EAGLE MOUNTAIN

> CITY COUNCIL MEETING

EAGLE March 21, 2023, 4:00 PM
OUNTATIN Eagle Mountain City Council Chambers

1650 East Stagecoach Run, Eagle Mountain, Utah 84005

4:00 P.M. WORK SESSION - CITY COUNCIL CHAMBERS

1.

CITY ADMINISTRATOR INFORMATION ITEMS

This is an opportunity for the City Administrator to provide information to the City Council. These
items are for information only and do not require action by the City Council.

1.A UPDATE - City Administrator Items

AGENDA REVIEW

The City Council will review items on the Consent Agenda and Policy Session Agenda.

ADJOURN TO A CLOSED EXECUTIVE SESSION

The City Council will adjourn into a Closed Executive Session for the purpose of discussing
reasonably imminent litigation, the purchase, lease or exchange of real property pursuant to
Section 52-4-205(1) of the Utah Code, Annotated.

7:00 P.M. POLICY SESSION - CITY COUNCIL CHAMBERS

4. CALL TO ORDER

5. PLEDGE OF ALLEGIANCE

6. INFORMATION ITEMS/UPCOMING EVENTS

7. PUBLIC COMMENTS
Time has been set aside for the public to express their ideas, concerns and comments. (Please limit
your comments to three minutes each.)

8. CITY COUNCIL/MAYOR'S ITEMS
Time has been set aside for the City Council and Mayor to make comments.

CONSENT AGENDA

9. BID AWARDS

9.A Well #7 Drilling - Grimshaw Drilling
Eagle Mountain Well #7 Bid


https://d2kbkoa27fdvtw.cloudfront.net/emcity/9329f1c8ed64ff6245d68c3492ecd90a0.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1840200/Eagle_Mountain_Well__7_Bid.pdf

10.

11.

12.

13.

BOND RELEASES

10.A

Eagle Point Plat E - Into Warranty
Bond Release Letter
Recorded Plat

MINUTES

11.A

March 7, 2023 Minutes - Regular City Council Meeting
03.07.2023 City Council Minutes - DRAFT

PRELIMINARY PLATS & SITE PLANS

12.A

SITE PLAN - 100" Monolithic Cell Tower for AT&T
Tower Location Map and Pictures

Applicant Narrative/Response Letter

Tower Plans

RESOLUTIONS

13.A

13.B

RESOLUTION - A Resolution of Eagle Mountain City, Utah, Amending the Eagle
Mountain City Consolidated Fee Schedule.

RES--Consolidated Fee Schedule - Parking Fines, Hydrant Rentals, Utility Accounts
Consolidated Fee Schedule - REDLINES

RESOLUTION - A Resolution of Eagle Mountain City, Utah, Approving an Interlocal
Cooperation Agreement with Utah County for the Administration of the 2023 Municipal
Election.

RES--Interlocal Cooperation Agreement for the Administration of the 2023 Municipal
Election

Interlocal Agreement

SCHEDULED ITEMS

14.

15.

14.A

15.A

POLE CANYON

ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain, City, Utah,
Approving the First Amendment to the Pole Canyon Master Development Plan, Now
Known as Firefly.

This item has been removed from the agenda at the applicant's request and will not be
discussed during the meeting.

ORDINANCE/PUBLIC HEARING

ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain City, Utah,


https://d2kbkoa27fdvtw.cloudfront.net/emcity/6c75a7773667ccece0612a10301be1760.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1827066/EP_E_Bond_Release_Letter_-_Into_Warranty.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1827067/EP_E_Recorded_Plat_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1845787/03.07.2023_City_Council_Minutes_-_DRAFT.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/4ac10f34523291eb7020491c67eda0010.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1840329/ATT_UTL04192__100__SIM_REV_0_2023-02-13.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1840330/Eagle_Mountain_Response_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1840337/ATT_UT_EAGLE_MOUNTAIN_DT_UTL04192_90__NB_ZD_REV_A_2022-09-27__1___2_.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/5f6f630fe4515f32bb8b90ed32335f800.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1840612/RES--Consolidated_Fee_Schedule_-_Parking_Fines__Hydrant_Rentals__Utility_Accounts.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1840594/Consolidated_Fee_Schedule_-_REDLINES.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/d3eee6ab234689ecf99ae74d8a3cfc930.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1846352/RES--Interlocal_Cooperation_Agreement_for_the_Administration_of_the_2023_Municipal_Election.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1846350/2023_Municipal_Election_Administration_ILA_-_Utah_County.pdf

Amending the Eagle Mountain Municipal Code, Chapter 17.65 Home Businesses.

BACKGROUND: (Presented by Management Analyst/Grants Coordinator Natalie
Winterton) The proposed Ordinance amends EMMC Section 17.65.060 Generally
Applicable Standards for All Homes Businesses to remove restrictions for home business
owners as it relates to parking personal vehicles with business signage.

ORD--EMMC 17.65 Home Businesses - Parking
EMMC 17.65 Home Businesses - REDLINES

16. RESOLUTION

17.

18.

19.

20.

16.,A° RESOLUTION - A Resolution of Eagle Mountain City, Utah, Approving an Economic
Development Master Plan.

BACKGROUND: (Presented by Economic Development Director/Assistant to the City
Administrator Evan Berrett) The proposed Resolution adopts the Economic Development
Master Plan as a guide to the overall approach and various strategies to be used for
economic development within Eagle Mountain City. Information compiled within the
document helps to identify strengths, weaknesses, and opportunities. The Plan also calls
out specific needs and desired outcomes. The City Council was presented a previous draft
and its feedback was implemented into this current proposal.

RES--Economic Development Master Plan
Economic Development Master Plan - DRAFT

CITY COUNCIL/MAYOR'S BUSINESS
This time is set aside for the City Council's and Mayor's comments on City business.

CITY COUNCIL BOARD LIAISON REPORTS
This time is set aside for Councilmembers to report on the boards they are assigned to as liaisons
to the City Council.

COMMUNICATION ITEMS

19.A Upcoming Agenda Items
Upcoming Agenda Items

ADJOURNMENT


https://d2kbkoa27fdvtw.cloudfront.net/emcity/2efbd853147f8e95bea1976a41aa1bde0.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1840652/ORD--EMMC_17.65_Home_Businesses_-_Parking.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1846405/EMMC_17.65_Home_Businesses_-_REDLINES.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/290e4602197109da5ba3fd8600c6ad380.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1840667/RES--Economic_Development_Master_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1838051/Eagle_Mountain_Economic_Plan_DRAFT_030723.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1845754/Upcoming_Agenda_Items.pdf

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 the 16th day of
March, 2023, 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://www.emcity.org
https://www.utah.gov/pmn/index.html

EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING
EAGLE MARCH 21, 2023
M O UNTATIN
TITLE: | Well #7 Drilling - Grimshaw Drilling
ITEM TYPE: | Bid Award
FISCAL IMPACT: | $3,979,515.00
APPLICANT: | Chris Trusty
GENERAL PLAN CURRENT ZONE ACREAGE COMMUNITY
DESIGNATION
PUBLIC HEARING: RECOMMENDATION:
No Staff recommends the City Council award the Well #7 Drilling bid
award to Grimshaw Drilling in the amount of $3,979,515, and
PREPARED BY: authorize the Mayor to sign the contract.

Chris Trusty, Public Works

PRESENTED BY:
Chris Trusty

BACKGROUND:

In an effort to get additional bids for drilling a new well at the Hidden
Hollow site, the City issued an RFP which decreased the size of the
lower section of the well shaft. The RFP allowed the driller to drill a
20 inch hole down to 900 feet and then either a 16 inch or a 10 inch
below that. In making this accommodation, it was hoped that the RFP
generate more interest.

The City received only one bid, from Grimshaw Drilling, which was
bid based on a 16 inch shaft. It is estimated that this could provide the
City with up to 5,000 gpm from the well. The previous bid the City
received from Boart Longyear was for $3.2M, so this price is higher,
but with the drilling conditions being what they are, staff isn't
confident in securing a lower bid.

The proposal is attached.

ITEMS FOR CONSIDERATION:

REQUIRED FINDINGS:




PLANNING COMMISSION ACTION/RECOMMENDATION:

ATTACHMENTS:
Eagle Mountain Well #7 Bid


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1840200/Eagle_Mountain_Well__7_Bid.pdf

Eagle Mountain City

M OUNTA ATIN

BID REQUEST NO. EMC-FY23-15

Re-Bid Well Drilling #7 Unity Pass

Bid Due Date: February 23, by 2:00 P.M.

Bid Administrator: Melissa Yates, Procurement Officer
P: (801) 789-6641
E: MYates@emocity.org

Interested parties may obtain a copy of this invitation to bid and submit responses through the
State of Utah’s Public Procurement Portal:

purchasing.utah.gov

Issued: February 2, 2023
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OVERVIEW

.  INTRODUCTION
Eagle Mountain City is requesting bids from responsible firms or individuals for Drilling Well #7
(Unity Pass).

ll.  SCOPE OF SERVICES

This project will consist of drilling a new well to be used as a culinary supply for the City. The
site for the well has been prepared to accommodate the drilling.

We realize that all drillers tooling, bit sizes, and approach may be different for this well. With that
in mind we have left leeway for each driller to bid on the hole in a manner they see fit for their
equipment. The final product must, however, comply with all DDW and DWR regulations. We
anticipate the water table at being approximately 520 feet. We also realize that hole conditions
may dictate the approach once drilling the approach may change. The final well will be a 20”
well that telescope to a 16” or 10” minimum casing and screen at 900 feet. As such, the
minimum hole diameter to 900 feet should be 24”. If desired by driller a surface casing and/or an
intermediate casing can be set to depths desired by the driller or that the hole conditions dictate.

If the driller has limited pullback he can downsize hole, casing, and screen to a hole size fitting a
maximum of 16” and minimum casing and screen diameter of 10”. There must be a minimum 2”
annulus space between the casing or screen and borehole wall. If the driller’s rig is borderline at
a TD of 1500’ for this size hole, driller may submit bid for the depth he is comfortable with.

The pump set in the well will be a deep-set line shaft, hole deviation down to 800 feet should be
minimal. The AWWA A100 requirement for tolerance is maximum horizontal deviation of well
from vertical shall not exceed 2/3 of the well casing inside diameter per 100 feet of

depth. However, the city will work with the driller on this depending on where the deviations
come in and to what extent.

This will be a bedrock hole, predominantly limestone similar to Eagle Mountain Well 5. The
Drillers log for Well 5 can be found at; hitps://waterrights.utah.gov/cqi-
bin/docview.exe?Folder=welllog430695

The daily penetration rates for Well 5 for the 24" hole were:
10/19 131-230

10/20 230-404

10/21 404-516

10/22 516-635

10/23 635-826

10/24 826-988

10/25 986-1066

Revision 1 Nov. 15™ 2022. 3



10/26 1066-1178
10/27 1178-1375
10/28- 1379 1527
10/29 1527-1680
10/30 1680-1752 TD

Below is a section on Plumbness and Alignment from a different bid

1.1

A

QUALITY CONTROL TESTING

Plumbness: Perform after casing is installed and in accordance with AWWA A100.

1.

2

3

4.

Test: Type of test is up to driller, but City must approve method and
frequency.

Tolerance: Maximum horizontal deviation of well from vertical shall not
exceed two thirds of well casing inside diameter per 100 feet of depth.

If Plumbness does not meet tolerance, make corrections and re-test. It
would be recommended that plumbness is tested periodically down to 800",
City is willing to accept tolerances outside the AWWA A 100 standard

depending on the magnitude and where in the hole the deviations are.

A site walk meeting will not be conducted.

I

BID SCHEDULE

V. Item
No. Description Quantity Units Unit Cost || Total Cost
Project Median Project
1 Mobilization and Demobilization 1 LS 2US, 006 | 2US 006
Drill or auger 1500 foot deep well per
2 included engineering specifications 1 LS Z 310 000 2,310,000
3 Furnish 20 inch casing from 0-780° 780 LF 3e3.09 3ol BLD
Furnish and install 20-inch SS screen )
4 780-820'; 840-880" 80 LF 7 RLEARTY
Furnish and Install 20-inch steel casing )
5 820-840'; 880-900" 40 LF 3p3.00| IS UBD
Furnish and install 16-inch SS screen
6a 1090-1490’ 400 LF Lys .20 25B pob
Furnish and install 10-inch SS screen )
6b 1090-1490' 400 LF (8] 0
Furnish and install 16-inch steel casing
7a 900-1090" 110 LF 29399 32,60
Furnish and install 10-inch steel casing )
7b 900-1090 110 LF 0 [0)
8a 20X 16 reducer 1 EA Q250.00, B 250.00
8b 20X10 reducer 1 EA 0 0
) Furnish and install 1/8x1/4 SRI gravel 2550 CF 9850 [ 281,15

Revision 1 Nov. 15", 2022.



Cement and grout from surface to 110
10 feet (sanitary seal) 900 CF 35,00 3 oY 00
11 Develop well (airlift) S0 Wrs 1 LS 3bAsB| 3,150

Test pump, incl install and removal of
test pump and discharge pipe;

12 est 100 hrs 1 LS ! L15; pOD| Ius 00D
13 Sound Panels 1 LS B 000 | S 000
14 5% contingency 1 LS |3'LSDO 189,500

BID SCHEDULE TOTAL (1-14) 3, 9719 _,5'(5'. gw

BID SCHEDULE TOTAL (IN WORD FORM)
Theee Million Miae Segé Wine e lhundeed Gldeed

V. BID RESPONSE OUTLINE

Bids must be concise and, in an outline, format not exceeding 15 pages. Pertinent supplemental
information should be referenced and provided as attachments. All bids must be organized and
tabbed to comply with the following sections:

Tab 1 - LETTER OF TRANSMITTAL. The letter of transmittal should include an introduction of
the Project Team: the name, address, telephone number, and email address of the person to be
contacted along with others who are authorized to represent the company in dealing with this bid.

Tab 2 - EXECUTIVE SUMMARY. Should include an introduction of the Firm: the name, address,
telephone number, email address, and Federal Tax Identification. Along with a brief statement
that summarizes the unique qualifications of the Firm in relation to the unique and general
requirements of this project.

Tab 3 - COST PROPOSAL The Firm must submit a cost proposal allowing costs to be evaluated
independently. The cost proposal should include the method of determining compensation for
the required services with a not-to-exceed cost estimate. It should also include the estimated
cost to complete all of the Firm’s Basic Services.

Tab 4 — BID FORM (Attachment A) AND MISCELLANEOUS additional information and
attachments, including company literature and catalogs.

IV. INSURANCE REQUIREMENTS

The Contractor / Consultant shall furnish Eagle Mountain a Certificate of Insurance applying to
the contract for each type of insurance required, to be approved by Eagle Mountain City. The
Consultant’s insurer must be authorized to do business in Utah and must meet the specified
A.M. Best rating or better at the time this contract is executed. The following insurance shall be

Revision 1 Nov. 15", 2022. 5



maintained in force until all activities which are required by the Contract or as changed by
contract modification are completed and accepted by Eagle Mountain:

a. General Liability insurance with a limit of not less than $1,000,000 per occurrence and
not less than $3,000,000 aggregate and having an A.M. Best rating of A-class VIl or
better. If this coverage is written on a claims-made basis, the Certificate of Insurance
shall so indicate. Consultant represents that as long as commercially available the
insurance shall remain in effect such that claims reported up to three (3) years beyond

the date of substantial completion of this contract are covered.

b. Commercial Automobile insurance with a minimum combined single limit of $1,000,000
per occurrence OR $500,000 liability per person, $1,000,000 per occurrence, $250,000

Property Damage, and having an A.M. Best rate of A-class VIl or better.

c. Architect and/or Engineers Professional Liability (errors and omissions) insurance having
an A.M. Best rating of A-class VIII or better, is required at the coverage amount of
$1.000,000 per claim and $3,000,000 aggregate. If this coverage is written on a claims-
made basis, the Certificate of Insurance shall so indicate. Consultant represents that as
long as commercially available the insurance shall remain in effect such that claims
reported up to three (3) years beyond the date of substantial completion of this contract
are covered (on construction contracts or modifications for construction management the

insurance, shall remain in effect for one (1) year after completion of the project).

d. Valuable Papers & Records Coverage and/or Electronic Data Processing (Data and
Media) Coverage for the physical loss or destruction of the work product including
drawings, plans, specifications and electronic data and media. Such insurance shall be
of a sufficient limit to protect Consultant, its sub-consultants and Eagle Mountain from the

loss of said information.

e. Workers Compensation Insurance: Consultant shall provide evidence that his employees
and sub-consultant employees are covered by Workers Compensation. If they are
covered by Workers Compensation Fund of Utah, then the A.M. Best rating is not

required in this area

f. Consultant shall require the insurance company that issues the Certificates of Insurance
for the evidence of the required insurance coverage to endeavor to provide Eagle
Mountain with 30-days written notice in the event that coverage is canceled before the
policy expiration date stated in the Certificate. Consultant further agrees to provide Eagle
Mountain with 30 days written notice prior to making an alternation or material change to

the required insurance coverage.

g. Policies referred to in 9(a) and 9(b) above are required to be endorsed naming Eagle
Mountain as Additional Insured and, on General Liability, indicate they are primary and
not contributing coverage. All required policies, endorsements, insurance companies
issuing same, and self-insured programs are subject to review and approval by Eagle

Mountain.

Revision 1 Nov. 15", 2022.



V. TIMELINE

The following is a tentative schedule of this entire bid process. While the City will attempt to apply
the necessary resources to maintain this schedule, the following dates are merely projections.
The City reserves the right to modify this schedule as needed to accommodate the completion of
this bid process.

T TENTATIVEPROJECTSCHEDULE
Bid Published 02/02/2023
Site Walk N/A
Questions from Firms Due 02/16/2023
Questions and Answers Posted 02/17/2023
Bid Due 02/23/2023, at 2:00 PM
Anticipated Contract Award March 2023

VI. ADMINISTRATIVE GUIDANCE

The information provided herein is intended to assist Firms in the preparation of bids necessary
to properly respond to this bid. The bid is designed to provide interested Firms with sufficient basic
information to submit bids meeting minimum requirements but is not intended to limit a bids
content or to exclude any relevant or essential data therefrom. Firms are at liberty and are
encouraged to expand upon the specifications to give additional evidence of their ability to provide
the services requested in this bid.

VIl. ISSUING OFFICE AND BID REFERENCE NUMBER

Eagle Mountain City Engineering is the issuing office for this bid and all subsequent addenda.
The reference number for this bid is EMC-FY23-15. This number must be referenced on all bids,
correspondence, and documentation relating to this bid. During the bid process, the Procurement
Officer is the sole source of official information. All other communications, both spoken and
written, which are received by any representative of the Firm from other sources (such as
employees in other departments) should be confirmed by the Firm with the representative as
being true and accurate before incorporating such information into their bids. This refers to both
formal and informal conversations and communications.

Contact: Melissa Yates, Procurement Officer
1650 E Stagecoach Run
Eagle Mountain, Utah 84005

Revision 1 Nov. 15", 2022. 7



Myates@emcity.org
(801) 789-6641

VIll.  SUBMISSION OF BIDS

Invitation to bid documents will be available online on February 2, 2023, at purchasing.utah.gov
(select the search bar> select Current Bids > enter “EM” > select search.) Sealed bids will then
be accepted online or in the Eagle Mountain recorder’s office until February 23, 2023, at 2:00
PM. Proposals submitted after this deadline will be rejected.

Failure to provide a response to items indicated in this bid will be interpreted by the City as an
inability by the Firm to provide the requested service.

IX. BIDBOND

A bid or proposal must be accompanied by a bid security made payable to Owner in an amount
of 5% of Bidder's maximum bid price and in the form of a certified check or a Bid bond issued by
a surety.

if issuing a certified check, make the check payable to Eagle Mountain City. Send to Melissa
Yates EM Purchasing agent 1650 E Stagecoach Run Eagle Mountain Utah 84005. The check
must be received before the closing date and time of the bid.

The Bid security of the Successful Bidder will be retained until such Bidder has executed the
Contract Documents, furnished the required contract security, and met the other conditions of the
Notice of Award, whereupon the Bid security will be returned. If the Successful Bidder fails to
execute and deliver the Contract Documents and furnish the required contract security within 15
days after the Notice of Award, Owner may annul the Notice of Award and the Bid security of that
Bidder will be forfeited. The Bid security of other Bidders whom Owner believes to have a
reasonable chance of receiving the award may be retained by Owner until the earlier of seven
days after the Effective Date of the Agreement or 61 days after the Bid opening, whereupon Bid
security furnished by such Bidders will be returned.

The bid security of other Bidders whom OWNER believes do not have a reasonable chance of
receiving the award will be returned within fourteen days after the Bid opening.

X. VENDOR PREQUALIFICATION

All potential vendors are required to register with Eagle Mountain City prior to doing business.
You may complete required prequalification forms by going to
EagleMountainCity.com/purchasing. Fill out the vendor prequalification form and submit WS.

The City may conduct such investigations as the City deems necessary to establish the
responsibility, qualifications, and financial ability of Bidders, proposed Subcontractors, Suppliers,
individuals, or entities to perform the Work in accordance with the contract Documents.

Revision 1 Nov. 15", 2022. 8



XI.  INQUIRIES

Questions arising subsequent to the issuance of this bid should all be submitted in writing through
the State of Utah’s online procurement portal. Questions and answers will be consolidated and
provided to all Firms on record of receiving this invitation to bid. All inquiries must be submitted
by the close of business (5:00 PM MST) on February 16, 2023. Questions submitted after the

deadline will not be addressed.

Xll. RESPONDENT'S RESPONSIBILITY FOR BID COSTS

The City is not liable for any cost incurred by Firms associated with the preparation of the bid or
the negotiation of a contract for services prior to the issuance of the contract.

Xll. EVALUATION OF BIDS

The City may award a contract based on the initial bid received without discussion of such bid
with the Firm. Accordingly, each initial bid should be submitted with the most favorable price and
service available.

In evaluating Bids or proposals, the City will consider whether or not the Bid or proposal comply
with the prescribed requirements, and such alternates, unit prices and other data, as may be
requested in the Bid or proposal prior to the Notice of Award.

In evaluating Bidders, the City will consider the qualifications of Bidders and may consider the
qualifications and experience of Subcontractors, Suppliers, and other individuals or entities
proposed for those portions of the Work for which the identity of Subcontractors, Suppliers, and
other individuals or entities.

XIV. ORAL PRESENTATION

The City may require an oral presentation by Firms to supplement a bid. The presentations, if
required, shall be scheduled by Melissa Yates, Procurement Officer, after the bids have been
received and prior to the award of the contract.

XV. AWARD OF THE CONTRACT

Upon completion of the bid process, the City may negotiate with and award the contract to the
Firm whose bid is determined to be most advantageous to the City. If the Contract is to be
awarded, the City will award the Contract to the lowest responsible Bidder whose Bid, conforming
with all the material terms and conditions of the Instructions to Bidders, is lowest, price and other
factors considered. If detailed in the bid, factors such as additive alternate bids, discounts,
transportation costs, and life cycle costs may be used to determine which bidder, if any, is offered
the award.

The parties must execute the contract prior to the commencement of performance. The contract
will incorporate the provisions of this bid (including any addenda) and other terms negotiated by

Revision 1 Nov. 15, 2022. 9



the parties. By submitting a signed bid, the Firm agrees to the provisions of the contract described
herein.

XVI. PROTECTED INFORMATION

Under the Government Records Access and Management Act, Section 63-2-101 et seq., Utah
Code Ann. (1993 and supp. 1996), as amended ("GRAMA"), the bid submitted is open for public
inspection. If the Firm desires to have information contained in its bid protected from such
disclosure, the Firm may request such treatment by providing a "written claim of business
confidentiality and a concise statement of reasons supporting the claim of business
confidentiality” with the bid (GRAMA, Section 63G-2-309). All material contained in and/or
submitted with the bid becomes the Owner's property and may be returned only at the Owner's
option. A business confidentiality claim form is available on the Utah State Records Committee
website:
https://eaglemountaincity.com/wp-content/uploads/2022/1 0/GRAMA-Claim-of-Business-

Confidentiality-Fillable.pdf

XVIl. ADDENDUM TO BID

in the event that it becomes necessary to review this bid in whole or in part, an addendum will be
provided to all Firms on record as having received this bid through the State of Utah’s online
procurement portal.

XVIIl.  AUTHORIZED REPRESENTATIVES

The bid must contain the signature of a duly authorized officer, or agent of the Firm’s company
empowered with the right to bind the Firm for the amounts estimated and terms proposed. The
Firm must also provide evidence of the authority of the officer or agent to bind the Firm. The
owner shall have the option to change the Firm’s contact person if it is in the best interest of the
Owner.

Include this information within the "Letter of Transmittal", which will be tabbed section "1" of a
successful proposal.

XIX.  ANTI-COLLUSION

The submission of a bid constitutes agreement that the Firm has not divulged its bid to, or
conspired with, any other Firm or party to a proposal whatsoever.

This Bid is genuine and not made in the interest of or on the behalf of any undisclosed individual
or entity and is not submitted in conformity with any agreement or rules of any group, association,
organization, or corporation.

Bidder has not engaged in corrupt, fraudulent, collusive, or coercive practices in competing for
the Contract.

Revision 1 Nov. 15", 2022. 10



XX. RESTRICTIONS

All bids must clearly set forth any restrictions or provisions deemed necessary by the Firm to
effectively service the proposed Contract.

XXI. RIGHT TO REJECT

The City reserves the right to reject any or all Bids, including without limitation, nonconforming,
nonresponsive, unbalanced, or conditional Bids. The City further reserves the right to reject the
Bid of any Bidder whom it finds, after reasonable inquiry and evaluation, to be non-responsible.
The City also reserves the right to waive all informalities or technicality in any bid or proposal in
the interest of the City not involving price, time, or changes in the Work and to negotiate contract
terms with the Successful Bidder.

Revision 1 Nov. 15", 2022. 11



ATTACHMENT A
Bid Form

Project Name: Re-Bid Well Drilling #7 Unity Pass
Project Number: EMC-FY23-15

ARTICLE 1 - BID RECIPIENT

1.01 This Bid Is Submitted To: EAGLE MOUNTAIN CITY

1.02 The undersigned Bidder proposes and agrees, if this Bid is accepted, to enter into an
Agreement with Owner in the form included in the Bidding Documents to perform all Work
as specified or indicated in the Bidding Documents for the prices and within the times
indicated in the Bid and in accordance with the other terms and conditions of the Bidding
Documents.

ARTICLE 2 - BIDDER’S ACKNOWLEDGMENTS

2.01 Bidder accepts all of the terms and conditions of the Advertisement and Instructions to
Bidders, including without limitations those dealing with the dispositions of Bid security. The
Bid will remain subject to acceptance for 30 days after the Bid opening, or for such longer
period of time that Bidder may agree to in writing upon request of Owner.

ARTICLE 3 - BIDDER’S REPRESENTATIONS
3.01 In submitting this Bid, Bidder represents that:

A Bidder has examined and carefully studied the Bidding Documents, the other related
data identified in the Bidding Documents, and the following Addenda, receipt of which is
hereby acknowiedged:

Addendum No. Addendum Date
[ 2-22-273

B. Bidder has visited the Site and become familiar with and is satisfied as to the general,
local, and Site conditions that may affect cost, progress, and performance of the Work.

C. Bidder is familiar with and is satisfied as to all Federal, state, and local Laws and
Regulations that may affect cost, progress, and performance of the Work.

Revision 1 Nov. 15" 2022. 12



D. Bidder has carefully studied all: (1) reports of explorations and tests of subsurface
conditions at or contiguous to the Site and all drawings of physical conditions in or
relating to existing surface or subsurface structures at or contiguous to the Site (except
Underground Facilities) which have been identified in SC-4.02, and (2) reports and
drawings of Hazard Environmental Conditions, if any, at the Site that have been
identified in SC-4.06 as containing reliable “technical data.”

E_ Bidder has considered the information known to Bidder; information commonly known to
contractors doing business in the locality of the Site; information and observations
obtained from visits to the Site; the Bidding Documents; and the Site-related reports and
drawings identified in the Bidding Documents, with respect to the effect of such
information, observations, and documents on (1) the cost, progress, and performance
of the Work; (2) the means, methods, techniques, sequences, and procedures of
construction to be employed by Bidder, including applying the specific means, methods,
techniques, sequences, and procedures of construction expressly required by the
Bidding Documents; and (3) Bidder's safety precautions and programs.

F_ Based on the information and observations referred to in Paragraph 3.01.E above,
Bidder does not consider that any further examinations, investigations, explorations,
tests, studies, or data are necessary for the determination of this Bid for performance of
the Work at the price(s) bid and within the times and in accordance with the other terms
and conditions of the Bidding Documents.

G. Bidder is aware of the general nature of the Work to be performed by Owner and others
at the Site that relates to the Work as indicated in the Bidding Documents.

H. Bidder has given Engineer written notice of all conflicts, errors, ambiguities, or
discrepancies that Bidder has discovered in the Bidding Documents, and the written
resolution thereof by Engineer is acceptable to Bidder.

|. The Bidding Documents are generally sufficient to indicate and convey understanding of
all terms and conditions for the performance of the Work for which this Bid is submitted.

J. Bidder will submit written evidence of its authority to do business in the State or other
jurisdiction where the Project is located not later than the date of its execution of the
Agreement.

ARTICLE 4 - ATTACHEMENTS TO THIS BID

4.01 The following documents are attached to and made a condition of the Bid:

A. Bid Form
B. Eagle Mountain Well 7 Proposed Construction Drawing
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ARTICLE 5 - BID SUBMITTAL
5.01 This Bid is submitted by:

An Individual

Name (typed or printed): SEAL
if required
By: by State

(Individual’s signature)

Doing business as:

A Partnership

Partnership Name: SEAL, |
if required
By: by State
(Signature of general partner - attach evidence of authority to sign)
Name (typed or printed):
A Corporation
Corporation Name:
Grimshoaw 'Drv'//in:‘ LLC
State or Jurisdiction of Incorporation: Uta
Type (General Business, Profession, Service, Limited Liability):
|
By: AA — / A/ IL""‘
(Signature ¢ attach evidence of authority to sign)
Name (typed or printed): /{ /4
bron %] / 7494’3
Title: Pee 9‘qu en 7" CORPORAT
E SEAL,
Attest A ﬂ&—/ if required by

(Signature of Corporate Secretary)

Revision 1 Nov. 15", 2022.



Date of Qualification to do business in u—fn_L\ [State or other jurisdiction where
Project is located] is _q /157 200D

A Joint Venture

Name of Joint Venture:

First Joint Venture Name: SEAL, |
if required
By: by State

(Signature of joint venture partner - attach evidence of authority to sign)

Name (typed or printed):

Title:

Second Joint Venture Name: SEAL,
if required
by State

By:

(Signature of joint venture partner -- attach evidence of authority to sign)

Name (typed or printed):

Title:

(Each joint venturer must sign. The manner of signing for each individual, partnership, and
corporation that is party to the venture should be in the manner indicated above.)

5.02 Bid submittedon 9~ 9-ZX 3
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ATTACHMENT B

Driter's choice completion material

W realise #ist all criller's tookng, bt szes,
and appeoach may be $fereal far this well
"With that in mend, we have lelt lesaay (or
aach drilier o bid the bole =@ maneer they
xen i for ther squoment. The foal
product must bawever comply with all
DOV and DIWRS reguations. We sntdpale
Sve water lable ot being soproomately 520

‘Wanessed sanilary seal o
I« 110 mirmumeen

Wanessed sanitnry seat T4

1 - GBI marrmum

~G00 - 880
Stinimurn 24 74" Borshale

. =00
Wx %" SR gravet

Eagle Mountaln Well 7
Proposed Construction
Weld nng between
0 - 200 Masxrnum 20" & oorducior casrg
Surface caseg borahals Brisce mmig
{if dasirad. <201

|15 mgl - 780" 20° Comny

Q. 600 Maximum
" Conducton caning

620 Estimustes!
Static Water Level

- v e

8L - 820° 207 0.100° Quinless

funl We also realize #ivt hole conditiony

may dictste the spproach ard St
e Sl vl il b 3 207wk thal

10 sy and soresn ot 900 feet A

spproach may ciangs after doliing starts.

talescopes 1o g maxeum 167 or mnmum

aaseh, the runimum hole dameter 10 300
et shauld be 2¢°. | desved by the driler,
a suface casing mwdlor 30 infenmadsie
g tan be sl 1o depfis desired oe thist
e hode conditions dictate. The pusnp set
2 the wedi wil be o deep-eet fme shall,
hole devialion down 1o 800 feel should be

minimul. The ANVAA00 rag wund for
tolurancs s the maimum horeonisl
davistion of the well from the verticsl shall
nol exceed 203 of the wel casing ingide
digmeter per 100 fael of depth. However,
e City will woek with the driller oo thes
depecding o whers the devislizns come
n and 0 whist extent.

“Well construction disgram 1% i rough
quide, aciual well constructon will be
degandent on local geelgy, ydeology, and
drilling coaditions. Hole zize can be
dupErdent on e ocling of the selacled
controzior but must be drlied Lo ot lesst
24 3" 15 110’ o accomrodsle the reguired
annular gpacs for the samilary ==wl Tolad
depth ard losation of rnnsitices Lo smaller
diametss casiog and scrzens is estimatesd
and wil be dependent or ganloay
sncpuniered curmg drifing. The borescke
must be of least &7 digrneter largar thar the
well tp scoomdale the snralar space
nmsded for a tremimse pips S instafl s
gravel Siter pack. ‘Well wil be construcied
n accordance witth all Utsh Codes
peraning lo Publc Water Supply Faciity
De=ign and operaticn: Source
Dewalopment code RI0S515 ang Water
‘Well Comstructon Requrements 26554,
Congult tnble § in REES£-11 for muremun
casng wali thickness requrernents.

stew] wire wrapped screen
620/ « 840 20" steel cosing
B0 - 880 20° 0.100" stainless
sles| wire wrapoed scrsen
BA0 - 900" 207 steel cating

GO0 20° x 10% to 16° reducer
I drifer r able to drill 24%° 3 o
bl o 1500 the well casing | ‘
and screen will downswze o ) & H
18"t 600" I ciler bas {3 X |
fenited pullback he can | 5 e i
downsize hole, casmg, and by ’é 90 - 1090° 10” 10 16" stes| casitg
srreen b o hows size and [k )
cang ard screen o —
diameter of 107 Ther must ;‘& k
b o panirsam 2 smrealus L e
spoace betassen e casing ot b 8
sersen and borehoie wal. °§
a &
Y G 1060° - 1480
C) T4 107 to 167 0.100° stinle=s sles!
4 e d screen :
> E
§
b —3d |
4 i
! By H
TD 1500 Lo {
Eag‘ﬂ Mountain Well 7 Varlica: Seale. ¥ mch sgusis 200 st

Proposed Construction Diagram

Drvan By fi
G3 Mapping \ @

Rich Emerson k.
TChiRg 3MSTEANY .o

Project Manage:

Jobe Filwg

Date: JaHuary 023

Revision 1 Nov. 15", 2022.

16



Utah Department of Commerce

Division of Corporations & Commercial Code
160 East 300 South, 2nd Floor, PO Box 146705
Salt Lake City, UT 84114-6705
Service Center: (801) 530-4849
Toll Free: (877) 526-3994 Utah Residents
Fax: (801) 530-6438
Web Site: http://www.commerce.utah.gov

01/05/2023
4824409-016001052023-1920163

CERTIFICATE OF EXISTENCE

Registration Number: 4824409-0160

Business Name: GRIMSHAW DRILLING LLC
Registered Date: September 15, 2000

Entity Type: LLC - Domestic

Status: Current

The Division of Corporations and Commercial Code of the State of Utah, custodian of the records of
business registrations, certifies that the business entity on this certificate is authorized to transact business and was
duly registered under the laws of the State of Utah. The Division also certifies that this entity has paid all fees and
penalties owed to this state; its most recent annual report has been filed by the Division (unless Delinquent); and,

that Articles of Dissolution have not been filed.

Leigh Veillette
Director
Division of Corporations and Commercial Code

Page | of |



Registered Principals - Utah Business Search - Utah.gov 1/5/23, 9:30 AM

Registered Principals

GRIMSHAW Limited Liability Company CEDAR CITY Active
DRILLING LLC

Registered Agent WESTWOOD LAW, P.C. 98 W. HARDING AVE. CEDAR CITY UT

84720

Member AARON J ALTON 692 E 5020 N CEDAR CITY UT
84721

Manager AARON J ALTON 692 E 5020 N ENOCH UT 84721

If you believe there may be more principals, click here to View Filed Documents

Business Name:

Privacy - Terms

https:/{secure.utah.gov/bes/principalinfo.htmi Page 10f 1



0?\ EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING
EAGLE MARCH 21, 2023
M O UNTATIN
TITLE: | Eagle Point Plat E - Into Warranty
ITEM TYPE: | Bond Release
FISCAL IMPACT:
APPLICANT:
GENERAL PLAN CURRENT ZONE ACREAGE COMMUNITY
DESIGNATION

PUBLIC HEARING: RECOMMENDATION:

No

PREPARED BY: BACKGROUND:

Loreen Johnson, Recorder's

Office
ITEMS FOR CONSIDERATION:

PRESENTED BY:
REQUIRED FINDINGS:
PLANNING COMMISSION ACTION/RECOMMENDATION:
ATTACHMENTS:
Bond Release Letter
Recorded Plat



https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1827066/EP_E_Bond_Release_Letter_-_Into_Warranty.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1827067/EP_E_Recorded_Plat_Map.pdf

_ : / Engineering Division
— == 2565 North Pony Express Parkway
Eagle Mountain City, Utah 84005
E A G L E (801) 789-6671
O U N

M U T A I N

Monday, March 6, 2023

City Recorder's Office

Eagle Mountain City

1650 East Stage Coach Run
Eagle Mountain City, UT 84005

SUBJECT: Eagle Point plat “E” into warranty Bond Release

City Recorder:

The above referenced subdivision has completed all the required improvements as of this date.
With the approval of the installed infrastructure, we are recommending this subdivision begin the
required one year warranty period. A reduced bond letter has been generated, reducing all bond
items which have been completed. A warranty bond for the remaining warranty amount must be
issued and maintained until released from the warranty period by the city.

