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EAGLE MOUNTAIN

O?‘ PLANNING COMMISSION MEETING
EAGLE September 13, 2022, 6:30 PM
M O UNTATIN Eagle Mountain City Council Chambers

1650 East Stagecoach Run, Eagle Mountain, Utah 84005

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

Pledge of Allegiance

Declaration of Conflicts of Interest

Approval of Meeting Minutes

3.A August 23, 2022 Planning Commission Minutes
PC 08.23.22 DRAFT Minutes

Status Report

Action and Advisory Items

5.A ACTION ITEM / PUBLIC HEARING -- Porter's Crossing Town Center MDP & MDA
Amendment, General Plan Amendment, and Rezone
Applicant-proposed amendments of the Porter's Crossing Town Center Master
Development Plan, Master Development Agreement, General Plan Amendment, and
Rezone.
Existing Approved Plans
General Plan Amendment Application
Rezone Application
2022 06 29 TIS Executive Summary
Porters Crossing Updated Plans

5B ACTION ITEM / PUBLIC HEARING - Transportation Master Plan Update
An update to the City's Transportation Master Plan, presented by Horrocks Engineers.
EAGLE MOUNTAIN TMP - Updated

5.C ACTION ITEM -- Master Development Agreement (MDA) for Eagle Quest East
A proposed master development agreement for the Eagle Quest East project, located north
of the Sunset Flats neighborhood and west of the major utility corridor on parcel#
59:006:0053.
Eagle Quest East MDA 9-8-22
Eagle Quest East MDA Exhibits


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1539158/PC_08.23.22_DRAFT_Minutes.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/8fbf722773492c625e8cb0e25833e57d0.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1532365/Existing_Approved_Plans.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1551555/General_Plan_Amendment_Application_9.8.22.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1551556/Rezone_Application_9.8.22.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1532366/2022_06_29_TIS_Executive_Summary.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1563562/Porters_Crossing_Updated_Plans.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/6f625a7dfb46b6f0726395be24c69e850.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1550660/EAGLE_MOUNTAIN_TMP_-_Updated.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/4d627ab2a25a6de9a052d4c518342e990.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1550192/Eagle_Quest_East_MDA_9-1-22.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1550195/Eagle_Quest_East_MDA_Exhibits.pdf

6. Discussion Items

7. Next scheduled meeting

8. Adjournment

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




07 EAGLE MOUNTAIN
Planning Commission MEETING

MINUTES
E A G L E August 23, 2022, 5:30 p.m.
M OUNTATIN Eagle Mountain City Council Chambers

1650 East Stagecoach Run, Eagle Mountain, Utah 84005
COMMISSION MEMBERS PRESENT: Jason Allen, Matthew Everett, Christopher Pengra, and
Erin Wells. Commissioner Jeremy Bergener was excused.
ELECTED OFFICIALS PRESENT ELECTRONICALLY:: Councilmember Brett Wright.
CITY STAFF PRESENT: Steve Mumford, Assistant City Administrator/Community
Development Director; Todd Black, Wildlife Biologist/Environmental Planner; Robert Hobbs,
Planning Manager; David Stroud, Senior Planner; and Fionnuala Kofoed, Director of

Administrative Services/City Recorder.

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

Commissioner Everett called the meeting to order at 5:57 p.m.
1. Discussion Items
1.A. Hidden Hollow Development Residential Concept Plans

Planning Manager Robert Hobbs presented the concept plans. The development agreement and
associated build-out plans for the Lower Hidden Valley project were valid by the end of June
2011. The project was understood to cover approximately 244.60 acres of ground per the
agreement. The current concept plan review application indicates the main Lower Hidden Valley
project's land area is 248.2 acres in size per the application form and 247.90 per the proposed
plotting plan, statistical summary table. Lower Hidden Valley was approved in 2011 to contain a
maximum, theoretical residential dwelling unit count of 1,256 at full build-out. Given the
topography, the concept review application indicates that 1,225 dwelling units are the actual
maximum quantity currently believed to be able to be developed on the property. In addition to
developing the original project as approved, the applicants wish to add 9.3 acres of adjoining land
in the area abutting the main project to the south. It is the applicants' intent to develop 48 residential
dwelling units on the 9.3 acres. The residential zone must be a predominately residential use, but
certain commercial and mixed-use developments are allowed as a conditional use within the
project.

Mr. Hobbs explained that as the current agreement predates the Wildlife Corridor Overlay Zone,

the City cannot impose the requirements upon the project. However, amending the master
development agreement (MDA) allows for the wildlife corridor to be introduced into negotiations.
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Wildlife Biologist/Environmental Planner Todd Black said he provided the applicants with the
information regarding the wildlife corridor. He will review the GIS data of the area and evaluate
the wildlife impact of the proposed density and safety mitigation options.

Applicant representative Chris Hupp with Psomas clarified that they are not seeking to amend the
MDA as they desire to retain the densities within the MDA. They plan to relocate a road to meet
the topography of the site; blasting would be needed to build the road as presented. They are
submitting a joint application with the adjacent Perry Homes property to demonstrate the
connectivity and relation between the properties. The plan provides 150-foot widths of open space
and park areas for wildlife migration.

Assistant City Administrator/Community Development Director Steve Mumford explained the
Psomas property represents remnant parcels that were a part of the Lower Hidden Valley Master
Development Plan (MDP). The top northeastern portion of the Lower Hidden Valley MDP, owned
by Perry Homes, was incorporated into a separate MDA that excludes the Psomas parcels. Those
parcels were rezoned and given uses density approvals contingent upon an MDA; however, no
development agreement was approved. The Perry Homes MDA either needs to be amended to add
the Psomas property or a separate rezone or agreement needs to be created for those parcels.

Dan Reeve with Perry Homes stated they had been acting under a different understanding and will
need to further research the matter. They are not interested in opening their MDA for renegotiation.
Their involvement is to coordinate access with the adjacent property owners.

Discussion verified that the access to the south of the project connects to Red Pine Road and the
north access connects to a future road in Circle Five Ranch, another Psomas development.

Mr. Mumford recommended removing the access to the north and adding an access to connect to
Lone Tree Parkway to direct traffic to an intersection with a traffic signal.

Discussion ensued regarding the location of the townhomes as stipulated in the MDA and potential
traffic routes and access connections.

Mr. Reeve stated they could amend the concept plan to reduce the number of townhomes and
provide the preferred layout if they were not required to amend the MDA or lose their density
vesting.

Commissioner Everett verified with the applicants that the topography allowed for development
within the City’s slope requirements as the City Council is unlikely to be in favor of or to approve
blasting. He expressed concern with the number of townhomes in consideration of their location
in relation to current major roadways given the unknown timeframe for a major road in the area
and the proposal for a front-loaded, potentially garage-dominate townhome product.

Commissioner Pengra concurred with concerns regarding the location of the proposed density in
relation to the road network.
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Commissioner Wells suggested more differentiation in the colors designating the lot size
categories on the concept plan. She noted concerns the Commission has expressed with other
applications with five-foot side yard setbacks and recommended adjusting the plan to have ten-
foot setbacks on one side. She beseeched the applicants to be open to working with the City to
preserve the wildlife corridor.

Commissioner Allen was not in favor of having the backyards of single-family homes face the
roadway. He agreed with the suggestion to move the higher density area closer to the main road to
reduce traffic and increase safety.

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

Commissioner Everett called the meeting to order at 6:39 p.m.
2. Pledge of Allegiance
Commissioner Everett led the Pledge of Allegiance.
3. Declaration of Conflicts of Interest
None.
4. Approval of Meeting Minutes
4.A.  August 9, 2022 Planning Commission Minutes

MOTION: Commissioner Everett moved to approve the August 9, 2022 minutes as
amended. Commissioner Pengra seconded the motion.

Those Voting Yes Those Voting No Those Abstaining Those Absent
Jason Allen 1 Jason Allen 1 Jason Allen 1 Jason Allen

1 JeremyBergener [1 Jeremy Bergener [1 Jeremy Bergener Jeremy Bergener
Matthew Everett [1 Matthew Everett [1 Matthew Everett [0 Matthew Everett
Chris Pengra 1 Chris Pengra 1 Chris Pengra 1 Chris Pengra
Erin Wells L1 Erin Wells L1 Erin Wells L1 Erin Wells

The motion passed with a unanimous vote.
5. Status Report

Mr. Mumford reviewed the planning items discussed and voted upon during the August 16, 2022
City Council meeting.

6 Action and Advisory Items
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6.A. ACTION ITEM/PUBLIC HEARING - Site Plan Review for an LDS North Stake
Center church building minor expansion

Mr. Hobbs presented the request for a minor building expansion for the Heatherwood Church on
a 3.453-acre lot in Heatherwood on the Green Phase 1. The proposal adds/extends the
enclosed building space to the eastern end of the building. The addition would eliminate 14
parking spaces along the eastern side of the building. The remaining 215 parking spaces would
satisfy the City requirement that there be 1 space per every 20 square feet of chapel assembly area.
The addition does not create height, setback, or building expansion design issues.

Commissioner Everett opened the public hearing at 6:46 p.m. As there were no comments, he
closed the hearing.

Discussion ensued regarding a potential Municipal Code amendment to allow for similar
applications to be a building permit with staff-level approval.

MOTION: Commissioner Pengra moved to recommend approval to the City Council of
the site plan for the LDS North Stake Center church building minor
expansion. Commissioner Wells seconded the motion.

Those Voting Yes Those Voting No Those Abstaining Those Absent
Jason Allen 1 Jason Allen L1 Jason Allen 1 Jason Allen

0 JeremyBergener [ Jeremy Bergener [1 Jeremy Bergener Jeremy Bergener
Matthew Everett [1 Matthew Everett [1 Matthew Everett [1 Matthew Everett
Chris Pengra 1 Chris Pengra 1 Chris Pengra 1 Chris Pengra
Erin Wells O Erin Wells O Erin Wells O Erin Wells

The motion passed with a unanimous vote.

