BACKFILL SHALL CONFORM TO THE BACKFILL REQUIREMENTS IN SECTION 6.040 OF THESE CONSTRUCTION STANDARDS. B) THE GRAVEL SHALL BE PLACED DEEP ENOUGH TO PROVIDE A MINIMUM OF 6 INCHES OF MATERIAL. THE GRAVEL SHALL BE PLACED DEEP ENOUGH TO PROVIDE A MINIMUM OF 6 INCHES OF MATERIAL. C) THE GRAVEL SHALL BE PLACED IN THE TRENCH AT THE TIME IT IS BACKFILLED. THE SURFACE SHALL BE MAINTAINED BY THE GRAVEL SHALL BE PLACED IN THE TRENCH AT THE TIME IT IS BACKFILLED. THE SURFACE SHALL BE MAINTAINED BY BLADING, SPRINKLING, ROLLING, ADDING GRAVEL, ETC., TO MAINTAIN A SAFE UNIFORM SURFACE SATISFACTORY TO THE ENGINEER. EXCESS MATERIAL SHALL BE REMOVED FROM THE PREMISES IMMEDIATELY. C) MATERIAL FOR USE ON GRAVEL SURFACES SHALL BE OBTAINED FROM SOUND TOUGH DURABLE GRAVEL OR ROCK MEETING MATERIAL FOR USE ON GRAVEL SURFACES SHALL BE OBTAINED FROM SOUND TOUGH DURABLE GRAVEL OR ROCK MEETING AASHTO T-27 REQUIREMENTS. THE FOLLOWING REQUIREMENTS FOR GRADING SHALL BE MET: PASSING 1-INCH SIEVE 100% PASSING 3/4 INCH SIEVE 85%-100% PASSING NO. 4 SIEVE 45%- 65% PASSING NO. 10 SIEVE 10%- 30% PASSING NO. 200 SIEVE 5%- 10% 11.030 BITUMINOUS SURFACE: : WHERE TRENCHES ARE EXCAVATED THROUGH BITUMINOUS SURFACED ROADS, DRIVEWAYS OR PARKING AREAS, THE SURFACE SHALL BE RESTORED AND MAINTAINED AS FOLLOWS: A)  A TEMPORARY GRAVEL SURFACE SHALL BE PLACED AND MAINTAINED AS REQUIRED IN SECTION 12.020 OF THESE  A TEMPORARY GRAVEL SURFACE SHALL BE PLACED AND MAINTAINED AS REQUIRED IN SECTION 12.020 OF THESE CONSTRUCTION STANDARDS AFTER THE REQUIRED BACKFILL AND COMPACTION OF THE TRENCH HAS BEEN ACCOMPLISHED. B) THE TRENCH SHALL BE BACKFILLED IN ACCORDANCE WITH SECTION 6.040 OF THESE CONSTRUCTION STANDARDS. THE TRENCH SHALL BE BACKFILLED IN ACCORDANCE WITH SECTION 6.040 OF THESE CONSTRUCTION STANDARDS. C) THE AREA OVER TRENCHES TO BE RESURFACED SHALL BE GRADED AND ROLLED WITH A ROLLER WEIGHING NOT LESS THAN THE AREA OVER TRENCHES TO BE RESURFACED SHALL BE GRADED AND ROLLED WITH A ROLLER WEIGHING NOT LESS THAN TWELVE TONS, OR WITH THE REAR WHEELS OF A FIVE-YARD TRUCK LOADED TO CAPACITY, UNTIL THE SUBGRADE IS FIRM AND UNYIELDING. MUD OR OTHER SOFT OR SPONGY MATERIAL SHALL BE REMOVED AND THE SPACE FILLED WITH GRAVEL AND ROLLED AND TAMPED THOROUGHLY IN LAYERS NOT EXCEEDING 6 INCHES IN THICKNESS. THE EDGES OF TRENCHES THAT ARE BROKEN DOWN DURING THE MAKING OF SUBGRADE SHALL BE REMOVED AND TRIMMED NEATLY BEFORE RESURFACING. C) BEFORE ANY PERMANENT RESURFACING IS PLACED, THE CONTRACTOR SHALL CUT THE EXISTING PAVING TO CLEAN, STRAIGHT BEFORE ANY PERMANENT RESURFACING IS PLACED, THE CONTRACTOR SHALL CUT THE EXISTING PAVING TO CLEAN, STRAIGHT LINES AS NEARLY PARALLEL TO THE CENTER LINE OF THE TRENCH AS PRACTICABLE. SAID STRAIGHT LINES HAVE NO DEVIATIONS FROM SUCH LINES EXCEPT AS SPECIFICALLY PERMITTED BY THE ENGINEER. E) EXISTING BITUMINOUS PAVING SHALL BE CUT BACK TO THE LIMITS OF THE TRENCH EXCAVATION OR CAVE-IN ALONG THE EXISTING BITUMINOUS PAVING SHALL BE CUT BACK TO THE LIMITS OF THE TRENCH EXCAVATION OR CAVE-IN ALONG THE TRENCH SO THAT THE EDGES OF THE NEW PAVING WILL REST ON AT LEAST TWENTY INCHES OF UNDISTURBED SOIL.  F) WITHIN TWO (2) WORKING DAYS AND WEATHER PERMITTING, THE BITUMINOUS SURFACE SHALL BE RESTORED BY STANDARD WITHIN TWO (2) WORKING DAYS AND WEATHER PERMITTING, THE BITUMINOUS SURFACE SHALL BE RESTORED BY STANDARD PAVING PRACTICES TO A MINIMUM THICKNESS OF FOUR (4) INCHES FOR LOCAL STREETS AND SIX 6-INCHES FOR COLLECTOR, INDUSTRIAL, AND COMMERCIAL STREETS TO MATCH EXISTING PAVEMENT HEIGHT. G) PAVEMENT RESTORATION SHALL INCLUDE PRIMING OF PAVEMENT EDGES AND SUB-BASE WITH AN ASPHALT TACK COAT AND PAVEMENT RESTORATION SHALL INCLUDE PRIMING OF PAVEMENT EDGES AND SUB-BASE WITH AN ASPHALT TACK COAT AND PLACING AND ROLLING PLANT MIX BITUMINOUS MATERIAL TO THE LEVEL OF THE ADJACENT PAVEMENT SURFACES. H) ALL PAVEMENT RESTORATION SHALL CONFORM TO CHAPTER 12 OF THESE SPECIFICATIONS. ALL PAVEMENT RESTORATION SHALL CONFORM TO CHAPTER 12 OF THESE SPECIFICATIONS. 