Please contact me should you have any comments, questions, or concerns. Thank you.

incerely,

l

Christopher T. Trusty, P.E.
Engineering Director
Eagle Mountain City

<

Cc: Fionnuala Kofoed, City Recorder



SURVEYOR’S CERTIFICATE
L MEL VIN MCQUARRIE DO HEREBY CERTIFY THAT I AM A REGISTERED LAND SURVEYOR,
AND THAT 1 HOLD CERTIFICATE NO. 178851 AS PRESCRIBED UNDER THE LAWS [F THE STATE OF
UTAH. I FURTHER CERTIFY BY AUTHORITY OF THE OWNERS, I HAVE MADE A SURVEY OF THE TRACT OF
LAND SHOWN ON THIS PLAT AND DESCRIBED BELOW, AND HAVE SUBDIVIDED SAID TRACT .OF*TAND
INTO LOTS, BLOCKS, STREETS, AND EASEMENTS AND THE SAME HAS BEEN CORRECTLY SURVEYED AND
STAKED ON THE GROUND AS SHOWN ON THIS PLAT AND THAT THES IS TRUE_AND CORRECT.
F/i8] e *
DATE
BOUNDARY DESCRIPTION
COMMENCING AT A POINT S00'28°57"W ALONG THE SECTION LINE A DISTANCE OF 1360.31 FEET AND EAST
A DISTANCE OF 1156.32 FEET FROM THE NORTHWEST CORNER OF SECTION 18, T6S, R1W, SLB&M TO THE
POINT OF BEGINNING;
SAID POINT BEING ON THE EASTERLY BOUNDARY OF EAGLE POINT PLAT C;
THENCE NO1'01°'56"E 99.93 FEET ALONG SAID PLAT TO THE SOUTHEAST CORNER
OF EAGLE POINT PLAT A;
THENCE NORTH 1216.01 FEET ALONG THE EASTERLY BOUNDARY OF SAID
PLAT TO A POINT ON EAGLE MOUNTAIN BOULEVARD;
. CURVE TABLE LINE TABLE THENCE S89°39°49"E 1313.11 FEET ALONG SAID RIGHT OF WAY;
CURVE | DELTA _JRADIUS [LENGTH| TANGENT | CH DIR__| [CH DIS LINE | LENGTH | BEARING * THENCE SO3'12'41"W 1323.28 FEET, .
el 90000071  6L85| 9715 6185| MATZUILE 8747 4 103.87]  N33"3640°F THENCE N89°24°01"W 1240.83 TO THE.POINT OF BEGINNING.
cz 120541 205.00 4327 2172 S84°1721"W 4319 5 03.89 NQE%Q;MW » ’
C3 18°13°32" 205.00 65,33 32.54 SHEG706 447V 65,05 L 5(; Enl NQ?:.«_”?’}‘B'W
£4 eglgrart]  e000] 989 503] N74°0519°E 9.79 7 5761 NETIP00W CONTAINS 38.64 ACRES.
[5s] S8°43'427 20.00 20,50 11.25 S62°26'29"E 19.61 L8 55 GO' SAATASTEATE
Le 89*06'24” 40,00 621 39,38 N77*37'S0"W 56.13 S =1 ‘8‘3 ;3?8"45‘83%!
C7 59°08'39” 40.00 41,29 22,70 S28°14'38"W 39.48 Tio 5;2}7 ﬁ;‘?’;&%’ﬁ&'\#
co 55517447 40,00 39.00 2121 S£9°15'33"E 37.47 L1 43"“3 Sf}‘fm”? B9 ‘ )
e 86°56'24" 20.00 30,35 18.96 N13°43'14"W 2752 Li§ 597'%‘ e ;,,B‘f;, Py )
ci 01°3412* 205.00 562 281]  8$28°57'58°W 5.62 BE 5'1'25 - 599‘11'52"%‘ o )
Cil 2036007 205,00 73.71 37.25 S17°52'47"W | 73.31 ' - ey ;:" = - i ‘ .
ci2 07°34'477|  20500] 2712 1358] $03°47'23'W 27.10 S; isﬂ,f ";g,;i%ﬁﬁ SURVEYOR  (SEE SEAL BELOW)
13 903559 20,00 3163 20.21 N45’17"59‘E’ 28.43 L16 ,51 ’25 NE?‘li’i?:Z”?E
T C14 892401 2000 3121 19.79 N44°42°01"W 28.14 RS} 38'26 Nfﬁi]‘48’1?“v!
Ci5 1173531 205,00 41,48 £0.81 S05*47/46"E 41,40 R 51’ 5 SE’E;‘S4’4£3‘E
Cié 18*19'15" 205.00 &5,55 33.06 S20°4509"E | 65.27 RC 57;56 SE?"/"IE»’?WW
C17 27°00/59¢ 20.00 943 4,80 N16° 247167 W 9.34 L?:’O 57'53 393,15,;(:;,\'/
Cl8 63°36'91F 20,00 ez.2l 12.40 N2g*54'33"t 21.08 e 8‘3 on N@‘S’l{}’é@‘E
Ci9 SO 56447 40,00 63.49 40,67 S15°14°42°W 57.03 Lé’,} 5; 6é ST A6W
ceo 90°15°48* 20,60 3151 20.09 N44°31'55"W 28.35 LE% - 51' 30 SéD"WEA‘B';é’E
cel 28*57719” 40,60 20,21 10.33 S44°4219"E 20.00 L4 5 ,913 Ni}%"’ﬁ@’ﬁ?’iﬁ
ceg 00°23'53" 205.00 1.42 0.71] S89*27'52'E 142 : e S ATAGTE AT ,
c23 19°58'29°| _ 20500] 7147 3610 S79'16/4VE 7111 t‘;z g;gf Né‘;gﬁfﬁ;,\; OWNER’S DEDICATION
o 5 T T Srae] s Sais LET 5799, Seeleast | VE THE UNDERSIGNED OWNERS OF ALL THE REAL PROPERTY DEPICTED ON THIS PLAT AND DESCRIBED IN
26 faa555 | 20500] 5307 2668] N6/ 3933°E Se9e L8 45131 NISTIHLIE ~LE POINT PLAT E THE SURVEYORS CERTIFICATE DN THIS PLAT, HAVE CAUSED THE LAND DESCRIBED ON THIS PLAT TO BE |
57 S113738° 5600 2486 1435 NB4T08'36"W 5305 L29 S171) NE8T547437Y EAGL DIVIDED INTO LOTS, STREETS, PARKS, OPEN SPACES, EASEMENTS AND OTHER PUBLIC USES AS
o S T 5% oo SaoT Naeds sy 7 L30 iﬂif ig‘?f*li’bﬂi’v DESIGNATED ON THE PLAT AND NOW DO HEREBY DEDICATE UNDER THE PROVISIONS OF 10-9-807
eEaT . : - T e L31 25.09 5127067 - \ : UTAH CODE, WITHOUT CONDITION, RESTRICTION DR RESERVATION TO THE TOWN OF EAGLE MOUNTAIN,
el T T e e e L3 oL7L) MBIty ﬁﬁ%m ’Eg gIRggTAag 6;56§37F§T SUBDIVISION NAME: EAGLE POINT PLAT £ UTAH, ALL STREETS, WATER, SEWER AND OTHER UTILITY IMPROVEMENTS, OPEN SPACES SHOWN AS
= Sy — 3 VATET : L33 9185  SEgTsew ! = YPE [F DEVELOPMENT: SINGLE FAMILY RESIDENTIAL PUBLIC OPEN SPACES, PARKS EASEMENTS AND ALL OTHER PLACES DF PUBLIC USE TO THE TOWN OF
D o ey 2 L34 S171]  NeB'54'43'W TOTAL LOTS = 143 T L : | EAGLE MOUNTAIN, UTAH, TOGETHER WITH ALL IMPROVEMENTS REQUIRED BY THE DEVELOPMENT AGREEMENT
gfi 03222 365,00 12 05cT  NagL4BE ~1op L35 SLE5)  S29TIISETM TOTAL PUBLIC USE/OPEN SPACE = 2.72 AC ‘ BETWEEN THE UNDERSIGNED AND THE TOWN OF EAGLE MOUNTAIN FOR THE BENEFIT OF THE TOWN AND
S o A ¥ Nl il 4 ) s P - 417 DS 107E _ - . ; i A . ]
C34 20°3036°| _ 205.00] _ 7338 37.05]  Ni9*4023°F 72,95 =2 S TOTAL PLAT ACRES = 38.64 OWNER/DEVELDOPER: PATTERSON CONSTRUCTION INC, THE INHABITANTS THEREDF. pay peAug Z7
C35 09°25'95° 205.00 3370 16.89 NG4°42'32°E 33.66 138 =) 285 N8;’42"0é'E TOTAL LDT ACRES = 86'90 - A TTN‘ W*A} YNE PA TTERSBN # , :
C36 07°42'27") 20500] E7.58 1381 NOIWSUIS'W 2756 35 ~P500] S451006°W]| | TOTAL STREET ACREAGE = 8356 B , P IR o AMES PATreERSOM
(37 21°08'46"| 20500 7566 : 38‘32 ﬁ;géeggx 751'?12 L40 37.35]  N5L'55'42°W , TOTAL PARK ACREAGE = .46 PP45 NORTH 1200 EAST = :
€38 00°18'43"|  205.00 112 0.5 0035 12 ‘ e - - - , T Al P  ar ame
39 50°3455°] 2000 3L62 2020 S16°07/30°W 78,43 tj; "lg‘éi 83333035’5 AVERAGE LOT SIZE = .19 AC LEHI, UTAH 84043 et . AND -Eﬁ;{?i§ PorT PLOPERTVES
C40 63°12°29" 40,00 4413 24,61 N29*48'43"E 41,92 - P A | .
Cal 55°98'00° 4000|3872 2103]  Ne9*31'32°w 37.23 LMt TED  (ARTNERSHIP
caz 92°16'21" 40.00] 6442 4162]  $76°3618°V 57.68 PROJECT #99156 DRAFTED BY SKS 2/17/00
C43 10°31'15* 20,00 3.67 1.84 N35*43744"E 367 o
c44 80°03'38" 20,00 27.95 16.80 N81*01'11°E 25.73] PLOT VIEW = ‘60 File name: F:\SDSKPROJ\99156 \PLAT_E.DWG ,
C45 13°40°06" | 205.00 48,90 2457 N65°47°03"W 48,79 : Sheet Name: plat__title
it 17°02743°] 20500, 6099 30.72|  NBLOB'27°W €076 TOWN ATTORNEY APPROVAL
C47 90°00'00° 61.85 97,15 61.85 S44°39'49°L 8747 . )
C48 44°49'54% 155.00 121.28 63,94 NE&7°14'52°W 118.21 s ‘ o . ¢ e —
C49 lr47:43'| 16083, 6099 3085, S79°c6e0°V £0.98 APPROVED THIS ¥ DAY OF LAt , AD_-20© % |, BY THE TOWN ATTORNEY
Cs0 19*30'157 160.23 55.48 28.02 S58°3721"W 55.20 —— 7 - —_—
Csi 83°15'55" 85,00 12353 7555 S89°39'49°E 112,94 OF EAGLE MOUNTAIN TOWN. S
csz 2444130 16023 €9.05 35.07 N60*22/36%W 68352 Y .
C53 16*56°28" 160.23 47,38 23.86 N81*11'35"W 47.20 ‘ - b ”" e
CS54 45'10°06"]  15500] 12219 64.47|  $67°45'08"W 119.05 ; _ &ppes, THWN ATTORNEY |
C55 45°10°06" 155.00 12e1s 64,47 SEe 3503 W 119.05 — ?; " T %
CH56 8924701 20,00 3121 19,79 S44°42°01°E 28.14 : £
57 13*15'54” 155.00 35.88 18,02 N83*58702°E 35.80 .
58 09°50'057| _ 155.00 2661 1334]  N72°2503°F 2657 ACKNOWLEDGMENT
CS9 14°33705" 205,00 52,06 2617 S74°46'32°W 51.92 STATE OF UTAH
C60 08°*17°07* 205,00 29.64 1485 S86°11'38"W 29.62 -
3 50°20'11° 2000]  3L53 2012]  NAS'10'06°F 28.37 COUNTY DF UTAH
Cé2 44°49'54°| 15500 12128 6394] Nea'24's57'w 1821 ' ON THE__Z 27° DAY OF__/\-(g , AD, 200> PERSONALLY APPEARED BEFORE
C63 12°54°42" 155,00 34,93 17.54| S83*52'50"W 34.86 ME THE SIGNERS OF THE FDOREGOING DEDICATION WHO DULY ACKNOWLEDGED TO ME THAT THEY DID
Co4 09°55'30°] _ 15500] 2685 13.46]  S72'27'45°W 26.82 , EXECUTE THE SAME. ‘ A .
CES 06°40'357 205,00 23.89 11.96 N70°50°18"E 23.87 : : {,r" \ ] ;/
Cé6 162524 205,00 58,76 29,58 N82*23'17 L 58.56 y { 4 .
ce7 90°35'59" 20.00 3163 20.21 S45°17'39°W 28,43 : / St S L Fl
C68 89°39'49” 20.00 31.30 19,88 S$44°49'S4°E 28,20 / : ﬂ ’ NOTARY P: IC"  (SEE SEAL BELOW)
ce9 90°20°11” 20.00 3153 2012 N45°10'06"E 28.37 ‘ / Z2@ N AHo B LEH! JUTAH S4oq%
C70 89*39°49" 20,00 31,30 19.88 N44°49'54" W 28.20 p A 1 | » v ' m o L
c71 §9°39°49" 20,00 3130 19,88 N44°49'54°W 28.20 / COMMISS lor  EXPIeS h%’;‘iii-’! %ﬁ%
c’e 90°20'11" 20.00 31.53 20.12 $45*10'06"W 28.37 *
C73 89°39°49* 20,00 31,30 19.88 $44°49'54"E 28,20 — é e » o
C74 90*20°11” 20.00 3153 20.12 N4S5*10°06"L 28,37 / Nzl ﬁ;?*}f}%ﬁf ACCEPTANCE BY LEGISLATIVE DDY Aﬁ%%f
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07. EAGLE MOUNTAIN
CITY COUNCIL MEETING MINUTES

March 7, 2023, 4:00 p.m.
E A G L E Eagle Mountain City Council Chambers
M O UNTATIN 1650 East Stagecoach Run, Eagle Mountain, Utah 84005

4:00 P.M. WORK SESSION - CITY COUNCIL CHAMBERS

ELECTED OFFICIALS PRESENT: Mayor Tom Westmoreland, Councilmembers Donna
Burnham, Jared Gray, Carolyn Love, and Brett Wright. Councilmember Colby Curtis was excused.

CITY STAFF PRESENT: Paul Jerome, City Administrator; Steve Mumford, Assistant City
Administrator/Community Development Director; Evan Berrett, Economic Development
Director; Marcus Draper, City Attorney; Kimberly Ruesch, Finance Director; David Stroud,
Senior Planner; Fionnuala Kofoed, Director of Administrative Services/City Recorder; Chris
Trusty, City Engineer; Zac Hilton, Streets and Storm Drain Manager; Brad Hickman, Parks and
Recreation Director; Embret Fossum, Unified Fire Authority Battalion Chief; Eric McDowell,
Chief Deputy Sheriff; Natalie Winterton, Grants Coordinator/Management Analyst; David Draper,
Neighborhood Improvement Officer.

CITY STAFF PRESENT ELECTRONICALLY: Tyler Maffitt, Communications Manager;
Angela Valenzuela, Human Resource Manager; Elizabeth Fewkes, Recording Secretary; Mack
Straw, Public Utilities Manager; Jeff Weber, Fleet and Facilities/Operations Director; and Michele
Graves, Library Director.

Mayor Westmoreland called the meeting to order at 4:12 p.m.

Mayor Westmoreland called Natalie Winterton, Grants Coordinator/Management Analyst, to draw
names for the Director of Legislative Affairs interview panel. Councilmembers Donna Burnham
and Brett Wright were selected by lot.

1. CITY ADMINISTRATOR INFORMATION ITEMS
1.A. UPDATE - City Administrator Items

City Administrator Paul Jerome read a statement from the Department of Environmental Quality
Public Information Officer Matt McPherson who reported to KSL news Eagle Mountain water is
safe for human consumption and there are no concerns with health impacts. The City tests for
bacteria at 50 different sites monthly. The samples are sent to an independent lab that sends results
directly to the State and Eagle Mountain. TDS levels are required to be measured every three years;
however, Eagle Mountain elects to measure the level annually. The current TDS level of 860,
throughout the City as of yesterday per test results from a State-certified lab, is below the State
maximum level of 2,000. Well 1 is generally used during the winter months as the sole water
source for the City but the well is undergoing repairs and the City switched to Central Water
Project (CWP) water then Well 5. A residual of chlorine indicates that the water is healthy and the
chlorine level for Well 5 is lower than the CWP water used by the City before switching to Well
5. Turning on a well costs the City $9,000. Once irrigation season begins, other wells will be
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activated and the water from the various wells will be mixed for uniform water throughout the
City.

Public Utilities Manager Mack Straw said that Well 5 was last used in November 2022 in
conjunction with CWP water and has had similar or higher TDS levels in the past. Well 5 has been
in service for 10 years. The results for 10 samples recently sent out for bacteria testing came back
clean.

Engineering

e The City will be putting the Mid Valley Road widening project out to bid by the end of this
week.

e The bid opening on the Eagle Mountain Boulevard roundabout is scheduled for next week.

o City staff should have a draft design completed for the Cedar Pass waterline by the end of
next week and anticipates that going out to bid is likely in April for summer construction.

e The contractor is experiencing supply issues for exterior electrical panels for the booster
pumps at Cory Wride Memorial Park and along Pony Express Parkway.

Public Utilities
e Staff completed a biosolids report.
e The Well 1 pump is in the shop being repaired.

Parks, Recreation, Events, and Cemetery
e Smith Ranch Community Park: Bids were extended until March 10, 2023, and approval for
the agreement is anticipated at the City Council meeting on March 21, 2023. Staff has also
applied for an additional grant in the amount of $200,000 specifically for the skatepark
portion of the park project.

Streets and Stormwater
e With the recent snow storms the snow removal budget has been depleted and the City has
now gone over the budget to replace salt in the salt shed.

Facilities, Fleet, and Emergency Management

e The Community Development Building mezzanine installation is about 95% complete.

e Well houses HVAC upgrades: the units were delivered today and are being installed and are
on schedule to be completed by the end of this month.

e The Teen CERT program is in place, classes are held at City Hall on Mondays, and eight
students are attending.

e Upgrades to the Sewer Building have started. The walls have been framed and the electrical
equipment installation is underway. The HVAC system is going to be installed this Friday.

e The Sheriff’s and Recorder’s office remodels have been designed and will be going out to
bid next week.

e The concrete pad for the 6,000-gallon fuel tank has been engineered and will be poured when
the weather permits.
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Economic Development

An announcement will be made tomorrow, March 8, 2023, at approximately 5:00 p.m.
regarding a big box store planning to locate in Eagle Mountain.

A data center project will be coming before the City Council in mid-April. The new project
area plan, budget documents, and interlocal agreements will be distributed tomorrow. The
development agreement is being drafted.

Jeppson Automotive, Inquisitive Minds Montessori Preschool, and Inspire Sports recently
opened. Site work has begun for Big O Tires, and the City has received permit applications
for Roxberry Juice, Wholy Macro, and Jersey Mikes. Papa Johns has also informed us that
they are planning a location in Eagle Mountain.

Community Development

2.

11.

In February, one commercial permit for Prime Nails in The Place at Parkway, 15 accessory
dwelling unit permits, and 19 new residential permits were issued — 4 in the north service
area and 15 in the south service area.

Recently approved bills by the Legislature will require Municipal Code amendments. The
Planning Department will be working with Legal to present amendments in the near future
to comply with the new State Code changes.

AGENDA REVIEW
CHANGE ORDERS

11.A. Wastewater Treatment Plant Headworks Facility Change Order #1 — VVanCon, Inc.

City Engineer Chris Trusty clarified that even with the change order, the cost would still be
significantly less than the next lowest bid for the project. The change order is for an addition to
the project that would be more expensive to add later and the sales taxes, which sometimes can
be exempt for some projects but is required in this case.

Councilmember Gray suggested verifying that all sale taxes are accounted for in the bids for
projects in the future.

12.

MINUTES

12.A. February 21, 2023 Minutes — Regular City Council Meeting

Councilmember Love requested a change to condition one of the amended motion for the Lower
Hidden Valley Master Development Agreement on page 18 to alter the maximum 10% unit
transfer from a pod to a maximum 10% unit transfer into a pod.

13.

RESOLUTIONS

13.A. RESOLUTION - A Resolution of Eagle Mountain City, Utah, Establishing a Policy
for the Approval of Minutes for any Public Body.
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Councilmember Love verified with staff that the resolution establishes existing procedures, rather
than suggesting new procedures.

14. SCHEDULED ITEMS

15.A. ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain City, Utah,
Amending the Eagle Mountain Municipal Code, Chapter 17.25 Residential Zones
and Chapter 17.72 Commercial and Multifamily Design Standards.

Senior Planner David Stroud presented the item. House Bill 98-2021 modified State Code to
preempt municipalities from architectural standards of single-family and two-family structures.
A development agreement may still stipulate standards. Single-family changes to EMMC have
been approved but two-family amendments are needed to align Municipal Code with State Code.

15.B. ORDINANCE - An Ordinance of Eagle Mountain City, Utah, Amending the Eagle
Mountain Municipal Code, Chapters 10.10 Parking.

Grants Coordinator/Management Analyst Natalie Winterton presented the item. At the request
of the Council, staff has reviewed the Municipal Code parking standards and suggested
amendments to help address some common parking issues in Eagle Mountain City. There have
been citizen complaints of mail being withheld due to cars parked directly in front of mailboxes.
Also, neighborhood improvement officers recommended a reevaluation of the time limit of street
parking. There have also been confusion and safety issues involving recreational, commercial,
or agricultural vehicles parked on public streets.

Ms. Winterton reviewed staff-proposed amendments to EMMC 10.10 Parking based upon the
previous discussion with the Council:

e 10.10.010(A)(1)(j) — Retain the prohibition to parking on a parkstrip;

e 10.10.010(A)(2)(i) — retain a prohibition for parking, “within 10 feet of a mailbox
between the hours of 8:00 A.M. and 5:00 P.M. on days that mail is being delivered;”

e 10.10.030 - retain the 48-hour maximum for a vehicle to be parked continuously on a
public street without having been driven a distance of at least 400 feet;

e 10.10.090 - add definitions for agricultural vehicle, food truck, food cart, and front yard;
add examples of recreational vehicles, and remove van;

e 10.10.100(A)(2) — amend to “Agricultural vehicle, recreational vehicle, or occupied or
empty trailer within the front yard area (not including a paved or gravel driveway) of any
residential zone of the city;” and

e 10.10.100 —add (A)(3) “Agricultural vehicle, recreational vehicle, or occupied or empty
trailer on a driveway within 10 feet of a sidewalk (or street if sidewalk is not present).”

Councilmember Love suggested changing 10.10.100(A)(2) to except a paved or gravel driveway.
Discussion ensued regarding whether to extend the definition of recreational vehicles to include
items such as jet skis, side-by-sides, four-wheelers, or quads rather than vehicles “primarily

designed as a temporary dwelling for travel,” and which types of boats would be subject to the
standards.
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City Attorney Marcus Draper explained that other recreational vehicles would be defined as
vehicles in State Code and subject to vehicle parking restrictions.

The Council concurred with removing boats from the examples of recreational vehicles.

Councilmember Love advocated for allowing vehicles to be parked on a public street for up to
72 hours and expressed concern with allowing box trucks and vehicles of similar size that only
have two axles.

Discussion ensued regarding whether the standards should be less restrictive for residents
parking in front of their own homes, enforcement of vehicles that are not moved within the
required timeframe, and the definition of and differences in standards for commercial and
noncommercial vehicles.

Neighborhood Improvement Officer David Draper requested clarification of parking standards
for commercial vehicles and overnight parking due to variances in interpretation to allow for
consistency in enforcement.

The Council considered defining vehicles by weight class or size but City Attorney Marcus
Draper advised that enforcement could be problematic.

Ms. Winterton explained that she has not researched the definition of commercial vehicles as
that portion of the standards was intended to remain the same but she can if the Council would
like.

At the request of the Council, Mr. Marcus Draper cited that Provo Municipal Code prohibits
vehicles weighing over one and a half tons from being stored or parked on any parcel in any
residential zone. Councilmember Wright supported using a similar standard for the City.

Discussion ensued regarding benefits and issues with defining a commercial vehicle by weight
rating.

15.C. ORDINANCE - An Ordinance of Eagle Mountain City, Utah, Authorizing the

Public Bodies of Eagle Mountain City to Conduct Electronic Meetings,
Establishing an Anchor Location and Determining how a Quorum is Calculated.

Ms. Kofoed presented the item. The ordinance establishes City Hall as the anchor location and
clarifies how a quorum is calculated. The City has always provided the ability for the public to
participate in meetings, even electronic meetings. State statute says that cities may provide
means to participate rather than requiring accommodations be made available.

3. ADJOURN TO A CLOSED EXECUTIVE SESSION

No closed session was held. Mayor Westmoreland adjourned the work session at 5:46 p.m.
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7:00 P.M. POLICY SESSION - CITY COUNCIL CHAMBERS

ELECTED OFFICIALS PRESENT: Mayor Tom Westmoreland, Councilmembers Donna
Burnham, Jared Gray, Carolyn Love, and Brett Wright. Councilmember Colby Curtis was excused.

CITY STAFF PRESENT: Paul Jerome, City Administrator; Steve Mumford, Assistant City
Administrator/Community Development Director; Evan Berrett, Economic Development
Director; Marcus Draper, City Attorney; Kimberly Ruesch, Finance Director; David Stroud,
Senior Planner; Fionnuala Kofoed, Director of Administrative Services/City Recorder; Chris
Trusty, City Engineer; B.J. Eccles, Sergeant; Natalie Winterton, Grants Coordinator/Management
Analyst, and David Draper, Neighborhood Improvement Officer.

CITY STAFF PRESENT ELECTRONICALLY: Tyler Maffitt, Communications Manager;
Elizabeth Fewkes, Recording Secretary; Mack Straw, Public Utilities Manager; Zac Hilton, Streets
and Storm Drain Manager; and Embret Fossum, Unified Fire Authority Battalion Chief.

4, CALL TO ORDER

Mayor Westmoreland called the policy session to order at 7:03 p.m.
S. PLEDGE OF ALLEGIANCE

Councilmember Love led the Pledge of Allegiance.

6. INFORMATION ITEMS/UPCOMING EVENTS

e The City’s annual Easter Egg Hunt will take place on April 1% at Cory Wride Memorial Park.
The event will begin at 10:00 a.m. sharp. This year’s event will implement improved safety
measures and will include new age groups to expand this event. To learn more, please visit the
City’s events page on its website.

e Residents who do not use social media to stay in touch with the City are encouraged to sign up
for the City’s text notification system. Weekly, the City sends updates on news, important
information, and sign-ups for recreational sports. Learn more at eaglemountaincity.com.

7. PUBLIC COMMENTS

Mayor Westmoreland opened public comment at 7:04 p.m. As there were no comments, he closed
public comments.

8. CITY COUNCIL/MAYOR’S ITEMS

Councilmember Gray

Councilmember Gray welcomed the meeting participants. He recognized the administration,
Public Utilities Manager Mack Straw, and Communications Manager Tyler Maffitt for their efforts
to address resident concerns with City water.
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Councilmember Wright
Councilmember Wright echoed Councilmember Gray’s comments and thanked the first
responders for protecting the health, safety, and welfare of the citizens.

Councilmember Love
Councilmember Love supported the appreciation expressed to staff by Councilmembers Gray and
Wright.

Councilmember Burnham

Councilmember Burnham thanked staff for representing the City well. She appreciates it when
people express concerns. She asked residents to direct concerns to the Council to ensure the
Council is aware of the issues and to facilitate direct responses and information from the City.

Councilmember Curtis
Mayor Westmoreland read a statement from Councilmember Curtis expressing his regrets for
being unable to attend the meeting and expressed his regards and well wishes.

Mayor Westmoreland

Mayor Westmoreland thanked residents for their passion, concerns, and respect. High-quality
water is a high priority for the City. He appreciates residents being respectful and willing to listen
and learn how water management works in the City and how water sources vary.

CONSENT AGENDA

9. AGREEMENTS
9.A.  American Rescue Plan Act Funds Agreement — State of Utah
10. BOND RELEASES
10.A. Oquirrh Mountain Ranch B-1 — Into Warranty
10.B. Pony Express Estates Plat 2 — Into Warranty
10.C. Pony Express Estates Plat 3 — Into Warranty
10.D. Sunset Ridge Phase A Plat 7 — Out of Warranty
11. CHANGE ORDERS
11.A. Wastewater Treatment Plant Headworks Facility Change Order #1 — VVanCon, Inc.
12. MINUTES

12.A. February 21, 2023 Minutes — Regular City Council Meeting
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13. RESOLUTIONS

13.A. RESOLUTION - A Resolution of Eagle Mountain City, Utah, Establishing a Policy
for the Approval of Minutes for any Public Body.

MOTION: Councilmember Love moved to approve the consent agenda with the change
to condition one of the amended motion for the Lower Hidden Valley Master
Development Agreement on page 18 of the minutes to state unit transfer to a
single pod shall not exceed 10%. Councilmember Wright seconded the

motion.
Those Voting Yes Those Voting No Those Abstaining Those Absent
Donna Burnham [O DonnaBurnham [O DonnaBurnham O Donna Burnham
0 Colby Curtis O Colby Curtis O Colby Curtis Colby Curtis
Jared Gray O Jared Gray O Jared Gray O Jared Gray
Carolyn Love O Carolyn Love O Carolyn Love O Carolyn Love
Brett Wright O Brett Wright O Brett Wright O Brett Wright

The motion passed with a unanimous vote.

SCHEDULED ITEMS

14. POLE CANYON

14.A. ORDINANCE - An Ordinance of Eagle Mountain City, Utah, Approving the First
Amendment to the Pole Canyon Master Development (AKA Firefly).

This item was removed from the agenda at the applicant’s request and was not discussed during
the meeting.

15. ORDINANCES
15.A. ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain City, Utah,
Amending the Eagle Mountain Municipal Code, Chapter 17.25 Residential Zones
and Chapter 17.72 Commercial and Multifamily Design Standards.

Senior Planner David Stroud reviewed the item as presented during work session.

Mayor Westmoreland opened the public hearing at 7:16 p.m. As there were no comments, he
closed the hearing.

MOTION: Councilmember Burnham moved to approve an ordinance of Eagle
Mountain City, Utah, amending the Eagle Mountain Municipal Code,
Chapter 17.25 Residential Zones and Chapter 17.72 Commercial and
Multifamily Design Standards. Councilmember Wright seconded the motion.
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Discussion clarified that the standards apply to personal, single-lot projects in addition to
developments.

Those Voting Yes Those Voting No Those Abstaining Those Absent

O

Donna Burnham [ Donna Burnham [O DonnaBurnham [O DonnaBurnham
Colby Curtis O Colby Curtis O Colby Curtis Colby Curtis
Jared Gray O Jared Gray O Jared Gray O Jared Gray
Carolyn Love O Carolyn Love O Carolyn Love O Carolyn Love
Brett Wright O Brett Wright O Brett Wright O Brett Wright

The motion passed with a unanimous vote.

15.B. ORDINANCE - An Ordinance of Eagle Mountain City, Utah, Amending the Eagle

Mountain Municipal Code, Chapters 10.10 Parking.

Grants Coordinator/Management Analyst Natalie Winterton reviewed the changes requested by
the City Council during the work session that differ from the proposed amendment in the packet
materials:

1. 10.10.30 - It is unlawful to leave any vehicle parked continuously on a public street for

longer than 72 hours without being moved having been driven a distance of at least 400
feet before returning to the same location;

10.10.090(B) — “Commercial vehicle” means a tractor or motor vehicle at or exceeding
a rated capacity of 2.5 tons, trailer, or semi-trailer used or maintained for the
transportation of persons or property that operates: 1. As a carrier for hire, compensation,
or profit; 2. As a carrier to transport the vehicle owner’s goods or property in furtherance
of the owner’s commercial enterprise; or 3. As a food cart or food truck;
10.10.090(F)(5) — remove completely and adjust the numbering accordingly rather than
removing van and adding boat as presented in the packet materials; and
10.10.100(A)(2) — Agricultural vehicle, recreational vehicle, or occupied or empty trailer,
within the front yard area (excluding a paved or gravel driveway) of any residential zone
of the city.

Ms. Winterton clarified that she had discussed the definitions of commercial vehicles with the
Planning Commission in regard to a different amendment. Changes to this chapter do not require
Planning Commission review.

Councilmember Gray suggested allowing commercial vehicles up to 2.5 tons and amending the
prohibition to state vehicles over 2.5 tons.

The Council supported amending EMMC 10.10.090(B) to a “vehicle exceeding a rated capacity
of 2.5 tons.”

Councilmember Wright confirmed with Mayor Westmoreland that he is comfortable with the
enforcement of the proposed changes.
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MOTION: Councilmember Gray moved to approve an ordinance of Eagle Mountain
City, Utah, amending the Eagle Mountain Municipal Code, Chapters 10.10
Parking as presented with the corrective changes. Councilmember Burnham
seconded the motion.

Those Voting Yes Those Voting No Those Abstaining Those Absent

Donna Burnham [ DonnaBurnham [O DonnaBurnham [O DonnaBurnham
O Colby Curtis O Colby Curtis O Colby Curtis Colby Curtis
Jared Gray O Jared Gray O Jared Gray O Jared Gray
Carolyn Love O Carolyn Love O Carolyn Love O Carolyn Love
Brett Wright O Brett Wright O Brett Wright O Brett Wright

The motion passed with a unanimous vote.

15.C. ORDINANCE - An Ordinance of Eagle Mountain City, Utah, Authorizing the
Public Bodies of Eagle Mountain City to Conduct Electronic Meetings,
Establishing an Anchor Location and Determining how a Quorum is Calculated.

Director of Administrative Services/City Recorder Fionnuala Kofoed reviewed the item as
presented during work session.

MOTION: Councilmember Love moved to approve an ordinance of Eagle Mountain
City, Utah, Enacting Eagle Mountain Municipal Code Section 2.15.110
Electronic Meetings, authorizing the Public Bodies of Eagle Mountain City
to Conduct Electronic Meetings, Establishing an Anchor Location and
Determining how a Quorum is Calculated. Councilmember Gray seconded

the motion.
Those Voting Yes Those Voting No Those Abstaining Those Absent
Donna Burnham [O Donna Burnham [O DonnaBurnham [O DonnaBurnham
O Colby Curtis O Colby Curtis O Colby Curtis Colby Curtis
Jared Gray O Jared Gray O Jared Gray O Jared Gray
Carolyn Love O Carolyn Love O Carolyn Love O Carolyn Love
Brett Wright O Brett Wright O Brett Wright O Brett Wright

The motion passed with a unanimous vote.
16. CITY COUNCIL/MAYOR’S BUSINESS

17. CITY COUNCIL BOARD LIAISON REPORTS
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Mayor Westmoreland invited American Legion Post 111 Commander Jeff Ruth to provide an
update. Mr. Ruth said American Legion meetings will be held at the Senior Citizens Center on
the second Wednesday of the month at 7:00 p.m.

Councilmember Burnham
None.

Councilmember Love
None.

Councilmember Wright

Councilmember Wright said he enjoys working with the Senior Citizen Advisory Council and
encouraged residents to check the City website to see the many activities offered for senior citizens.
He will follow up with staff regarding the horseshoe pit and a water heater issue at the Senior
Citizen Center.

Councilmember Gray
Councilmember Gray said several businesses opened in the City last week and were announced
during work session. Pony Express Events has a new stock contractor for the rodeo.

Mayor Westmoreland
Mayor Westmoreland assigned Councilmember Wright as the American Legion Liaison for the
remainder of 2023.

18. COMMUNICATION ITEMS
19. ADJOURNMENT

MOTION: Councilmember Gray moved to adjourn at 7:41 p.m. Councilmember Love
seconded the motion.

Those Voting Yes Those Voting No Those Abstaining Those Absent
Donna Burnham [O Donna Burnham [O DonnaBurnham [O Donna Burnham
O Colby Curtis O Colby Curtis O Colby Curtis Colby Curtis
Jared Gray O Jared Gray O Jared Gray O Jared Gray
Carolyn Love O Carolyn Love O Carolyn Love O Carolyn Love
Brett Wright O Brett Wright O Brett Wright O Brett Wright

The motion passed with a unanimous vote.
The meeting was adjourned at 7:41 p.m.

Approved by the City Council on March 21, 2023.
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Fionnuala B. Kofoed, MMC
City Recorder
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; 0?\ J EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING
EAGLE MARCH 21, 2023
M O UNTATIN
TITLE: | SITE PLAN - 100" Monolithic Cell Tower for AT&T
ITEM TYPE: | Site Plan
FISCAL IMPACT: | n/a
APPLICANT: | AT&T
GENERAL PLAN CURRENT ZONE ACREAGE COMMUNITY
DESIGNATION (NR-1) n/a -- leased area n/a
Civic Uses/Schools
PUBLIC HEARING: RECOMMENDATION:
No That the Site Plan Approval request submitted by the Applicant be
approved in form and fashion as recommended by the Planning
PREPARED BY: Commission as follows:

Robert Hobbs, Planning

PRESENTED BY:
Robert Hobbs -- Planning
Manager

1. The tower to be 100' tall, emplaced in the stead of a light pole in
the location desired, and be configured as shown on submitted plans.
2. The tower's equipment enclosure be allowed be placed south of the
tower abutting a parking lot.

3. That the black, chain link fencing enclosing the equipment yard be
allowed to be 8' tall.

4. That a lightning road be permitted atop the tower.

5. That an emergency backup generator be approved to be a part of
the tower's equipment.

BACKGROUND:

The proposed site plan approval is for a request from AT&T who is
seeking authorization to remove an existing stadium light pole at
Cedar Valley High School and replace it with a 100’ tall monolithic
cell tower (with attached stadium lights). The pole is to be positioned
at the southeast corner of the school’s stadium by Pony Express
Parkway, in a residential zone, on Utah County Parcel No.
59:033:0038; 1389 E. Aviator Ave. in Eagle Mountain, Utah.