6.B. ACTION ITEM/PUBLIC HEARING — The Church of Jesus Christ of Latter-day
Saints meetinghouse site plan

Senior Planner David Stroud presented the site plan for a Church of Jesus Christ of Latter-day
Saints meeting house at 1407 Shep's Ridge Road on a 4.20-acre site, lot 306, in Overland Phase A
Plat 3. The plan consists of a meetinghouse, parking, pavilion, and storage building. The use,
parking, lighting, and landscaping meet Municipal Code requirements. The landscaping plan
utilizes crushed rock, boulders, and native grasses. The applicant is requested to be able to use 1.5-
inch caliper native trees because the variety is not available in the required 2-inches. The height of
the top of the roof is 32 feet 2 inches and the top of the spire is 68 feet 8 inches. The exterior
materials include stone, glass, fiberboard siding, and asphalt shingles.
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Staff recommends the Planning Commission forward a positive recommendation to the City
Council regarding the site plan of a church meetinghouse at 1407 Shep's Ridge Road subject to the
following condition(s):

1. Redlines corrected prior to City Council submittal; and

2. Native species trees may be 1.5-inch caliper, if 2-inch caliper cannot be purchased.

Commissioner Wells suggested the removal of any nonfunctional turf used only for aesthetical
appeal.

Commissioner Everett verified with the applicant that the screening requirements would be met
with the installation of berms to shield headlights and that they are willing to relocate the parking
islands to meet spacing standards.

Commissioner Everett opened the public hearing at 6:55 p.m. As there were no comments, he
closed the hearing.

MOTION: Commissioner Pengra moved to recommend approval to the City Council of
the site plan for the Church of Jesus Christ of Latter-day Saints meetinghouse
in the Overland development at 1407 Shep Ridge Road with the following
conditions:

1. Redlines shall be corrected prior to City Council submittal; and
2. Native species trees may be 1.5-inch caliper, if 2-inch caliper cannot
be purchased.
Commissioner Allen seconded the motion.

Those Voting Yes Those Voting No Those Abstaining Those Absent
Jason Allen I Jason Allen 1 Jason Allen 1 Jason Allen

1 JeremyBergener [1 Jeremy Bergener [1 Jeremy Bergener Jeremy Bergener
Matthew Everett [1 Matthew Everett [1 Matthew Everett [0 Matthew Everett
Chris Pengra 0 Chris Pengra 0 Chris Pengra 0 Chris Pengra
Erin Wells L1 Erin Wells L1 Erin Wells L1 Erin Wells

The motion passed with a unanimous vote.

6.C. ACTION ITEM - Third Amendment to Amended and Restated Master
Development Agreement for Overland Development and Pony Express Parcel.

Mr. Stroud presented the item. The current MDA requires a clubhouse or medium park for Village
2 prior to the 200" dwelling unit occupancy. The applicant requests an amendment to move the
requirement to the 500" dwelling due to infrastructure issues. The first amendment to the MDA
was a similar request to alter the requirement for the clubhouse in Village 1 from the permit for
150" dwelling to the 350" dwelling. Staff recommends, based upon the previous amendment and
the reasons explained by the applicant, that the Planning Commission forward a
positive recommendation to the City Council regarding the proposed Third Amendment to the
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Amended and Restated Master Development Agreement for Overland Development and Pony
Express.

Applicant representative Brad Mackay explained that by the time the sewer and utility lines reach
the location of the park; they will have constructed over 200 platted lots. Delaying the requirement
until the occupancy permit for the 500" dwelling will allow them to run the utilities and facilitate
the infrastructure for the elementary school rather than having a developed, isolated park until the
homes can be completed. The construction activities for the homes would impact the useability of
the park. The residents in Village 2 have access to the clubhouse, pool, and pocket park with a
bicycle pump track in Village 1 and the other parks within Overland. Village 2 has approximately
675 total units.

Commissioner Wells stated that although she is concerned with Village 2 being almost completed
prior to the installation of the park, she understands the reasoning for the request.

Commissioner Everett agreed delaying the requirement would reduce the impact of adjacent home
construction once the park is completed. Nevertheless, he is slightly hesitant to approve the request
due to the 500" dwelling unit being later in the development.

Commissioner Pengra said Ivory Homes has provided a product that has added value to the valley
bridging the gap between the Ranches and the City Center. As it is in the best interest of the
developer to build a quality product and amenities in a timely manner, he is amenable to the request
to delay the park requirement and feels it is a practical accommodation.

Commissioner Allen stated he was amenable to the request because the residents will have access
to completed amenities in other villages in the Overland development.

MOTION: Commissioner Allen moved to recommend approval to the City Council of the
third amendment to the amended and restated master development agreement
for the Overland development and Pony Express Parcel. Commissioner
Pengra seconded the motion.

Those Voting Yes Those Voting No Those Abstaining Those Absent
Jason Allen 1 Jason Allen 1 Jason Allen 1 Jason Allen

0 JeremyBergener [ Jeremy Bergener [1 Jeremy Bergener Jeremy Bergener
Matthew Everett [1 Matthew Everett [1 Matthew Everett [1 Matthew Everett
Chris Pengra 0 Chris Pengra 0 Chris Pengra 0 Chris Pengra
Erin Wells O Erin Wells O Erin Wells O Erin Wells

The motion passed with a unanimous vote.

6.D. ACTION ITEM/PUBLIC HEARING - Porter's Crossing Town Center MDP &
MDA Amendment and Rezone
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Mr. Mumford presented the amendment and rezone. The existing Porter's Crossing Town Center
MDA (2016) included the contemplation of a recreation center, senior housing, institutional use,
commercial use, and apartments (in addition to the areas already developed for commercial and
residential uses). Some of these uses are no longer contemplated or desired in this project by the
applicant, and the applicant has additional ideas for the project, so they are proposing amendments
to the MD and MDA. They have also responded to the requests by the City and have added
commercial property to the front of their project where there were previously 180 apartments. The
Planning Commission and City Council reviewed a concept plan for this project a couple of times
during the last year, and the applicant is now proposing the amendments for review.

Mr. Mumford reviewed the history of the project, the terms of the current MDP, and funding,
location, and size issues that made the original plan no longer viable.

The proposed MDP includes the following:

e Pods 1and 2: Commercial development, including retail, office, and possible hotel uses

e Pods 9a and 9b: 156 apartments (three-story buildings, 12 units per building) and 29
townhomes, pool, clubhouse, parking, etc.

e Pod 10: 33 townhomes, parking, playground

e Pod 15: open space and future RV storage or nursery, pickleball court

e Anew road from St. Andrews Drive to the northern portion of the property, stubbing north
as well

In order to be compliant with the City’s Future Land Use Map, staff recommends an amendment
to Neighborhood Residential Two and Three. The trails for the project will surround and bisect the
development and connect to the regional trail in the area. The applicant has been working with
Kern River Gas Transmission Company to address concerns with the plans for the land above the
utility easement. Staff recommended removing the roundabout to add additional parking. Parking
has been added in the northeast parking, around the roundabout, and in a few other locations;
however, staff still has concerns with the distance between the parking stalls and the units. The
applicant is working with the fire marshal to ensure the private road is wide enough to
accommodate fire apparatus. The flat design of the roof of the building is to stay under the 35-foot
building height limitation. The traffic study concluded that the addition of the project as presented
would result in immediate failure of the Ridley’s Family Market’s southeast access and Porter’s
Crossing. Without mitigation, the southeast and southwest project accesses with Pony Express
Parkway will fail before 2027.

Recommended mitigation necessary to accommodate the project, without considerations of
additional growth within the City, include:
¢ Installing duel southbound left-turn lanes on Porters Crossing and Pony Express Parkway,
e Installing southbound and westbound right-turn pockets on Porters Crossing and Pony
Express Parkway,
e Striping the northbound left-turn pocket on the southeast Ridley’s access and Porters
Crossing, and
e Restricting the southwest project access at Pony Express Parkway to only right-in/right-
out turning movements.
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Due to issues with noticing the application, staff recommends for the Planning Commission to
table the application with direction to the applicants for when the item returns.

Applicant representative Khosrow Semnani said they have asked their engineer to remove the
roundabout to add additional parking. They are also adding additional pavilions and benches. The
private road will be widened and made a public road. Their engineers have been working with the
gas company to meet the utility easement requests and requirements. The designs and number of
bedrooms in the proposal are place savers and might change. The final plans will have a mixture
of one-bedroom and two-bedroom units. There is an average of 2.3 parking spaces per unit, with
1.3 parking spaces within proximity to the units.

Scottie Duclos with Hales Engineering said during the peak hour, the queue for the traffic signal
blocks the southeast Ridley’s Family Market exit and is difficult to mitigate.

Mr. Mumford explained that the party responsible for paying for traffic mitigation measures
depends upon the background service levels prior to a project. In this study, the double left-turn
lanes would be the City’s responsibility and the other measures would be caused by the project
and are the responsibility of the applicant.

Commissioner Everett opened and continued the public hearing at 7:50 p.m.
Discussion ensued regarding the zoning categories of the units and the transitioning requirements.

Commissioner Everett reiterated his support of the commercial portion of the proposal. However,
the traffic mitigation needs to be resolved. He requested the addition of a design element to add
articulation to the apartment building roofs. The design of the front-loaded garages needs to not
be garage dominant.

Commissioner Allen agreed with concerns regarding the distance of the parking from the units.
He would prefer to have open space near the multifamily units rather than the applicant paying a
fee-in-lieu. As long as the mitigation measures address the traffic problems, the commercial is a
beneficial tradeoff for the proposed units.

Commissioner Wells advocated for functional open space near the multifamily units and excluding
decorative grass to support water conservation.

Commissioner Pengra expressed support for the proposal contingent upon the final design of the
units. He feels the one-car units provide an affordable, entry point to homeownership. He
suggested adding terraces to the top of the apartment building as a method to increase articulation
and design. He thanked the applicant for providing commercial uses.

MOTION: Commissioner Everett moved to table the Porter's Crossing Town Center
Master Development Plan, and rezone, and Master Development Agreement
for the purpose of ensuring noticing is compliant with Municipal Code and
continuing the public hearing until a future meeting. Commissioner Pengra
seconded the motion.
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Those Voting Yes Those Voting No Those Abstaining Those Absent

Jason Allen J Jason Allen ] Jason Allen J Jason Allen

1 JeremyBergener [ Jeremy Bergener [1 Jeremy Bergener Jeremy Bergener
Matthew Everett [1 Matthew Everett [ Matthew Everett [1 Matthew Everett
Chris Pengra 0 Chris Pengra 0 Chris Pengra 0 Chris Pengra
Erin Wells O Erin Wells O Erin Wells O Erin Wells

The motion passed with a unanimous vote.

