
 

  EAGLE MOUNTAIN 
CITY COUNCIL MEETING 
 
JULY 21, 2026, 4:00 PM 
EAGLE MOUNTAIN CITY COUNCIL CHAMBERS 
1650 E STAGECOACH RUN, EAGLE MOUNTAIN, UT 84005 

 

4:00 PM WORK SESSION - CITY COUNCIL CHAMBERS 
 

1. DISCUSSION AND INFORMATION ITEMS 

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

 

 1.A. DISCUSSION - Overview of Best Friends Animal Society Programs. 
(anticipated time 15 minutes) 

 

 1.B. DISCUSSION - Program Year 2026 CDBG Funding Priorities & Project Planning. 
(anticipated time 20 minutes) 

 

 1.C. DISCUSSION - Wildland Urban Interface (WUI) Standards. 
(anticipated time 20 minutes) 

 

 1.D. DISCUSSION - Proposed Private Purchase of .13 Acres of The Ranches Golf Course (Parcel 
58:034:0678). 
(anticipated time 10 minutes) 

 

 1.E. DISCUSSION -Triumph Subdivision MDP/MDA Amendment for Planned, Attainable Housing 
"Pods". 
(anticipated time 15 minutes) 

 

2. CITY MANAGER INFORMATION ITEMS 

 This is an opportunity for the City Manager to provide information to the City Council.  
 

3. AGENDA REVIEW 

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

4. ADJOURN TO A CLOSED SESSION 

 The City Council will adjourn into a Closed Session for the purpose of discussion of pending or 
reasonably imminent litigation; the character, professional competence, or physical or mental 
health of an individual; the purchase, lease, sale, or exchange of real property; a proposed 
development agreement, project proposal, or financing proposal related to the development of 
land owned by the state or a political subdivision; and/or the deployment of security personnel, 
devices, or systems, pursuant to Section 52-4-205(1) of the Utah Code, Annotated. 

 

7:00 PM POLICY SESSION - CITY COUNCIL CHAMBERS 
 

5. CALL TO ORDER 
 



6. PLEDGE OF ALLEGIANCE 
 

7. INFORMATION ITEMS/UPCOMING EVENTS 
 

8. PUBLIC COMMENTS 

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

 

9. CITY COUNCIL/MAYOR ITEMS 

 Time has been set aside for the City Council and Mayor to make comments. 
 

CONSENT AGENDA 
 

10. BOND RELEASES 
 

 10.A. Brylee North Plat A - Out of Warranty 
 

 10.B. Pacific Springs Phase A, Plat 5 - Out of Warranty  
 

11. MINUTES 
 

 11.A. July 7, 2026 Minutes - Regular City Council Meeting. 
 

12. RESOLUTIONS 
 

 12.A. RESOLUTION - A Resolution of Eagle Mountain City, Utah, Appointing a Member 
Representative to the North Utah Valley Animal Services Special Service District Board. 

 

 12.B. RESOLUTION - A Resolution of Eagle Mountain City, Utah, Approving the First Amendment 
to the Stadion Development Agreement. 

 

 12.C. RESOLUTION - A Resolution of Eagle Mountain City, Utah, Approving the First Amendment 
to the Brylee Townhomes Phase B Development Agreement. 

 

13. ORDINANCES 
 

 13.A. ORDINANCE - An Ordinance of Eagle Mountain City, Utah, Approving the Off-Street Trails 
Master Plan. 

 

SCHEDULED ITEMS 
 

14. MOTIONS 
 

 14.A. MOTION TO RECONSIDER - Resolution No. 60-2025 Approving the Disposal of 0.156 
Acres of Designated "Significant Real Property" (Utah County Parcel No. 49:601:0080) 
Pursuant to EMMC 3.30.060 and 3.30.070. 
 
BACKGROUND: (Presented by City Recorder, Lacie Messerly) On August 19, 2025, City 
Council approved a Land Disposal (Option 2) for Parcel 49:601:0080 and a portion of 
Parcel 49:601:0079, structured as an all-or-nothing disposal contingent on affected 
property owners signing the application. Written notice to reconsider the August 19, 2025 



approval has been submitted by three City Council members, satisfying the procedural 
requirement. This item is being brought back to Council for a motion to reconsider. 

 

15. ORDINANCES/PUBLIC HEARINGS 
 

 15.A. ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain City, Utah, Amending 
the Eagle Mountain Municipal Code Section 16.20 Preliminary Plats, 16.25 Final Plats, and 
17.100 Site Plan Review regarding Application Requirements and Cost Estimates. 
 
BACKGROUND: (Presented by Community Development Director, Brandon Larsen) The 
proposed ordinance amends Eagle Mountain Municipal Code Section 16.20 Preliminary 
Plats, 16.25 Final Plats, and 17.100 Site Plan Review regarding Application Requirements 
and Cost Estimates.  

 

16. ORDINANCES 
 

 16.A. ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain City, Utah, Amending 
the Eagle Mountain Municipal Code 8.15.070 Noise Levels. 
 
BACKGROUND: (Presented by Planner, Mickie Mills) The proposed ordinance amends Eagle 
Mountain Municipal Code Section 8.15.070 (Noise Levels) to modify the hours of restriction 
for privately owned golf courses in compliance with Senate Bill 202 from the 2026 
legislative session. 

 

17. DISCUSSION/POSSIBLE ACTION 
 

 17.A. DISCUSSION/POSSIBLE ACTION - Approval of Second Amendment to the Triumph Master 
Development Agreement for the Triumph Subdivision. 
 
BACKGROUND: (Presented by Senior Planner, Robert Hobbs) A request by Scot Hazard for 
[a second] Master Development Agreement and Plan Amendment approval pertaining to 
Triumph Subdivision in order to allow for the creation of four (4) affordable housing “pods” 
within the development. The proposed pods range from 2.8 – 4.5 acres in size and are 
intended to have higher residential densities than the balance of the project. Triumph 
Subdivision is located in Section 19, T6S, R1W, on the east and west sides of N. Lake 
Mountain Road south of E. Pole Canyon Blvd. (County Assessor Parcel/Serial # 
59:019:0031) in Eagle Mountain City; application identified as the: “Triumph Master 
Development Agreement Amendment”.  

 

18. LEGISLATIVE ITEMS 
 

 18.A. UPDATE - Legislative Priorities List 
 

19. CITY COUNCIL/MAYOR'S BUSINESS AND LIAISON REPORTS 

 This time is set aside for the City Council's and Mayor's comments on City business, and for 
Councilmembers to report on the boards they are assigned to as liaisons to the City Council.  

 

20. COMMUNICATION ITEMS 
 

 20.A. Financial Report 
 

 20.B. Upcoming Agenda Items 
 



21. ADJOURNMENT 
 

  

 
THE PUBLIC IS INVITED TO PARTICIPATE IN PUBLIC MEETINGS FOR ALL AGENDAS. 

In accordance with the Americans with Disabilities Act, Eagle Mountain City will make reasonable accommodations 
for participation in all Public Meetings and Work Sessions. Please call the City Recorder’s Office at least 3 working 
days prior to the meeting at 801-789-6611. This meeting may be held telephonically to allow a member of the public 
body to participate. This agenda is subject to change with a minimum 24-hour notice. 

 
CERTIFICATE OF POSTING 
 
The undersigned, duly appointed City Recorder, does hereby certify that the above agenda notice was posted on 
this 16 day of July, 2026, on the Eagle Mountain City bulletin boards, the Eagle Mountain City website 
www.eaglemountain.gov, posted to the Utah State public notice website http://www.utah.gov/pmn/index.html. 
 
Lacie Messerly 
City Recorder 

 
 

https://www.eaglemountain.gov/
http://www.utah.gov/pmn/index.html


 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

JULY 21, 2026 

TITLE:   DISCUSSION - Overview of Best Friends Animal Society Programs. 

ITEM TYPE:   Discussion Item 

FISCAL IMPACT:   N/A 

APPLICANT:   Best Friends Animal Society 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

N/A N/A 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  Lacie Messerly, City Recorder Bailie Tolton, Kate Hall 
 
RECOMMENDATION: 
Staff recommends that the City Council provide direction on whether the City should explore 
resources that could enhance animal services and help alleviate demands on public safety 
personnel. 
 
BACKGROUND: 

At the request of two Councilmembers, representatives from Best Friends Animal Society will provide 
an overview of the organization's programs and services available to municipalities. Best Friends 
Animal Society is a nonprofit organization that partners with local governments to support animal 
welfare initiatives, including programs that can help reduce demands on municipal animal control 
services. Examples of these services include trap-neuter-vaccinate-return (TNVR) programs for 
community cats, as well as other animal-related resources and assistance. Representatives will 
discuss the services they provide, potential partnerships with Eagle Mountain City, and how these 
programs may help supplement existing animal control efforts. Initial participation in many of their 
services is offered at no cost to participating communities. 

This presentation is intended to inform the Council of potential opportunities to leverage outside 
resources in support of the City's public safety and animal services efforts. 
 
 
ITEMS FOR CONSIDERATION: 
N/A 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 

1.   Utah County Resources 



2.   Eagle Mountain CCP Ordinance Draft 
 
 



We can review existing city ordinances and recommend updates 
that align with current best practices, including the Community Cat Act. 
Our goal is to ensure residents helping community cats are not unintentionally penalized,
while continuing to support animal control and shelter operations. Thoughtful updates
reduce confusion, remove barriers, and empower communities to be part of the solution. 

Utah County
Resources – 
Best Friends
Animal Society 

We offer hands-on support to help communities address animal issues efficiently,
humanely, and with less strain on local resources. 

How We Can Partner With Your City 

We partner with your city to design and implement a customized community cat
pilot program based on local needs. This includes fully funded Trap-Neuter-
Vaccinate-Return (TNVR) services provided by Best Friends. 
Our team also supports community outreach—reducing calls to animal control by
educating residents on humane deterrents and practical solutions. The result:
fewer complaints, fewer cats entering shelters, and a more engaged community. 

Community Cat Programs (CCP)

Ordinance Review & Updates

Our team conducts door-to-door outreach in targeted areas to proactively
address concerns about community cats. 
We provide residents with information, discuss humane deterrent options,
and work to find solutions that balance neighborhood concerns with
animal welfare—often preventing issues from escalating to animal control. 

Community Canvassing

We provide ready-to-use website language and direct contact 
information so residents can reach our team for assistance. 
This helps divert non-emergency calls away from animal control, allowing officers to
focus on higher-priority issues while ensuring residents still receive timely support.

Website Support & Resource Integration

Contact: Kate Hall
kate.hall@bestfriends.org



Article VI. Community Cats 

6.05.600 Purpose and Intent. 

The purpose of this Ordinance is to promote the public health, safety, and general welfare of the 

citizens of the City of Eagle Mountain. This Article embraces the intent of Utah’s Community 

Cat Act, 11-46-301 et seq. in the furtherance of reducing unnecessary impoundment and 

euthanasia of healthy and treatable cats.  

6.05.610 Definitions. 

A. Community Cat: any domestic cat, with no indication of ownership, that lives primarily 

outside.  

B. Community Cat Caretaker: any person who provides care to a community cat, while not 

being considered the owner, harborer, custodian, possessor or keeper of a community cat 

under this ordinance. Community cat caretaker shall not be subject to provisions of this 

ordinance directed toward owners and owned animals. 

C. Community Cat Program (CCP): the population management program that aims to 

reduce nuisance calls and end the euthanasia of healthy cats, improve cat population 

health, reduce the number of community cats, and mitigate conflicts between residents 

and community cats.  Key components of a CCP are Trap-Neuter-Vaccinate-Return 

(TNVR), conflict mitigation, and community education. 

D. Trap/Neuter/Vaccinate/Return (TNVR): the nonlethal process of humanely trapping, 

sterilizing, vaccinating against rabies and ear-tipping community cats and returning them 

to their original location.  

6.05.620 Community Cat Program. 

A. A community cat shall not be impounded unless the cat is injured, ill, or in imminent 

danger. A healthy community cat that has been impounded which has already been ear-

tipped shall be returned immediately to the location where it was found.  

B. Community cats shall not be exempt from the provisions of statute or this ordinance 

applicable to the prohibition on cruelty to animals; provided however, the return of a 

community cat to the location at which it was found or humanely trapped, subsequent to 

sterilization, vaccination, and ear-tipping, shall not be considered abandonment under any 

statute or other provision of this ordinance.  



C. Community cats, being unowned as defined herein, shall not be subject to provisions of 

this ordinance applicable to owned animals, including but not limited to, licensing, at 

large provisions, and being counted toward the number of animals permitted to be under 

the care of a community cat caretaker under any statute or other provision of this 

ordinance.  

D. Community cats shall be eligible for return to the location where they were found prior to 

any stray hold provision impounded by statute or other provision of this ordinance, so 

long as the community cat is healthy, sterilized, ear-tipped and vaccinated for rabies prior 

to return to that location. 

E. An animal control officer, the animal shelter director, or their designee has discretion to 

refuse the return of a community cat for the safety or wellbeing of the cat.  



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

JULY 21, 2026 

TITLE:   DISCUSSION - Program Year 2026 CDBG Funding Priorities & 
Project Planning. 

ITEM TYPE:   Discussion Item 

FISCAL IMPACT:    

APPLICANT:   N/A 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

N/A N/A 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  Kiara Polee, Affordable Housing 

Coordinator 
Kiara Polee, Elizabth McNannay 

 
RECOMMENDATION: 
Receive staff presentation and provide feedback regarding proposed Program Year (PY) 2026 
Community Development Block Grant (CDBG) funding priorities, project concepts, and allocation 
strategy. Staff will incorporate Council direction into the draft PY2026 Annual Action Plan prior to the 
public hearing and consideration for adoption on August 4, 2026. No formal action is requested at 
this time. 
 
BACKGROUND: 

Eagle Mountain City receives an annual allocation of Community Development Block Grant (CDBG) 
funds from the U.S. Department of Housing and Urban Development (HUD) as an Entitlement 
Community. For Program Year 2026, the City anticipates receiving approximately $246,979 in new 
funding, in addition to approximately $220,000 in prior-year resources, resulting in an estimated total 
funding availability of approximately $466,979.  

As part of the Annual Action Plan process, HUD requires the City to identify community development 
needs, solicit public input, and establish funding priorities for the upcoming program year. The City 
has initiated the required public comment period and will conduct its second public hearing on August 
4, 2026, before finalizing and submitting the Annual Action Plan to HUD.  
 
 
ITEMS FOR CONSIDERATION: 

Council may wish to provide feedback on the following: 

• Overall funding priorities for Program Year 2026. 
• Balance between housing, infrastructure, public facilities, and public service investments. 
• Potential housing preservation and rehabilitation activities. 



• Public facilities and infrastructure projects benefiting low-to-moderate income residents. 
• Public service activities eligible under the federal 15% cap. 
• Use of available prior-year funds and any unallocated Economic Development resources. 
• Community needs identified through public outreach and stakeholder discussions. 
• Long-term project strategies that may position the City for future grant opportunities. 

 

Staff will utilize Council feedback to refine the proposed Annual Action Plan and funding 
recommendations for consideration during the August 4, 2026 public hearing and adoption process. 

  
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 

1.   Presentation  
 
 



COMMUNITY DEVELOPMENT 
BLOCK GRANT

Eagle Mountain City
July 21, 2026



AGENDA

Overview of 
Entitlement Funds

Overview of 
Action Plan

FeedbackNext Steps



ENTITLEMENT COMMUNITIES

An entitlement community is a city in a metropolitan 
area with a population of 50,000 or more, a principal 
city of a metropolitan area, or an urban county with 
a population of at least 200,000 that receives an annual 
allocation funds directly from HUD under the Entitlement 

Program. 

Entitlement Programs provide annual grants on a formula 
basis to entitled cities and counties to develop viable urban 

communities.  

Presenter Notes
Presentation Notes
Formula considers population, poverty rates, housing stock, condition of housing, among other things



ENTITLEMENT 
FUNDS

• Funds housing and community 
development activities

• Targets households at or below 
80% AMI

• Funds are received directly from 
HUD rather than through the 
State.

Community Development 
Block Grant  (CDBG)



2026 INCOME LIMITS

MSA CDBG Income Limits at 80% AMI

                 

Household Size                80%

• 1 member    $66,750

• 2 members    $76,300

• 3 members    $85,850

• 4 members    $95,350

• 5 members    $103,000

• 6 members    $110,650

• 7 members    $118,250

• 8 members    $125,900

Presenter Notes_1
Presentation Notes
Effective April 2024



CDBG PROGRAM OVERVIEW

The primary objective of CDBG is the development of viable urban communities, principally for 
low/mod persons, through decent housing, a suitable living environment, and expanded economic 
opportunity.

National 
Objectives

Benefit to LMI 
Households*

Prevent and Eliminate 
of Slum and Blight

Address an Urgent 
Need

*HUD requires that at least 70% of CDBG expenditures over the certification period benefit low- and moderate-income households.

Presenter Notes_2
Presentation Notes
Benefit primarily low and moderate income  persons
Area
Limited clientele
Housing
Aid in the prevention/elimination of slum &  blight
Urgent Need – This is rarely used with standard entitlement funds and always requires HUD approval




• Benefit low- and moderate- income persons and 
communities

• Community Participation

• Leveraging and Partners

• Strategic and Targeted Investment

CDBG CORE PRINCIPLES

Presenter Notes_3
Presentation Notes
An activity that fails to meet one or more of the applicable tests for meeting a national objective is in noncompliance with CDBG rules. 




CDBG ELIGIBILITY

Eligible examples include, but are not limited to:

• Housing Rehabilitation

• Economic Development

• Public Service Activities:

• Counseling services

• Subsistence payments

• Childcare

• DV services

• Homeless services

• Food Pantry services

• Public Facilities and Neighborhood Improvements

• Administration and Planning 

• Must be an eligible activity under HUD 
regulations. 

Ineligible examples include, but are not limited to:

• Fundraising 

• Expenses required to carry out the regular 
responsibilities of local government 

• Income payments 

• Buildings or portions thereof, used for general 
conduct of government 

• Purchase of equipment, fixtures, motor vehicles, 
furnishings or other personal property 

• Maintenance and repairs

Presenter Notes_4
Presentation Notes
Most flexible funding source;  a minimum of 70% must be spent to benefit LMI households



CDBG 
BENEFICIARIES

• Activities affecting multi-family structures or  
public facilities, including infrastructure must  
guarantee at least 51% low- and moderate-income 
benefit

• Those activities relating to single family  
developments must serve 100% low and  
moderate income

• Many Jurisdictions require public service 
providers to serve 100% LMI clientele w/ CDBG 
funding

• No project is eligible if there is not at least  51% 
low to moderate income benefit



FUNDING 
CATEGORIES

   CDBG: 2026 Award $ 246,979
• Planning & Administration (20% cap)

• Public Service (15% cap)

Prior Year resources $ 220,000
• Prior-year resources do not increase the Public 

Service (15%) or Administration (20%) expenditure 
caps

• Public Service Funding Available approx. $ 36,000

• Administration Funding Available approx. $ 49,000

• Available for other activities $ 381,979



DEVELOPING A 
CONSOLIDATED & 

ANNUAL
ACTION PLAN

Action Plan
Year 5: 2029

Five Year Plan
2024-2028

Contains Strategies, broad 
goals, and objectives

Action Plan
Year 1: 2024

Action Plan
Year 2: 2025

Action Plan
Year 3: 2026

Action Plan
Year 4: 2028

Presenter Notes_5
Presentation Notes
*Activities are not included in the Con Plan - 



ANNUAL ACTION PLAN 
COMPONENTS

• Executive summary, lead organization 
information, consultation process, public 
hearings and comments

• Expected Resources

• Annual Goals and Objectives / Annual 
Projects

• Housing and Non-Housing Needs 
information



UTILIZING 
FUNDING

Needs

Goals

Projects

Activities



NEED

• Create a Suitable Living Environment

GOAL
• Public Facilities and Public Infrastructure

PROJECT

• Public Infrastructure Improvements to 
Benefit LMI Eagle Mountain City Residents

ACTIVITY
• ADA upgrades in  area of Eagle Mountain 

City



OUTLINE OF 
POSSIBLE 
PROJECTS

• Housing

• Rehabilitation / Preservation

• Homebuyer Assistance

• Support for Affordable Housing Development

• Neighborhood Improvements

• ADA Upgrades

• Park Upgrades in eligible service areas

• Public Facility Improvements

• Senior Center (Presumed Benefit)

• No project is eligible if there is not at least  51% low to 
moderate income benefit



NEXT STEPS

Presentation 
and 

Adoption
August 4th 

City 
Council

HUD 
Submission*

*Cannot submit to HUD until after 
Public Hearing and Adoption

Presenter Notes_6
Presentation Notes
HUD until HUD has 45 days to approve a plan



THANK YOU

If you have comments or questions, please reach out.

     Kiara Polee

    kpolee@eaglemountain.gov

   Elizabeth McNannay    

elizabeth@resourceconsultants.org

    

mailto:elizabeth@resourceconsultants.org


 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

JULY 21, 2026 

TITLE:   DISCUSSION - Wildland Urban Interface (WUI) Standards. 

ITEM TYPE:   General Plan Amendment & Rezone 

FISCAL IMPACT:   N/A 

APPLICANT:    
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

  
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  Elizabeth Fewkes, Planner Elizabeth Fewkes 
 
RECOMMENDATION: 
Staff requests feedback from the City Council regarding WUI standards. 
 
BACKGROUND: 
The introduction of State-required WUI landscaping standards per HB 215 and a follow-up discussion 
regarding potential standards to facilitate the creation of 30 feet of defensible space around homes of 
residents residing in WUI boundary lots. 
 
ITEMS FOR CONSIDERATION: 
 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
 
 
ATTACHMENTS: 

1.   Presentation  
 
 



WUI Boundary Lot 
Standards



Background & Purpose

At the May 19, 2026 City 
Council meeting staff 
presented WUI boundary lot 
setback standards as 
recommended by fire officials. 

The City Council voted to deny 
the ordinance due to its 
reducing residents’ ability to 
utilize their property and other 
concerns. 

The purpose of implementing a 
standard is to provide 
sufficient area on a lot for 
residents to create 30 feet of 
defensible space around their 
homes to protect against 
wildfires. 

Staff has researched options 
to better balance defensible 
space with property utilization.



WUI State Required Changes – HB 215
Utah Code 10-20-619(6):

A municipality may not enact or enforce a land use regulation, 
or adopt or enforce a policy, that prohibits, or has the effect of 
prohibiting, a property owner from removing vegetation from a 
portion of the property owner's property:

(a) that is within a designated wildland-urban interface area; 
and
(b) where removal is required to comply with the defensible 
space requirements of the edition of the International 
Wildland Urban Interface Code adopted under Section 15A-
2-103.



Half-Acre Lots – 30-foot setback



Half-Acre Lots – 30-feet between structures



Minimum Lot Sizes 

Rather than requiring specific 
setbacks, the City could facilitate 30-
feet of defensible space through a 
half-acre or greater lot size 
requirement for WUI Boundary Lots. 



Fuel Break Standards: Side Yards

Side yard protections could be achieved 
through a combination of:
• Side setbacks
• Roads, trails, or sidewalks
• Walls/fences (fire-resistant material)
• Low-fuel landscaping buffers
• Other methods



WUI Boundary Lots: Wildlands Only



WUI Boundary Lots: All Undeveloped Land



Plat Notation & Disclosure Requirement

Possible Language:

Plat Notation. All final plats containing WUI Lots shall include a note identifying 
which lots are subject to the WUI Lot standards.

Disclosure Requirement. Developers of subdivisions containing WUI Lots shall 
provide written disclosure to initial purchasers of WUI Lots identifying the lot 
as a WUI Lot and summarizing the applicable development standards and 
State fee assessment requirements under Utah HB 48 (2025). Evidence of 
disclosure shall be provided to the City prior to issuance of a certificate of 
occupancy for any structure on a WUI Lot.





Primary Structure Setbacks
Zone 

Designation RA1 RA2 RD1 RD2 FR R1 R2 R3 RC MF1 MF2

Minimum Setbacks for Primary Structures3

Front 35' 35' 30' 25' 25' 25' 25' 15' 15' 15' 15'

Front Garage 45' 45' 40' 30' 25' 25' 25' 22' 22' 22'5 22'5

Rear 35' 35' 35' 35' 35' 25' 20' 20' 20' 30' between 
buildings

Side 20' 20' 15' 10' 10' 10' 8' 8' 8'
15' 

between 
buildings

20' 
between 
buildings

Garage Side 20' 20' 15' 15' 10' 10' 10' 10' 10'
15' 

between 
buildings

20' 
between 
buildings

Street Side 25' 25' 25' 25' 15' 15' 15' 15' 15' 15' 15'



Accessory Structure Setbacks

Zone Designation RA1 RA2 RD1 RD2 FR R1 R2 R3 RC MF1 MF2

Minimum Setbacks for Accessory Structures3

Front Same as principal structure

Rear 10' 10' 10' 10' 5' 5' 5' 5' 5' 5' 5'

Side 10' 10' 10' 10' 5' 5' 5' 5' 5' 5' 5'

Street Side Same as principal structure

Distance from a   
Residential 

Dwelling

Structures housing animals: 50' from neighboring 
residences10; 6' for all other structures 6' 6' 6' 6' 6' 6'



Next Steps
Based upon the updated recommendations, does the City 
Council desire to implement WUI Boundary Lot standards?

If yes, should we implement
• Lot size minimums for WUI Boundary and/or WUI Lots
• Rear setbacks and/or structure spacing requirements
• Fuel break standard for side yards
• WUI Boundary Lots: wildland only or all undeveloped land
• Plat notations
• Disclosure requirement
• Exception & alternative methods



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

JULY 21, 2026 

TITLE:   DISCUSSION - Proposed Private Purchase of .13 Acres of The 
Ranches Golf Course (Parcel 58:034:0678). 

ITEM TYPE:   Discussion Item 

FISCAL IMPACT:   N/A 

APPLICANT:   N/A 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

N/A N/A 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  Robert Hobbs, Senior Planner Robert Hobbs 
 
RECOMMENDATION: 
N/A 
 
BACKGROUND: 
Staff was contacted by Breanna (Bre) Folsom about acquiring approximately .13 acres of land 
(County Assessor parcel/serial # 58:034:0678) from the Ranches Golf Course. The desired land 
abuts the west side of their lot — which is addressed as 3544 E. Royal Dornoch Dr. (County 
Assessor parcel/serial # 51:714:0001). Staff subsequently asked for written verification of the golf 
course's willingness to sell the desired land area.  
 
The golf course's owner provided Staff with an email affirming their willingness to sell (see attached 
email Exhibit). The City has a clause in its contract with the golf course that seems to effectually 
operate like a first right of refusal respecting the selling of any portion of the golf course.  
 
Staff seeks direction regarding how similar requests are to be handled in futurity as they may arise. 
Also, if Council is amenable to the proposed transaction, then Staff will have Ms. Folsom initiate a 
rezone and minor plat amendment to take care of land-use-related concerns. 
 
ITEMS FOR CONSIDERATION: 
Process for addressing private party requests for purchase of portions of the Ranches Golf Course 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 

1.   Golf Course Vicinity Map 1 
2.   Vicinity Map 2 
3.   Site Pictures  



4.   Screenshot of Adjoining Ground 
5.   Jeff Harbertson email 

 
 



Simple Vicinity Map 1 

Site





View of Land Portion from Royal Dornoch Street 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



View of Land Portion from Ranches Parkway 

 

 

 







 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

JULY 21, 2026 

TITLE:   DISCUSSION - Triumph Subdivision MDP/MDA Amendment for 
Planned, Attainable Housing "Pods". 

ITEM TYPE:   Discussion Item 

FISCAL IMPACT:   N/A 

APPLICANT:   Scot Hazard 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

Foothill Residential ~4.5 (1st "pod") 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  Robert Hobbs, Senior Planner Robert Hobbs 
 
RECOMMENDATION: 
N/A 
 
BACKGROUND: 
Triumph Subdivision, a single-family detached development, was entitled in July 2022. A Master 
Development Plan portrayed its overall form and a Master Development Agreement memorialized its 
approval and enacted development conditions. An amendment (the First Amendment) was approved 
in 2024 to extend the build-out benchmarks associated with the project. This Second Amendment to 
the original Agreement [now] seeks modification of the plat's design to incorporate up to four (4) 
affordable housing "pods". The DRC Committee has reviewed the application. City decision makers 
have reviewed presentations by City Staff discussing the need for attainable housing in the City, 
growing state and federal pressures to provide such. The Applicant brought the concept of 
incorporating such, in the manner prescribed, into the Triumph development to City decision makers, 
receiving generally positive feedback to his plan and intended project amenities. 
 
ITEMS FOR CONSIDERATION: 
See Agenda Item 17.A for further discussion and possible action. 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 
None 
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ELECTED OFFICIALS PRESENT: Mayor Jared R. Gray ; Councilmembers Craig Whiting , 

Melissa Clark, Rich Wood , Brett Wright  and Zachory Huish . 

 

CITY STAFF PRESENT: Benjamin Reeves, City Manager; Steve Mumford, Deputy City 

Manager;  Carson Stapley, Information Systems Manager; John Magness, Legislative and 

Policy Analyst; Evan Berrett, Director of Legislative and Strategic Services ; Marcus Draper, 

City Attorney; Lacie Messerly , City Recorder; Kimberly Ruesch, Director of Administrative 

Services; Kyle Ireland , Communications Manager ; Brandon Larsen, Planning Director; 

Steven Lehmitz, Planner; Elizabeth Fewkes, Planner; Stephanie Allred , Deputy Recorder;  

Mack Straw, Assistant Public Works Director; Vince Hogge, City Engineer;  Director; Zac 

Hilton, Assistant Public Works Director; David Salazar, Assistant City Engineer;  David 

Ulibarri, Public Safety Director; Erik Knutzen, Chief Deputy Sheriff; and Embret Fossum, UFA 

Battalion Chi ef.  

 

CITY STAFF PRESENT ELECTRONICALLY:  Michele Graves, Library Director,  

 

4:00 PM WORK SESSION –  CITY COUNCIL CHAMBERS  

 

Mayor Gray called the meeting to order at 4 :00  PM.  

 

1. DISCUSSION AND INFORMATION ITEMS  

 

 1.A. DISCUSSION –  Legislative Update –  Lobbyist –  David Stewart  

 

The recording of the discussion can be found online here at 00:0 2:18. 

 

David Stewart provided a legislative update and responded to questions from the City 

Council.  

 

Mayor Gray  announced that Item 15.A. would be the next item discussed.  

 

 15.A. RESOLUTION  –  A Resolution of Eagle Mountain City, Utah, Approving an 

Agreement Renewal with Legislative Consulting, LLC.   

 

https://eaglemountainut.portal.civicclerk.com/event/714/media
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The recording of the discussion can be found online here at 00: 16:43 . 

 

The City Council discussed the proposed renewal agreement with Legislative Consulting, 

LLC, and requested revisions to the agreement.    

 

 2.A.  DISCUSSION –  Land Disposal Process Overview –  City Attorney, Marcus 

Draper  

 

The recording of the discussion can be found online here at 00 :27:0 7. 

 

City Attorney Marcus Draper provided background of land disposal process , discussed 

recent changes to the process made by the state, and requested feedback from the City 

Council.  

 

 1.C. DISCUSSION –  Procedural Options for Land Disposal Approved August 19, 

2025 –  City Recorder, Lacie Messerly  

 

The recording of the discussion can be found online here at 00: 31:59 . 

 

City Recorder Lacie Messerly provided background on  the item and requested direction  

from the City Council  on how to proceed . City Attorney Marcus Draper presented options 

for the City Council’s consideration. The City Council directed staff to prepare the 

necessary letter so the item could be placed on the next City Council agenda.  

 

 1.D. DISCUSSION –  Off - Street Trails Master Plan –  Deputy City Manager, Steve 

Mumford  

 

The recording of the discussion can be found online here at 0 1:13:0 6 . 

 

Deputy City Manager Steve Mumford p rovided a background on  the item . Cameron Carter , 

Planning and Policy Specialist from Bike Utah , presented the item , including key objectives, 

s cope of the plan, stakeholder engagement , opportunities and challenges, and four 

proposed chapters added to the plan : Trail Network Assessment, Mountain Ranch Bike  Park, 

NICA Course and Trailheads , and Trail Signage. Mr. Carter  also provided  recommendations 

and responded to questions from the City Council . 

 

 1.E.  DISCUSSION –  First Amendment to the Brylee Farms Phase B Development 

Agreement –  Planner Steven Lehmitz  

 

The recording of the discussion can be found online here at 0 1:13:06 . 

 

https://eaglemountainut.portal.civicclerk.com/event/714/media
https://eaglemountainut.portal.civicclerk.com/event/714/media
https://eaglemountainut.portal.civicclerk.com/event/714/media
https://eaglemountainut.portal.civicclerk.com/event/714/media
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Planner Steven Lehmitz provided background on  the item and explained the proposed 

amendment to the development agreement , which would reduce the required number of 

three - story townhomes and replace them with two -  story townhomes .  

 

Applicant Greg Wall  responded to questions from the City Counci l. The City Council 

provided feedback to Mr. Wall for consideration prior to potential approval.  

 

2. CITY MANAGER INFORMATION ITEMS  

 

The recording of the discussion can be found online here at 0 1:47 :50.  

 

City Manager Ben Reeves provided updates  to the City Council .  

   

3. AGENDA REVIEW  

 

 15.D. RESOLUTION  –  A Resolution of Eagle Mountain City, Utah, Approving the 

Second Amendment to the Eagle Quest East Master Development Agreement.   

 

The recording of the discussion can be found online here at 0 1:55:15 . 

 

Representative from Eagle Quest LC, Kurt Os tler, presented the  reasons for the proposed 

amendment to the Master Development Agreement and responded to questions from the 

City Council.  

 

4.  ADJOURN TO A CLOSED SESSION  

 
MOTION:  Councilmember  Huish  moved to adjourn to a Closed Session for the purpose of 

discussion of pending or reasonably imminent litigation; the character, 

professional competence, or physical or mental health of an individual; the 

purchase, lease, sale, or exchange of real property; a proposed development 

agreement, project pr oposal, or financing proposal related to the development of 

land owned by the state or a political subdivision; and/or the deployment of 

security personnel, devices, or systems, pursuant to Section 52 - 4- 205(1) of the 

Utah Code, Annotated.  Councilmember Wood seconded the motion.  

 Melissa Clark  Yes   

 Zachory Huish  Yes   

 Craig Whiting  Yes   

 Rich Wood  Yes   

 Brett Wright  Yes   

The motion passed with a unanimous vote.  

 

The recording of the motion can be found online here at 02.12.13.  

 

https://eaglemountainut.portal.civicclerk.com/event/714/media
https://eaglemountainut.portal.civicclerk.com/event/714/media
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The Work Session was adjourned at 6 :11 PM. 

 

7:00 PM POLICY SESSION –  CITY COUNCIL CHAMBERS  

 

5.  CALL TO ORDER  

 

Mayor Gray  called the meeting to order at 7: 04  PM.  

 

The recording of the discussion can be found online here at 0 2:15:39 . 

 

6.  PLEDGE OF ALLEGIANCE  

 

City Engineer Vince  Hogge  led the Pledge of Allegiance.  

 

7. INFORMATION IT E MS/UPCOMING EVENTS  

 

City Manager Ben Reeves provided updates.  

 

The recording of the discussion can be found online here at 0 2:16:19. 

 

Mayor Gray announced that the order of the agenda would be modified and Item 9.A. would 

be considered before Item 8 .A.  

 

9.  PROCLAMATION S  

 

 9.A.  PROCLAMATION –  A Proclamation of Eagle Mountain City, Utah, Proclaiming Eagle 

Mountain City as a Believer City   

 

The recording of the discussion can be found online here at 0 2:20 :0 2. 

 

Councilmember Whiting read the proclamation.  

 

Ben Lyne  gave remarks  to the C ity Council for Eagle Mountain being recognized as the first 

Believer City.  

 

8.   RECOGNITION/INTRODUCTIONS  

 

 8.A.  RECOGNITION –  Presentation of the Rotary Club of Lehi Mayor’s Cup Award  

 

The recording of the discussion can be found online here at 0 2:23 :11. 

 

https://eaglemountainut.portal.civicclerk.com/event/714/media
https://eaglemountainut.portal.civicclerk.com/event/714/media
https://eaglemountainut.portal.civicclerk.com/event/714/media
https://eaglemountainut.portal.civicclerk.com/event/714/media
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Bill Bri mley from  the Rotary Club of Lehi presented Mayor Gray with the  Rotary Club of Lehi 

Mayor’s Cup Award.  

 

10. APPOINTMENTS  

 

 10.A. Youth Council  

 

1. Jesie Call  –  One Year Appointment through May 31, 2027.  

 
MOTION:  Councilmember Whiting  moved to approve the appointment of Jessie Call  as a 

Youth City Council Advisor through May  31, 202 7. Councilmember Clark  seconded 

the motion.  

 Melissa Clark  Yes   

 Zachory Huish  Yes   

 Craig Whiting  Yes   

 Rich Wood  Yes   

 Brett Wright  Yes   

The motion passed with a unanimous vote.  

 

The recording of the motion  can be found online here at 0 2:28 :36 . 

 

2. Angeline Washburn  –  One Year Appointment through May 31, 2027.  

 
MOTION:  Councilmember Whiting  moved to approve the appointment of Angeline 

Washburn as a Youth City Council Advisor  through May  31, 202 7. Councilmember 

Wood  seconded the motion.  

 Melissa Clark  Yes   

 Zachory Huish  Yes   

 Craig Whiting  Yes   

 Rich Wood  Yes   

 Brett Wright  Yes   

The motion passed with a unanimous vote.  

 

The recording of the motion can be found online here at 0 2:29 :0 4 . 

 

City Recorder Lacie Messerly administered the Oath of Office to Jessie Call and Angeline 

Washburn as Youth City Council Advisor s . 

 

11. PUBLIC COMMENTS  

 

Mayor Gray  opened the public comment period at 7: 22PM.   

 

The following individuals spoke during the Public Comment period : 

https://eaglemountainut.portal.civicclerk.com/event/714/media
https://eaglemountainut.portal.civicclerk.com/event/714/media
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• Mc kayden Hansen –  Advocat ed  for a champion disk g olf course in Eagle Mountain 

and proposed  potential location and funding  options.  

 

• Bronwyn Richardson –  Spoke in opposition to the p roposed tax increase  due the 

potential financial burden it would  place on families and requested greater 

transparency regarding  how tax dollars would be spent.  

 

• Jeff Ruth –  Expressed c oncerned regarding  the number  of cars parked on the street 

and stated support for the tax increase if the funds are used for law enforcement 

and fire services.  

 

• Sarah Davenport - Smith  –  Provided  background o n Rotary International , including 

information about its activities and ways it benefits the community.  

 

Mayor Gray  closed the public comment period at 7: 33 PM. 

 

The recording of the discussion can be found online here at 0 2:32 :49 . 

 

12. CITY COUNCIL/MAYOR ITEMS  

  

The Mayor and Councilmembers offered comments to the public.  

 

The recording of the discussion can be found online here at 0 2:45 :34 . 

 

CONSENT AGENDA  

 

13. BOND RELEASES  

 

 13.A. Parkway Fields Phase B, Plat 2  –  Out of Warrant y  

 

14 . MINUTES  

 

 14 .A. June 16, 2026  Minutes –  Regular City Council Meeting  

 

15. RESOLUTIONS  

 

 15.A. RESOLUTION –  A Resolution of Eagle Mountain City, Utah, Approving an 

agreement Renewal with Legislative Executive Consulting, LLC . 

 

 15.B. RESOLUTION -  A Resolution of Eagle Mountain City, Utah, Approving the 

Medium Park in Overland Village 2 Phase B.  

https://eaglemountainut.portal.civicclerk.com/event/714/media
https://eaglemountainut.portal.civicclerk.com/event/714/media
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 15.C. RESOLUTION –  A Resolution of Eagle Mountain City, Utah, Approving the First 

Amendment to the Water Tank Reimbursement Agreement with White Hills 

Water Company.  

 

 15.D.  RESOLUTION –  A Resolution of Eagle Mountain City, Utah, Approving the 

Second Amendment to the Eagle Quest East Maste r Development Agreement.  

 

MOTION:  Councilmember Clark  moved to approve the Consent Agenda  with the 

following changes:  

1. Remove 15.D from the Consent Agenda and place under  Scheduled 

Items on the  agenda.  

2. Revise  Item 15.A. by updat ing  the Renewal Agreement to include : 

1) The name David Stewart , and  

2) C larification of  the reporting requirements to s tate  which include that 

the Consultant shall attend either virtual ly  or in person a minimum of two 

C ity C ouncil or strategic planning meetings of the City per year , 

specifically before the regular legislative session, interim legislative 

session , and as requested by the body of the City Council .    

C ouncilmember  Wood  seconded the motion.  

 Melisssa Clark  Yes   

 Zachory Huish  Yes   

 Craig Whiting  Yes   

 Rich Wood  Yes   

 Brett Wright  Yes   

The motion passed with a unanimous  vote.  

 

The recording of the discussion can be found online here at 0 3:0 8 :28 . 

 

S CHEDULED ITEMS  

 

 15.D.  RESOLUTION –  A Resolution of Eagle Mountain City, Utah, Approving the Second 

Amendment to the Eagle Quest East Master Development Agreement.  

 

The recording of the discussion can be found online here at 0 3:10:0 7. 

 

Kurt Osler from Eagle Quest LC of Utah , provided additional information regarding the 

proposed amendment to the Eagle Quest East Master Development Agreement , including 

the reasons for the  request ed  exten sion  of the agreement. City Attorney Marcus Draper 

provided clarification regarding the requested extension timeframe  and the Master 

Development Agreement . Mr. Osler responded to questions from the City Council.   

 

https://eaglemountainut.portal.civicclerk.com/event/714/media
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MOTION:  Councilmember Wood moved to deny  the  approval  of a Resolution of Eagle 

Mountain City, Utah, Approving the Second Amendment to the Eagle Quest 

East Master Development Agreement. Councilmember  Whiting seconded 

the motion.  

 Melisssa Clark  Yes   

 Zachory Huish  Yes   

 Craig Whiting  Yes   

 Rich Wood  Yes   

 Brett Wright  Yes   

The motion passed with a unanimous  vote.  

 

The recording of the motion  can be found online here at 0 3:34 :40 . 

 

16. ORDINANCES/PUBLIC HEARINGS  

 

Mayor Gray announced that Item 16.C. would be considered before 16.A.    

 

 16.C . ORDINANCE/PUBLIC HEARING –  An Ordinance of Eagle Mountain City, Utah, 

Amending the Eagle Mountain Municipal Code Section 17.75.052 regarding 

Accessory Recreation Buildings.   

 

The recording of the discussion can be found online here at 0 3:37:22 . 

 

Mayor Gray  opened the Public Hearing period at 8 :28  PM. Seeing no one wished to speak 

Mayor Gray closed the Public Hearing at 8 :28  PM. 

 

MOTION:   Councilmember Wood  moved to adopt an Ordinance of Eagle Mountain 

City, Utah, Amending the Eagle Mountain Municipal Code 17.75.052 

regarding Accessory Recreation Buildings. Councilmember Whiting  

seconded the motion.  

 Melissa Clark  Yes   

 Zachory Huish  Yes   

 Craig Whiting  Yes   

 Rich Wood  Yes   

 Brett Wright  Yes   

The motion passed with a unanimous  vote . 
 

 The recording of the motion can be found online here at 0 3:40 :19. 

 

 16 .A. ORDINANCE/PUBLIC HEARING –  An Ordinance of Eagle Mountain City, Utah, 

Enacting Chapter 17.64 of the Eagle Mountain Municipal Code Establishing an 

Alternative Energy Overlay Zone.  

https://eaglemountainut.portal.civicclerk.com/event/714/media
https://eaglemountainut.portal.civicclerk.com/event/714/media
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The recording of the discussion can be found online here at 0 3:40 :56 . 

 

Director of Legislative and Strategic Affairs Evan Berrett presented the item  and explained 

the purpose of establishing an Alternative Energy Overlay Zone. He discussed the role of 

data centers and the tax and energy revenues they generate, noting that commercial and 

industrial businesses also benefit from energy resources. Mr. Berrett also reviewed the 

types of power generation that Cedar Valley can support,  provided background on the 

development of the proposal, summarized the education and outreach that has occurred, 

outlined the layers of oversight and approval involved, and highlighted updates to the 

proposed Alternative Energy Overlay Zone. Mr. Berrett r esponded to questions from the 

City Council. The City Council provided direction to staff on how to proceed.  