12.060 MANHOLES AND VALVE BOXES: : ALL MANHOLE COVERS AND VALVE BOXES SHALL BE RAISED TO THE PROPER GRADE AFTER THE PLACEMENT OF PAVEMENT. THE COVER SHALL BE REMOVED AND RAISED TO THE PROPER ELEVATION WITH CONCRETE SETTING THE FRAME 1/4" BELOW THE PAVEMENT GRADE. THE FOLLOWING TYPES OF RINGS CAN BE USED: -4000 PSI CONCRETE CAN BE USED WITH EPOXY COATED RE-BAR WITH 2 RINGS MAXIMUM EACH COLLAR. -6000 PSI CONCRETE CAN BE USED WITH FIBER MESH, 1.5 POUNDS PER YARD ¾ INCH MONOFILAMENT.  INCH MONOFILAMENT. ALL ADJUSTMENTS IN THE ELEVATION FROM THE MANHOLE CONE/ LID TO BE MADE WITH WHIRLY GIG, MANHOLE RISER COLLAR SYSTEM OR EQUIVALENT. ALL ADJUSTMENTS IN ELEVATION TO WATER VALVE BOXES ARE TO BE MADE IN THE TOP “SLIDING” RISER. SLIDING” RISER.  RISER. IF GRADE CANNOT BE REACHED WITH EXISTING TOP ANOTHER BASE SECTION CUT TO GRADE MUST BE USED. 13.040 TESTING AND INSPECTION: : A) SCOPE. ALL MATERIALS AND PROCESSES INVOLVED IN THE CONSTRUCTION SHALL BE SUBJECT TO TESTING AND INSPECTION AS SCOPE. ALL MATERIALS AND PROCESSES INVOLVED IN THE CONSTRUCTION SHALL BE SUBJECT TO TESTING AND INSPECTION AS DETAILED IN THE VARIOUS PARAGRAPHS OF THIS SECTION AND IN GENERAL COMPLIANCE WITH ASTM E105-54T. RESULTS OF TESTS PERFORMED BY RECOGNIZED LABORATORIES TO THE SATISFACTION OF THE ENGINEER SHALL BE ACCEPTED BY THE SUPPLIER AS A BASIS FOR ACCEPTANCE OR REJECTION OF ANY AND ALL MATERIALS. STANDARD METHODS OF SAMPLING AND TESTING SHALL BE USED. THE LATEST APPROPRIATE ASTM TESTS AND METHODS SHALL BE CONSIDERED TO BE STANDARD, AND WILL INCLUDE BUT NOT BE LIMITED TO CONCRETE, CEMENT, AGGREGATES ADDITIVES, CURING COMPOUNDS, PARTING COMPOUNDS AND JOINTING MATERIALS. B) CONCRETE. WHERE REQUIRED BY THE ENGINEER, SAMPLES OF CONCRETE WILL BE TESTED TO INSURE QUALITY CONCRETE. THE CONCRETE. WHERE REQUIRED BY THE ENGINEER, SAMPLES OF CONCRETE WILL BE TESTED TO INSURE QUALITY CONCRETE. THE CITY ENGINEER OR HIS/HER DESIGNEE WILL TAKE AT LEAST ONCE FOR THESE TESTS EVERY FIFTY CUBIC YARDS OF CONCRETE POURED OR AS REQUIRED. SAMPLES OF WET CONCRETE MAY BE TESTED FOR AIR CONTENT. FAILURE TO INDICATE THE ENTRAINED AIR SPECIFIED IN THIS SECTION SHALL BE A BASIS FOR REJECTION OF ALL CONCRETE REPRESENTED BY THE TEST. 1. SAMPLES OF WET CONCRETE MAY BE TESTED FOR SLUMP. FAILURE TO INDICATE THE REQUIRED SLUMP SHALL BE A SAMPLES OF WET CONCRETE MAY BE TESTED FOR SLUMP. FAILURE TO INDICATE THE REQUIRED SLUMP SHALL BE A BASIS FOR REJECTION OF ALL CONCRETE REPRESENTED BY THE TEST. 2. CONCRETE COMPRESSION SPECIMENS SHALL BE TAKEN FOR EACH POUR OF SECTION AS REQUIRED BY THE ENGINEER. CONCRETE COMPRESSION SPECIMENS SHALL BE TAKEN FOR EACH POUR OF SECTION AS REQUIRED BY THE ENGINEER. SUCH SPECIMENS SHALL ATTAIN THE SPECIFIED STRENGTH OF TWENTY-EIGHT (28) DAYS WITH THE PROVISION THAT NO SPECIMEN MAY INDICATE A COMPRESSIVE STRENGTH OF LESS THAN NINETY PERCENT (90%) OF THE STRENGTHS NOMINATED AND WITH FURTHER PROVISION THAT RESULTS FROM SPECIMENS WHICH, IN THE OPINION OF THE TESTING AUTHORITY AND THE ENGINEER, ARE OBVIOUSLY FAULTY OR DEFECTIVE MAY BE REJECTED IN DETERMINING THE REQUIREMENTS. SHOULD ANY SPECIMENS FAIL TO SATISFY THESE REQUIREMENTS, THE CONCRETE REPRESENTED THEREBY SHALL BE REMOVED AND REPLACED, EXCEPT THAT THE CONTRACTOR MAY SUBMIT EVIDENCE BASED ON ASTM DESIGNATION C42-49 WHICH SHALL BE CONSIDERED BY THE ENGINEER IN RELATION TO THIS REQUIREMENT.
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1.0 INTRODUCTION 