6.E. ACTION ITEM PUBLIC HEARING - Various City Proposed Code Amendments
Modifying Certain Public and Private Right(s)-of-Way (ROW) Standards

Mr. Hobbs presented potential amendments to the following sections of Eagle Mountain Municipal
Code:
e 16.35.070(J) Street Design — to require private streets to meet the same standards as public
streets.
e 16.35.070(L) Traffic Calming — the addition of allowable traffic calming measures and
design elements.
e 16.35.080(B) Street Trees — limiting approved trees to class 1 types only to mitigate road
and sidewalk damage by tree roots.
e 16.35.130 Tables — changes to local street width standards.
e 16.35.140 Diagrams — removal of the diagrams for a 50-foot rural and 53-foot local right-
of-way and the addition of a 50-foot rural right-of-way and a 61-foot local right-of-way.

Mr. Hobbs stated the committee drafting the standards discussed cost and maintenance as well as
safety and speed concerns for the 61-foot right-of-way compared with roads being reduced to one
lane due to street parking.

Commissioner Everett opened the public hearing at 8:32 p.m. As there were no comments, he
closed the hearing.

Commissioner Pengra said he feels safety goals can be accomplished with a narrower street cross-
section than proposed with the 61-foot local road. He believes a six-foot emergency lane coupled
with ten-foot travel lanes can accommodate four vehicles. Even a 59-foot cross section would be
a significant increase from the current 53-foot local road standard. Street parking is not ideal,
especially during the winter. Eagle Mountain schedules routine upkeep of roads which minimizes
the long-term costs of maintenance and repairs. The layout of the City results in more miles of
road lanes than most other cities have which inflates the budget. Widening the road width standards
could result in a situation requiring raising taxes to support road maintenance funds.

Mr. Hobbs explained that some cities have 8-foot emergency lanes; concern with vehicles
projecting into the travel lane is one of the reasons for the 7-foot emergency lane recommendation.
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Commissioner Allen concurred with Commissioner Pengra regarding the impact of the cost and
maintenance of the proposed width and a preference for a 59-foot right-of-way. He suggested
amending the verbiage on Table 16.35.130(b) Right-of-Way Classification to clarify when the
listed items are required per side or on one side of a right-of-way.

Commissioner Wells stated as she feels that narrower streets promote slower speeds appropriate
for a local road, she is unsure if she can support a 59 or 61-foot width. If the City is determined
to widen the local road standard, she would be in favor of a 57-foot right-of-way with 10-foot
drive lanes and 5-foot emergency lanes. She supports the additional traffic calming options and
prefers the verbiage to remain “traffic calming improvements and designs shall be constructed
on streets,” rather than the proposal to amend shall to may.

Commissioner Everett said he is amenable to the proposed street trees and rural street standards.
He supports amendments to Table 16.35.130(b) to clarify and standardize the requirements. He
expressed concern with the addition of “mid-road islands, placed either as traffic calming devices
and/or aesthetic planters that split travel lanes, shall not be allowed at subdivision entrances,”
because prohibiting the islands would prevent the benefit of the aesthetical uniqueness created by
the features. He suggested allowing islands farther back from the intersection to facilitate the
movement of commercial trucks, trailers, and other large vehicles. He agrees with Commissioner
Wells that it is better to stipulate that traffic calming measures shall be constructed rather than may
be constructed. He recommended rewording the second paragraph in EMMC 16.35.070(L) to
remove the word fast. After consideration and discussion, he is no longer in favor of a 61-foot
local road standard and prefers the 57-foot local street option.

Commissioner Pengra noted that due to the lack of striping on local roads, there will not be an
indication of the separation of the drive and emergency lane. He is willing to support the 57-foot
local street option.

Discussion ensued regarding the widening of the street requiring additional passes of snowplows
and traffic calming measures options.

MOTION: Commissioner Everett moved to recommend approval to the City Council of
the amendments to Eagle Mountain Municipal Code Chapter 16.35
Development Standards for Required Public Facilities with the following
changes:

1. 16.35.070(L) Traffic Calming:

a. “Traffic calming improvements and design shall be
constructed on local streets classified by the city as “local(s);”

b. *“Mid-road islands, placed either as traffic calming devices
and/or aesthetic planters that split travel lanes, shall not be
allowed at subdivision entrances,” shall be reworded to permit
the design features but prohibit them within 10 feet of an
intersection;

c. “Traffic calming design elements shall only include any, or a
mixture of, the following: street layouts that incorporate
multiple acute angled curves and/or purposely designed
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intersection or roadway elements (e.g., bulb or bump-outs,
planter islands, chokers, etc. but not speed humps, bumps or
significant gutters) that encourage drivers to reduce speeds,
and/or conveniently placed collector roads that take travel time
pressure off of local streets by providing fast connections
between neighborhoods and between neighborhoods and
commercial areas or main city gateway roads,” shall be altered
to amend the word “fast;”
2. 16.35.130 Tables: the Local Streets column shall be amended as
follows:
a. Right-of-way row: 57 feet,
b. Planter Strip Width row: 6 feet,
c. Number of Emergency Lanes row: 2,
d. Emergency/Parking Lane Width row: 6 feet; and
e. Lane Width row: 9 feet;
3. The Local Road illustration shall be amended to reflect a 57-foot
right-of-way; and
4. Illustrations of the allowed traffic calming design elements shall be
added to the applicable sections of Chapter 16.35.
Commissioner Wells seconded the motion.

AMENDED MOTION: Commissioner Everett moved to recommend approval to the City
Council of the amendments to Eagle Mountain Municipal Code Chapter
16.35 Development Standards for Required Public Facilities with the
following changes:

1. 16.35.070(L) Traffic Calming:

a. “Traffic calming improvements and design shall be
constructed on local streets classified by the city as “local(s);”

b. *“Mid-road islands, placed either as traffic calming devices
and/or aesthetic planters that split travel lanes, shall not be
allowed at subdivision entrances,” shall be reworded to permit
the design features but prohibit them within 10 feet of an
intersection;

c. “Traffic calming design elements shall only include any, or a
mixture of, the following: street layouts that incorporate
multiple acute angled curves and/or purposely designed
intersection or roadway elements (e.g., bulb or bump-outs,
planter islands, chokers, etc. but not speed humps, bumps or
significant gutters) that encourage drivers to reduce speeds,
and/or conveniently placed collector roads that take travel time
pressure off of local streets by providing fast connections
between neighborhoods and between neighborhoods and
commercial areas or main city gateway roads,” shall be altered
to amend the word “fast;”

2. 16.35.130 Tables: the Local Streets column shall be amended to
reflect the Local Street Option — 57’ presented in the staff report;
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3. The Local Road illustration shall be amended to reflect a 57-foot
right-of-way; and
4. lllustrations of the allowed traffic calming design elements shall be
added to the applicable sections of Chapter 16.35.
Commissioner Wells seconded the motion.

Those Voting Yes Those Voting No Those Abstaining Those Absent
Jason Allen ] Jason Allen 1 Jason Allen ] Jason Allen

[0 Jeremy Bergener [ JeremyBergener [ Jeremy Bergener Jeremy Bergener
Matthew Everett [1 Matthew Everett [1 Matthew Everett [1 Matthew Everett
Chris Pengra 1 Chris Pengra 1 Chris Pengra 1 Chris Pengra
Erin Wells O Erin Wells O Erin Wells O Erin Wells

The motion passed with a unanimous vote.

Commissioners Everett and Wells requested for the verbiage in EMMC 16.35.070(L) to be
amended to improve clarity and remove redundancies.

6.F. ACTION ITEM/PUBLIC HEARING - Alpine School District Elementary School
#110 Site Plan

Mr. Stroud presented the elementary school site plan for Overland and reviewed the
approval criteria in EMMC 17.100.050. The building is 83,697 square feet, including the
mezzanine. The plan provides 161 parking stalls. The road in front of the school will be 64 feet
wide to provide additional parking and facilitate student pick-up and drop-off. The applicant has
been directed to add additional trees to the right-of-way landscaping.

Staff recommends the Planning Commission forward a positive recommendation to the City
Council regarding the Alpine School District 110 site plan in Overland Phase 2, for the reasons set
forth in the staff report and the meeting, with the following conditions:

1. Redlines shall be corrected prior to scheduling with the City Council.

2. Recordation of a final plat.

Commissioner Allen noted that street trees could potentially cause safety risks by decreasing
motorists’ visibility of students.

Commissioner Everett opened the public hearing at 9:14 p.m. As there were no comments, he
closed the hearing.

Applicant representative Scott Johnson with Alpine School District inquired regarding the redline
for parking lot light poles to be no taller than 12 feet. He said taller poles have been used at other
schools because they increase light coverage and safety.

Mr. Mumford clarified that commercial parking lots may have light poles up to 17 feet.
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Discussion ensued regarding the bus drop-off, parking locations, and drop-off and pick-up queue
lengths.

Mr. Mumford stated that staff is working with lvory Homes to add an additional access to Pony
Express Parkway to northeast impart to improve traffic flow for the school.

MOTION: Commissioner Pengra moved to recommend approval to the City Council of
the Alpine School District Elementary School 110 site plan in Overland Phase
2 with the following conditions:
1. Redlines corrected prior to scheduling with the City Council; and
2. The recordation of a final plat.
Commissioner Everett seconded the motion.

Those Voting Yes Those Voting No Those Abstaining Those Absent
Jason Allen J Jason Allen ] Jason Allen J Jason Allen

1 JeremyBergener [ Jeremy Bergener [1 Jeremy Bergener Jeremy Bergener
Matthew Everett [1 Matthew Everett [1 Matthew Everett [0 Matthew Everett
Chris Pengra 0 Chris Pengra 0 Chris Pengra 0 Chris Pengra
Erin Wells L1 Erin Wells L1 Erin Wells L1 Erin Wells

The motion passed with a unanimous vote.

6.G. ACTION ITEM/PUBLIC HEARING - Overland Village 2 Phase A Preliminary
Plat Amendment

Mr. Stroud presented the preliminary plat amendment.

The application proposes the following:
e Increase acreage from 89.29 acres to 91.62 acres
e Increase density from 375 dwellings with 4.20 units/acre to 388 dwellings with
4.23 units/acre (the maximum density in Overland Village 2 is 743 dwellings)
o Decrease open space from 10.01 acres to 9.17 acres

Staff recommends the Planning Commission forward a positive recommendation to the City
Council regarding the proposed amended Overland Village 2 Phase A preliminary plat with the
following conditions:
1. The City Council approves the 3rd master development agreement amendment to require
the Club Ivory or medium park at the 500th platted dwelling.
2. The amended preliminary plat is subject to the original conditions of approval, where
applicable.
3. Redlines corrected prior to scheduling with City Council.