 

Mayor Gray  opened the Public Hearing period at 9 :18 PM. Seeing no one wished to speak 

Mayor Gray closed the Public Hearing at 9 :18 PM. 

 

MOTION:   Councilmember Wright  moved to table an Ordinance of Eagle Mountain 

City, Utah , Enacting Chapter 17.64 of the Eagle Mountain Municipal 

Code Establishing an Alternative Energy Overlay Zone . Councilmember 

Wood  seconded the motion.  

 Melissa Clark  No   

 Zachory Huish  No   

 Craig Whiting  No   

 Rich Wood  Yes   

 Brett Wright  Yes   

The motion failed  with a 2:3  vote . 
 

The recording of the motion can be found online here at 0 5:0 5:41. 

 

MOTION:   Councilmember Huish moved to adopt an Ordinance of Eagle Mountain 

City, Utah, Enacting Chapter 17.64 of the Eagle Mountain Municipal 

Code Establishing an Alternative Energy Overlay Zone  with the 

adoption of changing out administrative appeals with the City Council. 

Councilmember Clark seconded the motion.  

 Melissa Clark  Yes   

 Zachory Huish  Yes   

 Craig Whiting  Yes   

 Rich Wood  No   

 Brett Wright  Yes   

The motion passed  with a 4:1 vote . 
 

 The recording of the motion can be found online here at 0 5:0 6 :19. 

 

https://eaglemountainut.portal.civicclerk.com/event/714/media
https://eaglemountainut.portal.civicclerk.com/event/714/media
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 16.B . ORDINANCE/PUBLIC HEARING –  An Ordinance of Eagle Mountain City, Utah, 

Amending the Eagle Mountain Municipal Code Section 17.10.030 Definitions, 

17.25.030 Land Use Table, and Enacting Chapter 17.44 Senior Housing Overlay 

Zone.  

 

The recording of the discussion can be found online here at 0 5:0 9 :0 5. 

 

Councilmember Whiting requested that the item be tabled to a future meeting date due to 

the anticipated length of the discussion. City Attorney Marcus Draper clarified the public 

hearing requirements and the noticing of the item. The City Council provided direction on 

how to proceed  and stated the item be scheduled for a Work Session for further discussion.  

 

MOTION:   Councilmember Clark moved to table  an Ordinance of Eagle Mountain 

City, Utah , Amending the  Eagle Mountain Municipal Code  17.10.030 

Definitions, 17.25.030 Land Use Table, and Enacting Chapter 17.44 

Senior Housing Overlay Zone  and direct staff to bring the item back to 

a work session for further discussion.  Councilmember Whiting  seconded 

the motion.  

 Melissa Clark  Yes   

 Zachory Huish  Yes   

 Craig Whiting  Yes   

 Rich Wood  Yes   

 Brett Wright  Yes   

The motion passed with a unanimous  vote . 
 

 The recording of the motion can be found online here at 0 5:13:53 . 

 

 16.D. ORDINANCE/PUBLIC HEARING –  An Ordinance of Eagle Mountain City, Utah, 

Amending the Eagle Mountain Municipal Code Section 17.10.030 Definitions, 

Section 17.80.120 Political Signs, and Section 17.80.160 Temporary Signs.  

 

The recording of the discussion can be found online here at 0 5:14:43 . 

 

Planner Steven Lehmitz presented background on the item, reviewed the proposed code 

amendments, and responded to questions from the City Council. The City Council discussed 

the background and rationale for the requested temporary signs and provided direction to 

staff regarding n ext steps.  

 

Mayor Gray  opened the Public Hearing period at 10:21 PM. Seeing no one wished to speak 

Mayor Gray closed the Public Hearing at 10:22  PM.  

 

 

https://eaglemountainut.portal.civicclerk.com/event/714/media
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MOTION:   Councilmember Wood moved to adopt an Ordinance of Eagle Mountain 

City, Utah, Amending the Eagle Mountain Municipal Code Section 

17.10.030 (Definitions), and Section 17.80.120 (Political Signs) . 

Councilmember Clark seconded the motion.  

 

Councilmember Clark suggested an amendment to the motion . City Council discussed the 

proposed amendment, which directed  staff to add a single line  to  the business license 

section addressing temporary sign use and to determine the appropriate sign size .   
 

AMENDED MOTION :Councilmember Wood  amended his motion to adopt an Ordinance of 

Eagle Mountain City, Utah, Amending the Eagle Mountain Municipal 

Code Section 17.10.0 30  (Definitions ), Section 17.80.120 (Political Signs ) 

and Section 17.80.160 (Temporary Signs ), with the amendment to 

remove the proposed seasonal sign language . The motion also directed 

staff to prepare a temporary sign provision under the business license 

section of the Eagle Mountain Municipal Code and return it to the City 

Council for approval. Councilmember Clark  seconded the motion.  

 Melissa Clark  Yes   

 Zachory Huish  Yes   

 Craig Whiting  Yes   

 Rich Wood  Yes   

 Brett Wright  Yes   

The motion passed with a unanimous  vote . 

 

The recording of the motion can be found online here at 05:3 2:55. 
 

 16.E . ORDINANCE/PUBLIC HEARING –  An Ordinance of Eagle Mountain City, Utah, 

Amending the Eagle Mountain City Annexation Policy Plan.   

 

The recording of the discussion can be found online here at 0 5:36 :57. 

 

City Attorney Marcus Draper requested that the title be revised to replace “Amending” with 

“Adopting.” Community Development Director Brandon Larsen provided background on the 

item, presented the proposed addition of a seventh area, identified those who mi ght be 

affected by the proposed area, explained the purpose of the plan and responded to 

questions from the City Council.  

 

Mayor Gray  opened the Public Hearing period at 10:36  PM. Seeing no one wished to speak 

Mayor Gray closed the Public Hearing at 10:36  PM. 

 

https://eaglemountainut.portal.civicclerk.com/event/714/media
https://eaglemountainut.portal.civicclerk.com/event/714/media
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MOTION:   Councilmember Whiting  moved to adopt an Ordinance of Eagle Mountain 

City, Utah, A dopting  the Eagle Mountain City Annexation Policy Plan. 

Councilmember Huish seconded the motion.  

 Melissa Clark  Yes   

 Zachory Huish  Yes   

 Craig Whiting  Yes   

 Rich Wood  Yes   

 Brett Wright  Yes   

The motion passed with a unanimous  vote . 
 

 The recording of the motion can be found online here at 0 5:47 :37. 

 

17. ORDINANCES  

 

 17.A.  ORDINANCE –  An Ordinance of Eagle Mountain City, Utah, Amending the Eagle 

Mountain Municipal Code Chapter 10.10 Parking, Regarding Vehicle Parking in 

Residential Zones.  

 

The recording of the discussion can be found online here at 0 5:48 :0 6 . 

 

Senior Planner David Stroud presented the proposed code amendments  and responded to 

questions from the City Council. Neighborhood Improvement Officer Jim Barney discussed 

the current procedure for citing vehicles parked in unauthorized areas  and also responded 

to questions from the City Council .   

 

MOTION:   Councilmember Wood  moved to adopt an Ordinance of Eagle Mountain 

City, Utah , Amending the Eagle Mountain Municipal Code Chapter 10.10 

Parking, Regarding Vehicle Parking in Residential Zones  with the 

following revisions:  

1. Altering 10.10.100 (A)(7) to read “Parking on  driveway and garage 

side , side yard on impervious  material or concreate ”, and “setback 

from the sidewalk two feet ”, and add “other than …”  

Councilmember Huish  seconded the motion.  
 

The recording of the motion can be found online here at 0 6 :0 6 :0 1. 

 

Councilmember Wood withdrew  the motion  for further discussion.  

 

MOTION:   Councilmember Wood moved to adopt an Ordinance of Eagle Mountain 

City, Utah, Amending the Eagle Mountain Municipal Code Chapter 10.10 

Parking, Regarding Vehicle Parking in Residential Zones with the 

following revisions:  

https://eaglemountainut.portal.civicclerk.com/event/714/media
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1. Strike 10.10.100 (7).  

2. Add to Item 3 under (A), “trailers or other vehicles .”  
 

The recording of the motion can be found online here at 0 6 :0 9 :58 . 

 

The motion die d for lack of a second.  

 

MOTION:   Councilmember Wood moved to adopt an Ordinance of Eagle Mountain 

City, Utah, Amending the Eagle Mountain Municipal Code Chapter 10.10 

Parking, Regarding Vehicle Parking in Residential Zones with the 

following revisions:  

1. Strike Section 10.10.100 (A)(7).  

2. Amend Section 10.10.100 (A)(3) to fully read: “Agricultural vehicle, 

recreational vehicle, or any trailer or other vehicle within the front 

yard area (excluding a paved or gravel driveway and garage side 

setback) of any residential zone of the City.  

Councilmember Huish seconded the motion.  

 Melissa Clark  Yes   

 Zachory Huish  Yes   

 Craig Whiting  Yes   

 Rich Wood  Yes   

 Brett Wright  Yes   

The motion passed with a unanimous  vote . 
 

The recording of the motion can be found online here at 0 6 :11:38 . 

 

18. DISCUSSION/POSSIBLE ACTION  

 

      18.A.  Discussion and Possible Action: Citywide Speed Management Study at Key 

Locations.  

 

The recording of the discussion can be found online here at 0 6 :14:0 6 . 

 

David Salazar presented the item , highlighted the proposed locations for the speed study, 

explained the consultant’s role and potential recommendations, discussed the benefits of 

utilizing a consultant, and responded to questions from the City Council. The City Council 

provided feedback and recommendations.   

 

MOTION:   Councilmember Whiting  moved to approve the  Citywide Speed 

Management Study as presented in Item 18.A. with the addition of the 

roads identified by Councilmember Wood, and to fund the study using 

https://eaglemountainut.portal.civicclerk.com/event/714/media
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funds previously allocated for speed tables.  Councilmember Wright  

seconded the motion.  

 Melissa Clark  Yes   

 Zachory Huish  Yes   

 Craig Whiting  Yes   

 Rich Wood  No   

 Brett Wright  Yes   

The motion passed with a 4:1 vote . 
 

The recording of the motion can be found online here at 0 6 :40 :10. 

 

19 . LEGISLATIVE ITEMS  

 

 19 .A. UPDATE –  Legislative Priorities List  

 

The recording of the discussion can be found online here at 0 6 :41:20 . 

 

Management and Policy Analyst John Magness provided update s  on  items included in  the 

Legislative Priorities List.  
 

20 . CITY COUNCIL/MAYOR’S BUSINESS AND LIAISON REPORTS  

 

Mayor Gray  and the City Council members  offered comments and reports on committees to 

which they are assigned as liaisons.  

 

The recording of the discussion can be found online here at 0 6 :46 :23 . 

 

21. COMMUNICATION ITEMS  

 

22. ADJOURNMENT  

 

MOTION:  Councilmember Clark  moved to adjourn the meeting at 11:43  PM. 

Councilmember Huish  seconded the motion.   

 Melissa Clark  Yes   

 Zachory Huish  Yes   

 Craig Whiting  Yes   

 Rich Wood  Yes   

 Brett Wright  Yes   

The motion passed with a unanimous  vote.  

 

The recording of the motion can be found online here at 0 6 :54 :0 7. 

 

https://eaglemountainut.portal.civicclerk.com/event/714/media
https://eaglemountainut.portal.civicclerk.com/event/714/media
https://eaglemountainut.portal.civicclerk.com/event/714/media
https://eaglemountainut.portal.civicclerk.com/event/714/media
https://eaglemountainut.portal.civicclerk.com/event/714/media
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The meeting was adjourned at 11:43 PM. 

 

 

 

Approved by the City Council on July 21 , 202 6 . 

 

 

____________________________________ 

Lacie A. Messerly  

City Recorder  

 



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

JULY 21, 2026 

TITLE:   RESOLUTION - A Resolution of Eagle Mountain City, Utah, 
Appointing a Member Representative to the North Utah Valley Animal 
Services Special Service District Board. 

ITEM TYPE:   Resolution 

FISCAL IMPACT:   N/A 

APPLICANT:   City-initiated. 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

N/A N/A 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  Lacie Messerly, City Recorder 

 

 

RECOMMENDATION: 
Staff recommends the City Council approve a Resolution of Eagle Mountain City, Utah, Appointing a 
Member Representative to the North Utah Valley Animal Services Special Service District Board. 
 
BACKGROUND: 
Finnoula Kofoed was appointed on May 6, 2025, to serve as Eagle Mountain City's representative on 
the North Utah Valley Animal Services Special Service District Board for a four-year term ending May 
6, 2029. Following her retirement, it is recommended that Public Safety Director David Ulibarri be 
appointed to serve the remainder of the term, which expires on May 6, 2029. 
 
ITEMS FOR CONSIDERATION: 
N/A 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 

1.   Resolution 
 
 



RESOLUTION NO. R-       -2026 
 

A RESOLUTION OF EAGLE MOUNTAIN CITY, UTAH,  
APPOINTING A MEMBER REPRESENTATIVE TO THE  

NORTH UTAH VALLEY ANIMAL SERVICES  
SPECIAL SERVICE DISTRICT BOARD 

 
PREAMBLE 

 
 WHEREAS, North Utah Valley Animal Services Special Service District serves 
Eagle Mountain City and surrounding Utah County communities by operating the 
North Utah Valley Animal Shelter; and 
 
 WHEREAS, Eagle Mountain City is represented by appointing a member to the 
North Utah Valley Animal Services Special Service District Board for a four-year term; 
and 
 
 WHEREAS, Finnoula Kofoed was previously appointed to serve as a 
representative of this Board and Eagle Mountain City and retired before her term is 
finalized. The City now wishes to appoint David Ulibarri, Director of Public Safety, to 
serve as a representative of this Board. 
   
 NOW THEREFORE, BE IT RESOLVED by the Eagle Mountain City Council that 
David Ulibarri, Director of Public Safety, is hereby appointed as Eagle Mountain City’s 
representative to the North Utah Valley Animal Services Special Service District 
Board effective immediately, to fill the remainder of the current appointment, with 
the term expiring May 6, 2029. 
 
 This Resolution shall become effective immediately upon its passing. 
 
ADOPTED by the City Council of Eagle Mountain City, Utah, this 21st day of July, 2026. 
 

                                                              EAGLE MOUNTAIN CITY, UTAH           
 

__________________________________ 
ATTEST:            Jared R. Gray, Mayor 
 
_________________________________ 
Lacie A. Messerly 
City Recorder 
 
 



CERTIFICATION 
 
The above Resolution was adopted by the City Council of Eagle Mountain 

City, Utah on the 21st day of July, 2026. 
 

Those voting yes:  Those voting no:     Those excused:    Those abstaining: 

 Melissa Clark  Melissa Clark  Melissa Clark  Melissa Clark 

 Zachory Huish  Zachory Huish  Zachory Huish  Zachory Huish 

 Craig Whiting  Craig Whiting   Craig Whiting  Craig Whiting  

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 

 ____________________________________ 
 Lacie A. Messerly 
 City Recorder 

 



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

JULY 21, 2026 

TITLE:   RESOLUTION - A Resolution of Eagle Mountain City, Utah, 
Approving the First Amendment to the Stadion Development 
Agreement. 

ITEM TYPE:   Master Development Agreement 

FISCAL IMPACT:   N/A 

APPLICANT:   Stadion LLC (Meta) 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

RTI N/A 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  Marcus Draper, City Attorney Marcus Draper 
 
RECOMMENDATION: 
Staff recommends the City Council approve a Resolution of Eagle Mountain City, Utah, Approving 
the First Amendment to the Stadion Development Agreement. 
 
BACKGROUND: 
BACKGROUND - Stadion LLC (Meta) entered into a Development Agreement in October 2025 with 
the City to govern property to the south of the original Stadion data center project. This Amendment 
would apply the same landscaping standards to the new data center project as already apply to the 
original project. It would also remove a small portion of the original land from the project that has 
been sold to Rocky Mountain Power. 
 
ITEMS FOR CONSIDERATION: 
N/A 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 

1.   Resolution 
2.   First Amendment to Development Agreement - Final 
3.   EXHIBIT C - EMT Perimeter Landscape Development 

 
 



RESOLUTION NO. R-       -2026 
 

A RESOLUTION OF EAGLE MOUNTAIN CITY, UTAH,  
APPROVING THE FIRST AMENDMENT TO THE  

STADION DEVELOPMENT AGREEMENT    
 

PREAMBLE 
 
 WHEREAS, the City Council of Eagle Mountain City, Utah, finds that it is in the public 
interest to approve the First Amendment to the Stadion Development Agreement, as set forth 
more specifically in Exhibit A; and 
 
 WHEREAS, the City Council finds that all required notices and hearings have been 
completed as required by law to consider and approve the First Amendment to the Stadion 
Development Agreement, as set forth in Exhibit A.  
 
NOW, THEREFORE, be it resolved by the City Council of Eagle Mountain City, Utah: 
 

1. The First Amendment to the Stadion Development Agreement, attached hereto as 
Exhibit A, is hereby approved.  
 

2. This Resolution shall become effective immediately upon its passing. 
 
ADOPTED by the City Council of Eagle Mountain City, Utah, this 21st day of July, 2026. 
 
 

EAGLE MOUNTAIN CITY, UTAH 
 
 

___________________________________   
ATTEST: Jared R. Gray, Mayor 
 
 
 
___________________________________   
Lacie A. Messerly 
City Recorder 
 
 
 
 
 
 



 

CERTIFICATION 
 
The above Resolution was adopted by the City Council of Eagle Mountain 

City, Utah on the 21st day of July, 2026. 
 

Those voting yes:  Those voting no:     Those excused:    Those abstaining: 

 Melissa Clark  Melissa Clark  Melissa Clark  Melissa Clark 

 Zachory Huish  Zachory Huish  Zachory Huish  Zachory Huish 

 Craig Whiting  Craig Whiting   Craig Whiting  Craig Whiting  

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 

 ____________________________________ 
 Lacie A. Messerly 
 City Recorder 

 



 
 

Exhibit A 



  

 
FIRST AMENDMENT TO DEVELOPMENT AGREEMENT 

 
THIS FIRST AMENDMENT TO DEVELOPMENT AGREEMENT (“Amendment”) 

is made and entered into as of ______________ ____, 2026, by and between EAGLE 
MOUNTAIN CITY, a municipal corporation of the State of Utah (the “City”) and STADION 
LLC, a Delaware limited liability company (together with its affiliates and their respective 
successors and assigns, the “Company”). The City and the Company are sometimes referred to 
herein collectively as the “Parties” and each individually as a “Party”. 
 

RECITALS 
 

A. The Parties entered into that certain Development Agreement, dated October 21, 
2025 (the “Development Agreement”), related to the development of certain real property located 
in Eagle Mountain City, Utah County, State of Utah, as described on Exhibit A-1 attached hereto 
(the “Property”). Capitalized terms used but not otherwise defined herein shall have their 
respective meanings set forth in the Development Agreement. 

 
B. Because of the nature of the Project, the City and the Company desire to establish 

the landscaping requirements for the Project.  
 
C. The City and the Company desire to remove certain property from the rights and 

obligations of the Development Agreement.  
 

AGREEMENT 
 

NOW, THEREFORE, in consideration of the mutual agreements set forth herein, it is 
understood and agreed by the Parties hereto as follows: 

1. Landscaping. The landscaping and view/screening elements that are described and 
depicted in Exhibit B and Exhibit C attached hereto (the “Company Landscape Design 
Elements”) are approved in all respects notwithstanding any portion of the Company Landscape 
Design Elements that may not comply with the Applicable Rules. For avoidance of doubt, the 
Company Landscape Design Elements may not depict all of the landscaping design for the Project, 
and no further approval of other elements of the landscaping for the Project shall be required with 
respect to any portions thereof that substantially comply with the Applicable Rules and/or are 
substantially similar to the Company Landscape Design Elements. The Parties further 
acknowledge and agree that further amendments to the Agreement are not required with respect to 
deviations from the Applicable Rules that are otherwise approved by the City. 
 

2. Property Removal. The real property listed on Exhibit A-2 attached hereto is 
hereby removed from the effect of the Development Agreement and shall not be deemed to be part 
of the Property. Exhibit A to the Development Agreement is hereby replaced by Exhibit A-1 
attached hereto. 

 
3. Complete Agreement; No Other Changes. This Amendment and the 

Development Agreement contain the entire agreement between the parties relating to the matters 



 2 
 

contained within such documents. Any modifications of this Amendment and the Development 
Agreement shall be of no force or effect unless in writing and signed by all parties. Except as set 
forth in this Amendment, the terms and conditions of the Development Agreement shall remain in 
full force and effect.  In the event of a conflict between this Amendment and the Development 
Agreement, this Amendment will control. 

 
4. Counterparts. This Amendment may be signed in any number of counterparts with 

the same effect as if the signatures to each counterpart were upon a single instrument, and is 
intended to be binding when all parties have delivered their signatures to the other parties. All 
counterparts shall be deemed an original of this Amendment.   

 
[signature page follows] 
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Dated this ___day of _______2026. 

 
CITY 
 
Eagle Mountain City, 
a municipal corporation of the State of Utah 

 
 
 

_________________________ 
 
 
ATTEST: 
 
 
_________________________ 
City Recorder 
 
 
COMPANY 
 
 
Stadion LLC, 
a Delaware limited liability company 
 
 
By:_______________________ 
Name:____________________ 
Title:______________________ 
 



 Exhibit A-1  

EXHIBIT A-1 
 

LEGAL DESCRIPTION OF THE PROPERTY 
 



 EXHIBIT A-2 
 

EXHIBIT A-2 
 

REMOVED PROPERTY 
 

 



 EXHIBIT B 
 

EXHIBIT B 

LANDSCAPE DESIGN ELEMENTS 

Specific landscape elements include: 
 

1. For the parkstrip adjacent to the UCO (North) Campus, plantings will shift from between 
the road curb and sidewalk and be placed onsite. 

2. In lieu of trees required pursuant to Code §17.48.090. B (the “Tree Requirement”), and in 
lieu of ornamental plants that are required pursuant to the Code in each case for minor 
collector roads, the future park strip vegetation mentioned in Item 1 above will be a 
xeriscape pollinator garden consisting of native, water-wise shrubs, grasses, and 
blooming perennials. Species selected will not require permanent irrigation systems to 
survive. 

3. In lieu of providing trees and irrigation required for a 20' wide landscape buffer around 
the perimeter of the site, the Company shall install privacy and parking lot headlight 
screening, which may consist of berms along the property perimeters that are at least 6 to 
8 feet in height. Exhibit C attached hereto illustrates how these berms will block 
headlights and sightlines from the road/future sidewalk into the site and associated 
infrastructure. Where berms are infeasible, the Company may install walls or other 
screening features. 

4. The landscape buffer berms described in Item 3 above will be restored to a native 
sagebrush steppe ecosystem as described in Exhibit C. This will be achieved with a 
combination of broadcast seeding and native shrubs planted every 15 feet on center 
across the entire site. 

5. Site fencing will be provided within the site, while the property boundary along the 
perimeter will be demarked with “No Trespass” signage. To provide consistency with the 
fencing along the nearby property that is also owned by the Company, fencing for 
security purposes shall be allowed up to, but shall not exceed, ten feet in height. 

6. In consideration of the City's waiver of the Tree Requirement as set forth above, the 
Company will provide funding to the City promptly upon the City’s written request after 
issuance of the first roadway improvement permit issued with respect to the Project, 
which such funding shall be equal to the actual cost of the parkway trees that would 
otherwise be required for the Project pursuant to the Code on the west and east sides of 
the Property (provided, however, that such funding provided by the Company shall in no 
event exceed $42,051.00 to account for 202 trees). The aforementioned funding shall be 
used solely by the City for public (and not private) purposes for trees on or within a 
public right-of-way, public property, or other public facility within the City, according to 
the discretion of the City. For avoidance of doubt, no such funding shall be used for trees 
(or any other purpose) on behalf of, or for purposes of benefitting, any other private 
landowner or on or within (whether partially or wholly) any private property, private 
right-of-way, or other private facility.



 EXHIBIT B 
 

EXHIBIT C 

PERIMETER LANDSCAPE DESIGN CONCEPTUAL ILLUSTRATION 

[on following page] 
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EXHIBIT C: EMT PERIMETER LANDSCAPE DESIGN

Western Wheatgrass 
(Pascopyrum smithii)

Great Basin Sagebrush
(Artemisia tridentata)

Slender Wheatgrass 
(Elymus trachycaulus)

Rubber Rabbitbrush 
(Ericameria nauseosa)

Great Basin Wildrye 
(Elymus cinereus)

Fourwing Saltbush
(Atriplex canescens)

Alkali Sacaton
(Sporobolus airoides)

Greasewood
(Sarcobatus vermiculatus (Hook.) Torr.)

Inland Saltgrass
(Distichlis spicata)

Indian Ricegrass
(Stipa hymenoides)

Bottlebrush Squirrel Tail 
(Elymus elymoides )

Landscape to be plugged with four native shrub species and seeded by local restoration expert. A continuous 6’–8’ berm provides buffering along the peripheral pathways, blocking 
views to the data halls. Native landscaping goes beyond Water-Wise minimums while accomplishing dust suppression, water savings, and promotion of biodiversity.

DETAIL SECTION: KEYSTONE SPECIES AS LANDSCAPING

CAMPUS PLAN

SECTION A-A1

SECTION B-B1

NATIVE STEPPE ECOSYSTEM
Plugs

Seed Mix



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

JULY 21, 2026 

TITLE:   RESOLUTION - A Resolution of Eagle Mountain City, Utah, 
Approving the First Amendment to the Brylee Townhomes Phase B 
Development Agreement. 

ITEM TYPE:   Resolution 

FISCAL IMPACT:   N/A 

APPLICANT:   Greg Wall 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

General Plan Designations: Neighborhood Residential 3 and Employment 
Center/Campus 
Zone: Residential - Tier III 

~ 10 Acres 

 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  Steven Lehmitz, Planner Steven Lehmitz 
 
RECOMMENDATION: 
Staff recommends the City Council approve a Resolution of Eagle Mountain City, Utah, Approving 
the First Amendment to the Brylee Townhomes Phase B Development Agreement. 
 
BACKGROUND: 
Brylee Estates/Farms is located at the north-west corner of the Eagle Mountain Boulevard and 
Aviator Avenue intersection. The "Towns at Brylee Farms" (Phase B) is on the north end of the 
project.  
 
On November 6, 2024, the City Council approved the Development Agreement for Brylee Farms 
Phase B that reinstated the preliminary plat and allowed the project to continue development. Part of 
the Agreement requires the developer to construct at least 40 three-story townhomes with garages 
no less than 600 square feet. The remaining units will be two stories with typical garages. 
 
Since the parties entered into the Development Agreement, the Applicant purchased lots 207-210 
from the original developer and built four three-story townhomes with 600 square foot garages on 
those lots. The Applicant is now requesting that the Development Agreement be amended to give 
them credit towards the 40 townhomes that are required to meet those criteria. 
 
The Applicant is also asking to delay the requirement to complete the open space for Plat 4 until after 
the units adjacent to the open space are completed. The Applicant would still complete the parks and 
trails for Plat 4 prior to the issuance of the first Certificate of Occupancy for any building within that 
plat. 
 
ITEMS FOR CONSIDERATION: 
N/A 



 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
The Planning Commission forwarded a positive recommendation (4-0). 
 
ATTACHMENTS: 

1.   Resolution 
2.   First Amendment to the Brylee Farms Phase B Development Agreement 
3.   Presentation  

 
 



RESOLUTION NO. R-       -2026 
 

A RESOLUTION OF EAGLE MOUNTAIN CITY, UTAH,  
APPROVING THE FIRST AMENDMENT TO THE  

BRYLEE TOWNHOMES PHASE B DEVELOPMENT AGREEMENT    
 

PREAMBLE 
 
 WHEREAS, the City Council of Eagle Mountain City, Utah, finds that it is in the public 
interest to approve the First Amendment to the Brylee Townhomes Phase B Development 
Agreement, as set forth more specifically in Exhibit A; and 
 
 WHEREAS, the City Council finds that all required notices and hearings have been 
completed as required by law to consider and approve the First Amendment to the Brylee 
Townhomes Phase B Development Agreement, as set forth in Exhibit A.  
 
NOW, THEREFORE, be it resolved by the City Council of Eagle Mountain City, Utah: 
 

1. The First Amendment to the Brylee Townhomes Phase B Development Agreement, 
attached hereto as Exhibit A, is hereby approved.  
 

2. This Resolution shall become effective immediately upon its passing. 
 
ADOPTED by the City Council of Eagle Mountain City, Utah, this 21st day of July, 2026. 
 
 

EAGLE MOUNTAIN CITY, UTAH 
 
 

___________________________________   
ATTEST: Jared R. Gray, Mayor 
 
 
 
___________________________________   
Lacie A. Messerly 
City Recorder 
 
 
 
 
 
 



 

CERTIFICATION 
 
The above Resolution was adopted by the City Council of Eagle Mountain 

City, Utah on the 21st day of July, 2026. 
 

Those voting yes:  Those voting no:     Those excused:    Those abstaining: 

 Melissa Clark  Melissa Clark  Melissa Clark  Melissa Clark 

 Zachory Huish  Zachory Huish  Zachory Huish  Zachory Huish 

 Craig Whiting  Craig Whiting   Craig Whiting  Craig Whiting  

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 

 ____________________________________ 
 Lacie A. Messerly 
 City Recorder 

 



 
 

Exhibit A 



WHEN RECORDED, RETURN TO: 

 

Eagle Mountain City 

Attn: Lacie Messerly, City Recorder 

1650 Stagecoach Run 

Eagle Mountain, UT 84005 

 

 

FIRST AMENDMENT  

TO DEVELOPMENT AGREEMENT 

FOR BRYLEE FARMS PHASE B 

 

This First Amendment to the Development Agreement for Brylee Farms Phase B (“First 

Amendment”) is made and entered into as of the ____ day of ______________, 2026 (“Amendment 

Effective Date”), by and between Eagle Mountain City, a political subdivision of the State of Utah (“City”) 

and Landex Development LLC, a Utah limited liability company (“Developer”). The City and 

Developer are sometimes referred to herein collectively as the “Parties” and each individually as a “Party”. 

 

RECITALS 

 

A. On November 6th, 2024, the Parties entered into a Development Agreement for Brylee Farms 

Phase B (“Original DA”).  

 

B. Section 3 of the Original DA requires Developer to include at least 40 three-story townhome 

units with garages no less than 600 square feet throughout remaining future plats. 

 

C. After the Parties entered in to the Original DA, Developer acquired lots 207-210 and built 4 

three-story townhome units with 600 square foot garages. 

 

D. Section 4.4 of the Original DA contemplates that all open space in Plat 4 be completed prior 

to the issuance of any certificates of occupancy in that Plat. Developer is seeking allowance to construct 

the units adjacent to the open space before installing the landscaping to avoid damaging it during 

construction. 

 

NOW, THEREFORE, in consideration of the mutual covenants contained herein, and for other 

good and valuable consideration, the receipt and sufficiency of which are hereby acknowledged, the Parties 

hereby agrees as follows. 

 

AMENDMENT 

 

1. Effect of First Amendment. Other than as specifically amended herein by this First 

Amendment, the Original DA shall remain in full force and effect.  

 

2. Amendment of Section 3. Section 3 is deleted in its entirety and replaced with following 

provision in lieu thereof: 

 

3. Remaining Unit Types. Developer agrees that beginning with lots 207-210 and then with 

Plat 3, and for the remaining portions of the Project, Developer will provide a mix of 

housing types, sizes, and designs with the intent to improve attainability of housing.  

Developer shall include at least 40 three-story townhome units with garages no less than 



600 square feet throughout remaining future plats. The remaining townhome units will be 

two story with garage sizes as originally approved. 

 

3. Amendment of Section 4.4. Section 4.4 is deleted in its entirety and replaced with following 

provision in lieu thereof: 

 

4.4. All open space, parks, and trails that have yet to be completed are in Plat 4 of the 

Project. Developer shall complete all parks and trails for Plat 4 prior to the issuance of the 

first certificate of occupancy for that plat. Open space shall be completed within 90 days 

of the last certificate of occupancy for a building abutting the open space.  In the event that 

90 days from the certificate of occupancy falls between September and April, the developer 

shall put a landscape bond in place and complete the landscaping by May 31st of the 

following spring. Notwithstanding the foregoing, all open space shall be completed prior 

to the issuance of the last certificate of occupancy in Plat 4. 

 

4. Recording. The Parties shall cause this First Amendment to be recorded in the records of the 

Utah County Recorder.  

 

IN WITNESS WHEREOF, the Parties hereto have executed this Agreement by and through their 

respective, duly authorized representatives as of the day and year first herein above written. 

 

 

[signatures on following pages] 

 



 CITY 

 

 EAGLE MOUNTAIN CITY 

 

 

   

 JARED GRAY, Mayor 

 

 

ATTEST 

 

 

 

  

LACIE MESSERLY, City Recorder 

 

 

 

  

Office of the City Attorney 

Approved as to form and legality 

 

 LANDEX DEVELOPMENT LLC 

 

 By: ________________________________   

   

 Print Name: _________________________ 

  

 Title: _______________________________ 

 

DEVELOPER ACKNOWLEDGMENT 

 

STATE OF UTAH   ) 

:ss. 

COUNTY OF ________________     ) 

 

On the _____ day of ________________, 2026, personally appeared before me 

_____________________________, who being by me duly sworn, did say that (s)he is the 

___________________________ of Landex Development LLC, a Utah limited liability 

company, and that the foregoing instrument was duly authorized by the company at a lawful 

meeting held by authority of its operating agreement and signed in behalf of said company. 

 

 

 

______________________________ 

NOTARY PUBLIC 
 



Brylee Townhomes
DA Amendment







Proposal

Since the parties entered into the Development Agreement, the applicant 
purchased lots 207-210 from the original developer and built 4 three-story 
townhomes with 600 square foot garages on those lots. The applicant is now 
requesting that the development agreement be amended to give them 
credit towards the 40 townhomes that are required to meet those criteria.

The Applicant is also asking to delay the requirement to complete the open 
space for Plat 4 until after the units adjacent to the open space are 
completed. The Applicant would still complete the parks and trails for Plat 4 
prior to the issuance of the first certificate of occupancy for that plat.



Recommendation

Staff recommends that the City Council approve the proposed First 
Amendment to the Brylee Farms Phase B Development Agreement.



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

JULY 21, 2026 

TITLE:   ORDINANCE - An Ordinance of Eagle Mountain City, Utah, 
Approving the Off-Street Trails Master Plan. 

ITEM TYPE:   Ordinance 

FISCAL IMPACT:    

APPLICANT:   City-intiated 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

  
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  Steve Mumford, Deputy City 

Manager 
Steve Mumford 

 
RECOMMENDATION: 
The Staff recommends the City Council adopt an Ordinance of Eagle Mountain City, Utah, Adopting 
the Off-Street Trails Master Plan. 
 
BACKGROUND: 
The Off-Street Trails Master Plan was funded by a UDOT planning-assistance grant, and is focused 
on the recreational dirt trails (hiking, biking, equestrian, OHV) located in the Hidden Valley area, the 
bench of the Lake Mountains, the City's bike park, and the Firefly trails. Bike Utah is our consultant 
on this project. The plan includes a thorough trail network assessment, identifies existing and future 
conflicts and hazards, recommends improvements to the existing bike park, analyzes the future of 
the mountain bike racecourse, recommends trail signage locations and standards, and provides 
some implementation recommendations.  
 
The Community Services Board reviewed the plan during their 6/24/26 meeting and recommended 
approval to the City Council with some minor changes to the plan, and were anxious for the City to 
take care of the existing safety issues at the bike park as soon as possible. The plan was also 
presented to the Council on 7/7/26, and many of the comments and feedback from the Council from 
that meeting have now been incorporated into the plan. 
 
ITEMS FOR CONSIDERATION: 
The consultants have updated the plan to address comments, including updating numbers and 
names, fixing some photos and graphics, indicating future trail connections to BLM property, adding 
to the bike park expansion plans, enhancing the funding strategies, adding some clarifications, etc.  
 
Next steps, following the plan's adoption, include budgeting for implementation actions, including 
hiring a consultant to complete a more detailed redesign of the bike park, making improvements to 
the park, adding directional and regulatory signs in recommended locations on the trail system, fixing 
identified hazards, improving trailheads, and more. Next steps (currently underway) also include 



working with identified landowners to obtain legal access to trails and trailheads and working with 
partner organizations to improve, maintain, expand, and promote the trail system, including working 
with the BLM to expand the trail system and eventually relocate the NICA race course.   
 
Eagle Mountain has the geography, climate, culture, and partners to create a world-class trail system 
that provides a great benefit to our residents and a draw for visitors throughout the year. We are 
grateful for UDOT's partnership with this grant funding, as well as the Lake Mountain Trails 
Association, the local mountain biking teams, SITLA, local recreation enthusiasts, and other partners. 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 

1.   Ordinance 
2.   Off-Street Trails Master Plan 

 
 



ORDINANCE NO. O-        -2026 
 

AN ORDINANCE OF EAGLE MOUNTAIN CITY, UTAH,  
APPROVING THE OFF-STREET TRAILS MASTER PLAN  

PREAMBLE 
 

WHEREAS, the City Council of Eagle Mountain City, Utah, finds that it is in the public 
interest to approve the Off-Street Trails Master Plan, as set forth in Exhibit A.  
 
NOW THEREFORE, BE IT ORDAINED by the City Council of Eagle Mountain City, Utah:  

 
1. The City Council finds that all required notices and hearings have been 

completed as required by law to consider and approve the Off-Street Trails 
Master Plan, as set forth in Exhibit A. 
 

2. The Off-Street Tails Master Plan, is hereby approved, as set forth in Exhibit A. 
 

3. The City Council has considered the impact of this Ordinance on and found it 
consistent with family health, stability, and formation as required by Utah law. 

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

 
ADOPTED by the City Council of Eagle Mountain City, Utah, this 21st day of July, 2026. 
 
 

EAGLE MOUNTAIN CITY, UTAH 
 
 
 

________________________________________ 
Jared R. Gray, Mayor 

ATTEST: 
 
 
________________________________________ 
Lacie A. Messerly  
City Recorder 



CERTIFICATION 
 
The above Resolution was adopted by the City Council of Eagle Mountain City, Utah 

on the 21st day of July, 2026. 
 

Those voting yes:  Those voting no:     Those excused:    Those abstaining: 

 Melissa Clark   Melissa Clark   Melissa Clark   Melissa Clark  

 Zachory Huish  Zachory Huish  Zachory Huish  Zachory Huish 

 Craig Whiting   Craig Whiting   Craig Whiting   Craig Whiting  

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 
 

 ____________________________________ 
 Lacie A. Messerly 
 City Recorder 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Posted on ________________ by __________. 
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Purpose

The Eagle Mountain Off-Street Trails Master Plan serves as a 
guiding document to help the City and its partners develop 
a safe, accessible, and sustainable off-street trail network 
that balances recreation, connectivity, and long-term growth. 
This plan provides a clear roadmap for trail development, 
prioritization, and investment, ensuring that Eagle Mountain 
continues to expand its recreational opportunities while 
preserving the community’s natural character. 

How To Use This Plan
Introduction01

Objectives

Organize Eagle Mountain’s trail data 
Compile and standardize existing trail data into an 
actionable database for future planning, including trail 
alignments, names, attributes, and landownership.

Identify high-priority trails for preservation  
Use GIS-based assessments to identify trails affected by 
landownership constraints, development pressure, or 
environmental conflicts that warrant priority action.

Identify low-priority trails for realignment or removal  
Highlight trails with limited use, poor connectivity, 
or conflicts that may be candidates for repurposing, 
realignment, or removal.

Evaluate on-the-ground trail conditions 
Supplement GIS analysis with field assessments 
documenting physical conditions, user conflicts, signage 
gaps, access issues, and other operational concerns on 
priority trails.

Plan a comprehensive redesign of Mountain Ranch Bike 
Park 
Develop a detailed, implementation-ready redesign, 
including trail realignments, system layout improvements, 
and high-level cost estimates.

Assess long-term viability of the Eagle Mountain NICA 
Course 
Evaluate constraints, land use conflicts, and development 
pressures, and provide high-level recommendations for 
long-term sustainability and future planning.

Establish wayfinding and signage guidance 
Provide recommendations for sign types, placement, and 
design at trailheads, trail entries, regulatory locations, 
and neighborhood access points.

Eagle Mountain

The plan also addresses supporting infrastructure such as 
trailheads, signage, wayfinding systems, parking areas, and 
bike park improvements. While it does not provide engineering-
level design, the plan serves as a strategic framework to guide 
trail development, prioritize projects, coordinate with partners, 
and support phased implementation of a connected, safe, and 
sustainable trail system.

Scope

This plan focuses on off-street recreational trails, defined as 
trails separated from roadways and dedicated primarily to 
non-motorized recreation and travel. In Eagle Mountain, these 
are typically soft-surface routes designed for mountain biking, 
hiking, trail running, and equestrian use, with some areas 
accommodating OHV recreation where appropriate.
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This plan’s recommendations are organized into 4 chapters, each designed to 
function independently while contributing to a coordinated improvement strategy. 
Recommendations in chapters 3 and 5 are location-specific and ready to advance 
towards design and construction, while those in chapters 2 and 4 are high-level and 
intended to guide future decision-making.

Recommendations Framework
Introduction01

Chapter 2: Trail Network Assessment
Establishes the Trail Database, intended as the City’s core 
implementation tool. Rather than prescribing actions for every 
trail within this plan, the database enables the city to identify 
high- and low-priority trails, evaluate conflicts, and make 
informed decisions as conditions change and funding becomes 
available.

Chapter 3: Mountain Ranch Bike Park
Provides a comprehensive redevelopment concept for the 
Bike Park including trail realignments and skills area concepts. 
While additional engineering and design are needed, these 
recommendations are highly actionable and represent one of 
the plan’s most implementation-ready components.

Chapter 4: Eagle Mountain NICA Course
Evaluates long-term viability of the existing NICA course and 
identifies significant development conflicts. Provides high-level 
options intended to guide planning and coordination with land 
managers but does not provide course realignments or parcel-
level solutions.

Chapter 5: Trailheads and Trail Signage
Identifies locations and amenity recommendations for 3 
existing and 5 proposed trailheads. Outlines trail signage types 
and placement recommendations for the Bike Park, Lower 
Hidden Valley, and Fire Fly regions. These recommendations 
are suitable for near-term implementation as funding allows.
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Eagle Mountain in 2026
Eagle Mountain City

76,000
Population

135   
Miles of Trails

Introduction01

Eagle Mountain City is located in the heart of Utah’s Cedar 
Valley and encompasses more than 50 square miles of high-
desert terrain. Incorporated in 1996, it has grown rapidly 
while maintaining a strong sense of community. Today, Eagle 
Mountain is home to over 76,000 residents, making it one 
of the fastest-growing cities in Utah County and along the 
Wasatch Front. Despite this rapid growth, the city emphasizes 
preserving open space, protecting wildlife, and maintaining its 
dark skies, ensuring that natural character remains central to 
its identity.

The city offers a wide range of recreational amenities that 
reflect its emphasis on both growth and quality of life. In total, 
Eagle Mountain has more than 135 miles of trails. Of that, 
about 50 miles are paved or well-developed trails and over 
85 miles of unpaved trails. These include multi-use trails for 
jogging, cycling, and equestrian use, as well as a mountain 
bike park, an all-abilities regional park, and an extensive ATV 
trail system. The semi-arid climate features hot, dry summers 
with average highs in the 90s°F, cold winters with moderate 
snowfall, and annual precipitation averaging 13 to 16 inches. 
This climate, combined with abundant open land, provides 
favorable conditions for year-round outdoor recreation.

Fastest-growing cities in Utah County 
and along the Wasatch Front.
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Eagle Mountain Introduction01

Regional Context
Eagle Mountain has rapidly become a recreationally 
significant destination within Utah, particularly for 
mountain biking, hiking, equestrian, and off-highway 
vehicle (OHV) use. The community’s trail system attracts 
visitors from across Utah County and the Wasatch Front, 
offering diverse terrain and access to open space that is 
increasingly valued as urban areas grow denser.

From a seasonal perspective, Eagle Mountain’s trails are 
especially active in spring and fall. According to state-wide 
mountain biking resources, the trails are “almost always 
ready to ride” in late winter through early spring because 
of favorable drying and weather conditions. During 
summer, rides typically take place earlier in the day to 
avoid heat, and in winter, snow and cold limit use in some 
areas.

