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Midway

PLANNING COMMISSION MEETING STAFF REPORT

DATE OF MEETING: October 12, 2021
NAME OF PROJECT: The Village
NAME OF APPLICANT: Midway Heritage Development, LLC

AUTHORIZED REPRESENTATIVE: Daniel Luster

AGENDA ITEM: Master Plan Concept Amendment
LOCATION OF ITEM: 541 East Main Street

ZONING DESIGNATIONS: C-2

ITEM: 2

Dan Luster, agent for Midway Heritage Development LLC, is proposing a master plan
amendment for The Village. The proposed revised plan is a mixed-use development that
contains both commercial and residential uses. The proposal includes 44,128 square feet
of commercial space in multiple buildings, 143 dwellings, park, and trails, to be
developed in five phases. The master plan is on 27.47 acres and contains 8.68 acres of
open space. The property located at 541 East Main is in the C-2 zone.

BACKGROUND:

Dan Luster, agent for Midway Heritage Development LLC, is proposing to amend the
approved concept of the master plan for The Village that was originally approved by the
City Council on May 18, 2021. On August 17, 2021, the City Council approved a
conditional zone map amendment that, once all conditions have been met, will rezone the
entire property to C-2. The applicant is now proposing to amend the approved concept
master plan to a revised master plan that is based on the C-2 zoning regulations for
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mixed-use projects and on the conditions approved by the City Council for the rezoning
for the property. The City Council’s motion for the conditional zone map amendment
included the following conditions:

* The amendment to the Land Use Map was not official until a master plan agreement
was signed and recorded by the applicant and the City.

* The concept plan, recorded with the master plan, was the only development that could
oceur on the property and the layout would be substantially similar to the approved
concept plan.

* The density of the development was limited to 143 residential units,

* The minimum setbacks would correspond with what was shown on the concept plan
included as Exhibit 5 (Proposed Rezone Concept Plan (August 17)) in the supplemental
file for the meeting.

* Adjustments could be made if all parties agreed.

* The automotive shop and other buildings on Parcel 00-0006-6261 would be included in
the master plan application as open space,

» Acknowledged that the first application would have to be withdrawn so that the second
application could be approved.

» All commercial uses except Home Occupation Businesses, as defined in the City Code,
would be located only in the buildings designated as commercial on the revised concept
plan.

* Both the Developer and the City agreed that gas stations and car washes were not
compatible with the design and were no longer permitted uses with the acceptance of
the agreement,

* A maximum of 20% of the residential units would have direct driveway access to a
public road with the garage facing a public road.

* The area proposed as open space, as currently defined in the City Code, would be no
less than 8.32 acres.

+ Any large buildings on Main Street would have architectural and landscaping design
elements to reduce noise reflection as reviewed by the Vision Architecture Committee
and City Architect.

* The TROD line would remain as drawn on the map prior to this motion, The TROD
would no longer encompass all of the commercial zones.

» If any portion or all of a unit was in the rezoned area, then it could not be a transient
rental.

The property is located at 541 East Main and encompasses 27.47 acres and contains 8.81
acres of open space. The proposal includes 88,256 square feet of commercial space in
multiple buildings, 143 townhomes, park, trails, pool, and sports club. The proposed plan
is a mixed-use development that will be developed in five phases.

The property has historically and is currently in agricultural production except of the land
occupied by the automotive shops, storage units, and dwelling. Sensitive land area
located on the property will be left undisturbed as required by the land use ordinance.
These sensitive lands include the sloped areas at the base of Memorial Hill.
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The C-2 zone allows mixed-use development. The proposal is to create a mixed-use
development that will include commercial uses along Main Street and residential uses in
the remainder of the property. The application covers the largest commercial properties in
town. Development of the property could greatly increase the City’s tax base and add
more commercial space that has become increasingly more difficult to find in the past
few years. The property is also very visible from Main Street and because of its location
at the base of Memorial Hill, many residents and visitors of Midway are familiar with the
property. There are existing residents and commercial businesses in the area that will be
impacted by the development and careful planning must be taken to mitigate negative
impacts wherever reasonably possible. Because mixed-use projects are a conditional use,
the City Council may require reasonable conditions to mitigate negative impacts to the
neighbors and the area.

Most of the property has been in the C-2 zone and four applications have been submitted
for commercial development on the site over the past ten years. Two of the applications
included commercial development and storage units, Both applications were reviewed
but, in the end, neither project was ever built. Since then, the City has removed storage
units as a potential use in the C-2 zone. The City has also received two large mixed-use
development applications on the property. Both applications were reviewed but neither
progressed through the approval process and eventually, the applicants pulled their
applications. The City also considered amending the zoning on the property to a new
commercial zone that was a performance-based code that focused on creating a
community gathering area by incentivizing the developer to create a unique place. After
some public hearings, it was apparent that the proposal did not have broad public support.

The Land Use Code requires that a Master Plan request must demonstrate that approval
of the project in multiple phases can occur such that the project can still function
autonomously if subsequent phases are not completed. Therefore, the Master Plan
application must demonstrate that sufficient property, water rights, roads, sensitive lands
protection, and open space are proposed with the first phase to allow the project to
function without the subsequent phase or phases. All water rights required will be held in
escrow before the master plan agreement is recorded and then dedicated to the City as
required per phase. Not every issue and detail will need to be resolved for master plan
approval but any issue regarding the aforementioned items do need to be resolved before
master plan approval is granted. Some items will be reviewed and resolved during the
preliminary and final approval of each phase.