AT&T has submitted a site plan for a new 100" monolithic cell tower




as a replacement for one of the 75" high light poles that abut the
Cedar Valley High School football field adjacent to the Pony Express
Parkway. After some deliberation with the school district upon
whose property the pole would sit and implementation of a few minor
design changes to adjust the school district and City's review
comments, and review by the Planning Commission, the project
application is ready for the Council's consideration and approval.

The tower is proposed on a small, leased area next to the football
stadium that lies adjacent to and about 90' away from [the] Pony
Express Parkway. Easement area for needed tower-related equipment
and electrical lines etc. has, or will be, expectedly procured.

ITEMS FOR CONSIDERATION:
Council, please note the following findings relating to the proposed
cell tower project:

17.75.091.A.

1. The proposed cell tower is to be a stand-alone structure on a school
district site that is zoned to accept cell towers (as a "special use"). A
building permit and electrical permit for the tower will be required in
addition to site plan approval.

2. The Applicant proposes to screen the mechanical and electrical
equipment to be associated with the tower in addition to having part
of the equipment located in a closed building. Screening is intended
to be 8' (vs. 6") black-coated chain link fencing with the possibility of
landscaping around the small, fenced compound that will house the
equipment.

3. Both the tower and its equipment will not be in public right-of-
way.

4. Staff believes the Applicant intends to ensure the tower and its
operation will comply with relevant regulatory controls imposed by
the Federal Communications Commission and the Federal Aviation
Administration.

5. Copies of any required outside agency permits for the tower will
be made available to Staff prior to issuance of a building permit.

6. Project drawings and conversation with the Applicant through
DRC assures that the proposed tower will conform to applicable code
standards.



7. A 5" high lightning rod is proposed in conjunction with the tower.
The Applicant deems this necessary to ground the tower. This is one
standard (among others) that Staff believes needs to be amended in
code.

8. The equipment to be mounted directly to the pole is understood to
have an unpainted, metallic coloration.

9. A generator is proposed in conjunction with the tower. The
Commission agreed that the low-noise, seldom cycling back up
generator should be agreeable.

10. The Applicant attested to the Commission that any lighting, if
attached to the tower, will not interfere with aircraft, and, that FAA
review of the tower will be obtained.

17.75.091.B.

1. The tower is slated to be positioned to in the stead of an existing
65' high sports field light pole (amongst a small group of the same)
that has a similar profile and coloration to the proposed tower.
Efforts to site the tower closer to the high school (even on the other
side of football field stadium were not fruitful given site constraints
and concerns of the property owner

17.75.091.1(2)(a-g).

1. A justification statement for the use of a mono-pole on the school
property as proposed is attached to this report.

2. A visual analysis which identifies the potential for visual impacts of the
proposed monopole is anticipated to be shared by the Applicant with
the Planning Commission before or during the meeting when this
item will be heard.

3. The proposed tower will be taller than 60' but less than the
maximum 120" allowable per code (100" proposed). The existing
light pole tower (of smaller circumference) is 75' tall already.

4. At present, the 400' setback buffer is achievable. Future residential
build-out near the tower will probably compromise that number but
such development will come after the tower is already approved and
in place.

5. No other monopole is understood to be within 1000' of the
proposed tower.

6. The color of the pole and its equipment (other than fencing and
signage/decals, etc.) will be raw metallic - the same as the light pole
color already on site around the football stadium.

7. As afore-noted, screening is proposed for the tower base area (but
with 8' chain link fencing in lieu of 6' which is considered favorable



in this application on school grounds.)

Attached to this report is a vicinity map, photos of the site and the
Applicant's plans for the tower. Mention has been made of not
having the equipment area under the tower but rather some distance
to the south and up next to the parking lot to, at the least, eliminate
the need for a paved service drive to be created from the lot to the
tower. The equipment would still be screened, and the area
contemplated would cater to the enclosure probably just as well as
the having it by the tower. Relevant agency, department or public
correspondence referencing this application is attached to this report.

REQUIRED FINDINGS:
Council, the following zoning code standards apply to the proposed
tower:

EMMC 17.75.091 Communication facilities and towers.
Communication facilities and towers may be permitted only where:

A. General [Standards]. The following development standards shall
be applicable to all facilities regardless of the facility type or zone
within which the facility is proposed to be located:

1. The proposed facility shall be located on an approved structure
and/or site in conformance with this code. If a proposed facility
site does not conform to this code, the carrier shall submit and
have approved a plan to bring the structure and/or site into
conformance with the code prior to completion and operation
of the proposed facility.

2. Any associated mechanical or electrical equipment shall be
completely screened from view, from rights-of-way, on-site
parking areas and adjacent properties, with a solid fence or
wall.

3. The proposed facility, including associated mechanical and
electrical equipment, shall not be located within a public right-
of-way.

4. The proposed facility shall conform to the requirements of this
title, this code, and other laws, including pertinent federal
regulations of the Federal Communications Commission (FCC)
and the Federal Aviation Administration (FAA).

5. Copies of required permits from pertinent federal agencies



establishing compliance with applicable federal regulations
shall be filed with the city prior to the issuance of any permit
for a proposed facility.

6. The proposed facility shall conform to applicable development
standards set forth in this section.

7. Lightning rods shall not be included in the height calculation
for any facility.

8. Antennas and equipment boxes on the utility poles shall be
painted to match the pole to which it is attached to minimize
visual impacts.

9. Generators or noise producing venting systems shall not be
used.

10. Lighting for aircraft is prohibited except where required by
federal law.

11. Location and Type Priority. Telecommunication facilities shall
be located as unobtrusively as is reasonably possible.

12. Burden of Proof. If the applicant desires to locate antennas on a
site other than the highest priority site, the applicant shall have
the burden of demonstrating to the city why it could not locate
antennas on site with a higher priority than the site chosen by
the applicant. The applicant shall provide the following
information to the approving authority:

D. Setbacks.

1. Communication facilities and towers shall comply with the
setback requirements of the underlying zone and are further
modified in subsection I of this section.

2. When located in a residential zone or on a nonresidential lot
that is adjacent to residential zones, development, or property
designated for residential land use by the general plan,
communication facilities and towers shall be a minimum of
200 feet from the property line abutting residential uses. This
will allow for adequate separation from residential
development.

I. Specific Regulations by Type. Communication facilities are
characterized by the type or location of the antenna structure. There
are five general types of antenna structures contemplated by this
chapter: ham radio towers, monopoles, roof-mounted antennas,



stealth facilities, and wall-mounted antennas. If a particular type of
antenna structure is allowed by this chapter as a special use, the
minimum standards for that type of antenna are as follows:

2. Monopoles.

3. Justification. If the applicant desires to construct a monopole,
the applicant shall first submit a detailed written description of
why the applicant cannot obtain coverage using existing
buildings, structures, or stealth facilities. The description shall
include a radio frequency engineering review of the proposed
monopole telecommunication facility in relation to the
requested height and possible alternative locations.

4. Visual Analysis. The applicant shall submit a visual analysis
which may include photo simulation, field mock-up, or other
techniques, which identifies the potential for visual impacts of
the proposed monopole. The analysis shall consider views from
public areas (streets, parks, etc.) and from private residences.

5. Maximum Height. The maximum height of the monopole or
monopole antenna shall be 60 feet, although the city may allow
an antenna or antenna support structure up to 120 feet in
height, if the applicant demonstrates that the additional height
is necessary to obtain coverage or to allow collocation, and that
the applicant has taken steps to mitigate adverse effects on the
surrounding neighborhood. The antenna itself shall not exceed
10 feet in height.

6. Setback. Monopoles shall be set back a minimum distance
equal to four times the height of the proposed monopole
structure from any residential lot line, measured from the base
of the monopole to the nearest residential lot line unless the
applicant can demonstrate that a lesser distance is necessary as
demonstrated in a certified radio frequency engineering report.

7. Spacing. No monopole shall be approved within 1,000 feet of
another monopole, except those within 120 feet of or adjacent
to existing transmission powerline corridors. This is permitted
because monopoles will blend in with the power poles.

8. Color. A surface treatment may be required so that monopoles,
antennas, and related support structures match the background
against which they are most commonly seen.

9. Screening. Monopoles shall be fenced with a six-foot-high
black vinyl coated chain-link, opaque fence or other fencing or
wall method.



PLANNING COMMISSION ACTION/RECOMMENDATION:
The Planning Commission voted to recommend that Council approve
the requested site plan application. The Commission recommended
that the Council authorize the Applicant's use of a lightning rod atop
the tower, that the tower be approved to be 100' tall, that the small
equipment yard be allowed to be placed south of the tower adjacent
to the parking lot off Aviator as depicted on submitted plans, that a
generator be allowed to be added to the tower equipment set, and,
that an 8' high (vs. 6') fence be used to enclose the equipment yard.

ATTACHMENTS:

Tower Location Map and Pictures
Applicant Narrative/Response Letter
Tower Plans


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1840329/ATT_UTL04192__100__SIM_REV_0_2023-02-13.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1840330/Eagle_Mountain_Response_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1840337/ATT_UT_EAGLE_MOUNTAIN_DT_UTL04192_90__NB_ZD_REV_A_2022-09-27__1___2_.pdf
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Disclaimer: These photographic simulations have been provided to aid in visualizing how the proposed wireless telecommunications facility shown herein would appear if constructed. While these renderings are not an exact science, they have been prepared diligently to accurately reflect dimensions, scale, depth, coloring,
texture, and other important elements in the proposed design insofar as the digital medium allows. Taken together with the engineering drawings and other materials submitted with the application, they are fair and reasonable visual depictions of how the proposed site would appear.
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February 9, 2023

Eagle Mountain City

1650 Stagecoach Run

Eagle Mountain, Utah 84005
Attn: Robert Hobbs

RE: Site Plan Review — New Cingular Wireless - AT&T Mobility
(NSB-BP-UT.EAGLE_MOUNTAIN_DT_UTL04192) Cedar Valley High School
Response Letter

Dear Robert Hobbs:

Pursuant to request regarding the justification of the new wireless telecommunications proposed at the
above referenced site, we submit the following:

Whenever AT&T first enters an area to secure the location of a new macro site, existing wireless
telecommunications facilities are always researched. At the time of the AT&T’s review, it was noted that
no existing wireless facilities were built, but Atlas Towers, working with T-Mobile, installed a new tower
site in the eastern side oof tower near North Lake Mountain Road. AT&T reviewed this location and
determined it provided a less coverage enhancement to the network versus the proposed Cedar Valley
location.

The Cedar Valley location is more central to the coverage area deficiencies causing the significant
coverage gap. This is the ideal location to rectify the coverage issues.

Another item to be discussed is the lighting rod on the top of the proposed wireless facility.
Telecommunications facility are the primary targets for lighting strikes as the are large metal objects
that stick out into this atmosphere. This causes these structures to be prone to lightning strikes. If a
communications tower does not have a lightning protection system, the complete system can be
severely damaged. These towers and the lighting rod is grounded to the earth via an underground
system that runs from the top of the tower to infrastructure in the ground. Without the lighting rod and
system installed, a storm or an extreme weather event could severely damage wiring systems and
expensive components, putting the entire facility in danger.

| look forward to hearing from you and answer any questions you might have.

Sincerely,

Jotr Evons

Jason Evans
Project Manager, Site Acquisition

J5 Infrastructure Partners, Inc - - 3327 North Eagle Road Suite 110-131 Meridian, ID 83646 - - (208) 866-7725



CODE COMPLIANCE

ALL WORK AND MATERIALS SHALL BE PERFORMED AND INSTALLED IN
ACCORDANCE WITH THE CURRENT EDITIONS OF THE FOLLOWING
CODES

AS ADOPTED BY THE LOCAL GOVERNING AUTHORITIES. NOTHING IN
THESE PLANS IS TO BE CONSTRUED TO PERMIT WORK NOT
CONFORMING

TO THESE CODES.

2018 INTERNATIONAL BUILDING CODE WITH LOCAL AMENDMENTS
2018 INTERNATIONAL FIRE CODE (IFC)
2018 INTERNATIONAL ENERGY CONSERVATION CODE

SITE NUMBER: UTLO4192
SITE NAME: EAGLE MOUNTAIN DT
NEW SITE BUILD
> U. SITE TYPE: MONOPOLE / WIC
1C PACE ID: MRUTHO044910
WM ID: WSUTH0012958 ADDRESS: 1389 AVIATOR AVENUE
USID: | 311407 EAGLE MOUNTAIN, UT 84005
EA CODE: 15506597 PARCEL ID: 590330039
RFDS ID #: TBD
PROJECT TEAM VICINITY MAP LOCAL MAP PROJECT DESCRIPTION
SITE CONSTRUCTION MANAGER: PROPOSED SITE BUILD OF AN UNMANNED TELECOMMUNICATIONS
,TSI\E;ISESS; ?gfgs CHESTER ST FACILITY, CONSISTING OF THE FOLLOWING:

PHONE:

CITY, STATE, ZIP:  CENTENNIAL, CO 80112
CONTACT: ROB ACOSTA

PHONE: (847) 271-3072

SITE APPLICANT:

NAME: AT&T

ADDRESS: 7670 S. CHESTER ST.
CITY, STATE, ZIP:  CENTENNIAL, CO 80112
CONTACT: JAN ROBINETTE
PHONE: (801) 201-4173

RF ENGINEER:

NAME: AT&T

ADDRESS: 7670 S. CHESTER ST.
CITY, STATE, ZIP:  CENTENNIAL, CO 80112
CONTACT: EDGAR CHIONG
PHONE: (509) 551-0629

CIVIL ENGINEER:

NAME: J5 INFRASTRUCTURE PARTNERS
ADDRESS: P.O. BOX 190

CITY, STATE, ZIP:  MIDVALE, UTAH 84074
CONTACT: KEVIN MILLER

PHONE: (720) 296-6180
ELECTRICAL ENGINEER:

NAME: J5 INFRASTRUCTURE PARTNERS
ADDRESS: 23 MAUCHLY #110

CITY, STATE, ZIP:
CONTACT:

IRVINE, CA 92618
ERIC KARSTATTER
(720) 435-2312

PROPERTY OWNER:

NAME:
ADDRESS:

ALPINE SCHOOL DISTRICT
575 NORTH 100 EAST

CITY, STATE, ZIP:  AMERICAN FORK, UT 84003
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TOWER/ANTENNA SOW:
ee |NSTALLATION OF (1) AT&T 100'-0" HIGH MONOPOLE
ee |NSTALLATION OF (1) AT&T 5'-0" LIGHTNING ROD
ee |NSTALLATION OF (12) AT&T PANEL ANTENNAS
ee |NSTALLATION OF (15) AT&T REMOTE RADIO HEADS (RRH'S)
ee [NSTALLATION OF (3) AT&T RRH MOUNTS
ee |NSTALLATION OF (3) AT&T DC-9 SURGE SUPPRESSORS
ee |NSTALLATION OF (3) AT&T V-FRAME ANTENNA MOUNTS
EQUIPMENT SOW:
ee |INSTALLATION OF AN AT&T 18'-0" X 26'-0" (468 SQ. FT.)
TELECOMMUNICATION COMPOUND LEASE AREA
ee [NSTALLATION OF AN AT&T 18'-0" X 26'-0", 8'-0" HIGH CHAIN LINK
FENCING W/ PRIVACY SLATS (8'-0" HIGH TOTAL)
ee |NSTALLATION OF (1) AT&T WALK-IN 10'x10" CABINET (WIC) ON
CONCRETE PAD
ee [NSTALLATION OF (1) AT&T 30KW DC DIESEL BACK-UP GENERATOR
ON CONCRETE PAD
ee |NSTALLATION OF (1) AT&T 200A AC POWER PANEL
ee [NSTALLATION OF (1) AT&T EMERSON POWER PLANT RACK W/ (12)
BATTERIES
ee [NSTALLATION OF (3) AT&T HYBRID RACKS
ee |NSTALLATION OF (1) AT&T H-FRAME W/ UTILITY EQUIPMENT
ee |NSTALLATION OF (1) AT&T CABLE BRIDGE
ee |NSTALLATION OF (9) AT&T DC POWER & (3) FIBER CABLE TRUNKS
ee |NSTALLATION OF (1) AT&T DC12 SURGE SUPPRESSOR BOX
ee [NSTALLATION OF (10) AT&T RECTIFIERS
ee |NSTALLATION OF (1) AT&T BASEBAND UNIT
ee |NSTALLATION OF (1) AT&T GPS ANTENNA
PROJECT AREA:
ee 18'-0"X 26'-0" (468 SQ. FT.) EQUIPMENT LEASE AREA
ee 10'-0" X 10'-0" (100 SQ. FT.) MONOPOLE LEASE AREA

4 PREPARED FOR )

AT&T

NEW CINGULAR WIRELESS PCS,
LLC ("AT&T")
7670 S. CHESTER ST.
CENTENNIAL, CO 80112

- /

Qendor: )

§S INFRASTRUCTURE
23 MAUCHLY #110
IRVINE, CA 92618

\_ J5 PROJECT ID: P-056472 )

(Issued For: )

UTLO4192

EAGLE MOUNTAIN DT

1389 AVIATOR AVENUE
EAGLE MOUNTAIN, UT

T-1 TITLE SHEET A
JURISDICTION: EAGLE MOUNTAIN DO NOT SCALE DRAWINGS DIRECTIONS FROM NEAREST MAIN AIRPORT: S
WIND LOADS: 103 MPH (3-SECOND GUST) GN-1 GENERAL NOTES A
EXPOSURE CATEGORY: C THESE PLANS ARE FORMATTED TO BE FULL SIZE AT 24" X 36". CONTRACTORS SHALL VERIFY ALL 1. EXIT THE AIRPORT ON N TERMINAL DR (1.7 M) GN-2 GENERAL NOTES A

. PLANS AND EXISTING DIMENSIONS AND CONDITIONS ON THE JOB SITE AND SHALL
SEISMIC ZONE: 1 ) GN-3 SITE SIGNAGE A
FLOOD ZONE. IMMEDIATELY NOTIFY THE ARCHITECT/ENGINEER IN WRITING OF ANY DISCREPANCIES BEFORE 2. USETHE MIDDLE LANE TO TAKE THE 1-80 E RAMP (0.7 M) e STE PLAN A
PARCEL ID #: 590330039 PROCEEDING WITH THE WORK OR MATERIAL ORDERS OR BE RESPONSIBLE FOR THE SAME. 3. USETHE RIGHT LANE TO KEEP LEFT AT THE FORK AND MERGE ONTO 1-80 E (3.0 M) )
ONING: CIVIC USES/SCHOOL 4. MERGE ONTO I-15 S (18.3 M) A-2 ENLARGED SITE PLAN & COMPOUND PLAN A
LATITUDE (NAD 83):  40.321145° 5. TAKE EXIT 289 FOR BANGERTER HWY (2.4 MI) A-3 ANTENNA PLAN & SCHEDULE A
LONGITUDE (NAD 83): -112.014048° A-4 ELEVATIONS A
IMPERVIOUS SURFACE SF: £184 SO, FT. GENERAL NOTES 6. TAKE EXIT 3 AND KEEP LEFT AT THE FORK TO TURN LEFT ONTO REDWOOD RD (7.0 MI)
BASE OF PROPOSED STRUCTURE: +0'-0" 7.  TURN RIGHT ONTO MOUNTAIN VIEW CORRIDOR (2.6 MI)
TP 7 ROFOSED SIRICTURE =00 THE FACILITY IS UNMANNED AND NOT FOR HUMAN HABITATION. A TECHNICIAN WILL VISIT THE SITE 8. TURNRIGHT ONTO PIONEER CROSSING (0.4 M)
TOP OF STRUCTURE WITH PROPOSED LIGHTNING ROD: +105'-0" :
AS REQUIRED FOR ROUTINE MAINTENANCE. THE PROJECT WILL NOT RESULT IN ANY SIGNIFICANT 9. CONTINUE ONTO UT-73 W/W CEDAR FORT RD (1.8 MI)
ACCESSIBILITY REQUIREMENTS: FACILITY IS AN UNMANNED EQUIPMENT DISTURBANCE OR EFFECT ON DRAINAGE; NO SANITARY SEWER SERVICE, POTABLE WATER, OR 10. TURN LEFT ONTO N RANCHES PKWY (4.1 MI)
SPACE NOT INTENDED FOR HUMAN HABITATION AND ONLY FREQUENTLY TRASH DISPOSAL IS REQUIRED AND NO COMMERCIAL SIGNAGE IS PROPOSED. 11. TURN RIGHT ONTO W 7200 N/LEHI-FAIRFIELD RD/PONY EXPRESS PKWY (4.1 M)
VISITED BY MAINTENANCE PERSONAL. ACCESSIBILITY IS NOT REQUIRED PER 12. TURN RIGHT ONTO AVIATOR AVE (0.1 M)
IBC 2018, SECTION 1103.2.9 (EQUIPMENT SPACES)
13. DESTINATION WILL BE ON THE RIGHT.

TOWER OWNER: AT&T
POWER AGENCY: ROCKY MOUNTAIN POWER
TELCO PROVIDER: TBD
RFDS VERSION:  TBD
DATE UPDATED: TBD

STATEMENTS

STRUCTURAL ANALYSIS IS NOT WITHIN THE SCOPE OF WORK CONTAINED IN THIS DRAWINGS SET.
FOR ANALYSIS OF EXISTING AND/OR PROPOSED COMPONENTS, REFER TO STRUCTURAL ANALYSIS
PROVIDED UNDER SEPARATE COVER.

ANTENNA MOUNT ANALYSIS IS NOT WITHIN THE SCOPE OF WORK CONTAINED IN THIS DRAWING
SET. FOR ANALYSIS OF MOUNT TO SUPPORT EXISTING AND/OR PROPOSED COMPONENTS, REFER
TO ANTENNA MOUNT STRUCTURAL ANALYSIS PROVIDED UNDER SEPARATE COVER.
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3.1.
3.2.
3.3.
3.4.

3.5.
3.6.
3.7.
3.8.
3.9.

3.1
3.1
3.1

GENERAL CONSTRUCTION NOTES:
PLANS ARE INTENDED TO BE DIAGRAMMATIC OUTLINE ONLY, UNLESS NOTED OTHERWISE. THE WORK SHALL INCLUDE FURNISHING MATERIALS, EQUIPMENT,
APPURTENANCES AND LABOR NECESSARY TO COMPLETE ALL INSTALLATIONS AS INDICATED ON THE DRAWINGS.
THE CONTRACTOR SHALL OBTAIN, IN WRITING, AUTHORIZATION TO PROCEED BEFORE STARTING WORK ON ANY ITEM NOT CLEARLY DEFINED OR IDENTIFIED BY
THE CONTRACT DOCUMENTS.
CONTRACTOR SHALL CONTACT USA (UNDERGROUND SERVICE ALERT) AT (800) 227-2600, FOR UTILITY LOCATIONS, 48 HOURS BEFORE PROCEEDING WITH ANY
EXCAVATION, SITE WORK OR CONSTRUCTION.
THE CONTRACTOR SHALL INSTALL ALL EQUIPMENT AND MATERIALS IN ACCORDANCE WITH MANUFACTURER'S RECOMMENDATIONS UNLESS SPECIFICALLY
INDICATED OTHERWISE, OR WHERE LOCAL CODES OR REGULATIONS TAKE PRECEDENCE.
ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE IBC / UBC'S REQUIREMENTS REGARDING EARTHQUAKE RESISTANCE, FOR, BUT NOT LIMITED TO,
PIPING, LIGHT FIXTURES, CEILING GRID, INTERIOR PARTITIONS, AND MECHANICAL EQUIPMENT. ALL WORK MUST COMPLY WITH LOCAL EARTHQUAKE CODES
AND REGULATIONS.
REPRESENTATIONS OF TRUE NORTH, OTHER THAN THOSE FOUND ON THE PLOT OF SURVEY DRAWINGS, SHALL NOT BE USED TO IDENTIFY OR ESTABLISH BEARING
OF TRUE NORTH AT THE SITE. THE CONTRACTOR SHALL RELY SOLELY ON THE PLOT OF SURVEY DRAWING AND ANY SURVEYOR'S MARKINGS AT THE SITE FOR THE
ESTABLISHMENT OF TRUE NORTH, AND SHALL NOTIFY THE ARCHITECT / ENGINEER PRIOR TO PROCEEDING WITH THE WORK IF ANY DISCREPANCY IS FOUND
BETWEEN THE VARIOUS ELEMENTS OF THE WORKING DRAWINGS AND THE TRUE NORTH ORIENTATION AS DEPICTED ON THE CIVIL SURVEY. THE CONTRACTOR
SHALL ASSUME SOLE LIABILITY FOR ANY FAILURE TO NOTIFY THE ARCHITECT / ENGINEER.
THE BUILDING DEPARTMENT ISSUING THE PERMITS SHALL BE NOTIFIED AT LEAST TWO WORKING DAYS PRIOR TO THE COMMENCEMENT OF WORK, OR AS
OTHERWISE STIPULATED BY THE CODE ENFORCEMENT OFFICIAL HAVING JURISDICTION.
DO NOT EXCAVATE OR DISTURB BEYOND THE PROPERTY LINES OR LEASE LINES, UNLESS OTHERWISE NOTED.
ALL EXISTING UTILITIES, FACILITIES, CONDITIONS, AND THEIR DIMENSIONS SHOWN ON THE PLAN HAVE BEEN PLOTTED FROM AVAILABLE RECORDS. THE
ARCHITECT / ENGINEER AND THE OWNER ASSUME NO RESPONSIBILITY WHATSOEVER AS TO THE SUFFICIENCY OR THE ACCURACY OF THE INFORMATION
SHOWN ON THE PLANS, OR THE MANNER OF THEIR REMOVAL OR ADJUSTMENT. CONTRACTORS SHALL BE RESPONSIBLE FOR DETERMINING EXACT LOCATION
OF ALL EXISTING UTILITIES AND FACILITIES PRIOR TO START OF CONSTRUCTION. CONTRACTORS SHALL ALSO OBTAIN FROM EACH UTILITY COMPANY DETAILED
INFORMATION RELATIVE TO WORKING SCHEDULES AND METHODS OF REMOVING OR ADJUSTING EXISTING UTILITIES.
CONTRACTOR SHALL VERIFY ALL EXISTING UTILITIES, BOTH HORIZONTAL AND VERTICALLY, PRIOR TO THE START OF CONSTRUCTION. ANY DISCREPANCIES OR
DOUBTS AS TO THE INTERPRETATION OF PLANS SHOULD BE IMMEDIATELY REPORTED TO THE ARCHITECT / ENGINEER FOR RESOLUTION AND INSTRUCTION, AND
NO FURTHER WORK SHALL BE PERFORMED UNTIL THE DISCREPANCY IS CHECKED AND CORRECTED BY THE ARCHITECT / ENGINEER. FAILURE TO SECURE SUCH
INSTRUCTION MEANS CONTRACTOR WILL HAVE WORKED AT HIS/HER OWN RISK AND EXPENSE.
ALL NEW AND EXISTING UTILITY STRUCTURES ON SITE AND IN AREAS TO BE DISTURBED BY CONSTRUCTION SHALL BE ADJUSTED TO FINISH ELEVATIONS PRIOR TO
FINAL INSPECTION OF WORK.
ANY DRAIN AND/OR FIELD TILE ENCOUNTERED / DISTURBED DURING CONSTRUCTION SHALL BE RETURNED TO IT'S ORIGINAL CONDITION PRIOR TO
COMPLETION OF WORK. SIZE, LOCATION AND TYPE OF ANY UNDERGROUND UTILITIES OR IMPROVEMENTS SHALL BE ACCURATELY NOTED AND PLACED ON
"AS-BUILT" DRAWINGS BY GENERAL CONTRACTOR, AND ISSUED TO THE ARCHITECT / ENGINEER AT COMPLETION OF PROJECT.
ALL TEMPORARY EXCAVATIONS FOR THE INSTALLATION OF FOUNDATIONS, UTILITIES, ETC., SHALL BE PROPERLY LAID BACK OR BRACED IN ACCORDANCE WITH
CORRECT OCCUPATIONAL SAFETY AND HEALTH ADMINISTRATION (OSHA) REQUIREMENTS.
INCLUDE MISC. ITEMS PER AT&T SPECIFICATIONS
ITIS A VIOLATION OF LAW FOR ANY PERSONS, UNLESS THEY ARE ACTING UNDER THE DIRECTION OF A LICENSED PROFESSIONAL ENGINEER, TO ALTER THIS
DOCUMENT
ALL (N) CABLING AND EQUIPMENT MUST BE INSTALLED AND USED IN ACCORDANCE WITH THE PRODUCT'S INCLUDED INSTRUCTIONS, LISTING AND/OR
LABELING REQUIREMENTS. PER NEC SECTION 110.3(B)
THE FACILITY IS UNMANNED AND NOT FOR HUMAN HABITATION. A TECHNICIAN WILL VISIT THE SITE AS REQUIRED FOR ROUTINE MAINTENANCE. THE PROJECT
WILL NOT RESULT IN ANY SIGNIFICANT DISTURBANCE OR EFFECT ON DRAINAGE; NO SANITARY SEWER SERVICE, POTABLE WATER, OR TRASH DISPOSAL IS
REQUIRED AND NO COMMERCIAL SIGNAGE IS PROPOSED.
PENETRATIONS SHALL BE FIRE-STOPPED AND OPENINGS SHALL BE PROTECTED THROUGH FIRE-RATED WALLS, FLOOR, ROOF AND CEILING ASSEMBLIES AS
REQUIRED BY THE 2018 IBC CHAPTER 7.
STRUCTURAL ANALYSIS IS NOT WITHIN THE SCOPE OF WORK CONTAINED IN THIS DRAWINGS SET. FOR ANALYSIS OF EXISTING AND/OR PROPOSED
COMPONENTS, REFER TO STRUCTURAL ANALYSIS PROVIDED BY J5 UNDER SEPARATE COVER.
ANTENNA MOUNT ANALYSIS IS NOT WITHIN THE SCOPE OF WORK CONTAINED IN THIS DRAWING SET. FOR ANALYSIS OF MOUNT TO SUPPORT PROPOSED
COMPONENTS, REFER TO ANTENNA MOUNT STRUCTURAL ANALYSIS PROVIDED BY J5 UNDER SEPARATE COVER.
TOWER ANALYSIS TO BE CONDUCTED AND PROVIDED BY TOWER OWNER. FOR ANALYSIS OF EXISTING AND/OR PROPOSED COMPONENTS, REFER TO TOWER
STRUCTURAL ANALYSIS UNDER SEPARATE COVER.

APPLICABLE CODES, REGULATIONS AND STANDARDS:

A.B.
ABV.
ACCA
ADD'L
AF.F.
AF.G.
ALUM.
ALT.
ANT.
APPRX.
ARCH.
AWG.
BLDG.
BLK.
BLKG.
BM.
B.N.
BTCW.
B.O.F.
B/U
CAB.
CANT.
C.I.P.
CLG.
CLR.
COL.
CONC.
CONN.
CONST.
CONT.
d

DBL.
DEPT.
D.F.
DIA.
DIAG.
DIM.
DWG.
DWL.
EA.

EL.
ELEC.
ELEV.
EMT.
E.N.
ENG.
EQ.
EXP.
EXST.(E)
EXT.
FAB.
F.F.
F.G.
FIN.
FLR.

ANCHOR BOLT
ABOVE

ANTENNA CABLE COVER ASSEMBLY

ADDITIONAL
ABOVE FINISHED FLOOR
ABOVE FINISHED GRADE
ALUMINUM

ALTERNATE

ANTENNA
APPROXIMATE(LY)
ARCHITECT(URAL)
AMERICAN WIRE GAUGE
BUILDING

BLOCK

BLOCKING

BEAM

BOUNDARY NAILING
BARE TINNED COPPER WIRE
BOTTOM OF FOOTING
BACK-UP CABINET
CABINET
CANTILEVER(ED)

CAST IN PLACE

CEILING

CLEAR

COLUMN

CONCRETE
CONNECTION(OR)
CONSTRUCTION
CONTINUOUS

PENNY (NAILS)

DOUBLE

DEPARTMENT

DOUGLAS FIR

DIAMETER

DIAGONAL

DIMENSION
DRAWING(S)

DOWEL(S)

EACH

ELEVATION

ELECTRICAL

ELEVATOR

ELECTRICAL METALLIC TUBING
EDGE NAIL

ENGINEER

EQUAL

EXPANSION

EXISTING

EXTERIOR
FABRICATION(OR)
FINISH FLOOR

FINISH GRADE
FINISH(ED)

FLOOR

SUBCONTRACTOR'S WORK SHALL COMPLY WITH ALL APPLICABLE NATIONAL, STATE, AND LOCAL CODES AS ADOPTED BY THE LOCAL AUTHORITY HAVING JURISDICTION (AHJ) FOR THE LOCATION.

THE EDITION OF THE AHJ ADOPTED CODES AND STANDARDS IN EFFECT ON THE DATE OF CONTRACT AWARD SHALL GOVERN THE DESIGN.
SUBCONTRACTOR'S WORK SHALL COMPLY WITH THE LATEST EDITION OF THE FOLLOWING STANDARDS:

AMERICAN CONCRETE INSTITUTE (ACI) 318, BUILDING CODE REQUIREMENTS FOR STRUCTURAL CONCRETE

AMERICAN INSTITUTE OF STEEL CONSTRUCTION (AISC), MANUAL OF STEEL CONSTRUCTION, LRFD, FOURTEENTH EDITION

TELECOMMUNICATIONS INDUSTRY ASSOCIATION (TIA/EIA) 222-H, STRUCTURAL STANDARD FOR ANTENNA SUPPORTING STRUCTURES AND ANTENNAS

|IEEE 1100 (1999) RECOMMENDED PRACTICE FOR POWERING AND GROUNDING OF ELECTRICAL EQUIPMENT.

TIA 607 COMMERCIAL BUILDING GROUNDING AND BONDING REQUIREMENTS FOR TELECOMMUNICATIONS TELCORDIA GR-63 NETWORK
EQUIPMENT-BUILDING SYSTEM (NEBS): PHYSICAL PROTECTION

TELCORDIA GR-347 CENTRAL OFFICE POWER WIRING

TELCORDIA GR-1275 GENERAL INSTALLATION REQUIREMENTS

0. TELCORDIA GR-1503 COAXIAL CABLE CONNECTIONS

1. ANY AND ALL OTHER LOCAL & STATE LAWS AND REGULATIONS

|IEEE C62.41, RECOMMENDED PRACTICES ON SURGE VOLTAGES IN LOW VOLTAGE AC POWER CIRCUITS (FOR LOCATION CATEGORY "C3" AND "HIGH SYSTEM EXPOSURE")

INSTITUTE FOR ELECTRICAL AND ELECTRONICS ENGINEERS (IEEE) 81, GUIDE FOR MEASURING EARTH RESISTIVITY, GROUND IMPEDANCE, AND EARTH SURFACE POTENTIALS OF A GROUND SYSTEM

2. FOR ANY CONFLICTS BETWEEN SECTIONS OF LISTED CODES AND STANDARDS REGARDING MATERIAL, METHODS OF CONSTRUCTION, OR OTHER REQUIREMENTS, THE MOST RESTRICTIVE SHALL

GOVERN. WHERE THERE IS CONFLICT BETWEEN A GENERAL REQUIREMENT AND A SPECIFIC REQUIREMENT, THE SPECIFIC REQUIREMENT SHALL GOVERN.

ABBREVIATIONS:
FDN. FOUNDATION
F.O.C. FACE OF CONCRETE
F.O.M. FACE OF MASONRY
F.O.S. FACE OF STUD
F.O.W. FACE OF WALL
F.S. FINISH SURFACE
FT.(") FOOT (FEET)
FTG. FOOTING
G. GROWTH (CABINET)
GA. GAUGE
Gl. GALVANIZE(D)
G.F.l. GROUND FAULT CIRCUIT
INTERRUPTER

GLB. (GLU-LAM)
GPS
GRND.
HDR.
HGR.
HT.
ICGB.
IN. (")
INT.
LB.(#)
L.B.

L.F.

L.

MAS.
MAX.
M.B.
MECH.
MFR.
MIN.
MISC.
MTL.
(N)
NO.(#)
N.T.S.
O.C.
OPNG.
P/C
PCS
SERVICES
PLY.
PPC
PRC
P.S.F.
P.S.I.
P.T.
PWR.
QTY.
RAD.(R)
REF.
REINF.
REQ'D/
RGS.

GLUE LAMINATED BEAM
GLOBAL POSITIONING SYSTEM
GROUND

HEADER

HANGER

HEIGHT

ISOLATED COPPER GROUND BUS
INCH(ES)

INTERIOR

POUND(S)

LAG BOLTS

LINEAR FEET (FOOT)
LONG(ITUDINAL)

MASONRY

MAXIMUM

MACHINE BOLT

MECHANICAL
MANUFACTURER

MINIMUM

MISCELLANEOUS

METAL

NEW

NUMBER

NOT TO SCALE

ON CENTER

OPENING

PRECAST CONCRETE
PERSONAL COMMUNICATION

PLYWOOD

POWER PROTECTION CABINET
PRIMARY RADIO CABINET
POUNDS PER SQUARE FOOT
POUNDS PER SQUARE INCH
PRESSURE TREATED

POWER (CABINET)
QUANTITY

RADIUS

REFERENCE
REINFORCEMENT(ING)
REQUIRED

RIGID GALVANIZED STEEL

SYMBOLS LEGEND:

BLDG. SECTION

| WALL SECTION

D5

DETAIL

A-500

ELEVATION

DOOR SYMBOL

WINDOW SYMBOL

TILT-UP PANEL MARK

—— — — —— PROPERTY LINE

CENTERLINE

— — —— SETBACK

ELEVATION DATUM

GRID/COLUMN LINE

WALL TYPE MARK

ROOM NAME
ROOM NUMBER

KEYNOTE, DIMENSION ITEM

KEYNOTE, CONSTRUCTION ITEM

SCH.
SHT.
SIM.
SPEC.
SQ.
S.S.
STD.
STL.
STRUC.
TEMP.
THK.
T.N.
T.OA.
T.0.C.
T.OF.
T.O.P.
T.OS.
T.O.W.
TYP.
U.G.
U.L.
U.N.O.
V.IF.

w/
WD.
W.P.
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SCHEDULE
SHEET

SIMILAR

SPECIFICATIONS

SQUARE

STAINLESS STEEL
STANDARD

STEEL

STRUCTURAL

TEMPORARY

THICK(NESS)

TOE NAIL

TOP OF ANTENNA

TOP OF CURB

TOP OF FOUNDATION

TOP OF PLATE (PARAPET)
TOP OF STEEL

TOP OF WALL

TYPICAL

UNDER GROUND
UNDERWRITERS LABORATORY
UNLESS NOTED OTHERWISE
VERIFY IN FIELD

WIDE (WIDTH)

WITH

WOOD

WEATHERPROOF

WEIGHT

CENTERLINE

PLATE, PROPERTY LINE

GROUT OR PLASTER
(E) BRICK

(E) MASONRY
CONCRETE

EARTH

GRAVEL

PLYWOOD

SAND
PLYWOOD

SAND
(E) STEEL

MATCH LINE

GROUND CONDUCTOR

OVERHEAD SERVICE CONDUCTORS

TELEPHONE CONDUIT
POWER CONDUIT
COAXIAL CABLE
CHAIN LINK FENCE
CHAIN LINK FENCE
WOOD FENCE

(P) ANTENNA

(P) RRH

(P) DC SURGE SUPPRESSION
(F) ANTENNA

(F) RRH

(E) EQUIPMENT
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10.

