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EAGLE MOUNTAIN CITY 

MASTER DEVELOPMENT AGREEMENT 
FOR THE 

TALON COVE MASTER DEVELOPMENT 

This Master Development Agreement for the Talon Cove Development (this 
"Agreement") is entered into between Eagle Mountain City, a Utah municipal corporation of the 
state of Utah (the "City") and Isaac Patterson Properties, Inc., a Utah corporation and HHH 
Funding LLC, a Utah limited liability company (together "Developer"). 

This Agreement is made with reference to the following facts. 

A. Developer has submitted to the City an application for a new development known 
as Talon Cove (the "Project"). 

B. · The Project consists of approximately 160 acres of the land (the "Property") 
located north of SR 73 in the northeast corner of Eagle Mountain City. A legal description of the 
Property is attached as Exhibit l. 

C: The Project will be zoned as residential in accordance with Title 1, Chapter 5 of 
the Development Code of Eagle Mountain City and improved in compliance with procedures and 
standards in the Development Code and the terms of this Master Development Agreement. 

D. Developer has received approval of the Master Development Plan for the Project 
(the "Master Development Plan") from the Planning Commission and City Council of Eagle 
Mountain City. The approved land use element map of the Master Development Plan, :which 
depicts the zoning for the Project and land uses which will be allowed by the City, is attached as 
Exhibit 2 (the "Master Development Plan Map"). 

E. The parties wish to define the rights and responsibilities of the parties with respect 
to the development of the land and funding of improvements in the Master Development Plan 
area which is approved by the City in this Agreement with the annexation of the land to Eagle 
Mountain City. 

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

1. Annexation to the City. The City and Developer agree that the City has enacted an 
Annexation Ordinance, under the provisions of Utah law, extending the municipal boundaries of 
Eagle Mountain City to include all portions of the Property not currently located within the 
municipal boundaries of Eagle Mountain City. 

2. Development Group. The following entities own or represent the owners of the Property. 
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Developer: 
Address: 

· Developer: 

Address: 

Isaac Patterson Properties, Inc. 
1307 E. 610 N. 
Provo, Utah 84606 

. HHH Funding, LLC 
c/o Scott Hazard 
3688 E. Campus Drive 
Eagle Mountain, Utah 84043 

3. Governing Standards. The Talon Cove Master Development shall be governed by the 
procedures, standards and requirements of the Development Code of the City and the terms of 
the Talon Cove Master Development Plan. 

4. Zoning, Density and Land Use Standards. The Project will be zoned as residential in 
accordance with Title 1, Chapter 5 of the City's Development Code. The residential zone must 
be a predominately residential use, but certain commercial and mixed-use developments are 
allowed as a conditional use with in the Project. The Master Development Plan Map, attached as 
Exhibit 2 and approved as part of the Master Development Plan, is the zoning map for the 
Property. 

4.1 The Property i~ divided into five neighborhoods or pods which permit a certain 
number of units per acre within each zone or pod. The total number of units within any 
neighborhood or pod may not increase without approval of an application to amend the Master 
Development Plan. The development of each neighborhood or pod must contain improvements 
to meet the City's current Tier II requirements concurrent with the density for that particular 
neighborhood or pod, or such other requirements as adopted by the City in the future. As a 
reference, a copy·of Title 1 Chapter 6 of the City's Development Code, which outlines the 
current requirements for certain densities within each pod or zone, is attached hereto as Exhibit 
3. The City shall not issue any final subdivision plat until Developer has demonstrated how it 
will meet the City's Tier II requirements for that particular neighborhood or pod. The overall 
density of the Talon Cove Master Development may not exceed 2.65 residential units per acre, 
which limits the Prope1iy to no more than 421 residential units. The densities and units ate as 
follows: 

Total Acreage: 
Residential: 
Improved Open Space: 
Unimproved Open Space: 

158.85 acres 
421 units 
Not less than 14.00 acres 
12.55 acres 

The Project is comprised of the residential neighborhoods or pods, as set fo1ih on 
attached Exhibit 2, which neighborhood or pods have the following densities: 



Neighborhood Acres Density Residential Tier 
I 28.00 5.18 Tier II 
II 31.88 3.82 Tier II 
III 14.10 3.10 Tier II 
IV 25.48 2.67 Tier II 
V 21.12 1.99 Tier II 

School 10.83 
10.88 acre Park 
4.01 acre Park 

12.55 Open Space 

Totals 158.85 2.65 Tier II 

Unless the Development Code is amended to require other improvements, Developer 
shall construct the following,improvements to meet the City's Tier II requirements for the 
approved density within each neighborhood pod or zone: 

Nei~hborhood Improvements 
III, IV, V Tier I Improvements: 

Fund or Construct Community Improvements 
Entryways and Monuments 
Professional Land Planning 

Tier II Improvements: 
8% Improved Open Space as Parks and Ti-ails 
Architectural and Landscape Guidelines/ .CC&R' s/ Design Review Committee 
Masomy Materials (seventy five percent of the exterior) 

II Tier I Improvements: 
Fund or Construct Community Improvements 
Entryways and Monuments 
Professional Land Planning 

Tier II Improvements: 
8% Improved Open Space as Parks and Trails 
Architectural and Landscape Guidelines/ CC&R' s/ Design Review Committee 
Masonry Materials (seventy five percent of the exterior) 
Residential Lot Landscaping (front and sides yards) 



I Tier I Improvements: 
Fund or Construct Community Improvements 
Entryways and Monuments 
Professional Land Planning 

Tier II Improvements: 
8% Improved Open Space as Parks and Trails 
Architectural and Landscape Guidelines/ CC&R's/ Design Review Committee 
Masonry Materials (seventy five percent of the exterior) 
Residential Lot Landscaping (front, sides~ and back yards) 
Recreational Amenities · 

5. School Site. Developer has designated a 10.83 acre residential parcel as a School Site, as 
indicated on attached Exhibit 2. If Developer decides not to utilize the School Site for a public · 
or private school, Developer may combine the School Site with Neighborhood I and develop it in 
conjunction with the requirements set forth above. However, t~1e density for Neighborhood I 
shall not exceed 5.18 units per acre, and the total residential units for the Project may not exceed 
421 units. In addition, Developer shall still be required to construct the improvements for 
Neighborhood I as set forth above as if the overall density for Neighborhood I is 5.18 acres. To 
clarify, Developer may"include the School Site as part of Neighborhood I, but may not decrease 
the required improvements set forth in the table above to obtain a density of 5 .18 units per acre. 

6. Roadways. In conjunction with Developer's application, Developer has submitted a 
detailed roadways study and traffic plan for the Project, which are attached hereto as Exhibit 4 
(the "Roadway Plan"). · The parties recognize and agree that the development of the Project will 
require the construction of both the Mt. Airey Drive extension and the Ranches Parkwl:!-y 
extension. 

6.1 Mt. Airey Drive. Developer shall construct Mt. Airey Drive as a 60'foot wide 
road as set forth in the Roadway Plan. In addition, Developer shall construct acceleration and 
· de-acceleration lanes on SR 73 at the intersection of the Mt. Airey Drive, as approved by the 
City and UDOT. Prior to any subdivision plat beingapproved by the City for the Project, 
Developer must obtain approval from the ·city for a cross-section of Mt. Airey Drive and a 
phasing plan for the completion of Mt. Airey Drive. 

6.2 The Ranches Parkway. The Ranches Parkway must be developed through 
property currently owned by other individuals or entities, including RCA 65, LLC and Two A, 
L.L.C (the "Adjacent Owners"). Developer and City have been negotiating with the Adjacent 
Owriers to determine a method to finance and constructthe Ranches Parkway extension, but the 
parties have been unable to reach an agreement regarding the terms and conditions of the 



I ( ) 

extension. Developer recognizes and agrees that prior to any final subdivision approval for the 
Project, an agreeinent must be reached between the Developer, Adjacent Owners, the City and 
UDOT for the construction and financing of the Ranches Parkway extension. Developer further 
consents to the Cityequitably assessing the Property to fund construction of the Ranches 
Parkway extension. · 

7. Improvement and Dedication of Parks and Open Space. The_ total amount of Improved 
Open Space to be set aside as parks, and improved and dedicated to the City by the Developer, 

. totals not less than 14.00 acres. The total amount of Unimproved Open Space to be set aside by 
Developer totals not less than 12.55 acres. 

8. Timing of Park Improvements. 

8.1 Park Plans. Prior to the City approving any subdivision plat in Neighborhood I or 
II, Developer shall submit to the City a detailed Park plan for the approximately 4 acre south 
park (the "South Park Plan"). Prior to the City approving any subdivision plat in Neighborhoods 
III, IV or V, Developer shall submit to the City a detailed Park plan for the approximately 11 
acre north park (the "North Park Plan"). A map detailing the location and ptoposed 
improvements for the south park and north park is attached hereto as Exhibit 6. The South Park 
Plan and North Park Plan shall contain substantially the same improvements as described in 
attached Exhibit 6. · 

8.2. Park Improvements. Prior to any subdivision plat being recorded for any portion 
of the Property, Developer shall improve, or place into escrow with the City sufficient funds to 
improve the portion of the improved open space which corresponds with the size of the platted 
property. For e~ample, if the first subdivision is 10 acres, Developer shall improve, or place into 
escrow sufficient funds to improve, .8 acres oflmproved Open Space (10 acres x 8% Improved 
Open Space= 0.8 acres). In addition, prior to applying for the 106th building permit for the 
Development, Developer shall complete construction and landscaping of the approximately 4 
acre south park, and prior to applying for the 315th building permit for the Development, 
Developer shall complete constroction and landscaping of the approximately 11 acre north park. 
The area(s) improved by Developer shall be determined in the City's sole and absolute 
discretion, and the amount of funds placed into escrow to fund the improvements shall be 
determined in the City's sole and absolute discretion. 

9. Community Improvements. In conjunction with Section 6.7 of the Development Code, 
Developer must contribute $2,000 per buildable acre of land within the Project to fund 
construction of corhmunity wide improvements. Developer agrees that prior to recordingeach 
subdivision plat, Developer shall place into a community "improvement escrow fund for the 
Project (the "Improvement Fund") established with the City sufficient funds to meet the required 
community improvements. For example, if the first subdivision plat is for 10 acres, Developer 
will place $20,000 in the Improvement Fund. The City and Developer agree.that it is the intent 
of Developer to utilize the funds to construct a splash park, skate park, or other approved 
community improvement at one of the designated parks. If Developer decides to construct 



improvements which require routine maintenance, Developer shall create an HOA for the Project 
with legal authority to collect assessments to maintain the improvements, and shall subinit to the 
City a detailed plan regarding the anticipated maintenance cost for the improvements. Developer 
and/or the HOA for the Project, may submit a plan to the City for the improvements. If the City 
approves the plan, Developer and/or the HOA shall obtain reimbursement for construction of the 
improvements from the amount in the Improvement Fund. In addition, Developer may submit a 
plan to the City at any time for the development of the splash park or skate park, or such other 
improvements which are approved by the City. If Developer receives approval from the City, · 
Developer may construct the improvements and receive a credit from the City against future 
contributions for the amount of the improvement. For example, if Developer constructed a 
$200,000 splash park after receiving approval from the City, Developer would receive credit for 
100 acres. In the event the funds in the Improvement Fund are not utilized by Developer or the 
HOA for the Project within 10 years of recordation of the first subdivision plat for the Project, 
the City shall have discretion to utilize the funds in any manner which the City deems 
appropriate. 

10. Transitioning Requirements. Developer agrees to comply with all transitioning 
requirements set forth in Section 12.15 of the Development Code, including, but not limited to, 
the required transitioning of one acre lots and a road adjacent to any property zoned agricultural 
that has been subdivided for the purpose of building. 

11. Agreement Subject to Amendment of Capital Facilities Plan and Economic Impact 
Analysis. The City's Capital Facilities Plan and Economic Impact Analysis shall be amended to 
accommodate the anticipated developmehtofthe Talon Cove Development. The City will 
undertake such amendments immediately upon the execution of this Agreement. Developer will 
reimburse the City for the cost of the amendment required under this Agreement. 

12. Dedication of Facilities. Except as provided in a reimbursement agreement which 
may be entered between the City and the Developer, the Developer agrees to dedicate and donate 
free and clear of all encumbrances to the City all required spaces for the location of City owned 
utilities, streets, utility facilities and improvements for the construction and use of utilities, parks, 
roads, and other public ways such as trails depicted on the Master Development Plan. 

13. Utility Services and Infrastructure Improvements. The City's engineering department 
has reviewed the proposed Talon Cove Development Infrastructure Concept Plan (the 
"Infrastructure Plan"), a summary of which is attached as Exhibit 5. The parties agree and 
acknowledge that the Developer·wm provide the funds to construct the improvements set forth in 
the Infrastructure Plan ("Improvements"). In the event Owners or Developer construct utilities 
or other infrastructure in excess of the capacity necessary to provide services to the Property, 
Owners or Developer may be entitled to reimbursement for the cost of the excess capacity. The 
City shall revise and amend the City Impact Fee Ordinance and payment requirements to collect 
the amounts required to reimburse Owners or Developer for the cost of excess capacity. 

14. Water Rights. Developer shall comply with the City's Development Code, as amended, 



related to providing water to the City for the Project. 