LAND USE SUMMARY:
o 2747 acres
» 8.81 acres of open space

* (-2 zone
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s Five phases

» Public loop reoad through phases 1, 2, and 3. The connector road to River Road
is also a public road. All remaining roads and alleys are private,

* Private roads, alleys, parking areas, and open space will be maintained by the
HOA or POA

s Potential trail connection to Memorial Hill

¢ Sensitive lands on the property include sloped areas

ANALYSIS:

Water Rights — Master plans require that water rights be held in escrow with the City
before the master plan agreement can be recorded. The required water rights per
phase are then dedicated to the City before the recording of each plat, The Water
Advisory Board has approved an estimated 172 acre-feet will need to be held by the
City in escrow before the master plan can be recorded.

Roads and Traffic Circulation — Each phase of the subdivision must meet access
requirements. All phases comply with access requirements.

Traffic Study — A traffic study has been submitted to the City for review. The study
has determined the impact of traffic generated from the proposal on the surrounding
UDOT and City streets. One significant finding is a third access is required for better
traffic distribution and to lower the impact on the intersection of River Road and
Main Street. The third access will be from River Road. There are off-site
improvements required based on the traffic study. More information on this issue is
provided in Horrocks Engineers review letter that is attached to this report.

Alley Access — The proposed plan has street access to each unit but there is also
additional alley access proposed for parking access. The alley access areas will be
private and will be owned and maintained by the HOA or POA. Snow removal and
storage from the alley is a concern and staff has asked that a snow removal and
storage plan is prepared for review and approval. The developer is developing a plan
to assure functionality of the proposed master plan. The developer has also provided a
will-serve letter from Wasatch County Solid Waste (previous concept master plan).
The County will enter private alley areas to unload trash containers, The Fire District
did meet with staff and the developer to review all fire related issues. The proposed
plan has been modified to address concerns raised in that meeting.
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Main Street Improvements — The developer will be required to improve Main Street
to UDOT requirements.

Sensitive Lands — Sensitive land area located on the property will be left undisturbed
as required by the land use ordinance. These sensitive lands include the sloped ateas
at the base of Memorial Hill. No building pads are located on any slopes 25% or
greater,

Open Space — The proposal is required to provide 8.32 acres of open space; 8.81
acres have been provided.

Public Participation Meeting — The developers will hold a public participation
meeting on October 11, 2021, as required by the ordinance for master plan
applications. This requirement is to give the developer an opportunity to present the
development to the surrounding residents of the proposed project. The developer will
need to provide a report of that meeting, as required by code, to planning staff that
will outline the discussions and concerns that were addressed that night,

Density — The maximum amount of residential unit is 143 as per the condition of the
conditionally approved rezone of the property.

Trails — There are no planned trails on the property as per the Trails Master Plan
though all trails shown on the will have a public trail easement. Staff has asked the
developer to consider a trail connection from the development to Memorial Hill,
Wasatch County, owner of Memorial Hill, would need to approve the trail. Tt is
anticipated that if a trail is built, it would be a backcountry soft surface trail to
eliminate impact on Memorial Hill and to limit a visual impact when looking at the
hill. Staff’s concern is that without a trail plan and design, the public will create their
own trails that may have a visual impact and an erosion impact on Memorial Hill,

Architecture Theme — The developer is required to receive architectural approval of
all structures in the mixed-use development, this includes all commercial and
residential buildings, along with any other features that require architectural approval.
Specific review of each building will be required through the approval process.

Parking — The developer is providing 189 commercial stalls and 286 residential stalls
along with 17 visitor stalls. Af master plan, calculating the exact number of
commercial stalls is not realistic because until the exact use and size of a structure is
known, the exact amount of parking cannot be calculated. The goal at master plan is
to make sure there is the possibility of enough parking for future planned uses. The
typical amount of parking required is one stall for every 250 square feet for areas
accessible to the public. Generally, this should be an adequate number of stalls for
master plan but as each individual permit is submitied, parking will need to be
reviewed. The 303 residential stalls do not comply with code requirements. The
requited number of stalls for the residential area is 358 stalls.
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Required Commercial Square Footage — The mixed-use code requires 20% of the
gross square footage of all structures is deed restricted as commercial. The plan
presented appears to meet the requirements of the code as outlined on page 3 of the
submitted plans dated October 4, 2021. The developer is proposing 44,128 square feet
of commercial and 81,401 square feet of residential, To assure that the commercial
square feet requirement is met, staff is proposing that approvals of phases 4 and 5
(which are fully residential) are not approved for preliminary approval until the
commercial structures are built. The details to this provision will need to be outlined
in the master plan agreement.

Setbacks — The proposed development is required to meet the setback requirements
for the mixed-use code and the conditions placed on the project through the rezoning
approval. All commercial buildings are required to have an 8’ setback and all
residential structures are required to have a 10° setback. Residential setbacks along
the western boundary are a minimum of 36’ and residential setbacks along the eastern
boundary are a minimum of 100°,

Height of structures — Structures cannot exceed 35’ in height, measured from natural
grade to the roof. Architectural elements may exceed the 35° limit as per code.

Transient Rental Overlay District — The mixed-use area of the proposal is in the
transient rental overlay district (TROD) and, if the units comply with all
requirements, may be rented on a shori-term basis.