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

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

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

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

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

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

summarized and conclusions are provided. 

 

1.1 Purpose and Objective of Study 

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

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

scenarios analyzed including: 

1.  Existing,  

2.  Background 2018, and 

3.  Background 2018 and buildout of 22 residential lots. 

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

potential project related traffic impacts to the existing transportation network. 

 

1.2 Project Description and Location 

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

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

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

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

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

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

in 2015. 

 

2.0 EXISTING TRAFFIC CONDITIONS 

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

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

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

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

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

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

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

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

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

count peed. 

 

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

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

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

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

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

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

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

depicted on Figure 2. 

 

3.0 PROJECT TRAFFIC FORCAST 

 

3.1 Trip Generation 

 

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

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

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

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

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

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

the nearest 10 trips. 

 

Table 1 Residential Trip Generation Forecast 

Description 
AM PEAK HOUR PM PEAK HOUR 

DAILY 
Inbound Outbound Total Inbound Outbound Total 

Rate: 
Single-Family Home 
Land Use Code 210 

(Trip/Unit) 

0.19 .56 .75 .64 .37 1.01 9.57 

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

Proposed 22 Lots 4 12 16 14 8 22 210 

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

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

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

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

 

3.2 Project Trip Distribution 

 

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

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

 

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

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

are presented in Figure 3. 

 

4.0 LEVEL OF SERVICE ANALYSIS  

 

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

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

 

4.1 Level of Service Concept 

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

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

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

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

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

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

 

 

 

 

 

 

 

 

 

 

 

 

 

Table 2 
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 FIGURE 3 
BACKGROUND 2018 PLUS PROJECT TRAFFIC 

VOLUMES 
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4.2 Results of LOS Analysis 

 

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

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

 

Table 3  LOS Analysis 

 AM PM 

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

EXISTING 43 49 34 126 A 74 145 25 144 A 

BACKGROUND 57 65 34 156 A 98 192 25 183 A 

BACKGOUND 

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

 

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

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

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

 

5.0 SUMMARY AND CONCLUSIONS 

 

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

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

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

inbound and 50 outbound). 

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

hour and p.m. peak hour. 

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

project. 
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1.0 INTRODUCTION 

The proposed Pole Canyon Phase 1 subdivision will receive culinary water service from the existing White 

Hill water system. This report provides results of water system analysis of the existing water system to 

support the proposed Pole Canyon Phase 1 subdivision. 

1.1 Purpose and Objective of Study 

Eagle Mountain City will eventually have responsibility and operation of the existing White Hills water system. 

This analysis includes evaluation of the water distribution system to provide service within the requirements 

of the State of Utah Division of Drinking Water. Of primary importance is the analysis of maintaining a 

minimum of 20 psi system pressure under Peak Instantaneous flow conditions. 

1.2 Project Description and Location 

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

1.7 miles south of Cedar Fort City. The Pole Canyon Phase 1 project site includes undeveloped residential 

property fronting existing roadways within the White Hills subdivision including Jackson Street, Eisenhower 

Street, and Jefferson Avenue. The proposed project consists of 20 residential single family units. 