Eagle Mountain also includes specialized recreational 
infrastructure such as the Mountain Ranch Bike Park, 
which features jumps, slope-style trails, a pump track, 
and wood-feature singletrack that appeal to riders of all 
abilities. This facility, paired with the city’s extensive trail 
access, reinforces Eagle Mountain’s role as a destination 
not only for residents but for riders and recreationists 
across the region.

Because of its varied trail offerings, favorable seasons, and 
regional draw, Eagle Mountain plays an important role 
in Utah’s outdoor recreation network. Maintaining and 
enhancing this system supports both local quality of life 
and the broader recreation economy of the Wasatch Front.
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Existing Plans

General Plan (2018)

The Eagle Mountain General Plan establishes a vision 
for growth that integrates land use, transportation, and 
recreation, with a strong emphasis on an interconnected 
off-street trail system. This system of unpaved, multi-use 
trails is designed for hiking, mountain biking, and horseback 
riding, linking neighborhoods to parks, open spaces, and 
surrounding natural areas. Beyond recreation, the trails 
preserve scenic landscapes, provide safe and accessible 
routes, and encourage active transportation. By investing 
in these off-street connections, the plan seeks to promote 
healthy lifestyles, reduce traffic impacts, and reinforce Eagle 
Mountain’s identity as a community closely tied to its natural 
setting.

 
The General Plan prioritizes preserving Eagle Mountain’s 
undeveloped land as both a scenic resource and a 
foundation for recreation, with a focus on linking ridgelines, 
hillsides, and BLM lands to neighborhoods and parks 
through an interconnected network of unpaved trails. This 
system expands unique amenities such as the bike park, 
mountain bike trails, and ATV routes while also preserving 
natural corridors, wildlife habitat, and scenic views. By 
emphasizing unpaved, off-street trails, the plan reinforces 
Eagle Mountain’s identity as a community where recreation 
and natural landscapes are closely connected.

This plan is currently undergoing a major 
update. The new plan will maintain a 
strong focus on outdoor recreation, 
connected trails, and preserving open 
spaces and wildlife habitat.

Introduction01

Parks, Trails, & Open Space Master Plan 
(2016)

The 2016 Parks, Trails, and Open Space Master Plan provides a 
framework for developing Eagle Mountain’s parks, recreation 
facilities, and natural areas, with a strong emphasis on trail 
connectivity. It calls for an interconnected network of paved 
and unpaved off-street trails linking neighborhoods, parks, 
schools, and regional recreation areas, while also preserving 
open space and enhancing access to the city’s scenic 
landscapes.

The plan highlights the importance of linking city trails with 
BLM land, expanding access through well-placed trailheads, 
and enhancing unique recreation amenities such as the 
bike park and NICA course. It also calls for cohesive signage 
and phased trail expansion, prioritizing connections to 
neighborhoods, parks, and city-owned lands. These strategies 
directly support the goals of the Off-Street Trails Master 
Plan by guiding sustainable growth, improving connectivity, 
and strengthening Eagle Mountain’s identity as a recreation 
destination.

This plan is currently undergoing an update, and focus on 
outdoor recreation remains a key element to the plan.



10 Eagle Mountain: Off-Street Trails Master Plan

The Eagle Mountain Open Space Management Plan (2025) 
establishes a framework for preserving, managing, and 
activating the city’s large inventory of open lands. It prioritizes 
balancing growth with the protection of natural landscapes, 
wildlife habitat, and scenic resources, while providing 
meaningful recreation opportunities. The plan highlights 
the importance of access, stewardship, and partnerships 
in ensuring open spaces continue to serve residents as the 
community grows.

The plan identifies the need to preserve corridors for trail 
access, balance recreation with habitat protection, and 
formalize popular mountain biking and OHV areas. The plan 
also underscores the importance of trailheads, signage, 
and long-term agreements with landowners to secure trail 
connectivity—objectives that align closely with the Off-Street 
Trails Master Plan.

Introduction01Existing Plans

Bicycle and Pedestrian Master Plan

The Eagle Mountain Bicycle and Pedestrian Master Plan 
focuses on creating a safe, connected, and accessible active 
transportation network throughout the city. It emphasizes 
expanding bicycle and pedestrian infrastructure, filling 
connectivity gaps, and linking key destinations such as 
schools, parks, and neighborhoods. The plan also establishes 
design standards for bicycle facilities, shared-use paths, and 
sidewalks, with the goal of improving safety, reducing reliance 
on vehicles, and encouraging active lifestyles.

Natural Open Space & Wildlife Habitat 
Management Plan (2025)



Stakeholder Engagement
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The project team conducted a limited set of stakeholder 
interviews to gather qualitative, experience-based feedback 
from frequent and knowledgeable users of the trail system. 
Interviews were used to ground the plan’s recommendation 
and better understand how the system functions for “super 
users” who regularly experience its strengths and weaknesses.

Key Themes:

•	 Usability 
The trail system is highly valued for its accessibility, lower 
elevation, and three-season usability, particularly as an 
early- and late-season alternative to higher-elevation 
Wasatch Front trails.

•	 Access 
Most users access the system from the high school parking 
area, nearby neighborhoods, or directly from home. While 
the variety of terrain and skill-level options is appreciated, 
participants frequently cited navigation challenges due to 
limited signage and an unclear trail hierarchy.

•	 Priority Trails 
Deadwood and the Prayer Flags area were consistently 
identified as priority trails because of their flow and 
connectivity. Users emphasized preserving continuous 
singletrack corridors and designing intentional climbing 
and descending routes to reduce conflict and improve ride 
quality.

•	 Challenges 
Common concerns included conflict points on doubletrack 
climbs, technical features that limit adaptive access, winter 
erosion, blown-out berms, and trail segments disrupted by 
development without clear or safe reroutes.

•	 Development Pressure 
Ongoing and anticipated development in Hidden Hollow was 
a major concern. Participants strongly supported securing 
trail easements, prioritizing realignment of high-quality 
trails, and maintaining connectivity through and around 
developing areas.

•	 Management 
Participants generally favored design-based solutions—such 
as directional trails, user-specific routes, and improved 
signage—over time-based user separation (e.g., alternating 
user days). Time-based restrictions were viewed as a 
secondary option if supported by documented conflict.

•	 E-bikes 
E-bike use is largely supported when consistent with open 
space regulations. Speed, rather than motor assistance itself, 
was identified as the primary safety concern.

•	 Desired Amenities 
Priority improvements include modern, standardized signage 
that clearly communicates trail difficulty and character, 
better wayfinding at key intersections, and additional water 
access during summer months. Existing restroom and waste 
facilities at primary trailheads were viewed positively.

Input was collected through structured phone and in-person 
interviews with nine participants. Participants were initially 
identified through a brief outreach survey and then selected 
to reflect diversity in use type, experience level, and access 
patterns. Interviews followed a consistent set of questions to 
allow for comparable feedback, while still allowing open-ended 
discussion.
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What are off-street trails?
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Off-street trails are recreation-focused routes located away 
from public roads. They include both paved and soft-surface 
trails that run through parks, open spaces, foothills, and 
public lands. These trails are designed to follow the landscape, 
provide a natural experience, and accommodate a range of 
users such as hikers, runners, mountain bikers, equestrians, 
and OHVs where designated.

This plan primarily focuses on soft-surface, non-motorized 
trails unless otherwise noted. The following design guidelines 
provide an understanding of how sustainable, enjoyable off-
street trails are typically built.

The guidelines and visualizations referenced in this section are 
drawn from the Utah State Parks Trails Program Construction 
Guidelines.

Placement and Property Considerations

Trails should be located on public land — either city-owned 
property or SITLA/BLM land with a formal agreement — or 
on private property where an agreement or easement is in 
place. Trail alignments should respect property boundaries, 
avoid encroachments, and maintain adequate buffers from 
residential lots. Early attention to land ownership is essential 
to ensuring long-term access and preventing future conflicts.

Control Points

Good trail alignment responds to the land, seeking out positive 
control points while avoiding negative ones.

Positive Control Points (places to visit)
•	 Trailheads and parking areas

•	 Scenic viewpoints

•	 Ridges, drainages, and natural benches

•	 Interesting rock formations, vegetation, or other unique 
features

•	 Locations conducive to turns, switchbacks, or flow elements

Negative Control Points (places to avoid)
•	 Sensitive habitats or wetlands

•	 Steep or erosion-prone slopes

•	 Hazardous areas or unstable soils

•	 Private property boundaries

•	 Utilities or infrastructure corridors

12 Eagle Mountain: Off-Street Trails Master Plan
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Introduction01

Trail Layout

•	 Favor Loops over Dead-Ends 
Loops are more enjoyable, easier to navigate, and reduce 
congestion.

•	 Follow Natural Contours 
Frequent curves help maintain interest, reduce erosion, and 
control speed.

•	 Sight Lines 
Avoid blind corners and sharp turns at the bottom of steep 
descents to reduce crashes.

Trail Design

•	 Trail Corridor 
Trails should generally provide about 8 ft of horizontal 
clearance and 10 ft of vertical clearance to improve visibility.

•	 Tread Width 
Appropriate width depends on intended use. This is typically 
2-4 ft for singletrack, 3-4 ft for multi-use soft-surface, and 4-5 
ft for OHV trails.

•	 Outslope & Drainage 
Use a slight outslope (about 2-5%) and incorporate regular 
grade reversals or knicks to shed water naturally and 
minimize erosion.

Trail Bench Cut and Critical Points

Proper bench cut construction creates a stable, sustainable 
trail by shaping the tread into the hillside while maintaining 
a consistent outslope. Rounded critical points and a gently 
blended backslope help shed water, reduce erosion, and 
improve long term durability while maintaining a natural 
appearance.

•	 Consistent Flow 
Trails should feel either open and flowing or tight and 
technical. Hybrid trails are fine, but transitions should be 
gradual—not abrupt.

•	 Chokes and Corrals 
Incorporate natural chokes or corridor narrowing to maintain 
interest, slow riders, or signal transitions.

•	 Trail Grade 
Aim for an average grade of 8% or less, with a maximum 
grade of 10% for up to 100 ft segments. Apply the “half rule” 
by keeping trail grade below half of the hillside’s natural 
sideslope.

•	 Turns & Switchbacks 
Provide generous, stable turn landings, typically around 12 ft 
radius, with insloped approaches and outsloped departures 
to support good flow and reduce braking erosion.

Critical Point
(Rounded)

Critical Point
(Rounded)

Critical Point
(Rounded)

Sideslope

Backslope
(Gently Blended)

Sideslope

Trail Tread
(Outsloped 5%)

Critical Point
(Rounded)

Critical Point
(Rounded)

Trail Tread
(Outsloped 5%)

Backslope
(Gently Blended)

What are off-street trails?
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Chokes and Corralling

Chokes and corralling features use rocks, logs, or vegetation 
to guide users onto the intended trail alignment. These 
elements help slow speeds, discourage cutting straight lines, 
and reinforce natural flow, resulting in a more engaging and 
sustainable trail.

Trail Corridor

The trail corridor includes the full cleared space around the 
tread, providing adequate width and height for safe and 
comfortable travel. Maintaining a consistent corridor improves 
visibility, accommodates different users, and supports long 
term trail sustainability.

Knick and Drainage Relief

Knicks are short grade reversals that direct water off the trail 
and into the surrounding landscape. By incorporating a steeper 
outslope at these points, water is shed quickly, preventing it 
from flowing down the tread and reducing erosion.

Introduction01

Corralling
rocks

Choke

New more
enjoyable trail

Old straight trail

Trail Ceiling

Trail Tread

Trail Corridor

5-10 Feet

Knick outslope
15% maximum

What are off-street trails?
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Rolling Grade Dip

A rolling grade dip combines a gradual ramp with a knick 
to move water off the trail. The gentle approach maintains 
smooth flow for users, while the steeper outslope at the knick 
sheds water quickly, reducing erosion and improving long term 

Proper vs Improper Drainage Crossing

A proper drainage crossing allows water to remain in its natural 
channel, with the trail descending into and out of the drainage 
from both sides. In contrast, improper crossings route water 
onto the trail surface, causing it to flow down the tread, leading 
to erosion and long term damage.

Introduction01

Improper Drainage Crossing

Proper Drainage Crossing

Ramp
Outslope 5%

Ramp
Outslope 5%

Knick
Outslope 15% max

Old straight trail

Ramp 10-20 feet Knick 6-10 feet

Drainage

Water can divert
down trail (bad)

Trail climbs
into drainage

Drainage Water stays in 
drainage (good)

Trail descends into 
drainage from both 
sides.

What are off-street trails?
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Rolling Crown Switchback

A rolling crown switchback combines grade reversals, insloped 
approaches, and outsloped exits to manage water and 
maintain flow through tight turns. The crowned landing sheds 
water in all directions, preventing erosion while providing a 
stable and durable turning surface.

Climbing Turn

A climbing turn uses a wide radius, gentle grade, and consistent 
outslope to guide users through elevation changes while 
maintaining flow. Incorporating grade reversals and natural 
barriers helps manage water, prevent shortcutting, and create 
a smooth, sustainable turn.

Introduction01

Inslope

Drainage Grade reversal

Retaining wall

Crowned landing

Sideslope
10% or greater

Water drains out the 
back of landing

Tread should be insloped 
approaching landing

Grade reversal

Natural or
placed barrier

Retaining wall
Tread should be outsloped 
following landing

Crowned landing 
sloped 5% in all 
directions

Keep turn 
radius as wide 
as possible Grade reversals

Outslope 5%

Short section of trail ( the apex of the 
turn) lies directly in the fall line

Sideslope 7% 
maximum

Trail passes 
briefly through 
fall line

Natural or 
placed barrier Outslope 5%

Outslope 5%

Sideslope 7% 
maximum

Grade
reversals

What are off-street trails?
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Trail Network  
Assessment02

CHAPTER
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This plan evaluates Eagle Mountain’s 87-mile trail system 
through two complementary methods: a GIS Assessment 
and a Field Assessment. Together, these analyses provide 
a comprehensive understanding of where the network is 
functioning well, where it conflicts with land ownership or 
future development, and where on-the-ground conditions 
create safety, sustainability, or user experience concerns.

EMC off-road trail regions

Eagle Mountain’s off-street trail system supports a wide range 
of recreational activities, including hiking, mountain biking, 
equestrian use, and OHV access. The network connects directly 
to neighborhoods throughout the city and extends deep into 
surrounding open spaces, allowing residents and visitors to 
access trails quickly and comfortably from their homes.

In total, the trail system includes 142 major trails totaling 
approximately 88.2 miles, distributed across over 9,100 acres. 
The network is accessed through six primary trailheads and 
organized for this plan into five distinct regions: Mountain 
Ranch Bike Park, Lower Hidden Valley, Upper Hidden Valley, 
Firefly, and the Southern Trails situated on the lake mountains.

The trail network is diverse in both difficulty and user 
experience. Difficulty ratings include 32 access or unrated trails, 
28 green, 43 blue, 29 black diamond, and 10 double black 
diamond trails. Most routes are constructed as singletrack (110 
trails), supplemented by doubletrack trails (14), OHV roads (17), 
and one paved trail segment.

The system also accommodates multiple user types, with 
mountain bike access on 136 trails, hiking access on 113 trails, 
OHV access on 52 trails, and equestrian access on 15 trails, 
often overlapping within the same corridors.

Trail ownership and management are shared across multiple 
jurisdictions, with the largest share of trail mileage located 
on SITLA lands (44%), followed by Eagle Mountain City (23%), 
private property (22%), and BLM (11%).

Overview

GIS Assessment:
•	 Land ownership conflicts
•	 Development conflicts
•	 Environmental conflicts

Field Assessment:
•	 Signage
•	 Erosion
•	 Trail Definition
•	 Slope
•	 Width
•	 Hazards
•	 Social Trails

Trail Network Assessment02

Each assessment includes several components, illustrated to 
the right and explained in detail throughout this chapter.

Trail Regions # of Trails # of Trail Miles

Mountain Ranch Bike Park 11 4.6

Lower Hidden Valley 34 19.6

Upper Hidden Valley 55 34.4

Firefly 4 1.9

Southern Trails 38 27.7
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Trail Network Assessment02

Mountain Ranch 
Bike Park Lower Hidden Valley

Firefly

Southern Trails

Upper Hidden Valley

Map: EMC Off-Road Trail Regions

Trail Regions & Surrounding Areas
•	 Mountain Ranch Bike Park

•	 Lower Hidden Valley

•	 Upper Hidden Valley

•	 Firefly

•	 Southern Trails

EMC Trails
Main Trail

Minor Trail

Overview Definitions:

•	 Major Trails 
This overview includes only major named trails within Eagle 
Mountain. Minor connectors, short spurs, and insignificant 
segments have been excluded

•	 Trail Type 
Describes the physical form of the trail, including singletrack 
(generally narrow, one-direction width), doubletrack (wider 
routes accommodating two-way travel), and dirt or gravel 
roads designed for maintenance, OHV, or shared access.

•	 Users 
Identifies the predominant trail user type such as mountain 
biking (MTB), hiking, equestrian use, or OHV, based on 
observed and recorded use. This designation is informed by 
data from All Trails, Trailforks, Strava and Eagle Mountain 
City. It does not indicate designated or regulated use, and 
should be understood as a general characterization of 
observed activity rather than a formal rule.

•	 Usership (2024) 
Usership is defined by the amount of unique trips that have 
taken place on the trail in 2024. Strava calculates trail trip 
counts by aggregating GPS data from users who record 
hiking or mountain biking activity. Each time a recorded 
activity passes through a mapped trail segment, it is counted 
as one trip. Counts are summed across segments for specific 
years. These counts represent relative trail usage by Strava 
users, and not total trail traffic.

•	 Trail Difficulty 
Indicates the relative technical and physical challenge of a 
trail, ranging from access or unrated trails to green, blue, 
black diamond, and double black diamond. Difficulty ratings 
are sourced from Trailforks and may be slightly different 
compared to other databases.

•	 Trailforks Rating 
A user-generated rating pulled from Trailforks that reflects 
overall user satisfaction. Some trails have limited numbers 
of ratings, meaning scores may be influenced by a small 
number of highly positive or negative reviews.

Overview
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The Mountain Ranch Bike Park is the most developed and 
heavily used region within Eagle Mountain’s trail system. The 
area includes a dedicated skills development zone and jump 
lines, with 11 major trails concentrated primarily on downhill-
oriented singletrack, supplemented by a paved access trail 
along the northern edge. This region includes approximately 
3.6 trail miles within 76 acres.

Many features and trails within the Mountain Ranch Bike Park 
are in significant disrepair. Chapter 3 of this plan provides a 
detailed assessment and recommendations to revitalize this 
area.

Mountain Ranch Bike Park
Trail Network Assessment02

Trail Difficulty
Access Trail or Doubletrack

Green

Blue

Black Diamond

Double Black Diamond

Other

Trail Region Access
Trail Head

Trail Access

Parking Area

Overview

Overview: Mountain Ranch Bike Park

Trail Name Type Length (mi) Users
Strava 
Usership 
(MTB)

Strava 
Usership 
(Hiking)

Difficulty Trailforks 
Rating

Mountain 
Ranch Paved 
Trail

Paved Path 0.38 Hike, MTB 885 115
Access 
Trail or 
Doubletrack

2

220 Singletrack 0.38 MTB 719 14.4 Black 
Diamond 4.5

SEE MORE ON NEXT PAGE
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Overview: Mountain Ranch Bike Park

Trail Name Type Length (mi) Users
Strava 
Usership 
(MTB)

Strava 
Usership 
(Hiking)

Difficulty Trailforks 
Rating

Middle 
Ridgeline Singletrack 0.4 Hike, MTB 549 60 Blue 0

110 Singletrack 0.49 Hike, MTB 503 N/A Blue 3

Juniper 
Black Singletrack 0.79 Hike, MTB 460 45 Black 

Diamond 4

Big Thunder Singletrack 0.44 MTB 400 63 Black 
Diamond 5

Ridgeline Singletrack 0.32 Hike, MTB 356 30 Black 
Diamond 4

Eastern 
Ridgeline Singletrack 0.40 Hike, MTB 356 20 Blue 4

Juniper Blue Singletrack 0.26 Hike, MTB 155 21 Black 
Diamond 4

Rockwell Singletrack 0.36 MTB 69 N/A Blue 3

Rocky 
Balboa Singletrack 0.29 Hike, MTB N/A N/A Black 

Diamond 4

Trail Network Assessment02Overview
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The Lower Hidden Valley region includes 34 major trails 
totaling approximately 19.6 miles across 557 acres. Primary 
access is provided via The Hollow Parking Lot, a recently 
constructed trailhead that functions as the gateway for both 
Lower Hidden Valley and the adjacent Mountain Ranch Bike 
Park.

This region is currently experiencing significant and ongoing 
development pressure. Planned and active development is 
expected to directly affect multiple existing trails, creating 
challenges related to long-term access, continuity, and 
alignment with future land uses.

Lower Hidden Valley
Trail Network Assessment02

Trail Difficulty
Access Trail or Doubletrack

Green

Blue

Black Diamond

Double Black Diamond

Other

Trail Region Access
Trail Head

Trail Access

Parking Area

* the inset map reflects the small Jake The Snake trails just outside of the delineated Lower Hidden Valley region. 

Overview

SEE MORE ON NEXT PAGE

Overview: Lower Hidden Valley

Trail Name Type Length (mi) Users Usership
(MTB)

Usership
(Hiking) Difficulty Trailforks 

Rating

Radio Free 
Europe Singletrack 0.5 Hike, MTB 2767 65 Green 3

Rock-A-Billy Singletrack 1.5 Hike, MTB 1860 230 Green 4
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Trail Network Assessment02Overview

Overview: Lower Hidden Valley

Trail Name Type Length (mi) Users Usership
(MTB)

Usership
(Hiking) Difficulty Trailforks 

Rating

I-15 Doubletrack 0.2 Hike, MTB 1523 71 Green 2

Creed Singletrack 1 Hike, MTB 1473 140 Blue 5

Given to Fly 
(Lower) Singletrack 0.5 Hike, MTB 1137 161 Green 4

Lower 
Nirvana Singletrack 0.6 Hike, MTB 1000 592 Blue 3

RickRoll Singletrack 0.2 Hike, MTB 984 14 Green 3

Upper 
Nirvana Singletrack 1.5 Hike, MTB 926 349 Blue 3

Connector Mixed 0.4 Hike, MTB 835 245
Access 
Trail or 
Doubletrack

3

Huey and 
Louie Singletrack 0.3 Hike, MTB 662 4.6 Green 2

Hidden 
Hollow Singletrack 0.7 Hike, MTB, 

OHV 655 120 Blue 4

Downward 
Spiral Singletrack 0.5 MTB 610 160 Black 

Diamond 3

Love 2 Singletrack 0.1 Hike, MTB 520 15 Blue N/A

Given to Fly Singletrack 0.5 MTB 490 60 Blue 4

Erasure Singletrack 0.05 Hike, MTB 409 20 Blue 4

Brass 
Monkey Singletrack 0.7 Hike, MTB 405 65 Blue 4

Valley Floor 
OHV Doubletrack 2.4 Hike, MTB, 

OHV 346 224
Access 
Trail or 
Doubletrack

0

SEE MORE ON NEXT PAGE
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Trail Network Assessment02Overview

Overview: Lower Hidden Valley

Trail Name Type Length (mi) Users Usership
(MTB)

Usership
(Hiking) Difficulty Trailforks 

Rating

Turtle Hill 
Viewpoint

Dirt/Gravel 
Road 0.7 Hike, MTB, 

OHV 80 409
Access 
Trail or 
Doubletrack

5

Glenmar 
OHV Doubletrack 0.8 Hike, MTB, 

OHV 75 110
Access 
Trail or 
Doubletrack

N/A

OHV-0 Dirt/Gravel 
Road 0.8

Hike, MTB, 
Equestrian, 
OHV

55 N/A
Access 
Trail or 
Doubletrack

2

Britney 
Spears Singletrack 0.4 MTB 30 22 Black 

Diamond 3

HateU Singletrack 0.2 Hike, MTB N/A N/A Green 2

Janky 
Doodle Singletrack 0.2 MTB N/A N/A Black 

Diamond 2

Tears for 
Fears Singletrack 0.2 MTB N/A N/A Green 0

OHV Up Doubletrack 0.3 Hike, MTB, 
OHV N/A N/A

Access 
Trail or 
Doubletrack

N/A

Captain 
Ahab Singletrack 0.1 Hike, MTB N/A N/A Black 

Diamond N/A

Rideline to 
Lookout 
(Connector)

Singletrack 0.2 Hike, MTB N/A N/A Blue N/A

Stairway to 
Heaven Singletrack 0.3 Hike, MTB N/A N/A Green 3

The Alchemy Singletrack 0.3 Hike, MTB N/A N/A Green 3

Blackbird Singletrack 0.1 MTB N/A N/A Black 
Diamond 3

Jake The 
Snake* Singletrack 1.0 Hike, MTB, 

OHV N/A 17 Blue 3

Jake's 
Summit* Singletrack 0.4 Hike, MTB N/A N/A Green 3

Eagle 
Mountain 
Hourse*

Singletrack 0.1 Hike, MTB, 
Equestrian N/A N/A Blue 2

Royal Rut* Doubletrack 0.4 OHV N/A N/A
Access 
Trail or 
Doubletrack

2

* the inset map reflects the small Jake The Snake trails just outside of the delineated Lower Hidden Valley region. 
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Upper Hidden Valley is located immediately south of Lower 
Hidden Valley and the Mountain Ranch Bike Park. The area 
contains 55 major trails totaling approximately 34.4 miles 
across 1,203 acres. Primary access is provided by the Rock City 
Trailhead, which currently functions as an undeveloped dirt 
parking area located on SITLA land without an agreement or 
proper permitting.

This region includes the most heavily used trails within all of 
Eagle Mountain, namely Deadwood and Jackrabbit. It also 
includes the Eagle Mountain NICA mountain bike course, which 
is discussed in greater detail in Chapter 4 of this plan.

While Upper Hidden Valley remains relatively undeveloped 
today, it is expected to experience substantial development 
over the next 10 to 20 years. Planned growth is likely to 
significantly impact existing trails.

Upper Hidden Valley
Trail Network Assessment02

Trail Difficulty
Access Trail or Doubletrack

Green

Blue

Black Diamond

Double Black Diamond

Other

Trail Region Access
Trail Head

Trail Access

Parking Area

Overview: Upper Hidden Valley

Trail Name Type Length (mi) Users Usership
(MTB)

Usership
(Hiking) Difficulty Trailforks 

Rating

Deadwood Singletrack 1.9 Hike, MTB 6028 486 Green 4

Overview
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Overview: Upper Hidden Valley

Trail Name Type Length (mi) Users Usership
(MTB)

Usership
(Hiking) Difficulty Trailforks 

Rating

Jackrabbit Singletrack 1 Hike, MTB, 
OHV 4092 324 Blue 4

OHV-1 Singletrack 2.5 Hike, MTB, 
OHV 3448 575

Access 
Trail or 
Doubletrack

2

Paintball 
City Doubletrack 0.3 Hike, MTB, 

OHV 3437 384
Access 
Trail or 
Doubletrack

1

ACME Singletrack 0.1 Hike, MTB 3328 123 Green 3

OHV-3 Dirt/Gravel 
Road 1.3 Hike, MTB, 

OHV 3293 445
Access 
Trail or 
Doubletrack

0

Wile E. 
Coyote Singletrack 0.9 Hike, MTB 2512 377 Green 4

Road 
Runner 
(Green)

Singletrack 0.7 Hike, MTB 2225 391 Green 3

Cow Tracks Singletrack 0.6 Hike, MTB 1837 429 Blue 3

Treadstone Singletrack 0.7 Hike, MTB 1605 365 Blue 4

Supersonic Singletrack 0.9 Hike, MTB 1438 385 Blue 4

Bugs Bunny Singletrack 0.8 Hike, MTB 1405 140 Blue 3

Backspacer Singletrack 0.6 Hike, MTB 1295 280 Blue 4

OHV-5 
(North) Singletrack 1.1 Hike, MTB, 

OHV 1070 465
Access 
Trail or 
Doubletrack

N/A

Billy Idol Singletrack 0.9 Hike, MTB 1059 192 Blue 4

Crop Duster Singletrack 1.3 Hike, MTB 1045 115 Blue 4

Trail Network Assessment02Overview

SEE MORE ON NEXT PAGE
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Overview: Upper Hidden Valley

Trail Name Type Length (mi) Users Usership
(MTB)

Usership
(Hiking) Difficulty Trailforks 

Rating

411 Singletrack 0.4 Hike, MTB 1039 123 Blue 3

OHV-5 
(South)

Dirt/Gravel 
Road 0.1 Hike, MTB, 

OHV 960 115
Access 
Trail or 
Doubletrack

2

Upper 
Ridgeline Singletrack 0.6 Hike, MTB 760 260 Blue 3

Rocket 
Powered 
Rollerskates

Singletrack 0.1 MTB 725 153 Blue 3

OHV-1/OHV-
2 Connector Singletrack 0.4 Hike, MTB, 

OHV 713 131
Access 
Trail or 
Doubletrack

3

Space Dust Singletrack 0.4 Hike, MTB 712 88 Blue 3

Gunslinger Singletrack 0.5 Hike, MTB 657 96 Blue 4

Cougar 
Tracks Singletrack 0.5 Hike, MTB 645 310 Blue 4

Deer Tracks Singletrack 0.1 Hike, MTB 603 216 Green 3

Fistfull of 
Dollars Singletrack 0.3 MTB 475 33 Black 

Diamond 4

Mormon 
Cricket Singletrack 0.2 MTB 402 13 Black 

Diamond 4

OHV-4 Dirt/Gravel 
Road 1.7 OHV 390 226 Blue 3

Eastwood Singletrack 0.7 Hike, MTB 349 55
Access 
Trail or 
Doubletrack

4.5

OHV-2 Doubletrack 1.2 Hike, MTB, 
OHV 310 164

Access 
Trail or 
Doubletrack

3

OHV-3/OHV-
4 Connector

Dirt/Gravel 
Road 0.3 Hike, MTB, 

OHV 215 60
Access 
Trail or 
Doubletrack

N/A

Trail Network Assessment02Overview

SEE MORE ON NEXT PAGE
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Overview: Upper Hidden Valley

Trail Name Type Length (mi) Users Usership
(MTB)

Usership
(Hiking) Difficulty Trailforks 

Rating

Poon 
Panther Singletrack 0.1 MTB 128 9 Black 

Diamond 4

ATV-2 Dirt/Gravel 
Road 0.6 Hike, MTB, 

OHV 115 40
Access 
Trail or 
Doubletrack

2

Reformation 
Canyon OHV Doubletrack 0.2 Hike, MTB, 

OHV 110 35
Access 
Trail or 
Doubletrack

N/A

OHV-6 Dirt/Gravel 
Road 0.7 Hike, MTB, 

OHV 81 30
Access 
Trail or 
Doubletrack

0

The Wave Dirt/Gravel 
Road 0.5 OHV 74 73

Access 
Trail or 
Doubletrack

0

Reformation 
Canyon 
(South)

Dirt/Gravel 
Road 0.5 Hike, MTB, 

OHV 64 13
Access 
Trail or 
Doubletrack

1

Elvis Presley Singletrack 0.1 MTB 17 20 Black 
Diamond 4

Tickler Singletrack 0.1 Hike, MTB, 
OHV 7 18 Black 

Diamond 3

.22 LR Singletrack 0.2 Hike, MTB 1 1 Blue 1

Flinstone 
Option 2 Singletrack 0.09 Hike, MTB N/A N/A Black 

Diamond N/A

La Gringa Singletrack 0.5 Hike, MTB N/A N/A Blue 5

Roadrunner 
(Blue) Singletrack 0.2 Hike, MTB N/A N/A Blue 3

Hunting 
Wabbit Singletrack 0.2 Hike, MTB N/A N/A Green 0

Tower 
Defense Singletrack 0.3 Hike, MTB N/A N/A Blue 0

Flinstone Singletrack 1.0 Hike N/A N/A Black 
Diamond 5

Trail Network Assessment02Overview

SEE MORE ON NEXT PAGE
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Overview: Upper Hidden Valley

Trail Name Type Length (mi) Users Usership
(MTB)

Usership
(Hiking) Difficulty Trailforks 

Rating

Launch Pad Singletrack 0.1 OHV N/A N/A Black 
Diamond 4

Flintstone 
Advanced 
Option

Singletrack 0.1 MTB N/A N/A Double Black 
Diamond 4

Shooting 
Gallery Singletrack 0.3 MTB N/A N/A Black 

Diamond 4

Witch King Singletrack 0.3 Hike, MTB N/A N/A Black 
Diamond 0

Rock-around Singletrack 0.1 Hike, MTB N/A N/A Blue 4

Around the 
Fur Singletrack 0.2 MTB N/A N/A Double Black 

Diamond 4

Cracker Jack Singletrack 0.8 Hike, MTB N/A N/A Green 3

OHV-7 Dirt/Gravel 
Road 0.2 Hike, MTB, 

OHV N/A N/A
Access 
Trail or 
Doubletrack

0

Beggar's 
Canyon Singletrack 1.4 Hike, MTB, 

OHV N/A N/A Blue 4

Trail Network Assessment02Overview
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The Firefly region is a recently developed area located along 
the western edge of Eagle Mountain. The system includes four 
major trails totaling approximately 1.9 miles, concentrated 
within a relatively small, defined area despite the region 
encompassing 886 acres of largely undeveloped land. Trail 
design and construction quality in this area are notably 
high, reflecting more recent trail standards. Significant trail 
expansion potential exists to the west into BLM land.

Firefly is dedicated exclusively to mountain biking and has 
received high Trailforks ratings. Strava usership data is not 
available for this region.

Firefly
Trail Network Assessment02

Trail Difficulty
Access Trail or Doubletrack

Green

Blue

Black Diamond

Double Black Diamond

Other

Trail Region Access
Trail Head

Trail Access

Parking Area

Overview: Firefly

Trail Name Type Length (mi) Users Usership
(MTB)

Usership
(Hiking) Difficulty Trailforks 

Rating

Fireball Singletrack 0.4 MTB N/A N/A Black 
Diamond 4

Super Fly Singletrack 0.4 MTB N/A N/A Blue 4

Firefly Singletrack 0.4 MTB N/A N/A Green 3

Fire Up Singletrack 0.5 MTB N/A N/A Green 5

Overview
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The Southern Trails region encompasses the largest land 
area within Eagle Mountain’s trail system and includes 
the southernmost portion of the City’s trail network along 
the western side of the Lake Mountains. Characterized by 
expansive, largely undeveloped landscapes, this region 
provides a more remote and dispersed trail experience with 
larger areas of forested landscape compared to other parts of 
the network. In total, the area includes 38 major trails totaling 
approximately 27.7 miles, distributed across approximately 
7,271 acres.

Southern Trails
Trail Network Assessment02

Trail Difficulty
Access Trail or Doubletrack

Green

Blue

Black Diamond

Double Black Diamond

Other

Trail Region Access
Trail Head

Trail Access

Parking Area

Overview: Southern Trails

Trail Name Type Length (mi) Users Usership
(MTB)

Usership
(Hiking) Difficulty Trailforks 

Rating

West OHV Doubletrack 1.5 Hike, MTB, 
OHV 57 54

Access 
Trail or 
Doubletrack

0

OHV-0 
(South)

Dirt/Gravel 
Road 0.6

Hike, MTB, 
Equestrian, 
OHV

55 N/A
Access 
Trail or 
Doubletrack

2

Overview

SEE MORE ON NEXT PAGE
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Trail Network Assessment02Overview

Overview: Southern Trails

Trail Name Type Length (mi) Users Usership
(MTB)

Usership
(Hiking) Difficulty Trailforks 

Rating

Ridge OHV Doubletrack 1.3 Hike, MTB, 
OHV 45 110

Access 
Trail or 
Doubletrack

N/A

Alien vs Singletrack 0.5 Hike, MTB, 
OHV 40 5 Black 

Diamond 4

Short And 
Single Singletrack 1.2

Hike, MTB, 
Equestrian, 
OHV

27 N/A Green N/A

The Great Pit 
of Karkoon Singletrack 0.4 Hike, MTB, 

Equestrian 15 N/A Green 0

Cloudsurfer Doubletrack 0.4
Hike, MTB, 
Equestrian, 
OHV

15 N/A Green 3

OHV-13 Dirt/Gravel 
Road 0.4

Hike, MTB, 
Equestrian, 
OHV

12 N/A
Access 
Trail or 
Doubletrack

0

AC/DC Singletrack 0.9 Hike, MTB, 
OHV N/A N/A Blue 3

Hillside Singletrack 0.4 Hike, MTB N/A N/A Green 4

Overwatch 
(East) Singletrack 0.1 Hike, MTB, 

OHV N/A N/A Black 
Diamond 3

Overwatch 
(West) Singletrack 1.2 Hike, MTB, 

OHV N/A N/A Black 
Diamond 4

Predator Singletrack 0.05 Hike, MTB, 
OHV N/A N/A Black 

Diamond 2

Brutality Singletrack 0.1 Hike, MTB, 
OHV N/A N/A Double Black 

Diamond 1

Cracked 
Cassette Singletrack 0.04 MTB N/A N/A Double Black 

Diamond 4

Rebel Yell Singletrack 0.04 MTB N/A N/A Double Black 
Diamond 0

ATV West Primitive 0.3 OHV N/A N/A
Access 
Trail or 
Doubletrack

0

Meadow Run Doubletrack 1.6
Hike, MTB, 
Equestrian, 
OHV

N/A N/A
Access 
Trail or 
Doubletrack

2

Access Road 
2

Access 
Trail or 
Doubletrack

0.8
Hike, MTB, 
Equestrian, 
OHV

N/A N/A
Access 
Trail or 
Doubletrack

N/A

Neverwinter Singletrack 0.4 Hike, MTB, 
OHV N/A N/A Black 

Diamond 5

SEE MORE ON NEXT PAGE
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Trail Network Assessment02Overview

Overview: Southern Trails

Trail Name Type Length (mi) Users Usership
(MTB)

Usership
(Hiking) Difficulty Trailforks 

Rating

Terminal 
Velocity Singletrack 0.2 Hike, MTB, 

OHV N/A N/A Double Black 
Diamond 0

Uncharted 
(Middle) Singletrack 0.5 Hike, MTB N/A N/A Blue N/A

Cliffside Singletrack 0.9 Hike, MTB N/A N/A Blue 4

Valley View Singletrack 0.8 Hike, MTB N/A N/A Green 4

Fair 'n 
Square Singletrack 0.4

Hike, MTB, 
Equestrian, 
OHV

N/A N/A Green 4

Flowsmith 
Upper Singletrack 0.5 Hike, MTB, 

Equestrian N/A N/A Green 0

Fins 'n 
Things Singletrack 0.1 Hike, MTB N/A N/A Blue N/A

Three Trees Singletrack 0.7 Hike, MTB N/A N/A Blue 5

Ravine Ridge Singletrack 0.6 Hike, MTB N/A N/A Blue 4

Eleator Shaft Singletrack 0.07 Hike, MTB, 
OHV N/A N/A Black 

Diamond N/A

Wildcat 
Canyon Rd

Dirt/Gravel 
Road 1.2

Hike, MTB, 
Equestrian, 
OHV

N/A N/A
Access 
Trail or 
Doubletrack

N/A

Pitbulls 
N'chickens Singletrack 0.5

Hike, MTB, 
Equestrian, 
OHV

N/A N/A Black 
Diamond 2

Requiem Singletrack 0.4 MTB N/A N/A Double Black 
Diamond 1

Gravity Well Singletrack 1.2 Hike, MTB, 
OHV N/A N/A Double Black 

Diamond 5

Wiley 
Canyon 
Access Rd

Dirt/Gravel 
Road 4.5

Hike, MTB, 
Equestrian, 
OHV

N/A N/A
Access 
Trail or 
Doubletrack

0

Ladies First Singletrack 0.1 Hike, MTB N/A N/A Double Black 
Diamond 0

Uncharted 
(Lower) Singletrack 0.6

Hike, MTB, 
Equestrian, 
OHV

N/A N/A Green 0

Cascade Singletrack 0.18 Hike, MTB, 
OHV N/A N/A Double Black 

Diamond 3
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Our team conducted a spatial analysis of all mapped trails using datasets provided 
by the City, supplemented with statewide resources including parcel data, land 
ownership records, the National Hydrography Dataset (NHD), National Landcover 
(NLCD) data and field data to identify conflicts with property ownership, planned 
development, and environmental constraints. This analysis helps ensure that future 
planning efforts focus on sustainable and permitted alignments. 

This GIS assessment included the following three components:

Landownership Conflicts
Identifies trails crossing private, state, or 
federal lands without authorization.

Development Conflicts
Identifies trails overlapping areas 
planned for future development.

*Results shown are for the top 5 trails within each region and the region average. Assessment results for all trails provided separately.

Enviornmental Conflicts
Identifies trails intersecting within 25 ft 
of a wetland or stream feature.

GIS Assessment
Trail Network Assessment02

GIS Assessment Results*

Region Trail Name
Landownership Conflicts Development 

Conflicts
Enviortnmental 
Conflict

% EMC % BLM % SITLA % Private % Impacted % Impacted

Mountain 
Ranch Bike 
Park

220 100% 0% 0% 0% 0% 0%

Middle Ridgeline 100% 0% 0% 0% 0% 0%

110 100% 0% 0% 0% 0% 0%

Juniper Black 100% 0% 0% 0% 0% 0%

Big Thunder 68% 0% 32% 0% 0% 0%

REGION AVERAGE 0% 0% 32% 0% 0% 0%

Lower Hidden 
Valley

Radio Free Europe 62% 0% 0% 38% 69% 0%

Rock-A-Billy 52% 0% 35% 13% 24% 1%

I-15 100% 0% 0% 0% 100% 0%

Creed 31% 0% 0% 69% 41% 0%

Given to Fly (Lower) 14% 0% 57% 29% 75% 0%

REGION AVERAGE 53% 3% 9% 33% 45% 1%
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GIS Assessment Results*

Region Trail Name
Landownership Conflicts Development 

Conflicts
Enviortnmental 
Conflict

% EMC % BLM % SITLA % Private % Impacted % Impacted

Upper Hidden 
Valley

Deadwood 0% 8% 13% 79% 33% 3%

Jackrabbit 0% 0% 77% 23% 78% 0%

OHV-1 21% 19% 27% 33% 50% 8%

Paintball City 0% 0% 100% 0% 100% 0%

ACME 0% 0% 100% 0% 59% 0%

REGION AVERAGE 1% 7% 64% 28% 50% 6%

Firefly

Fireball 100% 0% 0% 0% 0% 0%

Super Fly 100% 0% 0% 0% 0% 0%

Fire Up 100% 0% 0% 0% 0% 20%

Firefly 100% 0% 0% 0% 0% 0%

REGION AVERAGE 100% 0% 0% 0% 0% 5%

Southern Trails

West OHV 0% 97% 13% 0% 3% 3%

OHV-0 (South) 0% 0% 77% 100% 0% 0%

Ridge OHV 0% 66% 27% 29% 5% 8%

Alien vs 0% 0% 100% 100% 0% 0%

Short And Single 0% 41% 100% 59% 0% 0%

REGION AVERAGE 0% 27% 64% 9% 0% 16%

ALL CITY AVERAGE 24% 11% 44% 21% 30% 7%

Trail Network Assessment02Overview
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The assessment identifies which trail segments fall on Eagle 
Mountain City–owned land versus other ownership types, 
including state, federal, and private parcels. This analysis is 
critical because the City can only formally manage, maintain, 
and invest in trails that it owns or for which it has a legal 
agreement. Trails located on land without City ownership or an 
agreement are likely to be unsanctioned, creating contention 
with landowners, and potentially unsafe trail conditions, 
ultimately making them vulnerable to closure,  and future 
land use changes. The intended outcome of this assessment 
is to clearly distinguish trails that are ready for near-term 
improvement from those that require long-term coordination, 
agreements, or potential realignment.

Landownership Conflicts
Trail Network Assessment02

Ownership Categories:

•	 Eagle Mountain City (EMC)  
Trails on city-owned land represent the lowest risk and 
highest opportunity. The City already has full authority to 
manage, maintain, sign, and improve these facilities.

•	 School and Institutional Trust Lands Administration (SITLA)  
SITLA manages state trust lands to generate revenue for 
public education. They are incentivized to seek the highest 
and best financial return over time, meaning this land is 
highly vulnerable to development if the conditions (like 
slope) support it. Trails are allowed only through formal 
agreement or lease. Trails on SITLA land without agreements 
are considered unauthorized and are at risk of closure or 
relocation if conflicts arise.