One Property Owners Association — All residential phases of the master plan are
required to be part of one property owner’s association, The commercial areas will all
be required to be part of one property owner’s association. This is required to
maintain all private areas including, private roads, alleys, roads, and common areas.
The requirement to be part of one POA is to reduce conflict in the future, Sometimes
in phased developments, phases are sold to different developers and the new
developers of a phase do not want to be part of the POA, This has created problems in
other phased developments in Midway and for that reason the code requires that all
phases be part of one POA.

Geotechnical Report — The City has received two geotechnical reports for the
property, One from 2017 and one from 2021. The geotechnical report from 2017
found water in some of the test pits on the west side of the property. The report from
2021 did not find water in any of the test pits, including pits dug near the test pits
with water from 2017. A high-water table is a concern because the proposed plan is
dependent on below grade parking. Without the below grade parking, the master plan
would need to be amended. Staff is recommending piezometers are installed in
multiple areas of the development to monitor water levels over the next few years,
especially in the areas of phases 2-6. The piezometers will provide information
regarding the water table over multiple years. This will give information regarding -
the ability to develop future phases. If the water table is a problem for some phases,
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then the master plan will need to be amended to continue to comply with code
requirements,

Landscaping - The proposed development has a significant amount of frontage along
Main Street. The view of Midway along Main Strect is of high importance for the
City for a couple of reasons. First, it is important to the residents of Midway that
Main Street is aesthetically beautiful. Most residents of Midway use Main Street at
least once a day and maintaining a beautiful corridor through town is of high priority.
Second, the Midway economy is dependent on tourism and a clean and orderly Main
Street is vital for creating the atmosphere needed to create a beautiful community that
will attract tourists. For these reasons staff is proposing a requirement that the
commercial areas of the development be either kept in agricultural production until
constructed or, once those areas are developed, the commercial pads and surrounding
area are landscaped until the structures are built. The landscaping may be minimal
with grass and an irrigation system, but they will need to be kept orderly and
maintained. There are many examples of commercial developments where the
commercial pads are not maintained and become weed infested and an eyesore for the
community. It is important that this situation is avoided along Midway’s main
corridor.

VISUAL AND ARCHITECTURAL COMMITTEE RECOMMENDATION:

The Visual and Architectural Committee (VAC) has reviewed the conceptual
architectural renderings for this project and has recommended general concept approval.
All commercial and mixed-use residential buildings will be reviewed in detail by the
VAC during the preliminary approval for each phase and before building permits are
issued for any structures.

WATER BOARD RECOMMENDATION:

The Water Advisory Board as approved an estimated 172 acre-feet will need to be held

by the City in escrow before the master plan can be recorded.

POSSIBLE FINDINGS:
o ‘The proposal will benefit the City financially by creating a greater tax base.

» The proposal may help the City better comply with State requirements regarding
the ability to collect resort tax depending on the number of units that are rented on
a short-term basis,

» The developer has provided a parking stall plan that does not comply with
residential code requirements.
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The proposal does appear to comply with the requirement of 20% commercial
square feet of the mixed-use portion of the plan.

Groundwater must be addressed to assure the below grade parking areas and
basements are feasible.

ALTERNATIVE ACTIONS:

1.

Recommendation of Approval (conditional). This action can be taken if the
Planning Commission finds the proposal complies with the requirements of
the code.

a. Accept staff report
b. List accepted findings
¢. Place condition(s) if needed

Continuance. This action can be taken if the Planning Commission finds that
there are unresolved issues,

a. Accept staff report
b. List accepted findings
c. Reasons for continuance
1. Unresolved issues that must be addressed
d. Date when the item will be heard again

Recommendation of Denial. This action can be taken if the Planning
Commission finds that the request does not comply with the requirements of
the code.

a. Accept staff report
b. List accepted findings
¢. Reasons for denial

PROPOSED CONDITIONS:

1.

Ttem 2

Piezometers are installed in multiple areas of the development to monitor water
levels over the next few years, especially in the areas of phases 2-5. The
piezometers will provide information regarding the water table over multiple
years. This will give information regarding the ability to develop future phases. If
the water table is a problem for some phases, then the master plan will need to be
amended to continue to comply with code requirements.
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Item 2

The timing of required off-site improvements, including the traffic signal at River
Road and Main Street, are included in the master plan agreement.

. All public road required rights-of-way must be dedicated to the City. Right-of-

way dedications must be real property and not public access easements.

Phases 4 and 5, which are completely residential, are not allowed to submit for
preliminary approval until the correct ratio of commercial square feet has been
built for each phase. 60% of the required commercial would need to be built to
submit for preliminary approval of phase 4 and 80% of the required commercial
would need to be built to submit for the preliminary of phase 5.

The commercial areas of Phases 1 and 2, which front Main Street, must either be
in agricultural production or landscaped, even in areas where future buildings will
be located. The landscaping may be minimal with grass and an irrigation system,
but they will need to be kept orderly and maintained.
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HORROCKS

- N G FEN F F RS

March 9%, 2021

Midway City

Attn: Michael Henke
75 North 100 West
Midway, Utah 84049

Subject: The Village Development — Master Plan Review

Dear Michael:

Horrocks Engineers recently reviewed The Village development plans for Master Plan approval. The -
proposed development boarders Memorial Hill to the North and Main Street to the South. The development
is a mixed-use development and PUD. The proposed development consists of 28,170 SF of commercial

building space, 151 residential units zoned C-2, and 25 PUD residential units. The following issues should
be addressed.