The existing water system is comprised of (2) ground water wells each capable of producing 

approximately 1,400 gpm, 770,000 gallons of water storage, 10" and 6" piping within the 

distribution system. The water distribution system is depicted in Figure 1. 

2.0 WATER SYSTEM DEMANDS 

This analysis evaluated Peak Day Demand with Fire Flow and Peak Instantaneous Demand 

without Fire Flow for evaluating the ability of the distribution system to maintain an minimum of 

20 psi within the system. Analysis of existing White Hills lots indicated an average of 0.19 acres 

per lot. Demand consists of indoor use and outdoor use per the Division of Drinking Water Rule 

R309-510 Facility Design and Operation: Minimum Sizing Requirements as follows: 

Peak Day Demand 

Indoor Demand = 800 GPD/Residential Unit 

Outdoor Demand = 2.26 GPM/Irrigated Acre (Zone 2) 

 

Peak Instantaneous Demand 

Indoor Demand (Q) = 10.8 x N0.64 in GPM; where N = number of connections 

Outdoor Demand = 5.60 GPM/Irrigated Acre (Zone 2) 

 

The demands for each node within the model are shown in Table 1. For this analysis the water 

system demand included service to the following residential units: 

 Existing White Hills Lots - 113 

 Existing White Hills Country Estates Lots - 12 

 Proposed Pole Canyon Phase 1 Lots - 20 
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 Total Lots for Peak Demand Analysis - 145 

2.1 Peak Day Demand with Fire Flow 

A Fire Flow test was conducted within the White Hills water system. A fire hydrant on Jefferson 

Ave. flowed at 1,034 GPM with a pitot pressure at 38 PSI. A fire hydrant on Eisenhower St. neat 

Jackson St. was monitored during the flow test with residual pressure of 44 PSI. This flow test 

was conducted with the water tanks full. See flow test information in Appendix. Using this data 

the water model was checked for with a positive calibration. The water model was then run for 

10 feet of water in the tank to simulate minimum storage condition. A 10 foot water depth 

represents the fire storage requirement in the tank. Results of Peak Day Demands with a Fire 

Flow of 1,034 GPM at Node 40 provide minimum pressure within the system of 24.30 PSI at 

Node  38. This scenario meets requirement of maintaining a minimum of 20 PSI during a fire flow 

event. Refer to Figure 2 and results reports in Appendix. 

 

2.1 Peak Instantaneous Demand Model Run 

The total system demand at Peak Instantaneous Demand is 898.17 GPM. The water model was 

then run for 10 feet of water in the tank to simulate minimum storage condition. Results of Peak 

Instantaneous Demands provide minimum pressure within the system of 31.97 PSI at Node 38. 

This scenario meets requirement of maintaining a minimum of 20 PSI during Peak Instantaneous 

demands. Refer to results reports in Appendix. 

 

3.0 SUMMARY 

Based on the water system model scenario for Peak Instantaneous Demand for indoor, outdoor, 

and fire flow the White Water distribution system with the addition of the Pole Canyon Phase 1 

lots provides a minimum system pressure greater than 20 psi meeting the State DDW minimum 

requirements for a distribution system.  



Figure 1 - White Hills Water System - Base Model 

 

6" Water Line 

10" Water Line 
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WATER MODEL

Table 1 - Node Demands

Node # Lots Node Elev. Indoor Unit Demand
(gpd)

Outdoor Unit 

Demand

0.19 acres x 2.26 gpm/acre

(gpd)

Total Demand
(gpd)

Total Demand
(gpm)

Indoor Demand

Q=10.8xN0.64

(gpm)

Outdoor Demand

0.19 acres x 5.60 gpm/acre

(gpm)

Total Demand
(gpm)

3 5 5080 800 618 7,092 4.92 30.25 5.32 35.57

5 4 5070 800 618 5,673 3.94 26.23 4.26 30.48

9 10 5053 800 618 14,183 9.85 47.14 10.64 57.78

12 7 5049 800 618 9,928 6.89 37.52 7.45 44.97

15 4 5042 800 618 5,673 3.94 26.23 4.26 30.48

19 9 5034 800 618 12,765 8.86 44.07 9.58 53.65

20 6 5048 800 618 8,510 5.91 34.00 6.38 40.38

21 4 5045 800 618 5,673 3.94 26.23 4.26 30.48

24 12 5030 800 618 17,020 11.82 52.98 12.77 65.75

31 6 5072 800 618 8,510 5.91 34.00 6.38 40.38

35 10 5078 800 618 14,183 9.85 47.14 10.64 57.78

41 6 5078 800 618 8,510 5.91 34.00 6.38 40.38

42 7 5068 800 618 9,928 6.89 37.52 7.45 44.97

45 7 5059 800 618 9,928 6.89 37.52 7.45 44.97

47 11 5068 800 618 15,602 10.83 50.11 11.70 61.81

52 7 5060 800 618 9,928 6.89 37.52 7.45 44.97

55 10 5088 800 618 14,183 9.85 47.14 10.64 57.78

57 10 5075 800 618 14,183 9.85 47.14 10.64 57.78

59 10 5066 800 618 14,183 9.85 47.14 10.64 57.78

TOTALS 145 205,659 142.82 743.89 154.28 898.17

Peak Daily Demands Peak Instantaneous Demands

PoleCanyon Phase1-Culinary Node Demands, 4/26/2016 Jackson Engineering



 Figure 2 - White Hills Water System - Peak Day Demand and Fire Flow Event at Node 40; 10' of Water in Tank 
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Network Table - Nodes