15. Withholding Approval Upon Default. The parties agree that the City shall not approve 
or record any subdivision in the Master Development area if the Owners or Developer are in 
default on any obligation to the City which requires the construction of roads and completion of 
public improvements or other utility infrastructure to serve the development project. In addition, 
the City may withhold approval of building permits to construct any building or structure within 
the Master Development area if the Owners or Developer are not current with all obligations to 
the City at the time of application for the development approval and/or has not conipleted all 
required improvements within the time to complete required improvements approved by the City 
Council. 

16. Reserved Powers. The parties agree that the City reserves certain legislative 
powers to amend its Development Code to apply standards for development and construction 
generally applicable throughout the City. It is the intent of the parties to vest the, Owners and 
Developer with the specific land uses and development density defined specifically on the 
Master Development Plan Map (Exhibit 2) and to require compliance by the Owners and 
Developer with all other generally applicable standards, conditions and requirements enacted by 
the City to protect the safety, health and welfare of the current and future inhabitants of the City. 

17. Impact Fees. The Owners and Developer agrees to pay all impact fees when due at 
subdivision approval, subdivision recordation or upon application for building permits from the 
City as set forth more specifically in the City Impact Fee Ordinance as it may be amended from 
time to time. The parties shall enter into a separate Reimbursement Agreement upon the 
enactment of impact fee requirements and which shall provide for reimbursement to the 
Developer for certain improvements transferred to the City by the Developer as provided more 
specifically in the Reimbursement Agreement. 

18. Annual Review of Compliance. The pa1iies agree that the City may conduct an 
annual review of compliance by the Developer within the terms of this Agreement, City 
Development Standards and Schedules in the Master Development Plan approved by this 
Agreement. It shall be an event of default if the Developer has failed to fund roads, parks or 
other utility infrastructure facilities required by this Agreement or by the City Development 
Standards, or if work remains incomplete on public infrastructure facilities without having 
received an adequate extension of time for the completion of such facilities from the City. It 
shall be an event of default if the Owners or Developer fails to deposit adequate collateral for the 
improvements required by this Agreement or fails to cure ariy defect discovered by the City upon 
inspection of any infrastructure utility facilities. 

19. Default Notice. Upon the occurrence of an event of default, the City shall provide 
not less than fifteen (15) days notice to the Owners and Developer of a meeting of the City 
Council where the Developer's default shall be heard and reviewed by the City Council. The 
Owners and Developer shall be entitled to attend the hearing and comment on the evidence 
presented concerning the default. Upon a finding by the City Council that the Owners or 



Developer are in default, the City Council may order that work in the Master Development area be 
terminated until the default is cured or may issue such further directions to City staff and to the 
Developer as deemed appropriate under the circumstances. 

20. Binding Effect. This Agreement shall be binding upori and inure to the benefit.of 
the successors, heirs and assigns of the parties hereto, and to any entities resulting from the 
reorganization, consolidation, or merger of any party hereto. 

21. Integration. This Agreement constitutes the entire understanding and agreement 
between the parties, and supersedes any previous agreement, representation, or understanding 
between the parties relating to the subject matter hereof; provided however, that the Development 
Code of the City shall govern the procedures and standards for approval of each subdivision and 
public improvement. 

22. Not Severable. The provisions of this Agreement are not severable, and should any 
provision hereof be deemed void, unenforceable or invalid, such provision shall affect the 
remainder of this Agreement, and shall provide grounds for dissolution of the Agreement at the 
option of the parties in the exclusive discretion of each of them. 

23. · Waiver. Any waiver by any party hereto of any breach of any kind or character 
what so ever by the other party, whether such waiver be direct or implied, shall not be construed 
as a continuing waiver of or consent to any subsequent reach of this Agreement on the part of the 
other party. 

24. No Modification. This Agreement may not be modified except by an instrument in 
writing signed by the paities hereto. 

25. Governing Law. This Agreement shall be interpreted, construed and enforced 
according to the laws of the State of Utah. 

26. Costs of Enforcement. In the event of default on the part of any party to this Agreement, 
that paity shall be liable for all costs and expenses incurred by the other parties enforcing the 
provisions of this Agreement, whether or not legal action is instituted. 

27. Agreement to Run With the Laiid. This Agreement shall be recorded against the 
Property and shall be deemed to run with the land and shall be binding on Owners, Developer and 
all successors a1.1d assigns of any of the foregoing. 

This Agreement was approved by the Eagle Mountain City Council on October 16, 2007. 



Dated this 

ISAAC PATTERSON PROPERTIES, INC. 

By: 
Isaac Patt rson . 

Its: . President 

HHH FUNDING, LLC 

By: ~d -

Its: Managing Member 

--

Dated this /~ ff= day of _--'-flt~'A=£=U=,t-___ _,, 200,. 

ATTEST: EAGLE MOUNTAIN CITY 
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LEGAL DESCRIPTION 
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TALON COVE PROPERTY 
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l/ CENTER OF SECTION 17, EAST QUARTER 
TOWNSHIP 5 SOUTH, ·coRNER SECTION 1~, 
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BOUNDARY DESCRIPTION 
THE I\IORTHEAST QUARTER OF SECTION 17, TOWNSHIP 5 SOUTH, RANGE 1 WEST, SALT 
LAKE BASE AI\ID MERIDIAN. 
PARCEL CONTAINS 6,9.19,676 SQ. Ft ("158.85 ACRES) 

TRANE ENGINEERING!! p_c_ 
CONSUL TING ENGINEERS AND LAND SURVEYORS 
27 EAST MAIN .LEHI, UTAH 84043 (80-f) 768-4544 

TALON COVE ESTATES 
PLANNED RESIDENTIAL DESIGN 

BOUI\IDARY DESCRIPTION 



EXHIBIT 2 

MASTER DEVELOPMENT PLAN MAP 



TALON COVE LAND USE MAP 

I NEIGHBORHOOD S 
AREA • 21.12 ACRES 

CENSITY a 1.G9 UNITS/ACRE 

NEIGHBORHOOD 3 
AREA • 14.10 ACRES 

DENSrTY • 3.10 UNrrB/ACRE 

L 
NEIOHBORHOOD 1 

AREA • 28.00 ACRES 

DENSITY• 5.18 UNrrB/ACRE 

----------

TOTALS 
TOTAL UNITS SHALL NOT EXCEED 421 

OVERALL DENSITY = 2.65 UNITS / ACRE 

-- ---··-----

NEIOHBORHOOO 2 
AREA • 31.88 ACRES 

DENSITY• 3.82 UNrrB/ACAE 

12.55 ACRES NATURAL 
OPEN SPACE 

NEIGHBORHOOD 4 
AREA • 2SAS ACRES 

DENSITY • 2.67 
UNrrB/ACRE 

NEIGHBORHOOD 1 
10.83 ACRE 

( ELEMENTARY 
SCHOOL SITE) 

--·------
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SCALE: 1'' = 400' 
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EXHIBIT ·3 

TITLE 1 CHAPTER 6 
EAGLE MOUNTAIN DEVELOPMENT CODE 



TITLE 1 
CHAPTER 6 

RESIDENTIAL ZONE BONUS 
DENSITY ENTITLEMENTS 

Sections: 
6.1 What this Chapter Does. 
6.2 Purposes and Objective. 
6.3 Structure of Bonus Density 
Entitlements 
6.4 Optional Detailed Bonus Density 
Vesting Arrangements. 
6.5 Application. 
6.6 Bonus Density Criteria. 
6.7 Tier I Residential Bonus Density 
Entitlements (Required). 
6.8 Tier II Residential Bonus Density 
Entitlements (Optional). 
6.9 Tier Ill Residential Bonus Density 
Entitlements (Required). 
6.10 Tier IV Residential Bonus Density 
Entitlements (Optional). 

6.1 What this Chapter Does. 
This Chapter establishes the prov1s1ons and 
processes for the granting of Bonus Density to 
subdivisions and Ma!:,ter Development Plans. 

6.2 Purpose and Objective. 
The purpose and objective of this Chapter is to 
identify the improvements, facilities, and 
amenities necessary to accommodate the 
demands of a higher density development and 
to provide developers with incentives to 
contribute necessary amenities and 
development upgrades that benefit city 
residents. This Chapter is intended to allow 
maximum flexibility so as to foster creativity 
and innovation in development and to allow 
developers to respond to market demands. It 
is also the objective of this Chapter to facilitate 
projects that will have a variety of housing 
types and attractive neighborhoods. 

6.3 Structure of Bonus Density 
Entitlements. 
Bonus Density Entitlements, or increases in 
the number of residential units a developer is 
entitled to build on an acre (above the 0.8 
residential dwelling units per acre Base 
Density of the Residential Zone) shall be 
permitted when a project provides additional 
improvements and amenities as outlined in 

this Chapter. Bonus Density Entitlements are 
structured in Tiers and are cumulative'. The 
requirements of each Tier must be met before 
Bonus Density from the next Tier may be 
awarded. All Bonus Density Entitlements 
granted by the City Council are density 
maximums. It is the responsibility of the 
developer to demonstrate that a parcel 
designated for higher densities can 
accommodate the requested densities in 
compliance with all of the generally applicable 
requirements of Titles 1 and 2. All Bonus 
Density Entitlements are subject to the 
applicable standards and limitations of this 
code, including Title 2 Section 8.9, restricting 
construction and impermeable surfaces on 
sloped land. Bonus Density will not be 
granted when the proposed improvement, 
facility, or amenity is an otherwise required 
improvement for a land use as found in Title 1 
and/or Title 2 of this Code. 

6.3.1 Density for Master Development 
Plans. Master Development Plans will be 
approved with Bonus Density Ceilings in 
compliance with Tables 6.1 - 6..4, and will 
be formalized in a Master Development 
Agreement. The specific improvements, 
facilities, and amenities shall be identified 
and agreed to during the Master 
Development Plan approval process. The 
Master Development Agreement will 
specify the improvements, facilities, and 
amenities to be funded and/or constructed 
within the Development Density Areas 
throughout the development, in exchange 
for increased density entitlements. All 
development projects of one hundred sixty 
(160) acres or more or those which 
propose any Tier Ill or Tier IV Residential 
project shall have an approved Master 
Deve·lopment Plan. Smaller development 
projects may also participate in the Master 
Development Plan process. Once a 
Master Development Plan is approved, 
additional Bonus Densities are no longer 
available for the project. 
6.3.2 Density for Preliminary Plats. Tier 
I and Tier II projects less than one 
hundred sixty (160) acres may be 
developed through the Preliminary Plat 
process. Preliminary Plats will be 
approved with Bonus Density Ceilings in 
compliance with Tables 6.1 - 6.4, and will 
be formalized in a Development 
Agreement. The specific improvements, 



facilities, and amenities shall be identified 
and agreed to during the Preliminary Plat 
approval process. The Development 
Agreement will specify the improvements, 
facilities, and amenities to be funded 
and/or constructed within the 
Development Density Areas throughout 
the development, in exchange for 
increased density entitlements. Once a 
Preliminary Plat is approved, additional 
Bonus Densities are no longer available 
for the project. 
6.3.3 Density for Tier I and Tier II 
Residential Developments. All 
developments that have project densities 
greater than the Base Density Residential 
0.8 dwelling units per acre shall be 
developed with the improvements and 
amenities required to comply with the 
increased density entitlements. Table 6.1-
Tier I Residential Bonus Density 
Entitlements (Required), and Table 6.2 
Tier II Residential Bonus Density 
Entitlements (Optional), summarize the 
amenities for which bonus densities will be 
granted in Tier I and Tier II Residential 
developments, respectively. The 
developer shall identify the specific 
improvements and amenities for the 
development project and the Bonus 
Density Entitlement thereby .earned with 
submission of a Master Development 
Plan, and again with the submission of a 
Preliminary Plat Application if the area's 
density exceeds the overall Master 
Development Plan density. Approval is 
granted by the City Council upon 
recommendation by the Planning 
Commission. Improvements and amenities 
shall be enumerated in a Development 
Agreement, which provides for bonding of 
all improvements and shall be approved 
by the City Council. 
6.3.4 Density for Tier Ill and Tier IV 
Residential Developments. All Multi­
family Dwellings and other developments 
that have project densities between 5.21 
and 22. 7 dwelling units per acre shall be 
proposed in a Master Development Plan. 
Table 6.3- Tier Ill Residential Bonus 
Density Entitlements (Required), and 
Table 6.4- Tier IV Residential Bonus 
Density Entitlements (Optional), 
summarize the amenities for which bonus 
densities will be granted in Tier Ill and Tier 
IV Residential developments, respectively. 

All improvements and amenities listed on 
Tables 6.3 and 6.4 shall be developed 
within the boundaries of the project. The 
developer shall identify the specific 
improvements arid amenities for the 
development project and the Bonus · 
Density Entitlement thereby earned with 
submission of a Master Development 

· Plan, and again with the submission of a 
Preliminary Plat Application if the area's 
density exceeds the overall Master 
Development Plan density. Approval is 
granted by the City Council upon 
recommendation by the Planning 
Commission. Improvements and amenities 
_shall be enumerated in a Development 
Agreement, which provides for bonding of 
all improvements and shall be approved 
by the City Council. 

6.4 Optional Detailed Bonus Density 
Vesting Arrangements. 
A developer or Master Developer may submit 
a plan specifying a Bonus Density 
Arrangement within Development Density 
Area(s), which indicates where more and less 
dense development will be located and 
demonstrating how the various densities 
average out to comply with the overall density 
entitlement within a Development Density 
Area. Such a plan shall be submitted 
graphically with a map showing the outlines of 
the land to be built with various densities. If 
this option is exercised, and the Bonus 
Density Arrangement is approved, then the 
Developer and the City become bound by the 
terms of the Arrangement and density within 
the Development Area is vested according to 
the approved arrangement. Any subsequent 
change in th_e Density Arrangement would 
require an amendment to the Master 
Development Plan. Once a Master 
Development Plan is approved, additional 
Bonus Densities are longer available for the 
project. 