General Comments

e There are 6 phases within the development, each phase within the Master Plan appears to be a
stand-alone phase.

e All drawings and standards should meet the Midway City updated 2020 specifications.
e Snow removal and snow storage needs to be addressed.

Water
e The proposed development will be served from the Gerber / Mahogany pressure zone.
e The proposed development will connect to the existing 12 culinary water line in Main Street.
Roads
e The proposed roads within the C-2 Zone of the development will be public and have right-of-
way widths of 56" with sidewalk on both sides of the road.
e The roads within the PUE will be private and have right-of-way widths of 56 with sidewalk
on both sides of the road.
e There are private alley ways within the development. Each alley way will need two points of
access.
e The access and improvement onto 870 East will require permission and documentation from
land owner.
e Main Street access and cross sections will need to go through the UDOT approval process.
e A traffic study has been submitted. Our traffic engineers in our Pleasant Grove office have
reviewed the study. Some clarifications are required regarding the study.
o The traffic study shall include an evaluation of an access off of River Road.
Pressure Irrigation

o The subdivision will be serviced by Midway Irrigation Company.

e All removal, additions, or revisions to pressure irrigation system must be approved by Midway
Irrigation Company.

e The ditch towards north end of the property that runs west to east must be maintained.
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Trails

e The majority of the development has 5° or 6" sidewalk. There is one 8 trail in front of the park
/ open space area that connects to 5° sidewalk on each side.

Storm Drain

e The storm drain system will be a combination of public and private and will be collected within

the proposed curb and gutter and discharged to a series of catch basins, sumps, and detention
basins with the development.

Sewer
e Sewer will be provided by Midway Sanitary Sewer District.

The following items will need to be submitted prior to preliminary review:

e Geotechnical Report for the east half of development that was not done as part of previous
geotechnical report.

o Perc tests need to be localed near all retention ponds / basins and sumps in alley ways. Perc
tests should been done at the bottom of the proposed sump elevations.

e  Access approval from UDOT for the two new access points onto Main Street.

Please feel free to call our office with any questions.

-

Sincerely,
HORROCKS ENGINEERS

S s
Wesley Johnson, R.E.
Midway City Engi

ce: Berg Engineering

H:\Midway City\City Developments\The Village 2021_01\Master Plan\The Village Master Plan Review Letter.docx



Exhibits

Exhibit 1 — Location maps
Exhibit 2 — Proposed revised master plan
Exhibit 3 — Developer supplementary documents

Exhibit 4 — Traffic impact study
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EXECUTIVE SUMMARY

This study addresses the traffic impacts associated with the proposed The Village development

located in Midway, Utah. The Village project is located on the north side of Main Street, east of
River Road.

The purpose of this traffic impact study is to analyze traffic operations at key intersections for
existing (2021) conditions with and without the proposed project and to recommend mitigation
measures as needed. The evening peak hour level of service (LOS) results are shown in Table
ES-1. Recommended storage lengths are shown in Table ES-2.

Table ES-1: Evening Peak Hour Level of Service Results

Level of Service
Existing (2021)

BG PP
KE River Road / Main Street (S.R. 113) c d
n Fox Den Road / Main Street (S.R. 113) a b
580 East / Main Street (S.R. 113) a c
n 670 East / Main Street (S.R. 113) b b
n Access 1/ Main Street (S.R. 113) - b
n Access 3 / River Road - a

1. Intersection LOS values represent the overall intersection average for roundabout, signalized, and all-w ay stop-controlled
(AWSC) interseclions (uppercase letter) and the w orst movement for all other unsignalized intersections (low ercase letter)

2. BG = Background (without project traffic), PP = Plus Project (w ith project traffic)
Source: Hales Engineering, March 2021

Table ES-2: Recommended Storage Lengths

Traffic Impact Study

EY| 0B B 5P SEA PP PR MR TR BPY PEC PP NES ER NE
EE River Road / Main Street (S.R. 113) - 100 - - - 100 - - - 400 - 100 - 100 -
2 | 580 East / Main Street (S.R. 113) T |

n West Access / Main Street (S.R. 113) - - - e - = - - - 100 -

1. Storage lengths are based on 2021 95th percentiie gueue lengths and do not include required deceleration / taper distances
2. E= Existing storage length (approximate), if applicable; P = proposed storage length for new turn lanes or changes 1o existing turn lanes. if applicable

Source: Hales Engineering, February 2021

Recommended Storage Lengths (feet)
Intersection

LT RT LT RT B RT LT RT

P
100
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« The development will consist of residential townhome and single-family units and some commercial

+ The project is anticipated to generate approximately 3,832 weekday daily trips, including 256 trips in the
merning peak hour, and 322 trips in the evening peak hour

021+ ] Bac

« 580 East f Main St (8.R. 113): Construct
EB left turn pocket

+ West Access / Main St (8.R. 113):
Canstruct EB left-turn pocket

s The access shown at 870 East on the site
plan is no longer applicable; neither are the

fi.ASSiumpti'b_hs; + None

e mem e mmem e ————

» Acceptable LOS _ » Acceptable LOS

» None. A signal is warranted at the River |
Rd / Main St (8.R. 113} intersection, but it « None
was not included in the analysis due to ;
acceptable operation. i
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. INTRODUCTION

A. Purpose

This study addresses the traffic impacts associated with the proposed The Village development
located in Midway, Utah. The proposed project is located on the north side of Main Street, east of
River Road. Figure 1 shows a vicinity map of the proposed development.