Elevation Base Demand Pressure

 Node ID ft GPM psi

Junc 1 5168 0 15.74

Junc 2 5092 0 42.67

Junc 3 5080 4.92 46.88

Junc 4 5072 0 49.82

Junc 5 5070 3.94 50.66

Junc 6 5060 0 54.58

Junc 7 5060 0 54.54

Junc 8 5060 0 54.54

Junc 9 5053 9.85 57.05

Junc 10 5053 0 57.05

Junc 11 5051 0 57.63

Junc 12 5049 6.89 58.05

Junc 13 5049 0 58.05

Junc 14 5048 0 57.73

Junc 15 5042 3.94 60.33

Junc 16 5050 0 56.53

Junc 17 5042 0 60.00

Junc 18 5042 0 60.00

Junc 19 5034 8.86 63.46

Junc 20 5048 5.91 57.23

Junc 21 5045 3.94 58.53

Junc 22 5045 0 58.53

Junc 23 5030 0 65.03

Junc 24 5030 11.82 65.03

Junc 25 5011 0 73.26

White Hills Water System - Peak Day Demand - Fire Flow Calibration

Jackson Engineering Page 1



Elevation Base Demand Pressure

 Node ID ft GPM psi

Junc 26 5050 0 56.33

Junc 27 5050 0 56.33

Junc 28 5062 0 50.98

Junc 29 5064 0 50.10

Junc 30 5064 0 50.10

Junc 31 5072 5.91 46.56

Junc 32 5074 0 45.69

Junc 33 5074 0 45.69

Junc 34 5080 0 43.09

Junc 35 5078 9.85 42.88

Junc 36 5078 0 42.88

Junc 37 5085 0 39.04

Junc 38 5090 0 36.87

Junc 39 5080 0 40.45

Junc 40 5080 1034 39.62

Junc 41 5078 5.91 43.08

Junc 42 5068 6.89 48.09

Junc 43 5068 0 48.09

Junc 44 5068 0 48.22

Junc 45 5059 6.89 52.46

Junc 46 5059 0 52.46

Junc 47 5068 10.83 48.29

Junc 48 5084 0 43.41

Junc 49 5073 0 48.56

Junc 50 5073 0 48.56

Junc 51 5073 0 48.63

White Hills Water System - Peak Day Demand - Fire Flow Calibration

Jackson Engineering Page 2
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Elevation Base Demand Pressure

 Node ID ft GPM psi

Junc 52 5060 6.89 54.24

Junc 53 5060 0 54.19

Junc 54 5060 0 54.19

Junc 55 5088 9.85 43.16

Junc 56 5088 0 43.16

Junc 57 5075 9.85 48.45

Junc 58 5075 0 48.45

Junc 59 5066 9.85 52.04

Junc 60 5066 0 52.04

Junc 62 5072 0 49.82

Tank 61 5166 #N/A 16.90

White Hills Water System - Peak Day Demand - Fire Flow Calibration

Jackson Engineering Page 3
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Network Table - Nodes