•	 Bureau of Land Management (BLM) 
BLM lands are federally managed and may allow recreation, 
but trails typically require planning approval, environmental 
review, and ongoing coordination. Trails without BLM 
authorization are not formally recognized and may not be 
sustainable long term. 

•	 Private Property  
Trails on private land are the most problematic from 
a management perspective. These trails are typically 
unsanctioned, expose the City to risk, and cannot be formally 
maintained or improved without an easement, purchase, or 
other legal agreement.

Key Findings:

Landownership is highly fragmented across the trail network. 
On average, 44% of trail miles are located on SITLA land, 24% 
on Eagle Mountain City property, 21% on private property, and 
11% on BLM land.

While nearly one-quarter of trail miles are on City-owned 
land, a substantial majority rely on lands that require formal 
agreements or additional coordination to remain viable.
Within the City boundary, only 12% (4.73 miles) of trails on 
SITLA land have executed agreements, while 88% (34.16 
miles) do not. An additional 7.31 miles of trail outside the City 
boundary also have an agreement with the city.

Regional breakdowns reveal significant variation in 
landownership risk.

Mountain Ranch Bike Park  

92% of trail miles are on Eagle Mountain City property, and 9 of 
the 11 major trails are entirely City-owned. The remaining two 
trails (Big Thunder and Rocky Balboa) include SITLA segments 
but currently lack agreements.

Firefly  

All 4 major trails in this region are entirely on private property, 
with the developer planning to deed the trails to EMC for long-
term management. As a result, Fire Fly is well-positioned for 
investment.

Lower Hidden Valley 

Ownership is more mixed, with 53% of trail miles on City 
property, 35% on private land, 9% on SITLA, and 3% on BLM. 
This region has the highest percentage of trail miles on private 
property. Of the 34 major trails, 12 are entirely on City land 
while 4 are entirely on private parcels.

Upper Hidden Valley 
64% of trail miles are on SITLA land, 28% on private property, 
7% on BLM, and just 1% on City property. Among the 55 major 
trails, 23 are entirely on SITLA land, 6 entirely on private land, 
and 3 entirely on BLM land. 

Southern Trails 
64% are on SITLA land, 27% on BLM land, and 9% on private 
property. No trail miles in this region are on city-owned land. Of 
the 38 major trails, 17 are entirely on SITLA land, 6 entirely on 
BLM land, and 1 entirely on private land.

GIS Assessment
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Trail Length by Landowner Citywide*
Landowner % Miles
SITLA 44% 38.82
Eagle Mountain City 24% 21.17
Private 21% 18.53
BLM 11% 18.53

SITLA Agreements
Type # of major trails Major trail names

Trails with full agreements 7

•	 ATV-2
•	 OHV-3
•	 OHV-4
•	 OHV-5 (North)
•	 Paintball City
•	 Access Road 2
•	 OHV-0(South)

Trails with partial agreements 3
•	 OHV-2
•	 OHV-1
•	 Uncharted Lower

Trails that need agreements 72 See database

Trail Network Assessment02

Dominant Landowner
Private
SITLA
EMC
BLM

*Dominant land ownership was calculated by summing the total length of each trail segment within 
each land ownership type it crosses. The land ownership type containing the greatest portion of the 
segment is shown. Landownership data was acquired from the UGRC’s Utah Parcels database.

Landownership Trail Conflicts

GIS Assessment
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Recommendations:

•	 Prioritize EMC-owned trails 
Identify and prioritize trails that are 80% or more on Eagle 
Mountain City property. These trails are primarily located 
within Mountain Ranch Bike Park, Firefly, and portions 
of Lower Hidden Valley. For short segments on other 
ownerships, pursue targeted solutions such as easements, 
agreements, or minor realignments.

•	 Formalize trails on SITLA land 
Pursue formal agreements with SITLA for priority trails 
located on SITLA land. Focus on high-use routes, regionally 
significant trails, or clusters where a single agreement could 
cover multiple segments. Trails without agreements should 
not receive City investment and may require rerouting or 
closure.

•	 Coordinate authorization on BLM land 
Coordinate with BLM to identify trails eligible for 
authorization through future planning or amendment 
processes. Focus on high-use routes, regionally significant 
trails, or clusters where a single agreement could cover 
multiple segments. Trails that cannot be authorized should 
be considered for rerouting or closure.

•	 Evaluate trails on private property 
Evaluate trails on private land for opportunities such as 
large parcels under single ownership, areas unlikely to be 
developed, or trails with a long history of public use that 
may be suitable for easements or acquisition. Trails without 
agreements should not receive City investment and may 
require rerouting or closure.

GIS Assessment Trail Network Assessment02
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This section evaluates how existing trail alignments 
intersect with planned development areas identified with 
the  Hidden Valley Master Development Agreement (MDA) 
and proposed Mid Valley Road alignment. Since both plans 
have been approved by the city, trails that fall within these 
areas are expected to be displaced as development occurs.

To conduct this assessment, the Hidden Valley MDA 
boundaries and the Mid Valley Road alignment were 
digitized and overlaid with mapped trail alignments in. Trail 
segments located within planned development areas of 
the MDA or intersecting with the Mid Valley Road alignment 
(including associated grading impacts) were identified as 
being in conflict. 

The Hidden Valley MDA includes designated open space 
areas and a planned trail corridor through the center of 
the development. This presents a critical opportunity to 
preserve key connections and integrate select trails into the 
future neighborhoods. Trails outside these open space areas 
are assumed to be removed or rendered unusable over time 
if no action is taken.

This assessment is intended to help the City anticipate 
where trail mileage will be lost, identify high-priority 
trails at risk, and plan future realignments in advance of 
development.

Development Conflicts
Trail Network Assessment02

Key Findings:

Lower Hidden Valley  
45% of total trail miles impacted by development. Among the 
34 major trails, 10 trails are significantly impacted (over 90%), 
including high-priority trails like I-15, RickRoll, and Lower 
Nirvana. An additional 5 major trails are majority impacted 
(50-90%).

Upper Hidden Valley  
50% of total trail miles impacted by development. Among the 
55 major trails, 18 trails are significantly impacted (over 90%), 
including high-prioritytrails like Paintball City, Bugs Bunny, 
Crop Duster, Road Runner (Green) and OHB-3. An additional 12 
major trails are majority impacted (50-90%).

GIS Assessment

*one of the top 5 trails by Strava ridership within each region

Major Trails with Development Conflicts

Lower Hidden Valley Upper Hidden Valley

Significant Impact
(0ver 90%) Majority Impact (50-90%) Significant Impact 

(0ver 90%) Majority Impact (50-90%)

•	 I-15*
•	 RickRoll
•	 Huey and Louie
•	 Love 2
•	 Erasure
•	 HateU
•	 Janky Doodle
•	 Tears for Fears
•	 Valley Floor OHV
•	 Lower Nirvana

•	 Given to Fly (Lower)*
•	 OHV Up
•	 Radio Free Europe*
•	 Britney Spears
•	 Captain Ahab

•	 Paintball City*
•	 Bugs Bunny
•	 Crop Duster
•	 Rocket Powered 

Rollerskates
•	 OHV-1/OHV-2 Connector
•	 Space Dust
•	 Deer Tracks
•	 OHV-3/OHV-4 Connector
•	 Flintstone Option 2
•	 La Gringa
•	 Roadrunner (Blue)
•	 Hunting Wabbit
•	 Beggar’s Canyon
•	 Road Runner (Green)
•	 OHV-3
•	 OHV-2
•	 Tower Defense
•	 The Wave

•	 HV-4
•	 Cracker Jack
•	 Jackrabbit*
•	 Wile E. Coyote
•	 Flinstone
•	 Backspacer
•	 ATV-2
•	 ACME*
•	 Gunslinger
•	 Launch Pad
•	 Billy Idol
•	 OHV-1*
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Development Plans
HV Planned Roads
Developed Area
Mid Valley Road

Development Conflict Zones

GIS Assessment Trail Network Assessment02
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Recommendations:

•	 Preserve or realign high-priority trails 
For trails with high ridership or network significance, work 
with developers and landowners to preserve routes or 
implement minor realignments where feasible.

•	 Preserve city-owned trails within Lower Hidden Valley 
Work with developers to preserve the trail system directly 
southwest of Hidden Hollow Trailhead. This area presents 
a unique opportunity to retain a compact, high-quality 
downhill trail system on an Eagle Mountain City parcel, 
despite being marked for development.

Trail Network Assessment02

Native Open Space
Park
Park / Open Space

Regional Trail Corridor
Trail Corridor
Conflicting Trails

Trail Intersections with MDA Planned Open Space

Open Space Type

GIS Assessment

•	 Plan connections within the Hidden Hollow trail corridor  
Ensure the central trail corridor within the Hidden Valley MDA 
functions as a spine for the city trail network. Provide well-
planned connections to neighborhoods and trail continuity 
throughout the corridor..

•	 Plan crossings on Mid Valley Road 
Coordinate on mid Valley Road design to ensure grade-
separated trail crossings are provided for high-priority trails 
like Paintball City, Crop Duster and/or OHV-3 (only pursue 
this option if these trails will be preserved during Upper 
Hidden Valley development). Assume $3–$6 million per 
overpass and $4–$8 million per underpass.
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This section identifies trail segments that intersect within 
25 feet of washes or canyons that carry water during 
storm events. These areas are generally unsuitable for 
trail development or long-term use due to erosion risk, 
soil instability, vegetation disturbance, and potential 
impacts to water quality.

While environmental conflicts do not always require 
immediate trail closure, unmanaged impacts can 
worsen over time leading to accelerated erosion and 
maintenance challenges. Identifying these conflicts 
allows the City to distinguish between trails that can be 
sustained with minimal intervention and those that may 
require design changes, mitigation measures, or, in some 
cases, removal.

Environmental Conflicts
Trail Network Assessment02

Key Findings:

Among the 142 major trails citywide, 92 have no identified 
environmental conflicts, indicating that the majority of the 
network avoids sensitive areas.

Mountain Ranch Bike Park  
No conflicts identified.

Firefly 
Only one trail (Fire Up) shows environmental impacts, with 
about 20% of its length affected. The remaining 3 trails have no 
conflicts.

Lower Hidden Valley 
Only 6 of 34 major trails intersect wetland or stream buffers, 
and all affected trails have less than 10% of their length 
impacted.

*One of the top 5 trails by Strava ridership within each region

Major Trails with Environmental Conflicts Over 40%

Mountain Ranch Bike Park Fire Fly
Lower 
Hidden 
Valley

Upper Hidden Valley Southern Trails

None None None •	 Crop Duster
•	 Reformation Canyon 

(South)
•	 Fistfull of Dollars
•	 Beggar’s Canyon

•	 Gravity Well
•	 Wiley Canyon Access Rd
•	 OHV-0 (South)*
•	 Ladies First
•	 Uncharted (Lower)
•	 Cascade

Upper Hidden Valley 
18 of the 55 major trails are impacted, although most impacts 
are under 20%. Notable exceptions include Crop Duster (40% 
impacted), Reformation Canyon (45%), A Fistful of Dollars 
(78%), and Beggar’s Canyon (95%).

Southern Trails 
This region has the highest concentration of environmental 
conflicts. 25 of 38 major trails intersect wash or canyon buffers, 
though only 9 trails exceed 20% impact. Several trails show 
substantial overlap, including Gravity Well (50%), Wiley Canyon 
Access Rd (51%), OHV-0 (51%), Ladies First (73%), Uncharted 
(79%), and Cascade (99%).

GIS Assessment



43 Eagle Mountain: Off-Street Trails Master Plan

Trail Network Assessment02

Landcover Type
Evergreen Forest
Mixed Forest
Shrub/Scrub

Water Feature
Stream
Wetland

Slope
Above 20°Grassland

Pasture
Crops

Land cover data: 2024 NLCD. Hydrography: National Hydrography Dataset (NHD), USGS in partnership 
with UGRC. Slope: derived from 0.5-meter DEMs provided by UGRC.

Environmental Conflicts

Recommendations:

•	 Remediate where impacts are limited 
For trails with minor overlap (under 40%), use design 
and maintenance strategies such as improved drainage, 
armoring, elevated tread, or rerouting short segments to 
reduce impacts while maintaining trail continuity. Prioritize 
routes that also have high ridership or network significance.

•	 Consider closure where impacts are extensive 
For trails with substantial overlap (over 40%), evaluate 
closure or full realignment as a long-term solution.

•	 Integrate environmental screening into future trail planning 
Incorporate environmental conflict data when planning trail 
realignments or new trails to avoid future conflicts.

GIS Assessment
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Grades too steep or improperly built.

Trail Network Assessment02

Our team conducted a field assessment of the 87 miles of trails 
within Eagle Mountain. This assessment took place over four 
days in July and August 2025, and included both mountain 
biking and trail running to provide a firsthand perspective of 
the network.

Field Assessment
Trail Network Assessment02

During this assessment, we used ArcGIS Survey123 to map, 
categorize, and photograph trail conditions and issues. Those 
issue categories are described below.

Signage#01 Missing, unclear, or damaged signs.

Erosion#02 Tread erosion or surface instability.

Definition#03 Poorly defined or confusing alignment.

Slope#04

Width#05 Tread too narrow for intended difficulty.

Hazards#06 Obstacles or unsafe conditions.

Social
Trails

#07 Informal or unauthorized trails.
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Field Assessment Results*

Region Trail Name Signage Erosion Definition Slope Width Hazards Social
Trails

Mountain Ranch 
Bike Park

Middle 
Ridgeline 1

110 1

Juniper Black 2

Big Thunder 2

Eastern 
Ridgeline 1 1 1 1

Rocky Balboa 1 1

Lower Hidden 
Valley

Rock-A-Billy 2 1

Creed 1

Lower Nirvana 1

Upper Nirvana 1

Connector 1 1

Field Assessment

Field Assessment Results

Field Assesment
Definition Erosion Signage Hazard Unsanctioned Width

SEE MORE ON NEXT PAGE

Trail Network Assessment02
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Trail Network Assessment02Field Assessment

Field Assessment Results*

Region Trail Name Signage Erosion Definition Slope Width Hazards Social
Trails

Lower Hidden 
Valley

Downward 
Spiral 1

Given to Fly 1 2

Glenmar OHV 1

OHV-0 1

Britney Spears 1 1 1

Janky Doodle 1

Blackbird 2 1

Upper Hidden 
Valley

Deadwood 1 1

Jackrabbit 1

OHV-1 1 1

OHV-3 1 1

Wile E. Coyote 1

Road Runner 
(Green) 1

Cow Tracks 2

Treadstone 1 1 1 1

Supersonic 1 1

Bugs Bunny 1 1

Backspacer 2

OHV-5 (North) 1

Billy Idol 1 1 1

Crop Duster 1

411 1

Upper 
Ridgeline 1

Gunslinger 1

Cougar Tracks 1 1 1 1

Mormon 
Cricket 1

OHV-4
Eastwood 1 1

OHV-2 1

Elvis Presley 1

.22 LR 1

La Gringa 1 1 1

Roadrunner 
(Blue) 1 1

Flinstone 1 2

Launch Pad 1

Cracker Jack 1

OHV-7 1

*Results shown reflect conditions on major trails only. Mapped points with labels correspond 
to these major trails. Unlabeled points represent observations on minor or informal trail.
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Trail Network Assessment02

Signage and wayfinding encompasses all visual 
communication elements that guide, inform, and orient trail 
users. Trail system signage includes trail markers, directional 
and distance signs, difficulty ratings, caution signs, and 
trailhead kiosks. Together, these elements help users navigate 
the trail system, identify routes and difficulty levels, reinforce 
environmental stewardship, promote safety, and encourage 
proper trail etiquette.

This assessment identified 39 locations with signage issues 
shown on the map below. While these issues limit clarity 
and user confidence, the network’s layout is well suited for 
implementing standardized signage that would improve safety, 
navigation, and overall trail experience.

Signage

Challenges:

•	 Missing Directional Signs 
Many intersections, crossings, and key decision points lack 
signs, leading to confusion and safety concerns.

•	 Missing Difficulty Signs 
Several black or double black diamond trails lack difficulty 
signs

•	 Inconsistent Style 
Existing signage varies widely in design, materials, and 
placement, preventing a cohesive visual identity.

•	 Insufficient Trailhead Info 
Many trailheads lack maps, etiquette guidance, and other 
helpful information commonly found at trailheads.

#01
Field Assessment

Labeled points correspond to major trails included in this analysis.  
Unlabeled points represent observations on minor or informal trails.
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Recommendations*:

•	 Adopt Sign Standards 
Adopt a unified signage palette, hierarchy, and placement 
standards for markers, directional signs, warning signs, and 
trailheads.

•	 Install Wayfinding Signs 
Install signs at all intersections, conflict points, and at 
entrances to black or double black diamond trails.

ObjID 46, Juniper: Trails merge with no 
indication of trail direction. 

ObjID 11, Rock-A-Billy: 
Intersection with no signage.

ObjID 39, Water Tank Road: Entrance 
to trail unmarked and unclear.

ObjID 68, Backspace: Road crossing 
with no signage.

ObjID 46, Juniper: Trails merge with 
no indication  

ObjID 75, OHV-2: Blind trail entry at 
ATV/MTB intersection.

Existing Signs

Missing Direction Signs or Intersection Signs

•	 Install Trailhead Kiosks 
Provide trailhead kiosks with maps, etiquette messages, 
emergency information, and other helpful tips for trail users.

•	 Update Digital Maps 
Ensure online maps (Trailforks, All Trails) are accurate and 
updated.

Trail Network Assessment02

*See Chapter 4 for full signage recommendations and designs.

SIGNAGE#01 Field Assessment
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Trail Network Assessment02

Missing Difficulty Signs

Poor Sign Quality

ObjID 22, Flintstone: No signage to notify riders they are 
approaching a double black diamond trail.

ObjID 83, Eastwood: Faded, unreadable, broken signage.

ObjID 89, Shooting Gallery: No signage to notify riders they 
are entering a double black diamond trail.

ObjID 9, Rock-A-Billy: Sign difficult to read, although cool 
design and fits the Eagle Mountain brand.

SIGNAGE#01 Field Assessment
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Trail Network Assessment02Erosion#02

Trail erosion refers to the gradual displacement of soil caused 
by water, wind, and repeated use particularly on slopes, 
corners, and high traffic segments. Without proper design and 
maintenance, trail features such as climbs, descents, berms 
and drainage elements can break down over time. This leads 
to widening tread, loss of shape, undesired exposed roots or 
rocks, or degraded riding quality. 

Erosion reduces the sustainability of the trail system by 
increasing maintenance needs, diminishing the intended 
flow and technical character of the trail, and creating safety 
issues for riders. In Eagle Mountain’s arid and sloped terrain, 
unmanaged erosion accelerates trail deterioration and 
undermines the long-term functionality of the network. 

This assessment identified 17 locations with erosion issues 
shown on the map below. 

Challenges:

•	 Surface Instability 
Several trails show visible erosion, loose soil, and degraded 
tread requiring repair and stabilization.

•	 Insufficient Drainage 
Steep and narrow segments often lack grade reversals or 
drainage features, allowing water to run directly down the 
trail, creating ruts and widening the tread.

•	 Eroding Switchbacks 
Many switchbacks exhibit erosion on the outside edge, 
worsened by riders cutting corners and bypassing the 
intended route.

•	 Degraded Berms 
Berms are often peeling away or losing structure, particularly 
on downhill and high speed corners. 

Field Assessment

Labeled points correspond to major trails included in this analysis.  
Unlabeled points represent observations on minor or informal trails.
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EROSION#02

Trail Network Assessment02

Recommendations:

•	 Rebuild Eroded Tread 
Restore damaged segments. Reinforce problem areas with 
rocks or pavers.

•	 Install Drainage Features 
Add grade reversals, knicks, and outslope adjustments at 
locations with insufficient drainage.

•	 Reinforce Switchbacks 
Reconstruct switchbacks with proper design to discourage 
shortcutting across corners.

ObID 15, Bugs Bunny: Outspread on the uphill side of Switch 
back heading down Hill. Berm is peeling away.

ObjID 19, Bugs Bunny: Riders short cutting the switchback.

ObjID 16, Rocket Powered Roller Skates: Switch Back is 
eroding on the outside.

ObjID 60, Cougar Tracks: Dirt is super soft on the 
outside of turn. 

Field Assessment
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Trail Network Assessment02Definition

Trail definition refers to the clarity and distinctness of the trail 
corridor - how easily riders can identify the intended path, 
understand its boundaries, and follow the intended flow. A well 
defined trail network helps the user stay on the designated 
route and reduce the creation of unintended lines or 
shortcuts. In turn, this will protect the surrounding landscape, 

create a clear riding experience, and preserve the long term 
sustainability and trail character. 

This assessment identified 12 locations with definition issues 
shown on the map below.

Challenges:

•	 Poor Definition 
Many segments are not well delineated, causing riders to lose 
the intended path or unintentionally create new lines. This is 
often in rocky or open terrain where the route fades, splits, or 
lacks a clear point of reentry.

•	 Offshoots and Social Lines 
Several trails include unofficial offshoots or social lines that 
make the primary route unclear.

•	 Overgrown or Narrow Tread 
Vegetation encroachment and uneven tread make the trail 
difficult to follow.

•	 Unclear Trail Entrances 
Several trail entrances are unmarked or visually unclear, 
making it difficult for riders to identify where the trail begins.  

#03
Field Assessment

Labeled points correspond to major trails included in this analysis.  
Unlabeled points represent observations on minor or informal trails.
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Trail Network Assessment02

DEFINITION#03

Recommendations:

•	 Define Corridor Edges 
Use corridor clearing, edge treatments, guide posts, and 
natural features to clarify intended paths and reduce line 
drifting.

•	 Close Offshoots and Social Trails 
Remove and revegetate offshoots and social trails, 
reinforcing the primary route.

•	 Mark Trail Entrances 
Install clear wayfinding at trail entry points to help riders 
identify official routes.

ObjID 96, Downward Spiral: Overgrown 
vegetation narrowing the width of trail. 

ObjID 82, Unknown:  Trail is hard to 
follow.

ObjID 72, Mormon Cricket: Trail 
disappears into an open space. 

ObjID 39, Water Tank Road: Entrance 
to trail unmarked and unclear. 

ObjID 42, Rocky Balboa: Entrance to 
trail unclear

ObjID 80, 22 LR Trail: Trail is poorly 
maintained causing an unclear route.

Field Assessment
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Trail Network Assessment02Slope#04

Slope refers to the steepness of the trail and plays a critical 
role in determining rideability and safety. Well-designed 
grades help maintain smooth flow, control rider speed, and 
shed water effectively so the trail surface stays stable. When 
slopes become too steep without proper rideout, trails can 
lose stability, encourage braking and skidding, and require 
significantly more maintenance.

Sustainable trail design generally aims for an average grade of 
8% or less, with short segments (up to 100 ft)  reaching up to 
10% when properly constructed. More advanced difficulty trails 
may include short segments approaching 20% grade. 

This assessment identified 8 locations with slope issues shown 
on the map below.

Challenges:

•	 Excessively Steep Segments 
Some trails contain grades that exceed sustainable 
guidelines, reducing rideability and increasing maintenance 
demands.

•	 Improper Slope Design 
Steep sections often lack proper benching, outsloping, and 
drainage features, causing water to run directly down the 
trail.

Field Assessment

Labeled points correspond to major trails included in this analysis.  
Unlabeled points represent observations on minor or informal trails.
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SLOPE#04

Trail Network Assessment02

Recommendations:

•	 Reroute Steep Segments 
Where feasible, adjust trail alignments to remove excessively 
steep sections.

•	 Harden Unavoidable Steep Segments 
Apply rock armoring, pavers, or soil stabilizers on steep 
segments that can’t be rerouted.

•	 Add Drainage Features 
Incorporate frequent grade reversals or knicks to prevent 
water from channeling directly down steep segments.

•	 Match Slope to Difficulty 
Adjust trail grades so that slope and technical character align 
with the intended trail difficulty.

ObjID 6, Connector: Slope exceeds 10% 
for over 100 feet. Slope does not match 
difficulty. 

ObjID 89, Shooting Gallery: Slope 
exceeds maximum

ObjID 25, Flintstone: Switchback Slope 
is too steep

ObjID 71, Mormon Cricket: Trail too 
steep and overgrown

ObjID 86, Eastwood: Slope exceeds 
max recommendation.

Field Assessment
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Trail Network Assessment02Width#05

Trail width refers to the horizontal space available for riders 
to safely travel along the designated tread. Similar to slope, 
this is an important factor in determining whether a trail 
matches its intended difficulty rating. Appropriate width helps 
ensure predictable riding conditions, allows enough room to 
maneuver technical sections, and reduces unintended line 
creation. 

When a trail is too narrow for its difficulty level, riders may 
be forced off the intended tread, increasing safety risk and 
contributing to trail edge breakdown, widening over time, and 
deterioration of the natural landscape.  Trail widths must be 
designed and maintained to match the expected skill level, 
riding speed, and surrounding terrain. 

This assessment identified 7 locations with width issues shown 
on the map below.

Challenges:

•	 Undersized Tread 
Several trail segments are narrower than recommended for 
their designated difficulty level.

•	 Vegetation Encroachment 
Some trails have vegetation encroaching onto the trail, 
further narrowing the usable tread.

Field Assessment

Labeled points correspond to major trails included in this analysis.  
Unlabeled points represent observations on minor or informal trails.
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WIDTH#05

Trail Network Assessment02

Recommendations:

•	 Restore and Stabilize Edges 
Repair trail segments that are too narrow, ensure a 
consistent and appropriate trail width.

•	 Remove Encroaching Vegetation 
Cut back overgrown vegetation that narrows the usable 
tread.

•	 Prevent Future Narrowing 
Use corridor framing techniques such as placing rocks or logs 
along the trail edge or reinforcing the backslope to prevent 
the tread from collapsing inward over time.

•	 Match Width to Difficulty 
Adjust trail widths as needed to better align with intended 
trail difficulty.

ObjID 28, 22 LR Trail:  Trail is too narrow and 
difficult to follow.

ObjID 63, Treadstone: Trail narrows and is overgrown. 

ObjID 54, Supersonic: Trail is narrower than 2 feet. 

ObjID 82, Unknown: Trail is hard to follow.

Field Assessment
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Trail Network Assessment02Hazards#06

Trail hazards are unintended obstacles, conditions, or 
deteriorated features that compromise rider safety or obstruct 
the intended flow of the trail. In general, a hazard is anything 
that forces riders to unexpectedly change speed or direction 
where it was not intended, limits visibility, creates a collision 
risk, or undermines the trial’s difficulty level. 

Hazards in Eagle Mountain are primarily man-made elements 
such as fire pits, fences, discarded materials, and other debris 
that block or narrow the trial corridor. Broken or poorly 
maintained trail features include damaged jumps, collapsed 
berms, and damaged wooden features. 

This assessment identified 6 locations with hazards shown on 
the map below.

Challenges:

•	 Damaged Trail Features 
Broken or deteriorated jumps, berms, wooden features, and 
landings compromise safety and undermine the intended 
flow and difficulty.

•	 Man-Made Obstructions 
Fire pits, fences, discarded materials, and other debris block 
the trail corridor or force riders off the intended line. 

Field Assessment

Labeled points correspond to major trails included in this analysis.  
Unlabeled points represent observations on minor or informal trails.
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Trail Network Assessment02

HAZARDS#06

Recommendations:

•	 Repair or Replace Damaged Features 
Rebuild or remove deteriorated jumps, berms, and wooden 
structures.

•	 Remove Obstructions 
Clear fire pits, debris, and other materials that block trail 
segments.

•	 Prevent Hazard Recurrence 
Reduce future obstructions by clearly defining trail corridors, 
reinforcing rules against building unauthorized structures, 
and maintaining a consistent schedule for inspecting and 
repairing trail features.

ObjID 18, Bugs Bunny: Campfire 
built on the trail.

ObjID 40, Water Tank Road: Firepits on 
the trail.

ObjID 27, Flintstone: Trail hops over 
a fence.

ObjID 45, Juniper Connector:  While 
not on the main trail, this bridge is a 
major safety concern and if it is not 
repaired, it should be removed.

ObjID 37, Big Thunder: Bridge with 
missing planks. 

ObjID 47, Juniper: Feature with 
missing planks. 

Field Assessment
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Trail Network Assessment02Social Trails#07

Social Trails are informal trail segments, offshoots, or skidder 
lines that are not part of the official trail system. These routes 
often develop through repeated shortcutting or unauthorized 
construction. While some unsanctioned lines may offer 
desirable connections or features, many contribute to erosion, 
habitat fragmentation, confusing navigation, or conflicts with 
land ownership.

This assessment identified 12 locations with unsanctioned 
trails shown on the map below.

Challenges:

•	 Unsanctioned Trails 
Social lines and offshoots make it difficult for riders to 
identify the primary route, weakening trail definition and 
degrading user flow.

Field Assessment

Labeled points correspond to major trails included in this analysis.  
Unlabeled points represent observations on minor or informal trails.
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SOCIAL TRAILS#07

Trail Network Assessment02

Recommendations:

•	 Evaluate Offshoots for Potential Adoption 
 Determine whether unsanctioned routes fill a legitimate 
need (connectivity, flow, user interest) and, if so, redesign 
and rebuild them to sustainable standards.

•	 Add Wayfinding Signs 
Provide trail maps and clear signage where needed to 
prevent unsanctioned lines from redeveloping.

•	 Remove Unnecessary Routes 
Close and rehabilitate informal routes that duplicate existing 
trails, create erosion or safety issues, or conflict with land 
ownership constraints.

ObjID 13, Rockabilly: New trail offshoot that’s not 
in the trail system.

ObjID 59, Cougar Tracks: Trail is peeling away, skidded trail 
cuts off to the left.

ObjID 23, Flintstone: Offshoot trail that is not 
blocked off.

ObjID 92, Creed: Unmarked side trail.

Field Assessment
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Assessment Category Actions

GIS Assessment

Land Ownership Conflicts

•	 Prioritize EMC-owned trails
•	 Formalize trails on SITLA land
•	 Coordinate authorization on BLM land
•	 Evaluate trails on private property

Development Conflicts

•	 Preserve or realign high-priority trails
•	 Preserve city-owned trails within Lower Hidden Valley
•	 Plan connections within the Hidden Hollow trail corridor
•	 Plan crossings on Mid Valley Road

Environmental Conflicts
•	 Remediate where impacts are limited
•	 Consider closure where impacts are extensive
•	 Integrate environmental screening into future trail planning

Field Assessment

Signage

•	 Adopt sign standards
•	 Install wayfinding signs
•	 Install trailhead kiosks
•	 Update digital maps

Erosion
•	 Rebuild eroded tread
•	 Install drainage features
•	 Reinforce switchbacks

Trail Definition
•	 Define corridor edges
•	 Close offshoots and social trails
•	 Mark trail entrances

Slope

•	 Adopt sign standards
•	 Install wayfinding signs
•	 Install trailhead kiosks
•	 Update digital maps

Width
•	 Rebuild eroded tread
•	 Install drainage features
•	 Reinforce switchbacks

Hazards
•	 Define corridor edges
•	 Close offshoots and social trails
•	 Mark trail entrances

Social Trails
•	 Evaluate offshoots for potential adoption
•	 Remove unnecessary routes
•	 Add wayfinding signs

Trail Network Assessment02
Recommendations Summary

Trail Network Assessment02
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Mountain Ranch 
Bike Park03

CHAPTER
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Prepared by 
Shapeshift Terrain Parks
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The Mountain Ranch Bike Park (also referred to as Eagle 
Mountain Bike Park) is a 55-acre public riding area that 
provides the most developed mountain biking trails and a skill 
development area. 

Due to its central location and unique topography, the bike 
park is envisioned as a regional hub for mountain biking, 
offering a multi-faceted riding experience suitable for a wide 
range of skill levels. Over time, however, the facilities have 

Overview
Mountain Ranch Bike Park03

shown significant wear. Much of the site now reflects deferred 
maintenance and visible deterioration, underscoring the need 
for a comprehensive assessment and plan to restore the park 
to a safe, functional, and well-organized standard. 

An inspection of the park was conducted by Shapeshift 
Terrain Parks (STP), a professional trail-building and bike park 
development company with extensive experience across Utah 
and the Mountain West. 

The proposed design modernizes the existing layout with clear 
trail directionality, sustainable surfacing, and improved user 
access. The park will retain its core character—highlighting 
mountain bike style jumps, downhill trails, and technical 
features—while integrating modern flow-based design 
principles and improved amenities.



65 Eagle Mountain: Off-Street Trails Master Plan

The 55-acre park provides roughly 425 feet of vertical relief 
and diverse terrain, ideal for a broad spectrum of trail types. 
Existing flagship routes such as 220 and Juniper can be 
preserved and upgraded to honor the park’s original design 
while also elevating its usability. With purposeful planning, 
professional construction, and clear organization, this area 
can evolve into a bike park that stands out in Utah’s growing 
mountain biking scene. 

Park Layout
Mountain Ranch Bike Park03

At present, the overall organization of trails offers limited 
guidance and difficult access. A few user-maintained routes 
exist, some with rider-built structures, but only a handful 
of those features remain safe or functional. Most trails and 
structures are now in disrepair. Critically, there is no dedicated 
uphill trail to provide consistent access to the top of the park, 
making the layout fragmented and difficult to navigate. 

Bike Park Access (Multi-use)
Climbing Trail
Green
Blue
Black Diamond
Existing

Trail Head Hub

Redesign Concept

Trail Type Difficulty

Bike Park Features
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Mountain Ranch Bike Park03

Existing Layout Challenges

•	 Lack of clear trail purpose and progression 
The current network consists of numerous overlapping and 
informal routes that create a “spider-web” pattern, with no 
clear organization or progression from beginner to advanced 
difficulty.

•	 Mismatch between posted and actual difficulty 
Several trails are signed or perceived as a certain difficulty 
but do not align with their on-the-ground riding experience, 
creating confusion and potential safety concerns.

•	 Limited and indirect access to upper elevations 
There is no purpose-built trail providing reliable access to 
the top of the park. The Upper Ridgeline Trail is the primary 
route but extends outside park boundaries onto SITLA land, 
while the only alternative is a utility access road.

•	 Poor wayfinding and system legibility 
Existing maps are outdated, and signage is either missing 
or unreadable, making navigation difficult and limiting the 
usability of the system for new or visiting riders.

•	 Use concentrated on a small number of trails 
Trails such as 101, 202, and Juniper receive the majority of 
use and may be the only clearly marked routes, leading to 
overuse while other trails remain underutilized or confusing.

Revised Layout Benefits

•	 Organized, purpose-driven trail system 
Replaces the existing spider-web of trails with a clear, 
intentional network where each trail has a defined role 
within the overall system.

•	 Clear difficulty progression 
Establishes an intuitive progression from beginner to 
advanced riding, improving safety, user confidence, and 
overall experience.

•	 Dedicated uphill access and user separation 
Provides a designated multi-use uphill trail to the top of the 
park, separating climbing and downhill travel and reducing 
conflicts between users.

•	 Improved trail flow and connectivity 
Downhill trails are intentionally routed to flow toward 
the base of the park and reconnect with a single uphill 
access trail, creating a more cohesive and efficient riding 
experience.

•	 Preservation and improvement of key trails 
Retains and rehabilitates flagship routes such as Big 
Thunder–220 and Juniper, maintaining community favorites 
while improving sustainability and ride quality.

•	 Reduced off-site impacts 
Consolidates trail access within park boundaries, minimizing 
unauthorized use of SITLA and utility properties. Future 
planning can more intentionally address how SITLA’s existing 
and potential routes integrate with the park’s long-term 
vision.

•	 Improved wayfinding and system legibility 
Introduces a simplified trail hierarchy supported by updated 
maps and consistent, readable signage, making the park 
easier to navigate for all users.

Existing Layout Challenges

Park Layout
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Mountain Ranch Bike Park03

Multi-Use Trails (YELLOW) 
Designed for two-directional travel by a range of 
users. Trails should be machine-built, a minimum of 
4 feet wide, and generally maintain an overall grade 
of less than 6 percent. The Upper Ridgeline Trail may 
be rehabilitated as a downhill route; if retained or 
converted to a multi-use trail, significant rerouting 
will be required to address safety and visibility 
concerns.

Uphill Trails (LIGHT GREEN) 
Provide primary climbing access to the trail system. 
Beginner-oriented uphill segments should not 
exceed a 5.5 percent average grade. Uphill trails 
accessing more advanced terrain may exceed this 
threshold in short sections but should generally 
target an average climbing grade of 7 percent or less.

Beginner Trails (GREEN) 
Envisioned as machine-built flow trails that provide 
a predictable, confidence-building riding experience. 
Big Thunder and 220 may remain hand-built where 
appropriate. Downhill grades should generally fall 
within a 4–6 percent range. 

Intermediate Trails (BLUE) 
Intended as progression-focused downhill trails 
with increased speed and technical challenge. 
Generally envisioned as machine-built flow trails, 
with overall grades typically between 6 and 8.5 
percent. The existing Big Thunder–220 trails should 
be consolidated and rehabilitated into a single, 
continuous, hand-built intermediate downhill trail.

Expert Trails (BLACK) 
Envisioned as hand-built, technical downhill trails 
designed for advanced riders. These trails are not 
subject to specific grade limits but should follow 
sustainable trail design principles to minimize long-
term maintenance and erosion impacts.

All trails within the park are envisioned as natural-surface 
facilities constructed using on-site materials and shaped 
to respond to existing topography. Where trail features or 
structures are desired, they should be professionally designed 
and constructed using durable, high-quality materials to 
ensure rider safety and reduce long-term maintenance needs.

The following recommendations outline design intent and 
performance standards by trail type, as identified in the revised 
layout.

Park Layout
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Downhill trails form the core riding experience but also 
present the greatest maintenance and safety challenges. While 
jump lines require frequent upkeep, professionally designed 
natural-surface downhill trails provide the most versatile and 

Downhill Trails
Mountain Ranch Bike Park03

Existing Layout Challenges

•	 Inconsistent trail difficulty and narrow tread 
Many downhill trails include technical rock features, narrow 
alignments, and abrupt difficulty changes that do not align 
with posted or implied trail ratings.

•	 Deteriorating and unsafe features 
Wooden structures are present throughout the system, 
with many in poor condition and no longer meeting safety 
expectations.

•	 Widespread informal use 
Social and unsanctioned trails have developed between 
designated routes, contributing to tread creep and landscape 
impacts beyond intended trail corridors.

•	 Lack of signage and hazard identification 
Existing signage is minimal or faded, with no clear indication 
of trail direction, difficulty, or feature-specific hazards.

•	 Misaligned grades and features 
Trail grades and technical elements are often poorly 
matched, creating unsafe riding conditions and accelerating 
erosion.

Recommendations

•	 Dedicated uphill access 
A new directional uphill trail will serve as the primary access 
to downhill routes, reducing conflicts and informal climbing 
on downhill trails.

•	 Trail zoning by difficulty 
The northern portion of the park, with gentler grades, is 
designated for beginner and intermediate trails, while 
steeper, rockier central and southern slopes are reserved for 
advanced riding.

•	 Targeted construction methods 
Green and blue trails will be primarily machine-built to 
ensure consistent tread and predictable flow. Select blue and 
black trails will be hand-built to retain technical character 
and terrain-driven design.

•	 Integrated trail terminations 
Downhill trails will generally terminate in the jump line area, 
with a green-level connector providing beginner access to 
lower flow trails and the skills zone.

sustainable long-term infrastructure. Much of the existing 
downhill network was built with advanced riders in mind, 
resulting in limited options for beginners and intermediate 
users and an overall lack of progression.

Existing Layout Challenges
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The former jump line is repurposed to support a redesigned 
skills area and pump track, allowing the City to retain prior 
investments while expanding the functionality, accessibility, 
and long-term durability of this portion of the park. A new jump 
line is relocated to the foothills below the flow trails, as shown 
in the revised layout.

Skills Area
Mountain Ranch Bike Park03

Challenges

•	 Aging and unsafe structures 
Many wooden features require reinforcement at a minimum, 
with widespread issues such as backing-out fasteners and 
deteriorating supports.

The current skills area consists primarily of elevated 
wooden features woven through low vegetation. While 
engaging for advanced riders, these features rely on buried 
wooden supports and function as a standalone challenge 
course, limiting progression opportunities and long-term 
sustainability.

Recommendations

•	 Repurposed Jump Line 
Convert the former jump line into a redesigned skills area 
and pump track, maintaining its role as a key park feature 
while expanding usability.

•	 Drop Zone 
Develop a progression-based drop area using natural 
elevation, with beginner (rollable), intermediate, and expert 
options and properly sloped landing zones.

•	 Trick Jump 
Construct a low-risk trick jump with a soft landing surface 
(mulch or sand) to support skill development and repetition.

•	 Pump Track 
Install a hard-surface (asphalt or concrete) pump track in the 
flattest portion of the park to improve durability and reduce 
maintenance demands.

•	 Skills Area 
Create a gently sloped, ground-level skills area with multiple 
line choices, beginner-accessible features, and durable 
materials such as steel, wood decking, and natural rock.

•	 Return and Access Trails 
Provide clearly defined, wider return and access trails with 
visual edge treatments to improve circulation, safety, and 
wayfinding.

•	 Limited accessibility and progression 
The current design caters almost exclusively to advanced 
riders, limiting its usefulness to the broader riding 
community.

Skills Development Area Concept



The original jump area was constructed with three parallel 
lines—small, medium, and extra-large—on a consistent 
downhill grade. While the smaller lines remain partially 
rideable, the overall system has proven difficult to maintain 
and does not effectively serve riders across a range of abilities. 
The extra-large line has fallen into disrepair, reflecting both 
its limited user base and high maintenance demands. These 
conditions present an opportunity to re-envision the jump line 
as a safer, more durable, and more inclusive feature within the 
park.

Jump Line
Mountain Ranch Bike Park03

Recommendations

•	 Relocated Jump Line 
Replace and relocate the former dirt jump area with a new 
MTB jump line situated along the foothills below the flow 
trails, as shown in the revised layout.

•	 Progression-Based Design 
Design the jump line to support progression, with a minimum 
of four distinct jump tiers that serve beginner, intermediate, 
and expert riders.

•	 Multiple Takeoff Options 
Provide multiple takeoff options at each tier, including dirt-
shaped beginner lips and fabricated intermediate and expert 
ramps, with ride-arounds where appropriate.

•	 Integrated Use of Topography  
Utilize natural terrain to manage speed and flow, allowing 
jump lines to meander into the hillside as needed.

•	 Predictable Jump Geometry 
Construct tabletop-style jumps with consistent takeoffs and 
visible landings to improve safety and rider confidence.

•	 Durable Construction 
Use native and imported materials as needed, with metal-
framed fabricated ramps and compacted, well-draining 
landing surfaces.

•	 Safety and Testing 
Professionally test and fine-tune all jump features to ensure 
proper flow at trail speed and reduce the need for excessive 
braking or pedaling.

Challenges

•	 Unsustainable construction  
Existing lips and landings lack sufficient material and 
structural support to maintain their shape over time.

•	 Limited progression 
The current layout does not provide a clear or accessible 
progression path for beginner riders.

•	 Poor flow and consistency 
Jump spacing, alignment, and approach speeds do not 
support predictable riding or a broad range of skill levels.

MTB Jump Line Concept
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Amenities within the bike park include signage, shade 
structures, a bike repair stand, and water hydrants. While 
these elements establish the park as a functional recreation 
space, they are inconsistently distributed and, in some cases, 

Wayfinding and Amenities
Mountain Ranch Bike Park03

Challenges

•	 Limited and ineffective wayfinding 
Existing signage is minimal, difficult to read, and lacks clear 
information. The trail system itself lacks a clear hierarchy, 
making navigation and orientation challenging even where 
signage is present.

•	 Aging shade infrastructure 
The main shade structure shows signs of deterioration, 
including cracking in the concrete pad and surface rust on 
structural elements.

•	 Lack of public water access 
No drinking water fountain is currently available for park 
users.

•	 Incomplete bike repair amenities 
Repair stations are present but missing functional tools.

•	 Unclear boundaries and utility conflicts 
Pedestrian paths and utility easements are not clearly 
delineated within the park, increasing the potential for user 
confusion and conflicts with maintenance activities.

Recommendations

•	 Wayfinding 
Improve wayfinding throughout the park; refer to Chapter 
5 for detailed signage, mapping, and system hierarchy 
recommendations.

•	 Shade Structures 
Retain and upgrade the lower shade structure; remove or 
replace the upper structure as part of the revised park layout, 
with new structures aligned to the overall design.