Applicant representative Brad Mackay said when he visited the site, he realized the plan had

engineering issues and met with the City Engineer to discuss project options. They extended the
cross street closer to Old Airport Road and plan to build single-family homes with daylight
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basements which allows the removal of the retaining wall. They relocated the townhomes and
replaced them with a variety of single-family lot sizes. At the request of staff and Alpine School
District, they connected Kern Mountain Road to Pony Express Parkway and widened Wildcat Peak
to 64 feet to provide additional street parking and facilitate traffic flow to and from the elementary
school. The amended plan allows the increase of the sewer sizes rather than the addition of a
separate sewer along Old Airport Road. Although the total open space is reduced, the changes in
road design remove the bisecting of the open space by the road. Their preference is to build a 4.5
to 5-acre park rather than another pool and clubhouse because the residents will have access to the
existing pool and clubhouse.

Commissioner Everett opened the public hearing at 9:40 p.m. and continued the hearing until the
next meeting.

MOTION: Commissioner Wells moved to recommend approval to the City Council of the
preliminary plat amendment for Overland Village 2 Phase A with the
following conditions:

1. The City Council approves the 3rd master development agreement
amendment to require the Club Ivory or medium park at the 500th
platted dwelling;

2. The amended preliminary plat is subject to the original conditions
of approval, where applicable; and

3. Redlines corrected prior to scheduling with City Council.

Commissioner Allen seconded the motion.

Those Voting Yes Those Voting No Those Abstaining Those Absent
Jason Allen L1 Jason Allen 1 Jason Allen 1 Jason Allen

0 JeremyBergener [ Jeremy Bergener [1 Jeremy Bergener Jeremy Bergener
Matthew Everett [1 Matthew Everett [1 Matthew Everett [1 Matthew Everett
Chris Pengra L1 Chris Pengra L1 Chris Pengra 1 Chris Pengra
Erin Wells O Erin Wells O Erin Wells O Erin Wells

The motion passed with a unanimous vote.
7. Discussion Items
8. Next scheduled meeting
The next Planning Commission meeting is scheduled for September 13, 2022.
Commissioner Everett stated that he will be attending the September meetings virtually.

9. Adjournment

MOTION: Commissioner Allen moved to adjourn at 9:46 p.m. Commissioner Wells
seconded the motion.
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Those Voting Yes Those Voting No Those Abstaining

Jason Allen J Jason Allen ] Jason Allen

1 JeremyBergener [ Jeremy Bergener [1 Jeremy Bergener
Matthew Everett [1 Matthew Everett [0 Matthew Everett
Chris Pengra 0 Chris Pengra 0 Chris Pengra
Erin Wells O Erin Wells O Erin Wells

The motion passed with a unanimous vote.

The meeting was adjourned at 9:46 p.m.

Approved by the Planning Commission on September 13, 2022.

Steve Mumford, AICP
Assistant City Administrator/Community Development Director
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\é m EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING
EAGLE SEPTEMBER 13, 2022
M O UNTATIN
TITLE: | ACTION ITEM / PUBLIC HEARING -- Porter's Crossing Town
Center MDP & MDA Amendment, General Plan Amendment, and
Rezone
ITEM TYPE: | MDA & MDP Amendments, General Plan Amendment, & Rezone
APPLICANT: | SK Hart (Khosrow Semnani)
ACTION ITEM: BACKGROUND:
Yes The existing Porter's Crossing Town Center MDA (2016) included
the contemplation of a recreation center, senior housing, an
PUBLIC HEARING: institutional use, commercial use, and apartments (in addition to the
Yes areas already developed for commercial and residential uses). Some
of these uses are no longer contemplated or desired in this project by
PREPARED BY: the applicant, and the applicant has additional ideas for the project, so

Steve Mumford, Planning

they are proposing amendments to the MDP and MDA. They have
also responded to the many requests by the City and have added
commercial property to the front of their project where there were
previously 180 apartments. This application was reviewed by the
Planning Commission on August 23, and was tabled to a future
meeting in order to complete the required public noticing and for the
applicant to modify the applications and respond to the Commission's
feedback. The applicant has submitted rezone and general plan
amendment applications along with updated exhibits and is
requesting the Planning Commission's review and recommendations.

ITEMS FOR CONSIDERATION:

The proposed amendments relate to Pods #1, 2, 9a, 9b, 10, and 15.

The current MDP and MDA allows for the following land uses in
those areas:
e Pod 1 -4.9 acres of Commercial Retail
e Pod 2 - 11.6 acres to be developed for commercial, residential,
or mixed use, with no more than 180 apartment units.
Although not required, developer agreed to use commercially
reasonable efforts to include commercial use in Pod 2.
e Pod 9a - To be dedicated to the City for development of a




regional trail and public recreational facility, and related
parking and improvements

e Pod 9b - Senior housing, assisted living housing, or
commercial or institutional uses. The Senior Housing was
allowed up to five (5) stories in height, and isn't required to
have any improved park space, but was required to include
amenities based on the number of senior housing units. The
developer had anticipated the development of 150 senior
housing units.

e Pod 10 - 5 acres of "civic" space to be developed for
commercial or institutional uses.

e Pod 15 - 4 acres of Community open space (utility corridor
open areas). This area was anticipated, in the MDA, to be
developed for RV storage.

The Proposed Master Plan includes the following:

e Pods 1 & 2 - Commercial development, including retail, office,
and possible hotel

e Pods 9a & 9b - 156 apartments (3-story apartment buildings,
12 units per building) and 29 townhomes (with 2-car garages),
as well as a pool, clubhouse, parking, and landscape
improvements

e Pod 10 - 33 townhomes (1-car garages), parking, and a
playground

e Pod 15 - open space and future RV storage or nursery, and a
pickleball court

e A road (24 feet wide) from St. Andrews Drive to the northern
portion of the property, providing access to the RMP substation
and a second access to the project (in addition to Porter's
Crossing)

Master Development Plan
EMMC 16.10.030 defines the General Considerations to apply to all

proposed Master Developments:

A. Zoning Districts. A master development proposal is a rezone
request and must contain specific proposed zoning districts and
site use designations authorized by EMMC Title 17 for all land
within the master development. An application for a master
development shall be processed as an application for a rezone
request pursuant to Chapter 17.90 EMMC.

A. The existing MDP includes "zoning designations" which
do not necessarily match the zoning districts in our code,



but designate land use. The current application now
proposes a rezone to the MF1, MF2, OS-I, and CC
(Commercial Community) zones. See the attached
exhibits for details. Some of the rezone exhibits seem to
be contradictory, with some variations in the zoning
within and near the utility corridor. The Commission
should be clear on which zoning is recommended.

B. General Plan Amendments. If the proposed zoning, land uses,
and/or major roads in the master development do not comply
with the current future land use and transportation corridors
map, the application shall be processed as an application for a
future land use and transportation corridors map amendment.

A. The current Future Land Use Map shows the area for
Pods 9a, 9b and 10 as Neighborhood Residential One.
The applicant is proposing amendments to the Future
Land Use Map in that area, including Neighborhood
Residential 2, Neighborhood Residential 3, and Parks
and Open Space. See the attached exhibits for details.

The Criteria for the approval of MDPs are defined in 16.10.070 of the
Eagle Mountain Municipal Code. The project's compliance with
these standards is discussed below:

A. General Criteria: There are no known slopes within the
development greater than 25% and there are no known natural
hazards present on the property. There is a small natural wash
on the northwest portion of the property that leads to a large
detention basin. The basin is being preserved. A small road and
an asphalt trail are proposed to cross the wash. Major utility
corridors cross through the project, including Rocky Mountain
Power facilities and the Kern River Gas high pressure gas line.

B. Criteria related to Infrastructure: The applicant submitted an
updated traffic study for the project. The study indicates that
the trip generation for the peak hours in Pods 9a, 9b, and 10
were lower with this new proposal than the existing plan (going
from a charter school, assisted living facility, and a recreation
center to townhomes and apartments), but the traffic from the
proposed uses was included in the background data. The study
focused on the proposed commercial project in Pods 1 and 2,
anticipating the following land uses (96 MF units, 16,000 sq ft
of fast food w/ drive-thru, 18,000 sq ft of high turnover
restaurant, 2,400 sq ft of coffee shop w/ drive-thru, and 66,000



sq ft of commercial/retail). The "Plus Project"
recommendations from Hales Engineering include:
o 2022 Plus Project:

» Porter's Crossing / Pony Express Parkway. Install

dual southbound left-turn lanes.
o 2027 Plus Project:
= Porter's Crossing / Pony Express Parkway. Install

southbound right-turn pocket; install westbound
right-turn pocket.
= SE Ridley's Access / Porter's Crossing. Stripe

northbound left-turn pocket.
= SW Project Access / Pony Express Parkway.
Restrict to right-in/right-out turning movements

only.
o Recommended deceleration (ingress) lanes:

= Southeast Project Access / Pony Express Parkway:

Westbound right-turn and eastbound left-turn (a
two-way left-turn lane already exists).

= Southwest Project Access / Pony Express
Parkway: Westbound right-turn

A. Criteria related to Compatibility:
o North. A Rocky Mountain Power substation sits to the

north of Pod 9a and 9b, along with vacant land. A vacant
City-owned parcel sits to the north of Pod 10. The
Dublin Farms townhomes, along with a city park, sit to
the north of the Commercial Pod 2.

o South. Parkside and New Park single-family
neighborhoods sit to the south of Pods 9a and 9b. Pony
Express Parkway sits to the south of Pods 1 and 2.

o West. The Eagle Quest single-family neighborhood sits
to the west of Pods 10 and 15. Porter's Crossing road sits
to the west of Pod 2, along with the Ridleys shopping

center.

o East. The New Park single-family development sits to
the east of Pod 9b. The Pony Express Townhomes sit to
the east of Pod 2, along with a public road stub in the
northeast corner.

o Lot Size & Zone Transitioning. The lots to the south of
Pod 9a, in the Parkside neighborhood, are approximately
6,000 sq ft in size. While not technically in the RC Zone,
the average lot size in the RC Zone is 6,000 sq ft. The
MF1 zone (the proposed orange townhomes) is an



appropriate transition from the RC Zone according to
EMMC 17.60.150 and 160. The lots immediately
adjacent to Pod 10, to the west (Eagles Gate), are
approximately 6,600 sq ft in size. These also would fit
into the RC Zone standards, and townhomes would be an
appropriate transition from the RC Zone. The lots to the
south and east of Pod 9b (New Park) are approximately
7,000 sq ft, with a couple larger lots. If considered as
part of the larger neighborhood in that area, it would fit
into the RC Zone standards; however, if taken separately,
it could possibly be considered an R3 zone, except that it
wouldn't meet the average lot size standard of 8,500
square feet. The applicant has placed open space,
parking, and townhomes adjacent to this neighborhood.

o Buffering. EMMC Table 17.60.170b requires multi-
family development to construct a fence or wall that is
compliant with EMMC 17.60.110. This fence/wall
should be improved along the adjacent single-family
homes to the south, east, and west of the proposed
residential units and to the north and east of the
commercial property (Pod 2).

o General Plan Compatibility. The proposed plan is not
currently consistent with the City's Future Land Use Map
and requires an amendment to that map (included in this
proposal).