Elevation Base Demand Pressure

 Node ID ft GPM psi

Junc 1 5168 0 3.46

Junc 2 5092 0 36.27

Junc 3 5080 4.92 41.45

Junc 4 5072 0 44.91

Junc 5 5070 3.94 45.77

Junc 6 5060 0 50.10

Junc 7 5060 0 50.10

Junc 8 5060 0 50.10

Junc 9 5053 9.85 53.12

Junc 10 5053 0 53.12

Junc 11 5051 0 53.99

Junc 12 5049 6.89 54.85

Junc 13 5049 0 54.85

Junc 14 5048 0 55.28

Junc 15 5042 3.94 57.88

Junc 16 5050 0 54.41

Junc 17 5042 0 57.87

Junc 18 5042 0 57.87

Junc 19 5034 8.86 61.34

Junc 20 5048 5.91 55.27

Junc 21 5045 3.94 56.57

Junc 22 5045 0 56.57

Junc 23 5030 0 63.07

Junc 24 5030 11.82 63.07

Junc 25 5011 0 71.30

White Hills Water System - Peak Day Demand - No Fire Flow, 10' in Tank

Jackson Engineering Page 1



Elevation Base Demand Pressure

 Node ID ft GPM psi

Junc 26 5050 0 54.41

Junc 27 5050 0 54.41

Junc 28 5062 0 49.21

Junc 29 5064 0 48.34

Junc 30 5064 0 48.34

Junc 31 5072 5.91 44.87

Junc 32 5074 0 44.01

Junc 33 5074 0 44.01

Junc 34 5080 0 41.41

Junc 35 5078 9.85 42.27

Junc 36 5078 0 42.27

Junc 37 5085 0 39.24

Junc 38 5090 0 37.08

Junc 39 5080 0 41.41

Junc 40 5080 0 41.41

Junc 41 5078 5.91 42.28

Junc 42 5068 6.89 46.61

Junc 43 5068 0 46.61

Junc 44 5068 0 46.61

Junc 45 5059 6.89 50.51

Junc 46 5059 0 50.51

Junc 47 5068 10.83 46.61

Junc 48 5084 0 39.70

Junc 49 5073 0 44.46

Junc 50 5073 0 44.46

Junc 51 5073 0 44.46

White Hills Water System - Peak Day Demand - No Fire Flow, 10' in Tank

Jackson Engineering Page 2
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Elevation Base Demand Pressure

 Node ID ft GPM psi

Junc 52 5060 6.89 50.09

Junc 53 5060 0 50.09

Junc 54 5060 0 50.09

Junc 55 5088 9.85 37.98

Junc 56 5088 0 37.98

Junc 57 5075 9.85 43.60

Junc 58 5075 0 43.60

Junc 59 5066 9.85 47.50

Junc 60 5066 0 47.50

Junc 62 5072 0 44.91

Tank 61 5166 #N/A 4.33

White Hills Water System - Peak Day Demand - No Fire Flow, 10' in Tank

Jackson Engineering Page 3



Network Table - Nodes

Elevation Base Demand Pressure

 Node ID ft GPM psi

Junc 1 5168 0 3.17

Junc 2 5092 0 30.10

Junc 3 5080 4.92 34.31

Junc 4 5072 0 37.26

Junc 5 5070 3.94 38.09

Junc 6 5060 0 42.02

Junc 7 5060 0 41.97

Junc 8 5060 0 41.97

Junc 9 5053 9.85 44.48

Junc 10 5053 0 44.48

Junc 11 5051 0 45.07

Junc 12 5049 6.89 45.48

Junc 13 5049 0 45.48

Junc 14 5048 0 45.16

Junc 15 5042 3.94 47.76

Junc 16 5050 0 43.97

Junc 17 5042 0 47.43

Junc 18 5042 0 47.43

Junc 19 5034 8.86 50.90

Junc 20 5048 5.91 44.66

Junc 21 5045 3.94 45.96

Junc 22 5045 0 45.96

Junc 23 5030 0 52.46

Junc 24 5030 11.82 52.46

Junc 25 5011 0 60.69

White Hills Water System - Peak Day Demand - Fire Flow 10' in Tank

Jackson Engineering Page 1



Elevation Base Demand Pressure

 Node ID ft GPM psi

Junc 26 5050 0 43.76

Junc 27 5050 0 43.76

Junc 28 5062 0 38.41

Junc 29 5064 0 37.53

Junc 30 5064 0 37.53

Junc 31 5072 5.91 33.99

Junc 32 5074 0 33.13

Junc 33 5074 0 33.13

Junc 34 5080 0 30.53

Junc 35 5078 9.85 30.32

Junc 36 5078 0 30.32

Junc 37 5085 0 26.47

Junc 38 5090 0 24.30

Junc 39 5080 0 27.89

Junc 40 5080 1034 27.06

Junc 41 5078 5.91 30.52

Junc 42 5068 6.89 35.52

Junc 43 5068 0 35.52

Junc 44 5068 0 35.65

Junc 45 5059 6.89 39.89

Junc 46 5059 0 39.89

Junc 47 5068 10.83 35.72

Junc 48 5084 0 30.84

Junc 49 5073 0 35.99

Junc 50 5073 0 35.99

Junc 51 5073 0 36.07

White Hills Water System - Peak Day Demand - Fire Flow 10' in Tank

Jackson Engineering Page 2
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Elevation Base Demand Pressure