6.5 Application. 
The property owner or an authorized agent 
shall make application for Bonus Density on 
forms created by the Planning Director. 
Completed Bonus Density application forms 
shall be submitted as part of a Master 
Development Plan application or Preliminary 
Plat application (when not processed 
previously as part of a Master Development 
Plan). No Bonus Density application shall be 



processed without the submission of the 
completed application and supporting 
materials as required by this Chapter. The fee 
to process the Bonus Density application is 
included in the Preliminary Plat or Master 
Development Plan processes. Incomplete 
applications shall not be processed under any 
circumstance. 

6.5.1 Supporting Materials. Bonus 
Density applications shall be submitted with 
supporting materials outlined in section 6.6 
Bonus Density Criteria. The supporting 
materials shall be as clear and concise as 
feasible when explaining future 
improvements. The supporting materials 
explaining the improvements and amenities 
that are being proposed for Bonus Density 
shall include, but not be limited to, plans, 
drawings, and cost estimates. An 
appropriate licensed professional shall 
prepare supporting materials when required 
by this Chapter. 

6.6 Bonus Density Criteria. 
The improvements, facilities, and amenities· 
listed in this Section are available as 
improvements for which Bonus Density shall 
be granted by the Planning Commission and 
City Council. Accordingly, the granting of 
Bonus Density for projects shall not be done in 
an arbitrary manner; projects that propose 
improvements that are consistent with the , 
criteria set forth in this Chapter shall be 
eligible for bonus density. The burden to 
demonstrate compliance with the criteria is 
upon the applicant. It shall be the role of the 
staff, Planning Commission, and City Council 
to determine substantial compliance with the 
criteria. Notwithstanding these provisions the 
applicant may propose, and the Planning 
Commission may recommend to the City 
Council, awarding density when a proposal 
diverges from the general criteria but an 
equivalent value to the City and its residents 
can be demonstrated. Upon receipt of this 
recommendation, the City Council may 
exercise its discretionary powers associated 
with entering into agreements and award 
density once it has been determined that the 
proposed improvement, facility, amenity, or 
payment is within the public's interest. 

6.7 Tier I Residential Bonus Density 
Entitlements (Required). 
Participation in Tier I entitles a developer to a 
Bonus Density increase of 0.8 units per acre in 
addition to the 0.8 Base Density within the 
Development Density Area. Developers 
desiring this Bonus Density entitlement are 
required to fulfill the following obligations: ( 1) 
fund, construct or otherwise give value 
equaling two thousand ($2,000 per acre of 
Buildable Land, covered by the Bonus Density 
entitlement, toward completion of amenities 
with a community wide benefit, described in 
this Chapter and identified on Table 6.1 as 
Tier I Amenities; (2) dedicate to the City as 
open space, and improve into parks or trails, 
four (4) percent of the Buildable Land covered 
by the Bonus Density entitlement; (3) provide 
landscaped entryways and monument 
signage; (4) provide a professionally 
developed and stamped land plan, which 
provides for compatibility and buffering 
between uses and densities, creates and 
shows central features (including parks and 
open space), arranges lots around central 
features, and incorporates curvilinear streets 
into the development layout; and (5) enter into 
a Development Agreement with the City 
setting forth the obligations and vesting that 
flow between the City and the Developer 
relating to the proposed development on land 
covered by the Bonus Density entitlement. 

6.7.1 Fund or Construct Community 
Improvement. The developer may 
contribute the value toward community 
amenities by constructing the amenity or 
providing an eleme_nt toward the 
completion of an amenity, by dedicating 
_land or water rights to the City for such 
amenities at fair market value or by 
contributing a fee of two thousand 
($2,000) per acre of Buildable Land by 
paying a fee in lieu of dedicating or 

. constructing, or by a combination of these 
methods. This fee is due at recordation of 
the plat with which it is associated. 
Amenities in Tier I include Regional Parks 
and Public Buildings. The City will 
determine the Tier I amenities that will be 
created with the developer contribution 
based on -the priority of the community's -
needs and the suitability of each 
development to accommodate such an 
amenity. All Tier I amenities shall be 



constructed in a location that will serve the 
residents of the proposed development. 

6.7.1.1 Regional Park Description 
and Purpose. Completed Regional 
parks are improved tracts of land that 
are thirty (30) to fifty (50) acres in size. 
The purpose of Regional Parks is to 
provide recreational benefits sufficient 
to meet the needs of twenty thousand 
five hundred (20,500) residents or five 
thousand (5,000) dwelling units. 
Regional Parks are intended to 
provide adequate facilities for 
organized sports and recreational 
activities as outlined in the City's 
Capital Facilities and Parks Plans. 
Regional Parks are to be centrally 
located with good automobile and 
pedestrian access. 
6. 7 .1.2 Improvements. Regional 
Parks shall comply with the adopted 
standards of the Park and 
Recreational Plan. Regional Parks 
will include at a minimum the 
following: land, water rights, baseball 
and/or softball diamonds, 
soccer/football fields, concession 
areas, restroom facilities, parking 
areas; pedestrian walkways and trails, 
lighting, landscaping with irrigation 
systems, turf, trees, shrubs, and 
landscaping. 
6.7.1.3 Public Buildings Description 
and Purpose. Public Buildings . 
include all improvements associated 
with the construction of the following 
types of buildings: fire stations, public 
works buildings, libraries, city 
administration offices, amphitheaters, 
stadiums, and community/recreation 
centers. These buildings will improve 
the level of services to residents in 
and around the development project. 
Providing a completed, builder 
constructed amenity to the City 
requires that the amenity be 
completed in compliance with all 
published and approved standards 
and schedules for the type of 
improvement or construction and in 
accordance with · a completion 
schedule as set forth in the 
Oevelopment Agreement. 
6.7.1.4 Completion. A completion 
schedule for amenities to be improved 

by the developer, or for transfers of 
land, or any other timing of 
contributions toward community 
amenities shall be defined in each 
Development Agreement 

6.7.2 Open Space. The developer shall 
configure four (4) percent of the project's 
Buildable Land to be dedicated as 
Improved Open Space. The Planning 
Commission may recommend and the City 
Council may approve that Open Space 
requirements are satisfied by the 
developer paying a fee in lieu. The City 
Engineer will recommend the fee for the 
City Council to approve. Parks and trails 

· must be improved as . required by the 
standards set forth Title 2, Chapter 7. 
6.7.3 Landscaped Entryways and 
Monument Signage. Entryways to 
projects and subdivisions shall be 
landscaped and shall include a monument 
entry sign as part of the Tier I required 
improvements. The purpose of these 
improvements is to create a unique 
identity for. subdivisions through sign age 
or a notable landmark, to help people find 
subdivisions, and to create a gateway into 
the subdivision or project. Landscaped 
entryways shall not be counted towards 
the Improved Open Space Requirement. 

6.7.3.1 Improvements. A landscaped 
entryway with a monument sign shall 
be located at each entry to the 
development or subdivision. There 
shall be a prominent monument at the 
principal entry to the development that 
may consist of a water feature, 
sculpture, or monument sign that 
bears the name of the project. 
Entryway landscaping shall be 
designed and stamped by a licensed 
landscape architect. The approved 
plan shall have an irrigation system 
adequate to support the plantings 
selected, which may include drought 
tolerant plants and native rock. The 
Landscape Architect shall select a 
variety of . species that have color, 
blossoms, and foliage throughout the 
seasons. The ongoing maintenance 
of the landscaped entryway shall be 
by a Homeowners Association 
organized and authorized to conduct 
such maintenance. 



6.7.3.2 Completion. The construction 
of the landscaped entryway and 
monument shall be completed before 
the first Certificate of Occupancy is 
issued in the subdivision. The 
landscape entryway and monument 
shall be bonded for with the 
subdivision improvements. 
6.7.3.3 Supporting Materials. 
Landscaped entryway and monu.ment 
plans (including elevations). 
6.7.3.4 Evaluation. Monument 
signage shall not be governed by the 
sign ordina_nce but shall be approved 
by the City Council upon receiving a 
recommendation from the Planning 
Commission prior to the development 
agreement being executed. 

6.7.4 Valuation of Land Involved in Tier 
I Transactions. In the event the City and 
Developer agree that value toward 
community ame_nities will be contributed in 
the form of a !and dedication to the City, 
the value of the land for purposes of 
Bonus Density entitlements . is the 
appraised value at the time of Bonus 
Density vesting. In the event of a land 
sale to th_e City for a Community Amenity 
the City will pay that appraised amount at 
vesting for the desired acreage. In the 
event of a dedication of land to the City, 
the Developer will receive credit towards 
the per acre contribution up to that 
appraised amount. The City and the 
Developer may agree to satisfy all or part 
of the Tier I contribution of value with 
dedication of land. Land offered to the 
City by developers for the purposes of this 
section may be located outside the land 
proposed for development, but community 
amenities constructed on the land must 
serve the development in which bonus 
density is vested. For example, a 
developer might purchase land for a fire 
station not within the proposed 
development benefiting from the bonus 
density entitlement · but the fire station 
would have to be within a service area that 
would service the vested land. 

6.8 Tier II Residential Bonus Density 
Entitlements (Optional). 
Developers who have participated in the Tier I 
Bonus Density entitlement, and thereby 
achieved' an overall density of 1.6 units per 

acre, may participate in Tier II to earn 
additional density entitlements. Tier II consists 
of development improvements that are 
designed to offer an upgraded residential 
product to City residents. Developers may 
choose from one or more of these options to 
increase the overall density of the proposed 
subdivision or· Master Plan. Tier II density 
requires eight (8) percent of the project's 
Buildable Land to be dedicated to the City as 
Improved Open Space. The Planning 
Commission may recommend and the City 
Council may approve that Open Space 
requirements are satisfied by the developer 
paying a fee in lieu. The City Engineer will 
recommend the fee for the City Council to 
approve. Parks and trails shall be improved 
as required by the standards set forth Title 2, 
Chapter 7. 

6.8.1 Architectural & Landscape Design 
Guidelines, Covenants Conditions and 
Restrictions, and Design Review 
Committee. Development Density Areas 
participating in the professionally prepared 
architectural design guidelines option shall 
be eligible for a Bonus Density of an 
additional 0.5 dwelling units per acre. 

6.8.1.1 Description and Purpose. 
Professionally prepared Architectural 
& Landscape Design Guidelines shall 
identify elements of design, 
construction, layout or premium 
features that enhance the residential 
experience. Professionally Prepared 
Design Guidelines are expected to 
establish a coherent design concept 
and standards to be consistently 
applied throughout a project. The 
Developer shall record Covenants 
Conditions and Restrictions (CC&Rs) 
reciting the Architectural & Landscape 
Design Guidelines and requiring 
compliance with the guidelines by 
future property owners. The CC&Rs 
shall also establish a private 
regulatory board such as an 
Architectural Review Committee that 
reviews and approves site plans, 
building plans, landscaping plans, and 
subdivision plans prior to approval by 
the City. The private regulatory board 
shall be responsible for compliance 
with their architectural and landscape 
design guidelines. 



6.8.1.2 Requirements and 
Standards. A licensed architect and 
landscape architect shall prepare and 
stamp the architectural & landscape 
design guidelines. Architectural & 
landscape design guidelines shall 
establish a design concept and 
specific elements that are explicit and 
binding upon the project. The text of 
the guidelines shall have regulatory 
language such as "shall" for 
requirements. The design guidelines 
shall have diagrams and typical 
standards that illustrate the design 
theme. Bonus Density Entitlements 
are subject to review and 
recommendation by the Planning 
Commission and final approval by the 
City Council. Each body may 
negotiate changes in architectural & 
landscape guidelines with the 
developer before granting this bonus 
density entitlement. 
6.8.1.3 Completion. Professionally 
Prepared Design Guidelines shall be 
prepared and approved prior to Bonus 
Density Entitlement vesting in a 
Master Development Plan Agreement 
or a Preliminary Plat Approval. 
6.8.1.4 Supporting Materials. 
Professionally Prepared Design 
Guidelines (prepared by a licensed 
architect and landscape architect) and 
a template of the covenants, 
conditions, and restrictions to be 
recorded with future subdivisions shall 
be submitted with the bonus density 
application. 
6.8.1.5 Evaluation. Professionally 
Prepared Design Guidelines shall be 
approved by the City Council upon 
receiving a recommendation from the 
Planning Commission prior to the 
Development Agreement being 
executed. Upon review and approval, 
these guidelines shall be made an 
exhibit to the Development Agreement 
granting a bonus density entitlement. 
The Bonus Density offered for 
Architectural & Landscape Design 
Guidelines, Covenants Conditions and 
Restrictions, and Design Review 
Committee is set to require an 
additional cost of roughly forty 
thousand to sixty thousand ($40,000-
60,000) dollars. 

6.8.2 Street Trees, Enlarged Park 
Strips, Fencing, and Street Signposts. 
Development Density Areas participating 
in the Street Trees, Enlarged Park Strips, 
Fencing, and Street Signposts option shall 
be eligible for an additional 0.7 dwelling 
units per acre Bonus Density Entitlement. 