The purpose of this traffic impact study is to analyze traffic operations at key intersections for

existing (2021) conditions with and without the proposed project and to recommend mitigation
measures as needed.

Figure 1: Vicinity map showing the project location in Midway, Utah
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B. Scope

The study area was defined based on conversations with the development team. This study was
scoped to evaluate the traffic operational performance impacts of the project on the following
intersections:

e River Road/ Main Street (S.R. 113)

+ Fox Den Road / Main Street (5.R. 113)

o 580 East/ Main Street (S.R. 113)

+ 670 East/Main Street (S.R. 113)

C. Analysis Methodology

level of service (LOS) is a term that describes the operating performance of an intersection or
roadway. LOS is measured quantitatively and reported on a scale from A to F, with A representing
the best performance and F the worst. Table 1 provides a brief description of each LOS letter

designation and an accompanying average delay per vehicle for both signalized and unsignalized
intersections.

The Highway Capacity Manual (HCM), 6" Edition, 2016 methodology was used in this study to
remain consistent with “state-of-the-practice” professional standards. This methodology has
different quantitative evaluations for signalized and unsignalized intersections. For signalized,
roundabout, and all-way stop-controlled (AWSC) intersections, the LOS is provided for the overall
intersection {(weighted average of all approach delays). For all other unsignalized intersections,
LOS is reported based on the worst movement,

Using Synchro/SimTraffic software, which follow the HCM methodology, the peak hour LOS was
computed for each study intersection. Multiple runs of SimTraffic were used to provide a statistical
evaluation of the interaction between the intersections. The detailed LOS reports are provided in
Appendix B. Hales Engineering also calculated the 95" percentile queue lengths for the study
intersections using SimTraffic. The detailed queue length reports are provided in Appendix D.

D, Level of Service Standards

For the purposes of this study, a minimum acceptable intersection performance for each of the
study intersections was set at LOS D. If levels of service E or F conditions exist, an explanation
and/or mitigation measures will be presented. A LOS D threshold is consistent with “state-of-the-
practice” traffic engineering principles for urbanized areas.

G Midway - The Village
- Traffic Impact Study



HALES (PENGINEERING Midway - The Village

innovative transporiation solutions

Traffic Impact Study

Table 1: Level of Service Description

Average Delay

(seconds/vehicle)
Description of

Traffic Conditions k 7 : 1
Signalized Unsignalized
Intersections | Intersections

Free Flow /
Insignificant Delay

Stable Operations /

Minimum Delays > 0w20 =ioe1

Stable Operations /

Acceptable Delays >2010 35 >15t025

Approaching
Unstable Flows / >35to 55 > 251035
Tolerable Delays

Unstable Operations

/ Significant Delays >SN g

Forced Flows /
Unpredictable Flows >80 > 50
| Excessive Delays

Source: Hales Engineering Descriptions. based on the Highway Capacity Manual (HCM), 6" Edition, 2016

Methodology (Transportation Research Board)




. EXISTING (2021) BACKGROUND CONDITIONS

A. Purpose

The purpose of the background analysis is o study the intersections and roadways during the
peak travel periods of the day with background traffic and geometric conditions. Through this
analysis, background traffic operational deficiencies can be identified, and potential mitigation
measures recommended. This analysis provides a baseline condition that may be compared to
the build conditions to identify the impacts of the development.

B. Roadway System
The primary roadways that will provide access to the project site are described below:

Main Street (S.R. 113) —is a state-maintained roadway (classified by UDOT access management
standards as a “Community — Urban Importance” facility, or access category 8 roadway). Main
Street (S8.R. 113) has one travel lane in each direction. As identified and controlled by UDOT, a
“Community — Urban Importance” access classification identifies minimum signalized intersection
spacing of one-quarter mile (1,320 feet), minimum unsignalized street spacing of 300 feet, and

minimum driveway spacing of 150 feet. The posted speed limit on Main Street (S.R. 113) is 35
mph.

River Road — is a city-maintained roadway. The roadway has one travel lane in each direction.
The posted speed limit is 25 mph in the study area.

C. Traffic Volumes

Wesekday morning (7:00 to 9:00 a.m.) and evening {4:00 to 6:00 p.m.) peak period traffic counts
were performed at the following intersections:

¢ River Road / Main Street (S.R, 113}

» Fox Den Road / Main Street (S.R. 113)
¢ 580 East/ Main Street (S.R. 113)

* 870 East/Main Street (S.R. 113)

The counts were performed on Thursday, February 4 and Tuesday, February 9, 2021. The
morning peak hour was determined to be between 7:30 and 8:30 a.m., and the evening peak hour
was determined to be between 5:00 and 6:00 p.m. The evening peak hour volumes were
approximately 22% higher than the morning peak hour volumes. Therefore, the evening peak
hour volumes were used in the analysis to represent the worst-case conditions. Detailed count
data are included in Appendix A.

The traffic counts were collected during the COVID-19 pandemic when traffic volumes were
slightly reduced due fo social distancing measures. According to the UDOT Automatic Traffic

Midway - The Village
Traffic Impact Study
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Signal Performance Measures (ATSFPM) website, the traffic volumes on February 6, 2020 (pre-
social distancing) were approximately 17% higher than those on February 4, 2021, Therefore, the
collected data were increased by 17% to represent normal conditions.