 Node ID ft GPM psi

Junc 52 5060 6.89 41.68

Junc 53 5060 0 41.63

Junc 54 5060 0 41.63

Junc 55 5088 9.85 30.59

Junc 56 5088 0 30.59

Junc 57 5075 9.85 35.89

Junc 58 5075 0 35.89

Junc 59 5066 9.85 39.47

Junc 60 5066 0 39.47

Junc 62 5072 0 37.26

Tank 61 5166 #N/A 4.33

White Hills Water System - Peak Day Demand - Fire Flow 10' in Tank

Jackson Engineering Page 3



Network Table - Links

Length Diameter Flow Velocity

 Link ID ft in GPM fps

Pipe 1 50 10 -1176.87 4.81

Pipe 2 1023 10 1176.87 4.81

Pipe 3 280 10 896.36 3.66

Pipe 4 230 10 703.49 2.87

Pipe 5 30 12 703.49 2.00

Pipe 6 280 10 557.25 2.28

Pipe 7 15 6 0.00 0.00

Pipe 8 30 10 557.25 2.28

Pipe 9 1000 12 0.00 0.00

Pipe 10 355 10 557.24 2.28

Pipe 11 15 6 0.00 0.00

Pipe 12 200 10 547.39 2.24

Pipe 13 200 10 702.40 2.87

Pipe 14 15 6 0.00 0.00

Pipe 15 340 10 695.50 2.84

Pipe 16 220 6 3.94 0.04

Pipe 17 285 10 487.24 1.99

Pipe 18 145 6 8.86 0.10

Pipe 19 15 6 0.00 0.00

Pipe 20 230 6 8.86 0.10

Pipe 21 275 10 350.46 1.43

Pipe 22 315 10 15.77 0.06

Pipe 23 350 10 11.83 0.05

Pipe 24 15 6 0.00 0.00

Pipe 25 1200 10 11.82 0.05

White Hills Water System - Peak Day Demand & Fire Flow, 10' in Tank

Jackson Engineering Page 1



Length Diameter Flow Velocity

 Link ID ft in GPM fps

Pipe 26 500 10 0.00 0.00

Pipe 27 65 10 328.79 1.34

Pipe 28 15 6 0.00 0.00

Pipe 29 270 10 328.78 1.34

Pipe 30 45 10 241.54 0.99

Pipe 31 15 6 0.00 0.00

Pipe 32 230 10 241.54 0.99

Pipe 33 45 10 0.01 0.00

Pipe 34 15 6 0.00 0.00

Pipe 35 140 10 0.00 0.00

Pipe 36 285 6 87.24 0.99

Pipe 37 330 6 -121.02 1.37

Pipe 38 15 6 0.00 0.00

Pipe 39 150 6 -127.91 1.45

Pipe 40 45 6 208.26 2.36

Pipe 41 15 6 0.00 0.00

Pipe 42 250 6 201.36 2.28

Pipe 43 350 6 -193.49 2.20

Pipe 44 280 6 -204.32 2.32

Pipe 45 280 6 -419.29 4.76

Pipe 46 250 6 -148.63 1.69

Pipe 47 15 6 0.00 0.00

Pipe 48 50 6 -148.63 1.69

Pipe 49 280 6 29.46 0.33

Pipe 50 30 6 155.02 1.76

Pipe 51 15 6 0.00 0.00

White Hills Water System - Peak Day Demand & Fire Flow, 10' in Tank

Jackson Engineering Page 2



Length Diameter Flow Velocity

 Link ID ft in GPM fps

Pipe 52 280 6 155.01 1.76

Pipe 53 50 6 808.24 9.17

Pipe 54 15 6 1034.00 11.73

Pipe 55 225 6 -225.76 2.56

Pipe 56 125 6 0.00 0.00

Pipe 57 245 6 -225.77 2.56

Pipe 58 15 6 0.00 0.00

Pipe 59 300 6 -235.62 2.67

Pipe 60 320 6 -270.66 3.07

Pipe 61 15 6 0.00 0.00

Pipe 62 250 6 -280.52 3.18

Pipe 63 320 6 -178.09 2.02

Pipe 64 15 6 0.00 0.00

Pipe 65 250 6 -187.95 2.13

Pipe 66 320 6 -132.45 1.50

Pipe 67 15 6 0.00 0.00

Pipe 68 250 6 -142.30 1.61

White Hills Water System - Peak Day Demand & Fire Flow, 10' in Tank

Jackson Engineering Page 3



Network Table - Nodes

Elevation Base Demand Pressure

 Node ID ft GPM psi

Junc 1 5168 0 3.30

Junc 2 5092 0 32.82

Junc 3 5080 35.57 37.44

Junc 4 5072 0 40.65

Junc 5 5070 30.48 41.50

Junc 6 5060 0 45.67

Junc 7 5060 0 45.65

Junc 8 5060 0 45.65

Junc 9 5053 57.78 48.47

Junc 10 5053 0 48.47

Junc 11 5051 0 49.26

Junc 12 5049 44.97 49.99

Junc 13 5049 0 49.99

Junc 14 5048 0 50.26

Junc 15 5042 30.48 52.84

Junc 16 5050 0 49.30

Junc 17 5042 0 52.74

Junc 18 5042 0 52.74

Junc 19 5034 53.65 56.15

Junc 20 5048 40.38 50.14

Junc 21 5045 0 51.43

Junc 22 5045 0 51.43

Junc 23 5030 0 57.92

Junc 24 5030 65.75 57.89

Junc 25 5011 0 66.15

White Hills Water System - Peak Instantaneous Demands, 10' in Tank

Jackson Engineering Page 1



Elevation Base Demand Pressure

 Node ID ft GPM psi

Junc 26 5050 0 49.27

Junc 27 5050 0 49.27

Junc 28 5062 0 44.07

Junc 29 5064 0 43.20

Junc 30 5064 0 43.20

Junc 31 5072 40.38 39.73

Junc 32 5074 0 38.86

Junc 33 5074 0 38.86

Junc 34 5080 0 36.26

Junc 35 5078 57.78 37.13

Junc 36 5078 0 37.13

Junc 37 5085 0 34.14

Junc 38 5090 0 31.97

Junc 39 5080 0 36.35

Junc 40 5080 0 36.35

Junc 41 5078 40.38 37.22

Junc 42 5068 44.97 41.48

Junc 43 5068 0 41.48

Junc 44 5068 0 41.48

Junc 45 5059 44.97 45.38

Junc 46 5059 0 45.38

Junc 47 5068 61.81 41.55

Junc 48 5084 0 35.16

Junc 49 5073 0 39.94

Junc 50 5073 0 39.94

Junc 51 5073 0 39.94

White Hills Water System - Peak Instantaneous Demands, 10' in Tank

Jackson Engineering Page 2
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Elevation Base Demand Pressure