6.8.2.1 Description and Purpose. 
Developers may participate in Eagle 
Mountain City's effort to plant trees in 
residential areas. A significant 
component of this effort is the planting 
of street trees in park strips along road 
rights of way (ROW). The purposes of 
street trees are to mitigate winds, 
create shade, and improve the 
streetscapes of neighborhoods. 
Participation in this Bonus Density 
entitlement requires the developer to 
install enlarged park strips along 
roads that require curb and gutter and 
are within the Development Density 
Area covered by the Bonus Density 
Entitlement. Any fees associated with 
this option shall be made when fifty 
(50) percent of building permits in the 
development project or phase have 
been issued. Decorative open space 
fencing and street signposts may be 
installed throughout a development. 
The purpose of such fencing is to 
create a consistent design concept 
throughout the development. The 
decorative fencing is intended to 
create an improved streetscape and to 
create a visual and limited physical 
barrier directs ingress and egress 
from parks trails, open space and 
other community features to safe entry 
and exit· points. Signposts are to be 
constructed with upgraded materials 
(not. typical metal posts). and are 
intended to create an improved 
streetscape. 
6.8.2.2 Improvements. In all 
Development Density Areas 
participating in the street tree bonus 
density entitlement, the park strip 
width shall be increased from the 
City's standard of four ( 4) feet to a 
minimum width of six (6) feet along all 
rights of way that require curb, gutter 
and sidewalk. This is required to 
accommodate trees' roots at maturity 
and thereby protect curb, gutter, 



sidewalk and road from root damage. 
The developer shall also install a 
sleeve large enough to accommodate 
one (1 ), one (1) inch irrigation pipe 
under the sidewalk in front of each 
residential lot at a location that will 
allow for irrigation pipe to be easily run 
from the water meter into the park 
strip. The location of the sleeve shall 
be indicated by mark in the concrete 
on each side of the sidewalk. The 
sidewalk, curb, and gutter will be 
under warranty with the subdivision 
improvements. 
Decorative fencing shall include, but 
not be limited to, materials such as 
cedar (or other durable or treated 
wood), vinyl, and masonry, and should 
be of consistent type and . color 
throughout the development or 
subdivision. The surrounding uses 
and building materials may indicate, in 
part, the type of fencing materials. 
Decorative fencing (not privacy 
fencing) shall be installed around all 
dedicated and non-dedicated open 
spaces, Unbuildable Lands, and 
parks, with periodic breaks in the 
fence to allow convenient and safe 
public access to these spaces. 
Decorative fencing shall be of such 
design as to not interfere with the view 
into or out of the open space it serves. 
Maintenance of decorative fencing 
shall be the responsibility of the 
Homeowners' Association organized 
and empowered for such a purpose. 
Street signposts shall be constructed 
from upgraded materials (not metal 
posts). 
6.8.2.3 Completion. Enlarged park 
strips shall be constructed with the 
subdivision improvements. The City 
will determine the species of trees 
suited for planting and the appropriate 
location for planting of trees. The City 
will arrange for purchase and planting 
of the trees (and for the installation of 
irrigation when necessary). The City, 
at its discretion, shall install trees. 
Park strip tree planting may be done 
at the time a lot is landscaped or at 
any time when adequate irrigation is 
assured and when seasonal 
considerations permit. There is no 
guarantee or suggestion that any 

particular lot will or will not have a 
street tree or trees. 
Street signs and decorative fencing 
shall be installed with the subdivision 
improvements, unless such fencing 
would interfere with completion of 
other construction in which case 
decorative fencing shall be installed at 
the earliest time it would not so 
interfere. 
6.8.2.4 Supporting Materials. 
Developers participating in this Bonus 
Density Entitlement opportunity will 
show the required widened park strips 
on all plat submissions, for Planning 
Commission review and 
recommendation and for City Council 
approval, and shall thereby be made 
part of the Development Agreement. 
Fencing and street post typical 
drawings prepared and stamped by 
the appropriate professionals, along 
with an improvement estimate shall be 
submitted with the bonus density 
application. 
A template of the Covenants, 
Conditions, and Restrictions to be 
recorded ori the property shall also be 
submitted. The CC&Rs shall provide 
for a Homeowners' Association that 
can perform entryway maintenance, 
shall specify decorative fencing types 
and shall set forth a schedule for 
installation of street signposts. 
6.8.2.5 Evaluation. Street Trees, 
Enlarged Park Strips, Decorative 
Fencing and upgraded Street 
Signposts shall be approved by the 
City Council upon receiving a 
recommendation from the Planning 
Commission prior to the development 
agreement being executed. 
Developers shall pay a fee to cover 
the purchase and planting of the trees 
in the amount of six hundred ($600) 
per residential unit contained within 
the Development Density Area 
covered by this Bonus Density option. 
Upon review and approval these 
guidelines shall be made an exhibit to 
the Development Agreement 
documents granting Bonus Density 
entitlements. 

6.8.3 Masonry Materials. Use of 
masonry material on building exteriors 



shall make a project eligible for an 
additional one (1.0) unit per acre Bonus 
Density Entitlement increase. 

6.8.3.1 Description and Purpose. 
Masonry materials include rock, 
stucco, and brick, and are intended to 
add an upgraded architectural feature 
to buildings within the project. 
6.8.3.2 Improvements. To qualify for 
masonry materials bonus density, 
seventy-five (75) percent of the 
exterior materials for residential 
structures shall be masonry materials, 
including accessory buildings such as 
garages. For the purposes of this 
section masonry materials . are rock, 
stucco, and brick. 
6.8.3.3 Completion. The use of 
masonry materials shall occur with the 
construction of each phase of the 
development. 
6.8.3.4 · Submittal. This requirement 
shall be defined in the project's 
Development Agreement and CC&Rs. 
6.8.3.5 Evaluation. The Planning 
Commission and City Council shall 
review and approve the masonry 
materials during the Preliminary Plat 
review process. 

6.8.4 Residential Lot Landscaping. 
Development Density Areas participating 
in the Residential Lot Landscaping option 
shall be eligible for up to an additional 1.5 
dwelling units per acre bonus density 
entitlement within the Area. 

6.8.4.1 Description and Purpose. 
Residential Lot Landscaping includes 
sod .or successful hydro seed, 
irrigation, and planting of required 
trees on residential lots. The intent of 
Residential Lot Landscaping is to 
improve the streetscape and reduce 
storm water runoff and erosion onto 
adjacent properties or into the storm 
drainage system. 
6.8.4.2 Improvements. Residential 
Full Lot Landscaping includes 
landscape improvements on the lot 
area (with priority being given to 
landscaping in the front yard first, then 
side yards, and then rear yards) that is 
not developed with a structure, 
driveway, and/or · sidewalk. Front 

and side yard landscaping vests the 
project with a Bonus Density 
Entitlement of 1.0 unit per acre. Read 
yard landscaping vests the project 
with an additional 0.5 unit per acre 
Bonus Density Entitlement. 
Specifically, these landscape 
improvements shall include, but are 
not. limited to, sod (or successful 
hydro-seed), required trees, and 
irrigation systems. Xeriscaping shall 
not be allowed unless a licensed 
landscape architect designs the 
landscape plan to prevent harmful 
runoff and erosion. Xeriscaping shall 
in no case cover more than seventy­
five (75) percent of landscaped area. 
6.8.4.3 Completion. Lot Landscaping 
improvements shall be constructed 
prior to occupancy of each home 
within the subdivision. The builder 
shall post a four thousand ($4,000) 
bond per unit for lot landscaping. In 
cases of inclement weather 
landscaping shall be completed no 
later than six (6) months after the 
issuance of a Certificate of Occupancy 
6.8.4.4 Supporting Materials. 
Typical landscaping plans shall be 
prepared and stamped by a landscape 
architect along with an improvement 
estimate shall be submitted. The final 
landscape plan shall be submitted 
with the building permit. 
6.8.4.5 Evaluation. Typical 
landscaping plans shall be approved 
by the City Council upon receiv.ing a 
recommendation from the Planning 
Commission, prior to the Development 
Agreement being executed. 

6.8.5 Recreational Amenities. 
Development Density Areas participating 
in the Recreational Amenities option are 
entitled to an additional 0.1-0.6 dwelling 
units per acre Bonus Density Entitlement 
within the Development Density Area, 
depending upon the amenity chosen. 

6.8.5.1 Description and Purpose. 
Recreational Amenities may include 
volleyball courts, tennis courts, 
baseball or softball backstops and 
fields, skate parks, pavilions or other 
recreational amenities, and restroom 
facilities at the location of such 
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amenities in public parks, dedicated 
open spaces or on Unbuildable Lands. 
The purpose of these amenities is to 
improve the residential experience by 
providing accessible recreational 
facilities, thereby increasing 
recreational opportunities for 
residents, and to enhance the value of 
homes wi.thin the Development 
Density Area covered by this Bonus 
Density Entitlement. 
6.8.5.2 Improvements. Developer 
installed recreational amenities may 
include basketball courts, volleyball 
courts, tennis courts, baseball or 
softball backstops and fields, skate 
parks, pavilions, fitness trails, etc 
along with supporting restroom 
facilities or other necessary service 
facilities above and beyond those 
amenities otherwise required for 
improved parks and trails. 
Recreational Amenities may be 
constructed in improved or 
landscaped areas such as along trail 
ways, open spaces, or neighborhood 
parks. Recreational amenities may 
also be placed on Unbuildable Lands. 
Amenities on Unbuildable Lands shall 
include adequate pedestrian access. 
All Recreational Amenities shall 
include facilities to fully utilize the 
amenity (including restrooms and 
drinking fountains) and shall be 
designed to mm1m1ze overall 
maintenance and operation costs. The 
developer may dedicate Unbuildable 
Lands containing amenities to the City 
or may retain ownership. If a 
developer desires to dedicate 
Unbuildable Land containing 
developer-installed recreational 
amenities to the City, the City will 
accept the land but the developer will 
receive credit towards this bonus 
density entitlement only for the value 
of the improvements that make up the 
amenity, not the value of the 
Unbuildable Land dedicated to the 
City. 
6.8.5.3 Completion. Recreational 
Amenities construction shall 
commence upon fifty (50) percent of 
the building permits being issued in 
the project or the phase containing the 
Amenity and shall be completed upon 

seventy-five (75) percent of building 
permits being issued for the project or 
phase. Notwithstanding this schedule 
the City may require the 
improvements to be constructed at an 
earlier time based on the size of the 
development if specified in the 
Development Agreement. 
6.8.5.4 Supporting Materials. The 
site plan and elevations as applicable 
of the. improvements shall be prepared 
by the appropriate licensed 
professional along with an 
improvement estimate which shall 
also be submitted with the bonus 
density application. Large construction 
plans prepared by the appropriate 
licensed professional shall be 
prepared prior to the construction of 
these improvements. 
6.8.5.5 Evaluation. Recreational 
Amenities shall be approved by the 
City Council upon receiving a 
recommendation from the Planning 
Commission, prior to the Development 
Agreement being executed. Upon 
review and approval, the Site Plan 
and improvement estimates shall be 
made an exhibit to the Development 
Agreement granting bonus density. 
Recreational Amenities are estimated 
to constitute an additional ten 
thousand to one hundred thousand 
($10,000-100,000) dollars. 

6.9 Tier Ill Residential Bonus Density 
Entitlements (Required). 
A development is designated Tier 111 
Residential when the project density is 
between 5.2 and 12.2 dwelling units per acre. 
Participants in Tier Ill Residential Bonus 
Density Entitlements shall receive an 
additional seven (7) units per acre. All Tier Ill 
Residential developments are required to 
provide the Tier Ill Clubhouse. Tier Ill 
Residential developments of more than one 
hundred fifty (150} per pod shall include a 
swimming pool in addition to the Clubhouse 
facility. The maximum number of units in a 
single Tier Ill development is two hundred fifty 
(250). 

6.9.1 Clubhouse. 

6.9.1.1 Description and Purpose. A 
clubhouse that .is centrally located in 
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the development is intended to 
provide a recreational and social 
amenity to residents. No clubhouse 
shall serve more than two hundred 
fifty (250) residential units. Multi­
Family developments may therefore 
require multiple clubhouses. 
6.9.1.2 Improvements. A clubhouse 
shal) be constructed at a minimum of 
twelve hundred (1,200) square feet in 
size. The clubhouse shall include food 
serving facilities, large gathering areas 
suited to community meetings and 
events and restroom facilities. The 
clubhouse shall be constructed from 
upgraded materials as compared to 
those typically used for residential 
structures in the development.· The 
clubhouse shall be adjacent to the 
pool. To fulfill .the required Tier Ill 
amenity assessment, developers may 
include and install in the clubhouse 
any amenities they determine will be 
.of greatest use to the residents and 
will add greatest value to their 
development. These amenities may 
include exercise equipment, facilities 
to accommodate the arts, multi media 
equipment, upgraded food preparation 
or service facilities, outdoor facilities 
including sport courts and tot lots 
adjacent to the clubhouse. 
6.9.1.3 Completion. The construction 
of the clubhouse shall commence no 
later than upon the sale of ten (10) 
percent of number of units at project 
buildout. The clubhouse. shall be 
bonded for with the subdivision 
improvements. Applicants shall 
submit a building permit application 
prior to constructing this improvement. 
6.9.1.4 Submittal. Clubhouse 
elevations and a floor plan stamped 
by a licensed architect along with an 
improvement estimate shall be 
submitted. 
6.9.1.5 Evaluation. The Planning 
Commission and City Council shall 
review and approve the clubhouse 
structure during the Site Plan review 
process. Tier Ill amenity 
improvements shall constitute no less 
than an additional one thousand 
($1,000) dollars per unit cost. 