Figure 2 shows the existing evening peak hour volumes as well as intersection geometry at the
study intersections.

D. . Level of Service Analysis

Hales Engineering determined that all study intersections are currently operating at acceptable
levels of service during the evening peak hour, as shown in Table 2. These results serve as a
baseline condition for the impact analysis of the proposed development during existing (2021)
conditions.

E. Queuing Analysis

Hales Engineering calculated the 95" percentile queue lengths for each of the study intersections.
No significant queueing was observed during the evening peak hour.

F. Mitigation Measures |
No mitigation measures are recommended. According to UDOT guidelines, a traffic signal is

warranted at the River Road / Main Street (S.R. 113) intersection. However, because it operates
at an acceptable LOS, it was not included in the analysis.
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River Road / Main Strest (S.R. 113) NB/SB Stop SBL 23.8 c
Fox Den Road / Main Street (S.R. 113) NB Stop NBL 9.9 a
580 East/ Main Street (S.R. 113) NB Stop NBL 9.9 a
670 East/ Main Street (S.R. 113) SB Stop SBL 11.5 b
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ll. PROJECT CONDITIONS

A. Purpose

The project conditions discussion explains the type and intensity of development. This provides
the basis for trip generation, distribution, and assignment of project trips to the surrounding study
_intersections defined in Chapter I.

B. Project Description

The proposed The Village development is located on the north side of Main Street, east of River
Road. The development will consist of residential townhome and single-family units and some
commercial. A concept plan for the proposed development is provided in Appendix C. The 20
townhomes shown on the east side of the project are no longer planned. The proposed fand use
for the development has been identified in Table 3.

Table 3: Project Land Uses

25 Units

28,170 sq. ft.

C. Trip Generation

Trip generation for the development was calculated using trip generation rates published in the
Institute of Transportation Engineers (ITE), Trip Generation, 10" Edition, 2017. Trip generation
far the proposed project is included in Table 4.

The total trip generation for the development is as follows:
« Daily Trips: 3,832
« Morning Peak Hour Trips: 256
» Evening Peak Hour Trips: 322
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Table 4: Trip Generation

Trip Generation

Midway - The Village TIS

Weekday Daily #of Uit Type Trip Trips Trips Total New
1 Units e Generation Entenng E:ulmg En!enng Exitin Daily Tri
Land Use 9 y Trips

Single-Family Detached Housing (210) 25 Dwelling Units

Multifamily Housing (Low-Rise) (220) 137 Dwelling Units 996

Shopping Center (820) 28 1,000 Sg. Fi. GLA 2,544 50% 50% 1,2?2 1,272 2,544

Total 3,832 1,916 1,916 3,832
Morning Peak Hour #of Uit Tyca Trip % Trips Trips | Total New

Land Use' Units b Generalion En!enng Ju!lng Entanng Exmng AM T[]ps

Single-Family Detached Housing (210) 25 Dwelling Units 25%

Multifamily Housing (Low-Rise) (220) 137 Dwelling Units

Shopping Center (820) 28 1,000 Sq. Ft. GLA 16{5 62% 38% 103 63 155

Total

- -
Land Lige® Units Generation | Entering| Exiting Enienng Exmng PM Trips
Single-Family Detached Housing (210) 25 Dwelling Units

Multifamily Housing (Low-Rise) (220) 137 Dwelling Units

Shopping Center (820) 28 1,000Sq. Ft. GLA 214 48% 52% 103 111 214
Total 322 171 151 322

. Land Use Code from the ingtifute of Transportation Enginesrs(ITE} Ing Ganamtion  10th Edition.2017.

SOURCE: Hales Engineering, March 2021

D. Trip Distribution and Assignment

Project traffic is assigned to the roadway network based on the type of trip and the proximity of
project access points to major streets, high population densities, and regional trip attractions.
Existing travel patterns observed during data collection also provide helpful guidance to
establishing these distribution percentages, especially near the site. The resulting distribution of
project generated trips during the evening peak hour is shown in Table 5.

Table 5: Trip Distribution

m % TolFrom Project

These trip distribution assumptions were used to assign the evening peak hour generated traffic

at the study intersections to create trip assignment for the proposed development. Trip
assignment for the development is shown in Figure 3.
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E. Access

The proposed access for the site will be gained at the following locations (see also concept plan
in Appendix C):

Main Street (5.R. 113}%

» Access 1 will be located approximately 265 feet east of the Fox Den Road / Main Street
(S.R. 113) intersection. It will access the project on the north side of Main Street (S.R.
113). tt is anticipated that the access will be stop-controlled.

» Access 2 will be located directly across from the 580 East / Main Street (S.R. 113)
intersection. It will access the project on the north side of Main Street (S.R. 113). It is
anticipated that the access will be stop-controiled.

River Road:

* Access 3 will be located approximately 900 feet north of the River Road / Main Street
(S.R. 113) intersection. It will access the project on the east side of River Road. It is
anticipated that the access will be stop-controlled.

While the site plan currently shows accesses to 670 East, a recent decision was made to eliminate
them and confine access to River Road and Main Street (S.R. 113).

F. Auxiliary Lane Requirements
UDOT Administrative Rule R930-6 outlines minimum turn volumes (measured in vehicles per
hour} to warrant auxiliary lanes. 1t is anticipated that auxiliary lanes are required for these

accesses, as shown in Table 6 and Table 7.