11.

12.

13.

SITE WORK GENERAL NOTES:
THE SUBCONTRACTOR SHALL CONTRACT UTILITY LOCATING SERVICES PRIOR TO THE START OF CONSTRUCTION.
ALL EXISTING ACTIVE SEWER, WATER, GAS, ELECTRIC, AND OTHER UTILITIES WHERE ENCOUNTERED IN THE WORK,
SHALL BE PROTECTED AT ALL TIMES AND WHERE REQUIRED FOR THE PROPER EXECUTION OF THE WORK, SHALL BE
RELOCATED AS DIRECTED BY CONTRACTOR. EXTREME CAUTION SHOULD BE USED BY THE SUBCONTRACTOR
WHEN EXCAVATING OR DRILLING PIERS AROUND OR NEAR UTILITIES, SUBCONTRACTOR SHALL PROVIDE SAFETY
TRAINING FOR THE WORKING CREW. THIS WILL INCLUDE BUT NOT BE LIMITED TO A.) FALL PROTECTION B.)
CONFINED SPACE C.) ELECTRICAL SAFETY D.) TRENCHING AND EXCAVATION.
ALL SITE WORK SHALL BE AS INDICATED ON THE STAMPED CONSTRUCTION DRAWINGS AND PROJECT
SPECIFICATIONS.
IF NECESSARY, RUBBISH, STUMPS, DEBRIS, STICKS, STONES, AND OTHER REFUSE SHALL BE REMOVED FROM THE SITE
AND DISPOSED OF LEGALLY.
ALL EXISTING INACTIVE SEWER, WATER, GAS, ELECTRIC, AND OTHER UTILITIES, WHICH INTERFERE WITH THE
EXECUTION OF THE WORK, SHALL BE REMOVED AND/OR CAPPED, PLUGGED, OR OTHERWISE DISCONNECTED AT
POINTS WHICH WILL NOT INTERFERE WITH THE EXECUTION OF THE WORK, SUBJECT TO THE APPROVAL OF
CONTRACTOR, OWNER, AND/OR LOCAL UTILITIES.
THE SUBCONTRACTOR SHALL PROVIDE SITE SIGNAGE IN ACCORDANCE WITH THE TECHNICAL SPECIFICATION FOR
SITE SIGNAGE.
THE SITE SHALL BE GRADED TO CAUSE SURFACE WATER TO FLOW AWAY FROM THE BTS EQUIPMENT AND TOWER
AREAS.
NO FILL OR EMBANKMENT MATERIAL SHALL BE PLACED ON FROZEN GROUND. FROZEN MATERIALS, SNOW, OR ICE
SHALL BE PLACED IN ANY FILL OR EMBANKMENT.
THE SUB GRADE SHALL BE COMPACTED AND BROUGHT TO A SMOOTH UNIFORM GRADE PRIOR TO FINISHED
SURFACE APPLICATION.
THE AREAS OF THE OWNERS PROPERTY DISTURBED BY THE WORK AND NOT COVERED BY THE TOWER, EQUIPMENT,
OR DRIVEWAY, SHALL BE GRADED TO A UNIFORM SLOPE AND STABILIZED TO PREVENT EROSION AS SPECIFIED ON
THE PROJECT SPECIFICATIONS.
SUBCONTRACTOR SHALL MINIMIZE DISTURBANCE TO EXISTING SITE DURING CONSTRUCTION. EROSION CONTROL
MEASURES, IF REQUIRED DURING CONSTRUCTION, SHALL BE IN CONFORMANCE WITH THE LOCAL GUIDELINES
FOR EROSION AND SEDIMENT CONTROL.
NOTICE TO PROCEED - NO WORK TO COMMENCE PRIOR TO COMPANY'S WRITTEN NOTICE TO PROCEED AND
THE ISSUANCE OF A PURCHASE ORDER.
ALL CONSTRUCTION MEANS AND METHODS: INCLUDING BUT NOT LIMITED TO, ERECTION PLANS, RIGGING PLANS,
CLIMBING PLANS, AND RESCUE PLANS SHALL BE THE RESPONSIBILITY OF THE GENERAL CONTRACTOR
RESPONSIBLE FOR THE EXECUTION OF THE WORK CONTAINED HEREIN AND SHALL ADHERE TO ANSI/TIA-1019
(LATEST EDITION) INCLUDING THE REQUIRED INVOLVEMENT OF A QUALIFIED ENGINEER FOR CLASS IV
CONSTRUCTION.

CONCRETE AND REINFORCING STEEL NOTES:
ALL CONCRETE WORK SHALL BE IN ACCORDANCE WITH THE ACI 301, ACI 318, ACI 336, ASTM A184, ASTM A185,
AND THE DESIGN AND CONSTRUCTION SPECIFICATION FOR CAST-IN-PLACE CONCRETE.
ALL CONCRETE SHALL HAVE A MINIMUM COMPESSIVE STRENGTH OF 2,500 PSI AT 28 DAYS, UNLESS NOTED
OTHERWISE. SLAB FOUNDATION DESIGN ASSUMING ALLOWABLE SOIL BEARING PRESSURE OF 2000 PSF.
REINFORCING STEEL SHALL CONFORM TO ASTM A615, GRADE 60, DEFORMED UNLESS NOTED OTHERWISE.
WELDED WIRE FABRIC SHALL CONFORM TO ASTM A185 WELDED STEEL WIRE FABRIC UNLESS NOTED OTHERWISE.
SPLICES SHALL BE CLASS "B" AND ALL HOOKS SHALL BE STANDARD. UNO.
THE FOLLOWING MINIMUM CONCRETE COVER SHALL BE PROVIDED FOR REINFORCING STEEL UNLESS SHOWN
OTHERWISE ON DRAWINGS.

4.1. CONCRETE CAST AGAINST EARTH: 3" MIN.
4.2. CONCRETE EXPOSED TO WEATHER:

4.2.1. #6 AND LARGER - 2" MIN.
4.2.2. #5 AND SMALLER & WWF. - 11/2" MIN.
4.3. CONCRETE NOT EXPOSED TO WEATHER OR NOT CAST AGAINST THE GROUND:
4.3.1. SLAB AND WALLS 3/4" MIN.
4.3.2. BEAMS AND COLUMNS 11/2" MIN.

A 3/4" CHAMFER SHALL BE PROVIDED AT ALL EXPOSED EDGES OF CONCRETE, UNLESS NOTED OTHERWISE, IN
ACCORDANCE WITH ACI 301 SECTION 4.2.4

10.

11.

12.

GENERAL NOTES:
FOR THE PURPOSE OF CONSTRUCTION DRAWING, THE FOLLOWING DEFINITIONS SHALL APPLY:

CONTRACTOR - J5 INFRASTRUCTURE PARTNERS
SUBCONTRACTOR - GENERAL CONTRACTOR (CONSTRUCTION)
CARRIER - AT&T

OEM - ORIGINAL EQUIPMENT MANUFACTURER

PRIOR TO THE SUBMISSION OF BIDS, THE BIDDING SUBCONTRACTOR SHALL VISIT THE CELL SITE
TO FAMILIARIZE THEMSELVES, WITH THE EXISTING CONDITIONS AND TO CONFIRM THAT THE
WORK CAN BE ACCOMPLISHED AS SHOWN ON THE CONSTRUCTION DRAWINGS. ANY
DISCREPANCY FOUND SHALL BE BROUGHT TO THE ATTENTION OF THE CONTRACTOR AND
AT&T

ALL MATERIALS FURNISHED AND INSTALLED SHALL BE IN STRICT ACCORDANCE WITH ALL
APPLICABLE CODES, REGULATIONS, AND ORDINANCES. SUBCONTRACTOR SHALL ISSUE ALL
APPROPRIATE NOTICES AND COMPLY WITH ALL LAWS, ORDINANCES, RULES, REGULATIONS
AND LAWFUL ORDERS OF ANY PUBLIC AUTHORITY REGARDING THE PERFORMANCE OF THE
WORK. ALL WORK CARRIED OUT SHALL COMPLY WITH ALL APPLICABLE MUNICIPAL AND
UTILITY COMPANY SPECIFICATIONS, AND LOCAL JURISDICTIONAL CODES, ORDINANCES AND
APPLICABLE REGULATIONS.

DRAWINGS PROVIDED HERE ARE NOT TO SCALE AND ARE INTENDED TO SHOW OUTLINE ONLY.
UNLESS NOTED OTHERWISE, THE WORK SHALL INCLUDE FURNISHING MATERIALS, EQUIPMENT,
APPURTENANCES AND LABOR NECESSARY TO COMPLETE ALL INSTALLATIONS AS INDICATED
ON THE DRAWINGS.

'KITTING LIST' SUPPLIED WITH THE BID PACKAGE IDENTIFIES ITEMS THAT WILL BE SUPPLIED BY
CONTRACTOR. ITEMS NOT INCLUDED IN THE BILL OF MATERIALS AND KITTING LIST SHALL BE
SUPPLIED BY THE SUBCONTRACTOR.

THE SUBCONTRACTOR SHALL INSTALL ALL EQUIPMENT AND MATERIALS IN ACCORDANCE WITH
MANUFACTURER'S RECOMMENDATIONS UNLESS SPECIFICALLY STATED OTHERWISE.

IF THE SPECIFIED EQUIPMENT CAN NOT BE INSTALLED AS SHOWN ON THESE DRAWINGS. THE
SUBCONTRACTOR SHALL PROPOSE AN ALTERNATIVE INSTALLATION FOR APPROVAL BY THE
CONTRACTOR AND AT&T PRIOR TO PROCEEDING WITH ANY SUCH CHANGE OF
INSTALLATION.

SUBCONTRACTOR SHALL DETERMINE ACTUAL ROUTING OF CONDUIT, POWER AND T1 CABLES,
GROUNDING CABLES AS SHOWN ON THE POWER, GROUNDING AND TELCO PLAN
DRAWINGS.

THE SUBCONTRACTOR SHALL PROTECT EXISTING IMPROVEMENTS, PAVEMENTS, CURBS,
LANDSCAPING AND STRUCTURES. ANY DAMAGED PART SHALL BE REPAIRED AT THE
SUBCONTRACTOR'S EXPENSE; TO THE SATISFACTION OF THE OWNER.

SUBCONTRACTOR SHALL LEGALLY AND PROPERLY DISPOSE OF ALL SCRAP MATERIALS SUCH
AS COAXIAL CABLES AND OTHER ITEMS REMOVED FROM THE EXISTING FACILITY. ANTENNAS
REMOVED SHALL BE RETURNED TO THE OWNER'S DESIGNATED LOCATION.

SUBCONTRACTOR SHALL LEAVE PREMISES IN CLEAN CONDITION, TRASH AND DEBRIS SHOULD
BE REMOVED FROM SITE ON A DAILY BASIS.
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= AT&T

This Site Operated by:

AT&T MOBILITY

AT&T MOBILITY 7670 S. CHESTER ST. CENTENNIAL, CO 80112
IN CASE OF FIRE AND THE NEED FOR SHUTDOWN
TO DEACTIVATE ANTENNAS CALL THE
FOLLOWING NUMBER:
For 24 Hour Emergency Contact and Access Please Call:
(800) 638-2822

Reference Siteg; UTL04192
Site Address: 1389 AVIATOR AVENUE EAGLE MOUNTAIN, UT 84005

FENCED COMPOUND SIGNAGE

®

N.T.S.

/

-

NO

TRESPASSING

FENCED COMPOUND SIGNAGE

@

N.T.S.

-

~

NOTICE

AUTHORIZED

PERSO

~ ON

NNEL
LY

DOOR / EQUIPMENT SIGN

O

(DANGER>

DIESEL FUEL
NO SMOKING
NO OPEN FLAMES

N.T.S.

LEAD ACID BATTERIES

9,
(DANGER>

NFPA HAZARD SIGN - TYPICAL

~ CORROSIVE LIQUIDS (ELECTROLYTE)

ENERGIZED ELECTRICAL CIRCUITS

NO SMOKING

@

N.T.S.

- =

INFORMATION

Q 47CFR 17.4(9). y '

|t 12" —

FCC ASR SIGNAGE
6 N.T.S.

Federal Communications Communication
Tower Registration Number

1234567

Posted in accordance with federal Communications
Commission rules and antenna tower registration

Property of AT&T

Authorized
Personnel Only

No Trespassing
Violators will be Prosecuted

In case of emergency, or prior to performing
maintenance on this site, call
and reference cell site number

GATE SIGNAGE
5 N.T.S.

Property of AT&T

Authorized
Personnel Only

In case of emergency, or prior to performing
maintenance on this site, call
and reference cell site number

SHELTER / CABINET DOORS SIGNAGE
4 N.T.S.

SIGNAGE AND STRIPING INFORMATION

' 2 n 3 ‘
— 8 n -
i &= AT&T| U
INFORMATION N’
5 n
AT&T MOBILITY OPERATES TELECOMMUNICATION ANTENNAS AT THIS ?
LOCATION.REMAN ATLEASTS FEET AWAY FROM ANY ANTENNA AND CBEY 1 K NESRAATION \ INFORMATION SIGN 1-3
CONTACT THE OWNER(S) OF THE ANTENNA(S) BEFORE WORKING CLOSER | | SCALE: 1/4"=1'
THAN 3 FEET FROMTHE ANTENNA(S) ACTIVE ANTENNAS ARE MOUNTED
CONTACT ATST MOBILITY AT800-638-2822 PRIOR TO PERFORMING ANY
MAINTENANCE OR REPAIRS NEAR AT&T MOBILITY ANTENNAS. ] ON THE OUTSIDE FACE OF THIS BUILDING — = 1-1 / 2"
THIS IS SITE #
CONTACT THE MANAGEMENT OFFICE IF THIS DOOR/HATCH/GATE
IS FOUND UNLOCKED. ] INFORMATION SIGN 1-2 S A
T
J ON THIS STRUCTURE ¢
1 2 11
7 n i
STAY BACK A MINIMUM OF 3 FEET C
FROM THESE ANTENNAS K
CONTACT AT&T MOBILITY AT 800-638-2822 & 3
FOLLOW THEIR INSTRUCTIONS PRIORTO F
PERFORMING ANY MAINTENANCE OR E
REPAIRS CLOSER THAN 3 FEET FROM THE E 24"
ANTENNAS. T
THIS IS AT&T MOBILITY SITE I';
0O
M
Y \ J Y K J
A
N
@ INFORMATION SIGN 1-1 Q INFORMATION SIGN 1-2 -IIE-
SCALE: 1/2"=1' SCALE: 3/4"=1' m
A !

1. CONTRACTOR SHALL INSTALL ALL INFORMATION SIGNAGE IN
ACCORDANCE w/ AT&T WIRELESS DOCUMENT #03-0074, RF
EXPOSURE POLICY AND RF SAFETY COMPLIANCE PROGRAM, LATEST
EDITION.

2. FABRICATION:
*SIGN I-1: ENTRANCE DOOR, SEE DETAIL 1A, THIS SHEET

SIGN 1 1S TO BE MADE ON THE 50 MIL ALUMINUM SHEETING (SIZE 8

INCHES BY 12 INCHES) w/ FOUR (4) } INCH MOUNTING HOLES, ONE

EACH CORNER OF THE SIGN FOR MOUNTING w/ HARDWARE w/ TIE
WRAPS. THE MAIN BACKGROUND COLOR IS TO BE WHITE FRONT &

BACK w/ BLACK LETTERING.

THE INFORMATION BAND SHALL BE 1.2 INCH SOLID GREEN BAND w.
0.5 INCH HIGH BLACK LETTERING. THE BODY TEXT SHALL BE IN BLACK

LETTERING w/0.2 INCH HIGH LETTERS. THE REF LINE SHALL BE IN § INCH
LETTERS.

THE PLACEMENT OF TEXT SHALL BE DONE IN A MANNER THAT WILL
PERMIT EASY READING FROM A DISTANCE OF APPROXIMATELY 6 FEET
IN FRONT OF THE SIGN.

INFORMATION SIGN 1-4
SCALE: 3/16" =1

ALL PAINT WILL BE BAKED w/ENAMEL w/ UV PROTECTIVE COATING
OVER THE FACE OF THE SIGN.

*SIGN 1-2: POLE, SEE DETAIL 1B, THIS SHEET

SIGN 2 MUST BE A NON METALLIC LABEL w/ AN ADHESIVE BACKING,
THE LABEL SHALL BE MADE USING VINYL OR SIMILAR WEATHERPROOF
MATERIAL. THE LABEL SHALL BE APPROXIMATELY 5X7 INCHES w/ A
WHITE BACKGROUND AND BLACK LETTERING. THE GREEN BAND
SHALL BE 1.375 INCH IN HEIGHT & THE LETTERING SHALL BE BLACK w/

0.75 INCH HIGH LETTERS. THE TEXT LETTERING SHALL BE BLACK w/ 3 INCH
HIGH LETTERS. UV PROTECTION SHALL BE PLACED OVER THE FRONT OF
THE LABEL.

*SIGN 1-3: BACK OF ANTENNAS, SEE DETAIL 1C & 3, THIS SHEET

*SIGN 3 IS A 1INCH X 2 INCH PANEL THAT CAN BE APPLIED TO THE
BACK OR SIDE OF AN ANTENNA TO IDENTIFY IT AS AN AT&T ANTENNA.

*SIGN 1-4: SIDE OF ANTENNAS, SEE DETAIL 1D & 3, THIS SHEET

SIGN 4 1S MADE FROM TRANSPARENT MATERIAL 1-1/2 INCHES WIDE &

24 INCHES LONG. THE LETTERING IS TO BE BLACK w 3 INCH LETTERING IN
A VERTICAL COLUMN. THE SPACING BETWEEN WORDS MUST BE SUCH
THATIT IS EASILY READ & FILLS THE LENGTH OF THE SIGN.

INFORMATION SIGNAGE
3 N.T.S.

NOTE:
1. CONTRACTOR SHALL INSTALL ALL INFORMATION SIGNAGE IN

ACCORDANCE w/ AT&T WIRELESS DOCUMENT #03-0074, RF EXPOSURE

POLICY AND RF SAFETY COMPLIANCE PROGRAM, LATEST EDITION.

2. CONTRACTOR SHALL CONTACT AT&T R-RFSC FOR INFORMATION ON

MPE LEVELS AND INSTRUCTIONS ON LEVEL AND LOCATION OF SIG

' CAUTION |

@B)

On this tower:

Radio frequency (RF) fields near some
antennas may exceed the FCC Occupational
Exposure Limits.

Contact AT&T at 800-638-2822, option 9 and 3,
and follow their instructions prior to performing
maintenance or repairs beyond this point.

Personnel climbing this tower should be trained
for working in RF environments and use a
personal RF monitor if working near active
antennas.

\Caution Sign #CADFT—AL—05.7 This is AT&T site 311407 /

NAGE

CAUTION SIGN
2 N.T.S.

THE FOLLOWING INFORMATION IS A GUIDELINE w/ RESPECT
TO PREVAILING STANDARDS LIMITING HUMAN EXPOSURE TO
RADIO FREQUENCY ENERGY AND SHOULD BE USED AS
SUCH. IF THE SITE'S EMF REPORT OR ANY LOCAL, STATE OR
FEDERAL GUIDELINES OR REGULATIONS SHOULD BE IN
CONFLICT w/ ANY PART OF THESE NOTES OR PLANS, THE
MORE RESTRICTIVE GUIDELINE OR REGULATION SHALL BE
FOLLOWED AND OVERRIDE THE LESSER.

THE PUBLIC LIMIT OF RF EXPOSURE ALLOWED BY AT&T IS
ImWecm*2 AND THE OCCUPATIONAL LIMIT OF RF EXPOSURE
ALLOWED BY AT&T IS 5mWcm*2

IF THE BOTTOM OF THE ANTENNA IS MOUNTED (8) EIGHT FEET
ABOVE THE GROUND OR WORKING PLATFORM LINE OF THE
PERSONAL COMMUNICATION SYSTEM (PCS) AND DOES NOT
EXCEED THE PUBLIC LIMIT OF RF EXPOSURE LIMIT THEN NO
STRIPING OR BARRICADES SHOULD BE NEEDED.

IF THE PUBLIC LIMIT OF RF EXPOSURE ON THE SITE IS
EXCEEDED AND THE AREA IS PUBLICLY ACCESSIBLE (e.g.
ROOF ACCESS DOOR THAT CANNOT BE LOCKED, OR FIRE
EGRESS) THEN BOTH BARRICADES AND STRIPING SHALL BE
PLACED AROUND THE ANTENNAS. THE EXACT EXTENT OF THE
BARRICADES AND STRIPING SHALL BE DETERMINED BY THE
EMF REPORT FOR THE SITE DONE BEFORE OR SHORTLY AFTER
COMPLETION OF SITE CONSTRUCTION. USE THE PLANS AS A
GUIDELINE FOR PLACEMENT OF SUCH BARRICADES AND
STRIPING.

IF THE PUBLIC LIMIT OF RF EXPOSURE ON THE SITE IS
EXCEEDED AND THE AREA IS PUBLICLY ACCESSIBLE (e.g.
ROOF ACCESS DOOR THAT CANNOT BE LOCKED, OR FIRE
EGRESS) THEN BOTH BARRICADES AND STRIPING SHALL BE
PLACED AROUND THE ANTENNAS. THE EXACT EXTENT OF THE
BARRICADES AND STRIPING SHALL BE PLACED AROUND THE
ANTENNAS. THE EXACT EXTENT OF THE BARRICADES &
STRIPING SHALL BE DETERMINED BY THE EMF REPORT FOR THE
SITE DONE BEFORE OR SHORTLY AFTER COMPLETION OF SITE
CONSTRUCTION. USE THE PLANS AS A GUIDELINE FOR
PLACEMENT OF SUCH BARRICADES AND STRIPING.

ALL TRANSMIT ANTENNAS REQUIRE A THREE LANGUAGE
WARNING SIGN WRITTEN IN ENGLISH, SPANISH, AND
CHINESE. THIS SIGN SHALL BE PROVIDED TO THE
CONTRACTOR Y THE AT&T CONSTRUCTION PROJECT
MANAGER AT THE TIME OF CONSTRUCTION. THE LARGER
SIGN SHALL BE PLACED IN PLAIN SIGHT AT ALL ROOF
ACCESS LOCATIONS AND ON ALL BARRICADES. THE
SMALLER SIGN SHALL BE PLACED ON THE ANTENNA
ENCLOSURES IN A MANNER THAT IS EASILY SEEN BY ANY
PERSON ON THE ROOF. WARNING SIGNS SHALL COMPLY w/
ANSI C95.2 COLOR, SYMBOL, AND CONTENT
CONVENTIONS. ALL SIGNS SHALL HAVE AT&T'S NAME AND
THE COMPANY CONTACT INFORMATION (e.g. TELEPHONE
NUMBER) TO ARRANGE FOR ACCESS TO THE RESTRICTED
AREAS. THIS TELEPHONE NUMBER SHALL BE PROVIDED TO THE
CONTRACTOR BY THE AT&T CONSTRUCTION PROJECT
MANAGER AT THE TIME OF CONSTRUCTION.

PHOTOS OF ALL STRIPING, BARRICADES & SIGNAGE SHALL
BE PART OF THE CONTRACTORS CLOSE OUT PACKAGE &
SHALL BE TURNED INTO THE AT&T CONSTRUCTION PACKAGE
& SHALL BE TURNED INTO THE AT&T CONSTRUCTION
PROJECT MANAGER AT THE END OF CONSTRUCTION.
STRIPING SHALL BE DONE w/ FADE RESISTANT YELLOW
SAFETY PAINT IN A CROSS-HATCH PATTERN AS DETAILED BY
THE CONSTRUCTION DRAWINGS. ALL BARRICADES SHALL BE
MADE OF AN RF FRIENDLY MATERIAL SO AS NOT TO BLOCK
OR INTERFERE w/ THE OPERATION OF THE ANTENNAS.
BARRICADES SHALL BE PAINTED w/ FADE RESTRAINT YELLOW
SAFETY PAINT. THE CONTRACTOR SHALL PROVIDE ALL RF
FRIENDLY BARRICADES NEEDED, & SHALL PROVIDE THE AT&T
CONSTRUCTION PROJECT MANAGER w/ A DETAILED SHOP
DRAWING OF EACH BARRICADE. UPON CONSTRUCTION
COMPLETION.

GENERAL NOTES

N.T.S.
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~(E) BASEBALL~

PARCEL ID: 590330038
ZONED: CIVIC
USES/SCHOOL

~(E) PARKING LOT-
CN

(E) BLEECHERS ——
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—

~(E) LANDSCAPE~

7

|

~——— - 50LOST - ———-

(E) PROPERTY LINE

~(E) BASEBALL~

PARCEL ID: 590330039
ZONED: CIVIC
USES/SCHOOL

/
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x (E) PROPERTY LINE

X

AV4
7\

|

N
GED oGNS CGEEEEEEEEEEED GED GED GEEEEEEEEENEED GED GED GEEEEEEEEENED GED GED GEESSSSEEEEEED $ GEED GEED

>

~(E) FOOTBALL~

PONY EXPRESS PKWY

(E) BLEECHERS PROPOSED AT&T

PROJECT AREA
REFER TO ENLARGED SITE PLAN &
COMPOUND PLAN ON SHEET A-2

(P) AT&T 10'-0" X 10'-0" LEASE AREA
(100 SQ. FT.)

(E) 75'-0" TALL STADIUM
LIGHT POLE BY OTHERS
TO BE REPLACED BY (P)
100'-0" TALL MONOPOLE

(P) AT&T 5'-0" WIDE
\ UTILITY EASEMENT
(P) AT&T 18'-0" X 26'-0" LEASE AREA

(468 SQ. FT.)

—_—
(P) AT&T 12'-0" WIDE ACCESS

AND UTILITY EASEMENT

|

RS

X

(E) PROPERTY LINE

(E) PROPERTY LINE I

N

AVIATOR AVE

SITE PLAN

247x38" SCALE: 17
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CABLE TABLE: 4 PREPARED FOR )

APPROXIMATE LENGTH OF CABLE
FIBER ~450 PROPOSED AT&T
POWER ~70'-0" é >
&’
ANTENNA AREA oy
- ~/
REFER TO ANTENNA PLAN & N—
SCHEDULE ON SHEET A-3 (P) AT&T 10°-0" X 10°-0" LEASE AREA NEW CINGULAR WIRELESS PCS,
woou | , 7670 S. CHESTER ST.
~(E) BLEECHERS~ LIGHT POLE BY OTHERS ~
® woou TO BE REPLACED BY (P) Vendor: R
100'-0" TALL MONOPOLE
w” u T (P) AT&T 5'-0" WIDE ' P
UTILITY EASEMENT l 'jslwrwnm RUCTURE
| p A R T N E R S
b L
23 MAUCHLY #110
IRVINE, CA 92618
(P) AT&T 30KW DC DIESEL —— ~(E) SIDEWALK~ w” o
W
GENERATOR MOUNTED (P) AT&T 5'-0" WIDE \_ 35 PROJECT ID: P-056472 )
ON (P) CONCRETE PAD - UTILITY EASEMENT - ~N
wooow (P) AT&T DC 12 Issued For:
W
| —
(P) AT&T COMPOUND 27" 4'-0" PAD 3-9" 12-0" CONCRETE PAD 3-8" Z UTI.O 4‘| 9 2
COVERED W/ 4" M =
2] W w
CRUSHED ROCK | | / (P) AT&T 10’X10 S EAGLE MOUNTAIN DT
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RFDS VERSION:  TBD
DATE UPDATED:  TBD (P) ANTENNA SCHEDULE
POS AN:E:;‘Q TP | ANTENNA MAKE | ANTENNA MODEL RRH MODEL SURGE SUPPRESSOR FEEDER TYPE | FEEDER LENGTH
Al 100'-0" COMMSCOPE NNH4-65C-R6-HG
< | a2 100'-0" COMMSCOPE NNH4-65C-R6-HG (1) RRH 4T4R BS 160W AHCA
% - -65C-R6- (1) RRH 4T4R B30 100W AHNA
o
O | A3 100'-0" COMMSCOPE NNH4-65C-R6-HG
[9p]
a 000" COMMSCOPE NNHA-BECREHG (1) TRI RRH 4T4R B12/14/29 370W AHLBBA
- -65C-R6- (1) DUAL RRH 4T4R B25/66 320W AHFIB
B1 100'-0" COMMSCOPE NNH4-65C-R6-HG
i o (1) RRH 4T4R B5 160W AHCA
% B2 100'-0 COMMSCOPE NNH4-65C-R6-HG (1) RRH 4T4R B30 100W AHNA 3) (9) DC POWER &
o
5 DCO9-48-60-24-PC16-Ev | (3) FIBER TRUNK +160
O | B3 100'-0" COMMSCOPE NNH4-65C-R6-HG CABLES
[9p]
000" COMMSCOPE NNHA-BECREHG (1) TRI RRH 4T4R B12/14/29 370W AHLBBA
B4 - -65C-R6- (1) DUAL RRH 4T4R B25/66 320W AHFIB
c1 100'-0" COMMSCOPE NNH4-65C-R6-HG
O | o 100'-0" COMMSCOPE NNH4-65C-R6-HG (1) RRH 4T4R BS 160W AHCA
% - -65C-R6- (1) RRH 4T4R B30 100W AHNA
o
O | cs3 100'-0" COMMSCOPE NNH4-65C-R6-HG
)
s 000" COMMSCOPE NNHA-BECREHG (1) TRI RRH 4T4R B12/14/29 370W AHLBBA
- -65C-R6- (1) DUAL RRH 4T4R B25/66 320W AHFIB
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PRODUCT'S INCLUDED INSTRUCTIONS, LISTING
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POSSIBLE.
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(P) AT&T 10'x10" WALK-IN
CABINET (WIC) MOUNTED
ON (P) 12'-0" X 12'-0"
CONCRETE PAD

(E) BLEECHERS
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(E) BLEECHERS

(P) AT&T 30KW DC DIESEL
GENERATOR MOUNTED
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EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING
EAGLE MARCH 21, 2023
M O UNTATIN
TITLE: | RESOLUTION - A Resolution of Eagle Mountain City, Utah,
Amending the Eagle Mountain City Consolidated Fee Schedule.
ITEM TYPE: | Resolution
FISCAL IMPACT:
APPLICANT: | City Staff
GENERAL PLAN CURRENT ZONE ACREAGE COMMUNITY
DESIGNATION
PUBLIC HEARING: RECOMMENDATION:
No Staff recommends the City Council approve a resolution of Eagle
Mountain City, Utah, amending the Eagle Mountain City
PREPARED BY: Consolidated Fee Schedule.

Natalie Winterton, Admin

PRESENTED BY:
City Staff

BACKGROUND:

The fee schedule as it relates to parking and other street violations
has some language that can be confusing or misinterpreted. To
streamline and simplify the Consolidated Fee Schedule, it is
recommended that the Parking Violations and the Blocking
Sidewalks and/or Streets Illegally sections be combined.

The proposed changes to the Utility Customer Accounts section
removes duplicate language, as well as language related to deterred
payment plans as the City no longer offers those.

ITEMS FOR CONSIDERATION:

REQUIRED FINDINGS:

PLANNING COMMISSION ACTION/RECOMMENDATION:




| ATTACHMENTS:

RES--Consolidated Fee Schedule - Parking Fines, Hydrant Rentals,
Utility Accounts

| Consolidated Fee Schedule - REDLINES


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1840612/RES--Consolidated_Fee_Schedule_-_Parking_Fines__Hydrant_Rentals__Utility_Accounts.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1840594/Consolidated_Fee_Schedule_-_REDLINES.pdf

RESOLUTION NO. R- -2023

A RESOLUTION OF EAGLE MOUNTAIN CITY, UTAH, AMENDING THE
EAGLE MOUNTAIN CITY CONSOLIDATED FEE SCHEDULE
(PARKING VIOLATIONS, HYDRANT RENTALS, & UTILITY CUSTOMER ACCOUNTS))

WHEREAS, the City Council of Eagle Mountain City is empowered by law to adopt
resolutions establishing fees for municipal services and has established an equitable system of fees
for providing municipal services; and

WHEREAS, the City Council has determined that it is necessary and appropriate to amend the
parking violation fines, hydrant rental rates, and utility customer account fees within the City; and

WHEREAS, the City Council finds that it is in the public interest to reaffirm all fees and
charges previously enacted in the Eagle Mountain City Consolidated Fee Schedule except for those
fees and charges which are specifically amended or changed in this Resolution.

NOW, THEREFORE, be it resolved by the City Council of Eagle Mountain City as follows:

1. The Consolidated Fee Schedule attached hereto as Exhibit A and the fees and charges set
forth therein are hereby enacted and adopted for services received from Eagle Mountain
City.

2. This Resolution is not intended to repeal, abrogate, annul, or in any way impair or interfere
with existing provisions of other resolutions, ordinances, or laws except to effect
modification of the fees reflected in the Consolidated Fee Schedule. The fees listed in the
Consolidated Fee Schedule supersede present fees for services specified, but all fees not
listed remain in effect. Where this Resolution imposes a higher fee than is imposed or
required by existing provisions, resolution, ordinance, or law, the provisions of this
resolution shall control.

This Resolution shall take effect at 12:01 a.m. on the 22" day of March, 2023.

EAGLE MOUNTAIN CITY, UTAH

Tom Westmoreland, Mayor
ATTEST:

Fionnuala B. Kofoed, MMC
City Recorder



CERTIFICATION

The above resolution was adopted by the City Council of Eagle Mountain City on the
21% day of March, 2023.

Those voting aye: Those voting nay: Those excused: Those abstaining:
O DonnaBurnham O DonnaBurnham [ Donna Burnham O Donna Burnham

Colby Curtis Colby Curtis Colby Curtis Colby Curtis

Jared Gray Jared Gray Jared Gray Jared Gray

Carolyn Love Carolyn Love Carolyn Love Carolyn Love

O O O 0O

O
O
O
O

Brett Wright Brett Wright Brett Wright Brett Wright

Fionnuala B. Kofoed, MMC
City Recorder



Exhibit A



9. ORDINANCE ENFORCEMENT FINES

9.1.| SIGN VIOLATIONS Last Revision: 05/18/2021
FIrst SIgN VIOIAEION ......ooiiiiiice e Written Warning
Subsequent Sign Violations within 12 Months ............ccccoceeeienee. $100/sign per day, until in Compliance

9.2. | PARKING VIOLATIONS OR BLOCKING STREETS AND/OR
SIDEWALKS ILLEGALLY BY OBJECTS OTHER THAN VEHICLES

Last Revision: 05/18/2021

[T 6 VA o] F- 11 o] SO STR $20 $25 per Violation
SECONA VIO A 0N L.ttt ittt ettt it et ittt et ettt teesiesetessseseteesssseseesssseeeesssneseesannseeesasbenessssreeeessnnes $50 per Violation
Third and Subsequent Violations w/in 1 yr of 1st offense .. Vehicle & Trailer Towing at Owner’s Expense

B

*All fines are final after the time for appeal has run or after a decision on appeal. Any final fines not paid
within 14 days shall increase-te-$56 by $25. Any final fines not paid within 28 days shall increase-te-$160
by an additional $50.

9.43. | ILLEGAL DUMPING Last Revision: 05/18/2021
[ AV ATo] F= 1 (0] R $250*
Second and SUbSEqUENE VIOIALIONS...........coiiiiiiiieice et re e sae s $1,000*

*Plus the cost to remove any illegally dumped materials.

9.54. | ACCUMULATION OF CONSTRUCTION DEBRIS, MUD, ETC. ON

Last Revision: 05/18/2021
CITY STREETS

FIrSE INOLICE .. Written Notice with 28-day Warning Period
Second Notice, if not Remedied w/in 5 Days of Warning Period Expiration ...$50/day until in Compliance

9.65. | WEEDS AND OTHER REFUSE VIOLATIONS Last Revision: 05/18/2021

FIFSEINOLICE .. Written Notice with a 10-day Warning Period
Second Notice, if not Remedied w/in 5 Days of Warning Period Expiration ...$50/day until in Compliance

Abatement of Injurious and Noxious Real Property and Unsightly or Deleterious Objects of Structures.....
......................................................................... Actual Cost of Abatement to the City + 20% of Actual Cost

9.76. | JUNK VIOLATIONS Last Revision: 05/18/2021

FIFSEINOLICE .. Written Notice with a 28-day Warning Period
Second Notice, if not Remedied w/in 5 Days of Warning Period Expiration ...$50/day until in Compliance



9.87.| OTHER VIOLATIONS, NOT OTHERWISE SPECIFIED Last Revision: 05/18/2021

FAPSEINOTICE 1.ttt bbbt e bt e bt nb b e neas Written Notice
LTt a0 NN (o] o= TSRS $50/day until Rectified
ADAEEMENL......ceeee et re et aren Owner’s Expense
9.98. | ADMINISTRATIVE CITATIONS Last Revision: 05/18/2021
T O =101 S PRS Up to $100 per Violation
SECONU OFfENSE.....uiiiicece e eees Up to $200 per Violation
THIF OFfENSE....c.vitiieiiciice ettt a s Up to $400 per Violation
9.109. | ADMINISTRATIVE FEE Last Revision: 06/15/2021
AJMINISLIALIVE FEE .....viiiicccc $50

10. WATER RATES

15.1. | CONSTRUCTION WATER FEES Last Revision: 05/17/2022
Construction Water Hydrant Rental DEPOSIT™ ..........coveiiiiiiiiiie e $3,000
Construction Water Hydrant Rental Fee-After30-Bays.................. $200 per Calendar Month + $1.08/kgal
NON-MONENTY IMETET REA ........cuiiiiiiiiieeite bbbttt $50
Non-permitted Water CONNECTION. .........ccveiveiiiiiiiriesie e $2,500 per occurrence

*Damage to hydrant or hydrant meter by contractor will be deducted from the water hydrant deposit.