6.9.2 Swimming Pool. 

6.9.2.1 Description and Purpose. 
An in ground swimming pool that is 
centrally located in the development is 
intended to provide a recreational and 
social amenity to residents. No pool 
shall serve more than two hundred 
fifty (250) units; Multi-Family 
developments may therefore require 
multiple pools. -
6.9.2.2 Improvements. An in ground 
swimming pool that is a minimum of 
one thousand (1,000) square feet in 
size, as well as other approved water 
recreation facilities. Depending upon 
the number of units in the project, the 
Planning Commission may 
recommend that the size requirement 
of the pool be adjusted so that it 
accommodates thirty five (35) percent 
of the residents in the pool at any 
given time. A non sight-9bscuring 
fence shall surround the pool and 
other provisions contained in the 
Supplementary Land Use Regulations 
of Title 1. A concrete patio and patio 
furniture shall surround the swimming 
pool. 
6.9.2.3 Completion. The construction 
of the pool shall commence no later 
than upon the sale of ten (10) percent 
of number of units at project buildout. 
The swimming pool shall be 
completed by the time fifty (50) 
perc!9nt of units in project or phase 
have been sold. The swimming pool 
shall be bonded for with the 
subdivision improvements. Applicants 
shall submit a building permit 
application prior to constructing this 
improvement. 
6.9.2.4 Submittal. The swimming pool 
facility plans stamped by the 
appropriate professionals along with 
an improvement estimate shall be 
submitted. 
6.9.2.5 Evaluation. The Planning 
Commission and City Council shall 
review and approve the swimming 
pool facility during the Site Plan 
review· process. Tier Ill amenity 
improvements shall constitute no less 
than an additional one thousand 
($1,000) dollars per unit cost. 

- --- ------------------· --- ----~---------



6.10 Tier IV Residential Bonus Density 
Entitlements (Optional). 
Tier IV Residential developments may choose 
to qualify for additional Bonus Density 
entitlements for the following improvements 
features and upgrades. Tier IV options (listed 
in table 6.4) are available only to 
developments that have fulfilled required Tier 
I, II and Tier Ill project amenity improvements 
for Bonus Density entitlement. Tier IV projects 
may be developed in pods of no more than 
two hundred fifty (250) units served by one 
clubhouse and buffered from other residential 
or commercial uses, including other multi­
family pods, as required by this Title 

6.10.1 Covered Parking. Covered parking 
shall be eligible for a 1.5 unit bonus 
density increase above the base density. 

6.10.1.1 Description and Purpose. 
An assigned covered parking stall per 
unit shall be located in close proximity 
to the dwelling. Covered parking 
stalls are meant to provide convenient 
off street parking stalls for the 
residents. 
6.10.1.2 Improvements. One ( 1) 
covered parking stall shall be required 
for each unit. The parking structure 
shall completely cover the City's 
standard parking stall dimension of 
nine (9) feet by twenty (20) feet. The 
parking structure shall be constructed 
of colors that are of similar quality to 
the residential structures in the 
project. 
6.10.1.3 Completion. The 
construction of covered parking for 
each unit shall occur with the 
construction of each phase of the 
development. The covered parking 
shall be bonded for with the 
subdivision improvements. 
Applicants shall submit a building 
permit application prior to constructing 
this improvement. 
6.10.1.4 Submittal. The covered 
parking stall structure, including 
elevations, improvernent estimates, 
and construction plans stamped by a 
licensed engineer shall be submitted. 
6.10.1.5 Evaluation. The Planning 
Commission and City Council shall 
review and approve covered parking 

structures during the site plan review 
process. ' 

6.10.2 Garages. Garages providing space 
for parking one (1) car per residential unit 
shall be eligible for an additional 3.5 units 
per acre bonus density entitlement 
increase. 

6.10.2.1 Description and Purpose. 
One ( 1) garaged parking space per 
unit shall be located in close proximity 
to the dwelling and is intended to 
provide convenient and secure off 
street parking for the residents. 
6.10.2.3 Improvements. One ( 1) 
parking stall per unit shall be in an 
enclosed garage. A separate single 
garage may be constructed for each 
unit or a common enclosed garage to 
accommodate all units in a building 
may be constructed. The garage 
doors shall be automated. Other 
entrances shall be accessed by key. 
Enclosed garages may be either 
detached or attached to the residential 
structure. Garage doors on separate, 
single car garages serving one (1) unit 
shall have a minimum garage door 
opening width of ten (10) feet and 
seven (7) feet in height. The depth of 
single car garages shall be twenty 
(20) feet. Common enclosed garages 
provided to accommodate multiple 
units shall offer stalls that comply with 
other City wide parking standards. 
6.10.2.4 Completion. The 
construction of garage parking for 
each unit shall occur with the 
construction of each phase of the 
development. The garage parking 
shall be bonded for with the 
subdivision improvements. Applicants 
shall submit a building permit 
application prior to constructing this 
improvement. 
6.10.2.5 Submittal. The garage 
elevations, improvement estimates, 
and construction plans stamped by a 
licensed engineer shall be submitted. 
6.10.2.6 Evaluation. The Planning 
Commission and City Council shall 
review and approve garage parking 
structures during the site plan review 
process. 



6.10.3 Masonry Materials. Use of 
masonry material on building exteriors 
shall make a project eligible for an 
additional 3.5 units per acre bonus density 
entitlement increase. 

6.10.3.1 Description and Purpose. 
Masonry materials include rock, 
stucco, and brick and are intended to 
add an upgraded architectural feature 
to buildings within the project. 
6.10.3.2 Improvements. To qualify for 
masonry materials bonus density, 
seventy-five (75) percent of the 
exterior materials for Multi-Family 
structures shall be masonry materials 
including all accessory buildings such 
as garages and a clubhouse. For the 
purposes of this section masonry 
materials are rock, stucco, and brick. 
6.10.3.3 Completion. The use of 
masonry materials shall occur with the 
construction of each phase of the 
development. 
6.10.3.4 Submittal. All building 
elevations, showing the masonry 
materials and stamped by a licensed 
architect shall be submitted. 
6.10.3.5 Evaluation. The Planning 
Commission and City Council shall 
review and approve the masonry 
materials and elevations during the 
site plan review process. 

6.10.4. Storage Units. Provision of 
individual storage units for each residential 
unit in a Multi-Family development shall be 
eligible for an additional 3.5 units per acre 
bonus density entitlement increase. 

6.10.4.1 Description and Purpose. 
Secured storage units are intended to 
provide residents with a space to 
secure personal items. 
6.10.4.2 Improvements. A secured 
storage unit with. no less than one 
hundred (100) square feet of 
contiguous floor area shall be 
provided for each unit. The storage 
units may be incorporated into 
garages or covered parking, provided 
that it meets the requirement of one 
hundred (100) square feet of 
contiguous floor area. 
6.10.4.3 Completion. The 
construction of the storage space for 

each unit shall occur with the 
construction of each phase of the 
development. 

· 6.10.4.5 Submittal. Floor plans 
showing the storage areas, stamped 
by a licensed engineer, shall be 
submitted. 
6.10.4.6 Evaluation. The Planning 
Commission and City Council shall 
review and approve the storage units 
during the site plan review process. 



Table 6.1 Tier I Residential Bonus Density Entitlements (Required) 

I Bonus Dehsitl 11 lmerovement II Reguiredtoetional I 
0.8 Base DensityJmR_rovements .................. f3fJquired 

Fund or Construct Community lmorovements/Amenities Reauired 

0.8 
4% Improved Open Soace as Parks and Trails Required 

Entryways and Monuments Reauired 

Professional Land Plannina Required 

1.6 Total Density Granted Required To Do All Improvements Noted Above 

0.81 to 1.6 Dwelling Units Per Acre- Tier I 

Table 6.2 Tier II Residential Bonus Density Entitlements (Optional) 

Bonus Density Improvement Required/Optional 

0.8 Base Densitv Improvements Required · 

0.8 Tier I lmorovements and 8% Improved Oven Soace Reauired 

0.5 Architectural & Landscaoe Guidelines/CC&R's/ Desian Review Committee Ootional 
0.7 Street Trees, Enlaraed Parkstrios, Fencina, & Street Sianoosts Optional 
1.0 Masonry Materials (seventy-five percent of the exterior) Ootional 

Up to 1.5 Residential Lot Landscapina (1 front and sides, 0.5 rear) Optional 

0.1-0.6 Recreational Amenities Optional 

5.9 Total Available (Cannot Exceed 5.2 Dwellina Units Per Acre) 

1.61 to 5.2 Dwelling Units Per Acre- Tier II 

Table 6.3 Tier Ill Residential Bonus Density Entitlements (Required) 

Bonus Density Improvement - • II 

0.8 Base Densitv Improvements Required 

0.8 Tier I Improvements .Beauired 

3.6 Tier II Improvements Reguired 

10% lmoroved Ooen Space as Parks and Trails Required 

7.0 Clubhouse (all Multi-Family development) Reauired 

Swimmina Pool Reauired 

12.2 Total Deilsity Granted Reauired To Do All Improvements Noted Above 

5.21 to 12.2 Dwelling Units Per Acre-Tier Ill 

Table 6.4 Tier IV Residential Bonus Density Entitlements (Optional) 

I Bonus Densitl I Improvement Req . ·- . II 

0.8 Base Densitv lmorovements Reguired 

0.8 Tier I lmorovements Reguired 

3.6 Tier I/ Improvements _B.f!guired 

7.0 Tier III lmorovements _ Reguired 

1.5 Covered Parkina Optional 

3.5 Garaaes Optional 

3.5 Masonry Materials (75 Percent) Optional 

3.5 Storaae Units (100 Sauare Feet) Optional 

24.2 Total Available (Cannot Exceed 22.7 Dwellina Units Per Acre) 

12.21 to 22.7 Dwelling Units Per Acre-Tier IV 

Title 1 Chapter 6- Residential Zone Bonus Density Entitlements 40 
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ROADWAY PLAN 



TALON COVE ESTATES 
MASTER DEVELOPMENT PLAN 

EXI-IIBIT 4 - ROADWAYS 

The development has two proposed c01mecting roads to State Highway SR-73. The map 
shows the proposed roadways for the development as follows: 

1. SR 73 - State Highway 73 is the primary roadway serving this site as well as the 
remainder of the City. The development is proposing two connecting roads at the 
intersection of Ranches Parkway and Mount Airey Dr. These intersections will 
need to be coordinated with UDOT as well as the city. 

2. CONNECTOR ROADS - The development has four roadways that lead to a 
major roadway as shown on the map. One roadway leads to SR-73, wlrildhe 
other tln·ee go to Ranches Parkway. The additional connector roads help to 
disperse the average daily traffic loads and at build out allow for a better traffic 
pattern. 

3. MOUNT AIREY DR CONNECTOR ROAD - The main road through the 
development goes past the Elementary School site. The traffic analysis shows 
this ro'adway to be on the verge of being a local collector iJ.1 the vicinity of the 
school site. To accommodate this, the development has proposed to widen the 
road right-of-way to 60' from SR-73 to Ranches Parkway. Since the traffic at the 
school site is the main source of traffic concern, the lots along the school will 
either front a side street or access the road through an alley way. 

4. NEIGHBORHOOD STREETS - All other stteets in the development will be 
neighborhood streets with rninnnum 50 foot R/W. The neighborhood streets will 
be constructed to comply with the city standards. 

5. TRAFFIC ANALYSIS -This brief traffic analysis is to show, as per discussions 
with the city, the neighborhood street classification on all streets based on the 
average daily traffic flow. Based on a trip generation study provided by Horrocks 
Engineers, an estnnated 3,590 tiips a day are generated by the 382 tmits within the 
Talon Cove Development. The accompanying map shows the anticipated average 
daily traffic split. The school is, accordn1g to the study, going to add an 
additional 705 daily trips to the school road. This would give 1,795 development 
trips and 705 school trips contributing to the road in front of the school site. The 
total of2,500 is less that the typical 3,000 trips a day generally required for a local 
collector. The development has agreed to construct this roadway as defmed 
above in item number 3. 
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EXHIBIT 5 

INFRASTRUCTURE PLAN 
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TALON COVE CAPITAL FACILITIES 
PLAN-AND ANNEXATION 

EAGLE MOUNTAIN CITY 

January, 2005 

Prepared by 

Epic Engineering, P .C. 
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EAGLE MOUNTAIN CITY 

IJO E~sl 100 Sou/h 
Haber City, Utah 84032 

TALON COVE DEVELOPMENT AND 
ANNEXATION 

This teport considers the anne:x:ation of the Talon Cove development. This l'eport 

delineates a capital facilities plan to provide necessary offsite utilities to the develqpment 

.Also included is a cost analysis of the reCJ.uited utilities, 

Talon Cove is located north of the SR-73 and Ranches Parkway intersection. The 

proposed development includes 158.85 Acres with a total build-out of 3 82 units. 

In prepari:tig the capital facilities plan, consideration of surrounding development 

demands was made. Consideration of future development was also made. 