Table 6: Auxiliary Lane Summary ~ Access 1

Deceleration (EB-to-NB) 25 vph

Midway - The Village
Traffic Impact Study

.............................................................................................................

Deceleration (WB-to-NB) |
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IV. EXISTING (2021) PLUS PROJECT CONDITIONS

A, Purpose

The purpose of the existing (2021) plus project analysis is to study the intersections and roadways
during the peak travel periods of the day for existing background traffic and geometric conditions
plus the net trips generated by the proposed development. This scenario provides valuable insight
into the potential impacts of the proposed project on background traffic conditions.

B. Traffic Volumes

Hales Engineering added the project trips discussed in Chapter Il to the existing (2021)
background traffic volumes to predict turning movement volumes for existing (2021) plus project
conditions. Existing (2021) plus project evening peak hour turning movement volumes are shown

in Figure 4,
C. Level of Service Analysis

Hales Engineering determined that all study intersections are anticipated to operate at acceptable
levels of service during the evening peak hour with project traffic added, as shown in Table 8.

D. Queuing Analysis

Hales Engineering célculated the 95" percentile queue lengths for each of the study intersections.
No significant queuing is anticipated during the evening peak hour.

E. Mitigation Measures
No additional mitigation measures are recommended.
F. Recommended Storage Lengths

Hales Engineering determined recommended storage lengths based on the 95" percentile queue
lengths given in the future (2040) plus project scenario. These storage lengths do not include the
taper length. Recommended storage lengths for the study intersections are shown in Table 9.

Intersections shown in Table 9 include new intersections and existing intersections that have
recommended storage length changes.




Midway - The Village
Traffic Impact Study

Table 8: Existing (2021) Plus Project Evening Peak Hour LOS

el of S

River Road / Main Street (5.R. 113) NB/SB Stop SBEL 29.6 d
Fox Den Road / Main Strest {S.R. 113) NB Stop NBL 15.0 b
580 East/ Main Street (S.R. 113) NB/SB Stop SBL 16.0 c
670 East/ Main Street (S.R. 113) . $B Stop SBL 12.5 b
Access 1/ Main Street (S.R. 113) SB Stop SBL 12.5 b
Access 3 / River Road WB Stop WBR 3.2 a

Table 9: Recommended Storage Lengths
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DIX A

Turning Movement Counts




TrafficCounts ===

2364 North 1450 East
Lehi, UT B4D43
B01.536.0891

Intersection Turning Movement Summary

Tntersection: River Road ] Maln Street Date: T-8-11, Thu
North/South: River Road COVID-19 Adjustment: B5.5%
East/West: Maln Strest Month of Year Adjustmant: 100.0%
Jurisdiction: Midwiay Adjustment Station #: (]
Preject Title: Beaugency TIS Update Rate: 0.0%
Project No:  UT21-1835 Mumbar of Yoars: o
Weather: Clenr
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PH PHF: 0.96
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TrafficCounts B

2364 North 1450 East

Lehl, UT B4043
BOL.636.0891

Intersection Turning Movement Summary

2-4-21,

Tare:

Trerwction; Fox Den Road / Main Street

B85.5%
100.0%s

COVID-19 Adjustment:

Morth/South; Fox Den Road

East/West! Main Strest

Jurisdiction: Midway
Projuct Title: Beaugency TIS Update

Month of Year Adjustment:

0.0%

Adjustment Station &
Growth Rate:
Numbar of Years:

Project No:  UT21-1839
Weather Claar
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2364 North 1450 East

Lehi, UT 84043

B01.536,0891

Intersection Turning Movement Surmmary
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Lehi, UT 84043
B01.636.0891

2364 North 1450 East

2-5-21, Tue
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100.8%:
0.0%

<2

!
:

2
Jeccconnccscoccssssecssaceas

Main Streat

‘WHonth of Year Adjustment:

Adjustmunt Station #
Growth Rate:

Date:
COVID-19 Adjustment:
MNumber of ¥ears:

Mo oo CoDDoooeOOSe00c00000000 0

ClcococococcoomcoooOoCOGoaoESeS D D)

HesoocooOODOOODSOCORSS000000 D)

FoooocopoooooeOoECeREEO00000g

143

H]
-]
=
=
2
5
&
B
8

MO DD DODDSOOeE00O000D0000000E S

¥iscoooooDeOSO00DO00Oo0OSo0 0SS0 O

e L - L L R

MooconoccococconocooconoB0000 S o

Intersection Turning Movement Summary

0.87

AM PHF:

AM PEAX HOUR PERIOD: 7:30 AM-B:30 AM
AM PEAX 15 MINUTE PERICD: 7:45 AM-8:00 AM

ain Street

North/Suuth: 670 East

0 Bast

Enst/West: Main Street

e T o £ C COUN TS B

MIDDAY PEAK HOUR PERIOD: =
MIDDAY PHF:

MIDDAY PEAK 15 MINUTE PERIOD:

flcoccocooocococoooccoeeSERORS0R0D0

lsicceccccoosssoooononocoDeseES

oo osococoocoooocooooooeTaeSERE D

MesoeeDOD 000000 OONAaDNeEEDa000 0

Maln Streat

4:45 PM-5:00 PM

PM PHF: 0.87

PH PEAK HOURL PERICD: 4:00 PM-5:00 PM

PM PEAK 15 MINUTE PERIOD:

bDlccooccccooOc0000C0000S00a820 D)