B. Criteria related to Design:

A. Open Space & Trails. The proposal includes a 10-foot
wide asphalt trail that runs north-south through the utility
corridor, with additional trails that wrap around and
through the middle of the new residential area. Per
17.25.040 MF1 and MF2 developments require 1,000
square feet of improved open space per 3-bedroom unit
and 750 square feet of improved open space per 1 or 2-
bedroom unit. If all of the proposed 218 units are 3-
bedroom units, then this project requires 5 acres of
improved open space and 500 amenity points. A portion
of the required open space and/or amenities may be
proposed as a fee-in-lieu, which the City can use in the
Smith Ranch park on the south side of Pony Express
Parkway, within the project, or to make community
improvements in an area that benefits the future residents
of this project. This proposal doesn't provide details for



compliance with this requirement. Detailed park plans
should be evaluated at the master site plan, site plan, and
preliminary plat stages.

A. Pool & Clubhouse. 218 residential units require a
clubhouse of at least 1,635 square feet (7.5 sq ft
per unit). A pool of at least 1,000 square feet is
also required.

B. Pod 2 and Dublin Farms Park. Pod 2 should be designed
to provide good access and visibility to the public park
to the north of Pod 2.

C. Additional Items to Consider:

A. Utility Corridor. A letter received from Rocky Mountain
Power (Delynn Rodeback, Sr. Property Agent) states that
they received a request from SK Hart management to
encroach on a Rocky Mountain Power transmission
easement and they are reviewing their plans and working
with them on stipulations that will allow approval of
their request.

B. Commercial Development. Converting Pod 2 to
commercial uses is exactly what the City has been
requesting for years with this project, and will bring
increased sales tax and property tax revenue to the City,
in addition to the quality of life benefits to the residents
(access to food services, retail shops, medical offices,
etc.) and business growth opportunities. The sooner this
area develops the better, as we are losing commercial
leasing opportunities to our neighboring city. Generally,
businesses locating along Redwood Road would not be
willing to open up a location in the Ranches as well
(proximity issue).

C. Rezoning. The decision to rezone the northern properties
to allow for the medium and higher density housing is a
legislative decision, and the Commission and City
Council can use a variety of criteria when making a
determination, including but not limited to compatibility,
safety, traffic, neighborhood impact, fiscal responsibility,
etc.

D. Concept Plan. This is a master development plan and
rezone and an approval can be simplified to the zoning
(CC, MF1, MF2, OS-I) and some general criteria for the
property (maximum unit count, parks and open space,
transitions and buffers, trails, etc.). The proposed master



plan includes a fairly detailed site layout, which can be
included as a concept plan, if the Commission and
Council desire.

E. Road Connections. The project is providing future
connections to the north (by the electrical substation) and
the northwest (along the City's parcel) and to St.
Andrews Drive. The project is also connecting to the
public road stub to the east of Pod 2, although it is shown
as a private drive connection.

F. Parking. While the parking appears to be spreadh
throughout the development, with a majority of the
parking stalls located in the large utility corridor, the
parking will be evaluated at the master site plan and site
plan stages.

Existing Master Development Agreement
The existing master development agreement, approved in 2016,

contains the following requirements related to this proposal:
e Pod9a

o Pod 9a was to be dedicated to the City for development
of a regional trail and public recreational facility with
related parking and improvements. The City was going
to reimburse the Developer $600,000 for the recreational
facility parcel. Developer was going to contribute
$2,600,000 to the construction of the recreational
facility, to be reimbursed over time by the City with
impact fees or other sources. Since the City did not
request the contribution, in writing, by January 1, 2020,
the contribution was not made.

o Since the City failed to obtain the funding to construct
the recreational facility by January 1, 2021, the City
should have notified the Developer that it does not intend
to construct the recreational facility. Pod 9a was then to
be automatically zoned either as Residential (with
densities not to exceed the density in Pod 6b), or as
Commercial or Institutional use. Any alternative zoning
included the requirement of at least a 1-acre park. It is
the City Attorney's opinion that, since the City failed to
obtain the funding for the recreational facility by January
1, 2021, Pod 9a is automatically rezoned to any of the
three zones (residential, commercial, or institutional).

e Pod 9b



o Pod 9b was to be developed for either Senior Housing,
Assisted Living Housing, or Commercial or Institutional
Uses. Senior housing or assisted living housing buildings
were not to exceed five stories in height and must have
included off-street parking according to code. They
weren't required to have any improved park space, but
were required to provide amenities based on the number
of senior housing units. No number of units was
specified in the agreement.
e Pod 10
o Pod 10 was to be developed for commercial or
institutional uses, and was not required to have any
parks, trails, open space, or amenities. Developer
acknowledged that a portion of Pod 10 may be
encumbered by easements and may be undevelopable
due to those easements.
e Pod 15
o The MDA states that Developer desires to utilize Pod 15
for RV Storage. The City was concerned about the
impact on neighboring properties, and Developer
believed that it can be designed to mitigate or eliminate
such impacts.
e Pod2
o Pod 2 was approved for commercial, residential, or
mixed use, with a maximum of 180 residential units
(anticipated as apartments). No commercial uses were
required as a condition of developing the apartments, but
the Developer acknowledged that the City would prefer
that Developer includes commercial development in Pod
2, and Developer agreed to use commercially reasonable
effort to include commercial uses in Pod 2. A concept
plan with a central plaza area was included with the
MDA.
e Density
o Section 4A of the agreement said that the Developer
acknowledged that the maximum density is a ceiling, and
factors such as parcel configurations, residential product
specifications, or building code requirements may limit
the Developer's ability to build up to the maximum
density in any given pod.
e In-Lieu Fee for Park and Open Space Improvements
o The Developer was planning to use some of the required



park and open space improvements for Pods 2, 4, 6a, and
6b on the recreation facility, and so a fee-in-lieu
contribution was required to be paid to the City totaling
$697,496.00. The Developer paid this fee to the City in
December 2018.

e In-Lieu Fee for Pool and Clubhouse Improvements

o The developer of Pod 4 chose to build a clubhouse and

wasn't required by code to construct a pool based on the
number of units in the development, so this section of
the MDA doesn't apply to Pod 4.

Proposed Amended Master Development Agreement

The applicant has submitted the proposed Third Amendment to the
Master Development Agreement along with the Master Development
Plan application. The agreement makes major changes to reflect the
Developer's proposal, and removes requirements related to the
recreation facility, the assisted/senior living, etc. The proposed
changes also specify the developer's plan to utilize some of the utility
corridor for a nursery and/or recreational vehicle parking.

We still recommend that the Planning Commission table the proposed
Amended MDA to allow additional time for the City to review and
negotiate the agreement with the applicant, and modify the agreement
to fit within our preferred MDA template. We strongly recommend a
complete amended and restated agreement to replace all previous
agreements.

REQUIRED FINDINGS:

General Plan Amendments and Rezones are legislative decisions and
are considered valid if reasonably debatable and not illegal. The
criteria for a Rezone approval can be found in EMMC 17.90.060.
Master Development Plan approvals are based upon compliance with
City Code requirements found in EMMC 16.10.070. Master
Development Agreement approvals are negotiated with the Planning
Commission and City Council and are based on criteria found in
EMMC 16.10.080.

RECOMMENDATION:
You may recommend approval or denial of the proposed applications



to the City Council, or you may table the applications to return at a
future meeting with recommended changes. We recommend that you
send the first three applications to the City Council for their review
along with recommended changes, and that you table the proposed
master development agreement amendment to a future meeting.

The following applications require motions:

e General Plan Amendment
o [f a recommendation of approval, the Commission may
make the following motion: I move that the Planning
Commission recommend approval to the City Council of
the proposed General Plan Amendment (as proposed or
with changes).
e Rezone
o If a recommendation of approval, the Commission may
make the following motion: I move that the Planning
Commission recommend approval to the City Council of
the proposed Rezone (as proposed or with changes).
= Be specific of which zoning is recommended, as
the proposed zoning in the exhibits varies.
e Master Development Plan Amendment
o If a recommendation of approval, the Commission may
make the following motion: I move that the Planning
Commission recommend approval to the City Council of
the proposed Master Development Plan Amendment (as
proposed or with changes).
e Master Development Agreement Amendment
o If a recommendation of approval, the Commission may
make the following motion: I move that the Planning
Commission recommend approval to the City Council of
the proposed Master Development Agreement
Amendment (as proposed or with changes).

ATTACHMENTS:

Existing Approved Plans

General Plan Amendment Application
Rezone Application

2022_06_29 TIS Executive Summary
Porters Crossing Updated Plans


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1532365/Existing_Approved_Plans.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1551555/General_Plan_Amendment_Application_9.8.22.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1551556/Rezone_Application_9.8.22.pdf
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ZONING SUMMARY

EXHIBIT 2A

ZONING DESIGNA TIONS

Tier 2

Civic

Tier 4

Tier 4 (Mixed—Use)

Commercial

]
Institutional
]

Parks — Open Space

GENERAL NOTES:

THE INFORMATION DEPICTED ON THIS PLAN IS PRELIMINARY IN NATURE
AND IS SUBJECT TO MODIFICATION AND REVISION. ALL LAND USES,
ACREAGE CALCULATIONS, DENSITY CALCULATIONS, LOT SIZES, ROAD WIDTHS
AND LOCATIONS OF VARIOUS COMPONENTS OF THE PLAN ARE BASED ON
PRELIMINARY DATA, TOPOGRAPHY, BOUNDARIES AND DESIGN PARAMETERS.