22.5. | UTILITY CUSTOMER ACCOUNTS Last Revision: 04/19/2017

22.5.1. Utility customers’ accounts are due and payable by the last day of each month. Customers who do
not pay the full amount of the utility billing invoice on or before the last day of the month are in
default and are subject to disconnection of utilities and collection of the delinquent amounts. This
section describes the process for notification, termination of services, and penalty/reconnection fees;

ondseisienrerdonredb o ammen s sehodu ceanings,

22.5.32.A final notice will be sent to the billing address within ten (10) days after the first working day of
the month notifying the customer that if full payment of the past due balance is not received by the
date listed on the notice that their service(s) will be subject to termination at any time after the date

Iisted. nme Y aYa) alV an N NN v a ala N a¥a) a¥a alillaa a) ava)

22.5.43.Services terminated for non-payment shall not be reinstated (reconnected) until payment of the past
due account balance along with a shut-off processing fee of $50 has been paid to the City. The shut-



off processing fee shall be charged, unless the City has received payment at or before 5:30 p.m. on
the day specified by the City, regardless of whether or not the service(s) were actually terminated.
The City will reconnect services by the end of business on the following business day after receiving
full payment or after special arrangements have been made subject to the provisions of Section
22.5.5 below. City employees who perform the actual shutoff are not allowed to receive payment
for Utility Services.

22.5.64.Customers will be charged a $50.00 fee to turn utilities on for three business days. If the request is
made for the utilities to be activated on Friday, then Saturday and Sunday would count as one
business day and their 3-day period would then go from Friday through Monday.

22.5.75.All delinquent bills for utility service, invoices for reimbursable fees, or other charges owed to the
City of every kind and nature except for returned checks shall be charged a fee of the greater of
$15.00 (fifteen dollars) or 1% of the unpaid balance at the beginning of each month the bill, invoice,
or charge is delinquent.

22.5.86.Each check or other instrument tendered to the City for payment of an obligation to the City and
returned to the City as a dishonored instrument shall accrue the maximum penalty, services charges
and other allowable fees for recovery of the amount due allowed by Utah law.

22.5.97.Unpaid City accounts may be sent to Collections after a reasonable attempt has been made to collect
the unpaid amounts. Collections will be pursued to the full extent of the law. A fee will be charged
equal to the amount billed to the City by the collection agency used, up to 40% of the unpaid balance,
as allowed by Utah State Code 12-1-11(3)b.



EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING
EAGLE MARCH 21, 2023
M O UNTATIN
TITLE: | RESOLUTION - A Resolution of Eagle Mountain City, Utah,
Approving an Interlocal Cooperation Agreement with Utah County
for the Administration of the 2023 Municipal Election.
ITEM TYPE: | Resolution
FISCAL IMPACT: | $102,744.00
APPLICANT: | City Staff
GENERAL PLAN CURRENT ZONE ACREAGE COMMUNITY
DESIGNATION
PUBLIC HEARING: RECOMMENDATION:
No Staff recommends the City Council adopt a resolution of Eagle
Mountain City, Utah, approving an Interlocal Cooperative
PREPARED BY: Agreement with Utah County for the administration of the 2023

Lianne Pengra, Recorder's
Office

PRESENTED BY:

City Recorder/Director of
Administrative Services
Fionnuala B. Kofoed

Municipal Election, and authorize the Mayor to sign the agreement.

BACKGROUND:

According to the terms of the interlocal agreement, Utah County will
administer a countywide vote by mail primary and general election
for the 2023 Municipal Election for all municipalities that enter into
an interlocal agreement. All registered voters will receive a ballot in
the mail, which can be mailed back to Utah County to be processed.
Secured drop boxes for ballots returns will also be available and are
located at several locations throughout the County, including one at
City Hall, if residents chose to drop their ballots off rather than
placing them in the mail.

Early voting will be offered at a designated vote center prior to the
primary (if needed) and general elections.

The mailed ballot will include both outbound and return postage.
While the cost of vote by mail is higher than a traditional election, the
cost is reduced significantly by contracting with the County as they
qualify for reduced, bulk rate mailing that municipalities do not
qualify for.




Three 4-year councilmember terms will be on the ballot. The

candidate filing period begins June 1, 2023 and ends at 5:00 PM on
June 7, 2023. The Primary Election will be held August 15, 2023, if
necessary, and the General Election will be held November 7, 2023.

Currently, Eagle Mountain City has 22,832 registered voters.

ITEMS FOR CONSIDERATION:

REQUIRED FINDINGS:

PLANNING COMMISSION ACTION/RECOMMENDATION:

ATTACHMENTS:

RES--Interlocal Cooperation Agreement for the Administration of the
2023 Municipal Election

Interlocal Agreement


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1846352/RES--Interlocal_Cooperation_Agreement_for_the_Administration_of_the_2023_Municipal_Election.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1846350/2023_Municipal_Election_Administration_ILA_-_Utah_County.pdf

RESOLUTION NO. R-  -2023

A RESOLUTION OF EAGLE MOUNTAIN CITY, UTAH,
APPROVING AN INTERLOCAL COOPERATION AGREEMENT WITH UTAH
COUNTY FOR THE ADMINISTRATION OF THE 2023 MUNICIPAL ELECTION
PREAMBLE

WHEREAS, the Eagle Mountain City Municipal Primary and General Elections will be
held on August 15, 2023 and November 7, 2023; and

WHEREAS, the City desires to have Utah County provide manpower and equipment to
count all ballots:

NOW, THEREFORE, be it resolved by the City Council of Eagle Mountain City, Utah as
follows:

1. The Interlocal Cooperation Agreement for The Administration of the 2023 Municipal
Election, attached hereto as Exhibit A and incorporated herein, is hereby approved.

ADOPTED by the City Council of Eagle Mountain City, Utah, this 21% day of March, 2023.

EAGLE MOUNTAIN CITY, UTAH

Tom Westmoreland, Mayor

ATTEST:

Fionnuala B. Kofoed, MMC
City Recorder



21* day of March, 2023

CERTIFICATION

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

Those voting aye:

O

O O oOo 0O

Donna Burnham
Colby Curtis
Jared Gray
Carolyn Love

Brett Wright

Those voting nay:

[

[

(|

Donna Burnham
Colby Curtis
Jared Gray
Carolyn Love

Brett Wright

Those excused: Those abstaining:

"1 Donna Burnham '] Donna Burnham
1 Colby Curtis Tl Colby Curtis
'] Jared Gray [l Jared Gray

'] Carolyn Love (] Carolyn Love

'] Brett Wright [l Brett Wright

Fionnuala B. Kofoed, MMC
City Recorder
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Agreement No. 2023 -

INTERLOCAL COOPERATION AGREEMENT BETWEEN UTAH COUNTY
AND EAGLE MOUNTAIN CITY
FOR THE ADMINISTRATION OF THE 2023 MUNICIPAL ELECTIONS

THIS IS AN INTERLOCAL COOPERATION AGREEMENT (Agreement), made and
entered into by and between Utah County, a political subdivision of the State of Utah, and EAGLE
MOUNTAIN City a Utah municipality and political subdivision of the State of Utah, hereinafter
referred to as CITY.

WITNESSETH:

WHEREAS, pursuant to the provisions of the Interlocal Cooperation Act (“Act”), Title 11,
Chapter 13, Utah Code, public agencies, including political subdivisions of the State of Utah as
therein defined, are authorized to enter into written agreements with one another for joint or
cooperative action; and

WHEREAS, pursuant to the Act, the parties desire to work together through joint and
cooperative action that will benefit the residents of both Utah County and CITY; and

WHEREAS, the parties to this Agreement are public agencies as defined in the Act; and

WHEREAS, Utah County and CITY desire to successfully conduct the 2023 CITY
Municipal Primary (August 15) and General (November 7) Elections (collectively “2023 CITY
Municipal Elections”); and

WHEREAS, it is to the mutual benefit of both Utah County and CITY to enter into an
agreement providing for the parties’ joint efforts to administer the 2023 CITY Municipal Elections.

NOW, THEREFORE, the parties do mutually agree, pursuant to the terms and provisions

of the Act, as follows:



Section 1. EFFECTIVE DATE; DURATION

This Agreement shall become effective and shall enter into force, within the meaning of
the Act, upon the submission of this Agreement to, and the approval and execution thereof by
Resolution of the governing bodies of each of the parties to this Agreement. The term of this
Agreement shall be from the effective date herecof until the completion of the parties’
responsibilities associated with the 2023 CITY Municipal Elections or until terminated but is no
longer than 1 year from the date of this Agreement. This Agreement shall not become effective
until it has been reviewed and approved as to form and compatibility with the laws of the State of
Utah by the Utah County Attorney and the attorney for CITY. Prior to becoming effective, this
Agreement shall be filed with the person who keeps the records of each of the parties hereto.

Section 2. ADMINISTRATION OF AGREEMENT

The parties to this Agreement do not contemplate nor intend to establish a separate legal
entity under the terms of this Agreement. The parties hereto agree that, pursuant to Section 11-13-
207, Utah Code, Utah County, by and through the Utah County Clerk Elections Office, shall act
as the administrator responsible for the administration of this Agreement. The parties further agree
that this Agreement does not anticipate nor provide for any organizational changes in the parties.
The administrator agrees to keep all books and records in such form and manner as Utah County
shall specify and further agrees that said books shall be open for examination by the parties hereto
at all reasonable times. The parties agree that they will not acquire, hold nor dispose of real or
personal property pursuant to this Agreement during this joint undertaking.

Section 3. PURPOSES

This Agreement has been established and entered into between the parties for the purpose

of administering the 2023 CITY Municipal Elections. This Agreement contemplates basic,
2



traditional primary and general elections (including ranked-choice voting, if applicable) for the
2023 CITY Municipal Elections. All other election-related services, including but not limited to
services for special elections or elections for subsequent years, will need to be agreed to in a
separate writing signed by both parties.

Section 4. RESPONSIBILITIES

The parties agree to fulfill the responsibilities and duties as contained in Exhibit A which
is attached hereto and by this reference is incorporated herein for the 2023 CITY Municipal
Elections.

CITY agrees to pay to Utah County the actual cost of County’s administration of the 2023

CITY Municipal Elections which cost shall not exceed the estimated costs as contained in Exhibit
B which is attached hereto and by this reference is incorporated herein. CITY agrees to pay to
County the cost as contemplated herein within 30 days of receiving an invoice from County.

Section 5. METHOD OF TERMINATION

This Agreement will automatically terminate at the end of its term herein, pursuant to the
provisions of paragraph one (1) of this Agreement. Prior to the automatic termination at the end of
the term of this Agreement, any party to this Agreement may terminate the Agreement sixty days
after providing written notice of termination to the other parties. Should the Agreement be
terminated prior to the end of the stated term, CITY will be responsible for any costs incurred,
including costs not then incurred but which are contemplated herein and irreversible at the time of
termination such as return mailing costs, through the time of termination. The Parties to this
Agreement agree to bring current, prior to termination, any financial obligation contained herein.

Section 6. INDEMNIFICATION

The parties to this Agreement are political subdivisions of the State of Utah. The parties
3



agree to indemnify and hold harmless the other for damages, claims, suits, and actions arising out
of a negligent error or omission of its own officials or employees in connection with this
Agreement. It is expressly agreed between the parties that the obligation to indemnify is limited to
the dollar amounts set forth in the Governmental Immunity Act, Section 63G-7-604.

Section 7. FILING OF INTERLOCAL COOPERATION AGREEMENT

Executed copies of this Agreement shall be placed on file in the office of the County Clerk
of Utah County and with the official keeper of records of CITY, and shall remain on file for public
inspection during the term of this Agreement.

Section 8. ADOPTION REQUIREMENTS

This Agreement shall be (a) approved by Resolution of the governing body of each of the
parties, (b) executed by a duly authorized official of each of the parties (c) submitted to and
approved by an Authorized Attorney of each of the parties, as required by Section 11-13-202.5,
Utah Code, and (d) filed in the official records of each party.

Section 9. AMENDMENTS

This Agreement may not be amended, changed, modified or altered except by an instrument
in writing which shall be (a) approved by Resolution of the governing body of each of the parties,
(b) executed by a duly authorized official of each of the parties, (c) submitted to and approved by
an Authorized Attorney of each of the parties, as required by Section 11-13-205.5, Utah Code, and
(d) filed in the official records of each party.

Section 10. SEVERABILITY

If any term or provision of the Agreement or the application thereof shall to any extent be
invalid or unenforceable, the remainder of this Agreement, or the application of such term or

provision to circumstances other than those with respect to which it is invalid or unenforceable,
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shall not be affected thereby, and shall be enforced to the extent permitted by law. To the extent
permitted by applicable law, the parties hereby waive any provision of law which would render
any of the terms of this Agreement unenforceable.

Section 11. NO PRESUMPTION

Should any provision of this Agreement require judicial interpretation, the Court
interpreting or construing the same shall not apply a presumption that the terms hereof shall be
more strictly construed against the party, by reason of the rule of construction that a document is
to be construed more strictly against the person who himself or through his agents prepared the
same, it being acknowledged that each of the parties have participated in the preparation hereof.

Section 12. HEADINGS

Headings herein are for convenience of reference only and shall not be considered any
interpretation of the Agreement.

Section 13. BINDING AGREEMENT

This Agreement shall be binding upon the heirs, successors, administrators, and assigns of
each of the parties hereto.

Section 14. NOTICES

All notices, demands and other communications required or permitted to be given
hereunder shall be in writing and shall be deemed to have been properly given if delivered by hand
or by certified mail, return receipt requested, postage paid, to the parties at the addresses of the
City Mayor or County Commission, or at such other addresses as may be designated by notice
given hereunder.

Section 15. ASSIGNMENT

The parties to this Agreement shall not assign this Agreement, or any part hereof, without

5



the prior written consent of all other parties to this Agreement. No assignment shall relieve the
original parties from any liability hereunder.

Section 16. GOVERNING LAW

All questions with respect to the construction of this Agreement, and the rights and liability
of the parties hereto, shall be governed by the laws of the State of Utah.

IN WITNESS WHEREOF, the parties have signed and executed this Agreement, after
resolutions duly and lawfully passed, on the dates listed below:

UTAH COUNTY

Authorized by Resolution No. 2023 -, authorized and passed on the day of

2023.

BOARD OF COUNTY COMMISSIONERS
UTAH COUNTY, UTAH

By:
AMELIA POWERS GARDNER, Chair

ATTEST: AARON R. DAVIDSON
Utah County Clerk

By:

Deputy

APPROVED AS TO FORM AND COMPATIBILITY
WITH THE LAWS OF THE STATE OF UTAH:
JEFFREY S. GRAY, Utah County Attorney

By:
Deputy County Attorney




CITY

Authorized by Resolution No. , authorized and passed on the

2023.

day of

Tom Westmoreland
Eagle Mountain City Mayor
ATTEST:

Fionnuala B. Kofoed, MMC
Eagle Mountain City Recorder

APPROVED AS TO FORM AND COMPATIBILITY
WITH THE LAWS OF THE STATE OF UTAH

By:
Marcus Draper
Eagle Mountain City Attorney




Exhibit A
2023 Municipal Elections
Scope of Work for Election Services
Revised 27 February 2023

Services the City will provide, include, but are not limited to:

e All administrative functions related to candidate filing.

o All administrative functions related to financial disclosure requirements by state code and/or city
code.

e Publish Public Notices as required by law. The City may work with the County to publish notices
jointly with other jurisdictions.

e  Accept responsibility to keep candidates and the public up-to-date and informed on all legal
requirements governing candidates, campaigns, deadlines, and recounts.

e Thoroughly examine and proof all election ballots and provide final approval.

o Host on the City website a link to or copy of the unofficial reported results as hosted on the
County Elections webpage prior to certification, the official reported results as hosted on the
County Elections webpage after certification, the location of the county-owned ballot drop boxes,
and a link to the website for voters to opt-in to receive ballot alert texts.

o City will not change the format or otherwise alter the unofficial or official reported results, only
displaying them in the form and format as provided by the County.

o City will canvass the final election results 7 days after Election Day, or a date prescribed by the
County Clerk.

Annexations or other boundary changes impacting the administration of the municipal elections need to
be submitted to the County prior to June 1, 2023. Annexation changes submitted on or after June 1, 2023,
will not be incorporated into this election.

The City acknowledges that this Interlocal Agreement relates to a municipal ballot and election and as
required by state statute, the City Clerk/Recorder is the Election Officer.

The City will provide the County Clerk with information, decisions, and resolutions and will take
appropriate actions required for the conduct of the election in a timely manner. The City agrees to
consolidate all elections administration functions and decisions in the office of the County Clerk to ensure
the successful conduct of multiple, simultaneous municipal elections.

In a consolidated election, decisions made by the County regarding resources, procedures, and policies
are based upon providing the same scope and level of service to all the participating jurisdictions and the
City recognizes that such decisions, made for the benefit of the whole, may not be subject to review by
the City.



Services the County will perform for the City include, but are not limited to:

Ballot layout and design

Ballot printing

Ballot mailings

Ballot retention and storage

Outgoing / Return postage

Ballot processing

Printing optical scan ballots

Program and test voting equipment

Program electronic voter register

Poll Worker recruitment, training, and supervision

Compensate vote center poll workers

Delivery of supplies and equipment

Tabulate and report election results on county website

Provisional ballot verification

Update voter history database

Conduct audits as required by state statute and/or administrative rule

Conduct recounts as required by state statute and/or administrative rule

Election Day administrative support

Operation of countywide vote centers

Provide final canvass report of Official Election Results. The City is responsible to canvass their
municipal election on the date designated by the County Clerk. Such results will constitute the
final Official Results of the Election.

e Ballot drop box services — maintain, unlock and lock boxes, collect ballots, and maintain security
camera footage.

The County will provide a good faith estimate for budgeting purposes. Election costs are calculated upon
the offices scheduled for election, the volume of voters, and the number of jurisdictions participating. The
City will be invoiced for its share of the actual costs of the election(s) which will not exceed the estimated
rate in Exhibit B.

In the event of a state or county special election being held in conjunction with a municipal election, the
scope of services and associated costs, and the method of calculating those costs, may be changed.

The City acknowledges that this Interlocal Agreement relates to a municipal ballot and election as
required by state statute, the City Clerk/Recorder is the Election Officer.



Exhibit B
2023 Municipal Elections

Active voters for billing purposes will be calculated 11 days before each Election Day.

Eagle Mountain

Election 1/4/2023 Not to exceed $2.25 per voter per election
Primary 22,832 $51,372.00
General 22,832 $51,372.00

Estimated Cost as of 3/6/2023 $102,744.00




EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING
EAGLE MARCH 21, 2023
M O UNTATIN
TITLE: | ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle
Mountain City, Utah, Amending the Eagle Mountain Municipal Code,
Chapter 17.65 Home Businesses.
ITEM TYPE: | Ordinance
FISCAL IMPACT:
APPLICANT: | Staff
GENERAL PLAN CURRENT ZONE ACREAGE COMMUNITY
DESIGNATION
PUBLIC HEARING: RECOMMENDATION:
Yes Staff recommends the City Council approve an ordinance of Eagle
Mountain City, Utah, Amending the Eagle Mountain Municipal Code
PREPARED BY: Chapter 17.65 Home Businesses.

Natalie Winterton, Admin

PRESENTED BY:
Natalie Winterton

BACKGROUND:

Under current code, Eagle Mountain citizens who are business
owners cannot park their personal vehicles on their own property if
the vehicle is used by the business. This has created excessive
restrictions for residents.

In order to create a more business-friendly environment in Eagle
Mountain City, it is proposed that the code be amended to allow
vehicles used by home-based businesses to be parked on the owner's

property. It is suggested that City Council approved the proposed
code amendment to Eagle Mountain City Municipal Code 17.65.060.

ITEMS FOR CONSIDERATION:

REQUIRED FINDINGS:

PLANNING COMMISSION ACTION/RECOMMENDATION:




ATTACHMENTS:

ORD--EMMC 17.65 Home Businesses - Parking
EMMC 17.65 Home Businesses - REDLINES


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1840652/ORD--EMMC_17.65_Home_Businesses_-_Parking.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1846405/EMMC_17.65_Home_Businesses_-_REDLINES.pdf

ORDINANCE NO. O- _ -2023

AN ORDINANCE OF EAGLE MOUNTAIN CITY, UTAH,
AMENDING THE EAGLE MOUNTAIN MUNICIPAL CODE
CHAPTER 17.65 HOME BUSINESSES
(VEHICLE PARKING)

PREAMBLE

WHEREAS, the City Council of Eagle Mountain City finds that it is in the public interest
to amend the Eagle Mountain Municipal Code, Chapter 17.65 Home Businesses, as described in
Exhibit A.

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

1. The City Council finds that all required notices, public hearings, and other requirements
have been completed for the City Council to consider an amendment to the Eagle Mountain
Municipal Code, Chapter 17.65 Home Businesses.

2. The amendment described in Exhibit A is hereby approved.

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

ADOPTED by the City Council of Eagle Mountain City this 21 day of March, 2023.

EAGLE MOUNTAIN CITY, UTAH

Tom Westmoreland, Mayor

ATTEST:

Fionnuala B. Kofoed, MMC
City Recorder



CERTIFICATION

The above Ordinance was adopted by the City Council of Eagle Mountain City, Utah
on this 21 day of March, 2023.

Those voting yes:
O Donna Burnham

Colby Curtis
Jared Gray

Carolyn Love

O O O 0O

Brett Wright

Posted on

Those voting no:

O

Those excused:

Donna Burnham [ Donna Burnham

Colby Curtis
Jared Gray
Carolyn Love

Brett Wright

Colby Curtis

O

O Jared Gray
O Carolyn Love
O

Brett Wright

O

Those abstaining:

Donna Burnham
Colby Curtis
Jared Gray
Carolyn Love

Brett Wright

Fionnuala B. Kofoed, MMC
City Recorder
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17.65.060 Generally applicable standards for all home businesses.

C. Parking. Home businesses shall provide adequate parking (which may include both on-street and
off-street parking) to be determined by the license official, or designee. \ehicles-used-by-the

developments with limited visitor parking (such as townhome or condominium areas) shall not be
permitted to generate additional traffic which causes clients or customers to park.



EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING
EAGLE MARCH 21, 2023
M O UNTATIN
TITLE: | RESOLUTION - A Resolution of Eagle Mountain City, Utah,
Approving an Economic Development Master Plan.
ITEM TYPE: | Resolution
FISCAL IMPACT:
APPLICANT:
GENERAL PLAN CURRENT ZONE ACREAGE COMMUNITY
DESIGNATION
PUBLIC HEARING: RECOMMENDATION:
No Staff recommends that the City Council approve a Resolution of
Eagle Mountain City, Utah adopting the Economic Development
PREPARED BY: Master Plan.

Evan Berrett, Admin

PRESENTED BY:
Evan Berrett

BACKGROUND:

ITEMS FOR CONSIDERATION:

The Economic Development Master Plan is a guidance document,
does not require any code changes, and does not specifically call out
businesses to seek out. Any actions that take place as a consequence
of this plan being approved are still subject to requirements of
existing code, The General Plan, and the general will of City Council.

REQUIRED FINDINGS:

PLANNING COMMISSION ACTION/RECOMMENDATION:

ATTACHMENTS:

RES--Economic Development Master Plan
Economic Development Master Plan - DRAFT



https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1840667/RES--Economic_Development_Master_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1838051/Eagle_Mountain_Economic_Plan_DRAFT_030723.pdf

RESOLUTION NO. R-  -2023

A RESOLUTION OF EAGLE MOUNTAIN CITY, UTAH, ADOPTING
THE EAGLE MOUNTAIN CITY ECONOMIC DEVELOPMENT MASTER PLAN

PREAMBLE
WHEREAS, the City Council of Eagle Mountain City, Utah, finds that it is in the public
interest to adopt the Eagle Mountain City Economic Development Master Plan, as set forth
specifically in Exhibit A;
BE IT RESOLVED by the City Council of Eagle Mountain City, Utah:

1. The Eagle Mountain City Economic Development Master Plan is hereby adopted, as
set forth specifically in Exhibit A.

2. This Resolution shall take effect upon its first publication or posting.

ADOPTED by the City Council of Eagle Mountain City, Utah, this 21% day of March, 2023.

EAGLE MOUNTAIN CITY, UTAH

Tom Westmoreland, Mayor

ATTEST:

Fionnuala B. Kofoed, MMC
City Recorder



CERTIFICATION

The above resolution was adopted by the City Council of Eagle Mountain City on the
21% day of March, 2023.

Those voting yes: Those voting no: Those excused: Those abstaining:
O DonnaBurnham O DonnaBurnham O Donna Burnham O Donna Burnham

Colby Curtis Colby Curtis Colby Curtis Colby Curtis

Jared Gray Jared Gray Jared Gray Jared Gray

Carolyn Love Carolyn Love Carolyn Love Carolyn Love

O O O 0O

O O O
O O O
O O O
O O O

Brett Wright Brett Wright Brett Wright Brett Wright

Fionnuala B. Kofoed, MMC
City Recorder
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Executive Summary

Eagle Mountain is one of the most rapidly growing cities in the nation. This vibrant young community,
largely composed of young families, is in Utah County, which offers the educational and workforce
advantages of two large universities, year-round recreational activities, and scenic views of the majestic
Wasatch mountains. Eagle Mountain has a significant amount of vacant land that has historically been
lower-priced than other areas of Utah County and that has been attractive to homebuyers and many
businesses. The challenge for Eagle Mountain is to keep up with its rapid growth, capitalize on economic
opportunities (i.e., highest and best use) at key infrastructure sites, attract high-paying businesses to the
area and expand retail development by providing goods and services to its residents.

Eagle Mountain is in Utah’s Cedar Valley, west of Utah Lake in northwest Utah County. The City has a total
area of over 50 square miles, making it one of the largest five cities in Utah. The City is bordered on the
north by Camp Williams Military Installation, to the east by Saratoga Springs, to the west by Fairfield and
Cedar Fort and to the south by unincorporated Utah County. Once known as a small rural community, Eagle
Mountain is experiencing explosive growth as development and growth pressures continue to expand
across the Wasatch Front.

The growth in Eagle Mountain has mainly been in the form of single-family homes, but retail and job centers
have also started to take shape. Eagle Mountain has a several retail shopping areas in the City that are
under development and has several industrial areas under construction.

According to the American Community Survey (2020), the largest employment industry within Eagle
Mountain is educational services and health care. The professional, scientific, management, administrative
and waste management services industry is also largely represented by the employed population in the
City. However, most residents travel outside of the City for employment, with an average round trip
commute time of over an hour.

As is shown in the following sections, Eagle Mountain has seen significant population growth, as evidenced
by the large number of building permits and housing starts. Eagle Mountain has historically been less
susceptible to notable increases in housing prices, but that trend has changed within the past few years
when Eagle Mountain has emerged as one of the most rapidly growing communities in Utah. While the
City’s recent rapid growth bodes well for retail development, it is also a factor in escalating home prices.
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Eagle Mountain is seeing rapid growth, as shown by the following number of new construction
residential building permits issued in the City which have been escalating rapidly over the past few

years.

O O O O O O

2016 -673
2017-920
2018 - 849
2019-1,113
2020-1,337
2021-1,585

Once considered a highly affordable community, Eagle Mountain has seen rapidly escalating home
prices over the past several years.

O O O O O O O

2016 - $257,500
2017 - $297,900
2018 - $317,750
2019 - $339,900
2020 - $359,160
2021 - $475,000
2022 - $585,000

Key characteristics of households in Eagle Mountain are as follows:

O O O O

Eagle Mountain has a young median age of 24.84 years; State median is 31.1.
Roughly 39 percent of Eagle Mountain’s population is under 18 years of age.
Eagle Mountain median household income is $101,801; State median is $79,133.
Eagle Mountain has a large household size of 4.23 persons; State median is 3.08.

Key characteristics of employment in Eagle Mountain are as follows:

Eagle Mountain employment to population ratio is 0.07; Utah County ratio is 0.41.
Average commute time to work for City residents is 33 minutes one way; average commute
time for County residents is 22.2 minutes one way.

Average wages paid in the City are $3,229 compared to $4,262 countywide.

Eagle Mountain has a labor force participation rate of 75%, higher than Utah County and
the State of Utah.

Eagle Mountain has an unemployment rate of 2.6%, higher than Utah County and the State
of Utah.

Eagle Mountain exports 95% of its total labor to other communities.

68% of the total labor force is employed in management, business, science, arts, sales, or
office occupations.

The two largest industries for the City are Professional, Scientific, Management, and
Administrative & Waste Management Services (17%) and Educational Services, and Health
Care & Social Assistance (21%), with a total of over 38% of the labor force employed in
those areas.

Key industries for the City to focus on are as follows:

O
O
o

Advanced Manufacturing
Aerospace & Defense
Outdoor Products & Recreation
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o Life Sciences & Healthcare Innovation

e There is a significant amount of retail leakage in the City due to a lack of retail goods and services
throughout the City:

o Current capture rate for retail goods and services is approximately 24 percent; therefore,
residents are making about $617 million in purchases annually outside of City limits.

o The buying power of Eagle Mountain residents can currently support about 1 million
square feet of retail space. With only a 50 percent capture rate, the City could have
500,000 square feet of retail space. By 2040, the buying power of City residents can
support roughly 3 million square feet of retail space; with a 50 percent capture rate, the
City could have 1.5 million square feet of space located within its boundaries.

o Major sales tax categories for the City to focus on are as follows:

= Food and Beverage Stores

= Building Material and Garden Equipment and Supplies Dealers
=  Food Services and Drinking Places

= General Merchandise Stores

= Motor Vehicle and Parts Dealers

e Infrastructure advantages

o Pony Express Parkway and Eagle Mountain Boulevard are expected to see steadily
increasing Average Annual Daily Trips (AADT) over the next ten years.

o The East Expressway and the Hidden Valley Rd are expected to help traffic move through
the east side of the City by 2030.

o The Cedar Valley Freeway is expected to travel just west of the City’s center at some point
in the future; however, that project does not have a projected completion date yet. This
will create more of a regional draw to the City, as well as providing for better transportation
access into and out of the City.

e Notable recent successes for Eagle Mountain

Facebook

Tyson Foods

Google

Eagle Mountain Town Center Marketplace, including Macey’s grocery store and Ace
Hardware

0 O O O

e FEagle Mountain has significant commercial development potential due to its rapidly growing
population, transportation infrastructure, and large amount of vacant land. Key future areas of
development are as follows:

North Bench
South Tech Campus
Town Center
Pole Canyon

0 O O O
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Strategies and Recommendations

Goal 1: Diversify the types of industries in Eagle Mountain while building on the existing notable employers,
thereby reducing commute times for residents through more local quality-job opportunities.

Action Item 1: Expand pool of contacts with business park developers and commercial real estate
brokers to better disseminate information on Eagle Mountain City.

Action Item 2: Publish recent successes in attracting quality businesses and create a marketing
strategy to attract future businesses of varying size and industry.

Action Item 3: Attend large trade shows, such as the IAMC (Industrial Asset Management Council)
or ICSC RECON, and meet with real estate representatives of targeted businesses.

Action Item 4: Identify expanding businesses, specifically technology, advanced manufacturing, life
sciences/health, recreation, and aerospace/defense industries and target for potential
recruitment.

Action Item 5: Work with large business park/office brokerage firms, Governor’s Office of
Economic Opportunity, and EDCUtah to identify new projects considering Utah for expansion.

Action Item 6: Establish policies for public assistance with desired business park development and
businesses that meet specific qualifications.

Performance Measures: Reduction in commute times, diversity of businesses locating in Eagle
Mountain, increase in wages paid in the City, large capital investment on a per acre basis.

Goal 2: Create destination retail and concept stores which will provide opportunities for customers to have
experiences that are not replicated online.

Action Item 1: Recapture lost sales (“leakage”) by focusing on those areas with the largest leakage
first, such as grocery stores, hardware stores and restaurants; publicize leakage numbers with
existing businesses (who may choose to expand their offerings) as well as at events such as ICSC.

Action Item 2: Create marketing materials of the identified sites with information attractive to
developers such as population growth projections, young median age, infrastructure, traffic
counts, etc. Use all available communication platforms to promote these areas.

Performance Measures: Increased City retail sales and sales tax revenues, reduced percent of
leakage, clusters of retail development (“gathering places”) in the City.

Goal 3: Implement a Business Retention and Expansion Program (BRE) to increase the employment base
within the community and foster small business development.

Action Item 1: Provide sales tax leakage information to specific businesses which show the
potential for business expansion opportunities within related industries as well as projected growth
in buying power over the next 10 years.

Action Item 2: Work with existing businesses to identify challenges to changing retail trends
including the need for drive-thru/pickup space, assistance with online retailing, etc. that can be
addressed through the City’s planning and zoning process.

|//

Action Item 3: Create a “Shop Local” program to create awareness and encourage residents to
support the businesses located throughout Eagle Mountain.

Action Item 4: Hold bi-annual “Lunch and Learn” with local brokers, developers, real estate
professionals and businesses.
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Performance Measures: Participation levels by existing businesses, higher sales per square foot for
existing businesses, greater community awareness of the businesses within the City.

Goal 4: Create and encourage recreational, educational and entertainment opportunities to improve the
quality of life for existing residents and draw outdoor recreation businesses to locate in Eagle Mountain.

Action Item 1: Identify and target specific outdoor retailers that may be a good fit for Eagle
Mountain.

Action Item 2: Create a marketing campaign using Eagle Mountain’s vast open space and trails to
tell the story of the natural amenities in the community and along the Wasatch Front.

Action Item 3: Identify and create outdoor events that draw visitors from outside of the City to
increase sales tax capture and highlight outdoor recreation and the City’s natural amenities.

Action Item 4: Pursue development of a satellite campus with special emphasis on workforce skills
training for desired businesses in Eagle Mountain.

Performance Measures: Development of more recreational, educational and entertainment
amenities in the City (i.e., skate park, splash pad, trails and trailheads, movie theaters, trade school,
satellite campus, etc.).
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Chapter One — Introduction
1.1 Demographics

Population

Eagle Mountain has an estimated 2022 population of 54,023. Between the 2010 and 2020 Census, the City
grew from a population of 21,415 to 43,623 (104% growth). Utah County grew by 28% (659,399 in 2020)
and the State of Utah grew by 18% (3,271,616 in 2020).

Income

Eagle Mountain has a median household income of approximately $101,801. This is above the Utah County
median ($82,893) and above the statewide median ($79,133)%

FIGURE 1: MEDIAN HOUSEHOLD INCOME

Median Household Income

$90,000
$80,000
$70,000
$60,000

$50,000
2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

=@==_Utah County ==@==Eagle Mountain
Source: ACS 2010-2020 Data
Household Size

The average household size in Eagle Mountain is 4.23 persons. In comparison, the average household size
in Utah County is 3.53 persons and 3.08 in the State of Utah.

Age Characteristics

Eagle Mountain has an extremely young median age — 27.2 years. In comparison, the median age in Utah
is 31.8 years; in the United States it is 38.8 years.

Education

Nearly 97 percent of the working population in Eagle Mountain (ages 25 and older) has a high school degree
or higher, while 35.4 percent of this populace has a bachelor’s degree or higher. For Utah County, 95.2
percent of the working populace (ages 25 and older) has a high school degree or higher, with 41.1 percent
having a bachelor’s degree or higher. Statewide, 34.7 percent have a bachelor’s degree or higher (2020
ACS).

Commute to Work

Approximately 73 percent of residents drove alone to work with a daily commute time averaging 33.2
minutes, one-way (2020 ACS).

! Eagle Mountain Retail Coach data & 2021 ACS

10
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1.2 Population Growth

Population has grown by close to 104% from 2010-2020? with population estimated at 54,023 in 2022.
Future growth in Eagle Mountain is also projected to be rapid, increasing by an estimated 5,200 persons
per year.

TABLE 1: EAGLE MOUNTAIN POPULATION GROWTH PROJECTIONS

YEAR POPULATION
2020 43,623
2021 48,823
2022 54,023
2023 59,223
2024 64,423
2025 69,623
2026 74,823
2027 80,023
2028 85,223
2029 90,423
2030 95,623
2031 100,823
2032 106,023
2033 111,223
2034 116,423
2035 121,623
2036 126,823
2037 132,023
2038 137,223
2039 142,423
2040 147,623

Source: United States Census 2020; review of building permits issued over past few years

This growth will allow for increased opportunities to attract retail and other commercial uses throughout
the City. Eagle Mountain is currently the fourth largest City in Utah County and has the potential to grow
to surpass Orem and Lehi.

The population growth in Utah County is also rapid. Between 2020 and 2021, the County grew by nearly
20,000 people and accounted for 33% of the State’s growth during that period®. Much of that growth is
occurring in the combined area of Eagle Mountain, Saratoga Springs, and Lehi, as these three cities each
appear in the top five cities in absolute population growth between 2021 and 2021. By themselves, these
three cities accounted for 23% of the State’s growth from 2020 to 2021.% The County is poised to grow by
approximately 183,098 persons over the next 10 years, or by 18,310 persons per year (Kem C. Gardner
Policy Institute).