•	 Water Access 
Maintain the existing water hydrant for construction and 
long-term maintenance needs.

•	 Public Water Access 
Install a public drinking water fountain near the primary 
shade structure.

•	 Bike Repair Station 
Repair and replace missing or damaged tools to restore 
functionality.

•	 Utilities and Easements 
Clearly delineate utility easements and pedestrian paths and 
integrate them into the park design to reduce conflicts and 
improve safety.

in poor condition. Park boundaries and circulation routes 
are not clearly defined, with trails and amenities extending 
into adjacent neighborhoods, utility easements, and nearby 
properties, creating confusion for users and maintenance staff.
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The bike park’s primary access point is along Golden Eagle 
Road, a major neighborhood corridor. While this location 
provides visibility within the community, the park entrance 
is not clearly marked, and formal parking is not provided. In 
practice, visitors park informally along the roadway, and access 

Accessibility & Parking
Mountain Ranch Bike Park03

Challenges

•	 Poorly defined primary access 
The entrance from Golden Eagle Road is difficult to identify, 
and steep grades make ingress and egress challenging, 
particularly for beginner riders.

•	 Safety concerns at roadway connections 
Steep trail exits directly onto Golden Eagle Road create 
conflicts with vehicle traffic and limit safe use.

•	 Lack of ADA access and amenities 
No ADA-compliant access routes or amenities currently exist 
within the park.

•	 Informal and unsafe parking 
Parking occurs along Golden Eagle Road without designated 
stalls, signage, or traffic-calming features.

•	 Fragmented access network 
Emergency, utility, and user access routes rely heavily 
on neighborhood connections without clear hierarchy or 
signage.

Recommendations

•	 Golden Eagle Road Access 
Improve delineation of the primary park entrance and 
replace existing informal trails with a purpose-built access 
route that meets a maximum 6 percent grade and a 
minimum 60-inch width. Stair access should remain limited 
to foot traffic only.

•	 Street Parking 
Formalize limited on-street parking along Golden Eagle 
Road with designated parking signage and basic roadway 
markings to improve safety and visibility.

•	 Access Controls  
Consider gates or physical barriers where appropriate to 
discourage unauthorized motorized vehicle access.

•	 Hidden Hollow Connection 
Designate Hidden Hollow Trailhead as a secondary access 
point, leveraging its existing parking and restroom amenities.

•	 Dedicated Access Trail 
Identify and construct a clearly signed multi-use trail 
connecting Hidden Hollow Trailhead to the bike park to 
reduce informal trail use and improve wayfinding.

into the park occurs via steep, informal trails or stairways that 
are not suitable for bikes or beginner riders. Additional access 
occurs through surrounding neighborhoods and adjacent trail 
systems, though these routes are not clearly designated or 
coordinated.
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Mountain Ranch Bike Park03Accessibility & Parking
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Long-term expansion of the Eagle Mountain Bike Park may be 
considered after priority improvements within the existing park 
boundary are completed. Expansion concepts described below 
are therefore intended as future opportunities, not near-term 
recommendations.

Bike Park Expansion
Mountain Ranch Bike Park03

Directly north of the bike park is a City-owned parcel located 
between Golden Eagle Road and Ranches Parkway. This 
parcel consists of a large, undeveloped area that is partially 
constrained by active power and gas line corridors on the 
eastern edge. A paved access trail already runs along the 
western edge of the property, providing an existing circulation 
spine that could support future park amenities.

Additional Parking Opportunities

Lack of dedicated parking remains one of the bike park’s most 
significant access challenges. The expansion parcel offers an 
opportunity to provide off-street parking that better supports 
the park without relying on informal roadside parking.

While the southern portion of the parcel would provide the 
most direct access to the bike park, steep slopes may limit 
feasibility. Two alternative locations should be evaluated in the 
future:

•	 North side access from Ranches Parkway, where grades may 
be more favorable.

•	 Southeast corner access from James Street, adjacent to the 
existing neighborhood pocket park.

At a planning level, surface parking lots typically range from 
$6–$10 per square foot, depending on grading, drainage, 
surfacing, and stormwater requirements

Powerline
Gas Line

Bike Park Expansion

Utilities Slope Proposed Parking
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RC Park Opportunity

The expansion area may also support a future RC (radio-
controlled) park, which could broaden the site’s appeal and 
provide a complementary recreational use. RC parks typically 
include compact dirt or paved tracks, small-scale jumps or 
obstacles, and open staging areas for users. These facilities are 
relatively low-impact, compatible with utility corridors, and 
often attract younger users and families.

RC Rock Crawler Park, West Valley City

Peak View RC Raceway, Spanish Fork

Bike Park Expansion
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This five year improvement plan is organized into three phases:

Phase 1 (years 1-2) focuses on 
completing the formal review and 
planning to move from vision to 
implementation. By the end of this 
phase, the City will have a fully defined 
project proposal, an approved scope, 
and a clear funding strategy ready for bid 
solicitation. The city may also remove 
and/or repair damaged wood features 
and address other immediate safety 
concerns during this planning phase.

Five Year Improvement Plan
Mountain Ranch Bike Park03

Phase 2 (years 3-4) includes contractor 
selection, construction of all park 
elements, and commissioning of the 
facility. 

Phase 3 (years 5+) focuses on 
maintaining the park’s safety, ride 
quality, and long-term sustainability 
after the park is built and open to the 
public.

Phase Duration Category

Phase 1: 
Planning, Review, and 
Procurement

Years 1-2 •	 Review the concept plan, cost forecasts, and phasing recommendations 
through City Council.

•	 Pursue applicable recreation and infrastructure grants at the state and federal 
levels.

•	 Prepare and finalize the Request for Proposals (RFP) for construction and 
related services.

•	 Define clear scopes of work for specific regions of the park: 
	❒ Asphalt Pump Track (one scope package)
	❒ Flow Trails and MTB Jump Line (one scope package)
	❒ Drop Zone, Skills Area, and Access improvements (one scope package)

•	 Ensure that the final RFP and project documentation align with industry 
standards for professional bike park construction.

•	 Include specialized contractor language that recognizes the unique expertise 
required for features such as asphalt pump tracks, jump lines, and hand-built 
trail work.

•	 Remove and/or repair damaged wood features and address other immediate 
safety concerns.
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Phase Duration Category

Phase 2: 
Construction and 
Implementation

Years 3-4 •	 Select qualified contractors through a transparent RFP process based on 
experience, scope alignment, and cost efficiency.

•	 Begin phased construction of trail networks, jump lines, and skill zones 
according to finalized designs and approved scopes.

•	 Coordinate infrastructure work such as access trails, signage, and shade 
structures to ensure integration with the city’s existing recreation network.

•	 Complete construction close-out, final inspections, and park commissioning.

•	 Prepare a detailed maintenance and budget plan for Year 5 and beyond to 
ensure sustainability.

Phase Duration Category

Phase 3: 
Maintenance, 
Evaluation, and 
Stewardship

Years 5+ •	 Implement the maintenance plan through City staff and/or community 
stewardship programs.

•	 Conduct annual safety and condition assessments of trails, features, and 
infrastructure.

•	 Recompact or resurface natural-surface areas that have settled or eroded.

•	 Inspect and address any drainage or grading issues identified during the first 
operating seasons.

•	 Develop an ongoing annual maintenance schedule for the park’s natural-
surface trails, jumps, and amenities.

•	 Continue exploring grant or partnership opportunities to fund major 
resurfacing or new feature development as the park evolves.

Five Year Improvement Plan
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Budget Considerations and Cost 
Estimates

Redevelopment costs will vary based on final scope, design 
complexity, feature density, and construction methods. Key 
cost drivers include the length and type of trails constructed, 
the use of fabricated features or asphalt infrastructure, 
contractor specialization, and material availability.

Budget Development Approach

Final budgets should be confirmed through direct coordination 
with City engineering staff and peer agencies and validated 
during the RFP and design development process. This 
approach allows Eagle Mountain City to align investment with 
industry standards and regional market conditions, while 
maintaining flexibility to adapt scope and detail to available 
funding sources.

Next Steps:

•	 Refine cost forecasts during early design 
Develop more detailed cost estimates during trail design 
in coordination with trail designers and bike park–specific 
contractors.

•	 Benchmark against peer communities 
Coordinate with municipalities that have recently completed 
similar facilities, including: 

	❒ Lehi City - Lehi's Dream Jump Line

	❒ West Jordan City - West Jordan Wheels Park

	❒ Park City - Trailside Bike Park

	❒ Highland City - Highland Glen Bike Park

	❒ Hurricane City - Thrill Hill Bike Park

	❒ Vernon City - Becker Bike Park

	❒ Springville City - Cherry Ridge Bike Park

	❒ Salt Lake City - 9-Line Bike Park

•	 Establish unit costs by facility type 
Use peer projects to validate assumptions for asphalt pump 
tracks, jump lines, flow trails, and skills areas.

•	 Plan for scalable implementation 
Recognize that total project cost will scale with trail mileage, 
number of features, and level of fabricated infrastructure, 
allowing the City to adjust scope based on available funding.

Planning-Level Cost Ranges

Based on recent regional projects and industry benchmarks, 
the following planning-level unit costs may be used to guide 
early budgeting and scenario development:

•	 Flow Trails (downhill) 
Approximately $12–$18 per linear foot, depending on terrain, 
feature density, and construction method. Jump lines should 
be assumed to include standard flow trail costs plus the cost 
of individual jump features. Fabricated jump lips typically 
range from $3,000–$5,000 per feature.

•	 Multi-Use Trails 
Approximately $7–$9 per linear foot, reflecting wider tread, 
gentler grades, and machine-built construction.

•	 Skills Area 
Estimated cost of $50,000–$150,000, depending on the 
number of features, materials used (steel, wood, rock), and 
overall size of the area.

•	 Asphalt Pump Track 
Estimated total cost of $400,000–$700,000, or roughly 
$40–$50 per square foot, consistent with recent projects in 
Utah and the Intermountain West.

Mountain Ranch Bike Park03Five Year Improvement Plan
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Eagle Mountain Bike Park - Redevelopment Cost Estimates

Feature Length/size/# Unit Cost Total Cost

Flow Trails (downhill) •	9,596 ft (dedicated Flow)
•	9,458 ft (handbuilt DH) $12–$18 per linear foot $229k - $343k

Multi-Use Trails 9,594 ft $7–$9 per linear foot $67k - $86k

Skills Area n/a n/a $50k - $150k

Asphalt Pump Track 10,000 - 14,000 sqft $40-50 per sqft $400k - $700k

Jump Line 1,000 ft 
(12 features)

•	$12–$18 per linear foot
•	$3,000–$5,000 per feature $48k- $78k

Trail Signage
•	1 Kiosk
•	11 Posts
•	9 Signs

•	$3,000 - $5,000 per kiosk
•	$400 per post or sign $11k - $13k

Trailhead Improvements •	$1 paved parking lot
•	1 restroom

•	$20,000 - $40,000 per lot
•	$80,000 -120,000 per 

restroom
$100k - $160k

Total: $0.905 - $1.530M

Five Year Improvement Plan

*see chapter 5 for wayfinding sign types and placement recommendations.
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Eagle Mountain 
NICA Course04
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The Eagle Mountain NICA Course is a youth-focused 
recreational asset within Eagle Mountain’s trail system. The 
course is used by the Utah High School Cycling League, a 
chapter of the National Interscholastic Cycling Association 
(NICA), which organizes middle school and high school 
mountain bike practices and races across Utah.

NICA race venues are regionally significant facilities. On race 
days, they can host between 800 and 2,500 student-athletes, 
along with coaches, spectators, and event staff. As a result, 
these venues function not only as trails, but as large-scale 
event sites that require substantial staging areas, parking, 
emergency access, and coordination with land managers. 
Communities that are able to accommodate NICA courses often 

Introduction and Context
Eagle Mountain NICA Course04

become recurring hosts, strengthening their role in regional 
recreation networks and youth sports programming.

In Eagle Mountain, the NICA course is located in the Upper 
Hidden Valley area. Its location, terrain, and trail characteristics 
align well with NICA’s programmatic needs, while also 
intersecting with broader city objectives related to parks, 
trails, and open space. Unfortunately, the course is situated 
in an area experiencing significant planned roadway and land 
development, raising questions about its long-term viability 
and integration with future infrastructure.

This chapter documents the course’s role, requirements, and 
constraints to inform long-term planning and decision-making.
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NICA-sanctioned race venues must meet a consistent set of 
design and operational criteria to ensure safety, fairness, and a 
high-quality experience for student riders of varying skill levels. 
These criteria provide a useful framework for evaluating the 
suitability and long-term feasibility of existing and future NICA 
course locations.

•	 Course length and terrain 
NICA courses are typically designed as looped routes ranging 
from 4 to 6 miles per lap, with total climbing between 300 
and 650 feet per lap. Courses should include a balanced 
mix of singletrack, doubletrack, and dirt road segments. 
Excessive singletrack can limit passing opportunities, while 
too much road riding reduces rider experience and safety. 
Moderate technical features are encouraged, provided 
that riders across a wide range of abilities can successfully 
complete the course.

•	 Trail configuration and safety 
Preferred courses avoid high-speed downhill road descents 
and instead emphasize singletrack descents that naturally 
manage rider speeds. Courses may include alternate “A” and 
“B” lines to provide passing opportunities and accommodate 
different skill levels. Emergency vehicle access must be 
feasible at multiple points along the course, and evacuation 
routes must be practical in the event of injury or severe 
weather.

•	 Start and finish areas 
Race starts require wide, open areas that allow riders to line 
up 4 to 5 abreast, typically on a dirt road or open field. An 
uphill or neutral start is preferred, with at least 0.5 to 1 mile 
of separation before entering singletrack to allow the field to 
spread out safely. Finish areas must be flat or uphill, with no 
downhill finishes permitted, and must widen sufficiently in 
the final 200–500 meters to allow safe passing and accurate 
race scoring.

•	 Staging, pit zones, and event support 
NICA events require substantial open space near the start 
and finish for team pit zones, registration, volunteer check-
in, neutral mechanical support, sponsors, food vendors, and 
portable restrooms. Team pit zones alone typically require 
1.9 to 2.4 acres for a 1,000–1,200 rider event. This need is a 
defining characteristic of NICA venues and often exceeds that 
of typical trailheads or day-use recreation sites.

NICA Course Design and 
Operational Requirements

Eagle Mountain NICA Course04

•	 Parking and access 
Parking capacity is another critical constraint for NICA 
venues. These events typically require parking for 1,000 
to 1,500 vehicles, which can translate to 10–15 acres if 
accommodated in undeveloped or gravel areas. Efficient 
access, traffic circulation, and proximity to the course are 
essential for safe and functional event operations.

•	 Location and regional accessibility. Course selection also 
considers proximity to population centers, with an emphasis 
on keeping travel times within two to three hours for most 
teams. Elevation, seasonal weather patterns, and heat 
exposure are factored into scheduling and venue selection 
to ensure safe racing conditions throughout the season.and 
functional event operations.
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The Eagle Mountain NICA course is located in the Upper Hidden 
Valley area and consists of an approximately 5.6-mile loop with 
roughly 520 feet of total elevation gain. The course generally 
aligns with NICA’s preferred range for course length and 
climbing. Its layout includes a mix of singletrack and wider trail 
segments.

Eagle Mountain NICA Course

Eagle Mountain NICA Course04

The course is situated within a largely undeveloped landscape 
that provides flexibility for race operations but also creates 
long-term uncertainty as adjacent roadway and land 
development plans advance. Parking and event staging are 
currently accommodated in undeveloped areas near the Rock 
City Trailhead.
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Long-term viability of the Eagle Mountain NICA course is 
threatened by two major planned projects in the Upper Hidden 
Valley area, described below. These projects introduce physical 

Development Conflicts

Eagle Mountain NICA Course04

Mid Valley Road, recently named by the State as Crown Ridge 
Road, is a planned five-lane, east-west arterial intended to 
provide regional connectivity between Eagle Mountain and 
Saratoga Springs. 

Recent State legislation transferred this facility to state 
jurisdiction, allowing UDOT to assume responsibility for 
funding and construction. This road will provide a critical 
access between the two valleys, and is a high priority for 
Eagle Mountain. Funding for this project would be possible 
only following environmental studies, detailed road design 
planning, and based on available state funding. This project is 
realistically about 5-10 years out, although construction could 
be accelerated should funding become available.

The planned road alignment intersects with the existing NICA 
course at four locations. These crossings present significant 
challenges. At-grade crossings are not feasible as they would 
disrupt race flow, rider separation, and course integrity. 
Without grade-separated crossings or substantial rerouting, 
the roadway would effectively fragment the course into 
discontinuous segments.

1- East 2 - North East 3- North West 4 - West

OHV-1 OHV-3 Road Runner Paint Ball City
Deadwood 9,594 ft ATV-2 ATV-2

#01: Mid Valley Road (aka Crown Ridge Road)

Edge of Pave Road
Roadway Slope Feature

Mid Valley Road Plan
Trails

NICA  Course Hidden Valley

and operational conflicts that would substantially affect the 
course’s continuity, safety, and event functionality
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Eagle Mountain NICA Course04Development Conflicts

The NICA course is located within the Upper Hidden Valley 
MDA, an area identified for future development. Development 
in the Upper Hidden Valley MDA is not expected to occur 
until major utility infrastructure is extended into the area. 
This is anticipated on a similar timeline to Mid Valley Road, 
approximately 5–10 years out.

This MDA indicates that most of the course and its parking and 
staging areas would be impacted by development.

#02: Upper Hidden Valley MDA

HV Planned Roads
Developoed Area
HV MDA Boundary

Development Plans
NICA Course
Other

Trails
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Planned development in the Upper Hidden Valley area will 
make the existing Eagle Mountain NICA course increasingly 
constrained and ultimately unusable within the next 5–10 
years. Due to the scale of development, minor realignments 
would not be sufficient to preserve the course long term.

Recommendations

Eagle Mountain NICA Course04

There is potential to relocate the NICA course southeast 
into nearby public lands. The City has expressed interest in 
expanding trail development into the Lake Mountain area, and 
a NICA-compatible course could be integrated into a broader 
trail expansion strategy that improves existing trails and adds 

new facilities designed to accommodate both competitive 
and recreational use. Additional assessment and planning is 
needed to identify trail alignments that may accommodate this 
NICA course relocation.

Option 1: Relocate to the southeast in BLM land

The City can continue to operate the NICA course in its current 
configuration for the near term. However, if Eagle Mountain 
intends to maintain long-term NICA events and programming, 
proactive planning for course relocation or replacement is 
needed. Given these constraints, the City should consider the 
following:

BLM PARCEL

SITLA PARCEL
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Eagle Mountain NICA Course04

The Firefly developers is already pursuing development of a 
second NICA course near the Firefly development, expanding 
into the hills west of the existing trails. The area is unlikely to 
be impacted by development and offers suitable terrain for 
competitive riding.

Expansion in this area could also support improved trailhead 
amenities, including a formal parking area, which would 
benefit both NICA events and general access to trails in Firefly.

Option 2: Create a new NICA Course near Firefly

Recommendations

BLM PARCEL

FIREFLY DH TRAILS

Evergreen Forest Mixed Forest Grassland/Herbaceous Shrub/Scrub
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Trailheads and 
Trail Signage05
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Trailheads and trail signage are essential components of a safe, 
intuitive, and enjoyable trail system. Trailheads provide the 
primary points of access to the network, supporting parking, 
orientation, and basic amenities, while signage guides users 
through the system, communicates expectations, and helps 
establish a clear and consistent identity for Eagle Mountain’s 
trails.

Findings from the field assessment (chapter 2) indicate that 
trailheads and trail signage are both significant systemwide 
deficiencies. Many trails lack basic directional signs, difficulty 

Overview
Trailheads and Trail Signage05

ratings are often missing, and signage styles vary widely across 
the network. Trailheads frequently lack maps, rules, or other 
key information that help users orient themselves before 
entering the system.

To address these issues, this chapter provides 
recommendations for trailheads, parking and amenities, and 
trail signage including design and placement.

89 Eagle Mountain: Off-Street Trails Master Plan89 Eagle Mountain: Off-Street Trails Master Plan
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Trailheads are primary access points to the trail network. At a 
minimum, trailheads should include parking, a map, and trail 
etiquette information. More developed trailheads may also 
include pavilions, bathrooms, and other amenities to support 
trail users.

While Eagle Mountain has 3 existing trailheads, conditions 
are inconsistent and do not meet the minimum standards 
for parking or wayfinding. Improvements are needed at all 
existing trailheads. In addition, 5 new trailhead locations are 
recommended to expand trail network access.

Existing Trailheads:

•	 Eagle Mountain Bike Park Trailhead (Golden Eagle Rd)
Functions as the primary access point to the Bike Park. 
Currently includes street parking, a trailhead kiosk with a 
system map, and a pavilion with a picnic table. While well-
used, the site lacks a dedicated parking lot and consistent 
wayfinding signage.

•	 Hidden Hollow Trailhead (Hidden Valley Pkwy) 
The city’s most developed trailhead with paved parking, 
and a restroom, provides access to the Bike Park and Lower 
Hidden Valley. 

•	 Rock City Trailhead 
A gravel parking area serving Upper Hidden Valley and 
the Eagle Mountain NICA course. This trailhead is located 
on SITLA land and is currently used without formal 
authorization.

Trailheads
Trailheads and Trail Signage05

Proposed Trailheads:

•	 Hidden Hollow Trail Corridor 
Developers plan to include a new trailhead southeast of the 
existing Hidden Hollow Trailhead to provide access to the 
trail corridor within the MDA.

•	 Jake the Snake Trailhead (Ruby Valley Dr) 
An informal dirt parking area at the edge of a residential 
neighborhood serving trails north of Lower Hidden Valley, 
including Jake the Snake, Jake’s Summit, and Royal Rut.

•	 Firefly Trailhead 
No formal trailhead currently exists. Access is provided via 
dirt roads leading to the Firefly trail system. A designated 
trailhead is recommended to support growing use and 
improve wayfinding.

•	 Fair 'N Square Trailhead (Eagle Mountain Blvd) 
Includes street parking and an unauthorized gravel parking 
area on private property. Serves several trails in the Southern 
Trails region including Fair ’N Square, Wiley Canyon Access 
Road, Three Trees, Hillside, Ravine Ridge, and Valley View.

•	 Southern Trailhead 
There is currently no trailhead serving the southern extent 
of the trail system, including trails such as Uncharted, Alien 
VS, and Gravity Well. A new trailhead is recommended in this 
area to support southern access.
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Neighborhood Access

Neighborhood access points provide local connections 
between trails and residential areas. These sites generally do 
not include parking lots or major amenities, but should include 
basic wayfinding confirming the connection to nearby trails.

Trail Entry

Trail entry signs are located at the beginning of individual 
trails. They help users make informed decisions about route 
selection, expected difficulty, and permitted uses while also 
reinforcing the trail network branding.

Many Eagle Mountain trails already have trail entry signs, 
however, these signs vary widely in format, content, and visual 
design. Establishing a consistent trail entry sign standard is 
a critical step toward improving system legibility and user 
confidence.

Standard trail entry signs should include:

•	 Trail name

•	 Trail length

•	 Trail direction

•	 Difficulty rating

•	 Permitted users

•	 City and partner branding

This plan recommends a phased approach to trail entry 
signage given the uncertainty created by landownership 
conflicts and planned development. Initial implementation 
should focus on trails within the Bike Park, Lower Hidden 
Valley, and Firefly areas where trail alignments are more 
established and expected to remain long-term. Additional trail 
entry signs can be installed as land issues are resolved and 
development conflicts are addressed.

Trail Signage
Trailheads and Trail Signage05
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Proposed Trail Entry Design:

Eagle Mountain Logo

Trail Name

Direction

Length

Difficulty

Partners

Non-Usership

Trailheads and Trail Signage05Trail Entry
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Regulatory Signs

Regulatory signs communicate rules and restrictions that 
govern how trails are used. Common regulatory signs in Eagle 
Mountain include downhill-only designations, restrictions on 
motorized vehicles, and private property notices. These signs 
help set clear expectations and reduce user conflicts.

This plan provides recommendations for downhill-only sign 
placement within the Bike Park, Firefly, and Lower Hidden 
Valley areas. These locations include trails where alignments 
are well established and expected to remain in place, allowing 
the City to invest. In areas with ongoing land ownership 
uncertainty or anticipated development, regulatory signage 
should be deferred until trail status is resolved.

Interpretive Signs

Interpretive signs provide educational information that 
highlights notable features of the landscape, helping users 
better understand and appreciate the natural, cultural, and 
historical context of the trail system. Unlike wayfinding or 
regulatory signage, interpretive signs are typically located 
at scenic viewpoints, destinations, or areas with unique 
environmental or cultural significance.

Trailheads and Trail Signage05Trail Entry

The trail database identifies many trails that cross private 
property. Additional coordination with private landowners is 
needed to determine which trails may continue to operate, 
which require formal agreements, and which should be closed 
or rerouted. As a result, this plan does not recommend a 
specific number or placement of private property signs. 

Similar coordination may also be necessary on BLM and SITLA 
lands, where trail use, signage standards, and authorization 
requirements may differ from City-owned property.

One identified opportunity for interpretive signage is Prayer 
Flag Hill. Additional work is needed to identify other suitable 
locations, develop interpretive themes, and coordinate with 
partners or subject-matter experts. As such, this plan does not 
recommend a specific number or placement of interpretive 
signs. 

Town history educational sign on the Shoreline Trail in The 
Colony, Texas (American Trails)

Interpretive signs on the Jordan River Parkway  
(The Jordan River Foundation)
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Recommendations
Trailheads and Trail Signage05
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Trailheads and Trail Signage05Recommendations

* Trails labeled as Non Permanent are those that have development conflicts 
and will likely be disrupted under current Hidden Hollow MDA plans.



96 Eagle Mountain: Off-Street Trails Master Plan

Trailheads and Trail Signage05Recommendations

Trailhead and Trail Signage Cost Estimates*
Type # proposed Unit Cost Total Cost

Trailheads

7 kiosks
5 gravel parking lots
1 paved parking lot
3 restrooms

$3-5k / kiosk
$5-10k / gravel lot
$20-40k / paved lot
$80-120k / restroom

$251k - 575k

Neighborhood Access 1 $400 / sign $400
Trail Entry 18 $400 / post $7,200
Regulatory Signs 8 $400 / sign $3,200
Interpretive Signs n/a $400 / sign n/a

Total: $262k - $586k

The following maps identify proposed trailhead and signage locations within the Bike Park, Lower Hidden Valley, and Fire Fly areas. 
The corresponding table summarizes recommended sign quantities, unit cost assumptions, and planning-level cost estimates.

*Trailhead and signage costs for the Mountain Ranch Bike Park are 
accounted for in Chapter 4 and are not included in the costs shown here.
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Implementation 
Plan06

CHAPTER
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This final chapter outlines implementation strategies for Eagle 
Mountain City to follow including

•	 Plan Adoption 
City Council should formally adopt the Off-Street Trails Plan 
to signal commitment to its recommendations and establish 
it as a guiding document for trail investment, coordination, 
and decision-making.

•	 Establish a Trails Advisory Committee  
Consider establishing a Trails Advisory Committee to 
oversee plan implementation. The committee may include 
City officials and staff, Lake Mountain Trails Association, 
developers, MAG,  and other partners. Responsibilities 
may include prioritizing projects, coordinating with land 
managers, resolving implementation issues, supporting 
grant applications, and monitoring progress. In the absence 
of a committee, the City’s Community Services Board may 
take on some of these responsibilities.

•	 Use the Trail Database 
The trail database is a primary deliverable for this plan and 
should be used to guide implementation. The database 
organizes trail alignments, attributes, landownership, and 
condition information and is intended to support identifying 
high- and low-priority trails, tracking conflicts, and guiding 
investment decisions.

Next Steps
Implementation Plan06

•	 Engage Community Stakeholders 
While this plan included targeted stakeholder interviews and 
outreach, additional engagement is needed to communicate 
plan goals, build consensus, and support implementation. 
Ongoing coordination with community partners, particularly 
the Lake mountain Trails Association, will be critical to 
successful trail maintenance, remediation, and development.

•	 Engage Landowners and Agencies 
This plan identifies significant landownership constraints 
affecting many high-priority trails, including lands managed 
by SITLA, BLM, and private property owners. Engagement 
with these entities, particularly public land managers, may 
take several years and should begin as soon as possible.

•	 Initiate Bike Park Engineering and Design 
This plan provides high-level concepts and alignments 
for the Mountain Ranch Bike Park. However, additional 
engineering and design work is needed before projects are 
construction-ready. This will define alignments, confirm 
feasibility, develop more accurate cost estimates, and 
improve eligibility for grant funding.



99 Eagle Mountain: Off-Street Trails Master Plan

This plan’s recommended actions are presented across 
4 chapters, each designed to function independently. 
Recommendations in Chapters 3 and 5 are location-specific 
and ready to advance toward design and construction, while 
those in Chapters 2 and 4 are high-level actions intended to 
guide future decision-making.

Implementation Timeline and Costs
Implementation Plan06

Implementation Actions
Project Short-Term (<1 year) Long-Term (1-5 years) Cost Estimate

Trail Network Assessment
(Chapter 2)

•	Confirm high-priority trails for preservation
•	Confirm conflicted trails for realignment or 

closure

•	Work with partners 
to improve trails and 
address issues

n/a

Mountain Ranch Bike Park 
Redevelopment (Chapter 
3)

•	Engage with stakeholders and community 
members

•	Pursue state and federal grants
•	Contract for engineering and design

•	Contract for 
construction

•	Develop maintenance 
plan with 
stakeholders

•	Consider expansion 
opportunities

$0.905 - $1.530M

NICA Course
(Chapter 4)

•	Coordinate with BLM, NICA, and other 
stakeholders

•	Assess trail feasibility 
southwest on Upper 
Hidden Valley

•	Assess trail feasibility 
west of Fire Fly

n/a

Trailheads and Trail 
Signage
(Chapter 5)

•	Confirm trailhead and trail signage locations
•	Adopt sign standards
•	Coordinate with developers in Lower 

Hidden Valley
•	Engage with stakeholders and community 

members
•	Work with landowners to obtain legal access 

to property for trails, signs, and temporary 
trailheads

•	Contract for trail 
signage construction

•	Contract for trailhead 
engineering and 
design

•	Consider additional 
signage as needed

$262k - $586k

Total: $1.167 -$2.116M

The implementation timeline and cost estimates below reflect 
those differences in readiness and level of detail. See each 
chapter for additional information.
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•	 Mountain Biking (MTB) 
The dominant user type. Many trails — particularly in the 
Bike Park, Lower Hidden Valley, and Fire Fly regions — 
are purpose-built for biking and include downhill flow 
characteristics, technical features, and grades that are 
primarily appealing to riders. The city has an organized 
biking community that may support trail remediation, 
maintenance, and development through volunteer efforts 
and partnerships.

•	 Hiking 
Hiking trails tend to prioritize moderate grades, clear 
sightlines, and a quieter recreational experience, which 
differs from many existing MTB-focused trails. Expanding 
opportunities for hike-only or hike-priority trails can help 
reduce user conflict and provide more inclusive access to the 
trail system. 
 
Priority should be placed on developing short loop trails 
and neighborhood-accessible routes near existing and 
future residential areas to support frequent, everyday use. 
Additional hiking routes should focus on corridors less suited 
to high-speed biking—such as steeper slopes, ridgelines, and 
areas with scenic viewpoints like Turtle Hill Viewpoint—to 
create a distinct and complementary trail experience.

Special Considerations by Use Type
Implementation Plan06

Eagle Mountain serves a wide range of trail users with different 
needs, expectations, and impacts. As implementation moves 
forward, the City should consider how trail design, designation, 
and management decisions affect each user group and where 
targeted strategies may be needed to reduce conflict and 
improve user experience.

•	 Equestrian Use 
Equestrian trails typically 
require wider tread, gentler 
slopes, avoidance of 
technical features, and access 
to mounting or staging areas. 
Where feasible, equestrian-
priority routes may be 
designated along existing 
dirt roads or doubletrack 
corridors, which can 
accommodate horses while 
minimizing construction 
needs. These routes should 
connect to trailheads with 
adequate trailer parking and avoid high-speed downhill bike 
trails. As development occurs, the City should coordinate 
with landowners and agencies to preserve or reestablish key 
equestrian access corridors that may be displaced by road or 
residential development.

•	 Off-Highway Vehicles (OHVs) 
OHV use is popular in Eagle Mountain and is allowed along 
dirt roads in the Hidden Valley area under an agreement 
with SITLA. As development proceeds and these roads 
are formalized or removed, existing OHV access will likely 
be displaced. The City should coordinate with SITLA to 
identify and designate alternative OHV routes that maintain 
connectivity while avoiding conflicts with residential areas 
and high-use trails. Clear route designation, signage, 
and enforcement is needed to keep OHV use on intended 
alignments and minimize impacts to other trail users.

•	 E-Bikes 
Utah law allows e-bikes on trails but enables local 
jurisdictions to set specific e-bike rules as needed. Federal 
policy is more restrictive, allowing e-bikes only on OHV 
routes or nonmotorized trails with explicit authorization. 
As e-bike use grows, the city should coordinate with land 
managers to align policies across jurisdictions, and use 
consistent signage to reduce confusion and conflicts among 
trail users.
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Funding Strategies
Implementation Plan06

This plan identifies approximately $1.167 to $2.116 million 
in recommended trail improvements, in addition to many 
recommended actions that do not have cost estimates. While 
the City may lead many of these investments, strategic cost 
sharing with partners will be essential to advancing projects 
effectively.

Cost-Sharing with Partners

•	 Lake Mountain Trails Association 
Local trail organizations can leverage volunteer labor, 
trail maintenance expertise, and community stewardship 
capacity for trail maintenance and development needs. 
These partnerships will be essential to building and 
maintaining trails throughout the city.

•	 Private Developers 
Development presents both a challenge and an opportunity 
for the trail system. Developers are often willing to contribute 
to trail development through on-site improvements, 
realignments, or trail connections as part of subdivision or 
site plan requirements. Early conversations with developers 
can align private investment with public trail objectives and 
reduce net costs to the City.

•	 Friends of Eagle Mountain Trails 
The City may create or support a nonprofit organization 
such as "Friends of Eagle Mountain Trails" to facilitate 
private fundraising, volunteer coordination, and stewardship 
programs. Businesses and philanthropic groups are often 
more willing to contribute to a 501(c)(3) than to the city 
directly.

•	 Regional Governments & Agencies 
Governments such as Utah County, Mountainland 
Association of Governments (MAG), and state partners can 
contribute funding, planning support, or matching funds for 
larger planning and capital projects. Coordination with these 
entities can help align Eagle Mountain’s trail priorities with 
regional transportation and recreation funding programs.

Grants and Sponsorships

Trail projects are eligible for a wide range of state, federal, 
and private grants designed to support trail construction, 
maintenance, connectivity, and recreational access.

•	 State & Federal Grants 
The Utah Division of Outdoor Recreation administers many 
state and federal grant programs, including:

	❒ Utah Outdoor Recreation Grant (UORG)
	❒ Utah OHV Recreation Grant (OHVR)
	❒ Utah Recreation Restoration Infrastructure Grant (RRI)
	❒ Utah Outdoor Recreation Planning Assistance (ORPA)
	❒ Utah Community Parks & Recreation Grant
	❒ Recreational Trails Program (RTP)
	❒ Land & Water Conservation Fund (LWCF)

•	 Corporate Sponsors 
Local businesses and corporations may sponsor specific trail 
segments, trailheads, signage, or amenities (e.g., benches, 
trail maps, water stations) in exchange for recognition. This 
can reduce project costs and build community buy-in.

•	 Foundations & Nonprofits 
Organizations that support outdoor recreation may provide 
grants for trail development. Examples include trail-focused 
nonprofits, outdoor equipment manufacturers’ grant 
programs, and community foundations that fund outdoor 
access and recreation equity.



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

JULY 21, 2026 

TITLE:   MOTION TO RECONSIDER - Resolution No. 60-2025 Approving the 
Disposal of 0.156 Acres of Designated "Significant Real Property" 
(Utah County Parcel No. 49:601:0080) Pursuant to EMMC 3.30.060 
and 3.30.070. 

ITEM TYPE:   Motion 

FISCAL IMPACT:   N/A 

APPLICANT:   Samarah Moody & Jessie Southworth 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

N/A To Be Determined 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  Lacie Messerly, City Recorder Lacie Messerly 
 
RECOMMENDATION: 
Staff recommends the City Council reconsider a Resolution of Eagle Mountain City, Utah, Approving 
the Disposal of 0.156 Acres of Designated "Significant Real Property" (Utah County Parcel No. 
49:601:0080) Pursuant to EMMC 3.30.060 and 3.30.070, and Establishing Terms of the Disposal, 
originally approved on August 19, 2025 and provide feedback on how to proceed with the Land 
Disposal. 
 
BACKGROUND: 
On August 19, 2025 Council approved A Resolution of Eagle Mountian City, Utah, Authorizing the 
disposal of Significant City-Owned Real Property Pursuant to Eagle Mountain Municipal Code 
Chapter 3.30 to dispose of parcels 49:601:0080 to resolve encroachments, align lot boundaries with 
existing fence lines, and improve lot configurations for adjacent residential properties. 
 
The City Staff reviewed the application and recommended two disposal options as stated below, 
(where option 2 was conditionally approved): 

 Option 1 Option 2 

Scope Straighten lot lines behind 
Lots 66, 67, 68 using the 
existing fence line 

Dispose of all of Parcel 49:601:0079 + a 
portion of 49:601:0080, reallocated along 
existing lot lines 

Lots affected 3 16 adjacent lots 
Land per lot Varies (up to ~1,742 sq ft) 0.02–0.08 acres each 
Water impact Minimal - only Lot 68 needs 

additional water 
11 lots would need additional water, 
ranging 0.13–0.26 acre-feet total 

Structure Can be done piecemeal Staff noted this must be all-or-nothing to 
keep the new rear lot line consistent 



Staff 
recommendation 

Preferred, for simplicity and 
minimal impact 

Viable only if all adjoining owners agree 
and applicants address water 
requirements 

Option 2 was approved subject to the following conditions: 

1. Each landowner of the parcels listed sign the land disposal application. The applicants may 
combine the application into one land disposal application and fee. 

2. If any landowner, in any of the lots are unwilling or unable to purchase the corresponding 
parcels, the approval will revert to option one; and 

3. It is required that all fences are on the correct lot line or the lots are to have no fence within 6 
months of recordation; and 

4. The water requirements for each parcel are fulfilled with the purchase of the parcels as 
deemed appropriate by staff; and 

5. The full land disposal application and process must be finalized in six months (February 19, 
2026). 

As of writing, the following reflects the status of the application relative to these conditions: 

• A new application was filed timely and signatures were obtained, but for one signature on 
parcel 49:601:0063. 

• A survey was conducted and the applicants have submitted a Proposed Amended Plat to the 
Recorder's Office; however, the plat reflects two isolated cutout areas rather than a 
continuous lot-line adjustment across the full strip described in Option 2. 

• The six-month deadline established by the motion (February 19, 2026) has passed. 
 