EAGLE MOUNTAJN CITY 
General Description of Report 
TALON COVE ANNEXATION 
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TALON COVE ANNEXATION - JANUARY 2006 UPDATE 

OFFSITE ROADWAY AND UTILITIES COST ESTIMATE 

Prese11t Value Project Cost Evtlmate 
Item 

Ranches Parkway Extension and Mt 
Airey Extension $ 967,267.19 

2 Culinary Water $ 3,572,091.90 
3 Wastewater $ 296,156.25 
4 Stonn Drain $ 396,440.33 
5 Power $ 511,054.52 
6 Natural Gas $ 101,831.18 
7 Telecommunications $ 232,277.87 

Total Estimated Cost: $ 6,077,119.23 

2 Year Future Value Cost Estimate (@4% Escalated) 
Item 

Ranches Parkway Extension and Mt 
Airey Extension $ 1,046,196.20 

2 Culinary Water $ 3,863,574.60 
3 Wastewater $ 320,322.60 
4 StonnDrain $ 428,789.86 
5 Power $ 552,756.56 
6 Nall.1ral Gas $ 110,140.60 
7 Telecommunications $ 251,231.74 

Total Estimated Cost: $ 6,573,012.16 



TALON COVE ANNEXATION - JANUARY 2006 UPDATE 

OFFSITE ROADWAY AND UTILITIES COST ESTIMATE 

Item 

Ranches Parkway Extension to second Talon Cove 
Entrance and SR-73 acccl/decel Innes Quantity Unit . Unit Price Total Price 

a Roadway Excavation Cut and Fill 3,91 I CY $ 4.00 $ 15,644.44 
b 5 inch Asphalt 105,600 SF $ 1.50 $ 158,400.00 
C 8 inch Road Base 118,800 SF $ 0.75 $ 89,100.00 
d 10 inch Granular Subbase (135 lb/cf) 6,683 Ton $ 6.00 $ 40,098.00 . 
e High Back Curb and Gutter 4,400 LF $ 12.00 $ 52,800.00 
f Median Curb 4,400 LF $ 12.00 $ 52,800.00 
g Street and Traffic Signs. 4 EA $ 450.00 $ 1,800.00 
h Entrance Monument I LS $ 150,000.00 $ 150,000.00 

SR-73 Acee!/ Decel Lanes I LS $ 53,034.00 $ 53,034.00 
Ranches PWY Extension Subtotal $ 613,676.44 

Mi Airey Extenslonji·om SR-73 to Talon Cove 
j Roadway Excavation Cut and Fill 1,154 CY $ 4.00 $ 4,614.81 
k 3 inch Asphalt 12,015 SF $ I.DO $ 12,015.00 
I 6 inch Road Base 15,575 SF $ 0.60 $ 9,345.00 

m 9 inch Scarify and Recornpaci 433 CY $ 1.50 $ 648.96 
n . High Back Curb and Gutter 1,780 LF $ 12.00 $ 21,360.00 
0 Street and Traffic Signs 4 EA $ 450.00 $ 1,800.00 
p SR-73 Acee!/ Decel Lanes I LS $ 53,034.00 $ 53,034.00 

MtAirey'Extension Subtotal $ 102,817.77 

Roadway Construction Subtotal $ 716,494.22 
Contingency (20%) $ 143,298.84 
Engineering ( 15%) $ 107,474.13 

Total Roadway: $ 967,267.19 
Total Roadway@2yr Future Cost (4%): $ 1,046,196.20 

2 Culinary Water Quantity Unit Unit Price Total Price 
a 18 inch C900 3,670 LF $ 44.00 $ 161,480.00 
b 16 inch C900 9,720 LF $ 38.00 $ 369,360.00 
C 12 inch C900 5,544 LF $ 34.00 $ 188,496.00 
d 8 inch C900 2,402 LF $ 29.00 $ 69,658.00 
e 18 inch Valves 5 EA $ 2,400.00 $ 12,000.00 
f 16 inch Valves 4 EA $ 2,200.00 $ 8,800.00 
g 12 inch Valves 6 EA $ 1,600.00 $ 9,600.00 
h 8 inch Valves 8 EA $ 1,200.00 $ 9,600.00 
i PRV's 4 EA $ 28,000.00 $ 112,000.00 
j SR-73 Crossings 2 EA $ 40,000.00 $ 80,000.00 
k Booster Pump Station 1 EA $ 225,000.00 $ 225,000.00 
I 2MG Concrete Reservoir 1 EA $ 1,400,000.00 $ 1,400,000.00 

Subtotal $ 2,645,994.00 
Contingency (20%) .$ 529,198.80 
Engineering ( 15%) $ 396,899.10 

Total Culinary Water: $ 3,572,091.90 
Total Culinary Water@2yr Future Cost (4%): $ 3,863,574.60 



) 

3 Wastewater Quantity 
a 8 inch 3,525 
b 48 inch SSMH 8 
C 60 inch SSMH 2 
d Tic in to Existing SSMH 2 
e SR-73 Crossing 2 
f Landscape Reconstruction I 
g Traffic Control I 

Subtotal 
Contingency (20%) 
Engineering ( 15%) 

4 Storm Drain Quantity 
a 15 inchRCP 2,400 
b 18 inch RCP 450 
C 24 inch RCP 1,200 
d 60 i_nch SDMH II 
e Catch Basin/Inlet Box 7 
f Open Channel Improvements 3,300 

.g Flared End Sec\ions 10 
h Pond Construction 17,691 

Subtotal 
Contingency (20%) 
Engineering (15%). 

5 Power Quantity 
a Power to Talon Cove Only I 
b Power Extended from Talon Cove I 

Subtotal 
Contingency (20%) 
Engineering (15%) 

6 Natural Gas Quantity 
4 inch Gas Line (Includes Fittings, warning tape, wire, 

a wire splice kit, appurtenances) 6,775 
b Crossing I 

Subtotal 
Contingency (20%) 
Engineering (15%) 

7 Telecommunications Quantity 
a Offsite Telecommunication Servjce I 

Subtotal 
Contingency (20%) 
Engineering ( 15%) 

Unit Unit Price Total Price 
LF $ 27.00 $ 95,175.00 
EA $ 3,200.00 $ 25,600.00 
EA $ 4,000.00 $ 8,000.00 
LS $ 1,800.00 $ 3,600.00 
LS $ 40,000.00 $ 80,000.00 
LS $ 5,000.00 $ 5,000.00 
LS $ 2,000.00 $ 2,000.00 

$ 219,375.00 
$ 43,875.00 
$ 32,906.25 
Total Wastewater: $ 

Total Wastewater@ 2yr Future Cost (4%): $ 

Unit Unit Price Total Price 
LF $ 28.00 $ 67,200.00 
LF $ 32.00 $ 14,400.00 
LF $ 38.00 $ 45,600.00 
EA $ 4,000.00 $ 44,000.00 
EA $ 1,600.00 $ 11,200.00 
LF $ 5.50 $ 18,150.00 
EA $ 1,350.00 $ 13,500.00 
CY $ 4.50 $ 79,609.50 

$ 293,659.50 
$ 58,731.90 
$ 44,048.93 
Total Stonn Drain: $ 

Total Storm Drain@ 2yr Future Cost (4%): $ 

Unit Unit Price Total Price 
LS $ 226,298.40 $ 169,723.80 
LS $ 278,446.80 $ 208,835.10 

$ . 378,558.90 
$ 75,711.78 
$ 56,783.84 

Total Power: $ 
Total Power@ 2yr Future Cost (4%): $ 

Unit Unit Price Total Price 

LF $ 5.82 $ 39,430.50 
LS $ 36,000.00 $ 36,000.00 

$ 75,430.50 
$ 15,086:10 
$ 11,314.58 
Total Natural Gas: $ 

Total Natural Gas @2yr Future Cost (4%): $ 

Unit Unit Price Total Price 
LS $ 202,420.80 $ 172,057.68 

$ 172,057.68 
$ 34,411.54 
$ 25,808.65 

Total Telecommunications Cost: $ 
Total Telecommunications@ 2yr Future Cost (4%): $ 

Talon Cove Total Estimated Cost: $ 

Talon Cove Total Estimated@ 2yr Future Cost (4%): $ 

296,156.25 
320,322.60 

396,440.33 
428,789.86 

51 J,054.52 
552,756.56 

IOl,831.18 
110,140.60 

232,277.87 
251,231.74 

6,077,119.23 

6,573,012.16 
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SUMMARY OF COSTS 

TALON COVE ANNEXATION 

January, 2005 

1 Ranches Parkway Bx.tension to Talon.Cove 

50 i:asf 100 Sou/h 
H•bar C:/ly, U/a/1 B4032 

Emend Ranches Parkway north to the second entrance of Talon Cove. A length of "-. fa 
approximately 2,200 LF. The same typical cross~sectionwas used in tb.e e·stimate as the "') 
existing Ranches Parkway to tb.e soutb.. For Excavation, an average thickness of 2 ft was 
assumed throughout the length of the road. 

2 Culinary Water 

Install a 16 inch Pipe from the storage tank nmth of Meadow Ranch to Talon Cove. At 
Talon Cove, reduce to 12 inch Pipe through Talon Cove to the east and then south along 
Mt Airey Drive: Cross SR-73, tie into existing 8 inch line at Mt Airey. Loop an & inch 
line from the 16.inch line where it enters Talon Cove, south along the proposed Ranches 
Parkway. Cross SR-73, tie bl to existing 12 inch line along Ranches Parkway. 

3 Wastewater 

Install an s·mchPipe from the southeast comer of Talon Cove, south to SR-73, cross SR-
73, continue south and tie m to the Spring Valley Townhomes sewer system. Install an 8 
mchlinefrom the first entrance of Talon Cave. south to SR-73. Cross SR-73, tie in to 
existing 12 inch line. Install an 8 mch line from the line iu the proposed Ranches 
Parkway at the first entrance to the west boundary of Talon Cove. Install manholes at a 
maximum distance of 400 ft. 

4 Storm Drain 

Install 15 inch RCP from the southeast corner of Talon Cove 11.1.llPing southeast to the 36 
inch culve1t that crosses SR-73. Install flared end section and necessary rip rap. Install 
15 inch RCP from the south central boundary of Talon Co-ve, south to the SR-73 ROW, 
then west 200 ft. Install flared end section, improve open channel along SR-73 to the 
Ranches Parkway extension. Install 15 mch RCJ? in the Ranches Park.way extension from 
the first entrance of Talon Cove, south to the SR-73 ROW. Install a 24 inch culvert 
across the Ranches Parkway extension at its intersection with SR-73. Install Catch 
Basins on the Ranches Parkway extension at the first entrance of Talon Cove and at the. 

EAGLE MOUNTAIN CITY 
summary of Coslll 
TALON COVE ANNEXATION 

Pagel 0f2 
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SRw73 intersection, tie in to 18 inch culvert, Cons1ru.ct a minimum of 477,650 cft (17,691 
cy) of detention ponds. 

5 Power 

The first estimate includes the cost to supply power just to Talon Cove. The second 
estimate includes the cost to expand the Talon Cove power to include power to future 
developments. 

6 Natural Gas 

Install a 4 inch gas line from the SR-73 crossing located southeast of Meadows Ranch to 
the east to the proposed Ranches Parkway extension,. Run line north along this road to 
the second entrance of Talon Cove, then east and south along this road to the southeast 
property comer of Talon Cove, then south across SR-73 and tie in to existing gas line on 
Mt Arrey Drive. 

7 Telecommunications 

Estimate includes costs to supply Talon Cove along with :future developments. 

EAGLE MOUNTAIN CITY 
Summruy of Costs 
TALON COVE ANNEXATION 

Pnge2of2 
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. T.ALONCOVEANNEXATION 
SUPPORTING MATERIALS-EAGLE MOUNTAIN _CITY 

RANCHES PARKWAY EXTENSION 

Ranches Parkway will be extended to the north. It is assumed the same cross section will 
be used as the existing Ranches Parkway. The extension will continue north to the 
second entrance of Talon Cove. An en1ranoe monument will be constructed. The state 
will likely require acceleratio11 and deceleration lanes will need to be constructed on SR-
73 for the Ranches Parkway extension. 

EAGLE MOUl'!TAlN CITY' 
Supporting Materials 
TALON COVE ANNEXATION 

1 
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TALON COVE ANNEXATION 
SUPPORTING MATERIALS-EAGLE MOUNTAIN CITY 

CULINARY.WATER SYSTEM 

The acoompanyi.Iig map shows the storage tank, main water lines, and likely distribution 
lines. 

WATER SUPPLY AND STORAGE-The system will co1111ect to the existing water tank 
located no1thwest of Meadow Ranch. Average water demands during summer days are 
calculated as follows: 

Culinary Supply~ 382 Units x 400 gpd 
Outdoor Irrigation= 3 82 Lots x 800 gpd 
School= 1200 Students x 20 gpd 
Park= 14.91 acres x 2.50 a£'ac 3ZS,829 gal/afi'180 days 
Fire Protection (2,000 gpm for 2 hours) = 

= 152,800 gpd 
= 305,600 gpd 
;:: 24,000 gpd 
= 67,474 gpd 
= 240,000 gpd 

Total = 789,874 gpd 

MAIN SUPPLY LINE FROM TANK-This line will be installed from the storage tank 
to the west Talon Cove boundary. The line will then reduce to a 12 inch line and 
continue east through the development and south along Mt Airey Drive where it will 
cross SR-73 and loop into the existing water system. Another 8 inch line 'will loop the 16 
inch line to the existing water system at the SR-73 and Ranches Parkway intersection. 

' . 