2Source: U.S. Census Bureau, 2020: DEC Redistricting Data
3 Source: Kem C. Gardner Policy Institute
4 Source: Kem C. Gardner Policy Institute
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TABLE 2: UTAH COUNTY POPULATION GROWTH PROJECTIONS

Year Population
2020 664,258
2021 683,625
2022 702,943
2023 723,107
2024 743,547
2025 763,760
2026 783,392
2027 802,214
2028 820,156
2029 837,257
2030 853,711
2031 869,828
2032 886,041

Source: Kem C. Gardner Policy Institute

FIGURE 2: AREA POPULATION GROWTH, 2030
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FIGURE 3: AREA POPULATION GROWTH, 2040
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1.3 Land Use

The map on the following page shows existing land uses as described on tax rolls maintained by the Utah
County Assessor’s Office. This map reveals two centers of current development — one at the north end of
the City and the other in the central part of the City. It also shows the massive growth potential of Eagle
Mountain with its significant amount of vacant land.
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FIGURE 4: EXISTING LAND USE
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Not all developed land is shown in the most recent available data, and so the City’s Future Land Use Map

is also included to show planned land usage. The City’s plans show a mix of varied development patterns,
allowing for both residential, commercial, and industrial growth.
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FIGURE 5: FUTURE LAND USE MAP
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1.4 Housing
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Eagle Mountain has seen rapid growth over the past few years, with nearly five times the number of permits

issued in 2021 as in 2016.

TABLE 3: BUILDING PERMITS ISSUES BY RAPIDLY GROWING COMMUNITIES ALONG THE WASATCH FRONT

Cities 2016 2017
Saratoga Springs 1116 1116
Lehi 1060 1148
South Jordan 1574 520
Eagle Mountain 674 927
Herriman 979 991

Source: Construction Monitor

2018
1078
1466
1336

864
1173

2019
1165
1517
1424
1144
1181

2020
1725
1581
1946
1355

NA

2021
2149
1955
1942
1609
1078

Building permits for residential and commercial were analyzed to show the historic growth in Eagle
Mountain and surrounding communities. Eagle Mountain has strong permit numbers, with steady growth
rates and has the highest rate of residential permits (2021) compared to neighboring cities.

FIGURE 6: RESIDENTIAL BUILDING PERMITS
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Residential growth generates the demand for commercial growth which has also been strong in Eagle

Mountain.
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FIGURE 7: COMMERCIAL BUILDING PERMITS
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FIGURE 8: TOTAL BUILDING PERMITS
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Rapid growth has fueled home price increases, with median prices doubling over the past six years. Eagle
Mountain is still relatively more affordable than surrounding cities but is becoming less affordable than in
the past.
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TABLE 4: COMPARATIVE MEDIAN HOME PRICE INCREASES

Home Price %
Increase from Prior
Year

South Jordan
Saratoga Springs
Lehi

Eagle Mountain
Herriman

Median Home Price
South Jordan
Saratoga Springs
Lehi

Eagle Mountain

Herriman

2016

12.2%
11.0%
5.3%
5.3%
11.0%

$399,500
$332,000
$310,201
$257,500
$344,000

2017

17.6%
6.0%
11.1%
15.2%
5.2%

$470,000
$352,403
$345,500
$297,900
$361,957

Source: https://www.sltrib.com/homeprices/

2018

2.1%
0.7%
6.4%
6.7%
10.8%

$479,000
$355,000
$368,000
$317,750
$399,925

2019

5.4%
13.5%
2.9%
6.6%
5.6%

$505,000
$402,990
$378,900
$339,900
$422,446

2020

10.2%
4.7%
6.9%
5.6%
4.5%

$549,300
$424,000
$405,000
$359,160
$441,000

2021

22.7%
29.9%
37.0%
31.4%
38.7%

$675,000
$549,950
$554,650
$475,000
$613,000

[
—[ |

2022

23.1%
18.6%
21.7%
23.2%
14.9%

$825,000
$652,000
$675,000
$585,000
$704,527

It is interesting to note that the median home price in Eagle Mountain is now more expensive than in any
of the comparative cities (which are all higher-priced than Eagle Mountain) before 2021. Like most of the
Wasatch Front, Eagle Mountain has seen rapidly escalating home prices. However, in comparative cites,
Eagle Mountain has experienced the greatest change in prices, with the median home price increasing
127% between 2016 and 2021. This impacts economic development as employers need locations where
there is sufficient housing for their employees — and at affordable prices. The good news is that Eagle
Mountain is still relatively more affordable than surrounding communities.

The affordability index is calculated by dividing the average home price in a community by the average
household income. It should be noted that Saratoga Springs has a lower affordability index than Eagle
Mountain because of its higher median income, even with a higher average home price.

FIGURE 9: AFFORDABILITY INDEX
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Zions Public Finance, Inc. | March 2023

18



Eagle Mountain City, Utah | DRAFT Economic Development Master Plan

7]
F 1

FIGURE 10: BUILDING PERMIT UNITS (2014 —2022)
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The increase in home prices is accompanied by demand for more multi-family and townhome units which
keep prices down with smaller lots and somewhat smaller unit sizes. Figure 9 shows the growth in building
permits since 2014 and the increasing demand for multi-family units.

Eagle Mountain currently has an extremely high percentage of single-family units. Beyond single-family
units, the City primarily has townhome units throughout the City, with several multi-family buildings in the
northern part of the City. There are plans for future multi-family housing to be built in various areas of the
City, such as in the Pole Canyon development or Ivory Homes’ Overland subdivision.
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FIGURE 11: PERCENT OF SINGLE-FAMILY DETACHED HOMES
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Source: American Community Survey (ACS) 2020

Due to the City’s relatively young age as a city, there are very few homes that were built before 1990, with
the first bulk of the City’s homes being built in the decade around the City’s incorporation in 1996. Most of
the construction initially took place in the northern area of the City, with around two-thirds of the City’s
population residing in that area. While residential building was slow to pick up in the southern area of the
City, in the past few years, construction has exploded in this area, with building permits in the south
exceeding those issued in the north for the past several years.
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Chapter Two — Employment

2.1 Labor Market

This plan also studies which potential employment industries may be suitable for Eagle Mountain. Eagle
Mountain has a relatively low number of residents both living and working within the City. Most residents
travel outside of the City boundaries for employment, as shown on the map on the following page.

Zions Public Finance, Inc. | March 2023
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FIGURE 13: EAGLE MOUNTAIN LABOR FLOWS
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According to the Utah Department of Workforce Services (2020), Eagle Mountain has 465 firms in various
industries, with the largest segments including: construction; professional and business services; trade,
transportation and utilities; and education and health services. The manufacturing sector is a good fit for
Eagle Mountain and, although there are only nine manufacturing firms reported in the data below, the
wages are extremely good. In all other industry sectors, wages in Eagle Mountain generally lag wages in

Utah County.
TABLE 5: EAGLE MOUNTAIN 2020 LABOR MARKET

Avg. No. of Avg. Avg. Monthly
Industry Category . Total Wages
Firms Employment Wage
Mining* D D D D
Construction 127 756  $33,696,777 83,712
Manufacturing 9 13 $1,766,701 $11,630
Trade, Transp. &
i 59 368 514,326,193 $3,246
Utilities
Information 17 143 $7,631,909 $4,462

Zions Public Finance, Inc. | March 2023
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Avg. No. of Avg. Avg. Monthly Utah County Avg.
Industry Category . Total Wages
Firms Employment Wage Monthly Wage
Financial Activities 40 78 $3,323,157 $3,534 $5,807
Professional & Business
) 108 227 512,842,075 $4,709 $6,020
Services
Education & Health
} 54 452 $8,940,707 $1,650 $3,187
Services
Leisure & Hospitality 15 194 $2,369,637 $1,016 $1,437
Other Services 20 67 $2,223,727 $2,745 $2,831
Government 14 902  $36,587,834 $3,379 $3,403
Total 465 3,228 $125,064,751 $3,229 $4,262

Source: Utah Department of Workforce Services, Workforce Research & Analysis, Annual Report of Labor Market Information, 2020

*D/ not shown to avoid disclosure of individual firm data, therefore, will not add to City total

2.2 Current Employment

The 2020 American Community Survey estimates the total available labor force (population 16 years and
over) in Eagle Mountain City to be 19,572. Of that, 14,764 individuals are in in the labor force and 14,117
individuals are employed, with an unemployment rate of only 2.6%. There are also a total of 129 individuals
currently serving in the armed forces from Eagle Mountain City.

The City experiences slightly higher unemployment rates than Utah County (2.1%) and the State as a whole
(2.4%). Overall, the City has a labor force participation rate of only about 75%, which is higher than both
Utah County (69.7%) and the State (68.6%). Although it has a high labor participation rate, there are several
larger trends that may be keeping this rate from being higher.

Almost 3,000 individuals in the City fall within the 15- to 19-year-old band in the City and, for those that
are 16 or older, it is likely than many of these individuals are not interested in participating in the labor
force while in school, or do not have easy access to part-time employment. Additionally, 48% of the
individuals 16 or older are female, yet only 39% of the labor force is female. This lower participation rate
may be partially due to both the median age and average household size in the City. Many households may
need, or prefer, an adult to not work to be a householder, and based on labor participation rates, this falls
more on females.

It is possible that doing the following may help to increase the labor participation rate for the younger
demographic and for females:

e Increase number of jobs available within Eagle Mountain City that provide close access to
employment.
e |ncrease number of jobs available that allow for part-time or flexible work schedules.
e Increase childcare providers within the City to allow more opportunities for both adults in a
household to participate in the labor market.
The following tables show the occupation categories and industries for those who are in the labor market.

TABLE 6: EAGLE MOUNTAIN LABOR FORCE, BY OCCUPATION

Occupation Type Number of Workers Percent of Total
Management, Business, Science, and Arts Occupations 5,972 42.30%
Service Occupations 1,614 11.43%
Sales and Office Occupations 3,642 25.80%
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Occupation Type Number of Workers Percent of Total
Natural Resources, Construction, and Maintenance Occupations 1,542 10.92%
Production, Transportation, and Material Moving Occupations 1,347 9.54%

Total 14,117 100.00%

Source: 2020 American Community Survey, 5-year Estimates

TABLE 7: EAGLE MOUNTAIN LABOR FORCE, BY INDUSTRY

Industry Type Number of Percent of
Workers Total

Agriculture, Forestry, Fishing & Hunting, and Mining 144 1.02%
Construction 1,257 8.90%
Manufacturing 1,237 8.76%
Wholesale Trade 425 3.01%
Retail Trade 1,659 11.75%
Transportation & Warehousing, and Utilities 457 3.24%
Information 625 4.43%
Finance & Insurance, and Real Estate & Rental & Leasing 914 6.47%
Professional, Scientificc, Management, and Administrative & Waste

. 2,465 17.46%
Management Services
Educational Services, and Health Care & Social Assistance 2,969 21.03%
Arts, Entertainment, Recreation, and Accommodation & Food Services 721 5.11%
Other Services, Except Public Administration 850 6.02%
Public Administration 394 2.79%
Total 14,117 100.00%

Source: 2020 American Community Survey, 5-year Estimates

A full 68% of the total labor force is employed in what are viewed as traditionally office-based occupations.
This is useful information, and when combined with the specific industry of these workers, it can aid the
City is targeting businesses or industries to make use of the current labor force in the community. The two
largest industries for the City are Professional, Scientific, Management, and Administrative & Waste
Management Services and Educational Services, and Health Care & Social Assistance, with a total of over
38% of the labor force employed in those areas. These are areas where they City may be able to target
employers or industries in these fields, to take advantage of the current labor force and reverse the labor
flow trends. This would have a positive impact on the traffic leaving the City, as well as provide more
daytime population for retailers.

This does not mean that the City cannot be successful in attracting other industries. For those industries,
there may need to be more of a regional employment outlook or opportunities to draw from the larger
labor market. As the City continues to grow, it will be important to monitor labor trends to see if they are
keeping the City competitive in providing an educated workforce for their desired industries.

The principal employers in Eagle Mountain are shown in the table on the following page.

TABLE 8: EAGLE MOUNTAIN PRINCIPAL EMPLOYERS

Company Name Address Employees

Tyson Fresh Meats, Inc. 3817 N Tyson Pkwy 250-499

Applicant Pro Holdings 3688 E Campus Dr 100-249
24
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Company Name Address Employees
CR Mgmt Inc 4137 Pony Express Pkwy 100-249
Cedar Valley High 1389 Aviator Ave 100-249
E2 Optics LLC 9511 N Mount Airey Dr 100-249
Eagle Mountain City 1650 E Stagecoach Run 100-249
Facebook, Inc. 1275 North Community Cir 100-249
Frontier Middle School 1427 Mid Valley Rd 100-249
Jobmatch LLC 3688 Campus Dr Ste 150 100-249
Ridley's Family Markets 4045 E Pony Express Parkway 100-249
Western Partitions, Inc. 1499 N Pony Express Pkwy 100-249

Source: Department of Workforce Services, Firm Find

2.3 Employment Projections

Employment growth is projected to be rapid in Eagle Mountain. While swift employment growth is also
projected for Saratoga Springs, Eagle Mountain has much more land available for expansion opportunities.
Eagle Mountain should continue to target those industries expanding or relocating to Utah with a focus on
companies with high-paying jobs.

FIGURE 14: AREA EMPLOYMENT GROWTH, 2030
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FIGURE 15: AREA EMPLOYMENT GROWTH, 2040
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Attracting new employment to Eagle Mountain will require a focus on transportation access and the
educated workforce of its growing population. Relatively lower housing costs, quality of life and proximity
to recreation offerings, position Eagle Mountain as an ideal location to attract a wide range of employers
and provide a high quality of life to employees.

As land along the I-15 corridor, and locations to the east, increasingly fill up, Eagle Mountain City will
experience additional “spill-over” from businesses looking to expand to Utah. Combined with the
commercial opportunities currently available in the City, it is likely that large commercial entities will be
attracted to the City. Through increased focus on proactively marketing the City to these businesses,
highlighting the strengths of the area, the City will be able to continue to see success in this area. In these
efforts, it is important to coordinate with regional and state-wide partners to maximize the opportunities
available to the City.

Chapter Three — Workforce Development & Talent Attraction

Workforce development and talent attraction are the processes by which communities and organizations
help to grow a talent base necessary to support business growth. Across the State, communities are
experiencing challenges in providing a workforce to meet the needs of businesses. Among the challenges
are concerns over the rising cost of living (i.e., inflation, housing prices, rental costs), lack of transportation
options (including mass transit), and access to childcare. Workforce development and talent attraction have
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traditionally been in the realm of larger regional or state-wide organizations, but Eagle Mountain can
consider efforts to overcome these challenges and assist in developing a strong local workforce.

3.1 Partnerships

The City should foster relationships with organizations that primarily focus on, or support, workforce
development. At the state level, the City can deepen connections with the Governor’s Office of Economic
Opportunity (GOEO) and the Economic Development Corporation of Utah (EDCU). It would also benefit the
City to work closely with the Department of Workforce Services to understand current workforce trends
and to help connect businesses with resources to help find employees.

The City should also maintain strong, positive relationships with major employers in the City to understand
workforce needs and challenges to collaborate on initiatives. Business interviews conducted during
Business Retention & Expansion visits can aid the City in discovering these needs.

There are various industry groups, such as the Utah Manufacturer’s Association, which serve as advocacy
groups and often will engage in efforts to support workforce development. By connecting to, and looking
for creative partnerships, the City may find ways to support workforce development in the community.

3.2 Education

Education at all levels plays a major role in workforce development initiatives. In Utah there are many
programs that link education with industry, to prepare students to enter the workforce. Some of these
programs include:

Learn & Work in Utah

Utah Aerospace Pathways Program
Talent Ready Apprenticeship Connection
Talent Ready Utah

Working with education providers, such as Alpine School District and MTech, is crucial to effective
workforce development in the City. These providers can connect students to businesses and help create
programs that will allow for optimal workforce preparation. For many industries, technical colleges play a
large role in this process. Beginning in high school, students can take part in apprenticeships with various
businesses and even begin the process of earning technical certificates in a variety of courses. These
certificates set graduating students apart from others, both professionally and financially. A study
conducted in 2019 found a “32 percent increase in wages” for students who completed a technical
certificate.® The City can support these initiatives by enhancing information on City marketing materials to
increase awareness of the various programs.

3.3 Housing

Housing also plays a role in both workforce development and talent attraction. The City has opportunities
to build itself economically through both small business and large-scale development. Each group requires
housing for employees. The following tables show the median mortgage costs and median rents for various
rental types from 2000 to 2022.

5 “Utah’s Technical Colleges Manufacture a Skilled Workforce,” Jim Taggart, MFG Utah, 2021, Issue 3, 12.
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TABLE 9: UTAH COUNTY MONTHLY MORGTAGE COSTS OVER TIME

2000 2010 2020 2022 Percent Change
$1,148 $1,500 $1,672 $1,754 52.79%
Source: U.S. Census Bureau

TABLE 10: UTAH COUNTY RENTAL PRICES OVER TIME

Unit 2000 2010 2020 2022 Percent Change
Average $896 $1,000 $1,213 $1,475 64.62%
Studio $710 $792 $961 $1,126 58.59%
1-Bed $740 $826 $1,020 $1,256 69.73%
2-Bed $909 $1,015 $1,208 $1,488 63.70%
3-Bed $1,097 $1,224 $1,500 $1,777 61.99%
4-Bed $1,435 $1,599 $2,142 $2,371 65.23%

Source: Kem C. Gardner Policy Institute

During the same time, the median household income increased only 57.69% from approximately $52,000
to $82,000.° Mortgage costs kept up well with incomes, but rental prices grew more rapidly. This is
significant for service-based industries and industries that have lower income levels. The rising costs of
housing make it increasingly difficult for lower wage earners to afford living in a community. This has an
impact on the employees that are willing, or can afford, to commute to an employer. This also can create
situations where multiple adults in a household need to work, creating potential issues with having
necessary childcare.

While the City cannot solve the housing affordability crisis, it can take measures to help create sufficient
housing to support the levels of economic activity it desires. This can include housing of all types and sizes,
to support many wage levels. Without a blend of housing, the City could experience shortages of workforce
housing. This has notably created issues in several communities in Utah but could become more
widespread.’

The City has access to affordable housing funds due to several large CRAs created in recent years. State
Code gives the City, through its redevelopment agency, to use these funds to assist in efforts to create ease
housing affordability issues. Using these funds, and partnering with key groups, the City can help provide
for projects, and housing, which will serve its potential workforce.

In addition to housing, the City can have help in talent attraction through participation in various
transportation options. Through effective transportation planning the City can expand its talent pool and
draw employees from a wider area, as well as provide additional job opportunities for residents. The City
should explore how these transportation needs fit into its overall transportation strategies.

Access to childcare can be a major hurdle for potential jobseekers. The City can help by targeting some
commercial development searches to these users and work with developers to prepare for these uses in
areas where the City anticipates major job centers.

3.4 Quality of Life

As companies explore expansions options throughout the country, quality of life is increasingly cited as an
important criterion in the decision-making process. Amenities that impact the quality life are varied,

6 Utah Department of Workforce Services
7“Where Should Park City Employees Live,” Utah Business, October 15, 2021.; “Moab housing crisis demands
solutions as workers struggle to find places to live,” KSL.com, May 6, 2022.
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including retail shopping options, open space, trails, recreation, and entertainment options. The City has
unigue recreation opportunities due to its location and emphasis on trails and open space. Enhancing and
marketing these features will support the City’s efforts to attract talent to the City. Additionally, the City
can prioritize increased retail and entertainment offerings in its retail centers to provide these amenities
to its citizens.

Chapter Four — Retail Development
4.1 Sales Leakage and Capture Rates

A sales gap analysis is conducted to estimate the amount and type of purchases being made by Eagle
Mountain residents outside of Eagle Mountain. Hence, the term “leakage” reflects sales that are lost to
other communities. The analysis consists of first calculating the “average” expenditures made, per capita
or per household, in the State of Utah in various retail categories using the North American Industry
Classification System Codes (NAICS codes) as recorded by the Utah State Tax Commission. Total sales in
Eagle Mountain, by NAICS code category, are then divided by the total population and compared to average
per capita sales in the State of Utah. Where Eagle Mountain residents show higher purchases in NAICS code
categories, it is assumed that Eagle Mountain captures additional consumers from the larger regional area
for these types of purchases. Where purchases per capita are lower in Eagle Mountain than in the State of
Utah in purchases in NAICS code categories, it is assumed that Eagle Mountain residents are leaving the
community to make these types of purchases elsewhere.

The table below identifies areas of strength (i.e., where Eagle Mountain is a regional provider of goods and
services) which are shown with positive numbers in the Leakage column and numbers higher than 100
percent in the Capture Rate column. Where Eagle Mountain residents are leaving the community to make
their purchases elsewhere, the estimated amount of lost purchases in the Leakage column is shown as a
negative number and with a capture rate that is less than 100 percent within the Capture Rate column.

TABLE 11: EAGLE MOUNTAIN SALES TAX LEAKAGE, 2021

NAICS Code Categories 2021 Leakage 2021 Capture Rate

Nonstore Retailers $3,987,541 104.40%

Museumes, Historical Sites, and Similar
N (5931,589) 0.03%
Institutions

Performing Arts, Spectator Sports, and

Related Industries (51,544,647) 1.64%
Personal and Laundry Services (54,299,073) 18.76%
Gasoline Stations (57,753,654) 64.41%
Health and Personal Care Stores (57,870,529) 16.69%
Electronics and Appliance Stores (510,102,192) 48.93%
Amusement, Gambling, and Recreation

, ($11,535,636) 2.86%
Industries
Repair and Maintenance (517,689,667) 17.92%
Sporting Goods, Hobby, Book, and Music

(518,688,859) 13.08%
Stores
Furniture and Home Furnishings Stores (518,695,083) 7.21%
Miscellaneous Store Retailers (521,383,641) 32.53%
Clothing and Clothing Accessories Stores (525,084,834) 21.92%
Accommodation ($33,895,369) 0.92%
29
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NAICS Code Categories
Food and Beverage Stores
Building Material and Garden Equipment
and Supplies Dealers
Food Services and Drinking Places
General Merchandise Stores
Motor Vehicle and Parts Dealers
TOTAL
Source: Utah State Tax Commission, ZPFI

2021 Leakage
(553,699,357)

($72,414,824)

($79,160,502)
($109,347,200)
($126,426,076)
($616,535,192)
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2021 Capture Rate

31.03%

10.96%

7.28%
5.32%
1.23%
23.95%

Overall, Eagle Mountain reflects a total capture rate of close to 24 percent of resident sales, indicating that
the City is capturing far less than its “fair share” of retail sales compared to other communities. Over S600
million in sales annually is lost to other communities, representing a massive opportunity for the City to
focus on to capture more of those retail sales, and the sales tax revenue that is associated with those sales.

Significant leakage is shown in the following retail categories, which are areas of opportunity for future

retail development within the City:

e Motor Vehicle and Parts Dealers
e General Merchandise Stores
e Food Services and Drinking Places

e Building Material and Garden Equipment and Supplies Dealers

e Food and Beverage Stores

e Accommodation

e Clothing and Clothing Accessories Stores

e Sporting Goods, Hobby, Book, and Music Stores
e Furniture and Home Furnishings Stores

e Electronics and Appliance Stores

4.2 Competitive Market Leakage Analysis

Eagle Mountain has many opportunites to increase its retail draw and attract new consumers from
forecasted population growth. A review of capture rates of surrounding communities shows that Eagle
Mountain is capturing a much lower percentage than Saratoga Springs, Lehi, Herriman and Riverton.

TABLE 12: COMPARATIVE RETAIL SALES CAPTURE RATES, 2021

NAICS Code Categories Eagle Mountain
Motor Vehicle and Parts Dealers 1%
Furniture and Home Furnishings Stores 7%
Electronics and Appliance Stores 49%
Build. Material, Garden Equip. and Supplies 11%
Dealers
Food and Beverage Stores 31%
Health and Personal Care Stores 17%
Gasoline Stations 64%
Clothing and Clothing Accessories Stores 22%
Sporting Goods, Hobby, Music and Book

13%

Stores
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Saratoga Springs
14%

6%

29%

21%

134%
24%
29%
26%

10%

Lehi
80%
40%
130%

52%

104%
44%
82%

196%

144%

Herriman
6%
6%
9%

7%

80%
52%
63%
23%

9%

Riverton
15%
14%
62%

171%

67%
117%
53%
128%

67%
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NAICS Code Categories

General Merchandise Stores
Miscellaneous Store Retailers
Nonstore Retailers

Arts, Entertainment and Recreation
Accommodation

Food Services and Drinking Places

Other Services-Except Public Administration

Total
Source: Utah State Tax Commission, ZPF|
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Eagle Mountain
5%

33%

104%

3%

1%

7%

18%

24%

Saratoga Springs

273%
17%
98%
74%

2%
75%
58%
82%

Lehi Herriman Riverton
103% 23% 113%
54% 16% 71%
131% 94% 109%
54% 12% 41%
46% 3% 2%
106% 40% 89%
61% 16% 115%
94% 33% 82%

By analyzing the retail sales of neighboring communities in comparison to Eagle Mountain, potential areas
of growth and opportunity may be realized.

Taxable sales per capita in Eagle Mountain, for all retail goods and services, are the lowest of any of the
comparative cities, with the exception of Herriman.

TABLE 13: COMPARATIVE RETAILS SALES PER CAPITA

Motor Vehicle

City Parts and
Dealers/Per
Capita
Eagle
Mountain S44
Saratoga
Springs 5485
Lehi $2,661
Herriman $210
Riverton S441
South Jordan $6,446
Utah County $3,022
Utah $3,108

Source: Utah State Tax Commission, ZPF|
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General Food Services
Merchandise and Drinking
Stores/Per Places/Per
Capita Capita
$229 $424
$8,711 $1,758
$3,100 $2,361
$735 $958
$3,098 $1,792
$6,163 $2,354
$3,213 $1,755
$2,804 $2,073

Food and

Beverage

Stores/Per
Capita

$680

$2,873
$2,107
$1,744
$1,239
$2,008
$1,451
$1,891

Gasoline
Stations/Per
Capita

$402

$176
$466
$382
§274
$§299
$353
$529
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FIGURE 16: COMPARATIVE TAXABLE SALES PER CAPITA
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Source: Utah State Tax Commission, 2020 ACS, ZPFI
FIGURE 17: COMPARATIVE TAXABLE SALES GROWTH
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While taxable sales in Eagle Mountain have seen some growth over the past few years, given the recent
rapid housing growth, it appears that Eagle Mountain is ready to take off in this area.

4.3 Retail Sales by Economic Node

While the City overall is affected by sales leakage and capture rates, each economic node has a different
character in its type of sales and its performance as a retail center now and planned for future commercial
use. Some nodes are not really retail centers at all but serve other purposes such as employment centers
or medical office campus. The maps on the following page show several economic nodes in the City.

FIGURE 18: MAJOR ECONOMIC NODES

Legend Commercial Centers and Businesses

E Eagle Mountain Boundary

E Commercial Center

© Business

Fairnatd

Source: Eenl MaxarrEarthstaliG eographics, and the GIS Usef

The economic node along Pony Express Parkway in the northeast corner of the City contains two small
commercial areas on the intersection of Ranches Parkway and Porter’s Crossing Expressway. The Porter’s
Crossing intersection has one of the two grocery stores in the City. This Ridley’s grocery store used to be
the only grocery store until the Macey’s located in the City Center opened in 2022. There are also auto
services stores, medical uses, a credit union, and restaurants in this area. A second major phase of this
development is anticipated to begin construction in 2023, bringing additional restaurants, general retailers,
office space, and the possibility of a hotel to the area.

The Ranches Parkway intersection is a smaller commercial area with a gas station, several medical uses,
and a few restaurants. A mixed-use commercial building is under construction that will bring a new
restaurant, several retail establishments, and fourteen one-bedroom apartments to the City. This is the
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first mixed-use building of its kind in the City. The final vacant corner of the Ranches Parkway intersection
is planned to contain additional restaurants and a hotel on the site.

Eagle Mountain City, Utah | DRAFT Economic Development Master Plan

The City Center node is currently under development, as shown later in this report, but currently has the
City’s newest grocery store in the Macey’s that opened in 2022. Many of the stores in this economic node
have opened recently bringing more eating, service, and fuel options to the central part of the City. This
area is expected to continue to be a focal point of development in the City as additional retail and office
uses are constructed in future phases of this development.

4.4 Growth in Buying Power

Eagle Mountain is poised to capture not only existing retail sales leakage but also increased sales from its
rapid population growth and the accompanying increase in buying power. In 2021, the average sales per
capita in Utah reached nearly $15,600.

TABLE 14: AVERAGE SALES PER CAPITA IN UTAH

Category Utah per Capita
Motor Vehicle and Parts Dealers $2,934.13
Furniture and Home Furnishings Stores $461.88
Electronics and Appliance Stores $453.45
Building Material and Garden Equipment and Supplies Dealers $1,864.34
Food and Beverage Stores S1,784.89
Health and Personal Care Stores $216.55
Gasoline Stations $499.39
Clothing and Clothing Accessories Stores $736.52
Sporting Goods, Hobby, Book, and Music Stores $492.89
General Merchandise Stores $2,647.59
Miscellaneous Store Retailers $726.52
Accommodation S784.22
Food Services and Drinking Places $1,957.07
Total $15,559.44

Source: Utah State Tax Commission; ZPF|

This means that for every additional person living in Eagle Mountain, there is increased buying power of
nearly $15,600 annually. Assuming an additional 16 to 20 retail square feet per capita, the following table
takes the projected population growth in the City and calculates the resulting additional sales that will occur
as well as the demand for retail square feet generated by new development. The last column in the table
estimates the total retail square footage in Eagle Mountain assuming an overall capture rate of 50 percent
for existing and new residents. Currently, the City has approximately 380,000 square feet of retail space
throughout the City.

TABLE 15: GROWTH IN BUYING POWER AND SUPPORTABLE SQUARE FOOTAGE

Total SF Supportable SF at

Year Population  Total Buying Power

Supportable 50% Capture Rate
2020 43,623 $678,749,451 872,460 436,230
2021 48,823 $759,658,539 976,460 488,230
2022 54,023 $840,567,627 1,080,460 540,230
2023 59,223 $921,476,715 1,184,460 592,230
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Total SF Supportable SF at
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Year Population  Total Buying Power

Supportable 50% Capture Rate
2024 64,423 $1,002,385,803 1,288,460 644,230
2025 69,623 $1,083,294,891 1,392,460 696,230
2026 74,823 $1,164,203,979 1,496,460 748,230
2027 80,023 $1,245,113,067 1,600,460 800,230
2028 85,223 $1,326,022,155 1,704,460 852,230
2029 90,423 $1,406,931,243 1,808,460 904,230
2030 95,623 $1,487,840,331 1,912,460 956,230
2031 100,823 $1,568,749,419 2,016,460 1,008,230
2032 106,023 $1,649,658,507 2,120,460 1,060,230
2033 111,223 $1,730,567,595 2,224,460 1,112,230
2034 116,423 $1,811,476,683 2,328,460 1,164,230
2035 121,623 $1,892,385,771 2,432,460 1,216,230
2036 126,823 $1,973,294,859 2,536,460 1,268,230
2037 132,023 $2,054,203,947 2,640,460 1,320,230
2038 137,223 $2,135,113,035 2,744,460 1,372,230
2039 142,423 $2,216,022,123 2,848,460 1,424,230
2040 147,623 $2,296,931,211 2,952,460 1,476,230

Source: Utah State Tax Commission; ZPF|

Eagle Mountain should easily be able to capture 50 percent of sales within City limits in the short term,
given that that capture rates for Saratoga Springs and Lehi are 82 percent and 94 percent, respectively. In
the longer term, as more development occurs on the west side of Utah Lake, Eagle Mountain should be
able to increase its capture rate even higher as it is located on the major transportation route to the west.
However, at the present time, Eagle Mountain is hampered by the lack of employment within the City and
the number of commuters who leave the City each day, thereby making many of their purchases close to
their workplace.

4.5 Retail Market Share and Analysis

Strong population and employment growth
are fueling the need for additional retail ClickandBuy
throughout the State. Slightly offsetting,

however, are trends for more online shopping,
fueled partially by the COVID pandemic, which
has had a significant effect on retail brick-and-
mortar space needs per capita.

Average retail space needs averaged between .
20 and 25 square feet per capita over 10 years
ago. Today, Price Waterhouse Coopers
suggests that this number has decreased to
about 16 square feet.®

8 Byron Carlock, head of U.S. real estate development, Price Waterhouse Coopers
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Due to the changing retail environment, stores are reacting to needed changes which include the following:

Eagle Mountain City, Utah | DRAFT Economic Development Master Plan

e Concept stores — opportunities for customers to have experiences that are not replicated online

e Distribution stores — stores which allow for drop-off deliveries from online services — results in
quicker shipping times and reduced costs

e Fateries — eateries are adapting to Uber Eats and other delivery services, leading to reduced table
space, larger kitchens, and a greater need for pick-up capacity

The following retail highlights are noted for Utah:

e Doing well — Grocery stores, automobile services, eateries, “concept” stores
e Faring poorly — Clothing stores, toy stores, jewelry stores, department stores, anything struggling
with competing with online shopping

Retailers have shown that they require certain demographic conditions to consider store expansions or
locating to new areas. Some of these criteria are highlighted below:

e Strong traffic counts — multiple points of access

e Growing population countsin 1, 3, 5-mile radii

e Daytime populations — typically requires an office presence

e Destination locations — customer draws (parks, entertainment options, etc.)

e Retailers are looking more closely at which demographics are more likely to shop online, and are
looking for areas which support traditional retail activity

Most retailers have requirements for traffic, household income and population that are generally met by
Eagle Mountain. Where there may be current shortcomings in Eagle Mountain’s statistics, these retail types
may place additional weight on the population and growth advantages, thereby discounting the need to
fully fill the transportation requirements. A list of businesses looking to expand is included in Appendix F.
Appendix E shows existing stores within a 25-mile radius of Eagle Mountain, along with the distance
necessary to reach each store.

The sales tax leakage analysis indicates that the City is only capturing its fair share of taxable sales with
nonstore retailers. In each of the remaining categories, the City shows moderate to extreme sales tax
leakage. Focusing on each of those areas could yield positive benefit for the City, but would be difficult to
do considering regional competitors, the City’s location, and the relatively low daytime population of the
City. despite this, there are tremendous opportunities in the near and distant future, for the City to begin
to capture additional retail sales, and to preserve land in preparation for additional commercial growth.
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While the City may be missing over $S600 million in taxable sales, by focusing on the largest areas of leakage,
or categories that do not have regional competition, the City will be able to prioritize sales tax categories
that have the most potential for recapture and growth.

TABLE 16: LARGEST AREAS OF LEAKAGE IN EAGLE MOUNTAIN, 2022

NAICS Code Category Eagle Mountain Leakage Capture Rate
Food and Beverage Stores ($53,702,438) 31.03%
Building Material and Garden Equipment and Supplies Dealers ($72,421,614) 10.95%
Food Services and Drinking Places ($79,161,202) 7.28%
General Merchandise Stores ($109,347,200) 5.32%
Motor Vehicle and Parts Dealers (5126,437,722) 1.22%

Source: Utah State Tax Commission; ZPF|

Food and Beverage (Grocery Stores) — The City is currently capturing only 31 percent of its grocery
purchases, while neighboring Saratoga Springs is capturing 134 percent. Clearly, Eagle Mountain residents
are traveling to Saratoga Springs to make these types of purchases. However, grocery stores are one area
where residents prefer to shop closer to home for convenience and because of the need to transport,
quickly, frozen items purchased. With Macey’s opening in 2022, it is likely that the City will capture more
of the sales in this category.

FIGURE 19: LOCAL GROCERY STORES
WS Jobt pesar e — g = o T, | ) N T N
T A : cal Grocery Stores |
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D Eagle Mountain Boundary
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Grocery Stores
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It generally takes a population of at least 20,000 people to support a grocery store.’ In the past, the
traditional size of a grocery store has averaged 55,000 square feet. Newer trends are for smaller stores of
roughly 30,000 square feet with a large emphasis on prepared foods. Based on these standards, Eagle
Mountain can currently support two grocery stores, and three grocery stores by 2024.

Eagle Mountain City, Utah | DRAFT Economic Development Master Plan

Because of the large leakage in Eagle Mountain in general merchandise, there is the potential for a grocery
store to also offer general merchandise, such as a Smith’s Marketplace. However, with the location of
Smith’s Marketplace in Saratoga Springs, Eagle Mountain may be better suited to pursue a Target, Walmart,
or another company not located in proximity. Even though there Walmart is located in Saratoga Springs,
there are circumstances where Walmart will consider adjacent locations within 4 miles, so there are
indications that the City may be able to attract a Walmart as well.

Building Materials and Garden Equipment and Supplies Dealers — Eagle Mountain currently captures only
11 percent of retail sales in this category. Given all the growth taking place in Eagle Mountain, as well as
escalating transportation costs, Eagle Mountain could benefit from a retailer who could provide these
goods and services within the City. It appears that many of these purchases are currently being made at
Home Depot in American Fork and at Lowe’s in Lehi. A Home Depot is planned for construction in Saratoga
Springs, but the City could explore a Lowe’s location in Eagle Mountain City.

Ace Hardware — 6,500 population in 3-mile range. Average household income of $45,000
The Home Depot — 55,000 population in 10-mile range. Average daily traffic count of 11,000 trips
Lowes — 60,000 population in 10-mile range. Average daily traffic count of 25,000 trips

Food Services and Drinking Places — Again, Eagle Mountain is showing significant leakage in restaurants and
fast-food eating places. This is not surprising given the large number of commuters outside of the City who
will thereby purchase their lunch food outside of City limits. Increasing the daytime population of Eagle
Mountain will aid in the development of future food service establishments. Appendices E and F show
eating establishments already located within the local area, as well as those most looking to expand in the
future. Requirements for selecting a location vary significantly between retailers as shown in the examples
below:

Olive Garden — 125,000 population in 15-minute drive time. Average 8,000 square feet, 1.0-2.5
acres, parking at more than 10.0 per thousand

Jamba Juice — population more than 45,000 within 2.0 miles — daytime employment greater than
15,000 within 2.0 miles — average age less than 38 within 2.0 miles. Average 1,200 square feet,
parking more than 5.5 per thousand, end cap, pad, or corner

Golden Corral — 45,000 population within 15-minute drive time. Average 9,000 square feet

General Merchandise Stores — The City is currently only capturing approximate 5% of its sales tax in the
general merchandise category. General merchandise stores generally require 140,000 to 200,000 square
feet for super centers and parking at 4.5 to 6.0 per thousand.