Uocooococooococsooccooooc00ooooE S

mocoosocooooocoooooCoESSSOa S0 o




Midway - The Village
Traffic Impact Study

APPENDIX B

LOS Results




Intersection:
Type:

River Road & Main Street
Unsignalized

L 3 2 67 7.7 A

NB T 4 4 100 15.2 C
R 13 15 113 6.1 A

Subtotal 20 21 105 8.0 A

L 117 121 104 23.6 c

SB T 6 6 100 18.2 cC
R 110 106 97 6.4 A

Subtotal 233 233 100 15.6 c

L 63 61 97 54 A

£B T 378 376 99 2.4 A
R 2 3 150 0.6 A

Subtotal 443 440 99 2.8 A

L 7 7 100 39 A

WB T 393 396 101 22 A
R 109 112 1C3 1.0 A

Subtotal 508 515 101 2.0 A

Total 1,206 1,209 10€ 5.0 A

Intersection:
Type:

Fox Den Road & Main Street
Unsignalized

T 13 13 9.9 A

NEB R 12 14 114 4.5 A
Subtotal 25 27 108 7.1 A

T 496 498 100 11 A

EB R 19 21 109 0.9 A

Subtotal 515 519 101 1.1 A

L. ) 8 89 3.4 A

WE T 489 496 101 0.9 A
Subtotal 408 504 101 0.8 A

Total T050 T.050 701 17 A




Intersection:
Type:

580 East & Main Street

Unsignalized

il
2 50 9.9 A
NB R 4 4 100 4.2 A
Subtotal 6 5 83 5.3 A
T 494 497 101 0.7 A
EB R 7 8 114 0.3 A
Subtotal 501 505 101 0.7 A
L 9 7 78 3.8 A
WB T 496 503 101 0.5 A
Subtotal 505 510 101 0.5 A
iotal 1,012 1,020 101 0.7 A

Intersection:
Type:

Main Street & 670 East

Unsignalize__d

Subtotal 23 23 100 9.0 A

L 13 11 83 3.6 A

ER T 486 490 101 0.6 A

Subtotal 499 501 100 0.7 A

T 498 501 101 1.1 A

WB R 10 10 100 0.7 A
Subtotal 506 511 101 1.1 A

Total 1,028 1,03b 101 5.1 A




Intersection:
Type:

River Road & Main Street
Unsignalized

L 3 3 100 19.5 C

NB T 4 5 125 21.8 C
R 13 13 08 6.8 A

Subtota! 20 21 105 12.1 B

L 121 116 96 29.6 D

T 7 6 89 18.7 C

SB R 110 111 101 8.7 A
Subtotal 238 233 28 18.4 C

L 63 64 102 8.8 A

ER T 445 437 98 2.6 A
R 2 1 5C 3.4 A

Subtotal 510 502 98 3.1 A

L 7 7 100 4.5 A

WE T 454 483 102 24 A
R 113 113 100 1.1 A

Subtotal 574 583 102 22 A

Total 1,342 1,339 100 5.5 A

Intersection:
Type:

Fox Den Road & Main Street
Unsignalized

713 15.0 B

NEB R 21 108 6.1 A
Subtotal 34 38 112 0.6 A

T 567 552 97 1.2 A

EB R 16 19 99 0.8 A
Suptotal 586 571 97 1.2 A

L 17 16 o3 4.5 A

WR T 555 584 102 0.8 A
Subtotal 572 580 101 0.9 A

Total 1,193 1,189 100 1.3 A




Intersection:

Type:

580 East & Main Street
Unsignalized

N 2 5 00 5.7 A
NB R 4 5 125 48 A
Subtotal 8 7 117 5.9 A

L 20 38 96 76.0 C

. R 37 37 101 7.5 A
Subtotal 77 75 97 118 B

L 57 %5 =7, 44 2

s T 514 500 97 05 A
R 7 7 100 02 A

Subtotal 548 532 a7 07 A

L ) 8 89 13 A

T 519 530 102 13 A

W8 R 49 48 94 0.5 A
Subtotal 577 584 101 13 A

Tor] To08 TIo8 g T7 7

Intersection:
Type:

Main Street & 670 East

Unsi nalizgc} _

=T 73 74 98 2.5 E

SB R ] 10 111 4.8 A
Subtotal 23 24 104 8.3 A

L. 13 13 98 4.1 A

EB T 546 530 g7 0.7 A

Subtotal 559 543 o7 0.8 A

T 555 569 101 1.4 A

WE R 10 11 110 A
Subtotal 575 580 107 1.4 A

Total 1,157 1,147 [*) 1.3 A




Intersection:
Type:

Main Street & Access 1
Unsignalized

L 20 18 89 12.5 B

SB R 36 35 96 50 A
Subtotal 56 53 95 8.1 A

L 53 53 100 42 A

ER T £30 517 98 0.4 A
Subtotal 583 570 98 0.8 A

T 536 545 102 11 A

WB R 20 21 104 0.5 A
Subtotal 556 566 102 1.1 A

Total 1,195 1,189 9e 1.2 A

Intersection:

River Road & Access 3

Unsignalized

0.5 A

NB
Subtoctal 181 183 101 0.5 A
L 22 23 103 22 A
SB T 237" 232 98 0.3 A
Subtotal 259 255 98 0.5 A
R 18 20 110 3.2 A

wB
Subtotal 18 20 111 3.2 A
Total 458 458 100 0.6 A
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NDIX C

Site Plan
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APPENDIX D

95" Percentile Queue Length Reports
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