DISTRIBUTION LINES - Distribution lines will be 8 inch water lines with the 
exception of the north lots which are at higher elevations. Jn order to meet minimum 

· flow reqt1irements, it will be necessary to install a 12 inch line from where the 16 inch 
line e11ters Talon Cove to.the north lots. With a 12 inch line, fue flow·requirements will 

. be met up to an elevation of 5,130 ft. The attached drawing shows th.e 5,130 ft contour in 
red at the north eo.d of the development. The lots inside the contour line will not meet 
fire flow under the proposed design. 

EAGLE MOUNTAIN CITY 
Supporting Materials 
TALON COVE ANNEXATION 
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TALON COVE ANNEXATION 
SUPPORTING MATERJALS -EAGLE MOUNTAJN CITY 

WASTEWATER SYSTEM 

SYSTEM DEMAND - The anticipated wastewater demand for the Talon Cove 
development is 382 homes x 40Q gpd = 152,800 gpd. The peak flow rate is expected to 
be 152,800 gpdx 3 PF /1,440 min/day"" 318 gpm== 0;71 cfs. 

EXISTIN'G 12 INCH MAIN -The existing 12 inch main line on Ranches Parkway has a 
capacity of 2.5 cfs. The peak flow demand of existing and proposed developments that 
use the 12 inch line is 1.257 cfs. Adding the Talon Cove demand equals 1.967 cfs. With 
the Talon Cove development, there will be 0.533 cfs of extra capacity in the 12 inch ma.in 
line. · 

An 8 inch line will run south. from the southeast corner of Talon cove, crossing SR-73, to 
the Spring Valley subdivision at which point it will tie in to the 8 inch line. • The 
Spring Valley sewer line ties into the Business Cam.pus 8 inch line which has a capacity 
of 0.82 cfs. With Talon Cove constructed1 the 8 inch line through the Business Campus 
will carry the following peak demands: 
Business Campus = 0.052 cfs 
Spring Valley = 0.20§ cfs 
Mt. Airey = 0.124 cfs 
Talon Cove = 0.710 cfs 

Total Demand= 0.681 cfs 
Extra Capacity= 0.820 cfs- 0.681 cfs = 0.140 cfs 

An extra capacity of 0.140 cfs equates to handling the peak flow of about 60 ERU' s 
( contingent upon capacity of the 12 inch line being tied into). 

Another 8 inch line with a capacity of 0.820 cfs will run south from the first entrance of 
the development to SR-73 where it will cross. The line will then tie in to the existing 12 
inch main line along Ranches Parkway, This 8 inch line will carry 0.41 cfs from Talon 
Cove, leaving an extra capacity of around· 0 .41 cfs in the Ranches Parkway 8 inch line. 
This equates to handling the peak fl.ow of about 220 ERU' s ( conti11gent upon capacity of 
the 12 inch line being tied into). 

The 0.53 3 cfs extra capacity in the 12 inch line is a very conservative number, it assUQ1es 
that all peak flows from each subdivision enter the 12 inch line at the same time. There 
are long travel times from each subdivision to the 12 inch line which will result in the 
staggering of the peak. :flows. When future developments are considered, a model should 
be created to determine 'the true capacity of the 12 inch mam line. 

EAGLE MOUNTAIN CITY 
Supporting Materlals 
TALON COVE ANNEXATION 
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TALON COVE ANNEXATION 
SUPPORTING :tvfA.TERIALS - EAGLE MOUNTAIN CITY 

STORM DRAlN SYSTEM 

Eagle Mountain City standards require storage for a 1 O0wyear storm event and release of 
storm water at a rate no greater than the 10-year, 24 hour release. 

STORM DRAIN DETENTION PONDS - It will be necessary to construct several ponds 
to 1·etain the 1 00wyear peak flow. The total volume of ponds oi1 the development is 
estimated at approximately 477,650 cubic feet, or 17,691 cubic yards. The attached 
drawing shows possibfo locations of the ponds. 

STORlvIW ATER LINES -The lOwyear, 24 hour release rate is calculated to be 16 cfs. 
Approximately half of this flow will be directed to the west into the natural channel. The 
other half will be directed to ru1 existing 3 6 inch culvert located to the south east of the 
development. The attached drawing shows the proposed pipe layout. 
The existing culverts are sized for historical flows. Because the release from the 
development will not exceed the historical10-year, 24 hour stor.m, existing culverts and 

. channels should be sufficient to. handle the development's runoff. 

EAGLE MOUNTAIN" CITY 
Supporting Materials 
TALON COVE ANNEXATION 
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TALON COVE ANNEXATION 
SUPPORTING MATERIALS -EAGLE MOUNTAIN CITY 

POWER 
The attached letter from ICPE gives a general explanation of the power requirements for 
the development. The included estimate is broken down into two parts. TI1e first 
estimate is to provide the development with the necessary power. The second estimate is 
for foture development requirements. 

NATURAL GAS 
A 4 inch line will be used to loop the natural gas through the development. The 4 inch 
line will tie in to the existing line on the north side of SR-73 west of the Ranches · 
Parkway extension. The line will then run north. along Ranches Parkway extension to tlie 
second en-trance of Talon Cove where it will enter the development and continue east and 
south. The 4 inch :line will cross SR-73 and then tie in to the existing gas line on Mt 
Airey. 

TELECOMMUNICATIONS 

It is anticipated that the telecommunication lines will be a~le to cross through the existing 
conduit located west of Ranches Parkway. Two 1 ¼ :inch conduits will be nm parallel. 
One conduit will carry the fiber optic line, the other will be for future development. The 
telecommunication line will cross SR-73, go west, then north along the Ranches Park.way 
extension. It will enter the second entrance of the development and continue east to the 
open. space area, The DLC will be located in th.e northwest comer of the open space. 

EAGLE MOUNTAIN CITY 
Supporting M.alerlals 
TALON COVBA}lNEXATION 
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3fnttrmountain <ttonsumer ftofe.z%ional ctEnghtee:r%, 3htc. 

Jnoulll'j' 20, :l.005 

Mr, Korey Wnlkcr 
EaglQ Mo\lnlllin CitY En8lnccr 
i;iplc Engi11ecrlng 
175North Muln. Sui!~ 104 
Heber City, UT 8403Z 

Consulting Engineers 
1145 East Soulh. Union Avenue 

:Midvale, Utah 84047 

Subject: 't'ulon Cov~ :Esu,.t.Da Allt1ci:;ll.licn • EJccttfo Illft!!ltllU~ture llequlrcmcnU 

l)Hllt Mr, Wlllkcr: 

IJJl~nnoun llli11 Con~umcr ProfoinlonaI°ETigiuci:n1, ine;, (ICP~ teccivcd 1111 .E,man I'rom ,li;,hn !3lngb11.tn of:Epie1 
Engmetrios dutcd J11J1uuey l:?, 1005 rcqut,stin11, that llost csrilllnICS be IJr<epnrc:d fut the ofl'iitts clecttic foti'l!Sll1lctun1 for 

-T:ilon Cove E~'llllCS pnd the unda\lolopcd lnnd ~llrrounding, thillptoposcd dcvelopm~nt._ "l'J1a re1questcd co~t ~91.imlllc for 
To\on Cove: Estntcs is 11tc11chcd IQ this lct11or. A drt1wittg ,howing the nrra11s~mcnt ofthl!! off'si1a intrnslruulure for !hi~ 
dcvclopm~nt fa ulso t111Buh~ to tbiM le::ttor, A uo$t ¢llli1J1utno ~pll?ld the Tulon Covt1 l;t"tntcs off ~ire clcctriu 
ln!l:Mtrµuturc lo 9etvc1h11 w.cut l~nil &'IJlrounding tho di:vclopmi:nt (Emn and west ofTJL1011 Covd n$i'lltca 11ml north of 
HIQhWlly 73) was 111"0 p1cpllt11d und is llt!ll.chcd lo lhh1 li:lli=r. 

II;, t1r>ted lhar tl1e pre,pr,,,~ed ojf 1;/1~ for 1'01,;,11 Covu Rf tat"" imd tlie trcfjMemfi1t1m1- deveiu,Pl'llenLN aA:.11/1111! 1l1cr1 rl1d 
750 kcmll .4.f. r11rzrpjimd1tt' tha.t e;crend., nortf1 al,,ng Jium:/1e.~ Parkway (W1M .sftll';} and ih~,, ,vest nlo11g Iiigl,way 73 
(frarlh J1de/ wi11 l1ave a4dqtrali! cnpncf/)1 to l!Un'l1 all pru11ct1t andfil/llre dl!l'e:/r.,pme111J• !vcri,ed alan'[( the ll()r/lr liide: "f 
[Jlgl,way 13 (Fr(JrH t/re eu:1t bou1Jdary ,,JBag/u Mcmnzain·Ciry ta and ir1al11din(.< thu. tDCJ"sllnrrSage Vull,;,.y J)evelap111<111V, 
Gi\fen J/1u raduc~rl {r,,t .~fzts cmi1 re,;u/tint:i'r1cr~a~ud Trmislng el~n.o1fli1t11 (ERU.';) prOpfJ$=d in :l'a1c,ti Ci,va EsmtB tis 
f;l)IJlparad '" Ulll ~-risri'rrg «t(Jac(l/7t dfNyfc,pm~ms {rvf(tCidow 1111d Ntirtl, Jtllt1~ru, icmay bl? IJllCE!SJ'lll'J' 11' ~.-:ranrl a new 
7SO kcm/1.Al, ma,'nfe~,li!J' jram tl1e Narr!, S1-1lMta1forl we.~t alantt rlie .rubllta(Ir;nlgo(fcr.rtir.w, muir1m1.mr:1t br,l[di11g 
u~tll.,.~ road 1111d !11nn mml, rhrot1gli ll1l!.A.mt!..v devf!l!c1pmm1 rlru/ Ti IQ be: Jac:p/qd gl!lfurolly trorlh o/Eaglc11 Gut>J '" 
Efz"/lway 73, Jf 1Jii:1 now main/~1tdsr-t., rmw/lad, lha C(IWI to pr(J~f~i rl,~ ojf,·l1e., lr:J s~n'enl?W e/r,n,8/Qpm1U1ls laca111:i:l 
alvr1g- 11,e narr/1 ~idt: o/ Higlnv/1)' '18 batwaen Ra11cl1e~· Pa1•/.wtJy a11d 1h11 ea.c botmdary uf Erzgle Mtnmtain Clly w/1/ 
1m1d ro he l11cta11s«d to lm~fizdtt "" uppropn'af11 ,iJ1arc o/rh~ <irmt qfzlris naw mairlfe~dar. 

]!you hav,; qu.:,tions retutive: to ,;bis 1~=, 1h~ all.1ulhcd c:o\11. ~,1hna1c~ or the dr11wins tor the: 1'ulo,i Cov1:1 'rasm.tes 
electric otfslttllr pl~ruic contacL the: \Jnde1s1ig11cd ~t (801) 255-1111, 

7.d..4di~, 
L, A. {Les) B~ll, Jr. 

1..AB/lb 

cc: !;.fork Sovinc (Et<sk Monntni11) 

1 , Ad11rn Ferre (Eagle ty!uunml11) 

~) . -L~-.. -···-··-·-...... ,~--~•--·""""'"·""·"·"'--· ... ~-•H-... 

Office: (801) 25S-11ll • Fax: (801) 566-0088 a E-mail: icpe@icpeinc.com 
Received Time-Jan. 20. - 8: 41Awt------------------------' 
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TAIJON COVE ESTATES 
[HJghway 73 and Ranches Parkway (North Side)] 

OFF SITE ELECTRIC INFRASTRUCTURE EXTENSION 
SERVICE VOLTAGE -12,47 GrdY/72000 VOLTS THREE PHASE 

CABLE: 
1. 750 kcmll Al, 15 kV, Cone Neutral Cable 9,600 ft 4.35 0.40 41,760,00 3,840.0D 

CONDUIT: 
1. 1 x: 6" Schedule 40 PVC (Prlrnary Cable) a.Goo ft. 3.15. 0.50 20,476.00 3 1250.0D 

l=QUlF'MENT: 
1. 10 kV, 3 Ph,Switchgrear- PMH~s (relocated) 1 ea. 250.00 350,00 
2. 15 kV, 3 Ph, Switchgrear- PMH-11 2 ea. 13,500.00 150.00 27,000.00 300.00 
3. 600 Ampere, 15 kV, 3 Phase, Sectianallzer 5 ea. 650.00 110.00 3,250.00 660.00 
4, 600 Ampere, 15 kV,$ Phase, Seotionallzer . 0 ea 650.00 110.00 0.00 0.00 

{For fUture 15 kV switchgear} 

MISCELLANEOUS! 
1. Conduit Fittings & Elbows 6" $ch 40 PVC 1 lot 750,00 300.00 750,00 3.00.00 
) 14" Steel Casings 9!;i0 ~ 5.00 2.00 4,760.00 1,900.00 

3. Ground Sleeve 1S kV Switchgear 2 ea. 600,00 80.00 1,200.00 160.00 
4. Grounct Sleeve 15 kV 600 Amp Seotlonallzar 6 ea. 22~.oo 80,00 1,126.00 400.00 
6. Ground Sleeve 15· kV 600 Amp Sectlona1izer 0 ea. 450.00 100.00 0.00 0.00 

(Forfuture 15 kV Switchgear) 
6. 15 kV 600 Arnp Nol'!-LB elbow 12 ea, 166.00 150.00 1,992.00 1,800.00 
7. Cable Terrnlnator-750 kcmil Al 115 kV Cable 12 ea. 100.00 150,00 1,200.00 1,800.00 
8, 15 kV 6 00 Amp Two Way Junction - Non LB a ea, 178.00 26.00 1,068.00 150.00 
9. Backfill and Compaction 

(a) Conduit for Primary Cable 1,800 ft, 5,00 9,000.00 
(b) Conduit for Future Prlmaiy Cable .... 3,350 ft 2.00 8,700.00 
(o) 14" Castnga 960 ft. 5.00 4,750.00 

1 o. 3 Phase, Fault Indicator 2 es. 345.00 $0.00 690,00 60.00 
11. Grounding, Sectlonallzer/Switchgear 7 ea, 85,00 10,00 455.00 70,00 
12. Contriaotor Mobilization and Demobili:>:at!on 1 lot 1,1500.00 1,600.00 

):C)?~, 1/18/0$ 

$45,600.00 

$23,725,0D 

$350.00 
$27,300.00 
$3,800.00 

$0.00 

$1,050.00 
$6,650.00 
$1,360.00 
$1,525.00 

$0.00 

$3,792.00 
$3,000.00 
$1,21!;1.00 

$9,000.00 
$6,700.00 
$4,750.00 
$760.00 
$626.00 

$1,500.00 

SUBTOTALS $105,715,00 $36,880.00 $142,695,00 

Contingency (15%) $21,389.25 

• Labor@ $65,0D/hr, (labor, ove1he.td$, small equipment, profit & al/pQndables) Eagle Mountain City Adrnln (5%) $8,199.21 
•• Exlra cost only fQr l~rgar lremch ltJ add G" Sch dO PVC CO(ldU!L Engineering (10%) -$16,398.43 

TOTAL CONS1RUCTION COST $168,$81.89 

.... _. 