 Node ID ft GPM psi

Junc 52 5060 44.97 45.49

Junc 53 5060 0 45.48

Junc 54 5060 0 45.48

Junc 55 5088 57.78 33.88

Junc 56 5088 0 33.88

Junc 57 5075 57.78 39.25

Junc 58 5075 0 39.25

Junc 59 5066 57.78 42.98

Junc 60 5066 0 42.98

Junc 62 5072 0 40.65

Tank 61 5166 #N/A 4.33

White Hills Water System - Peak Instantaneous Demands, 10' in Tank

Jackson Engineering Page 3



Network Table - Links

Length Diameter Flow Velocity

 Link ID ft in GPM fps

Pipe 1 50 10 -867.66 3.54

Pipe 2 1023 10 867.66 3.54

Pipe 3 280 10 666.80 2.72

Pipe 4 230 10 487.82 1.99

Pipe 5 30 12 487.82 1.38

Pipe 6 280 10 339.82 1.39

Pipe 7 15 6 0.00 0.00

Pipe 8 30 10 339.82 1.39

Pipe 9 1000 12 0.00 0.00

Pipe 10 355 10 339.82 1.39

Pipe 11 15 6 0.00 0.00

Pipe 12 200 10 282.04 1.15

Pipe 13 200 10 357.72 1.46

Pipe 14 15 6 0.00 0.00

Pipe 15 340 10 312.75 1.28

Pipe 16 220 6 30.48 0.35

Pipe 17 285 10 238.36 0.97

Pipe 18 145 6 53.65 0.61

Pipe 19 15 6 0.00 0.00

Pipe 20 230 6 53.65 0.61

Pipe 21 275 10 139.51 0.57

Pipe 22 315 10 65.75 0.27

Pipe 23 350 10 65.75 0.27

Pipe 24 15 6 0.00 0.00

Pipe 25 1200 10 65.75 0.27

White Hills Water System - Peak Instantaneous Demands, 10' in Tank

Jackson Engineering Page 1



Length Diameter Flow Velocity

 Link ID ft in GPM fps

Pipe 26 500 10 0.00 0.00

Pipe 27 65 10 33.38 0.14

Pipe 28 15 6 0.00 0.00

Pipe 29 270 10 33.38 0.14

Pipe 30 45 10 51.05 0.21

Pipe 31 15 6 0.00 0.00

Pipe 32 230 10 51.05 0.21

Pipe 33 45 10 0.00 0.00

Pipe 34 15 6 0.00 0.00

Pipe 35 140 10 0.00 0.00

Pipe 36 285 6 -17.67 0.20

Pipe 37 330 6 -0.23 0.00

Pipe 38 15 6 0.00 0.00

Pipe 39 150 6 -45.20 0.51

Pipe 40 45 6 -17.44 0.20

Pipe 41 15 6 0.00 0.00

Pipe 42 250 6 -62.41 0.71

Pipe 43 350 6 17.89 0.20

Pipe 44 280 6 -43.92 0.50

Pipe 45 280 6 -167.80 1.90

Pipe 46 250 6 -24.72 0.28

Pipe 47 15 6 0.00 0.00

Pipe 48 50 6 -24.72 0.28

Pipe 49 280 6 60.91 0.69

Pipe 50 30 6 75.69 0.86

Pipe 51 15 6 0.00 0.00

White Hills Water System - Peak Instantaneous Demands, 10' in Tank

Jackson Engineering Page 2



Length Diameter Flow Velocity

 Link ID ft in GPM fps

Pipe 52 280 6 75.69 0.86

Pipe 53 50 6 47.11 0.53

Pipe 54 15 6 0.00 0.00

Pipe 55 225 6 47.11 0.53

Pipe 56 125 6 0.00 0.00

Pipe 57 245 6 47.11 0.53

Pipe 58 15 6 0.00 0.00

Pipe 59 300 6 -10.67 0.12

Pipe 60 320 6 -143.08 1.62

Pipe 61 15 6 0.00 0.00

Pipe 62 250 6 -200.86 2.28

Pipe 63 320 6 -85.63 0.97

Pipe 64 15 6 0.00 0.00

Pipe 65 250 6 -143.41 1.63

Pipe 66 320 6 -59.75 0.68

Pipe 67 15 6 0.00 0.00

Pipe 68 250 6 -117.53 1.33

White Hills Water System - Peak Instantaneous Demands, 10' in Tank

Jackson Engineering Page 3
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