 
ITEMS FOR CONSIDERATION: 
Applicants have completed the land survey and submitted the proposed amended plat for 
consideration. 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 

1.   Proposed Amended Plat 
2.   Approved Resolution 60-2025 - Authorizing Disposal of Significant City Owned Real Property 
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SURVEYOR'S CERTIFICATE   
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I, MARISSA A. CROFT, DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND SURVEYOR IN THE STATE OF UTAH AND THAT I HOLD LICENSE NO. 14215259 IN ACCORDANCE WITH TITLE 58, CHAPTER 22, OF THE PROFESSIONAL ENGINEERS AND LAND SURVEYORS ACT; I FURTHER CERTIFY THAT BY AUTHORITY OF THE OWNERS I HAVE COMPLETED A SURVEY OF THE PROPERTY DESCRIBED ON THIS SUBDIVISION PLAT IN ACCORDANCE WITH SECTION 17-23-17 AND HAVE VERIFIED ALL MEASUREMENTS; THAT THE REFERENCE MONUMENTS SHOWN ON THIS PLAT ARE LOCATED AS INDICATED AND ARE SUFFICIENT TO RETRACE OR REESTABLISH THIS PLAT; AND THAT THE INFORMATION SHOWN HEREIN IS SUFFICIENT TO ACCURATELY ESTABLISH THE LATERAL BOUNDARIES OF THE HEREIN DESCRIBED TRACT OF REAL PROPERTY; AND THAT THIS PLAT OF PIONEER ADDITION PHASE 2 AMENDED, EAGLE MOUNTAIN, UTAH COUNTY, UTAH HAS BEEN DRAWN CORRECTLY TO THE DESIGNATED SCALE AND IS TRUE AND CORRECT REPRESENTATION OF THE HEREIN DESCRIBED LANDS INCLUDED IN SAID SUBDIVISION, BASED UPON DATA COMPILED FROM RECORDS OF THE UTAH COUNTY RECORDERS OFFICE. 
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BOUNDARY DESCRIPTION   

AutoCAD SHX Text_4
ALL OF LOTS 53-62, 64-65, 67-68, P.O.S. E, & P.O.S. F OF THE PIONEER ADDITION PHASE II SUBDIVISION PLAT AS ON FILE AND OF RECORD AT THE UTAH COUNTY RECORDER'S OFFICE AS ENTRY NUMBER 32406:2005; SAID LOTS BEING LOCATED WITHIN THE SOUTHWEST QUARTER OF SECTION 7, TOWNSHIP 6 SOUTH, RANGE 1 WEST SALT LAKE BASE & MERIDIAN EAGLE MOUNTAIN CITY, UTAH COUNTY, UTAH; BEING FURTHER DESCRIBED AS FOLLOWS:  BEGINNING AT THE SOUTHWEST CORNER OF PUBLIC OPEN SPACE PARCEL E OF SAID PIONEER ADDITION PHASE II SUBDIVISION; SAID POINT ALSO BEING SOUTH 00°25’52” WEST 1318.295 FEET ALONG THE SECTION LINE AND EAST 287.116 FEET FROM THE WEST QUARTER CORNER 52” WEST 1318.295 FEET ALONG THE SECTION LINE AND EAST 287.116 FEET FROM THE WEST QUARTER CORNER  WEST 1318.295 FEET ALONG THE SECTION LINE AND EAST 287.116 FEET FROM THE WEST QUARTER CORNER OF SAID SECTION 7;  THENCE ADJOINING THE EASTERLY RIGHT OF WAY LINE OF SADDLE HORN DRIVE AND THE SOUTHERLY RIGHT OF WAY LINE OF FRONTIER STREET THE FOLLOWING FIVE (5) COURSES: 1) NORTHWESTERLY ALONG A 200.00 FOOT RADIUS CURVE TO THE LEFT 15.58 FEET (CHORD: NORTH 03°15’43” WEST 15.58 FEET); 2) THENCE NORTH 05°29’39” WEST 97.91 FEET TO THE BEGINNING OF A 20.00 FOOT RADIUS CURVE 43” WEST 15.58 FEET); 2) THENCE NORTH 05°29’39” WEST 97.91 FEET TO THE BEGINNING OF A 20.00 FOOT RADIUS CURVE  WEST 15.58 FEET); 2) THENCE NORTH 05°29’39” WEST 97.91 FEET TO THE BEGINNING OF A 20.00 FOOT RADIUS CURVE 39” WEST 97.91 FEET TO THE BEGINNING OF A 20.00 FOOT RADIUS CURVE  WEST 97.91 FEET TO THE BEGINNING OF A 20.00 FOOT RADIUS CURVE TO THE RIGHT; 3) THENCE ALONG SAID CURVE 34.36 FEET (CHORD: NORTH 43°43’07” EAST 30.29 FEET) TO THE BEGINNING OF A 2027.00 07” EAST 30.29 FEET) TO THE BEGINNING OF A 2027.00  EAST 30.29 FEET) TO THE BEGINNING OF A 2027.00 FOOT RADIUS CURVE TO THE LEFT; 4) THENCE ALONG SAID CURVE 226.86 FEET (CHORD: NORTH 89°43’34” EAST 226.74 FEET) TO THE 34” EAST 226.74 FEET) TO THE  EAST 226.74 FEET) TO THE BEGINNING OF A 3973.00 FOOT RADIUS CURVE TO THE RIGHT; 5) THENCE ALONG SAID CURVE 344.51 FEET (CHORD: NORTH 89°00’11” EAST 11” EAST  EAST 344.40 FEET) TO THE NORTHWEST CORNER OF LOT 63 OF SAID PIONEER ADDITION PHASE II SUBDIVISION; THENCE ADJOINING THE BOUNDARIES OF SAID LOT 63 THE FOLLOWING THREE (3) COURSES: 1) SOUTH 115.40 FEET; 2) THENCE SOUTH 88°08’16” EAST 52.03 FEET; 16” EAST 52.03 FEET;  EAST 52.03 FEET; 3) THENCE NORTH 115.40 FEET TO THE NORTHEAST CORNER OF SAID LOT 63 AND THE BEGINNING OF A 3973.00 FOOT RADIUS CURVE TO THE RIGHT; THENCE ALONG SAID CURVE AND THE SOUTHERLY RIGHT OF WAY OF SAID FRONTIER STREET 50.00 FEET (CHORD: SOUTH 87°24’08” EAST 50.00 FEET) TO THE BEGINNING OF A 527.00 FOOT RADIUS CURVE TO THE LEFT; THENCE ALONG SAID CURVE AND SAID 08” EAST 50.00 FEET) TO THE BEGINNING OF A 527.00 FOOT RADIUS CURVE TO THE LEFT; THENCE ALONG SAID CURVE AND SAID  EAST 50.00 FEET) TO THE BEGINNING OF A 527.00 FOOT RADIUS CURVE TO THE LEFT; THENCE ALONG SAID CURVE AND SAID SOUTHERLY RIGHT OF WAY LINE 62.09 FEET (CHORD: NORTH 89°34’58” EAST 62.06 FEET) TO THE NORTHWEST CORNER OF LOT 66 OF SAID 58” EAST 62.06 FEET) TO THE NORTHWEST CORNER OF LOT 66 OF SAID  EAST 62.06 FEET) TO THE NORTHWEST CORNER OF LOT 66 OF SAID PIONEER ADDITION PHASE II SUBDIVISION; THENCE ADJOINING THE BOUNDARIES OF SAID LOT 66 THE FOLLOWING THREE (3) COURSES: 1) SOUTH 115.40 FEET; 2) THENCE NORTH 83°21’40” EAST 52.35 FEET; 3) THENCE NORTH 115.40 FEET TO THE NORTHEAST CORNER OF SAID 40” EAST 52.35 FEET; 3) THENCE NORTH 115.40 FEET TO THE NORTHEAST CORNER OF SAID  EAST 52.35 FEET; 3) THENCE NORTH 115.40 FEET TO THE NORTHEAST CORNER OF SAID LOT 66 AND THE BEGINNING OF A 527.00 FOOT RADIUS CURVE TO THE LEFT; THENCE ALONG SAID CURVE AND THE SOUTHERLY RIGHT OF WAY LINE OF SAID FRONTIER STREET 95.01 FEET (CHORD: NORTH 75°20’54” EAST 94.88 FEET) TO THE BEGINNING OF A 20.00 FOOT RADIUS 54” EAST 94.88 FEET) TO THE BEGINNING OF A 20.00 FOOT RADIUS  EAST 94.88 FEET) TO THE BEGINNING OF A 20.00 FOOT RADIUS CURVE TO THE RIGHT; THENCE ALONG SAID CURVE 34.75 FEET (CHORD: SOUTH 60°02’32” EAST 30.54 FEET) TO THE BEGINNING OF A 32” EAST 30.54 FEET) TO THE BEGINNING OF A  EAST 30.54 FEET) TO THE BEGINNING OF A 225.00 FOOT RADIUS CURVE TO THE RIGHT; THENCE ALONG SAID CURVE AND THE WESTERLY RIGHT OF WAY LINE OF MAPLE DRIVE 40.41 FEET (CHORD: SOUTH 05°07’27” EAST 40.36 FEET); THENCE SOUTH 00°01’14” WEST 133.367 FEET ADJOINING SAID WESTERLY RIGHT OF WAY 27” EAST 40.36 FEET); THENCE SOUTH 00°01’14” WEST 133.367 FEET ADJOINING SAID WESTERLY RIGHT OF WAY  EAST 40.36 FEET); THENCE SOUTH 00°01’14” WEST 133.367 FEET ADJOINING SAID WESTERLY RIGHT OF WAY 14” WEST 133.367 FEET ADJOINING SAID WESTERLY RIGHT OF WAY  WEST 133.367 FEET ADJOINING SAID WESTERLY RIGHT OF WAY LINE TO THE SOUTHEAST CORNER OF PUBLIC OPEN SPACE PARCEL F OF SAID PIONEER ADDITION PHASE II SUBDIVISION;  THENCE ADJOINING THE SOUTHERLY LINE OF SAID SUBDIVISION PLAT THE FOLLOWING THREE (3) COURSES: 1) NORTH 89°44’07” WEST 100.00 FEET; 2) THENCE 07” WEST 100.00 FEET; 2) THENCE  WEST 100.00 FEET; 2) THENCE NORTH 00°00’56” EAST 19.82 FEET; 3) THENCE WEST 819.59 FEET TO THE POINT OF BEGINNING.  56” EAST 19.82 FEET; 3) THENCE WEST 819.59 FEET TO THE POINT OF BEGINNING.   EAST 19.82 FEET; 3) THENCE WEST 819.59 FEET TO THE POINT OF BEGINNING.  CONTAINS: ±120,417 SQ. FT. OR ±2.764 ACRES
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THE CITY COUNCIL OF EAGLE MOUNTAIN CITY, COUNTY OF UTAH, APPROVES THIS SUBDIVISION AND HEREBY ACCEPTS THE DEDICATION OF ALL EASEMENTS AND OTHER PARCELS OF LAND INTENDED FOR PUBLIC PURPOSES FOR THE PERPETUAL USE OF THE PUBLIC THIS    DAY OF     , A.D. 20 ., A.D. 20 ..
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AMENDING LOTS 53-62, 64-65, 67-68, P.O.S. E, & P.O.S. F OF THE PIONEER ADDITION PHASE II SUBDIVISION PLAT LOCATED WITHIN THE SOUTHWEST QUARTER OF SECTION 7, TOWNSHIP 6 SOUTH, RANGE 1 WEST, SALT LAKE BASE & MERIDIAN EAGLE MOUNTAIN CITY, UTAH COUNTY, UTAH
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PETERSON ENGINEERING, P.C.  CONSULTING ENGINEERS & LAND SURVEYORS 7107 SOUTH 400 WEST #1, MIDVALE, UTAH 84047  801-255-3503
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OWNER'S DEDICATION    
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I/WE, THE UNDERSIGNED OWNERS OF THE REAL PROPERTY DEPICTED ON THIS PLAT AND DESCRIBED IN THE SURVEYORS CERTIFICATE ON THIS PLAT, HAVE CAUSED THE LAND DESCRIBED ON THIS PLAT TO BE DIVIDED INTO LOTS, OPEN SPACES, EASEMENTS, AND OTHER PUBLIC USES AS DESIGNATED ON THE PLAT AND NOW DO HEREBY DEDICATE UNDER THE PROVISIONS OF 10-9-807 UTAH CODE, WITHOUT CONDITION, RESTRICTION OR RESERVATION TO EAGLE MOUNTAIN CITY, UTAH, ALL PUBLIC UTILITY EASEMENTS, DRAINAGE EASEMENTS, OPEN SPACES SHOWN AS PUBLIC OPEN SPACES TO EAGLE MOUNTAIN, UTAH.  DAVID J. MOODY, JT       DATE DATE AS TO PARCEL 49:601:0068 SAMARAH W. MOODY, JT     DATE DATE AS TO PARCEL 49:601:0068 MARK CURTIS, JT      DATE DATE AS TO PARCEL 49:601:0067 ROSEMARY CURTIS, JT      DATE DATE AS TO PARCEL 49:601:0067 CODY WILKINS, A Married Man    DATE DATE AS TO PARCEL 49:601:0065 CASSIDY HOWE, JT      DATE DATE AS TO PARCEL 49:601:0064 BROOKLYNN BARRUS, JT     DATE DATE AS TO PARCEL 49:601:0064 CLAUDIO A. SALOMONE, Unmarried Man   DATE DATE AS TO PARCEL 49:601:0062 JACOB MOORE       DATE DATE AS TO PARCEL 49:601:0061 DAWN MOORE       DATE DATE AS TO PARCEL 49:601:0061 MIREYA QUINTINO, JT      DATE DATE AS TO PARCEL 49:601:0060 WILLIAN HERNANDEZ, JT     DATE DATE AS TO PARCEL 49:601:0060 GINA R. HEMINGWAY      DATE DATE AS TO PARCEL 49:601:0059 KYLER WADSWORTH, JT     DATE DATE AS TO PARCEL 49:601:0058 SAVANNAH WADSWORTH, JT     DATE DATE AS TO PARCEL 49:601:0058 CONRAD SOUTHWORTH, JT     DATE DATE AS TO PARCEL 49:601:0057 JESSIE SOUTHWORTH, JT     DATE DATE AS TO PARCEL 49:601:0057 BENJAMIN R. HAYES      DATE DATE AS TO PARCEL 49:601:0056 KAILA A. HAYES      DATE DATE AS TO PARCEL 49:601:0056 SHARON J. WALTERS      DATE DATE AS TO PARCEL 49:601:0055 THOMAS E. WALTERS      DATE DATE AS TO PARCEL 49:601:0055 MICHAEL J. HONE, MARRIED MAN    DATE DATE AS TO PARCEL 49:601:0054 GERALD RAY HASKELL      DATE DATE AS TO PARCEL 49:601:0053  EAGLE MOUNTAIN CITY,      DATE DATE A MUNICIPAL CORPORATION OF THE STATE UTAH MAYOR: JARED GRAY  AS TO PARCELS 49:601:0078, 49:601:0079 & 49:601:0080
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME DAVID J. MOODY AND DAVID J. MOODY AND  AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT HE EXECUTED THE SAME. 
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME SAMARAH W. MOODY SAMARAH W. MOODY AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT SHE EXECUTED THE SAME. 
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME MARK CURTIS AND MARK CURTIS AND  AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT HE EXECUTED THE SAME.
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME ROSEMARY CURTIS AND ROSEMARY CURTIS AND  AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT SHE EXECUTED THE SAME.
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME CODY WILKINS AND CODY WILKINS AND  AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT HE EXECUTED THE SAME.
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME CASSIDY HOWE AND CASSIDY HOWE AND  AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT SHE EXECUTED THE SAME.

AutoCAD SHX Text_30
NOTARY PUBLIC 

AutoCAD SHX Text_31
NOTARY STAMP 

AutoCAD SHX Text_32
STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME BROOKLYNN BARRUS BROOKLYNN BARRUS AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT SHE EXECUTED THE SAME.
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME CLAUDIO A. SALOMONE CLAUDIO A. SALOMONE AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT HE EXECUTED THE SAME. 
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME JESSIE SOUTHWORTH JESSIE SOUTHWORTH H AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT SHE EXECUTED THE SAME.
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME BENJAMIN R. HAYES BENJAMIN R. HAYES S AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT HE EXECUTED THE SAME.
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME THOMAS E. WALTERS THOMAS E. WALTERS AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT HE EXECUTED THE SAME.
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME MICHAEL J. HONE AND MICHAEL J. HONE AND  AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT HE EXECUTED THE SAME.
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME GERALD RAY HASKELL GERALD RAY HASKELL AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT HE EXECUTED THE SAME.
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME JACOB MOORE AND JACOB MOORE AND E AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT HE EXECUTED THE SAME.
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME DAWN MOORE AND DAWN MOORE AND  AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT SHE EXECUTED THE SAME.
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME MIREYA QUINTINO AND MIREYA QUINTINO AND  AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT SHE EXECUTED THE SAME.
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME WILLIAN HERNANDEZ WILLIAN HERNANDEZ AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT HE EXECUTED THE SAME.
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME GINA R. HEMINGWAY GINA R. HEMINGWAY AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT SHE EXECUTED THE SAME.
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME SAVANNAH WADSWORTH SAVANNAH WADSWORTH AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT SHE EXECUTED THE SAME.
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STATE OF UTAH  :  S.S.  COUNTY OF SALT LAKE :  ON THIS _________ DAY OF _______________________, IN THE YEAR 20______., A.D., PERSONALLY APPEARED BEFORE ME CONRAD SOUTHWORTH CONRAD SOUTHWORTH AND PROVED ON THE BASIS OF SATISFACTORY EVIDENCE TO BE THE PERSON WHOSE NAME IS SUBSCRIBED TO IN THIS DOCUMENT, AND ACKNOWLEDGED THAT HE EXECUTED THE SAME.
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EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

JULY 21, 2026 

TITLE:   ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain 
City, Utah, Amending the Eagle Mountain Municipal Code Section 
16.20 Preliminary Plats, 16.25 Final Plats, and 17.100 Site Plan 
Review regarding Application Requirements and Cost Estimates. 

ITEM TYPE:   Development Code Amendment 

FISCAL IMPACT:   N/A 

APPLICANT:   City-initiated 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

N/A N/A 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
Yes  Brandon Larsen, Planning 

Director 
Brandon Larsen 

 
RECOMMENDATION: 
Staff recommends the Council adopt an Ordinance of Eagle Mountain City, Utah, Amending the 
Eagle Mountain Municipal Code Section 16.20 Preliminary Plats, 16.25 Final Plats, and 17.100 Site 
Plan Review regarding Application Requirements and Cost Estimates. 
 
BACKGROUND: 
Staff has been working to improve the development process, especially to identify challenges and 
constraints earlier on in the process. This proposal would require an engineer's cost estimate at 
preliminary and final plat, as well as at site plan. Obviously, cost estimates for preliminary plats would 
only be required to provide information of a preliminary nature. These cost estimates would identify 
the cost for all required public improvements. This proposal would help both the applicant and the 
City to more carefully plan for and evaluate the costs associated with public improvements for 
proposed developments. Staff anticipates that flushing out the costs for a development will be an 
iterative process. In other words, we anticipate cost estimates to be revised through the application 
process. However, we want these estimates to be nailed down sooner in the process to avoid 
hiccups at the bonding stage. 
 
Cost estimates would be prepared by the applicant's project engineer and reviewed by the City 
Engineer and his staff. The City Engineer is proposed to be given the ability to adjust cost estimates 
to account for changes to the applicant's development plans, market conditions, etc., necessary to 
ensure that adequate costs are established for completing the required public improvements. 
 
ITEMS FOR CONSIDERATION: 
Ordinances pertaining to Development Code Amendments, and processing of the same, may be 
found in EMMC 17.05.120 & UCA 10-9a-501. 
 



PLANNING COMMISSION ACTION/RECOMMENDATION: 
The Planning Commission unanimously recommended approval of this proposal. 
 
ATTACHMENTS: 

1.   Ordinance 
2.   Redlines 

 
 



ORDINANCE NO. O-       -2026 
 

AN ORDINANCE OF EAGLE MOUNTAIN CITY, UTAH,  
AMENDING EAGLE MOUNTIAN MUNICIPAL CODE  

SECTIONS 16.20 (PRELIMINARY PLATS); 16.25 (FINAL PLATS)   
AND 17.100 (SITE PLAN REVIEW) REGARDING  

APPLICATION REQUIRMENTS AND COST ESTIMATES 

PREAMBLE 
 

WHEREAS, the City Council of Eagle Mountain City, Utah, finds that amendments to 
the Eagle Mountain Municipal Code are necessary to improve the development review 
process by identifying the costs of required public improvements earlier in the application 
process; and comply with; 

 
WHEREAS, the City Council finds that requiring an engineer’s cost estimate with 

preliminary plat, final plat, and site plan applications will assist both applicants and the City 
in evaluating public improvement costs, while reducing delays during the bonding process; 
and    

 
WHEREAS, the City Council further finds that it is in the public interest to amend the 

Eagle Mountain Municipal Code Section 16.20 (Preliminary Plats); 16.25 (Final Plats); and 
17.100 (Site Plan Review) regarding Application Requirements and Cost Estimates to establish 
standards governing their placement and display, as set forth in Exhibit A. 
 
NOW THEREFORE, BE IT ORDAINED by the City Council of Eagle Mountain City, Utah:  

 
1. The City Council finds that all required notices, public hearings, and other 

procedural requirements have been completed to consider amendments to Eagle 
Mountain Municipal Code Sections 16.20 (Preliminary Plats), 16.25 (Final Plats), 
and 17.100 (Site Plan Review) regarding Application Requirements and Cost 
Estimates, as described in Exhibit A. 

 
2. Eagle Mountain Municipal Code Sections 16.20 (Preliminary Plats), 16.25 (Final 

Plats); and 17.100 (Site Plan Review) ) regarding Application Requirements and 
Cost Estimates are hereby amended as set forth in Exhibit A, which is attached 
hereto and incorporated herein by this reference.  

 
3. The City Council has considered the impact of this Ordinance on and found it 

consistent with family health, stability, and formation as required by Utah law. 
 

4. This Ordinance shall take effect upon its first publication or posting. 
 
ADOPTED by the City Council of Eagle Mountain City, Utah, this 21st day of July, 2026. 



 
 

EAGLE MOUNTAIN CITY, UTAH 
 
 
 

________________________________________ 
Jared R. Gray, Mayor 

ATTEST: 
 
 
________________________________________ 
Lacie A. Messerly  
City Recorder 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Posted on ________________ by __________. 



CERTIFICATION 
 
The above Ordinance was adopted by the City Council of Eagle Mountain City, Utah 

on the 21st day of July, 2026. 
 

Those voting yes:  Those voting no:     Those excused:    Those abstaining: 

 Melissa Clark   Melissa Clark   Melissa Clark   Melissa Clark  

 Zachory Huish  Zachory Huish  Zachory Huish  Zachory Huish 

 Craig Whiting   Craig Whiting   Craig Whiting   Craig Whiting  

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 
 

 ____________________________________ 
 Lacie A. Messerly 
 City Recorder 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 



Exhibit A 
 
 



Chapter 16.20 
PRELIMINARY PLATS 

16.20.040 Application. 

Only property owners or their duly authorized agents shall make application for a preliminary 
plat. All applications shall be filed on forms prepared by the planning director. No preliminary 
plat application shall be processed without the submission of the completed application and all 
supporting materials as required by this chapter, including the processing fee. Incomplete 
applications shall not be processed under any circumstance. 

A. Supporting Materials. The preliminary plat application shall be submitted with the materials 
listed below. However, the planning commission or city council may require additional 
supporting materials, if necessary, to demonstrate that the proposed development complies with 
this title and EMMC Title 17. The number of hard copies and electronic copies, as well as the 
appropriate format of each, will be determined by the planning director. 

1. Preliminary Plat. A preliminary plat drawing will be required which shows accurate 
alignments, boundaries and monuments as certified by a land surveyor registered in Utah. 
Preliminary plats shall be prepared at a scale no smaller than one inch equals 100 feet. Plats 
of large areas may be prepared on multiple, serially numbered sheets with match lines and 
an index map. The vicinity and index maps shall appear on the first of the serially 
numbered sheets. The following data shall be included on the preliminary plat: 

a. A title block showing the name of the proposed development and its location by lot, 
block, and subdivision, or quarter-quarter section, section, township, range, principal 
meridian, county, and state; 

b. The name and address of a registered engineer licensed in the state of Utah who 
prepared the plat, together with a professional registration number; 

c. A north point and scale, including both graphic and written scales; 

d. The exterior boundaries of the proposed development; 

e. The location, nature, and boundaries of existing public streets and public or private 
easements in or adjacent to the proposed development, and county book and page 
number references to the instruments establishing the easements; 

f. A vicinity map that locates the proposed development within the city and its 
subdivision or section showing major streets, landmarks, and boundaries and recorded 
names of adjacent or nearby subdivisions; 
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g. Existing contours at two-foot intervals. Elevations will be based on National 
Geodetic Survey area level data; 

h. The layout of streets, their proposed names and grades. Plats shall not contain lots 
fronting onto arterial or collector streets. Proposed streets must provide connectivity 
to adjacent properties under other ownership if within 200 feet; 

i. The location, exterior dimensions to the nearest foot, and number of proposed lots 
and blocks, or other parcels to be created by the proposed development; 

j. The acreage of each proposed lot or parcel, and a table showing the total number of 
lots, total acreage of the area proposed for development, the total buildable acreage 
(excluding slopes greater than 25 percent, major utility corridors, and natural washes), 
the total acreage in lots, the average lot size, the total acreage in streets, and the total 
acreage of neighborhood parks, neighborhood squares, and other parcels proposed for 
dedication to public use or to be held in common by the owners;

 

k. The location of irrigation structures and watercourses within or adjacent to the 
proposed development; 

l. The location and exterior dimensions of existing and proposed buildings; 

m. The location(s), demarcated, of any lot or parcel area(s), or portions thereof, where 
the existing, natural slope of that portion equals or exceeds 25 percent; 

n. Sites, if any, to be reserved, dedicated for parks, playgrounds, schools, churches, 
public or natural open space or other public purposes, together with proposed 
ownership of such sites; 

o. Sites intended for conditional uses within the underlying zone, such as commercial 
sites or other business establishments. 

B. Landscaping and Parks Plan. A landscaping plan, prepared and stamped by a licensed 
landscape architect, indicating the size and location of proposed parks and open spaces. The 
landscaping plan shall include, at a minimum, the following information: 



1. The location and dimension of all existing and proposed structures, property lines, 
easements, parking lots, rights-of-way, amenities, and lighting. 

2. The plant names (both botanical and common name), location, quantity, and size of all 
existing and proposed plants and trees. 

3. Existing and proposed grading of the site indicating contours at two-foot intervals. 

4. Proposed and existing fences and identification of the fencing materials, color, and 
design. 

5. A summary of the total percentage of landscaped areas, domestic turf grasses, and 
drought-tolerant plant species. 

6. A completed parks and open space worksheet, detailing the proposed park 
equipment/amenities and their associated point values. 

C. Ownership Affidavit. An affidavit (certificate of clear title) that the applicant is the owner, the 
equitable owner, or authorized by the owner in writing to make application for the proposed 
development. 

D. Water Rights. Water rights documentation showing availability of water rights sufficient to 
serve the development, or acknowledgement in the form of a signed letter that the developer 
intends and commits to purchase water from the city. 

E. Utility Plan. A map showing all the proposed locations of utilities including water, sewer, and 
storm drainage. The gas, electrical and telecommunication lines are not a required element of the 
preliminary utility plans; however, off-site capacity of these systems shall be provided. The 
location and size of existing and proposed utility lines and facilities in or adjacent to the 
proposed development shall also be shown. 

F. Grading, Drainage, and Erosion Plan. A grading, drainage, excavation, natural slope and 
erosion plan shall be submitted. The plan shall contain a drainage basin map and a plan view of 
the overall storm water system. The grading, drainage, and erosion plan shall address the 
following issues: description of features and hydrological conditions; drainage basin and 
subbasin; drainage facility design criteria; infrastructure design criteria; grading plan; and 
erosion control. Specifically, the plan and an accompanying report shall contain at a minimum 
the following information: 

1. The existing roadways, drainage ways, vegetation and hydrological conditions of a 10-
year, 24-hour event and a 100-year, 24-hour storm event. 

2. The major basin descriptions referencing all major drainage reports such as FEMA, 
major drainage planning reports, or flood insurance maps and the basin characteristics and 
planned land uses. 



3. The subbasin description showing the historical drainage pattern and off-site drainage 
patterns both upstream and downstream of the property. 

4. A general discussion of how the proposed system conforms to existing drainage patterns 
and off-site upstream drainage will be collected to protect development. 

5. Grading plan showing: soil map depicting unique soil features such as collapsible soil, 
rock features, etc.; a grading plan showing all cut and fill areas within development 
including the identification of slopes, fill and cut depths, and rock features within 10 feet of 
post grade soil surface. 

G. Preliminary Engineer's Cost Estimate. A preliminary engineer's cost estimate shall be 
submitted with each preliminary plat application. The estimate shall provide a good-faith 
estimate of the cost of all public improvements anticipated within the boundaries of the 
preliminary plat. The estimate shall be prepared by, or under the supervision of, a Professional 
Engineer licensed in the State of Utah and shall be of sufficient detail to allow the City to 
evaluate the scope, phasing, and anticipated cost of required improvements. The preliminary 
estimate shall identify major categories of improvements and, where applicable, allocate 
estimated costs among proposed development phases. The estimate is preliminary in nature and 
shall not be used to establish financial guarantees or for calculating bond amounts. 

GH. Easements. The proposed grants of easements to be imposed on any land within the 
development. 

HI. Traffic Plan. A traffic report prepared by a licensed traffic engineer showing anticipated trip 
generation and the level of service provided to SR 73 or other arterial and collector roads. 

IJ. Sign Plan. A signage plan (if signage is being proposed for the project) shall be submitted. 
The signage plan shall include a site plan drawn to scale showing the proposed location of on-
premises and off-premises directional signage and color graphics showing the proposed sign 
copy, type of sign, and dimensions of signs. Permission from property owners to locate any off-
site signs on their property shall be submitted. Signs shall be approved after site plan approval 
has been granted and through review as a building permit. 

JK. Public Notice. Prior to the public hearing on a preliminary plat application, the city shall 
provide notice to property owners located within 600 feet of the proposed plat area, including a 
minimum of at least 25 adjacent property owners where feasible. Notice shall be provided by 
postcard, prepared and mailed by city staff at least 10 calendar days in advance, in accordance 
with Utah Code Ann. § 10-9a-207. The applicant shall pay the cost of printing and mailing the 
postcards. 

KL. Fee. The processing fee required by the current consolidated fee schedule approved by the 
city council. [Ord. O-08-2026 § 2 (Exh. A); Ord. O-33-2025 § 1 (Exh. A); Ord. O-20-2018 § 2 
(Exh. A); Ord. O-07-2014 (Exh. A); Ord. O-13-2012 § 2 (Exh. A); Ord. O-16-2010 § 2 (Exh. A); 
Ord. O-23-2005 § 3 (Exh. 1(2) § 4.4)]. 
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Chapter 16.25 
FINAL PLATS 

16.25.040 Application. 

Only property owners or their duly authorized agents shall make application for a final plat on 
forms prepared by the planning director. No final plat application shall be processed without 
approval or submission of the preliminary plat, the submission of the application, all the 
supporting materials as required by this chapter, and the processing fee. Incomplete applications 
shall not be processed under any circumstance. 

A. Supporting Materials. The final plat application shall be submitted with the materials listed 
below. The planning director or development review committee (DRC) members may determine 
that additional items be submitted in order to properly evaluate the proposed final plat 
application. The number of hard copies and electronic copies, as well as the appropriate format 
of each, will be determined by the planning director. 

1. Final Plat. The final plat prepared at a scale of not less than one inch equals 100 feet, 
with all dimensions shown in feet and decimals thereof, will be required for final approval 
prior to recordation. Plats of large areas may be prepared on multiple, serially numbered 
sheets with match lines and an index map, with vicinity and index maps appearing on the 
first of the serially numbered sheets. Final plats must show trails, roads, sidewalks and 
other public facilities, which will be deeded to the city in accordance with the requirements 
of this title. The city shall provide a set of standard cross-sections for roads, trails and 
sidewalks. The final plat submission must conform in all major respects to the preliminary 
plat as previously reviewed and approved by the land use authority (unless processed 
simultaneously). Final plat submissions shall include all information listed below, 
delineated in permanent ink on a Mylar for recordation (which can be submitted after the 
land use authority grants final approval) and submitted in an electronic format: 

a. A title block showing the name of the proposed subdivision and its location by 
quarter-quarter section, section, township, range, principal meridian, city, county, and 
state; 

b. The name, address, telephone number, stamp, signature and registration number of 
a land surveyor registered in the state of Utah who prepared or reviewed the final plat; 

c. A north point, and both graphic and written scales; 

d. A vicinity map that locates the proposed subdivision within its township and the 
section, shows major roads and watercourses adjacent to or near the subdivision, and 
shows the boundaries of and recorded names of adjacent or nearby subdivisions; 



e. The point of beginning for the survey, which shall be tied to a section or quarter-
section corner, and the location and a description of all existing monuments found 
during the course of the survey; 

f. The location, nature, and boundaries, with bearings and distances, of all existing 
public ways and public or private easements in or adjacent to the subdivision, 
including the county book and page number references of the instruments establishing 
those ways or easements; 

g. The exterior boundaries of the subdivision, with all bearings and distances, 
including curve data for curving boundaries; 

h. The location, exterior dimensions, and consecutive number of all lots and blocks, or 
other parcels created by the subdivision, including bearings and distances and curve 
data for curving boundaries (with all curve dimensions for boundary lines shown 
outside any such boundaries); 

i. The acreage of each lot and a table showing the total number of lots, total acreage of 
the subdivided area, the total acreage in lots, the average lot size, the total acreage in 
streets, and the total acreage of any parcels dedicated to public use or held in common 
by the lot owners; 

 

j. The names of all streets and widths and boundaries of all street and trail rights-of-
way and utility easements, including bearings and distances and curve data for curving 
boundaries; 

k. Street names shall not contain cardinal directions (North, South, East, West) as this 
may conflict with the geographical coordinate identifier of the lot or parcel address; 

l. Address of all lots and parcels; 

m. The location and a description of all monuments set during the course of the 
survey; 



n. A signed and dated owner’s dedication in the form approved by the city which 
includes a complete legal description of the parcel being subdivided, and in which the 
owners of record dedicate all open space, public ways, utilities and other public spaces 
to public use; 

o. A notary public’s acknowledgment of the owner’s certificate; 

p. A signed and dated certificate of consent in which all mortgagors, lienholders, and 
other parties with any real property interest, including the holders of mineral rights, in 
the property consent to its subdivision; 

q. A notary public’s acknowledgment of the certificate of consent; 

r. Signature blocks for approval by the city council, city engineer and city attorney; 

s. An owner’s dedication certificate, notary public’s acknowledgement for each 
signature on the plat, a correct metes and bounds description of all property included 
within the subdivision, other affidavits, certificates, acknowledgements, endorsements 
and notarial seals as required by law, this title or by the city recorder or city attorney; 

t. A certificate for use by the county recorder in recording the plat after its approval; 

u. Building envelopes for each lot shall be shown on the final plat; 

v. Water rights conforming to the city’s requirements or a public water supply 
agreement shall be submitted to the city attorney for approval; 

w. The zone in which standards were used to review the subdivision plat; 

x. Setbacks on residential plats. 

2. Construction Plans. Construction drawings for required public improvements will 
include the following and are required to be submitted with all final plat applications: 

a. Plan, profile and construction detail drawings prepared by a licensed professional 
engineer, with his/her signature and seal. 

b. Control data shall be referenced to information contained on county area reference 
plats. 

c. Elevations shall be tied to an existing Utah County benchmark. Drawings shall 
show an elevation benchmark for the project. 



d. The drawing scale shall be one inch equals 20 feet horizontal and one inch equals 
two feet vertical. The vertical scale may be smaller if warranted by unusual 
circumstances. 

e. Stationing shall increase from left to right. 

f. Centerline data and property line data shall be shown, including details of all curves. 

g. Existing ground profiles shall be shown a minimum of 300 feet each way from the 
ends of subdivision streets. 

h. All existing and proposed improvements within the project or within 100 feet of the 
project or adjoining the subdivision shall be shown. This includes curb, gutter, 
sidewalk and underground pipes and utilities, ditches, canals, fire hydrants, street 
lights, water valves, etc. 

i. All proposed structures such as manholes, catch basins, clean-outs, etc., shall be 
shown. If city standard structure details exist, they may be referenced in lieu of detail. 

j. All proposed drainage facilities, including pipe and boxes, shall be shown. This 
includes plan and profile of the system showing the method of drainage water 
disposal. 

k. All vertical curves and horizontal distances shall be constructed in accordance with 
AASHTO requirements and standards. 

l. Elevations shall be shown on all horizontal and vertical curves at approximately 25-
foot intervals and at the points of curvature and points of tangency. 

m. The minimum grade for curb and gutter shall be one-half percent identified on all 
curb returns and cross gutters. Percent of grade shall also be shown on straight grades 
with elevations at approximately 50-foot intervals with flow arrows to indicate the 
direction of drainage. 

n. All street names shall be shown. 

o. Show typical roadway cross-sections. 

p. The existing grade elevations shall be shown in the profile. 

q. Construction standards and specifications shall be referenced. 

r. Road signs and stop signs shall be shown. 



3. Landscaping and Irrigation Plan. A landscaping plan, prepared and stamped by a 
licensed landscape architect, indicating the location, spacing, types and sizes of 
landscaping elements, sprinkler system plans, existing trees if any, and showing 
compliance with the landscaping or buffering requirements of the appropriate zoning 
district. The landscaping plan shall include, at a minimum, the following information: 

a. The location and dimension of all existing and proposed structures, property lines, 
easements, parking lots, power lines, rights-of-way, amenities, and lighting. 

b. The plant names (both botanical and common name), location, quantity, and size of 
all existing and proposed plants. The proposed plan should indicate the size of the 
plant material at maturation (see Chapter 17.60 EMMC for more landscaping 
standards). 

c. The landscaping plan should also exhibit the existing landscaping 20 feet beyond 
the property lines. 

d. Existing and proposed grading of the site indicating contours at two-foot intervals. 

e. Plans showing the irrigation system shall also be included in the landscaping plan 
submittal. 

f. Proposed and existing fences and identification of the fencing materials. 

g. A summary of the total percentage of landscaped areas, domestic turf grasses, 
drought-tolerant plant species along with the estimated cost of all the improvements. 

h. Make, model number(s), and picture(s) of all proposed structures (playgrounds, 
pavilions, benches, etc.). 

4. Final Utility Plan. Utility plans showing all the utilities including but not limited to 
water, sewer, and storm drain. The location and size of existing and proposed utility lines 
and facilities in or adjacent to the proposed development shall also be shown. 

5. Grading, Drainage, and Erosion Plan. A grading, drainage, and erosion plan prepared 
and stamped by a licensed engineer shall be submitted. The report shall contain the 
drainage basin map and a plan view of the overall storm water system. The grading, 
drainage, and erosion plan shall address the following issues: description of features and 
hydrological conditions; drainage basin and subbasin; drainage facility design criteria; 
infrastructure design criteria; grading plan; and erosion control. Specifically, the report 
shall contain at a minimum the following information: 

a. The existing roadways, drainage ways, vegetation and hydrological conditions of a 
10-year, 24-hour event and a 100-year, 24-hour event. 
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b. The major basin descriptions referencing all major drainage reports such as FEMA, 
major drainage planning reports, or flood insurance maps and the basin characteristics 
and planned land uses. 

c. The subbasin description showing the historical drainage pattern and off-site 
drainage patterns both upstream and downstream of the property. 

d. A general discussion of how the proposed system conforms to existing drainage 
patterns and off-site upstream drainage will be collected to protect development. 

e. The water quality evaluation showing the water quality shall not be degraded from 
existing storm water quality including how solids are collected and not allowed to be 
discharged into downstream waters and how oils and greases are separated from storm 
water. 

f. Maintenance plan and procedure for storm water system; thorough narrative of all 
charts, graphs, tables or other information included in the report describing how it 
affects the proposed development. 

g. Infrastructure design criteria showing the piping is sized to handle the peak 
intensity of the 10-year storm event; all detention basins are sized to handle a 100-
year storm while discharging at a maximum 10-year, 24-hour historical rate; a 10-foot 
traffic lane in both directions is maintained at all locations within the development; 
and that the roadway and infrastructure will handle a 100-year storm event without 
flooding homes or damaging public property. 

h. Grading plan showing soil map depicting unique soil features such as collapsible 
soil, rock features, etc.; a grading plan showing all cut and fill areas within 
development including: the identification of slopes; fill and cut depths; and rock 
features within 10 feet of post-grade soil surface. 

i. The grading plan shall also show how the grades will allow water to run off of lot 
areas without ponding and creating flooding problems for homes. 

j. Erosion control shall: show how erosion will be controlled during construction; 
explain and design such that construction debris and silts will not be collected by 
storm water system; show and design for all cut and fill slopes that will not be eroded 
and how these areas will be revegetated. 

6. Easements. The proposed grants of easement to be imposed on any land within the 
development. 

7. Soils Report. A soils report prepared and stamped by a licensed engineer. 

8. Engineer's Cost Estimate. An engineer's cost estimate shall be submitted for all required 
public improvements. The estimate shall be prepared, signed, and sealed by a Professional 



Engineer licensed in the State of Utah and shall include itemized quantities, unit costs, and 
total costs for all required public improvements. The City Engineer may review and adjust, 
or require revisions to, the estimate as necessary to account for changes to the proposed 
plat or supporting documents, and to reflect current market conditions, anticipated 
construction costs, or other factors affecting the cost of completing the required 
improvements.Engineer’s Estimate. An engineer’s estimate prepared by the design 
engineer, including detailed estimates of park amenities and landscaping improvements. 

9. Fee. The processing fee required by the current consolidated fee schedule approved by 
the city council. [Ord. O-33-2025 § 1 (Exh. A); Ord. O-20-2018 § 2 (Exh. A); Ord. O-07-
2014 (Exh. A); Ord. O-13-2012 § 2 (Exh. A); Ord. O-16-2010 § 2 (Exh. A); Ord. O-23-
2008 § 2 (Exh. A § 5.4); Ord. O-23-2005 § 3 (Exh. 1(2) § 5.4)]. 

 

Chapter 17.100 
SITE PLAN REVIEW 

 

17.100.070 Application. 

The property owner or an authorized agent shall make application on forms created by the 
planning director. No site plan application shall be processed without the submission of the 
application, all the supporting materials as required by this chapter, and processing fee. 
Incomplete applications shall not be processed under any circumstance. When the city’s 
ordinances require a conditional use and/or subdivision approval, these applications may be 
processed concurrently with a site plan. 

A. Supporting Materials. The site plan application shall be submitted with the materials listed in 
this section. The planning director and planning commission may determine and require that 
additional items not listed herein be submitted in order to evaluate the proposed site plan 
application. If a development has been previously reviewed (conditional use or subdivision 
approval), or the applicant believes that some of the required supporting materials are not 
applicable, then the applicant may submit a written statement to identify and clarify why they 
believe these materials are not needed for review of the project. Upon review of this statement, 
the planning director may waive the requirements of certain materials relating to improvements 
that have been reviewed and approved in a previous application process or are not found to be 
applicable to the project. The following materials must be submitted with a complete application, 
unless otherwise waived as allowed herein. The number of hard copies and electronic copies, as 
well as the appropriate format of each, will be determined by the planning director. 

1. Ownership Affidavit. A document detailing all covenants, grants of easement or other 
deed restrictions applicable to the site and an ownership affidavit shall be submitted. 

https://www.codepublishing.com/UT/EagleMountain/ords/O-33-2025.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-20-2018.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-07-2014.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-07-2014.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-13-2012.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-16-2010.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-23-2008.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-23-2008.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-23-2005.pdf


2. Vicinity Map. A vicinity map (which can be included on the site plan) showing the 
general location and indicating the approximate location of the subject parcel. 

3. Context Plan. A context plan including the existing features on the property and within 
200 feet of the proposed site plan property line. Existing features include, but are not 
limited to, buildings, roads, ingress and egress points, landscaping areas, pedestrian paths, 
and property names. 

4. Survey. The survey prepared and stamped by a Utah-registered land surveyor listing the 
metes and bounds, legal description, and the gross acreage within the subject parcel. 

5. Site Plan. A site plan, prepared and stamped by licensed and/or certified professionals 
including, but not limited to, architects, landscape architects, engineers, surveyors, or other 
professionals deemed necessary by the planning director. The city may require plans 
prepared by any or all of the above-noted professionals. The site plan shall contain the date, 
scale, north arrow and the following items: 

a. Boundaries of the subject parcel and the entire parcel (where the project does not 
occupy the entire parcel of which it is part). 

b. Existing and proposed streets, watercourses, easements and other rights-of-way, 
and section lines. 

c. Locations, dimensions, uses and heights of all proposed buildings and structures, 
including overhangs, porches, stairwells, and balconies, and the locations of all 
structures on adjoining properties. 

d. Access points, provisions for vehicular and pedestrian circulation onsite and offsite, 
interconnection to adjacent sites and dimensions of such access and circulation. 

e. Acceleration and deceleration lanes, and dimensions thereof, if required. 

f. Off-street parking and loading areas complying with Chapter 17.55 EMMC and 
indicating the required number of stalls and aisles scaled to the correct dimensions, 
the correct number of handicapped-accessible parking spaces, lighting, landscaping 
and irrigation, the percentage of landscaping to impervious surfaces, and pedestrian 
walkways. 

g. Screening and buffering provisions, including types and heights of existing and 
proposed buffering and fencing elements. 

h. Location and treatment of refuse collection areas, storage areas, mechanical 
equipment, and external structures. 
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i. Location and size of existing utilities and general location of utility access points 
and hookups. 

j. Location, type and size of all signage including advertising and directional signage. 

k. Tabulation of square footage devoted to various land uses, ground coverage by 
structures and other impervious surfaces. 

l. Location of existing and proposed curb, gutter, sidewalk, park strip and edge of 
asphalt, to be signed and stamped by a licensed professional engineer. 

m. Type of construction of all structures, presence or absence of fire sprinkling and 
location of existing and proposed fire hydrants. 

n. Location of all existing and proposed irrigation systems, both on site and on 
adjacent properties, including, but not limited to, ditches, pipes, and culverts. 

o. A statement on the site plan that all applicable elements of the Americans with 
Disabilities Act accessibility guidelines will be adhered to. 

p. The piping of all existing irrigation ditches which affect the site. 

q. The names of all adjacent property owners. 

6. Landscaping Plan. A landscaping plan prepared and stamped by a licensed landscape 
architect, indicating the location, spacing, types and sizes of landscaping elements, 
sprinkler system plans, existing trees, if any, and showing compliance with the landscaping 
or buffering requirements of the appropriate zoning district. The landscaping plan shall 
include, at a minimum, the following information: 

a. The location and dimension of all existing and proposed structures (when feasible), 
property lines, easements, parking lots, power lines, rights-of-way, ground signs, 
refuse areas, and lighting. 

b. The plant names (both botanical and common name), location, quantity, and size of 
all existing and proposed plants. The proposed plan should indicate the size of the 
plant material at maturation. 

c. The landscaping plan should also exhibit the existing landscaping 20 feet beyond 
the property lines. 

d. Existing and proposed grading with contours at one-foot intervals for areas with 
grades less than five percent. Areas in excess of five percent shall have contours 
shown at two-foot intervals. 



e. Plans showing the irrigation system shall also be included in the landscaping plan 
submittal. 

f. Proposed and existing fences and identification of the fencing materials. 

g. A summary of the total percentage of landscaped areas, domestic turf grasses, and 
drought-tolerant plant species along with the estimated cost of all the improvements. 

7. Grading, Drainage, and Erosion Plan. A grading, drainage, and erosion plan prepared 
and stamped by a licensed engineer shall be submitted. The report shall contain the 
drainage basin map and a plan view of the overall storm water system. The grading, 
drainage, and erosion plan shall address the following issues: description of features and 
hydrological conditions; drainage basin and subbasin; drainage facility design criteria; 
infrastructure design criteria; grading plan; and erosion control. Specifically, the report 
shall contain, at a minimum, the following information: 

a. The existing roadways, drainage ways, vegetation and hydrological conditions of a 
10-year, 24-hour event and a 100-year, 24-hour event. 

b. The major basin descriptions referencing all major drainage reports such as FEMA, 
major drainage planning reports, or flood insurance maps and the basin characteristics 
and planned land uses. 

c. The subbasin description showing the historical drainage pattern and off-site 
drainage patterns both upstream and downstream of the property. 

d. A general discussion of how the proposed system conforms to existing drainage 
patterns and off-site upstream drainage will be collected to protect development. 

e. The water quality evaluation showing the water quality shall not be degraded from 
existing storm water quality including how solids are collected and not allowed to be 
discharged into downstream waters and how oils and greases are separated from storm 
water. 

f. Maintenance plan and procedure for storm water system; thorough narrative of all 
charts, graphs, tables or other information included in the report describing how it 
affects the proposed development. 

g. Infrastructure design criteria showing the piping is sized to handle the peak 
intensity of the 10-year storm event; all detention basins are sized to handle 100-year 
storms while discharging at a maximum 10-year, 24-hour historical rate; a 10-foot 
traffic lane in both directions is maintained at all locations within the development; 
and that the roadway and infrastructure will handle a 100-year storm event without 
flooding homes or damaging public property. 



h. Grading plan showing soil map depicting unique soil features such as collapsible 
soil, rock features, etc.; a grading plan showing all cut and fill areas within a 
development including: the identification of slopes; fill and cut depths; and rock 
features within 10 feet of post-grade soil surface. 

i. Erosion control shall show: how erosion will be controlled during construction; 
explanation and design showing that such construction debris and silts will not be 
collected by storm water system; show and design for all cut and fill slopes will not be 
eroded and how these areas will be restored to their natural vegetative state. 