SITE LAYOUTS, INCLUDING ROADS, PARKING, BUILDINGS, LOT AND OPEN
SPACE AREA AMENITIES ARE ILLUSTRATIVE IN NATURE AND SUBJECT TO
FINAL SITE DESIGN AND MUNICIPAL APPROVAL PROCESSES.

UNIT TOTALS SHOWN FOR EACH PARCEL MAY SURPASS ALLOWABLE
PROJECT DENSITY TO ALLOW FOR ADJUSTMENT IN DESIGN.
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LAND USE PLAN

EXHIBIT 3A

LAND USE SUMMARY:

Pod Land Use Description Acreage Units Density
1 Commercial 4.9
Retail Pads
2 Mixed Use 11.6 180 15.5 du/ac.
Residential above Retail
3 Community Open Space 12.7
Parks
4 Multi-Family Residential 7.6 128 16.8 du/ac.
Attached Town Homes
6 Single Family Residential 27.4 169 6.2 du/ac.
Detached Single Family Homes
9a Institutional 12.3
Recreation Center, Assited Living &/or Charter School
10 Civic Uses 5.0
Church Site
11 Single Family Residential 12.3 61 5.0 du/ac.
5,500+ s.f. Lots - Existing
12 Civic Uses 4.0
Church Site - Existing
13 Single & Multi-Family Residential 6.5 104 16.0 du/ac.
Detached Homes & Attached Town Homes
14 Multi-Family Residential 10.0 90 9.0 du/ac.
Attached Town Homes - Existing
15 Community Open Space 4.0
Utility Corridor Open Areas
16 Commercial 16.9
Neighborhood Retail - Existing
Total 732 Residential Units

30" Wide Trail Corridor
For Future Trall

GENERAL NOTES:

THE INFORMATION DEPICTED ON THIS PLAN IS PRELIMINARY IN NATURE
AND IS SUBJECT TO MODIFICATION AND REVISION. ALL LAND USES,
ACREAGE CALCULATIONS, DENSITY CALCULATIONS, LOT SIZES, ROAD WIDTHS
AND LOCATIONS OF VARIOUS COMPONENTS OF THE PLAN ARE BASED ON
PRELIMINARY DATA, TOPOGRAPHY, BOUNDARIES AND DESIGN PARAMETERS.

SITE LAYOUTS, INCLUDING ROADS, PARKING, BUILDINGS, LOT AND OPEN
SPACE AREA AMENITIES ARE ILLUSTRATIVE IN NATURE AND SUBJECT TO
FINAL SITE DESIGN AND MUNICIPAL APPROVAL PROCESSES.

1 F-}l- ._

UNIT TOTALS SHOWN FOR EACH PARCEL MAY SURPASS ALLOWABLE
PROJECT DENSITY TO ALLOW FOR ADJUSTMENT IN DESIGN.
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S, GENERAL PLAN & DEVELOPMENT CODE AMENDMENT APPLICATION

E A G L E (801)789-6617 * 1650 E STAGECOACH RUN, EAGLE MOUNTAIN, UT 84005 ® WWW.EAGLEMOUNTAINCITY.COM
O U N

FUTURE LAND USE MAP AMENDMENTS UPDATED: 7/2016

General location of the property: Pod #15, Pod #10, Pod # 93, Pod #gb, Pod #1 and Pod #2 See Exhibit 1.
Property identification number: Pods #10, #9a and Pod #15 is 58:034:0756; Pod gb is 58:034:0757; Pods #1 and #2 is 58:034 0658-0661
Total acreage of the subject property: 34.50 + acres See Exhibit 1.

Current future land use designation:
Pod # 10. The current Land Use Map designates this land as Neighborhood
Residential One. See Exhibit 1.
The current MDA designates this land as Commercial or Institutional. See Exhibit 5.
Pod #ga. The current Land Use Map designates this land as Neighborhood
Residential One. See Exhibit 1.
The current MDA designates this land for a Public Recreational
Facility. See Exhibit 5.
Pod #gb. The current Land Use Map designates this as Neighborhood
Residential One. See Exhibit 1.
The current MDA designates this land for Senior Housing, Assisted Living, Commercial or
Institutional. See Exhibit 5.
Pod #15. The current Land Use Map designates this land as Open Space. See Exhibit 1.
The current MDA designates this land for a Nursery and RV Parking. See Exhibit 5.
Pod #1. The current Land Use Map designates this land as Civic Uses and Schools. See Exhibit
1.
The current MDA designates this land for Residential or Commercial or both.
See Exhibit 5.
Pod #2. The current Land Use Map designates this land as Civic Uses and Schools. See Exhibit
1.
The current MDA designates this land as Residential or Commercial or Mixed
use. See Exhibit 5.
Proposed future land use designation:
Pod #10. Neighborhood Residential Two and more particularly MF1 with some Open Space
on the west southern portion. See Exhibits 2 and 3.
Pod #9a. Neighborhood Residential Three and more particularly
MF2. See Exhibits 2 and 3.
Pod #gb. Neighborhood Residential Three and more particularly
MF2. See Exhibits 2 and 3.
Pod #15. Open Space and more particularly by MDA designation a Nursery and RV Parking.
See Exhibits 2 and 3.
Pod #1. Commercial Community. See Exhibit 4.
Pod #2. Commercial Community. See Exhibit 4.

GENERAL PLAN OR DEVELOPMENT CODE TEXT AMENDMENTS




Applicant is amending a Master Development Agreement. That separate application was previously filed on 7-12-2022.

The proposed amendments to the Master Development Agreement are attached to this application and incorporated
by reference herein.

AUTHORIZED AGENT INFORMATION PROPERTY OWNER INFORMATION
Authorized Agent: Property Owner: KhoskRacs B. S€mnaw,
Address: Address: &30 €. Sawha TEMaLL Stvuasy
Sk Lale t‘.i'r->' I Y
Phone: Cell: Phone: 801324+ T125" Cell:
E-mail: E-mail: KSepmroan (..;Sh\'\“ﬁ-- Covn

**IMPORTANT: Incomplete applications will not be accepted. In order for an application to be deemed complete, all required
materials must be submitted with the application. If any required materials are not applicable to your submittal, you must submit a
letter for each required item stating the reason why it is not applicable to your application.**

SUBMITTAL REQUIREMENTS FOR OFFICE USE ONLY
Date:

" digital/electronic PDF map on jump drive or through
Dropbox identifying the parcels in which a land use Application received by:
classification is being proposed for an amendment.

- : ; i Applicati lete? Y
® adigital/electronic copy of all other required materials is FRISEEORCompICoe ies BiNo

also required to be submitted on jump drive or through Anything missing:
Dropbox. Correctly label these files.

Fee: $400.00 Receipt Number:

Amount Paid:

APPLICANT CERTIFICATION: | certify under penalty of perjury that this application and all information submitted as part of this application
are true, complete and accurate to the best of my knowledge. 1also certify that | am the owner of the subject property and that the authorized
agent noted in this application has my consent to represent me with respect to this application. Should any of the information or representations
submitted in connection with this application be incorrect or untrue, | understand that Eagle Mountain City may rescind any approval, or take any
other legal or appropriate action. | also acknowledge that | have reviewed the applicable sections of the Eagle Mountain Development Code and
that items and checklists contained in this application are basic and minimum reqyirements only and that other requirements may be imposed that
are unique to individual projects or uses. Additionally, | acknowledge that | hgvé/freviewed and understand the section from the Consolidated Fee
Schedule and hereby agree to comply with this ordinafic i

agent(s) of the City to enter the subject propertyf£6

/

Property Owner’s Signature:
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‘GENERAL NOTES.
1 “THE INFORMATION DEPICTED ON THIS PLAN IS PRELIMINARY IN NATURE

/AND IS SUBJECT TO MODIFICATION AND REVISION. ALL LAND USES,
/ACREAGE CALCULATIONS, DENSITY CALCULATIONS, LOT SIZES, ROAD
WIDTHS AND LOCATIONS OF VARIOUS COMPONENTS OF THE PLAN ARE
BASED ON PRELIMINARY DATA, TOPOGRAPHY, BOUNDARIES AND DESIGN
PARAMETERS.

2 SITE LAYOUTS, INCLUDING ROADS, PARKING, BUILDINGS, LOT AND OPEN
SPACE AREA AMENITIES ARE ILLUSTRATIVE IN NATURE AND SUBJECT TO
FINAL SITE DESIGN AND MUNICIPAL APPROVAL PROCESSES .

3 UNIT TOTALS SHOWN FOR EACH PARCEL MAY SURPASS ALLOWABLE
PROJECT DENSITY TO ALLOW FOR ADJUSTMENT IN DESIGN.

4. THESE PLANS ARE FOR CONCEPTUAL DESIGN PURPOSES ONLY. AND ARE
PLACEHOLDERS FOR FUTURE DEVELOPMENT. BUILDING TYPES
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When Recorded Return To:

EAGLE MOUNTAIN CITY
THIRD AMENDMENT AND RESTATEMENT TO

MASTER DEVELOPMENT AGREEMENT
DATED MARCH 23, 2016
FOR THE
PORTER'S CROSSING TOWN CENTER
MASTER DEVELOPMENT

This THIRDSECOND AMENDMENT ("ThirdSecond Amendment") to the Master
Development Agreement for Porter's Crossing Town Center dated March 23,2016 ("Prior
Agreement") is entered into between Eagle Mountain City, a Utah municipal corporation ("City")
and Pony Express Land Development, Inc. a Utah corporation ("Developer") as of the date last
executed below.

This Amendment is made with reference to the following facts.

A.  Allof the capitalized terms in this ThirdSecosd Amendment shall have the meanings
specified in the Prior Agreement except as modified below.

B. The City and Developer have determined that it is in the best interest of the Parties
to amend the Prior Agreement as set forth below.

NOW, THEREFORE, in consideration of the mutual covenants and promises of the parties
contained herein, the parties agree as follows:

1 Definitions. Sections 1.19 and 1.25 of the Prior Agreement are hereby modified and
new Sections 1.3 TA — 1.35A are added to read as follows:

1.19. Maximum Equivalent Residential Units (ERUs) means the development on

the Property (not including Pods 9 and 9b) of up to four Hundred and Seventy-Seven (477)
Equivalent Residential Dwelling Units.