TJ Maxx — population minimum of 100,000 in a 3-mile area, with proximity to high-traffic tenants,
grocery stores, clothing stores, bath, and home stores; require mid-to-upper incomes, higher
percentage of female population; average size of 30,000 square feet, parking at a minimum of 5.0
spaces per thousand

9 https://www.bizjournals.com/tampabay/news/2017/03/15/if-we-have-too-many-grocery-stores-what-does-
the.html#:~:text=0n%20average%2C%20it%20takes%2020%2C000,in%20grocer%2Danchored%20real%20estate.
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Family Dollar — median incomes below $60,000 in 1-mile radius, desire grocery-anchored centers,
average 8,500 square feet, parking more than 3.5 per thousand
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Costco — suburb locations with minimum of 75,000 population within five miles. Will look at
growing demographics within a 20-mile radius, near access to a major arterial required. Average
store sizes of 145,000 square feet, parking typically required at 6.0 per thousand

Wal-Mart — minimum population of 100,000 in three miles, major arterials in immediate area
(40,000 ADT), avoid high or extra low-income areas

Motor Vehicle and Parts Dealers — One of the lowest capture rates for the City is with the motor vehicle
and parts dealer category, at only 1.22%. This represents a potential loss of over $100 million in annual
sales. Auto dealers, even used car lots, would be an attractive use to add to the City. However, due to
current market pressures with new and used cars, and the City’s distance from a major transportation
corridor, this may be a more difficult use for the City to attract at this time. Land near Eagle Mountain
Boulevard may work well for this use in the future, but land would need to be preserved for this use until
it becomes practical, such as when SR-73 is expanded, or the Cedar Valley freeway is built.

As the table below shows, all stores are not equal in the benefit they provide to the City. While Eagle
Mountain is eager to attract retail, it should also be cognizant of its most key retail sites and seek to attract
those businesses with the highest sales per square foot, thereby generating higher sales tax revenues for
the City.

TABLE 17: COMPARATIVE RETAIL SALES PER SQUARE FOOT

Average Store Size Fiscal Impact to

Tenant Avg. Sales Per Sq. Ft. .
(square feet) City*
Olive Garden S540 8,000 $21,600
Denny’s $330 4,200 $6,930
Costco $1,050 145,000 $761,250
Burger King S140 3,200 S2,240
Wendy’s $280 3,200 $4,480
Walgreen's S760 14,100 $53,580
Black Bear Diner S480 5,300 $12,720
Outback Steakhouse S540 6,200 S16,740
Chili’s $420 5,200 $10,920
PapaJohn’s $200 1,300 $1,300

Source: ZPFI

Chapter Five — Industrial & Commercial Development
5.1 Targeted Industries

Eagle Mountain has expereienced success with recruiting desired industrial and commercial businesses to
the City. These include Meta, Tyson Fresh Meats, Google, LBl Satellite, and Dominion Energy. These
businesses are across a wide spectrum of industries, as well as scale. With several thousand acres remaining
to be developed, the City has a tremendous opportunity to capture a good portion of the region’s indistrial
and commercial growth.

Utah has identified the following industries as top priorities for the State to recruit and expand.
e Advanced Manufacturing
e Aerospace & Defense
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Energy

Financial Services

Life Sciences & Healthcare Innovation
Outdoor Products & Recreation

e Software & Information Technology
e Tourism & Film

Of these industry clusters, several seem most appropriate for Eagle Mountain:
e Advanced Manufacturing
e Aerospace & Defense
e Qutdoor Products & Recreation
e Life Sciences & Healthcare Innovation

Advanced Manufacturing - The project pipeline of the Economic Development Corporation of Utah
(EDCUtah) is at a record high. Manufacturing and distribution (aka “industrial project”) companies are doing
extremely well, as these companies seek to de-risk their shop floors, supply chains, and logistics. More than
half of EDCUtah’s project pipeline is now in this category, up from a third of the pipeline two years ago.

Outdoor Prodicts & Recreation — This industry is experiencing significant growth in the Intermountain West.
Possible tenants are looking for distribution hubs with proximity to recreational options. Outdoor retailer
tenants often have minimal actual retail space, with most of their area dedicated to manufacturing,
warehousing, and distribution.

Distribution Facilities — Key growth in this sector is occurring throughout the Intermountain West at present
as speed-to-market continues to be a top theme of economic development. Nearly all major big-box
retailers are scaling back their store expansions but are adding significant new distribution and logistics
space, as consumer shopping habits continue to evolve. A key component to this user base is
transportation access to multiple metropolitan areas and multiple freeways and airports.

Aerospace & Defense — This industry has seen consistent growth in the State, largely driven by Hill Air Force
Base near the city of Ogden. Utah is already one of the top states in the nation for the aerospace and
defense industries, with more than 28,000 individuals employed in this industry. Eagle Mountain City may
be able to capitalize on opportunites with Camp Williams on the City’s northern border, and Cedar Valley
High School’s aviation programs.

Life Sciences & Healthcare Innovation — This industry is continuing to expand across the Intermountain
West. As this growth continues, sub sectors will also expand creating the need for additional jobs to support
this industry. Eagle Mountain should capitilize on these sub sectors (suppliers and manufacturers). BioUtah
launched the BioHive, a branding initiative that celebrates Utah’s fast-growing life sciences industry.
EDCUtah states that is has a pipeline of life sciences projects, and several significant project wins.

Educational Centers — Satellite Campuses. Some educational centers and satellite campuses include
standard teaching setups, while rapid growth is being seen with offices that are set up with audiovisual gear
to connect a remote instructor with a gathered class. Significant growth in technology schools and
certifications programs are using this setup. Eagle Mountain should pursue opportunities with Utah-based
schools looking to expand their satellite offerings.

5.2 Strategies to Attract Development

While every business has individualized needs and expansion criteria, the City can focus on several general
strategies to attract business to the City:

e Business-friendly zoning regulations
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e Enhanced marketing efforts
Area planning

Targeted incentives

Zoning Regulations

As companies look to relocate or expand their opertations, they will generally inquire about the zoning
regulations and processes in a given municipality. Excessive regulations, or overly burdensome processes,
can remove a location from consideration, despite other advantages. Businesses look particularly favorable
on processes that are clearly articulated, fairly and objectively enforced, and allow for expediency.

In 2017, in order to assist in business attraction, the City created a Regional Technology & Industry Overlay
Zone (RTI) that covers sections of south Eagle Mountain and Pole Canyon. This RTI Overlay Zone allows for
a special approval process for qualifying businesses which makes it easier for them to locate in the City.

FIGURE 20: EAGLE MOUNTAIN RTI OVERLAY ZONING
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This zone has been utilized by serveral businesses to date, and was an integral part of the decisions to
locate in Eagle Mountain City. Since 2017, the code has been amended several times, to ensure that it still
alligns with the City’s overall economic development strategy. This has included a process to include a city
Council member in the process, narrowly focus the code towards businesses that pay higher wages, and
restrict the allowed uses to better match with the City’s economic development goals. While the City should
not feel it has to remove regulations or zoning restrictions, if the City desires to continue to attract large
investments from industrial users, this Code should be maintained so that it helps to provide a major
incentive to business located within the approved areas.

Enhanced Marketing Efforts

Over the past decade, marketing trends for economic development has changed dramatically. With the
worldwide COVID-19 pandemic, these changes have only accelerated. The biggest change has been the rise
of internet, or social media-based, marketing. Peter Tokar, in the International Economic Development
Council’s Journal of Economic Development, commented that “If you do not have a presence on the
internet, you do not exist.”1° In this rapidly changing economy, a community can no longer simply have

10 Journal of Economic Development, Winter 2018 edition, International Economic Development Council, page 44-49.
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static marketing that relies on printed or hard copy materials. Successful communities utilize a combination
of websites, social media presence, traditional media, and video to share their cohesive marketing message.
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The firm, Development Counsellors International (DCI), conducts frequent surveys of corporate executives
with site-selection responsibilities to determine perspectives and perceptions of the most effective
strategies and techniques in economic development marketing.** The full 2020 survey is included as
Appendix G. Since 1996, here are the leading sources of information for site selection professionals:

TABLE 18: LEADING SOURCES OF INFORMATION SINCE 1996

Sources 2020 2017 2014 2011 2008 2005 2002 1999 1996
Dialogue with industry peers 48% 46% 55% 50% 61% 54% 56% 71% 68%
Business travel 37%  42%  37% 27% 42% A5% 47%  45% 52%
Articles in newspapers and magazines  32% 34% 44% 46% 53% 45% 62% 61% 60%
Meetings with EDOs 30% 33% 31% 28% 32% 33% 21% 27% 24%
Internet/Websites 26%  27% 22% 20% @ 28% 22% 9% 9% -
Rankings/Surveys 25%  21%  24% 36% 22% 17% 23% 31% 34%
Word of mouth 17%  22%  21% 19% 19% 16% 29% 21% 24%
Social media 16% 11% 2% 0% - - - - -
Personal travel 15% 17% 13% 9% 14% 13% 14% 8% 21%
TV/Radio newscasts/shows 13% 6% 9% 14% 7% 5%  14% 7% 4%
Advertising 10% 9% 4% 3% - - - - -
Direct mail 4% 2% 2% 0% 2% 2% 2% 3% 1%
Other 7% 8% 12% 13% 10% 14% 14% 8% 15%

Source: Development Counsellors International

The survey notes that corporate executives rely heavily on first-hand experience (i.e., dialogue with industry
peers and business travel) as leading sources of information, while the location advisors at those firms rely
on meetings with economic development groups and the internet/websites at higher rates.*?

A total of 80% of the respondents had utilized the internet in their last site-selection search, and incentive
information, demographic information, staff contact information, and major employers/industries were
the most useful features on an economic development organization’s (EDO) website.'® According to the
survey, social media use among site-selectors continues to grow, and LinkedIn remains the top-used social
media platform for business.'*

When asked to gauge the effectiveness of conventional marketing techniques used by EDOs, websites were
rated as the most effective marketing technique.

11 Winning Strategies, 2020 survey, Development Counsellors International, page 10.
12 Winning Strategies, page 13.

13 Winning Strategies, page 9.

% Winning Strategies, page 9.
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FIGURE 21: MOST EFFECTIVE MARKETING TECHNIQUES
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As the City plans its future economic development
possibilities, it is clear that marketing can play an integral
role in attracting businesses to the City. There is not one
single strategy that can be employed to reach all audiences
or accomplish all goals. Rather, the City should explore an
overall marketing package that includes multiple areas of
outreach and connection, so that it is most effective in
reaching targeted industries and provides the most
important information for decision makers.

Area Planning

The availability of land in Eagle Mountain is a tremendous
asset to the City as it pursues economic development
opportunities. There is ample space available to capture
future retail, office, and industrial growth to help solidify the
City’s tax base, revenue generation, and create
opportunities for Eagle Mountain residents. However, the
available space could also be a hinderance to the City, if not
planned appropriately. Small area plans are effective tools
to help accomplish a community’s goals for key areas of the
City. These can be done in conjunction with the landowner
or developer to maximize the benefits and help coordinate
the development of key areas.

The City has several areas that would be prime candidates
for future small area plans: Pole Canyon, Eagle Mountain
Boulevard, the downtown core attached to the Overland
subdivision, Gateway Park, and the southern tech campus.

Targeted Incentives

As the City continues to look at business expansion
opportunities, interested businesses will approach the City
with requests for financial incentives to assist in lowering
business development costs. To ensure that public dollars
(through CRAs, PIDs, or other tools) are used effectively, the
City is currently creating policies and procedures to guide

the process of approving any incentives. These efforts should continue and provide a guiding framework
for the City to consider future economic development projects. Clearly defining the requirements for a
business to qualify for incentives, or the steps they must take for approval, aids all parties in the decision-
making process and allows the City to take a more active role in determining the role of incentives in the

business development process.

Chapter Six — Key Sites: Current

6.1 Porter’s Crossing

In the Ranches area of the City, the retail area around Pony Express Parkway and Porters Crossing Parkway
is a major retail development center for the City. The City’s first grocery store, Ridley’s, opened in this

Zions Public Finance, Inc. | March 2023
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shopping center in 2014 and additional restaurants and medical offices opened around the same time.
Over the past several years, additional retail users have moved into this shopping center, and the developer
is currently planning the next phase of development on the site.

FIGURE 22: PORTER'S CROSSING SITE PLAN
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This new phase will cover 17 vacant acres directly to the east and is planning to contain a mix of office
buildings, retail pad sites, with the potential of a hotel on the property as well.
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FIGURE 23: PORTER'S CROSSING PHASE 2 SITE PLAN
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FIGURE 24: RANCHES CORNER SITE PLAN

Across Pony Express Parkway to the south, there is additional B
commercial development occurring, with recent openings of w ,
Cascade Collision, a 7-11 gas station, Dollar Tree, and AutoZone.
Several medical office buildings are currently being constructed
in the area as well.

With strong anchors in place, and additional commercial
development planned for the near future, this area will continue
to serve as an important neighborhood commercial center for
the northern area of the City, as well as drawing from western
Saratoga Springs.

6.2 Ranches Parkway

Along Ranches Parkway, the City has several different smaller
commercial centers that are currently under development. The
initial development came right at the intersection of Pony
Express Parkway and Ranches Parkway. Commercial businesses
located there include a gas station, a medical office building,
several restaurants, and a few service-based retailers. A mixed-
use commercial building is under construction that will bring a
new restaurant, several retail establishments, and fourteen
one-bedroom apartments to the City.
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There is one vacant corner remaining, which had a site plan approved by the City Council in early 2022. This

property is planned to include several restaurant and retail buildings, and the potential for a hotel on the
site as well.

6.3 Eagle Mountain Town Center Commercial

Retail development had been slow in the southern portion of the City, until 2019. The area only had one
gas station and a medical office building, which were both built around 2016. With the announcement of
the Meta Data Center, and Tyson Fresh Meats, commercial development has rapidly expanded in this area,
including several additional restaurants on the southern portion of Eagle Mountain Boulevard.

Currently under construction, Eagle Mountain Town Center Marketplace is located on the northwestern
area of the intersection of Pony Express Parkway and Eagle Mountain Blvd. As the figure below

demonstrates, this development houses grocery store, a hardware store, and several restaurants, as well
as a gas station.

FIGURE 25: EAGLE MOUNTAIN TOWN CENTER MARKETPLACE SITE PLAN
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This development will include additional office and retail construction, which will continue the commercial
construction in this area for the next three to five years.
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Chapter Seven — Key Sites: Future

With land along the I-15 Corridor rapidly filling up, the abundant land FIGURE 26: GENERAL PLAN ZONES
in Eagle Mountain has been, and will increasingly become, a

. . _ LEGEND
tremendous asset to the City. With thousands of planned commercial
acreage, the City is primed to capture both industrial and retail growth.
There are four major areas of future opportunity to the City as it moves
into the future:

Residential Categories:

e North Bench
e South Tech Campus
e Town Center
e Pole Canyon

7.1 North Bench

ment Center/Campus

Business Park/Light Industry
B

FIGURE 27: NORTH BENCH ZONING MAP Located on the northern Parks ar Snaco
o> \q eastern corner of the City, :

. . - NEIGHBORHOOD CHARACTER AREA
\\ along its border with |

: : TRANSPORTATION

™ Saratoga Springs, this area | o (5o HigtaplFroamay
tota|s 500 acres and is [ 1 City Road Network - Collector & up
only 4% built at this time.
A large portion of this area is currently operating as a gravel
pit but will be available for development when those
operations cease. Currently, Dominion Energy, ACE Rents, and

Eagle Mountain Storage are located here. There are also two
multi-tenant flex space buildings in the area, with tenants such

Ranches

R Saratoga as Cupertino Electric, ZAP Electric, Ultimate Air, and Elevate
7 y Springs Sports Center.
4'.:, The City’s 2018 General Plan identifies this area for future
e - community commercial and business park/light industry. With
L : .F;w E;;“m'ﬁ_w | its proximity to Saratoga Springs, and Mountain View Corridor

and SR-73, this area is poised to experience tremendous
economic growth. Due to the proximity to the commercial developments in Saratoga Springs, some retail
uses might be more difficult in this area, but the City would be successful focusing on commercial uses that
do not have a current footprint in Saratoga Springs or that serve a smaller trade area. It is also likely that
this area would do well with a variety of commercial uses such as light manufacturing uses, distribution, or
even office development, including flex office space.

7.2 South Tech Campus

An area of the City that has already seen substantial development is the South Tech Campus of the City.
This development center is currently home to the City’s Community Development Building and Wastewater
Treatment Facility, LBI Satellite, and Meta’s Eagle Mountain Data Center. In 2018, the City announced
Meta’s plans to construct a hyperscale data center located on approximately 500 acres of land. This
investment necessitated Rocky Mountain Power to construct a massive substation directly to the South of
the Meta property and tapped into the adjacent 345 kV trunk line to provide reliable power to the area. As
of October 2022, Meta announced another investment into the property, which brought their total
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FIGURE 28: SOUTH TECH CAMPUS ZONING MAP investment to $3 billion. In 2021, Google announced a
major land acquisition of 320 acres directly to the East of
Meta. It is likely that similar uses will continue to explore
development in this area.

Eagle Mountain City, Utah | DRAFT Economic Development Master Plan

This area also contains the Sweetwater Industrial Park,
an area of approximately 200 acres, which contains a
special zoning overlay. Because of the parks proximity to
the City’s wastewater treatment plant, this overlay
allows for some alternative design standards to help
attract businesses to an area that might not be attractive
for all users. Currently, LBI Satellite has a facility in this
industrial park. This area is an attractive option for
businesses that do not require large acreage or may
desire special design standards.

7.3 Town Center

Currently, the City is experiencing strong retail growth in
both the Porter’s Crossing development and the Eagle
Mountain Town FIGURE 29: TOWN CENTER ZONING MAP

Center
Marketplace development. These will continue to serve immediate
commercial growth in both the Ranches and City Center. However,
the City has a third commercial center that is likely to be a main
commercial hub in the future. It consists of several different
sections: an eastern section along Pony Express Parkway and the
western section along Eagle Mountain Boulevard.

Eastern Section

The Utah School and Institutional Trust Lands Administration
(SITLA) owns large amounts of land in Eagle Mountain City. It has
partnered with Ivory Homes to develop that land. Currently, Ivory
Homes has begun construction on the Overland subdivision, which
consists of over 3,000 residential units. A future phase of
development will occur on the east side of Pony Express Parkway
and is planned for Town Center- Mixed Use, according to the City’s
General Plan. This area allows for a mix of commercial and
residential uses. According to Ivory Home’s plans, this area will
contain higher density housing and various higher-end commercial
uses. This could be office uses that do not have warehousing or storage yards, or more upscale retailers.
The City also owns land on both sides of Pony Express Parkway with grass fields on the east and Cory B.
Wride Memorial Park on the west. Because of the proximity to City facilities, future growth patterns, and
the planned land uses, this area is projected to eventually grow into the downtown core of Eagle Mountain
City.

Western Section

Along Eagle Mountain Boulevard, the City has planned for large-scale development to occur for a variety
of uses. The land use contemplates light industry/business park, regional commercial, and employment
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center/campus zoning in this area. A future freeway is planned to come through this area and connect to
SR-73 and the Mountain View Corridor. This transportation access, currently unplanned and unfunded, will
provide a major impact to the future development of the area and make this area a regional development
and not just local.

Although there is a small amount of development along the southern edge of this are, it is largely vacant
land currently. Development interest in other areas of the City and the lack of City infrastructure to the
area are reasons why this area has not developed. Despite this, because of the strong potential of this area,
and the City’s need to capture additional commercial development, it is crucial for these areas remain
zoned for the intended uses.

7.4 Pole Canyon

In 2009, Eagle Mountain City approved
an annexation for a 3,000-acre
development on the western edge of
the City. The Pole Canyon
development contemplated almost
10,000 residential units as well as
several hundred acres of industrial and I
commercial land. On the western side - [ |
of SR-73, there were a few dozen a
homes in the White Hills Wes
neighborhood, but until 2019, there
was not additional development in the
area. In 2019, the City announced
plans for Tyson Fresh Meats to
construct a “case ready facility” of over :
300,000 square feet on 80 acres. This development brought necessary infrastructure investment to the
area and has introduced a major industrial park to the City.

FIGURE 30: POLE CANYON ZONING MAP
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Interest in the Pole Canyon subdivision remains high, and this is an area of the City that will do well with
industrial users. The area has good transportation access with SR-73 and is also planned to have a future
freeway to travel through the area. It is likely that this area will be attractive to manufacturers and logistics
& distribution providers. Because of the transportation infrastructure in the area (and planned
infrastructure) this area can take users that have a higher traffic impact, without it affecting the main
transportation corridors of the City.

In addition to the industrial land, Pole Canyon also includes several hundred acres of regional commercial
and town center/mixed use zoning. This will allow for further capture of sales tax generating businesses.

Chapter Eight — Regional Influences

The regional environment plays an important role in retail growth. As Utah and Salt Lake counties continue
to increase in population, there will be an increased demand for retail goods and services in the regional
area. Comparisons with a potentially competitive site in Saratoga Springs, as well as three locations in Eagle
Mountain, are shown on the maps on the following pages.
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FIGURE 32: COMPARISON SITES
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Population numbers are calculated for a 1, 3 and 5-mile radius from several commercial centers in Eagle
Mountain, specifically the North Bench commercial area, Town Center, and South Town, as well as from a
commercial center site located in Saratoga Springs. Population projections are based on Traffic Area Zone
(TAZ) data compiled by Wasatch Front Regional Council (WFRC) and Mountainland Association of
Governments (MAG). The purpose of this analysis is to see where the greatest concentration of population
is now and will be by 2040. The analysis below shows that the key commercial sites in Eagle Mountain will
have substantial population growth by 2040 and will be competitive for expanded commercial

development in the regional area.
TABLE 19: PROJECTED POPULATION GROWTH FROM NORTH BENCH

Eagle Mountain North Bench

Distance 2022 2030 2040 Growth by 2030 Growth by 2040

1 Mile 6,423 7,053 8,360 630 1,937
3 Mile 43,475 58,490 76,004 15,015 32,529
5 Mile 79,579 124,111 179,481 44,532 99,901

Source: WFRC & MAG TAZ Data
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TABLE 20: PROJECTED POPULATION GROWTH FROM TOWN CENTER

Distance 2022

1 Mile 2,508
3 Mile 33,238
5 Mile 62,194

Source: WFRC & MAG TAZ Data

Eagle Mountain Town Center

2030

7,411 14,257
49,898 78,161
97,322 147,740

TABLE 21: PROJECTED POPULATION GROWTH FROM SOUTH TOWN

Distance 2022

1 Mile 9,444
3 Mile 17,054
5 Mile 41,572

Source: WFRC & MAG TAZ Data

Eagle Mountain South Town

2030 2040
12,141 15,757
32,664 56,855
66,297 104,476

4,903
16,660
35,128

Growth by 2030
2,697
15,610
24,724

TABLE 22: PROJECTED POPULATION GROWTH FROM SARATOGA SPRINGSA COMMERCIAL CENTER

Distance 2022

1 Mile 6,245
3 Mile 61,589
5 Mile 125,707

Source: WFRC & MAG TAZ Data

Saratoga Springs Commercial Center

2030 2040
8,501 11,355
89,523 119,925
168,505 219,379

Chapter Nine — Infrastructure

Growth by 2030
2,257
27,934
42,798

N
—[ |

2040 Growth by 2030 Growth by 2040

11,749
44,922
85,546

Growth by 2040
6,313
39,801
62,904

Growth by 2040
5,110
58,336
93,671

Existing traffic counts are shown on the map below, as well as the forecasted traffic counts for 2024 and
2030. Future traffic counts show marked growth throughout the City. By monitoring the change in traffic
counts, the City can use the data as a tool when approaching potential businesses to locate in the City. As
stated previously, strong traffic counts are an important component in retail recruitment.

As shown in the following maps, Pony Express Parkway and Eagle Mountain Boulevard are expected to see
steadily increasing Average Annual Daily Trips (AADT) over the next ten years. In addition, the East
Expressway and the Hidden Valley Rd are expected to help traffic move through the east side of the City by
2030. These two roads will help facilitate quicker travel to and from Saratoga Springs and will provide an
alternate route to the Pony Express Parkway. It is notable that the Cedar Valley Freeway is expected to
travel just west of the City’s center at some point in the future, however, that project does not have a

projected completion date yet.
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FIGURE 33: 2019 AADT

Legend

| E Eagle Mountain Boundary
—— 2019 AADT

S EaEaaSSSSS
Zions Public Finance, Inc. | March 2023



FIGURE 34: 2024 AADT
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FIGURE 35: 2023 AADT
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Chapter Ten — Small Business Development

An important part of the City’s economy is the numerous small and home-based businesses. Across the
nation, there are a total of 31.7 million small businesses, or 99.9% of all the total businesses in the United
States.’® These businesses make up most of the total businesses in Eagle Mountain City. As the City
continues to pursue large-scale economic development, it is important that these small businesses are
supported to help continue their positive impact on the City.

10.1 Support Strategies

Communication

An important piece of small business support is communication with the small businesses. The City should
conduct regular surveys of local small businesses to determine successes as well as pain points for these

15 “The State of Small Business Now,” U.S. Chamber of Commerce, published September 16, 2021.
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members of the community. This can aid the City in identifying trends and better understand how the City’s
perception of the business climate. This could also be done with new businesses as they complete their
business licensing process, building permit approvals, or site plan approval.

Eagle Mountain City, Utah | DRAFT Economic Development Master Plan

Part of this communication strategy would be formulating a business retention expansion program (BR&E).
This program would allow City staff to engage in direct communication with business decision makers
throughout the community. BR&E programs allow government officials to proactively connect with
businesses to understand and respond to local needs. Often, small businesses are overlooked in these
programs for large businesses that have more name recognition, or command more of a community’s
resources. Focusing BR&E efforts on small businesses can pay large dividends. Between 2000 and 2020,
small businesses accounted for 65.1% of new net job creation and so these businesses are prime targets
for a community looking to expand its job base.® The data derived from a BR&E program can aid the City
in analyzing the strength of the local economy and identify and implement strategies that can help
strengthen existing businesses.

Regulation

In April of 2022, the U.S. Chamber of Commerce unveiled a five-point “Small Business Bill of Rights.” ! These
five points represent key principles the small business community wants to see from government. While
not all these principles relate to the influence of local government, the final principle was to be free of
onerous regulations. The City can examine its code, policies, and procedures to ensure that there are not
regulations that are extraordinarily burdensome to small businesses. Currently, the City has the RTI Overlay
Zone to incentivize large-scale industrial development. The City could explore similar process
improvements for small business approval.

Incentives

Across the country, various local governments have approved the use of incentives for small businesses, in
addition to the incentive programs that are already in place for large businesses. These take the form of
business grants, reduced or waived fees, business loans, free land, and more. Up until 2017, the City leased
office space from Direct Communications that was then used to provide free or discounted office space to
small businesses in the community. The City may consider discussions on the feasibility of setting aside
funds to provide some form of financial incentive program for local small businesses. This can be coupled
with workforce development goals to attract and retain a high-quality workforce.

Incentives do not necessarily need to be financial. Until 2022, the City operated a small business focused
street fair that grew into an event called ShopFest. The Eagle Mountain Chamber of Commerce took over
operations of this event in 2022. Providing events such as this can serve as an incentive to small businesses
as it potentially provides them with increased marketing and foot traffic that they may not have seen
without these events. To help promote small businesses throughout the City, the City should continue to
explore events such as these, even as a supporting sponsor. The City could consider marketing and
promoting events such as “Small Business Saturday” (Saturday following Thanksgiving) to help promote
small businesses in the area.

Partnerships

In these efforts, the City need not act alone. A part of the federal Small Business Administration (SBA), Utah
has its own Small Business Development Center (SBDC) that provides many training and funding services
for businesses in this area. The closest SBDC to the City is located at Utah Valley University in Orem. At this

16 “Frequently Asked Questions About Small Business,” U.S Small Business Administration Office of Advocacy, 2020.

17 “Small Business Bill of Rights,” U.S. Chamber of Commerce, published April 26, 2022.
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center, small businesses can meet with business advisors to discuss their businesses, attend training events
and clinic, or participate in mentorship programs. Many of these services can even be utilized virtually. The
City may consider fostering relationships with the SBDC to be better able to educate small businesses on
support programs.

The Eagle Mountain Chamber of Commerce has been a tremendous partner to the City since it was created
in 2018. The Chamber serves as an advocate for businesses in Eagle Mountain and provides various
business-related training, marketing, and networking services. Often, the Chamber provides services that
the City is unable to. The City was one of the founding members of the Chamber and has been a key
supporter ever since. By utilizing the resources of the Chamber, the City may be able to expand its support
of small businesses. A strategy for the City to consider would be to expand its financial support of this
organization for key initiatives that directly support the expansion or development of small businesses in
the community.

Planning

Another strategy for the City to consider is to effectively plan for small businesses. One major challenge for
small businesses located in the City is the lack of available office or retail space for smaller users. The City
previously ran an incubator program that helped smaller businesses, primarily home-based businesses,
with office/retail space at reduced rates. This program assisted these businesses to develop, in conjunction
with business development counselors from Utah Valley University, and to expand their operations. Other
locations have found success in partnering with higher education and private development to create
incubator spaces, or to provide opportunities for “co-working” space with small offices to be rented. As
commercial areas are developed, the City could explore opportunities to provide for these types of spaces
or encourage developers to provide adequate smaller/transitional spaces in these areas.

Chapter Eleven — Tourism & Outdoor Recreation

Despite being the second most populous County, Utah County ranks fourth in visitor spending in the State
(5537 million), behind Salt Lake County ($1.68 billion), Summit County (5821 million), and Washington
County (5613 million).*® In 2020 alone, Utah County received a total of $93.31 million in tourism tax
revenue.® The bulk of tourism visits to Utah come from visits to ski resorts, national parks, and national
monuments. Salt Lake City, St. George, Park City, Moab, and Provo/Orem make up the top five destinations
for Utah visitors.?®

Although the City may not have the same level of tourism amenities as other areas, the City can still focus
on its areas of relative strength to gain tourism visits. The City has an extensive trail system that is slowly
gaining more interest from users both internally, and from outside the City. This can serve as a regional
draw to users and help capture additional revenue for the City. Additionally, while not in the City, Camp
Floyd is a major historical site in the State and attracts over 6,000 visitors a year. Most of these visitors
need to pass through Eagle Mountain on their way to and from the State park.

11.1 Opportunities

By expanding the trail system, and mountain bike park, the City will be better able to attract events that
utilize these amenities, or users looking for a recreational experience. This would require collaborating with
landowners (including the BLM and other Federal agencies) to establish trail access and trailheads for public

18 Kem C. Gardner Policy Institute
1% Kem C. Gardner Policy Institute
20 Utah Office of Tourism
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use. The trail network’s mapping could also be expanded. The City has already received grant funding to
work on both efforts, but more would be required to allow these areas to fully realize their potential.

The City could also focus on attracting businesses (restaurants, outdoor recreation focused retail, hotels)
that help to service these industries and allow for greater opportunities to attract outdoor recreation
events.

Chapter Twelve — Fiscal Sustainability

Cities need to plan for fiscal sustainability and for steady cash flows during the ups and downs of different
economic cycles. Property taxes remain relatively constant while sales taxes are more subject to economic
swings. A review of the major revenue sources in the table below shows that Eagle Mountain has
significantly lower revenues than surrounding cities — overall and for both property and sales taxes. This
will make it difficult for the City to keep up with the increasing expenses due to its rapid growth and rising
inflation.

TABLE 23: REVENUES PER CAPITA

Eagle Saratoga

Revenue Category . . Lehi Bluffdale  Herriman
Mountain Springs
Property Taxes $26.62 S77.87 S124.63 S0.00 $13.43
Sales & Use Taxes $80.42 $101.76 $148.29 $127.55 $99.26
Municipal Energy Taxes $19.90 S27.77 S0.00 S0.00 $26.15
Other - Transient Room $0.00 $0.00 $0.00 $0.04 $0.00
Other - Fee-in-Lieu of Property Taxes $2.86 S$7.34 $S0.00 $0.00 $S0.00
S::eesr - Penalties and Interest on Delinquent $0.00 $0.10 $0.00 $0.00 $0.00
Other $0.00 $4.70 $58.79 $59.15 $0.00
Other Taxes $0.00 $0.00 $0.00 $0.00 $4.13
Licenses & Permits $97.80 $32.65 $76.47 $79.74 $142.36
Charges for Services S0.00 $85.62 $29.07 $91.04 $25.86
Fines & Forfeitures S2.31 S0.00 $10.56 $17.08 $3.88
Intergovernmental $25.70 $30.01 $3.02 S0.94 $25.08
Miscellaneous $32.79 S57.79 $18.37 $31.87 $19.18
Contributions & Transfers & Other Sources -$44.78 S0.00 S24.67 S45.25 S0.00
Total General Fund Revenues $270.24 $503.48 $618.50 $537.27 $372.77

Source: Utah State Auditor’s Office, ZPFI

Both property taxes and sales taxes are responsible for the lower revenues in Eagle Mountain. The following
table shows that Eagle Mountain’s property tax rate is significantly lower than that in surrounding cities
and thereby produces significantly less revenue per dollar of taxable value. In terms of sales tax, the City
receives a sales tax distribution based on both a population distribution and point of sale. Eagle Mountain
currently receives most of its sales tax revenues from the population distribution portion of the formula.

TABLE 24: COMPARATIVE TAX RATE AND IMPACTS — PRIMARY RESIDENCE OF $500,000 MARKET HOME

City Tax Rate Property Tax Impact
Eagle Mountain 0.000724 $199.10
Saratoga Springs 0.001359 $373.73
Lehi 0.001429 $392.98
59
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City Tax Rate Property Tax Impact
Bluffdale 0.001519 $417.73
Herriman 0.001997 $549.18

Source: Utah State Auditor’s Office, ZPF|

This sustainability analysis makes evident that the City needs to concentrate on developing retail, which it
is sorely lacking, and which brings in the highest revenues to the City. The highest and best fiscal impacts
for the City come from retail and set forth in more detail in a later section of this report.

Chapter Thirteen — Highest and Best Use Analysis

The purpose of this section of the Economic Plan is to first evaluate the highest-and-best use of the property
from the perspective of a developer, current market conditions and the type of development most likely to
take place. Then this analysis takes the City’s perspective and compares the fiscal impacts and benefits to
the City from various types of development. Finally, strategies are provided to enable the City to bridge the
“gap” between its vision for the site and highest-and-best use in the eyes of the developer.

It is important to understand how highest and best use works, and, more importantly, how desired
development can be achieved. Historically, highest and best use has only been considered as to what
creates the greatest return on the land. This is a developer-centric model for highest and best use and relies
on an understanding of developer figures and intentions. A wider implementation of highest and best use
should consider the following:

o Highest and best use to the developer. This scenario considers the greatest return to the land, and
has historically been all that has been considered by most municipalities; and

e Highest and best use to the City (fiscal). This consideration addresses the proposed fiscal impacts
of development and what revenue, and expenses are generated for the City. The impacts may
include, but are not limited to, property taxes, sales taxes, municipal energy fees, Class B/C road
funds, retail buying power, and costs of services to be provided; and

e Highest and best use to the citizens. This scenario is often less quantitative and relies upon
feedback from citizens of what amenities are lacking in the area. This process also requires notable
education, as residents will oft resort to desires that are not market feasible. Data is necessary to
show, for example, that a certain retailer will not occupy a site until surrounding demographics hit
specific metrics. Or residents may be unaware that their transportation costs are higher than those
of other communities due to a lack of employment centers, and that adding jobs at a site (instead
of an alternative, publicly desired use) may result in notable community benefits.

Ultimately, highest and best use studies will provide the framework for a municipality to understand the
full implications of development. These studies will show what the market can build, what impacts the City
should expect, and what property types are currently not feasible. If the non-feasible (in the market) uses
are still desired by the City, various economic development tools may need to be implemented to see that
use to fruition.

13.1 Market Overview

According to a CBRE market report for Utah, this State is one of the best places in the nation for
development. Since 2015, Utah has posted the 2™ highest GDP growth rate of any state and the highest
annualized employment growth rate. In-migration has soared during the pandemic as many are looking for
places to live with less government restrictions. This in-migration has placed significant demand on the
housing market, which has seen soaring home prices and rent rates and tightened inventory. Accompanying
the population growth in the State is the related demand for jobs and employment.

60
Zions Public Finance, Inc. | March 2023



2] P
F 1

Utah has the essential pieces in place for a thriving business environment: pro-development mindset,
limited government regulations and interference, universities and trade schools, excellent healthcare,
growing tech sector and steady supply of talent.

Eagle Mountain City, Utah | DRAFT Economic Development Master Plan

Office Market Overview

The Utah County office market construction totals remain lower than pre-pandemic numbers; however,
several new projects have begun which is a positive sign that developers see potential in the Utah County
office market post pandemic (Newmark Q1 2022). According to Newmark, “A healthy mix of both sublease
and direct new deals occurred in the first quarter of 2022 with some larger blocks of space that had been
on market pre-pandemic seeing occupancy as companies finalize workplace plans. Leasing activity is up
69.2% year-over-year.” Although office asking rates have remained flat from quarter to quarter, achieved
rates have been increasing (Newmark Office Market Report Q1 2022).

Vacancy rates have declined to about 11 percent, down from nearly 15 percent a year ago. The County has
approximately 18 million square feet of office space. Current asking rates are around $23.00 FSG (Colliers
Office Market Report Q4 2021).

While the Utah County office market is improving from the uncertainty surrounding changing workplace
policies after COVID, Eagle Mountain is not in a prime location to attract office development. More
competitive sites are located along I-15.

Industrial Market Overview

According to the Newmark Q1 2022 Industrial Market Report, “Low vacancy, strong net absorption and
rising rents characterized the Utah County industrial market in the first quarter of 2022. The buildings that
delivered in the first quarter of 2022 did little to help with supply, as all 600,000+ square feet delivered pre-
committed, accounting for close to 85% of the positive net absorption for the quarter. Leasing activity
decreased for the third consecutive quarter, which is due to lack of supply rather than a deceleration in
market activity.”

Utah County has about 44.5 million square feet of industrial space, with a vacancy rate of 1.3 percent. In
other words, supply is not keeping up with demand. This is an incredibly attractive market for Eagle
Mountain.

Retail Market Overview

According to Colliers Q1 2022 Retail Report, “Vacancy rates dropped again slightly this quarter, however
during this same time, more retail construction has begun which will help provide the much-needed space
for national tenants that are actively looking to expand into Utah. Although the supply chain is still an issue,
it is not the deterrent that it was last year as retail continues to rebound from the pandemic.”