8. Engineer's Cost Estimate. An engineer's cost estimate shall be submitted for all required 
public improvements. The estimate shall be prepared, signed, and sealed by a Professional 
Engineer licensed in the State of Utah and shall include itemized quantities, unit costs, and 
total costs for all required public improvements. The City Engineer may review and adjust, 
or require revisions to, the estimate as necessary to account for changes to the proposed 
plat or supporting documents, and to reflect current market conditions, anticipated 
construction costs, or other factors affecting the cost of completing the required 
improvements. 

9. Lighting Plan. A lighting plan, which indicates the illumination of all interior areas and 
immediately adjoining streets showing the location, height, lumen output and type of 
lighting proposed. 

910. Elevations. Elevations of all buildings, fences and other structures viewed from all 
sides indicating heights of structures, the average finished grade of the site at the 
foundation area of all structures, percentage of building materials proposed, and color of all 
materials. A letter of approval from the applicable architectural review committee must 
also be submitted. 

1011. Traffic Impact Study. A traffic impact study (completed by a professional that is 
competent in the field of traffic engineering) may be required if it is estimated by the city 
engineer that the project could generate traffic impacts that require further study or that 
may require site improvements to transportation facilities. Said study shall include, but not 
be limited to, the following: an analysis of the average daily trips generated by the 
proposed project; an analysis of the distribution of trips on city street systems; a description 
of the type of traffic generated; and recommended on-site improvements that may mitigate 
negative traffic impacts. 

1112. Phasing Plan. If the site plan is to be developed in phases, a plan that shows the 
phasing of the development must be submitted. 

1213. Water Rights. Documentation of sufficient water rights for the proposed project must 
be provided. 

1314. Utility Demands. A summary projecting the utility demands that the development 
will create for communication lines, water, electricity, natural gas, and sewer. 



1415. Electronic Files. Electronic files of all the drawings for the project must be 
submitted. 

1516. Signage Plan. A signage plan shall be submitted in accordance with the standards 
contained in Chapter 17.80 EMMC. 

1617. Public Notice. Noticing as required by Table 17.05.200(a). 

1718. Fee. The processing fee required by the current consolidated fee schedule approved 
by the city council. [Ord. O-34-2025 § 1 (Exh. A); Ord. O-12-2014 (Exh. A); Ord. O-16-
2010 § 3 (Exh. B); Ord. O-18-2008 § 2 (Exh. A § 20.7); Ord. O-11-2008 § 2 (Exh. A 
§ 20.6); Ord. O-23-2005 § 3 (Exh. 1(1) § 20.7)]. 
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EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

JULY 21, 2026 

TITLE:   ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain 
City, Utah, Amending the Eagle Mountain Municipal Code 8.15.070 
Noise Levels. 

ITEM TYPE:   Development Code Amendment 

FISCAL IMPACT:    

APPLICANT:   City-Initiated 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

N/A N/A 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
Yes  Mickie Mills, Planner Mickie Mills 
 
RECOMMENDATION: 
Staff recommend that City Council adopt an Ordinance of Eagle Mountain City, Utah, Amending the 
Eagle Mountain Municipal Code 8.15.070 Noise Levels. 
 
BACKGROUND: 
This code amendment moves to align the Eagle Mountain Municipal Code with recent changes from 
the state legislature. Changes are limited to what is necessary for compliance with state 
requirements. 
 
ITEMS FOR CONSIDERATION: 
City Council should consider Senate Bill 202 and it's requirements. 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 

1.   Ordinance 
2.   Redlines 
3.   Clean 
4.   SB 202 Mowing Ordinance Full Bill 
5.   SB 202 Bill Summary 

 
 



ORDINANCE NO. O-        -2026 
 

AN ORDINANCE OF EAGLE MOUNTAIN CITY, UTAH,  
AMENDING THE EAGLE MOUNTAIN MUNICIPAL  

CODE SECTION 8.15.070 (NOISE LEVELS)  
 

PREAMBLE 
 

WHEREAS, the City Council of Eagle Mountain City finds that it is in the public interest 
to amend the Eagle Mountain Municipal Code Section 8.15.070 (Noise Levels) to modify the 
hours during which noise restrictions apply to privately owned golf courses in accordance 
with Senate Bill 202, as set forth in Exhibit A.   
 
NOW THEREFORE, BE IT ORDAINED by the City Council of Eagle Mountain City, Utah: 
 

1. The City Council finds that all required notices, public hearings, and other procedural 
requirements have been completed to consider amendments to Eagle Mountain 
Municipal Code Section 8.15.070 (Noise Levels), as described in Exhibit A.  

   
2. Eagle Mountain Municipal Code Section 8.15.070 (Noise Levels) is hereby amended as 

set forth in Exhibit A, which is attached hereto and incorporated herein by this 
reference.  

 
3. The City Council has considered the impact of this Ordinance on and found it 

consistent with family health, stability, and formation as required by Utah law.  
 

4. This Ordinance shall take effect upon its first posting or publication. 
 
 
ADOPTED by the City Council of Eagle Mountain City, Utah, this 21st day of July, 2026. 
 
 

                                                              EAGLE MOUNTAIN CITY, UTAH           
 
 

__________________________________ 
        Jared R. Gray, Mayor 

ATTEST: 
 
 
_________________________________ 
Lacie A. Messerly  
City Recorder 



CERTIFICATION 

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

the 21st day of July, 2026.    
 
 
  Those voting yes:   Those voting no:     Those excused:      Those abstaining: 

   Melissa Clark  Melissa Clark  Melissa Clark  Melissa Clark 

 Zachory Huish  Zachory Huish  Zachory Huish  Zachory Huish 

 Craig Whiting   Craig Whiting  Craig Whiting   Craig Whiting  

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright   Brett Wright  Brett Wright 

 
 

_______________________________________ 
Lacie A. Messerly 
City Recorder 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Posted on ________________ by __________. 
 
 
 
 



Exhibit A 
 



8.15.070  Noise levels.   

A. General Noise Disturbances. The making and/or  creating of  a noise disturbance 

within the city is unlawful. To qualify as a noise disturbance, a sound must meet the 

definition outlined in EMMC  8.15.010 as measured from the locations outlined in this 

section. If the source of the sound is on the public right - of - way or upon public 

property, the measurement shall occur at  a distance of 50  feet from the source of 

the sound. If the source of the sound is on private property, the measurement shall 

occur at the property line.   

B. Per se Noise Disturbances. Notwithstanding anything to the contrary in this 

chapter, it shall be unlawful and constitute a per se noise disturbance to make 

and/or create a sound that exceeds the  maximum  allowable decibel level as 

outlined in this subsec tion.   

1. Measurement of Sound. Sound of a suspected per se noise disturbance shall 

be measured at a distance of at least 25 feet from the source of the device 

upon public property or within the public right - of - way, or 25 feet from the 

property line if upon priva te  property, and  shall be measured on a decibel or 

sound level meter of standard design and quality on the “A” weighing scale.   

2. Maximum Permissible Sound Level. A per se noise disturbance during 

restricted hours occurs when the sound level exceeds the maximum 

permissible sound level listed for the zoning classification, as  established  in 

Table 8.15.070(1). A measurement of 85 de cibels or above shall  be considered 

to be  a noise disturbance at any time.   

Table 8.15.070(1) Hours of Restriction – Maximum Permissible Sound Levels (dBA)   
  

Zone 1  Abbr   dBA   Zone   Abbr   dBA   

 Rural Agricultural 1   RA1 65   Commercial Neighborhood   CN  65  

 Rural Agricultural 2   RA2  65   Commercial Community   CC  65  

 Rural Density 1   RD1 65   Commercial Regional   CR  65  

 Rural Density 2   RD2  65   Medical/Educational Campus   MEC  65  

 Foothill Residential   FR  65   Office Professional   OP  65  

 Residential 1   R1 65   Commercial Storage   CS  65  

 Residential 2   R2  65   Improved Open Space   OS - I 65  

https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain08/EagleMountain0815.html#8.15.010


 Residential 3   R3  65   Natural Open Space   OS - N  65  

 Residential Cottage   RC  65   Agriculture   AG  65  

 Multifamily 1   MF1 65   Industrial   I 75  

 Multifamily 2   MF2  65   Light  

Manufacturing/Distribution   

LMD  75  

 Public Facilities   PF  65     
  

1 The  planning director or designee shall have the authority to  determine  a 

maximum  possible sound  level equivalency for historical zones not included  on  the 

table. Any other zone not listed shall have a maximum permissible sound level of 65 

dBA during the hours of restriction.   

3. Neighboring Zones. If the sound is plainly audible from private 

property  located  in a zone different from the zone from which the sound 

originates, the sound may not exceed the  maximum  allowable decibel level of 

the neighboring zone during the hours of restriction. For purposes of applying 

this subsection, the sound shall be measured at the closest location to the 

source of the sound within the neighboring zone.   

4. Exceptions. The city council may grant exceptions to noise  restriction 

standards.   

5. Future Zoning Changes. Compliance with the maximum permissible sound 

levels  established  in Table 8.15.070(1) shall be  determined  based on the zoning 

classifications of adjacent properties in effect at the time of approval of the 

development that creates  the sound source. A development that  complies 

with  the standards in effect at the time of approval shall not be required 

to  modify  or mitigate sound due solely to a  subsequent  zoning change on an 

adjacent property. If an adjacent property is  subsequently  rezoned to a 

zoning classification with a more restrictive maximum permissible sound level, 

the property subject to the rezoning shall  be responsible for  implementing any 

necessary mitigation to meet the applicable standards.   

C. Hours of Restriction. Except as  modified  by subsection D of this section, the 

hours of noise restriction are as follows:   

9:00 p.m. to 7:00 a.m.   



D. Hours of Restriction –  Parks. The hours of noise restriction within any park as 

defined in EMMC  7.05.030 are as follows:   

10:00 p.m. to 6:00 a.m.   

D. Hours of Restriction Exemptions   

1. Parks –  The hours of noise restriction within any park as defined in EMMC 

7.05.030 are as follows:   

10:00 p.m. -  6:00 a.m.   

2. Golf Courses  –  The hours of noise restriction for  privately owned golf 

courses for maintenance activities are as follows:   

5:30  a.m.  -  10:00 p.m.   

 

https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain07/EagleMountain0705.html#7.05.030


8.15.070  Noise levels.   

A. General Noise Disturbances. The making and/or  creating of  a noise disturbance 

within the city is unlawful. To qualify as a noise disturbance, a sound must meet the 

definition outlined in EMMC  8.15.010 as measured from the locations outlined in this 

section. If the source of the sound is on the public right - of - way or upon public 

property, the measurement shall occur at  a distance of 50  feet from the source of 

the sound. If the source of the sound is on private property, the measurement shall 

occur at the property line.   

B. Per se Noise Disturbances. Notwithstanding anything to the contrary in this 

chapter, it shall be unlawful and constitute a per se noise disturbance to make 

and/or create a sound that exceeds the  maximum  allowable decibel level as 

outlined in this subsec tion.   

1. Measurement of Sound. Sound of a suspected per se noise disturbance shall 

be measured at a distance of at least 25 feet from the source of the device 

upon public property or within the public right - of - way, or 25 feet from the 

property line if upon priva te  property, and  shall be measured on a decibel or 

sound level meter of standard design and quality on the “A” weighing scale.   

2. Maximum Permissible Sound Level. A per se noise disturbance during 

restricted hours occurs when the sound level exceeds the maximum 

permissible sound level listed for the zoning classification, as  established  in 

Table 8.15.070(1). A measurement of 85 de cibels or above shall  be considered 

to be  a noise disturbance at any time.   

Table 8.15.070(1) Hours of Restriction – Maximum Permissible Sound Levels (dBA)   
  

Zone 1  Abbr   dBA   Zone   Abbr   dBA   

 Rural Agricultural 1   RA1 65   Commercial Neighborhood   CN  65  

 Rural Agricultural 2   RA2  65   Commercial Community   CC  65  

 Rural Density 1   RD1 65   Commercial Regional   CR  65  

 Rural Density 2   RD2  65   Medical/Educational Campus   MEC  65  

 Foothill Residential   FR  65   Office Professional   OP  65  

 Residential 1   R1 65   Commercial Storage   CS  65  

 Residential 2   R2  65   Improved Open Space   OS - I 65  

https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain08/EagleMountain0815.html#8.15.010


 Residential 3   R3  65   Natural Open Space   OS - N  65  

 Residential Cottage   RC  65   Agriculture   AG  65  

 Multifamily 1   MF1 65   Industrial   I 75  

 Multifamily 2   MF2  65   Light  

Manufacturing/Distribution   

LMD  75  

 Public Facilities   PF  65     
  

1 The  planning director or designee shall have the authority to  determine  a 

maximum  possible sound  level equivalency for historical zones not included  on  the 

table. Any other zone not listed shall have a maximum permissible sound level of 65 

dBA during the hours of restriction.   

3. Neighboring Zones. If the sound is plainly audible from private 

property  located  in a zone different from the zone from which the sound 

originates, the sound may not exceed the  maximum  allowable decibel level of 

the neighboring zone during the hours of restriction. For purposes of applying 

this subsection, the sound shall be measured at the closest location to the 

source of the sound within the neighboring zone.   

4. Exceptions. The city council may grant exceptions to noise  restriction 

standards.   

5. Future Zoning Changes. Compliance with the maximum permissible sound 

levels  established  in Table 8.15.070(1) shall be  determined  based on the zoning 

classifications of adjacent properties in effect at the time of approval of the 

development that creates  the sound source. A development that  complies 

with  the standards in effect at the time of approval shall not be required 

to  modify  or mitigate sound due solely to a  subsequent  zoning change on an 

adjacent property. If an adjacent property is  subsequently  rezoned to a 

zoning classification with a more restrictive maximum permissible sound level, 

the property subject to the rezoning shall  be responsible for  implementing any 

necessary mitigation to meet the applicable standards.   

C. Hours of Restriction. Except as  modified  by subsection D of this section, the 

hours of noise restriction are as follows:   

9:00 p.m. to 7:00 a.m.   



D. Hours of Restriction Exemptions   

1. Parks –  The hours of noise restriction within any park as defined in EMMC 

7.05.030 are as follows:   

10:00 p.m. -  6:00 a.m.   

2. Golf Courses  –  The hours of noise restriction for  privately owned golf 

courses for maintenance activities are as follows:   

5:30  a.m.  -  10:00 p.m.   

 



Enrolled Copy S.B. 202

1 Mowing Ordinance Amendments

2026 GENERAL SESSION

STATE OF UTAH

Chief Sponsor: Daniel McCay

House Sponsor: Thomas W. Peterson
2 

 

3 LONG TITLE

4 General Description:

5 This bill enacts provisions related to municipal and county regulation of golf courses.

6 Highlighted Provisions:

7 This bill:

8 ▸ defines terms;

9 ▸ prohibits a municipality or county from enacting or enforcing an ordinance that prohibits

10  golf course maintenance operations between the hours of 5:30 a.m. and 10:00 p.m.; and

11 ▸ provides that a municipality or county may prohibit or restrict golf course maintenance

12  during certain hours for a golf course that is owned by the municipality or county.

13 Money Appropriated in this Bill:

14 None

15 Other Special Clauses:

16 None

17 Utah Code Sections Affected:

18 ENACTS:

19 10-8-85.11, Utah Code Annotated 1953

20 17-60-509, Utah Code Annotated 1953

21 
 

22 Be it enacted by the Legislature of the state of Utah:

23 Section 1.  Section 10-8-85.11 is enacted to read:

24 10-8-85.11 . Golf courses -- Limitations on municipal ordinances restricting golf

25  course maintenance.

26 (1)  As used in this section:

27 (a)  "Golf course" means:

28 (i)  a privately owned golf course that is located, in whole or in part, within municipal



S.B. 202 Enrolled Copy

29 boundaries; or

30 (ii)  a golf course located, in whole or in part, within municipal boundaries, that is

31 owned by a county, municipality, or other governmental entity.

32 (b)  "Maintenance operations" means mowing or trimming grass as part of the routine

33 upkeep of golf course grounds.

34 (2)  Except as provided in Subsection (3), a municipality may not enact or enforce an

35 ordinance that prohibits a golf course from conducting maintenance operations between

36 the hours of 5:30 a.m. and 10 p.m.

37 (3)  A municipality may prohibit or restrict maintenance operations at a golf course at any

38 time if the golf course is owned by the municipality.

39 Section 2.  Section 17-60-509 is enacted to read:

40 17-60-509 . Golf courses -- Limitations on county ordinances restricting golf

41  course maintenance.

42 (1)  As used in this section:

43 (a)  "Golf course" means:

44 (i)  a privately owned golf course that is located, in whole or in part, within an

45 unincorporated area of the county; or

46 (ii)  a golf course located, in whole or in part, within an unincorporated area of the

47 county, that is owned by a county, municipality, or other governmental entity.

48 (b)  "Maintenance operations" means mowing, trimming, or related activities necessary

49 for the routine upkeep of golf course grounds.

50 (2)  Except as provided in Subsection (3), a county may not enact or enforce an ordinance

51 that prohibits a golf course from conducting maintenance operations between the hours

52 of 5:30 a.m. and 10 p.m.

53 (3)  A county may prohibit or restrict maintenance operations at a golf course at any time if

54 the golf course is owned by the county.

55 Section 3.  Effective Date.

56 This bill takes effect on May 6, 2026.

- 2 -



SB 202  

Mowing Ordinance Amendments  

Plain English Summary  
This bill tells cities and counties in Utah that they usually can’t stop golf courses from 
mowing or trimming grass between 5:30 in the morning and 10 at night. However, cities and 
counties can still set stricter rules for golf courses that they themselves own. The law starts 
applying in May 2026.  

Summary  
SB0202 limits municipal and county authority over golf course mowing hours, generally 
preempting local ordinances that would restrict maintenance between 5:30 a.m. and 10:00 
p.m. It preserves broader control only for municipally or county-owned golf courses. The 
bill takes effect May 6, 2026.  

City Impact  
City governments lose flexibility to use local noise, nuisance, or business regulation 
ordinances to limit early-morning or late-evening mowing on privately owned or other non-
city-owned golf courses within city limits. Existing ordinances that prohibit or effectively 
prohibit mowing or trimming between 5:30 a.m. and 10 p.m. will need to be reviewed 
and likely amended or will become unenforceable as applied to covered golf courses. 
Planning, zoning, code enforcement, and legal departments will need to identify potentially 
conflicting provisions and update them before May 6, 2026; communications or 
neighborhood services staff may need to prepare messaging to residents who complain 
about mowing noise within the protected hours. Parks and recreation or enterprise-fund 
golf operations run by the city retain full discretion to restrict their own maintenance hours 
via policy or ordinance, which could create differing standards between city-owned and 
privately-owned courses in the same jurisdiction. Budgetary impacts are modest but may 
include staff time for ordinance review, potential increases in complaint handling workload 
due to extended lawful mowing hours, and possible adjustments to contractual terms with 
operators of city-owned courses. Intergovernmental coordination with the county may 
be warranted where golf courses straddle boundaries or lie partly in unincorporated areas.  



Key Provisions  
• Bill effective date: May 6, 2026 – city ordinances must align by this date or be treated 

as unenforceable as to covered golf courses.  

• Ongoing: Any future city noise, nuisance, or land use ordinances affecting golf 
course maintenance hours must exempt maintenance between 5:30 a.m. and 10 
p.m. for non-city-owned courses or risk preemption.  

• Policy decision point: Before May 6, 2026, cities should decide whether to adopt or 
adjust rules governing maintenance hours at city-owned courses, which are 
expressly allowed to be more restrictive.  

 



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

JULY 21, 2026 

TITLE:   DISCUSSION/POSSIBLE ACTION - Approval of Second 
Amendment to the Triumph Master Development Agreement for the 
Triumph Subdivision. 

ITEM TYPE:   Master Development Agreement 

FISCAL IMPACT:   N/A 

APPLICANT:   Scot Hazard as developer 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

NR-1 & Business Park/Light Industry/ Foothill Residential Triumph Development -
161.99 acres / Concept 
Pod 1 ~ 4.5 acres 

 
PUBLIC HEARING PREPARED BY PRESENTED BY 
Yes  Robert Hobbs, Senior Planner Robert Hobbs 
 
RECOMMENDATION: 
Staff recommends that the City Council approve the Second Amendment to the Triumph Master 
Development Agreement for Triumph Subdivision. 
 
BACKGROUND: 
Triumph Subdivision, a single-family detached development, was entitled in July 2022. A Master 
Development Plan portrayed its overall form and a Master Development Agreement memorialized its 
approval and enacted development conditions. An amendment (the First Amendment) was approved 
in 2024 to extend the build-out benchmarks associated with the project. This Second Amendment to 
the original Agreement [now] seeks modification of the plat's design to incorporate up to four (4) 
affordable housing "pods". The DRC Committee has reviewed the application. City decision makers 
have reviewed presentations by City Staff discussing the need for attainable housing in the City, 
growing state and federal pressures to provide such. The Applicant brought the concept of 
incorporating such, in the manner prescribed, into the Triumph development to City decision makers, 
receiving generally positive feedback to his plan and intended project amenities. 
 
ITEMS FOR CONSIDERATION: 
"In a growing city, master developments provide the community a way to better understand, plan for, and approve 
large development areas. Master developments help to ensure that these projects relate well to surrounding uses 
while also establishing the required public investments and benefits for the development and community." (EMMC 
16.10.010) Amendments thereto require public hearing vetting. The City Council decides whether to approve 
Master Development Plan/Agreement requests. 

• The residential "pods" are intended to have building lots sized approximately 3–4,000 sq. ft. in area, give or 
take with custom setbacks.  

• Internal pod streets are intended to be private non-gated roads built, cross-sectionally, to City standards 
(including full paving width comparable to a city local road) but be narrower (28' + 5' sidewalk) in their 



overall right-of-way width (59') profile — see EMMC §§ 16.35.130 Tables & 16.35.140 Rights-of-way 
illustrations.   

• Also, the building lots will be smaller than allowed by code (see EMMC § 17.60.150 Lot Size Transitioning - 
small lot to 1/4 acre lot), given the size of adjacent approved building lots around the exterior perimeter of 
the affordable housing enclaves [pods]. 

• Setbacks are proposed to be: 15' front, 10' rear, 15' corner/street side, sides 5' and/or 12' variously. 
• No selling of water by the City to the developer is part of the proposal. The proposal is that RDA funds 

would be allocated to pay for water the Applicant would find on the open market. 
• Property parking is designed to be two-car, open-air, in tandem.  
• Special approval will be required to sanction the above-stated requested exception requests. May be 

accomplished vis-à-vis the proposed Master Development Agreement Amendment. 
• The application also seeks waiver of any normally assigned park/open space requirements. 
• The pod concept for affordable housing has previously been shared with City decision makers and comes 

forward now for formal, favorable action. 
• A City representative, speaking about park maintenance and roads in the project, noted that they had 

spoken with the developer indicating that the city would need to maintain the landscaping to keep it 
affordable and that, "road widths and cross-sections of roads create narrow drives without much room for 
passing traffic, emergency response vehicles and snow removal. Also, the city would be responsible for all 
these roadways, utilities, etc. in the affordable areas." 

• A City representative has provided a supportive email respecting the affordable housing nature of the 
proposed Amendment and plan(s). 

• Control of purchases and sales of property to be via deed restriction(s) with the HOA functioning as a 
housing authority in the matter. 

 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
The Planning Commission during their regularly scheduled public hearing of June 23, 2026, voted to 
recommend that the MDP/MDA Amendment request be approved. 
 
ATTACHMENTS: 

1.   Proposed Resolution 
2.   Triumph MDA Second Amendment 
3.   Triumph Master Development Agreement 
4.   Master Plan 
5.   Affordable Pod Sample - Concept Plan 
6.   Affordable Housing Coordinator email 
7.   Triumph CCRs & Bylaws 
8.   Triumph Articles of Incorporation 
9.   Updated Deed Restriction 

10.   6.23.2026 PC Meeting Minutes - Approved Draft 
11.   Planning Commission Presentation 

 
 



RESOLUTION NO. R-       -2026 
 

A RESOLUTION OF EAGLE MOUNTAIN CITY, UTAH,  
APPROVING THE SECOND AMENDMENT TO THE MASTER DEVELOPMENT  

AGREEMENT FOR THE TRIUMPH SUBDIVISION  
 

PREAMBLE 
 
 WHEREAS, the City Council of Eagle Mountain City, Utah, finds that it is in the public 
interest to approve the Second Amendment to the Master Development Agreement for the 
Triumph Subdivision, as set forth more specifically in Exhibit A.  
 
NOW, THEREFORE, be it resolved by the City Council of Eagle Mountain City, Utah: 

 
 

1. The City Council finds that all required notices and hearings have been completed 
as required by law to consider and approve the Second Amendment to the Master 
Development Agreement for the Triumph Subdivision, as set forth in Exhibit A.   
 

2. The Second Amendment to the Master Development Agreement for the Triumph 
Subdivision is hereby approved, as set forth more specifically in Exhibit A. 

 
3. This Resolution shall become effective immediately upon its passing.  

 
ADOPTED by the City Council of Eagle Mountain City, Utah, this 7th day of July, 2026. 
 
 

EAGLE MOUNTAIN CITY, UTAH 
 
 

___________________________________   
ATTEST: Jared R. Gray, Mayor 
 
 
 
___________________________________   
Lacie A. Messerly 
City Recorder 
 
 
 
 
 



 

CERTIFICATION 
 
The above Resolution was adopted by the City Council of Eagle Mountain 

City, Utah on the 7th day of July, 2026. 
 

Those voting yes:  Those voting no:     Those excused:    Those abstaining: 

 Melissa Clark  Melissa Clark  Melissa Clark  Melissa Clark 

 Zachory Huish  Zachory Huish  Zachory Huish  Zachory Huish 

 Craig Whiting  Craig Whiting   Craig Whiting  Craig Whiting  

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 

 ____________________________________ 
 Lacie A. Messerly 
 City Recorder 

 



 
 

Exhibit A 
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SECOND AMENDMENT 
MASTER DEVELOPMENT AGREEMENT 

FOR THE 
TRIUMPH SUBDIVISION 

 
 
 This Second Master Development Agreement for the Triumph Subdivision (this “Second 
Amendment”) is entered into as of this _______day of ______________, 2026 (the “Effective 
Date of Second Amendment”) between Belle Street Investments, a Utah limited liability 
company (“Developer”) and Eagle Mountain City, a Utah municipal corporation (“City” or 
“Eagle Mountain”). 
 

RECITALS 
 

A. On July 6, 2022 (the "Original Effective Date"), the Parties entered into a Master 
Development Agreement for the Triumph Subdivision (the "Original MDA"). 

B. On October 16, 2024, the Parties entered into a First Amendment to the Master 
Development Agreement for the Triumph Subdivision (the "First Amendment"). The Original 
MDA, as amended by the First Amendment, is referred to herein as the "MDA." 

C. Since the Original Effective Date, the Parties desire to amend the MDA to 
incorporate attainable housing within the Triumph Subdivision. 

D. The Parties desire to amend the Master Plan to accommodate the development of 
the Affordable Housing Pods, as depicted in the Triumph Affordable Housing Master Plan 
Exhibit “A” hereto, consistent with this Second Amendment. 

E. The Parties desire to implement a concept plan, attached as Exhibit “B” consisting 
of small, single-family detached homes on small lots, with narrower public streets, water-wise 
landscaping, and other design exceptions to the current MDA and City’s Vested laws in order to 
promote housing attainability consistent with the City's goals (the “Concept Plan”) and 
consistent with the Master Plan as revised by this agreement.  

F. The Parties acknowledge that the Affordable Housing Pods are made feasible 
through a coordinated allocation of cost reductions, regulatory modifications, and public 
investments, including contributions by both the City and the Developer, as reflected in materials 
presented to the City Council and incorporated into the approvals for this Second Amendment. 

G. The Parties now desire to amend the MDA to (i) authorize the location and 
development of Affordable Housing Pods, (ii) revise uses and overall density permitted under the 
MDA to accommodate the Affordable Housing Pods, and (iii) establish certain basic 
development parameters for such pods. 

H. The Parties have cooperated in the preparation of this Second Amendment. 
I. Acting pursuant to its authority under the Utah Municipal Land Use and 

Development Management Act, Utah Code § 10-20-101, et seq., the City Council of Eagle 
Mountain City, in exercising its legislative discretion, has determined that entering into this 
Second Amendment generally furthers the purposes of the Utah Municipal Land Development 
and Management Act, the City’s General Plan, and Eagle Mountain City. 
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 NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency 
of which are hereby acknowledged, the City and Developer hereby agree as follows: 

1. DEFINITIONS. Except as otherwise specified below in this section I the words and phrases 
specified herein shall have the same meaning as used in the MDA: 

1.1. Affordable Housing Pod means those portions of the Property designated for future 
affordable housing development as generally depicted on the Concept Plan and 
illustrated as the blue-shaded areas identified on the Master Plan and establishes the 
location and extent of permitted affordable housing development under this Second 
Amendment. 

1.2. Concept Plan means the Triumph Housing Pod Concept, attached hereto as Exhibit “B”, 
which includes the concept design for the Affordable Housing Pods. 

1.3. Master Plan means the Triumph Affordable Housing Master Plan, attached to this 
Amendment 2 as Exhibit A. 

2. DEVELOPMENT OF THE PROJECT. 

2.1. Effect of Second Amendment. Other than as specifically amended herein by this 
Second Amendment, the MDA shall remain in full force and effect. In the event of a 
conflict between the Exhibits and the text of this Second Amendment or the MDA, the 
text of this Second Amendment shall control. 

2.2. Affordable Housing Pod Design. 

2.2.1. Lot Configuration and Density. Lots within the Affordable Housing Pod(s) may 
be custom configured to fit the proposed housing footprints shown on the Concept 
Plan. The lot sizes and overall residential density within the Affordable Housing 
Pod(s) may exceed the average density otherwise applicable to single-family areas 
of the Triumph Subdivision under the MDA, provided development is consistent 
with the Concept Plan. 

2.2.2. Landscaping. Required landscaping within the Affordable Housing Pod(s), 
including both common areas and private residential yards, shall consist of water-
wise landscaping. Traditional turf grass may be limited or eliminated, except as 
expressly approved by the City in connection with specific design elements. 

2.2.3. Parks and Open Space. No neighborhood parks shall be required within the 
Affordable Housing Pod(s). Pedestrian connectivity and recreational opportunities 
shall instead be provided through an integrated trail system located within or 
adjacent to surrounding open space areas, as generally depicted on the Concept 
Plan. 

2.2.4. Garages and Parking. Garages shall not be required for residential units within the 
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Affordable Housing Pod(s). On-street parking shall be prohibited within the 
Affordable Housing Pod(s), and all required parking shall be accommodated 
through approved off-street parking solutions consistent with the Concept Plan. 

2.2.5. Streets. For streets located within and serving the Affordable Housing Pod(s), the 
City hereby approves a modified local street cross-section consisting of an overall 
roadway width of approximately thirty-three feet (33’), as compared to the City’s 
standard fifty-three foot (56’) local street section. Sidewalks shall be required on 
only one (1) side of the street. 

2.3. HOA Improvements. HOA Maintenance of Improvements. Streets, sidewalks, trails, 
landscaping, open space, and other improvements within the Affordable Housing Pods 
shall be owned, operated, and maintained by a homeowner’s association (the “HOA”). 
The City shall not be obligated to accept dedication of, or assume responsibility for, 
maintenance of infrastructure or improvements within the Affordable Housing Pods unless 
and until expressly accepted by the City in writing and in accordance with applicable City 
standards and procedures. 

2.4. Extension of Deadline and Expiration. The deadline for completion of the Benchmark 
is hereby extended to two (2) years from the Effective Date of this Second Amendment, 
and the expiration of the MDA shall be six (6) years from the Effective Date of this Second 
Amendment. 

2.5. Master Plan Approval. The City hereby approves the Master Plan as the governing land 
use plan for the Triumph Subdivision. The Concept Plan establishes the permitted density, 
and development parameters for the Affordable Housing Pod(s), including without 
limitation, approved modifications to applicable development standard including 
setbacks, street cross-sections, parking requirements, landscaping requirements, and other 
design criteria set forth therein and in this Second Amendment. The Parties acknowledge 
that the Master Plan and Concept Plan are conceptual in nature with respect to internal 
layout, lot configuration, and product type within each Affordable Housing Pod, and such 
elements may be modified by Developer from time to time, provided that development 
remains within the Affordable Housing Pod and is consistent with the development 
parameters approved herein. 

2.6. Pod Approval. Developer may submit applications for preliminary and final subdivision 
plat approval for all or any portion of the applicable Affordable Housing Pod(s). Pursuant 
to Utah Code § 10-20-805(9), such applications may be submitted concurrently and shall 
be eligible for administrative approval, provided that they are consistent with the approved 
Pod Plan, the Concept Plan, this Second Amendment, and applicable municipal 
ordinances. No additional discretionary land use approval by the Planning Commission or 
City Council shall be required for such plat approvals. 

 
3. AFFORDABLE HOUSING CITY GRANTS 

3.1. Water Rights. In furtherance of the City’s initiative to promote and facilitate attainable 
and affordable housing, the City agrees to purchase, acquire, and/or dedicate, for the 
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benefit of the Affordable Housing Pod(s), all culinary and irrigation water rights 
necessary to serve development within the Affordable Housing Pod(s) (the “Pod Water 
Rights”). The City’s acquisition and/or dedication of the Pod Water Rights shall be at the 
City’s sole cost and expense and shall be deemed a public investment made in support of 
affordable housing within the Triumph Subdivision. In consideration of the City’s 
dedication of the Pod Water Rights, the City and Developer shall agree upon a per-lot 
valuation of the Pod Water Rights, and such amount shall be treated as a reduction to the 
effective cost basis of each lot within the Affordable Housing Pod(s) for purposes of 
development and disposition. 

3.2. Waiver of Park Dedication and Fees. In an effort to reduce housing costs no land 
dedication for parks, neighborhood open space, or recreational facilities shall be required 
for development within the Affordable Housing Pods, and no park impact fees or fees in 
lieu thereof shall be imposed in connection with such development. 

IN WITNESS WHEREOF, the Parties have executed this Second Amendment as of the day and 
year first above written. 

 

DATED this _____ day of ______________, 2026. 
      
 DEVELOPER 
 
 By: ________________________________   
   
 Print Name: _________________________ 
  
 Title: _______________________________ 
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DEVELOPER ACKNOWLEDGMENT 
 
STATE OF UTAH   ) 

: ss. 
COUNTY OF ________________     ) 
 
On the _____ day of ________________, 2026, personally appeared before me 
_____________________________, who being by me duly sworn, did say that (s)he is the 
___________________________ of _________, a ____ limited liability company, and that the 
foregoing instrument was duly authorized by the company at a lawful meeting held by authority 
of its operating agreement and signed in behalf of said company. 
 
 
 
______________________________ 
NOTARY PUBLIC 
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DATED this _____ day of ______________, 2026. 
 
 
      EAGLE MOUNTAIN CITY 
 
 
      _______________________________ 
      Jared Gray, Mayor 
 
 
ATTEST: 
 
 
__________________________________ 
Gina L. Olsen, City Recorder  
 
Approved as to form: 
 
 
______________________________ 
Marcus Draper, City Attorney 
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Exhibit List 

 
Exhibit A –   Triumph Affordable Housing Master Plan   
Exhibit B -   Affordable Housing Pod Concept Plan 
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DECLARATION OF 
COVENANTS, CONDITIONS, AND RESTRICTIONS  

FOR  
TRIUMPH 

 
This Declaration of Covenants, Conditions, and Restrictions for Triumph (“Declaration”) 

is executed and adopted by Belle Street Investments, LLC, a Utah limited liability company 
(“Declarant”). 

 
RECITALS 

 
A. The real property in Utah County, described in Exhibit A, attached to and 

incorporated in this Declaration by reference, is a subdivision that shall be known as Triumph 
(the “Project”). 

B. Declarant owns the real property described in Exhibit A.  By executing and 
recording this Declaration, the undersigned declares that the property described in Exhibit A, 
and any additional property made subject to this Declaration in the future by a recorded 
amendment or supplement, is subject to the terms, covenants, conditions and restrictions set 
forth in this Declaration.  

C. As the development of the Project proceeds, Declarant intends (but shall not be 
obligated) to record a subdivision plat; sell parcels and Lots to various builders and users; 
designate the purposes for which certain properties may be used; and set forth additional 
covenants, conditions, and restrictions applicable to certain properties within the Project. 

D. Declarant has formed or will form the Triumph Homeowners Association which 
shall (1) own, manage, and/or maintain the Common Areas and certain other areas in the 
Project; (2) levy, collect and disburse the Assessments and other charges imposed herein; (3) 
act as the agent and representative of Owners; (4) enforce the use restrictions and other 
provisions of this Declaration; and (5) do such other things as are provided for in this 
Declaration.  

E. Declarant intends that all property within the Project shall be held, sold, and 
conveyed subject to the easements, restrictions, covenants, and conditions in this Declaration, 
which: (1) are for the purpose of protecting the value, desirability, attractiveness, and natural 
character of the Project; (2) shall run with the land; (3) shall be binding upon all parties having 
any right, title, or interest in any part of the Project; and (4) shall inure to the benefit of all parties 
having any right, title, or interest in any part of the Project, and their successors and assigns.  

F. The Project does or will contain  attainable housing lots, which lots are subject to 
a separate recorded deed restriction in addition to this Declaration and the terms and conditions 
contained herein.    

G. It is intended that this Declaration shall serve as a binding contract between the 
Association and each Owner; however, nothing herein is intended to create a contractual 
relationship between Declarant and the Association or Declarant and any Owner, or to inure to 
the benefit of any third-party. Additionally, it is not intended that this Declaration be read in 
conjunction with any deed or real estate purchase contract to create privity of contract between 
Declarant and the Association. 
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H. Declarant reserves the right to amend and supplement this Declaration from time 
to time, in the discretion of Declarant, to accomplish any purpose desired by Declarant 
including a modification or addition of any and all covenants and restrictions. 

 
NOW, THEREFORE, Declarant declares, covenants, and agrees as follows: 

ARTICLE I - DEFINITIONS 
The capitalized terms used in this Declaration shall have the meanings set forth in this 

Article. Unless the context clearly requires otherwise, the masculine, feminine and neuter 
genders and the singular and the plural shall be deemed to include one another, as appropriate. 

1.1 “Act” shall mean the Community Association Act codified beginning at Utah 
Code § 57-8a-101 et seq., in effect at the time this Declaration is recorded, and as such may 
be amended from time to time.  

1.2 “Affiliate” for purposes of this Declaration with respect to Declarant, shall 
include any entity owned or controlled by one or more members or owners of Declarant. 
Declarant shall have the sole discretion to determine if an entity is an Affiliate and entitled to 
the Affiliate rights designated herein.  

1.3 “Articles” shall mean the Articles of Incorporation for the Association as 
amended and restated from time to time. 

1.4 “Assessment” shall mean any monetary charge imposed or levied on an Owner 
or Lot by the Association as provided for in this Declaration. 

1.5 “Association” shall refer to the Triumph Homeowners Association, the 
membership of which shall include each Owner in the Project. The Association may be 
incorporated as a nonprofit corporation. If the Owners are ever organized as another type of 
entity or if the Owners act as a group without legal organization, “Association” as used in this 
Declaration shall refer to that entity or group. 

1.6 "Attainable Housing Assessments" shall mean the Assessments levied 
against the Attainable Housing Lots for the Attainable Housing Expenses.   

1.7 "Attainable Housing Common Area" shall mean those portions of the 
Common Area reserved for the exclusive use of the Attainable Housing Lots, as specified 
herein, on the Plat, or as determined by the Board.  Attainable Housing Common Areas include, 
but are not limited to, common parking spaces, private roads, trails, and open space contained 
in the Attainable Housing areas in the Project.   

1.8 "Attainable Housing Expenses" shall mean the actual and estimated costs 
incurred for the exclusive benefit of Attainable Housing Lot Owners including, but not limited 
to: (a) maintenance, management, operation, repair, and replacement of the Attainable 
Housing Common Areas; (b) establishment of reserves for Attainable Housing Common Areas 
(c) other charges or expenses incurred by the Association for the exclusive benefit of Attainable 
Housing Lots.   

1.9 "Attainable Housing Lot" shall mean a Lot that is subject to a separate 
recorded Deed Restriction and Affordability Covenant.   
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1.10  "Attainable Housing Pod" shall mean an area in the Project in which 
Attainable Housing Lots and Attainable Housing Common Areas are located.  A concept map 
of an Attainable Housing Pod is attached hereto as Exhibit C.   

1.11 “Board Member” shall mean a duly qualified and elected or appointed member 
of the Board of Directors. 

1.12 “Board of Directors” or “Board” shall mean the governing board with primary 
authority to operate and manage the affairs of the Association. 

1.13 “Builder” shall mean a Person (other than Declarant or Declarant affiliate) who 
acquires Lots or other areas of the Project for the purpose of constructing Residences for later 
sale to third parties. Builders have the same privileges and responsibilities as Owners during 
the time that they own Lots for construction and resale, including the privileges of membership 
in the Association. In addition, to further the purposes of this Declaration, Declarant may extend 
any of the rights and exemptions it has reserved under this Declaration with respect to 
development, construction, marketing, and sale of property in the Project to such Builders as 
it may designate from time to time. Declarant shall have the sole discretion to determine if a 
Person or entity qualifies as a Builder and is entitled to the Builder rights and exemptions as 
set forth in this Declaration.  

1.14 “Bylaws” shall mean the Bylaws of the Association attached as Exhibit B and 
all amendments thereto. No amendment to the Bylaws shall be effective until it is recorded. 

1.15 “Common Area” shall mean all areas of the Project, excluding Lots and 
Residences. Common Areas may include without obligation or limitation, all Common Areas 
shown on the Plat, Attainable Housing Common Area, private roadway improvements, 
Association signs or monuments, open space, common landscaped areas and sprinkler 
systems, street signage, sidewalks, perimeter fences, and other similar improvements, and 
any real property or improvements within the Project that the Association has the obligation to 
maintain, repair, or replace for the common benefit of the Owners, as the Board shall determine 
in its sole and exclusive discretion. 

1.16 “Common Expenses” shall mean all sums lawfully assessed against Owners 
including expenses of administration, maintenance, management, operation, repair and 
replacement of the Common Areas or any other areas which are maintained by the 
Association, unless otherwise provided herein; expenses agreed upon as common expenses 
by the Association or its Board; expenses authorized by the Governing Documents or the Act 
as common expenses; and any other expenses necessary for the common benefit of the 
Owners. 

1.17 “Control Period” shall mean the period of time during which the Declarant may 
act as the Board of Directors or appoint Board Members. Such period of time commenced on 
the date this Declaration is recorded with the Utah County Recorder’s Office and shall 
terminate on the occurrence of the earliest of the following events: (i) the day on which the 
Declarant no longer owns any Lot and no longer possesses any development right; or (ii) seven 
(7) years after the day on which the Declarant has ceased to offer Lots, including Lots that may 
be created, for sale in the ordinary course of business; or (iii) the Declarant executes and 
records a written waiver of its right to control the Association. The Special Declarant Rights 
contained within this Declaration may last beyond the Control Period for the maximum length 
permitted by law. If the Declarant elects to waive one or more, but not all, of its Special 
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Declarant Rights, then all Special Declarant Rights not waived shall remain in full force and 
effect.  

1.18 “Declarant” shall mean Belle Street Investments, LLC, a Utah limited liability 
company, or their successors or assigns. The Declarant may assign all or part of its rights 
hereunder.  

1.19 “Declaration” shall mean this Declaration of Covenants, Conditions and 
Restrictions for Triumph, including all attached exhibits, which are incorporated by reference, 
and any and all amendments to this Declaration. 

1.20 "Deed Restriction and Affordability Covenant(s)" shall mean the separate 
deed restriction recorded against each Attainable Housing Lot related to the maximum sales 
price and other limitations applicable to Attainable Housing Lots.  The Association shall have 
the right to enforce the Deed Restriction and Affordability Covenants for the Attainable Housing 
Lots to the extent permitted under such recorded deed restrictions.    

1.21 “Design Criteria” shall mean those requirements governing the site location 
and architectural design of Residences, buildings, and other structures and improvements 
within the Project as adopted by the Board or DRC as provided herein. 

1.22 “Design Review Committee” or “DRC” shall mean the Triumph Homeowners 
Association  Design Review Committee as set forth herein. 