Exhiby 5



1.25. Property means that approximately 85.05 acres of real property owned or
controlled by Developer as Exhibit 1IA.

1.31}A Assisted Living Housing means an apartment or housing unit that is
designed for seniors who require regular medical attention from staff at the facility, or assistance
with daily activities such as administration of medication, bathing and personal hygiene,
housekeeping or transportation. Independent living units may include a kitchenette, but most
meals are prepared and provided to residents from a central dining facility. Assisted living
housing includes nursing homes and hospice care facilities.

1.32A. Commercial or Institutional Use means the use of a pod for a recreational
facility, church, school (public, private or charter), daycare facility, medical or professional
office, dance studio, library, municipal services facility or such other similar use.

1.33A. Minimum Amenities means those minimum amenities for the improvement
of various Pods of Improved Open Space as specified in Exhibit "6A".

1.34A RV Storage means a secured outdoor surface lot for rentable storage of
recreational vehicles, boats and trailers. Amenities include a road base storage lot, security
fencing, operable gate with electronic security access. Prohibited activities include overnight
camping, use of temporary power, water, sewer and maintenance or repairs of vehicles or
equipment.

1.35A Senior Housing means an apartment or condominium style development,
established in accordance with the Housing for Older Persons Act, 42 U.S.C. 53601, for use
primarily for active and independent seniors who require little or no regular medical or personal
care assistance from staff at the facility. Independent living units will typically include a full
kitchen, parking for each unit, and amenities such as a washing machine and dryer.

2. New Exhibit and Prior Exhibitss/References. To the extent they are covered by this
Amendment, Exhibits 1 (Legal Description), 2 (Zoning Map), 3 (Land Use Plan), 4 (Street Plan)
and 5 (Parks and Open Space Concept Plan) are hereby superseded by Exhibits IA, 24, 3A, 4A,
and 5A respectively. All references in the Prior Agreement to the Exhibits and the descriptions
thereof are amended to refer to the corresponding new Exhibit (e-g., "Exhibit I (Legal Description)"
shall be deemed to refer to "Exhibit IA (Amended Legal Description”). New Exhibits 6A
(Development Costs Exhibit), 7A (Pod 2 Concept Plan), and 8A (Pony Express Expansion Area)

are hereby added and incorporated by reference. A new Exhibits (Site Plan) are submitted with this

Third Amendment as Exhibits 1, 2B, 3B, 4B. 5B and 6B.

3. Density. Section 4 of the Prior Agreement is hereby deleted.

4. Northwest Residential Area. Section 9 of the Prior Agreement is hereby deleted and

replaced with the following Section 9A.Seetion-9-of thePrior Agreement-is-hereby-deleted

replaced-with-the-folowing Seetion-9A-

and
aha

9A. __Pod 10. Pod 10 to be rezoned to Neighborhood Residential Two and more
particularly MF1 Zone. — See Exhibit 2B .Pod—10—shall-be—developed—for Commereial or

ot i I o e 3 10 chall ot bho o irad o o anyv Tior pmarlea trailo
Iastitutional- Uses- The-development onPod-H0-shall not be-required-to-have any-Terparkstrails;




- —10-may-be

due—to—those—easement Developer
acknowledges and agrees that access to Pod 10 from the West will require development of City
property for an access road, and City may withhold approval of access from the West due to traffic
or other concerns of the City.

epcumbered L anfo nd Sz re
........ bered—b seents—and—may—be—undevelopabl

S Density. Section 4 of the Prior Agreement is hereby deleted and replaced with the
following Section 4A.

4A. DessitvDensity and Dedication/lmprovements simprovements of Open Space.
The City has approved the Amended Land Use Plan (attached as Exhibit 3A) providing for the
development of the Project in Pods. For each Pod, Developer shall be vested with the right to

develop up to the maximum Density as indicated on the Amended Land Use Plan for the respective

Pod.

Developer acknowledges the maximum Density is a ceiling, and factors as parcel configurations,
residential product specifications or building code requirements may limit the Developer' s ability
to build up to the maximum Density in any given Pod. Developer shall dedicate to the City and
improve required open space and amenities as follows:

4A.l. Pod 9a. Shall be rezoned to Neighborhood Residential Three and
rhood

more particularly MF2 Zone for the northern portion of the pod and Neighbo
Residential Two for the southern portion of the pod. (See Exhibit 2B) The-City
Seetion--OA4d belowsfor-devel pment-of-a-regional trail-and-publicrecreational
cants - S sl . ]'h >-exaet d .t."'].« Hfth(’

ant on-Pod-0a for o
neh- o~ oa—~va+ora

p 1 ‘.l ~ -l}es_
R

thae

-, TV "
S OPCH-SPace-or-of

4A.2. Pod 15. Shall be rezoned Open Space and more particularly. :
desires—to—utilize—Pod—5—for RV Sterage_a Nursery and RV parking and
approximately 20 parking spaces for the residential units being built in Pod 9A. (See
Exhibit 2B).-
Developer acknowledges that City has concerns with the impact of the proposed
RV Storage on neighboring properties, but Developer believes it can design the
RYV Storage to mitigate or eliminate such impacts. Accordingly, in order for the
RV Storage to be reviewed for approval, Developer shall submit to the City a site
plan for the proposed RV Storage which shall include detailed information
regarding the visual impacts, the type and height of fencing, procedures to limit
noise and disturbance to surrounding neighbors, lighting and security, and gate
and security access. The City shall approve the RV Storage if the Developer is
able to mitigate or eliminate all reasonable concerns of the Planning Commission
and City Council related to impacts of the RV Storage.

4A.3. Pod 9b. Pod 9b Shall be rezoned to a Neighborhood Residential Three and
more particularly a MF2 zone for the northern portion of the pod and Neighborhood

Residential Two and more particularly an MF1 zone for the southern portion of the
d. See Exhibit 2B.
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4A.4. Pods 1 and 2. Pods 1 and 2 shall be developed for commercial uses
and more particularly Commercial Communit uses. (See Exhibit 2B);residential
ormixed-use-in-aceordance with-the € -ity's-Vested-Laws-—No-more than180-ER Us
shall-be-developed-onPod -2 Devele per-may-constructas-much-contmercialretail
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6. This paragraph is intentionally omitted.

1. This paragraph is intentionally omitted. == 1 Formatted: Indent: Hanging: 0.48"

J

8. Park and Improved Open Space, Sections 8 and 10 are hereby deleted and replaced with
the following new sections:

8A. Improved Open Spaces and Trails.

8A.1. Park Plan. In accordance with the City's Vested Code and the
City bonus density structure, Developer shall-+ust provide sufficient Improved
Open Space to meet the City's residential bonus density entitlements and improved
open space points requirements for the number of ERUs in the Project. (exeluding
Poe-9b)- Developer has submitted a proposed Park Plan that depicts the layout and
proposed Minimum Improvements for Pods 3b, 3d and 3e. A copy of the Park Plan
is attached hereto as Exhibit 5A. The City has reviewed the Park Plan and the City
accepts the layout, design and improvements of the parks, trails and open space.

8A.1.1 Re-location of Minimum Improvements. The City
acknowledges that some of the Minimum Improvements shown on Exhibit SA and
described in Exhibit 6A may be constructed on Pod 2.

8A.2 Dedication and Improvement of Improved Open Space.
8A.2.1 Park Dedication/Improve mentlmprovement Schedule,

a. Pod 3b. Pod 3b shall be improved in accordance with the Park Plan and dedicated
to the City along with the first recorded subdivision plat for Pod 4. In accordance
with Chapter 16.35.105.A(10) of the Vested Laws, if Pod 3b is not fully improved
at the time it is dedicated to the City, at the time of recording each plat Developer
shall provide a cash bond, or other form of bond acceptable to the City, in the
amount of 150% of the pro-rata cost of the anticipated improvements in Pod 3b to
guarantee construction and installation of the require improvements. Pod 3b shall
be completed no later than issuance of 80% of the approved building permits in Pod
4.



b. Pod 3d. Pod 3d shall be improved in accordance with the Park Plan and dedicated
to the City along with the first recorded subdivision plat for Pod 6a. In accordance
with Chapter 16.35.105.A(10) of the Vested Laws, if Pod 3d is not fully improved
at the time it is dedicated to the City, at the time of recording each plat Developer
shall provide a cash bond, or other form of bond acceptable to the City, in the
amount of 150% of the pro-rata cost of the anticipated improvements in Pod 3d to
guarantee construction and installation of the require improvements. Pod 3d shall
be completed no later than issuance of 80% of the approved building permitspennits |
in Pod 6a.

C. Pod 3e. Pod 3e shall be improved in accordance with the Park Plan and dedicated
to the City along with the first recorded subdivision plat for Pod 6b. In accordance
with Chapter 16.35.105.A(10) of the Vested Laws, if Pod 3e is not fully improved
at the time it is dedicated to the City, at the time of recording each plat Developer
shall provide a cash bond, or other form of bond acceptable to the City, in the
amount of 150% of the pro-rata cost of the anticipated improvements in Pod 3e to
guarantee construction and installation of the require improvements. Pod 3e shall
be completed no later than issuance of 80% of the approved building permits in Pod

8A.3. Ongoing Maintenance. Upon the acceptance by the City of any
improvements to Pods 3b, 3d, and 3e the City shall be responsible for all ongoing

maintenance and operation thereof.
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9-11. Pony Express Road Reimbursement. A new Section 17A is added to read as follows: ¥ 7 77| Formatted: Indent: Left: 0.56", Hanging: 0.13", No |

bullets or numbering J
17.A. Pony Express Road Reimbursement. In conjunction with the

execution , of this Agreement, Developer shall dedicate to the City




approximately 1.025 acres for the expansion of Pony Express Parkway, as
shown on the attached Exhibit 8A. The City acknowledges that Developer
will be seeking a tax benefit for this dedication pursuant to Section 14 of the
Master Development Agreement and the City shall reasonably and lawfully
cooperate in this effort.

10 12. Sewer Lift Station. A new section 18A is added to read as follows. + =~ { Formatted:

—

Indent: Left: 0.5", Hanging: 0.25", No |

|_bullets or numbering ;

18A. Sewer Lift Station. Contemporaneously with the construction of the T e
infrastructure for Pod 6b Developer shall, at its own cost, design and construct a

sewer lift station to the specifications of the City at the location shown on Exhibit

3A. The City shall grant Developer all necessary rights to construct the sewer lift

station on the location that is owned by the City as shown on Exhibit 3Aa After the

City accepts ownership of the lift station the operation and maintenance of the lift

station shall be the City's.