Co'1 E~I • Of!.11• lnfr,,•11ut1ureTalon co,e,i<IJ 

Received Time Jan. 20. 8:41AM 
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DEVELPPMENTS ADJACENT TO 
TAUON COVE ESTATES ICPJil, 'J./lS/05 

[Highway ;73 and Ranches Parkway (North Sid~)] 

OFF SITE ELEpTRIC INFRASTRUCTURE EXiEN.SION 
SERVICE VOLTAGE .. 12.47 GrdY/72000 VOLTS THREE PHASE 

! . 

CABLE: 
1. 750 kcmll Al, 15 kV, Cone Neutral Cable 201136 ft. 4.35 0.40 87,590.51 8,054.30 

CONDUIT: . 
1. 1 x 611 Schedule 40 PVC (Primary Cable) 31000 ft. 3.15 0.50- 91450.00 1,600.00 

EQUIPMENT; 
1. 15 kV, 3 Ph, Switchgreer- PMH-9 2 ea. 360.00 700,00 
2. 15 kV, 3 Ph1 $wltchgreai • PMH-11 0 ea. 13,500.00 150,00 0.00 0.00 
3. 600 Ampere, 151<W3 Phase, Sectlonallzer 3 ea. 650,00 i10.00 1,950.00 3$0.00 
4. 600 Ampere, 15 kV,$ Phase, Sectlonallzer 0 ea. 650,00 110.00 0,00 0,00 

(For future 15 kV Switchgear} 
:CELLANEOUS: 

· 1. Conduit Fittings & J:lbows 6" Sch 40 PVC 1 lot 750.00 300.00 750,00 300.00 
1. 14" steel Casings 0 It 6.00 2.00 0.00 o.oo 
3, Ground Sle11:ve 15 kV Switchgear 2 lot 600.00 80.00 1,200.00 160.QQ 
4. Ground Sleeve 15 KV 600 Amp Seetior.,allzer 3 lot 225.00 80.00 676.00 240,00 
5. Ground Sleeve 15 kV BOO Amp Sectlonalizer 0 lot 450.00 100.00 o.oo o.oc 

(For future 16 kV Switehgear) 
a. 15 kV 600 A111p Non"LB Elbow 36 ea. 166.00 160.00 6,976.00 5,400,00 
7. Cable Terminator-750 komll Al 15 kV Cable . 9 ea. 100.00 . 160.00 900,00 1,350.00 
a. 15 kV 600 Amp 2 Way Junction~ Non l.:.B 18 ea. 178.00 25,00 3,204.00 450,00 
9. Back.fill and Compaction 

(a) Conduit for Primary Cable~""' -3,000 ft 5.00 15,000.00 
(b) oonctultfor Future Prim1;1ry Cable= '0 ft, 2.00 0.00 
{c) 2011 Casing {Bored Across Hwy 7a) 250 ft. 10.00 100.00 2,500.00 25,000.0D 

11. 3 Phase, Faultlndloator 2 ea. 345,00· 30.00 690,00 eo.oo 
12. Grounding, Sectionallzer/Switchge~r 7. ea. 66.00 10,00 456.00 70.00 
13. Contractor Mobilization and DemobllizaUon 1 lot 1,500.00 1,500.00 

SUl3TOTALS $1151340,l;M $80,114.30 

Contingency (16%) 

Eagle Mountain City Admln (6%) 
Engineering ( 10%) 

TOTAL CONSTRUCTION COST 
v.111lior@ IS55',00/hr. (la.bor, overheads, smiill e9ulpmant,1Proflt & expendiible~) 

i }Ira ,;9,;t only ror lari:,er trench to adi;! 6'' Sch 40 PVC Conduit, 
\ _.cx!emls 750 Janell Al, 15 kV F11,eder north to entronce to Mt, Alrey {North sltlti Hwy 73) • 
. ,_.. Also l~SlllllS 15 KV PMH·8 l;,"wltchgaar.itrosa Hwy 73 rrom Gntranae to ML, Alrey anti · 

, cable. and !I c~sln11 across: Highway 73 (to so~th i;lr;leJ. 

COsl E!ll• Offallo lnfrMINclvtw 'feign ¢ava,~1• 

Rec e i v e d Ti ma Jan. 2 0, 8: 41 AM 

$95,644.81 

$10,950.00 

$700.00 
$0.00 

$2,280.00 
$0.00 

:&1,050.00 
$0,00 

$1,360,00 
$915.00 
$0,00 

$1'1,'376.00 
$2,250,00 
$3,654.00 

$15,0.00.00 
$0.00 

$27,500.00 
$750.00 
$526.00 

$1,600.00 

$175,454.81 

$261318.22 

$10,068.66 
$20,177.30 

$232,038.99 
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Jan 26 05 D3i55p 

' TO EPIC ENGENEERINS-

AT'l"N CORY 

EAGLE MOUNTAIN TELECOM 
1690 '8P.st Hcu-ltng~ Dtlv11, Engle Motll\tiih11 Uta\l 840\!3 

Phnh~; (001) 7fl!l-!l.ll00 Fnx1 (UQ1) 189-4118 

HERe ARE THE. ROVGH COST THA1' WOULD NEED TO BS AODED FOR THE OAPITOL FUNDS 
( 1 THEY WILi.. NEeD 6100 FEET OF 1 ¾ ?E.S DUCT IN THE ORANGE. SHILO ED OONDUIT FOR THE FIBER OPTIC 
CABLE $BGM 
(2 'T'HEY WILL NEEO 6100 FEEi OF 1 ¼ PE:S DUCT IN ORANG~ SHILOED CONDUIT FOR THE FUTURE FIBER DUCT 
$6694 . . . 
(3 THEY WILL NcEO APP B100 FEEi' Or 24 SiAAND $1N~LB MOOE FIBER PULLED THROUGH $2$70.29 
(4 THE.'i' WILL NEED's.'36 X 3J;I CDR ROUND HANO HOLE FIBER PULL eoxes $990;00 
($ TRENCHING COSTS AT$ 7.00 A FOOT 42:,700.00 
(62 FIBER SPLICES AT APPRO)(. $ 34!50 
(71 SERIA 1000 OLC HOUSING OABNINT ATrHl=PRICEOF $101,786.00 

TOTAL COST FOR CAPITOL FUNO FOR OFF$lTETEl,.ECCM SERVICE lS 1 BS,684,00 ~ ::i:l'l.(.\tA.des, IS% Csl\.-l-l~er1ci' 

ANY OUE$l'lCNS PLEASE CALL 

Jeremy Nlelsoo Jelfrey Thompson 

n ••• ! ..• J T!-. I •• '11:: !l.1:/IDIA 
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PARK AMENmES 
SOUTI-IERN PARK {4.03 ACRE) 
- 22 PARKtttG STALLS W/BICYCl..E RACKS 
- 1 PA..,UON W/(J) BAR8£0UES. (8) TAOlES 
- TOT LOT W/UNIVERSAL ACE TOY 
- 2 SITTING 8ENOlES CN lRAll.. 
- I •/OUEY8Al.L PIT 
- I SKATING PARK 
- 44 lREES 

NORTHERN PAAK (10.88 ACRE) 
- 15 PARKING STALLS 'ttfBICYCU: RAf:l(S 
- I PAVILION W/(3) aARBEOUES. (8) TA0t£S 
- 2 TENNIS COURTS 
- I 8ASKE18Al.L COURT W/(6) HOOPS 
- 35 TREES 
- REST 8£.HCUES ,,t.o.'IG TRAIL 
- 3 S'MHG OEtlCHES 
- 1 GAZEBO ON TRAIi.. 

TRANE ENGINEERJNG~ P.C. 
CONSULTING ENGINEERS AND LAND SURVEYORS 

27 EAST MAIN LE]:JI, UTAH 84043 (B01} 76B-4544· 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

I 
I 
I 
I 

' ' 

EAGLE MOUNTAIN. UTAH 

'- ........ __ .,.,.--- ....... _ .... 

---........... __ 

' ' 12.55 ACRES NATURAL __ _ 
OPEN sPe,.ce /'.... -­

' ✓ \ ✓ 
\ ✓ 

'.~•'/ 

--------- ----- ......... ---

TALON COVE ESTATES 
PLANNED RESIDENTLIL DESIGN 

PARK LAYOUT lvlAP 

------~ 
-, 

~ 

,,.,,,,..,,'· 

' 
' ' 

~) 
___ / 

1 OF 1 



' 
' ' 

\ 
'---- ....... 

-----1-__ _ 

-----... __ 

,, 
,;✓ 

(2.4-"..:lll") 
SCALE: I~ - 60' 

(ll"d7") 
SCALE: I",,. 120' 

;f£'11SllJ<I<;: 

~UII_! ,~r 
!Fi: 

1---

', 
_,, 

,,,,-----

PARK AMENmES 
SOUTHERN PARK (4.03 ACRE) 
- 22 PARKING STALLS VI/BICYCLE RAOCS 
- I PA\iLION 'lt/(j) BAREIEOU£S. (8) TAOLES 
- TOT LOT W/UHIVERS,\L I-CE lOY 
- 2 SITllNG BENCHES CN TRAIL 
- I '/OU.EYB/11.L PIT 
- I SlC.\TitlG PARK 
- 44 lREES 

NORTHERN PARK (10.88 ACRE) 
- 15 PAflKING STALLS W/BlCYClE RACKS 
- I PAVILION W/(J) a,\ROEQUES, (8) TAOL£S 
- 2 IDINIS COURT'S 
- I 8ASKElOAU. COURT W/(6} HOOPS 
- J5 TREES 
- REST OCHCHES Al.ONG lRAIL 
- 3 SWING BEtlCHES 
- I GAZEBO Off lRAJL 
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PARK AMENmES 
SOt.m-iERN PARK {4.03 ACRE) 
- 22 PAl1KltlC STAUS W/9'CYCI..E RACCS 
- 1 PAldUON "W/(3) BARSEOUES. (8} TABLES 
- TOT LOT W/IJNNERS,\L ACE TOY 
- 'Z SITTING OEHOIES CN lRAl. 
- I 1/0U£YBAlL PlT 
- I SK.\U:IC PMU< 
- 44 mEES 

NORTHERN PARK (10.88 ACRE) 
- 15 PARKING STAU.S ':t/BICYCLE R.\C<S 
- 1 PAVIUOtt 1'1/(3) 8,\RBECUES, (B) ·rt1aLES 
- 2 lOltllS CCUR rs 
- I BASl<ElOALL COURT W/(6) HOOPS 

I - 35 TREES 

~ 
- REST OE/iCIIES ALO.'IG 1RNL 
- 3 SMNG OEtiCHES 
- 1 CAZEBO ON lRAII.. 

TRANE ENGJNEERJNG?,, P.C~ 
CONSJJLTING ENGINEERS AND LAND SURVEYORS 
27 EAST MAIN LE_ljl, UTAH 84043 (BO'f) 768-,f.~ 
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PARK AMENmES 
SOUTHERN PAAK {4..03 ACRE) 
- 22 PARKING STAU.S W/BICYCLE RAOCS 
- I P~'"lUO/'I 'lf/{J) BARBEOUE5. (8) TAIJI.ES 
- TOT LOf W/UNIVERSAL ACE TOY 
- 2. SITllNC aENaiES CN mAll. 
- 1 'IOU.EY8N.L PIT 
- I SK,\IIHG PARk 
- H TREES 

NORTHERN PARK (10.88 ACRE) 
- 15 PArtKINC STAlLS 1#/BICYO.E RMJCS 
- I PAVILION W/(3) 8.\RBEQUES. (Bl TAat£S 
- 2 IDINlS COUIHS 
- I B.\SKElDllll COURT W/(6) HOOPS 
- 35 TREES 
- REST OCNCtES t,LmtG 1Rldl 
- 3 S'tnrlG BOlOIES . 
-ICJ\ZEBOOtlTRAIL 
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