Utah County currently has about 17.5 million square feet of retail space (Colliers Retail Market Report Q1
2022), or about 25 square feet per capita. While somewhat higher than the national average, Utah County
has a large student population which is not counted in the base population for the area, thus driving up the
per capita amount. Vacancy rates are about 3 percent showing good potential for additional development.

Multi-Family Overview

From a developer’s perspective, the multi-family market is thriving in Utah with a lack of inventory and
rapidly rising rents, but also with rapidly escalating construction costs. CAP rates for multi-family units
generally range between 4.0 and 4.5 percent. Heavy demand is expected to outpace supply for the next
few years, thereby placing even more pressure on rising rents.
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13.2 Highest and Best Use — Developer Perspective

From a developer’s viewpoint, multi-family and traditional flex office provide the highest return on land in
the current Utah County market. However, with the limited retail and office space currently available in the
western part of Utah County, there is still potential for growth in these sectors as well.

To understand the highest-and-best use impacts associated with office, retail, and multi-family
development from the perspective of a developer, a detailed analysis of each development type is included
in the Appendix to this report. The detailed analysis considers the construction costs (including land)
incurred by a developer for various product types. It then calculates the net operating income from each
development type (calculated through a detailed review of potential revenue streams and operating costs)
and divides by current capitalization rates?! in the market. The ratio of net operating income divided by an
appropriate CAP rate computes the market value of the project. The market value of the project is then
compared to the developer’s all-in costs for the project to evaluate the developer’s profit.

The table below estimates the varying profit margins by development types for targeted commercial sites
in Eagle Mountain and helps explain why developers are pushing multi-family development. Detailed
calculations for the profit percentages are shown in the Appendix.

TABLE 25: PROFITABILITY COMPARISON BETWEEN DEVELOPMENT TYPES

Type Likely CAP Rates* Profit Percentage
) 6.5% 9%
Office
7.0% 1%
) ) ) 4.0% 43%
Multi-Family - 20 units per acre
4.5% 27%
Retai 5.5% 11%
etai
6.0% 2%
) ) 4.5% 39%
Industrial/Flex Office
5.0% 25%
5.5% 14%

*Likely CAP rates were determined through a review of broker reports and properties for sale
Source: ZPFI

13.3 Highest and Best Use — City Fiscal Impacts

From the City’s perspective, the highest and best use of the property will not only consider community
needs and desires, but also the fiscal impacts to the City. Fiscal impacts include revenues from property
taxes, sales taxes, municipal energy taxes and class B/C road funds. While Eagle Mountain will receive
revenues from other miscellaneous sources, for purposes of comparison, only the primary revenue sources
listed above are included in this analysis.

Fiscal impacts to the City from office development are anticipated to reach over $5,000 per acre per year.

21 A capitalization (CAP) rate is the ratio of the project’s net operating income over the total market value of the
completed project.
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TABLE 26: OFFICE DEVELOPMENT FISCAL IMPACTS

Description

Property

Bldg. cost per sf

FAR

SF per acre

Property value per acre

Eagle Mountain property tax rate

Property tax revenues

Utility/gas costs per sf
Annual energy bill
Tax rate

Revenue

TOTAL OFFICE
Source: ZPF|

Municipal Energy

N
—[ |

Amount

$250.00
0.38
16,553
$4,138,200
0.000724
$2,996.06

$2.10
$34,761
6.0%
$2,085.65
$5,081.71

Fiscal impacts to the City from retail development are anticipated to reach nearly $25,000 per acre

annually.

TABLE 27: RETAIL DEVELOPMENT FISCAL IMPACTS

Description

Property

Bldg. cost per sf

FAR

SF per acre

Property value per acre

Eagle Mountain property tax rate

Property tax revenues

Sales per sf

SF per acre

Gross annual sales

Local point-of-sale revenues

Utility/gas costs per sf
Annual energy bill
Tax rate
Revenue
TOTAL RETAIL
Source: ZPFl

Sales

Municipal Energy

Amount

$220.00
0.25
10,890
$2,395,800
0.000724
$1,734.56

$400
10,890
$4,356,000
$21,780

$2.10
$22,869
6.0%
$1,372.14
$24,886.70

Fiscal impacts to the City from multi-family development (20 units per acre) are expected to reach roughly

$13,300 per acre annually.
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TABLE 28: MULTI-FAMILY DEVELOPMENT FISCAL IMPACTS - 20 UNITS PER ACRE

Description

Property

Property Value per Acre

Eagle Mountain property tax rate
Total Property Tax per Acre

Units per Acre

Average HH Size

Population per Acre

Population Distribution per Capita

Point of Sale per Capita

Distribution from Point of Sale per Capita
Total per Capita Distribution

Annual Distribution per Acre

Utility - Energy and Gas per Unit - MF
Units
Annual ME tax revenues

Amount per Capita
Population per Acre
Total Population Distribution per Year

Total Multi-Family
Source: ZPFl

Sales

Municipal Energy

Class B/C Road Funds

N
—[ |

Amount

$4,000,000
0.000724
$1,592.80

20

3.0

60
$100
$2,300
$12
$112
$6,690

$981.10
20
$1,177.32

$30.05

60
$1,803.00
$11,263.12

Revenues per acre are substantially less for 8 multi-family units per acre than for 20 units, but costs of some
City services would also likely be less (less vehicle trips on the roads, fewer public safety calls for service,

etc.).

TABLE 29: MULTI-FAMILY DEVELOPMENT FISCAL IMPACTS - 8 UNITS PER ACRE

Description

Property

Property Value per Acre

Eagle Mountain Property Tax Rate
Total Property Tax per Acre

Units per Acre

Average HH Size

Population per Acre

Population Distribution per Capita

Point of Sale per Capita

Distribution from Point of Sale per Capita

Total per Capita Distribution
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Amount

$1,760,000
0.000724
$700.83

3.0

24
$100
$2,300
$12
§112
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Description Amount
Annual Distribution per Acre $2,676
Municipal Energy
Utility - Energy and Gas per Unit - MF $981.10
Units 8
Annual ME tax revenues S470.93
Class B/C Road Funds
Amount per Capita $30.05
Population per Acre 24
Total Population Distribution per Year $721.20
Total Multi-Family $4,568.96

Source: ZPFI

Fiscal impacts to the City from flex office development are expected to reach roughly $3,700 per acre
annually.

TABLE 30: FLEX OFFICE DEVELOPMENT FISCAL IMPACTS

Description Amount
Property

Property Value per Acre $3,157,616
Eagle Mountain Property Tax Rate 0.000724
Total Property Tax per Acre $2,286.11

Municipal Energy

Utility Costs per SF per Year $2.10
Units 10,890
Annual ME tax revenues $1,372.14
Total Flex Office $3,658.25

Source: ZPFI

Retail development brings the highest revenues per acre to the City, followed by higher-density multi-family
development. However, both of those development types also have higher service costs on a per acre basis
(i.e., calls for service, traffic generation and impact on roads, etc.). For these types of development, some
of the costs can be mitigated through business licensing fees.

TABLE 31: SUMMARY OF FISCAL IMPACTS PER ACRE BY DEVELOPMENT TYPE

. . Multi-Family
. . . Multi-Family - . .
Summary Comparison Office Retail . - 8 units per Flex Office
20 units per acre
acre
Property Taxes $2,996 S1,735 $1,593 S701 S2,286
Sales Taxes $21,780 $6,690 S2,676
Municipal Energy $2,086 $1,372 S1,177 S471 $1,372.14
Class B/C Road Funds $1,803 $721
Total Annual Revenue per Acre $5,082 $24,887 $11,263 $4,569 $3,658

Source: ZPFI
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13.4 Costs of Development

With each type of development, there are certain costs that the City will experience as a result. For
example, this could be in increased administrative costs, road maintenance, or even increased public safety
costs. The American Farmland Trust completed an extensive Cost of Services Community Studies in 2016.
Results of this study showed that, on average, residential development does not pay for itself while business
development does pay for itself. For every $1.00 of revenue collected, average costs are shown on the

following table.
TABLE 32: COST-OF-SERVICES COMPARISON BY DEVELOPMENT TYPE

Development Type Cost of Services per $1.00 of Revenue Collected
Residential S1.16
Agricultural S0.37
Business $0.30

Source: American Farmland Trust

Although not specific to Eagle Mountain, these costs nevertheless provide an indication of the costs that
might be expected for each development type. As the City specifically plans for development areas of the
City, it could explore more specific potential costs, based on the development plans of those areas.

13.5 Strategies and Recommendations

If the City desires to expedite the attraction of retail and office development at its prime commercial sites,
it may need to consider various economic tools to offset some development costs and thereby see the
fruition of its vision. The question then becomes, what order of magnitude of assistance would be required
and would the City still see fiscal benefits from retail and office development, above and beyond multi-
family development, even if some offsets to costs are provided? Certainly, the provision of such assistance
is a City policy. The intent of this report is only to suggest options for the City if it desires to establish areas
in the City that include a significant amount of retail and office development.

To bridge the “gap” in highest-and-best use as perceived by the developer v. the City, the City might for
example, consider giving the developer property tax increment for a period of time. It should be noted that
following the 2022 Utah Legislative Session, a municipality’s ability to use property tax increment for
primarily retail-based development has been reduced significantly. The City might also decide to create a
SAA (Special Assessment Area) or PID (Public Improvement District) that would allow the developer to
borrow money at a lower interest cost and factor those savings into the development equation. A final
consideration, in specifically planned areas, the City could allow complimentary and supportive residential
development in exchange for increased office or retail development, combined with definitive assurances
of commercial development.

The economic tools or public assistance required will differ for each developer proposal and will depend
on a variety of factors. For example, if a developer purchased land many years ago at a good price, the
developer would not need to earn the same return as if he recently purchased the land at a higher price.
Properties with extraordinary costs associated with development, such as environmental cleanup, storm
water or grading issues, may require more public assistance than properties without those costs.
Development requiring structured or underground parking may find it difficult to achieve rents that would
make the project profitable without some sort of public assistance. Each proposal must be evaluated on its
own merits.

Potential economic tools to encourage desired types of development include, but are not limited to:

e Creation of a Community Reinvestment Area (CRA) to help with infrastructure costs;
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City assistance with or provision of basic infrastructure to the area;

Mitigation or waiving some development-related fees;

Streamlined approval process;

Sales-tax sharing agreements for retail developed on site; and

e Creation of a special assessment area (SAA) which creates a separate assessment area to borrow
funds for infrastructure costs which are then repaid by property owners in the area at plat
recordation. Creation of a Public Improvement District (PID) also allows for funds to be borrowed
for infrastructure costs.

o Allow for complimentary and supportive residential development in exchange for increased office

or retail development, combined with definitive assurances of commercial development.

Chapter Fourteen — Economic Development Tools

Funding opportunities are considered for Eagle Mountain, with consideration for what financial resources
and/or incentives may be required to realize some of the potential development and activity outlined in
this plan. Possible options include the following:

Community Reinvestment Areas — is a defined area within which taxing entities consent to the Eagle
Mountain Redevelopment Agency (RDA) to receive a portion of the increased property taxes associated
with new development that occurs within the project area’s boundaries for a specified period of time.

o Allows for the use of tax increment in project areas for a wide variety of purposes, including
infrastructure costs, beautification, relocation, land buy-downs, recruitment incentives, etc.

e Use in areas where economic incentives are necessary and likely to encourage economic
development or redevelopment.

Special Assessment Areas —is a defined area within which businesses are required to pay an additional tax
(or levy) to fund projects within the district's boundaries.

e Originally created for infrastructure improvements such as curb, gutter, sidewalk, streetlights, etc.

e (Can be difficult to get support from multiple property owners who must consent to having this
additional assessment paid, in addition to property taxes.

e Use in large, greenfield areas of development with one or small number of property owners and
where infrastructure needs are substantial.

Public Infrastructure Districts — allows for the creation of a separate taxing entity to fund public
infrastructure.

e PIDs are generally most successful in larger, undeveloped areas where there are significant
infrastructure needs. Because the unanimous consent of all property owners is required for the
creation of a PID, it is difficult to establish PIDs in areas with numerous property owners.

e (Can be combined with other revenue sources such as tax increment.

e Anydebtissued is not on the books of the local government entity.

Public Private Partnerships (P3s) —is a contractual agreement between a public agency and a private sector
entity.

e Shared skills and assets of each sector (public and private) in delivering a project for the use of the
public.

e |n addition to sharing resources, each party shares in the risks and potential rewards in the delivery
of the project.
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Revolving Loan Fund —is an Economic Adjustment Assistance (EAA) grant award that establishes revolving
loan funds that make loans to businesses that cannot otherwise obtain traditional bank financing.

e Have often been successfully used in downtown areas for facade improvements.
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Appendix A — Retail Site Criteria

A sampling of various retailers is listed below, along with some of the criteria the retailer considers during
site selection. This list does not specify if a specific retailer is targeting Utah, only that a retailer has provided
information about site criteria or expansion plans.

Entertainment Site Criteria:

e Altitude Trampoline Parks — minimum of 25,000 square feet, up to 50,000 square feet — desired
store growth of 4 over next 24 months

e Catch Air — population minimum of 50,000, average household income of $50,000, minimum of
10,000 square feet, up to 25,000 square feet — desired store growth of 6 over next 24 months

e Dave & Buster’'s — minimum population of 500,000 in ten-mile range, minimum of 26,000 square
feet, up to 40,000 square feet — desired store growth of 8 over next 24 months

o Flite Golf & Entertainment — minimum of 65,000 square feet, up to 100,000 square feet — desired
store growth of 9 over next 24 months

Retail Site Criteria:

e Albertsons — minimum of 50,000 square feet, up to 60,000 square feet — desired store growth of
12 over next 24 months

e Charley’s Philly Steaks — population minimum of 30,000, minimum of 600 square feet, up to 2,000
square feet — desired store growth of 100 over next 24 months

e [t’s Sugar — minimum of 2,000 square feet, up to 15,000 square feet — desired store growth of 7
over next 24 months

e Salad Creations — minimum of 1,200 square feet, up to 2,000 square feet — population minimum
of 20,000 — average household income of $75,000 — 20,000 traffic count — desired store growth of
200 over next 24 months

e Old Navy — minimum of 15,000 square feet, up to 19,000 square feet — desired store growth of 60
over next 24 months

e Big 5 Sporting Goods — minimum of 10,000 square feet, up to 12,000 square feet — 25,000 traffic
count — desired store growth of 30 over next 24 months

e Buffalo Wild Wings —minimum of 4,000 square feet, up to 7,000 square feet — population minimum
of 40,000 — average household income of $30,000 — 25,000 traffic count — desired store growth of
160 over next 24 months

Retailers with Major Growth:

e Subway — desired store growth of 2,500 over next 12 months

e Dollar General — desired store growth of 730 over next 12 months

o Rise Southern Biscuits & Righteous Chicken — desired store growth of 600 over next 12 months
e Sephora — desired store growth of 500 over next 12 months

e KFC—desired store growth of 350 over next 12 months
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Appendix B — Highest and Best Use Analysis
Office Development

Office development is currently in an uncertain stage in Utah and has been described as a “wait-and-see”
market. However, much of the uncertainty is offset by the rapid business and population growth occurring
in Utah, as well as the relative stability of the office market in Utah County during the pandemic. Colliers
reports great optimism for Utah in terms of future job growth:

Utah was ranked with having the best change in Gross Domestic Product and having the
lowest Unemployment Rate; was second in the country with Startup Activity and ranked the
top 10 in Annual Median Household Income (3rd), percent of Jobs in High-Tech Industries
(6th), and States that are Recovering the Quickest from COVID-19 (6th).?

The following office market assumptions reflect the increased construction costs in today’s market which
were used to calculate potential market values and developer profitability for office development and
assumes an office campus where higher rents can be achieved.

TABLE 33: OFFICE DEVELOPMENT ASSUMPTIONS

Description Amount
Annual Rent Per Sq. Ft. 16,553
Expense Reimbursements $20.00
Stabilized Vacancy Rate $2.00
Management Expense 5%
Reserve Expense 3%
Direct Costs - Sq. Ft. $170.50
Indirect Costs - Sq. Ft. S55.00
Land Per Sq. Ft. $12.00
Parking Per Stall $3,500
Parking Ratio 5.5
Floor-Area Ratio 0.38

Source: ZPF|

Using the above assumptions, a value of $278 per square foot is calculated, assuming a capitalization rate
of 6.5 percent. While buildings have been bought and sold in Utah recently for cap rates in the range of 6.0
— 6.5 percent, those buildings are generally fully leased and are found in prime locations such as along the
I-15 tech corridor in Salt Lake and Utah counties. There is greater risk with construction of a new building,
plus Eagle Mountain is seen as a secondary office market (not located along I-15 or the “Tech Corridor”).

Value is calculated by dividing net operating income (NOI) by current capitalization rates achieved in the
market. Net income is calculated in the table below. In the following table, net operating income is divided
by a cap rate of 6.5 percent to arrive at a value of $278 per square foot. This analysis is based on a floor
area ratio (FAR) of 0.38.

22 Colliers, 2Q 2021 Office Market Report
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TABLE 34: OFFICE DEVELOPMENT VALUATION CALCULATIONS

Office Building Size  Rent Per Year (Sq.Ft.) Rent Type Annual Income
Gross Revenue

Rental Income 16,553 $20.00 NNN $331,056
Expense Reimbursements $33,106
Total Building Size 16,553
Potential Gross Income $364,162

Stabilized Vacancy Rate
Less Stabilized Vacancy 5% (518,209)
Effective Gross Income $345,954
Operating Expenses
% of EGI S/SQ.FT.

Management 3% (510,379)
Reserves 1% (S3,460)
CAM Charges $2.00 ($33,106)
Total Operating Expenses (546,944)
Net Operating Income $299,010
Capitalization Rate Potential Value per Building Value per SF
6.0% $4,983,496 $301.07
6.5% $4,600,150 $277.91
7.0% $4,271,568 $258.06
7.5% $3,986,797 $240.85
8.0% $3,737,622 $225.80

Source: ZPFI

The average construction cost per square foot is $276.33 based on the assumptions shown in the table
below. However, construction costs are rising rapidly and are volatile in today’s market. If construction
costs rise 10 percent higher than those presented, then the cost per square foot increases to $276. Such
increases have a dramatic effect on feasibility and profitability of the project.

TABLE 35: OFFICE DEVELOPMENT CONSTRUCTION COST CALCULATIONS

Construction Costs Per Sq.Ft. Total Building Size Total Costs

Direct Costs $170.50 16,553 $2,822,252

Indirect Costs $55.00 16,553 $910,404
Indirect as % of Direct 32%

Per Stall Parking Ratio Needed Spaces Parking Costs

Parking Costs $3,500 5.5 91 $318,641

Construction Costs $4,051,298

Per Sq. Ft. Total Land/Acres Total Land/ Sq. Ft. Land Costs

Land $12.00 1.00 43,560 $522,720

Construction Costs + Land $4,574,018

Per Sq. Ft./Bldg. $276.33

Source: ZPFI

Generally speaking, investors require a return of 20 percent or higher on office development.
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TABLE 36: OFFICE DEVELOPMENT PROFITIABILITY ANALYSIS

Capitalization Rate Potential Value per Building Potential Costs Spread Profit % of Costs
6.0% $4,983,496 $4,574,018 $409,479 9%
6.5% $4,600,150 $4,574,018 $26,133 1%
7.0% $4,271,568 $4,574,018  ($302,450) (7%)
7.5% $3,986,797 $4,574,018  ($587,221) (13%)
8.0% $3,737,622 54,574,018 (5836,396) (18%)

Source: ZPFI
Retail Development

The retail marketplace is undergoing significant change. Consumers are still purchasing, but there is a
notable trend toward online purchases rather than in-store. This trend was occurring before COVID-19 and
has been expedited since the onset of the pandemic. While there have been a significant number of
bankruptcies over the past couple of years, those businesses that were able to quickly adapt to the new
environment, have been rewarded. However, because of these changes, overall space needs are declining
significantly — from 23 square feet per capita a few years ago to closer to 16 square feet per capita today.

However, Eagle Mountain will still see strong demand for retail space due to steady population growth in
the regional area. Eagle Mountain has already established itself with a strong retail base and is poised to
capitalize on this base.

TABLE 37: RETAIL DEVELOPMENT ASSUMPTIONS

Description Amount
Building Size 10,890
Annual Rent Per Sq. Ft. $18.00
Expense Reimbursements $2.50
Stabilized Vacancy 5%
Management Expense 3%
Reserve Expense 1%
Direct Costs - Sq. Ft. $160.00
Indirect Costs - Sq. Ft. $40.00
Parking Per Stall $3,500
Parking Ratio 5.0
Land Per Sq. Ft. $12.00
Floor-Area Ratio 0.25

Source: ZPFI

Retail development is currently requiring cap rates in the range of 5.5 - 6.0 percent. With current trends in
the market towards more online buying, retail development is usually not a top choice for developers.

72
Zions Public Finance, Inc. | March 2023



. A

N
—[ |

Eagle Mountain City, Utah | DRAFT Economic Development Master Pla

TABLE 38: RETAIL DEVELOPMENT CALCULATION OF NET OPERATING INCOME (NOI)

Rent Per Year

Retail Building Size Rent Type Annual Income
(Sq.Ft.)
Gross Revenue
Rental Income 10,890 $18.00 NNN $196,020
Expense Reimbursements $27,225
Total Building Size 10,890
Potential Gross Income $223,245
Stabilized Vacancy Rate
Less Stabilized Vacancy 5% (511,162)
Effective Gross Income $212,083
Operating Expenses
% of EGI S/SQ.FT.
Management 3% (56,362)
Reserves 1% (52,121)
CAM Charges $2.00 ($27,225)
Total Operating Expenses (535,708)
Net Operating Income $176,371
Capitalization Rate Potential Value Per SF
5.0% $3,527,489 $323.92
5.5% $3,206,808 $294.47
6.0% $2,939,574 $269.93
6.5% $2,713,453 $249.17
7.0% $2,519,635 $231.37
7.5% $2,351,659 $215.95
8.0% $2,204,681 $202.45

Source: ZPFI
The average construction cost is $265.50 per square foot based on the assumptions shown in the table.

TABLE 39: RETAIL DEVELOPMENT CONSTRUCTION COST CALCULATIONS

Construction Costs Per Sq. Ft. Total Size Total Costs

Direct Costs $160.00 10,890 S1,742,400

Indirect Costs $40.00 10,890 $435,600
Indirect as % of Direct 25%

Per Stall Parking Ratio Needed Spaces Parking Costs

Parking Costs $3,500 5.0 54 $190,575

Construction Costs $2,368,575

Per Sq.Ft. Total Land/Acres Total Land/ Sq. Ft. Land Costs

Land $12.00 1.00 43,560 $522,720

Construction Costs + Land $2,891,295

Per Sq. Ft./Bldg. $265.50

Source: ZPFI
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As stated previously, given current cap rates of 5.5 — 6.0 percent, speculative retail development will prove
difficult for most developers in today’s market.
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TABLE 40: RETAIL DEVELOPMENT PROFITIABILITY ANALYSIS

Capitalization Rate Potential Value Potential Costs Spread Profit % of Costs

5.0% $3,527,489 $2,891,295 $636,194 22%
5.5% $3,206,808 $2,891,295 $315,513 11%
6.0% $2,939,574 $2,891,295 548,279 2%

6.5% $2,713,453 $2,891,295 (5177,842) (6%)
7.0% $2,519,635 $2,891,295 (5371,660) (13%)
7.5% $2,351,659 $2,891,295 ($539,636) (19%)
8.0% $2,204,681 $2,891,295 (5686,615) (24%)

Source: ZPFI
Multi-Family Development

The housing market in Utah is extremely tight at the present time. According to Redfin, Utah County home
sale prices are up 17% compared to last year, selling for a median price of $542K as of June 2022. This
market has high profitability for developers. The following analysis compares the relative profitability to
developers from a higher-density product (20 units per acre) v. a lower-density product (8 units per acre).

TABLE 41: ASSUMPTIONS FOR MULTI-FAMILY DEVELOPMENT — 20 UNITS PER ACRE

Description Amount
Total Units 20
Average Unit Size 1300
Average Rent Per Month/Sq.Ft. S1.30
Other Income Per Unit/Mo. $20.00
Stabilized Vacancy 5%
Gross Building Size 29,900
Number of Building Stories 2
Required Parking Per Unit 1.5
Direct Construction Costs $120
Indirect Construction Costs S30
Cost per Parking Space $3,500
Land Costs per Sq.Ft. $12.00

Source: ZPF|
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TABLE 42: MULTI-FAMILY DEVELOPMENT CALCULATION OF NET OPERATING INCOME (NOI) — 20 UNITS PER ACRE

Average Unit

Multi-Family Number of Units

Estimated Market

) ) 20
Rent - Multi-Family
Other Income
(storage, late fees,
etc.)
Potential Gross )
Total Size

Income (PGI)

Less Stabilized
Vacancy

Effective Gross

Income (EGI)

Operating

Expenses
Management
Reserves
Utilities
Maintenance &
Repair
Admin

Property Taxes
Insurance

Total Expenses

Net Operating
Income (NOI)
Source: ZPFI

Size
1,300
26,000
% of PGI
5%
% of EGI Per Unit/Year
3%
1%
$1,020
$1,200
S450
S908
S480

Per unit/Year

Rent Per
Unit/Month

Annual

$1,690 $405,600
$4,800

$410,400

($20,520)

$389,880

($11,696)
($3,899)
($20,400)

($24,000)
($9,000)
($18,150)
($9,600)
($96,745)
$4,837

$293,135

Construction costs are anticipated to reach $196.64 per square foot based on the assumptions shown in

the table below.
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TABLE 43: MULTI-FAMILY DEVELOPMENT CONSTRUCTION COST CALCULATIONS — 20 UNITS PER ACRE

Direct Costs - Bldg.
Indirect Costs - Bldg.
% of Indirect to Direct - Bldg.

Costs - Surface/Covered Parking

Land Costs

Total Costs

Source: ZPF|

Per Sq. Ft.

$120
S30

Per Space
$3,500

Total Direct/Indirect

$12.00

Costs + Land

Per Unit
Per Sq. Ft.

TABLE 44: MULTI-FAMILY DEVELOPMENT PROFITABILITY ANALYSIS — 20 UNITS PER ACRE

Capitalization

Rate

4.5%
5.0%
5.5%
6.0%
6.5%
Source: ZPFl

In comparison, calculations are also made for multi-family development at 8 units per acre.

Value

$7,328,370
$6,514,107
$5,862,696
$5,329,724
$4,885,580

Per Unit

$366,419
$325,705
$293,135
$266,486
$244,279

Value Spread

Per Sq.Ft. with
Costs/Per
Unit
$282 $110,783
$251 $70,069
$225 $37,499
$205 $10,850
5188 (511,357)

TABLE 45: ASSUMPTIONS FOR MULTI-FAMILY DEVELOPMENT — 8 UNITS PER ACRE

Description

Total Units

Average Unit Size
Average Rent Per Month/Sq. Ft.

Other Income Per Unit/Mo.
Stabilized Vacancy

Gross Building Size

Number of Building Stories

Required Parking Per Unit

Direct Construction Costs

Indirect Construction Costs

Zions Public Finance, Inc. | March 2023

Value Spread
with
Costs/Sq.Ft.

$85
$54
$29
S8
-$9

N
—[ |

Total
$3,588,000
$897,000
25%

$105,000
$4,590,000
$522,720
$5,112,720

$5,112,720
$255,636
$196.64

Profit %

43.3%
27.4%
14.7%
4.2%
(4.4%)

Amount
8

1300
$1.30
$20.00
5%
11,960
2

1.5
$120
S30

76



Eagle Mountain City, Utah | DRAFT Economic Development Master Plan

Description
Cost per Parking Space

Land Costs per Sq. Ft.
Source: ZPFI

2] P
F 1

Amount
$3,500
$12.00

TABLE 46: MULTI-FAMILY DEVELOPMENT CALCULATION OF NET OPERATING INCOME (NOI) — 8 UNITS PER ACRE

Average Unit

Multi-Family Number of Units .
Size
Estimated Market
. ) 8 1,300
Rent - Multi-Family
Other Income
(storage, late fees,
etc.)
Potential Gross )
Total Size 10,400
Income (PGI)
% of PGI
Less Stabilized
5%
Vacancy
Effective Gross
Income (EGI)
Operatin
P g % of EGI Per Unit/Year
Expenses
Management 3%
Reserves 1%
Utilities $1,020
Operatin
P g % of EGI Per Unit/Year
Expenses
Maintenance &
Repair $1,200
Admin S450
Property Taxes $908
Insurance S480
Total Expenses
Per unit/Year
Net Operating
Income (NOI)

Source: ZPFI
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Rent Per

Annual
Unit/Month

$1,690 $162,240

$1,920

$164,160

($8,208)

$155,952

($4,679)
($1,560)
($8,160)

($9,600)
($3,600)
($7,260)
($3,840)
(538,698)

$4,837

$117,254
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TABLE 47: MULTI-FAMILY DEVELOPMENT CONSTRUCTION COST CALCULATIONS — 8 UNITS PER ACRE

Direct Costs - Bldg.
Indirect Costs - Bldg.
% of Indirect to Direct - Bldg.

Costs - Surface/Covered Parking

Land Costs

Total Costs

Source: ZPF|

Per Sq. Ft.

$120
S30

Per Space
$3,500

Total Direct/Indirect

$12.00
Costs + Land

Per Unit
Per Sq.Ft.

TABLE 48: MULTI-FAMILY DEVELOPMENT PROFITABILITY ANALYSIS — 8 UNITS PER ACRE

Capitalization

Rate Value

4.5% $2,931,348

5.0% $2,605,643

5.5% $2,345,078

6.0% $2,131,889

6.5% $1,954,232
Source: ZPFI

Industrial/Flex Office

Per Unit

$366,419
$325,705
$293,135
$266,486
$244,279

TABLE 49: FLEX OFFICE VALUATION ASSUMPTIONS

Description
Annual Rent Per Sq. Ft.
Expense Reimbursements
Stabilized Vacancy
Management Expense
Reserve Expense
Direct Costs - Sq. Ft.
Indirect Costs - Sq. Ft.
Land Per Sq. Ft.
Parking Per Stall
Parking Ratio
Floor-Area Ratio
Source: ZPFl

Zions Public Finance, Inc. | March 2023

Value Spread

Per Sq. Ft. with
Costs/Per
Unit
$282 $71,579
$251 $30,865
$225 ($1,705)
$205 ($28,354)
$188 ($50,561)

Value Spread
with
Costs/Sq. Ft.

$55
$24
(51)
(522)
(539)

N
—[ |

Total
$1,435,200
$358,800
25%

$42,000
$1,836,000

$522,720
$2,358,720
$2,358,720
$294,840
$226.80

Profit %

24.3%
10.5%
(0.6%)
(9.6%)

(17.1%)

Amount

$14.50
$2.00
5%

3%

1%
$140.00
$40.00
$12.00
$3,500
2.5
0.25
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Value is calculated by dividing net operating income (NOI) by current capitalization rates achieved in the
market. Net income is calculated in the table below. In the following table, net operating income is divided
by a cap rate of 5.0 percent to arrive at a value of $261 per square foot. This analysis is based on the size
of a building that would fit on one acre of property, assuming a floor area ratio (FAR) of 0.25.
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TABLE 50: FLEX OFFICE CALCULATION OF NET OPERATING INCOME (NOI)

) - . Rent Per
Office Building Size Rent Type Annual Income
Year (Sq.Ft.)
Gross Revenue
Rental Income 10,890 $14.50 NNN $157,905
Expense Reimbursements $21,780
Total Building Size 10,890
Potential Gross Income $179,685
Stabilized Vacancy Rate
Less Stabilized Vacancy 5% (58,984)
Effective Gross Income $170,701
Operating Expenses
% of EGI S/SQ.FT.
Management 3% (55,121)
Reserves 1% (51,707)
CAM Charges $2.50 ($21,780)
Total Operating Expenses (528,608)
Net Operating Income $142,093
Capitalization Rate Potential Value per Building Value per SF
4.0% $3,552,318 $326.20
4.5% $3,157,616 $289.96
5.0% $2,841,854 $260.96
5.5% $2,583,504 $237.24
6.0% $2,368,212 $217.47
6.5% $2,186,042 $200.74
7.0% $2,029,896 $186.40
7.5% $1,894,570 $173.97

Source: ZPFI

The average construction cost per square foot is $208.75 based on the assumptions shown in the table on

the following page.
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TABLE 51: FLEX OFFICE CONSTRUCTION COST CALCULATIONS

Construction Costs Per Sq.Ft.
Direct Costs $120.00
Indirect Costs $32.00
Indirect as % of Direct 27%

Per Stall

Parking Costs $3,500
Per Sq. Ft.

Land $12.00

Source: ZPFI

Total Building Size

10,890
10,890

Parking Ratio
2.5

Total Land/Acres
1.00

Needed Spaces
27
Construction Costs
Total Land/ Sq. Ft.
43,560
Construction Costs + Land
Per Sq. Ft./Bldg.

N
—[ |

F

Total Costs
$1,306,300
$348,480

Parking Costs
$95,288
$1,750,568
Land Costs
$522,720
$2,273,288
$208.75

Generally speaking, investors require a return of 20 percent or higher on flex office development. With cap
rates of 4.5 — 5.0 percent, flex office development is highly feasible and would likely be pursued.

TABLE 52: FLEX OFFICE FEASIBILITY OF DEVELOPMENT

Potential Value per

Capitalization Rate

Building
4.5% $3,157,616 $2,273,288
5.0% $2,841,854 $2,273,288
5.5% $2,583,504 $2,273,288
6.0% $2,368,212 $2,273,288
6.5% $2,186,042 $2,273,288
7.0% $2,029,896 $2,273,288
7.5% $1,894,570 $2,273,288

Source: ZPFI
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Potential Costs

Spread

$884,329
$568,567
$310,217
$94,925
(587,246)
($243,392)
(5378,718)

Profit % of Costs

39%
25%
14%
4%
(4%)
(11%)
(17%)
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Appendix C — Department Analysis

As part of the Economic Development plan, an analysis was performed regarding the current economic
development department organizational structure. The analysis evaluated staffing capabilities and budgets
compared to other municipalities in the region. The findings of the analysis are shown below.

TABLE 53: DEPARTMENT ANALYSIS

City Department Staff Level 2021/2022 Budget
Eagle Mountain Economic Development 1 $260,266
Saratoga Springs Community Development 3 $311,563
Herriman City Economic Development 2 $387,170
Cottonwood Heights Community & Economic Development 7.75 $1,073,349
Lehi Economic Development 1 $233,676
South Jordan City Commerce & Sustainability 2 $318,622
West Jordan Economic Development 3 S481,668
Taylorsville Economic Development 3 $626,401
Millcreek Economic Development 4 $271,150
Midvale Community Development 5.50 $787,144
Murray Community & Economic Development 2 $149,129*

*A portion of the cost of this division is allocated to the Redevelopment Agency Fund

As shown above, Eagle Mountain has a lower staffing level in comparison to other communities in the
valley. As Eagle Mountain continues to grow in population and the number of businesses increase, the City
may want to consider hiring additional staff to help with some of the recommendations / strategies in the
Economic Plan. Examples of job responsibilities include marketing, business recruitment and expansion,
shop local programs and administrative functions. In the interim, the City may choose to contract with a
recruitment company to assist with retail recruitment. Marketing efforts may also be partnered with the
local Chamber of Commerce for ribbon cuttings, business luncheon events, and social media marketing.
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Appendix D — Interviews

As part of the Economic Plan, interviews were conducted to receive input from various perspectives. The
outreach included developers, real estate brokers, key partners (government and private groups),
residents, and elected officials. A summary of takeaways is listed below.

Development

Interest rates are going up and affordable housing is scarce

Construction pricing is completely out of whack and is negatively impacting new development
There is an increasing need for lower cost housing. More specifically, lower cost housing other than
single family residential homes because they are just too expensive for young people

Retail development obstacle is the proximity to all the new retail development in Saratoga Springs
Need affordable housing conducive to a live/work community

Key Sites

Gateway Project. It should be one of the more marketable and developable areas. There are a lot
of commercial, educational, and medical opportunities there, along with several hundred acres
Eagle Mountain Blvd / SR73

Community center/regional retail by the high school

City Center and the area in the western part of Eagle Mountain

The Ranch Area. This is a great spot for retail because there are major roads next to it and that is
where development is happening

Silver Lake

Economic Development Needs

Sit down restaurants

Office spaces that would enable small businesses to share spaces

More entertainment, anything for families such as a bowling alley, mini golf, movie theater, etc.
Satellite university campus

Medical campus

Outdoor recreation

Event venue

Neighborhoods with places to live and work, with open space and parks for all ages

Youth oriented spaces

Employment

More tech related jobs (not only data centers)
Restaurants, entertainment, outdoor retailers
High paying jobs

Diversity in employment

Medical technology

Business Recruitment

The City is Development Ready Communities (DRC) certified, and has been through the RFls, Site
Selection and incentives training sessions with EDCUtah’s Business Development team
Be proactive — go to the businesses you want to recruit; they typically do not come to you
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e Tech subsectors are in play for Eagle Mountain, as well as health care, defense, and financial
industries

e Some mixed use and retail will benefit the City as it continues to grow
e Hospitality is probably the easiest sector of retail for the City to pursue
e Manufacturing companies with low to moderate water use
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Appendix E — Development Counsellors International 2020 Winning Strategies
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Appendix F —Merchant Void Analysis
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Appendix G — Retail Tenant Lists
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UPCOMING AGENDA ITEMS

Upcoming ltems
Consolidated Fee Schedule Update — Impact Fees
City Mission Statement

Planning Items

Axio #1 Concept Plan

Citywide Rezone

Walmart General Plan Amendment, Rezone, Code Amendment
Eagle Mountain Pet Care Concept Plan

Eagle Quest East Master Development Agreement
Firefly (Pole Canyon) MDA/MDP Amendment

Gardner Farms Concept Plan

Pinnacles A3 Concept Plan

Porters Crossing Town Center MDA/MDP Amendment
Rush Creek Rezone

Taco Bell Site Plan

Code Amendments

Accessory Structure Size

Application Expirations

Driveway Separation

Landscaping Buffer Onsite

Multifamily Unit Building Height

Setbacks and Accessory Structure Timing
Vacation of ROW, Service Drives, ADA
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