Dated this day of 2022.
i —ENF—— S 273462011 8 PR3
STATE OF UTAH
COUNTY OF SALT LAKE
On the _ day of . 2022, personally appeared before me, Khosrow B. Semnani,

who did personally acknowledge to me that he had authority to and did execute the foregoing on

behalf of Pony Express Land Development, Inc.. a Utah corporation.

PONY EXPRESS LAND DEVELOPMENT. INC.

By:
Khosrow B. Semnani

Its: Manager

STATE OF UTAH

COUNTY OF SALT LAKE
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REZONE APPLICATION

EAGLE (801)789-6617 * 1650 E STAGECOACH RUN, EAGLE MOUNTAIN, UT 84005 * WWW.EAGLEMOUNTAINCITY.COM
O UN

PROJECT INFORMATION UPDATED: 6/2015

Official Project Name: Porter's Crossing Town Center (Amendment to Master Development Agreement March 23, 2016)

Proposed Zoning:

: Pod #10. Neighborhood Residential Two and more particularly MF1. See Exhibit 3.
: Pod #9a. Neighborhood Residential Three for the northern portion and more particularly MF2. See
Exhibit 3. Neighborhood Two for the southern portion and more particularly MF1. See Exhibit 3.
:Pod #gb. Neighborhood Three for the northern portion and more particularly MF2. See
Exhibit 3. Neighborhood Two for the southern portion and more particularly MF1. See
Exhibit 3.
:Pod #15. Open Space and more particularly a Nursery and RV Parking. See Exhibit 3.
:Pod #1. Commercial Community. See Exhibit 3.
:Pod #2. Commercial Community. See Exhibit 3.

Surrounding Zoning: Neighborhood Residential One

General Location of the Property: See Exhibit 3.
Surrounding Land Uses: Residential as to Pods 10, 93, 9b, and 15 as Open Space.
Commercial as to Pods 1 and 2.

Total Acreage of the Subject Property: 34.50 + acres

Does the proposed zoning require an amendment to the City's General Map? % Yes [INo

AUTHORIZED AGENT INFORMATION PROPERTY OWNER INFORMATION
Authorized Agent: Property Owner: \Iheseacs R. Semuman:
Address: Address: 636 €. Seutw Vo ol ST T
ST LA LTy, Wt nin  fyle—
Phone: Cell: Phone: 8e8l-3R(. 12§ Cell:
E-mail: E-mail: ke semmani 2 Sehaws. o

**IMPORTANT: Incomplete applications will not be accepted. In order for an application to be deemed complete, all
required materials must be submitted with the application, regardless of whether they have been previously submitted
to Eagle Mountain City. If any required materials are not applicable to your submittal, you must submit a letter for each
required item stating the reason why it is not applicable to your application.**

SUBMITTAL REQUIREMENTS

= 1digital/electronic PDF copy of all plans & other required materials is required on jump drive or through
Dropbox. Please ensure there is only one PDF electronic file for each type of plan; do not separate the individual
pages within a set of plans. Please label accordingly. Plans will not be reviewed until all digital files are received.

FOR OFFICE USE ONLY




Date: Received By: Application Complete? O Yes I No

Anything Missing:

Fees: $1,350.00 (Not Required as rezone is included in amendment to MDA see Section 16.10.090 (2) ) 3 Amendment to MDA filed 7-
12-2022.

Total Amount Due: N/A Total Amount Paid: N/A

APPLICANT CERTIFICATION: | certify under penalty of perjury that this application and all information submitted as part of this
application are true, complete and accurate to the best of my knowledge. |also certify that | am the owner of the subject property
and that the authorized agent noted in this application has my consent to represent me with respect to this application. Should any
of the information or representations submitted in connection with this application be incorrect or untrue, | understand that Eagle
Mountain City may rescind any approval, or take any other legal or appropriate action. Ialso acknowledge that | have reviewed the
applicable sections of the Eagle Mountain Development Code and that items and checklists contained in this application are basic
and minimum requirements only and that other requirements may be imposed that are unique to individual projects or uses.
Additionally, | acknowledge that | have reviewed and understand the section fy6th the Consolidated Fee Schedule and hereby agree
to comply with this ordinance. 1also agree to allow'the Staff, Planning Co ' i ncitor appointed agent(s) of the City
to enter the subject property to make any pécet

Z

KHOSROW B. SEMNAN v

L Date: Q/Jg?é =

Property Owner’s Signature:

Documents to attach to application:
® Rezoning Application Requirements/Checklist
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REZONE APPLICATION REQUIREMENTS/CHECKLIST

p4” LEGAL DESCRIPTION: A legal description of the property.

B VICINITY MAP: A vicinity map showing the approximate location of the subject parcel with relation
to the other major areas of the City.

Bd" EXISTING CONDITIONS: A map showing the existing physical characteristics of the site including
waterways, geological information, fault lines, general soil data and contour data in two foot
intervals.

§d” LAND USE MAPS: A map with a general description of the proposed development indicating the
general development pattern, land uses, densities, intensities, open spaces, parks and recreation
trails and any other important elements of the project.

" ZONING DISTRICTS: A compatibility statement in an acceptable format that demonstrates
compliance with the zoning district that exists on the subject property or the zoning district that is
being proposed for the subject property.

O PUBLIC NOTICE FEE: $1 per mailed notice, calculated and prepared by City Staff, shall be paid in
full prior to a Planning Commission Date being assigned. (Rezones require multiple public hearings

requiring additional notices)

O FEE: The processing fee of $1,350.00 shall be paid in full.



HALES@ENGINEERING

innovative transportation solutions

Porter’s Crossing

Commercial
Traffic Impact Study
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HALES @ ENGINEERING Eagle Mountain - Porter’s Crossing Commercial

innovative transportation solutions

EXECUTIVE SUMMARY

This study addresses the traffic impacts associated with the proposed Porter's Crossing
Commercial development located in Eagle Mountain, Utah. The development is located northeast
of the Porters Crossing / Pony Express Parkway intersection.

The purpose of this traffic impact study is to analyze traffic operations at key intersections for
existing (2022) and future (2027) conditions with and without the proposed project and to
recommend mitigation measures as needed. The evening peak hour level of service (LOS) results
are shown in Table ES-1. Recommended storage lengths are shown in Table ES-2. An exhibit of
the proposed mitigated roadway network is shown in Figure ES-1. A site plan of the project is
provided in Appendix A.

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

Level of Service

BG PP PEPMT BG PP PP MIT
n Gazelle Run [ Pony Express Parkway A B A B B B
Porters Crossing / Pony Express Parkway C C c L 58 D C
Ridley's Southeast Access / Porters Crossing b f e c f f
n Ridley's Middle Access / Porters Crossing a b b b c c
B Ridley's Mortheast Access / Porters Crossing a a a a a a
ﬂ St. Andrews Drive / Porters Crossing a a a a a a
Prestwick Lane / St. Andrews Drive a a a a a a
n SE Project Access / Pony Express Parkway - [ c o e d
n SWW Project Access / Pony Express Parkway [ c 2 f C
West Project Access / Porters Crossing - b b = b b

1. Intersection LOS values represent the overall intersection average for roundabout, signalized, and al-way stop-controlied (AWSC)
intersections (uppercase letter) and the worst movement for all other unsignelized interseclions (lowercase letter)
2. BG = Background (without project traffic), PP = Plus Project (with projecttraffic, MIT = Mitigated Scenario

Source: Hales Engineering, June 2022

Table ES-2: Recommended Storage Length

Recommended Storage Lengths (feet)
Notbound | Soutnbouns
LT RT LT RT LT RT LT RT

EN BEN BES BEN BEN BEN BEN REN BEN FEN BEN BEN RES REN BEN BE

Intersection

n Porters Crossing / Pony Express Parkway 100 - 100 - 100 125 - 125 200 - - - 100 225 - 200
Ridley's Southeast Access / Porters Crossing B = 2l =] =sl=l=1=)=1=1|l=01=01=1z=1 -

n SE Project Access / Pony Express Parkway - - - - - 100 - - - 100 - - - - - 100
n SW Project Access / Pony Express Parkway - = | = = | = =] =1 =] <] = =1 =1 = KLY

1. Storage lengths are based on 2040 95th percentile queue lengths and do not include required deceleration / taper distances
2. E = Existing storage length (approximate), if applicable; P = proposed storage length for new turn lanes or changes to existing turn lanes, if applicable

Source: Hales Engineering, June 2022

Traffic Impact Study



HALES (D ENGINEERING Eagle Mountain - Porter’s Crossing Commercial

innovative transportation solutions

Traffic Impact Study

SUMMARY OF KEY FINDINGS & RECOMMENDATIONS

Project Conditions

¢ The development will consist of various fast-food and coffee drive-throughs, sit-down restaurants,
commercial/retail, and multi-family housing

e The project is anticipated to generate approximately 8,476 (+5,568 pass-by) weekday daily trips, including
676 (+529 pass-by) trips in the morning peak hour, and 628 (+441 pass-by) trips in the evening peak hour

o Auxiliary right-turn deceleration lanes are recommended for the southeast and southwest project accesses
along Pony Express Parkway, as well as a left-turn deceleration lane for the southeast access

¢ Only the southern commercial component of the Porter’s Crossing development is being analyzed in this
traffic impact study

e There were also changes to the land uses for the northern pods (pods 9/10) to the Porter’s Crossing
development, but the trip generation differences were negligible

e Land use changes include going from a charter school, assisted living facility, and a recreation
center to residential townhomes and apartments

e Trip generation for the peak hours was lower with these new land uses

m Background Plus Project

¢ Porters Crossing wide enough
o allow for left-turn queuing o Full access at all project access points
without impeding through-traffic
at most accesses !

o Acceptable LOS :
i * SB queues at Porters Crossing ¢ Poor LOS at SE Ridley’s & south project access /
Findings / Pony Express Parkway Porters Crossin
intersection back up past SE 9
Ridley’s access

______________________________________________________________________________________________________________

¢ Porters Crossing / Pony Express Parkway:
o Install dual southbound left-turn lanes

2027 Background Plus Project

.« Poor LOS at:
o SE Ridley’s & south project access / Porters
, Crossing
Findings o Acceptable LOS ' o SE project access / Pony Express Parkway
o SW project access / Pony Express Parkway
i e WB queues at Porters Crossing / Pony Express
. Parkway intersection back up past SW project access

______________________________________________________________________________________________________________

¢ Porters Crossing / Po