1.23 “Exempt Lot” shall mean a Lot which is not subject to one or more Assessment 
types including, but not limited to, Annual Assessments, Special Assessments, and Individual 
Assessments. During the Control Period, the Declarant shall have the authority to designate 
Exempt Lots in its sole discretion, regardless of whether such Lots are owned by Declarant, an 
Affiliate of Declarant, a Builder, or another Person, and from which type(s) of Assessments the 
Lot is exempt. Exempt Lot designations may be for any period of time up to the date of transfer 
of title to third-party consumers (i.e., home buyers) from Declarant or Builders. All Lots owned 
by Declarant, or Declarant Affiliates shall be deemed to be Exempt Lots unless Declarant 
explicitly designates otherwise. Declarant may designate Lots owned by Builders or Owners 
as Exempt Lots under the terms and conditions agreed upon by Declarant and each Builder or 
Owner and Declarant shall have no requirement or obligation to treat various Builders’ Lots or 
groups of Lots similarly.   

1.24 “Governing Documents” shall mean the Declaration, Plat, Bylaws, Rules, 
Articles, Design Criteria, Board resolutions, and any other written instrument by which the 
Association may exercise power, manage, maintain, or otherwise affect the Project. 

1.25 “Lender” shall mean a holder of a first mortgage or deed of trust on a Lot. 
1.26 “Lot” shall mean each of the individual lots within the Project, as shown on the 

Plat.   The term Lot shall include any Residence, structure, or other improvement constructed 
thereon. The term Lot shall also include the Attainable Housing Lots.   

1.27 “Manager” shall mean any entity or Person engaged by the Board to manage 
the Project. 

1.28 “Member” shall mean and refer to an Owner.     
1.29 “Occupant” shall mean any Person living, dwelling, visiting, using, entering into, 

or staying in a Residence in the Project, including, without limitation, family members, tenants, 
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lessees, guests, representatives, and invitees of an Owner or an Occupant. Occupants shall 
be bound by the restrictions in this Declaration and shall be liable for any fines that are 
assessed for violations of the Governing Documents. 

1.30 “Owner” shall mean the Person or Persons who are vested with record title to 
a Lot, and whose interest in the Lot is held (in whole or in part) in fee simple, according to the 
records of the Utah County Recorder; however, Owner shall not include a trustee for a deed of 
trust. Every Owner is automatically a Member of the Association. However, there shall be only 
one membership per Lot. Every Owner has a responsibility to comply with the Governing 
Documents.  

1.31 “Person” shall mean a natural individual, corporation, estate, limited liability 
company, partnership, trustee, association, government, governmental subdivision or agency, 
or any other legal entity with the legal capacity to hold title to real property. 

1.32 “Plat” shall mean and refer collectively to each and every record of survey map 
and approved subdivision plat of areas within the Project, recorded in the records of the Utah 
County Recorder and all amendments and supplements thereto. Each Plat is hereby 
incorporated into and made an integral part of this Declaration, and all requirements and 
specifications set forth on a Plat and required by the Act are deemed included in this 
Declaration. The Declarant shall have the right to record plats for the development of property 
within the Project and amend all Project Plats during the Control Period in Declarant’s sole 
discretion and in accordance with applicable law.   

1.33 “Project” shall mean the property described in Exhibit A and all land, structures, 
and improvements thereon including the Lots, roads, open spaces, Common Areas, and 
Attainable Housing Common Areas.  

1.34 “Residence” shall mean the single-family detached dwelling constructed on a 
Lot (including an Attainable Housing Lot) which is designed and intended for use and 
occupancy as a residence, together with all improvements located on a Lot which are used in 
connection with such residential structure. Each Residence shall include, without limitation, 
roofs, exterior surfaces, exterior and interior doors, windows, porches, patios, decks, gutters, 
downspouts, foundations, and garages. Each Residence shall also include all mechanical 
equipment and appurtenances located outside the Residence but designed to serve only that 
Residence, such as appliances, electrical receptacles and outlets, air conditioning 
compressors, equipment, fixtures and the like. All pipes, wires, conduits, utility lines, or other 
similar installations serving only the Residence, and any structural members, parts, 
components or any other property of any kind, including fixtures or appliances within any 
Residence, which are removable without jeopardizing the integrity, soundness, safety or 
usefulness of the remainder of the building within which the Residence is located shall be 
deemed part of the Residence.  

1.35 “Rules” shall mean and refer to the rules and regulations adopted by the Board 
for the Association.  

1.36 “Terms and Conditions” shall mean any one or all of the terms, covenants, 
rights, obligations, and restrictions set forth in the Governing Documents. 
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ARTICLE II – THE PROJECT 
2.1 Submission. The real property described with particularity on Exhibit A attached 

hereto and incorporated herein by this reference is hereby submitted to the Act. The Declarant 
confirms that that the Project and any Lot or parcel of land within the Project shall be held, 
transferred, mortgaged, encumbered, occupied, used, and improved subject to the Terms and 
Conditions, which Terms and Conditions shall, to the extent they are included in recorded 
documents, constitute covenants running with the land and shall be binding upon and inure to 
the benefit of the Association, the Declarant, and each Owner, including their respective heirs, 
executors, administrators, personal representatives, successors, and assigns. By acquiring 
any interest in a Lot or parcel of property within the Project, such Owner consents to, and 
agrees to be bound by each and every Term and Condition in the Governing Documents.  

2.2 Purpose. Declarant intends that this Declaration establish a governance 
structure and a system of standards and procedures for the development, expansion, 
administration, maintenance, and preservation of the Project. The Association is intended to 
be an integral part of the Project as it will own, operate, and maintain various Common Areas 
and improvements and shall administer and enforce this Declaration and the other Governing 
Documents referenced in this Declaration for the common benefit of all Owners of the Project.  

2.3 Nature of the Project. The Project is a subdivision to consist of detached 
homes, among which shall be Attainable Housing Lots, along with public and private roads and 
landscaping. It is anticipated that the Project will include a park and detention basin to be 
dedicated to and maintained by the City.  The Project is subject to refinement by Declarant, or 
as required by local governmental ordinances and approvals. 

2.4 Project Name. The Project is named Triumph and is located entirely in Utah 
County. The Association and the Project are not a cooperative. 

2.5  Attainable Housing Lots.  The Project contains Attainable Housing Lots.  It is 
anticipated that the Attainable Housing Lots and the associated Attainable Housing Common 
Areas will be constructed in separate Attainable Housing Pods located in the Project.  A 
concept map of an Attainable Housing Pod is attached hereto as Exhibit C.  The Attainable 
Housing Lots are subject to recorded Deed Restriction and Affordability Covenants, which 
covenants are separate and in addition to the Terms and Conditions contained in the 
Governing Documents.   The Association shall have the right to enforce the Deed Restriction 
and Affordability Covenants for the Attainable Housing Lots to the extent permitted under such 
recorded deed restrictions.   The Deed Restriction and Affordability Covenants may only be 
amended pursuant to the terms contained therein.    

2.6 Supplement and Exclusions to Declaration. At any time during the Control 
Period, Declarant or its assigns may add or remove any real property to or from the terms of 
this Declaration by recording with the Utah County Recorder a supplement or exclusion to this 
Declaration which (i) describes such property, (ii) declares that such property is or is not subject 
to this Declaration, and (iii) is signed by Declarant.  

ARTICLE III - PROJECT STRUCTURE & ORGANIZATION 
3.1 The Declarant. The Declarant has established the Project and has set forth a 

governance structure for the Project through the Governing Documents. The Declarant has 
reserved various rights in the Governing Documents with respect to the development and 
administration of the Project. The Declarant may exercise these rights throughout the period 



7 

of time that the Declarant or any of its Affiliates own real property in the Project. The Declarant 
may assign its status and rights as the Declarant under the Governing Documents to any 
Affiliate, Builder, or Person who takes title to any portion of the property subject to this 
Declaration for the purpose of development and/or sale.  

3.2 The Association. The Declarant has established the Triumph Homeowners 
Association  as the primary entity responsible for administering the Project in accordance with 
the Governing Documents. The Association may exercise all rights and powers that the 
Governing Documents and Utah law expressly grant to it, as well as any right and powers that 
may reasonably be implied under the Governing Documents. The Members of the Association 
shall be the Owners of Lots within the Project, including the Declarant. The duties and powers 
of the Association shall relate the Project as a whole and the ownership, use, and maintenance 
of the Common Areas, including the imposition and collection of assessments for such 
purposes.    

ARTICLE IV – ORGANIZATION & GOVERNANCE OF ASSOCIATION 
4.1 Organization. The Association shall serve as the governing organizational body 

for the Project. The Association shall make provisions for the maintenance, repair, 
replacement, administration, and operation of the Project and associated expenses, and other 
matters as provided in the Act and the Governing Documents. The Association shall have all 
rights and powers granted to it under the Act and the Governing Documents. 

4.2 Legal Organization. The Association is intended to be organized as a non-profit 
corporation. In the event the nonprofit corporate status expires or is invalidated in any manner, 
it shall automatically be succeeded by an unincorporated association of the same name vested 
with all property, powers and obligations of the nonprofit corporation and the Board, in its sole 
discretion, may renew and/or reincorporate the Association. Any such expiration or invalidation 
shall not relieve any Owner from paying Assessments and abiding by all Restrictions contained 
in this Declaration. 

4.3 General Powers and Obligations. The Association shall have, exercise and 
perform all of the following powers, duties, and obligations: 

(a) The powers, duties, and obligations granted to the Association by this 
Declaration, its Bylaws, and the Articles of Incorporation; 

(b) The powers and obligations of a nonprofit corporation pursuant to the general 
nonprofit corporation laws of the State of Utah; 

(c) The powers, duties, and obligations of a homeowners association pursuant to 
the Utah Community Association Act, or any successor thereto; 

(d) The powers, duties, and obligations not reserved specifically to Owners; and 
(e) Any additional or different powers, duties, and obligations necessary or desirable 

for the purpose of carrying out the functions of the Association pursuant to this Declaration 
or otherwise promoting the general benefit of the Owners within the Project. 

The powers and obligations of the Association may from time to time be amended, repealed, 
enlarged, or restricted by changes in this Declaration made in accordance with the provisions 
herein, accompanied by any necessary changes in the Articles of Incorporation or Bylaws of 
the Association made in accordance with such instruments and with the nonprofit corporation 
laws of the State of Utah.  
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4.4 Membership. Membership in the Association shall at all times consist 
exclusively of Owners. Each Owner shall be a Member of the Association so long as such 
Owner has an ownership interest in a Lot within the Project and such membership shall 
automatically terminate when the Owner ceases to have an ownership interest in a Lot. Upon 
the transfer of an ownership interest in a Lot, the new Owner succeeding to such ownership 
interest shall likewise succeed to such membership in the Association. If titled ownership to a 
Lot is held by more than one Person, the membership appurtenant to that Lot shall be shared 
by all such Persons in the same proportional interest and by the same type of tenancy in which 
title to the Lot is held. 

4.5 Record of Ownership. Every Owner shall promptly notify the Association of any 
change in ownership of a Lot by providing the conveyance information to the Secretary of the 
Association who shall maintain a record of ownership of the Lots. Any cost incurred by the 
Association in obtaining the information about an Owner as specified herein which is not 
furnished by such Owner shall be at the expense of such Owner and shall be reimbursed to 
the Association as an Individual Assessment. 

4.6 Member Voting. Each Owner is entitled one (1) vote per Lot owned, subject to 
any limitations on voting set forth in this Declaration and Bylaws, or limited by the Special 
Declarant Rights. Member voting shall be conducted as set forth in the Bylaws. If there is more 
than one Owner of a Lot, the vote relating to such Lot shall be exercised as such Owners may 
determine among themselves. A vote cast by any of such Owners, whether in person or by 
proxy or by written ballot, shall be conclusively presumed to be the vote attributable to the Lot 
concerned unless an objection is immediately made by another Owner of the same Lot. In the 
event such an objection is made or if there are conflicting votes from the same Lot, the vote 
involved shall not be counted for any purpose, except towards establishing a quorum.  

4.7 Declarant Voting Rights. The Declarant shall be entitled to fifty (50) votes for 
each Lot owned by the Declarant for all matters in which Members are entitled to vote. 
Declarant’s voting rights shall extend beyond any termination of the Control Period, so long as 
the Declarant owns one or more Lots in the Project. The foregoing voting rights are to be in 
addition to all Special Declarant Rights contained in the Governing Documents during the 
Control Period including, but not limited to, Declarant’s unilateral right to control the Board, act 
as the DRC, transfer Common Areas, and amend the Governing Documents. 

4.8 Board of Directors. The governing body of the Association shall be the Board 
of Directors. The Board shall make all decisions and take all actions on behalf of the 
Association unless a decision or action is specifically required by the Governing Documents to 
be subject to Owner vote. During the Control Period, the Declarant shall have the sole authority 
to act as the Board, or to appoint all Board members. After the Control Period ends, the Board 
shall be elected by the Members of the Association pursuant to the election provisions of the 
Bylaws. The Bylaws may also set forth qualification requirements for serving on the Board. 
Except as otherwise provided in this Declaration, Bylaws, or the Articles of Incorporation, the 
Board shall act, in all instances, on behalf of the Association. Any reference to an act, right, or 
obligation of the Association in the Governing Documents may only be exerted or complied 
with through an action of the Board. Except as may be specifically provided in the Declaration, 
Bylaws, Articles of Incorporation, or by applicable law, no Owner or group of Owners other than 
the Board may direct the actions of the Association. The Board may retain professionals, 
including, without limitation, attorneys, accountants, managers, and bookkeepers to assist in 
any Board function. Notwithstanding anything to the contrary in this Section, Declarant 
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appointed Board members shall not be bound by qualification requirements or any other 
requirements in the Bylaws. 

4.9 Liability. To the fullest extent permitted by applicable law, Board Members and 
officers of the Association shall not be liable to the Association or any Member thereof for any 
damage, loss, or prejudice suffered or claimed on account of any act, error, negligence, or 
failure to act in the performance of the Board Member’s duties, except for intentional or willful 
bad acts or acts of recklessness. If a Board Member or any officer of the Association (including 
the Declarant and its appointees) is made a party to any proceeding because the individual is 
or was a director or officer of the Association, the Association shall defend, indemnify, and hold 
harmless such individual against liability and expenses incurred to the maximum extent 
permitted by law, except where the Board member or officer is found by a court of law to have 
engaged in willful or intentional misconduct in carrying out his/her duties. 

4.10 No Reliance on Actions Contrary to Governing Documents. No one may rely 
upon any authorization (from the Board or anyone else) contrary to the terms of the Governing 
Documents regardless of the circumstances under which it is given, and no claim or defense 
of estoppel, waiver, or similar equitable or legal claim or defense may be raised by anyone 
related to any alleged reliance. It is the responsibility of anyone interacting with, visiting, 
occupying, or purchasing a Lot in the Association to verify that anything that the Association 
does, does not do, or authorizes related to the Project or the Association is in compliance with 
the terms of the Governing Documents. 

4.11 Registration with the State. In compliance with Utah Code § 57-8a-105, the 
Association shall be registered with the Utah Department of Commerce and shall update its 
registration to keep any required information current as required by law. 

4.12 Registered Agent. The Registered Agent of the Association shall be as 
provided in the entity filings with the Utah State Department of Commerce, Division of 
Corporations and Commercial Code. The Board may change the Registered Agent without 
Owner vote or approval. 

ARTICLE V – ASSOCIATION RIGHTS & RESPONSIBILITIES 
5.1 General Rights. The Association shall have the following rights and 

responsibilities in addition to all other rights set forth in the Governing Documents or provided 
by law. The Association may also take any action reasonably necessary to effectuate any such 
right, privilege, or purpose.  

5.2 Maintenance. The Board shall make provisions for completing all maintenance, 
repair, and replacement requirements of the Association. This shall include the right to modify, 
remove fixtures from, add fixtures and structures to, place signs upon, and otherwise modify 
the Common Area. The Association shall do all such other and further acts that the Board 
deems necessary to preserve and protect the Common Area and the Project, in accordance 
with the general purposes specified in this Declaration. The Association may set maintenance 
standards for all areas within the Project.  

5.3 Paying Expenses. The Association shall provide for the payment of expenses 
and any other obligations incurred by the Association. 
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5.4 Setting and Collecting Assessments. The Association shall establish, collect, 
and account for Assessments as necessary to operate the Project consistent with the 
requirements of the Governing Documents.  

5.5 Title to Common Areas. The Declarant may grant title to the Common Areas 
to the Association, to the City where the Project is situated, or to any other entity as determined 
in the sole discretion of Declarant; however, neither this conveyance nor any other provision 
of the Declaration shall be construed to create a contractual relationship between the 
Association and Declarant. The Association shall hold title to the Common Areas which are 
conveyed to it, and shall pay all real property taxes and assessments levied upon any portion 
of the Common Areas, unless paid by the Owners, provided that the Association shall have 
the right to contest or compromise any such taxes or assessments. After the Control Period, 
upon approval of sixty-seven percent (67%) or more of the voting interests of the Association, 
the Board shall have the authority to transfer title to Common Area real property owned by the 
Association to governmental entities for public use, or to individual third parties for private use. 
Declarant shall have all rights and voting authority to unilaterally approve the transfer of title to 
Common Area on behalf of the Association during the Control Period.  

5.6 Entering Lots. The Association shall have the right to enter onto any Lot, without 
trespass, and regardless of whether or not the Owner or Occupant thereof is present at the 
time, to abate any infractions, to make repairs, to correct any violation of any of the Terms and 
Conditions, or to abate any condition that threatens the health or property of any Owner or 
Occupant, and in connection therewith shall have the further right to assess all costs incurred 
against the Owner, such Assessment to be secured by a lien provided in Article VIII. Nothing 
in this Section shall be construed to authorize the entry of the Association into the interior of 
the Residence without the consent of the Owner except in case of an emergency.   Owners 
shall also maintain up-to-date emergency contact information records with the Association, 
including any local representative an Owner may have. Owners shall be responsible for any 
costs incurred by the Association as a result of entering a Lot under this Section and shall 
defend, indemnify, and hold harmless the Association for all damages related to such entry, 
except for such damages resulting from willful or intentional misconduct.  

5.7 Hiring Managers and Delegating Responsibilities. The Association may hire 
a Manager to assist the Board in managing and operating the Project and may delegate its 
powers and obligations in the Governing Documents to the Manager, employees, or other 
agents as it deems appropriate; provided, however, that only the Board shall have the right to 
approve Association budgets, fines to Owners, and regular and special Assessments. Any 
powers and duties delegated to any Manager or other Person may be revoked by the Board at 
any time, with or without cause. The Board has no authority to enter any management 
agreement or contract inconsistent with the terms of the Governing Documents. 

5.8 Rules. The Association shall have the authority to promulgate and enforce Rules 
for the regulation and operation of the Project. This provision is intended to be interpreted 
broadly and permit the Association to adopt rules governing all activities and uses within the 
Project which the Association may legally enforce. If Rules are adopted, they shall be 
consistently and uniformly enforced. The Rules may address any issues including those 
addressed in any other Governing Document. The Rules may supplement, clarify, and add 
detail to issues addressed in other Governing Documents so long as they do not contradict the 
same. The Board’s determination as to whether a particular activity being conducted or to be 
conducted violates or will violate the Rules shall be conclusive, subject only to a judicial 
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determination, if any is timely sought. Pursuant to Utah Code § 57-8a-218(20), the 
requirements of Utah Code §§ 57-8a-218(1), (2), (6), and (8) through (14), except subsections 
(1)(b)(ii), are hereby modified to not apply to the Association. During the Control Period, the 
Declarant and the Declarant appointed Board (if any) shall be exempt from the rulemaking 
procedures of Utah Code § 57-8a-217.  

5.9 Enforcement Rights. In addition to any other remedies allowed or provided in 
the Governing Documents for any violation of the Governing Documents, the Association may: 
(1) impose fines; (2) suspend Owners’ rights to utilize the amenities within the Project; (3) 
collect rents directly from tenants if Owners fail to pay Assessments; (4) bring suit for legal or 
equitable relief for any lack of compliance with any provisions of this Declaration or Rules 
promulgated by the Board or DRC; (5) exercise self-help or take action to abate a violation in 
any situation which requires prompt action, or within a reasonable time in a non-emergency 
situation after notice has been given to the offending Owner; and (6) take any other action or 
seek any other remedy allowed by the Act or other applicable Utah law. 

5.10 Authority to Impose Fines. The Board may impose fines for violations of this 
Declaration, the Rules, or any other Governing Document. The Board is authorized to adopt a 
schedule of fine amounts for general or specific violations, in the Board’s discretion. A warning 
notice must be provided to the violating Owner before a fine may be imposed. 

5.11 Discretion in Enforcement. Subject to the discretion afforded in this Section, 
the Board shall uniformly and consistently enforce and implement the Terms and Conditions in 
the Governing Documents. 

(a) The Board shall use its reasonable judgment to determine whether to exercise 
the Association’s powers to impose sanctions or pursue legal action for a violation of the 
Governing Documents, and may include in this analysis: (1) whether to compromise a claim 
made by or against the Board or the Association, and (2) whether to pursue a claim for an 
unpaid Assessment. 

(b) The Association may not be required to take enforcement action if the Board 
determines, after fair review and acting in good faith and without conflict of interest, that 
under the particular circumstances: (1) the Association’s legal position does not justify 
taking any or further enforcement action; (2) the covenant, restriction, or rule in the 
Governing Documents is likely to be construed as inconsistent with current law; (3) a 
technical violation has or may have occurred and the violation is not material as to a 
reasonable Person or does not justify expending the Association’s resources; or (4) it is not 
in the Association’s best interests to pursue an enforcement action, based upon hardship, 
expense, or other reasonable criteria. 

(c) If the Board decides to forego enforcement, the Association is not prevented 
from later taking enforcement action. The Board shall not be arbitrary, capricious, or act 
against public policy in taking or not taking enforcement action. 

5.12 Noncompliance Notice. Any construction, alteration, or other work done in 
violation of this Declaration shall be deemed to be in noncompliance. By acquiring title to a Lot 
in the Project, all Owners agree and consent that upon any act of noncompliance, the Board, 
at its discretion, may record a “Notice of Noncompliance” on an offending Lot or property in the 
records of the Utah County Recorder. Upon receipt of a Notice of Noncompliance, Owners 
shall, at their own cost and expense, remove such non-conforming construction, alteration, or 
other work and shall restore the land to substantially the same condition as existed prior to the 
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non-conforming construction, alteration, or other work. Should an Owner fail to act as required 
hereunder, the Board or their designee, without liability for trespass or nuisance, shall have the 
right to enter the property, remove the violation, and restore the property to substantially the 
same condition as existed prior to the change. All costs incurred by the Association pursuant 
to enforcement of this Section shall be an Individual Assessment. 

5.13 Establishing Hearing Procedures. The Board shall have the authority to create 
a reasonable hearing process applicable in case the Association shall take adverse action 
related to any particular Owner or group of Owners, or in case a hearing process is required 
by law. The Board shall not be under any obligation to offer a hearing process, except as 
required by law or by the Governing Documents and in any such process shall have the 
authority to designate the procedure related to any such hearing and to make any and all final 
determinations of issues subject to the hearing process. The Board may establish the hearing 
process on an as-needed basis for particular matters as they arise or may set forth a process 
in the Rules applicable generally to such matters that it designates. Any such hearing process 
shall provide, at a minimum for: (1) at least one week notice of the hearing to the requesting 
Owner(s), and (2) a reasonable time period for the Owner(s) to present their own testimony, 
the testimony of others, argument, authority, evidence, and other information the Owner(s) 
deems relevant to the disputed issue. The Board may rely on any reasonable information and 
evidence in determining whether or not a violation of the Governing Documents has occurred, 
which may be obtained before, during, and after a hearing.  

5.14 Bulk Services Agreements. The Association shall have the right to enter into 
agreements, as the Board deems appropriate, for the provision of cable, television, internet, 
telephone, or other similar services for all of the Lots. Such services shall be assessed to the 
Owners pursuant to the provisions of this Declaration and in any Assessment, may be broken 
out as a separate line item on invoices, statements, or notices of Assessment. 

5.15 Collection of Manager Fees or Charges. The Association may collect all fees 
and charges assessed by the Manager against individual Owners or their Lots for use of the 
Common Area facilities and amenities or for services provided to Owners as Individual 
Assessments. In performing such collection activities, the Association shall in a timely manner 
remit any required payments to the Manager for its services as applicable. All the rights and 
remedies of the Association relating to the collection of Assessments due under this 
Declaration shall also be available to the Association to collect Manager fees from each Owner 
as provided herein. Notwithstanding the foregoing, nothing contained herein shall be construed 
so as to deprive the Manager of any remedies it may exercise on its own behalf for the 
collection of unpaid fees, charges, assessments, or service fees due to the Manager.  

5.16 Reserve Fund. The Association shall establish and fund a reserve fund for the 
long-term maintenance, repair and replacement of Common Areas and other areas for which 
the Association has a maintenance responsibility and shall obtain and update a Reserve 
Analysis as required in this Declaration and the Act. The Board shall not be personally liable 
for failure to fund the reserve unless willful or intentional misconduct is proven in a court of law. 
The Declarant shall have no duty to obtain a Reserve Analysis or to maintain a reserve fund 
during the Control Period pursuant to Utah Code § 57-8a-211(10).  

5.17 Litigation. The Board may instigate litigation to enforce the provisions of this 
Declaration or any other Common Law or statutory right available to the Association under this 
Declaration or under Utah law, subject to the limitations set forth in Article XVI (Dispute 
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Resolution). In any such litigation instigated by the Board, the Association shall have the right 
to receive an award of the reasonable attorney fees and costs incurred by the Association in 
such enforcement action. 

5.18 Loans. The Association shall have the authority to obtain loans for the efficient 
development of the Project and operation of the Association. The Association may use 
Common Area and other assets of the Association as collateral for financing and may also 
provide any other security as may be necessary for the loan, including but not limited to 
securitizing, pledging, or assigning the Association’s right to assess Owners. It is explicitly 
contemplated that the Declarant and its Affiliates may enter into one or more loan agreements 
or promissory notes with the Association to finance infrastructure, amenities, or to subsidize 
budget deficits of the Association. Advances or loans made by Declarant, or its Affiliates shall 
be repaid pursuant to the terms of such loan agreement. A majority vote of the Board shall be 
required prior to obtaining any loan. Notwithstanding anything to the contrary, no Lot shall be 
used as security for any loan to the Association without that Owners’ consent.  

5.19 Other Necessary Rights. The Association and the Board shall have any other 
right that is reasonably necessary to carry out the terms of the Governing Documents. 

ARTICLE VI – MAINTENANCE 
6.1 Association Responsibility.  The Association shall maintain, repair, and 

replace the Common Areas and the Attainable Housing Common Areas with all improvements 
thereon, including, but not limited to, private streets, sidewalks, common fences, common 
lighting, landscaping, and signage/entry monuments.  The Board may determine, in its sole 
discretion, the scope of its maintenance obligations and an appropriate maintenance for all 
areas for which the Association is responsible, so long as those areas are maintained in the 
best interests of the Owners and the Project.  

6.2 Owner Responsibility.  Owners shall maintain, repair, and replace their Lots, 
including the exteriors of their Residences, the interiors of their Residences, all utilities and 
plumbing that service their Residences, and landscaping and private fencing.   

6.3 Snow Removal.  The Association shall be responsible for snow removal on the 
Common Areas and Attainable Housing Common Areas.  Owners shall be responsible for 
snow removal on their Lots, including driveways, private walkways, porches, and patios.   

6.4 Assessment of Maintenance to Specific Owner. If the need for maintenance, 
repair, or replacement of areas or items for which the Association is responsible is caused by 
the willful or negligent acts of an Owner, or through the willful or negligent acts of the 
Occupants, family, guests, tenants, or invitees of an Owner, the Board may cause such repairs 
to be made by the Association and the cost of such maintenance or repair work shall be added 
to and become an Individual Assessment to which such Lot is subject.  

6.5 Default in Maintenance. If an Owner or Occupant fails to: (1) maintain a Lot as 
required in the Governing Documents or (2) make repairs otherwise required of the Owner in 
such a manner as may be deemed reasonably necessary in the judgment of the Board to 
preserve and protect the structural integrity, attractive appearance, good condition, and value 
of the Lots in the Project, then the Association may take any action allowed for a failure to 
comply with the Governing Documents and may give written notice to such Owner or Occupant 
stating the nature of the default and the corrective action that the Board determines to be 
required and requesting that the same be carried out within a reasonable period of time as 
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determined by the Board. If the Owner or Occupant fails to carry out such action within the 
period specified by the notice, then the Association may take any action allowed for a default 
of the Governing Documents. In addition, the Association may cause corrective action to be 
taken (which may include completing the repairs and replacements) and may assess the 
Owner for all costs associated therewith. All costs incurred by the Association in remedying 
Owner maintenance neglect shall be an Individual Assessment against the Owner’s Lot, 
including reasonable attorney fees.  

6.6 Utilities. The charges for utilities that are metered separately to each Lot or 
Residence shall be the responsibility of the respective Owner. In the event water, electrical, 
sewer, or other utilities are metered collectively for the entire Project, or metered separately for 
Common Areas that the Association maintains, then the Association shall be responsible for 
paying for such utility expenses, which expenses shall be a Common Expense of the 
Association and shall be paid through Assessments.   

6.7 Board Discretion to Determine Maintenance Responsibilities. In the event a 
maintenance obligation is not outlined in this Article VI or confusion arises as to a maintenance 
obligation, the Board may, by resolution and in its sole discretion, determine whether the 
Association or the Owners shall have the responsibility to fulfill the maintenance obligation and 
in what manner. 

ARTICLE VII – ARCHITECTURAL STANDARDS 
7.1 General. All, landscaping, structures, Residences, improvements, and other 

items placed on a Lot are subject to the standards for design, landscaping, and aesthetics 
adopted pursuant to this Article and the approval procedures set forth in this Article. 

7.2 Architectural Review Required. Without the prior approval of the Association 
(or the Declarant during the Control Period), an Owner or Builder may not (1) install or build 
any new structure, building, fence, landscaping, or Residence; (2) make alterations, upgrades, 
repairs, or modifications to any part of the exterior of any structure, building, or Residence 
(including painting); (3) install or alter any new or existing exterior feature such as a walkway, 
fence, landscaping or anything else that alters the exterior appearance of the Lot; and (4) alter 
or modify the finished grade to a Lot, or alter the ground level, slope, pitch or drainage patterns 
of any Lots as fixed by the original finish grading. This provision is intended to be read as 
broadly as possible to require approval before any exterior work is performed on a Lot, 
including changes to landscaping.  
Notwithstanding anything to the contrary herein, until the expiration of the Control Period, the 
Declarant shall have sole authority and responsibility to approve the plans for the construction 
of all Residences and landscaping of each Lot in the Project. 

7.3 Design Criteria. The Board may adopt Design Criteria for the purpose of 
maintaining a consistent character and quality of appearance for the improvements within the 
Project.  

(a) The Declarant may prepare initial Design Criteria which may contain general 
provisions applicable to the entire Project as well as specific provisions that vary among 
uses or  locations within the Project.  

(b) The Declarant shall have sole and full authority to amend the Design Criteria 
during the Control Period. The Declarant’s right to amend the Design Criteria shall continue 
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even if it delegates reviewing authority to the Association or another entity. Upon 
termination or delegation of the Declarant’s right to amend, the Board shall have the right 
to amend the Design Criteria.  

(c) The Design Criteria may designate the design, style, and type of any materials 
to be used for an exterior improvement or alteration that is acceptable to the Board and 
DRC. The Design Criteria may also designate landscaping requirements. Such 
designations shall be for the purpose of achieving uniformity of appearance and 
preservation of property values.  

(d) Amendments to the Design Criteria shall apply prospectively only. They shall not 
require modifications to or removal of any structures previously approved once the 
approved construction or modification has begun. However, any new work on such 
structures must comply with the Design Criteria as amended.  

(e) Declarant may preapprove Builder’s plans and designs for Residences or other 
improvements for general or repetitive application, and a Builder’s construction in 
compliance with such preapproved plans and designs shall be deemed to be compliant with 
all Design Guideline requirements of the Association. Such preapproved plans shall not 
require resubmission prior to use on subsequent Lots. The Declarant or the Board may also 
exempt Builders from Design Guideline requirements in the Declarant’s or Board’s 
discretion.  

7.4 Design Review Committee. During the Control Period, the Declarant shall act 
as the Design Review Committee for the Project and may delegate its authority to act as the 
DRC to one or more individuals or entities. Following the Control Period, a Design Review 
Committee may be appointed by the Board to regulate the external design, appearance, and 
location of any structure and landscaping on any Lot and enforce the architectural provisions 
of the Declaration or Design Criteria. Such committee shall consist of an uneven number of 
persons of at least three (3) members, but may include more members at the discretion of the 
Board. The Board need not appoint a Design Review Committee. If no such committee is 
appointed, the Board shall have all powers of the DRC and may act in all ways and have all 
powers otherwise given to the DRC. During the Control Period, the Declarant shall act as the 
DRC for the Project and may delegate its authority to act as the DRC to one or more individuals 
or entities. 

(a) During the Control Period, the DRC need not be composed of Owners; the DRC 
may, but need not, include architects, engineers, or similar professionals. After the Control 
Period, only Owners may serve on the DRC.  Board members may serve on the DRC at 
any time.  

(b) The DRC shall have the Board’s right of entry to verify compliance with this 
Article. The DRC shall have no duty or obligation to make inspections; however, nothing 
herein shall prevent the DRC from making inspection prior to, during, or after construction. 
The DRC may inspect any work performed in the Project to determine its compliance with 
the Design Criteria and the Governing Documents.  

(c) Members of the DRC shall serve for a term of one (1) year and may serve for 
consecutive terms of service as appointed by the Board. Any vacancy on the Committee 
may be filled by the Board to serve the remainder of the term of the originally appointed 
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member(s). The Committee may act even though a vacancy has not been filled. Any 
member of the DRC may be removed at any time by the Board with or without cause.  

7.5 Design Review Approval Procedures. The Declarant or the Board may adopt 
Rules relating to the process for the submission of plans and specifications in the Design 
Criteria. Unless the Rules or Design Criteria provide otherwise, no structure, improvement, or 
exterior remodel of any kind whatsoever shall be erected, placed, moved onto, or commenced 
without the prior written approval of the Declarant or the DRC. 

(a) In reviewing each application, the DRC may consider any factors it deems 
relevant, including, without limitation, harmony of the proposed external design with 
surrounding structures and environment; the building bulk or mass of any buildings or 
structures within the Project; building location with respect to topography, existing trees; 
finished grade elevations; and harmony of landscaping with the natural setting and 
surroundings. DRC decisions may be based on purely aesthetic considerations. Each 
Owner acknowledges that such determinations are purely subjective and that opinions may 
vary as to the desirability and/or attractiveness of particular improvements.  

(b) The DRC shall have the sole discretion to make final, conclusive, and binding 
determinations on matters of aesthetic judgment, and such determinations shall not be 
subject to judicial review so long as they are made in good faith and in accordance with 
required procedures.  

(c) No approval is required for non-structural interior modifications of Residences, 
provided such modifications do not affect the exterior of Residences or structures, although 
the Board may still adopt Rules relating to the use of Common Area or roadways for staging 
and other construction needs. 

(d) An Owner may complete any maintenance to the exterior of a Residence or other 
approved structure on a Lot, to the extent that such maintenance obligation is the 
responsibility of the Owner, if such maintenance will not change the appearance of the 
already built and approved Residence or structure. 

(e) As part of any approval, the DRC may require that construction commence within 
a specified time period. If construction does not commence within the required period, the 
approval shall expire, and the Owner must reapply for approval before commencing any 
activities. Once construction is commenced, it shall be diligently pursued to completion. 

(f) If the Declarant or DRC shall fail to act upon any written request submitted to it 
within thirty (30) days after a complete submission of documents in a form acceptable to 
the DRC, such request shall be deemed to have been denied.  

7.6 Appeals. An applicant may appeal any final disapproval of its full and complete 
application to the Declarant during the Control Period and thereafter to the Board. To request 
an appeal, the applicant must submit to the Association’s Secretary, no later than fifteen days 
after the delivery of the notification of disapproval, a copy of the original application, the 
notification of disapproval, and a letter requesting review of the decision. The appeal request 
shall also contain a response to any specific concerns or reasons for disapproval listed in the 
DRC’s notification of disapproval. The Declarant or Board may (i) affirm the DRC’s decision, 
(ii) affirm a portion and overturn a portion of the DRC’s decision, or (iii) overturn the DRC’s 
entire decision. The Board shall notify the applicant and the DRC in writing of its decision no 
later than thirty days after its receipt of the request for appeal with all required information. The 
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Board’s decision shall include a description of its reasons for overturning the DRC’s decision. 
During the appeal process the Owner shall not commence any work requiring approval 
hereunder.  

7.7 Noncompliance. If at any time the Declarant, DRC, or Board find that any work 
was not done in substantial compliance with plans approved by the DRC or was undertaken 
without first obtaining approval from the DRC, written notice shall be sent by the DRC to such 
Owner specifying the noncompliance and requiring the Owner to cure such noncompliance 
within thirty (30) days or any extension thereof granted. If the Owner fails to cure the 
noncompliance or to enter into an agreement to cure on a basis satisfactory to the DRC within 
said thirty (30) day period or any extension thereof as may be granted, the Board may, at its 
option, cause the non-complying improvement to be removed or the noncompliance to be 
cured. Upon demand, the Owner shall reimburse the Association for all costs and expenses 
incurred by the DRC and/or the Board in taking corrective action, plus all costs incurred in 
collecting amounts due, including reasonable attorney fees and costs. The Owner shall be 
personally liable for all such costs and expenses, and the Association also shall have a lien 
against the noncomplying Lot for the amount of all such costs and expenses. Any amounts not 
paid, without waiver of any other right or remedy, may be collected as an Individual 
Assessment.  

7.8 No Waiver of Future Approvals. The approval of applications or plans shall not 
constitute a waiver of the right to withhold approval as to any similar applications, plans, or 
other matters subsequently or additionally submitted for approval. Any failure of the DRC or 
Board to enforce the requirements of this Article or the Design Criteria shall not preclude any 
future actions to enforce such requirements.  

7.9 Expenses of Design Review Committee. The DRC may charge reasonable 
fees to Owners for the costs of processing of any request, plans, or specifications including 
consultation with a professional, such fees not to exceed actual costs incurred.   

7.10 Delegation of Authority. The Board may delegate any of the DRC’s 
responsibilities to the design review committee. Any such delegation may be revoked at any 
time by the Board and the Board shall have the final say as to any DRC decision. 

7.11 Variances. The DRC may authorize variances from compliance with any of the 
Design Criteria and any procedures when it determines that circumstances such as 
topography, natural obstruction, hardship, or aesthetic or environmental considerations justify 
such a variance, however, the DRC shall under no circumstances be obligated to grant 
variances. No variance shall (a) be effective unless in writing; (b) be contrary to this 
Declaration; or (c) prevent the DRC from denying a variance in other similar circumstances. A 
variance requires the Declarant’s written consent during the Control Period and thereafter, 
requires the Board’s written consent. If a variance is granted, no violation of the Governing 
Documents shall be deemed to have occurred with respect to the matter for which the variance 
was granted. The granting of a variance shall not operate to waive any Restrictions of the 
Governing Documents, other than those specifically identified in the variance, nor shall it affect 
an Owner’s obligation to comply with all governmental laws and regulations. 

7.12 No Liability. Neither the Declarant, the DRC, the Board, the Association, nor 
any of its Members shall be liable for damages to any person submitting any plans for approval, 
or to any Owner within the Project, by reason of any action, failure to act, approval, disapproval 
or failure to approve or disapprove with regard to such plans. The DRC shall have no liability 
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or responsibility for any representations made to any Owner or prospective owner by any third 
parties. The DRC shall not be responsible for: (a) determining that any construction or 
construction documents conform to applicable building codes, zoning, or other land use 
regulations, (b) the accuracy or content of any construction documents or specifications 
prepared by any architect, engineer, or any other person, (c) construction means, methods, 
techniques, sequences, or procedures, safety precautions, or subsequent loss, damage, or 
failures due to soil or any other natural or man-made conditions that may exist, or (d) any failure 
to carry out any construction in accordance with plans or specifications. 

7.13 Declarant & Builder Exemption. Nothing contained in this Declaration shall be 
construed to prevent the erection or maintenance by Declarant, Builders, or their duly 
authorized agents, of temporary structures, trailers, improvements or signs necessary or 
convenient to the development, marketing, or sale of property within the Project. Furthermore, 
the provisions of this Declaration which prohibit or restrict non-residential use of Lots, regulate 
parking of vehicles, and restrict signage, banners, and the like, shall not prohibit the 
construction and maintenance of model homes by Declarant, Builders, and/or other persons 
engaged in the construction of Residences within the Project. The Declarant and Builders may 
use vacant Lots and other areas to be used for parking in connection with the showing of model 
homes or for vehicles necessary for development and construction activities.  

ARTICLE VIII – BUDGET & ASSESSMENTS 
8.1 Purpose of Assessments. Money collected by the Association shall be used 

for the purposes of promoting the health, safety, and welfare of the Owners; the management, 
maintenance, care, preservation, operation, and protection of the Project; enhancing the quality 
of life of the Owners in the Project; enhancing and preserving the value of the Project; and in 
the furtherance of carrying out or satisfying any other duty or power of the Association. 

8.2 Budget. The Board is authorized and required to adopt an annual budget no 
later than forty-five (45) days prior to the beginning of each fiscal year. The Board may revise 
that budget from time to time as the Board deems appropriate. The budget shall estimate the 
total Common Expenses to be incurred for the next fiscal year (or that fiscal year for a revised 
budget), which shall be broken down into reasonably detailed expense categories. The budget 
may include contingencies and estimates as the Board deems appropriate. The budget shall 
be available to Owners, upon request, no later than forty-five (45) days after the adoption of 
the proposed budget or any revised budget. Owners may disapprove a proposed budget 
pursuant to the provisions of the Act. During the Control Period, members may not disapprove 
a budget. 

8.3 Adjustments to Assessments. In the event the Board determines that the 
estimate of total charges for the current year is, or will become, inadequate to meet the 
Common Expenses and/or the Attainable Housing Expenses for any reason, it may then revise 
the budget and each Owner’s share of the new budget total. Upon notice of the adjustment, 
each Owner shall thereafter pay to the Association the Owner’s adjusted Assessment. 

8.4 Personal Obligation for Assessment. Each Owner, by acceptance of a deed 
or other instrument creating in such Owner the interest required to be an Owner, whether or 
not it shall be so expressed in any such deed or other instrument and regardless of any lien 
rights or lack thereof, hereby personally covenants and agrees with each other Owner and with 
the Association to pay to the Association any Assessments as provided for in the Governing 
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Documents, including any Assessments assessed and unpaid prior to the date the Owner 
became an Owner. Each such Assessment, together with such interest, collection charges, 
costs, and attorney fees, shall also be the personal obligation of the Owner of such Lot at the 
time the Assessment becomes due. During the period of time a Lot is designated as an Exempt 
Lot, the Owner’s assessment obligations shall be released, but only to the extent or scope so 
determined by the Declarant or by agreements entered into with the Declarant.  

8.5 Capital Improvements. Expenses for capital improvements may be included in 
the regular budget, paid for through Special Assessments, paid for through bond issuance 
proceeds, paid for via loans, subsidies, or paid for in any other manner as determined by the 
Board.  If  capital improvement will solely benefit the Attainable Housing Lots, such expenses 
shall be paid for by the Attainable Housing Lots.    

8.6 Annual Assessments. The Annual Assessments shall be paid by all Lots within 
the Project and shall be based on the amount of the Common Expenses. Annual Assessments 
shall be assessed equally against each Lot.  Unless otherwise exempted through agreements 
with Declarant, all Lots shall be assessed the full assessment rate beginning the later of the 
first day after transfer from Declarant, or beginning the first day following the recording of a plat 
creating a subdivided and parceled Lot.  

8.7 Special Assessments. The Board may levy a Special Assessment against each 
Lot payable over such a period as the Board may determine for the purpose of defraying, in 
whole or in part any expense or expenses not reasonably capable of being fully paid with funds 
generated by Annual Assessments; the cost of any construction, reconstruction, or unexpected 
repair or replacement of the Common Areas; or for any other expense incurred or to be incurred 
as provided in this Declaration that benefits the Project as a whole. The Board, in its sole 
discretion, may levy Special Assessments up to five hundred dollars ($500) per Lot in a 
calendar year.  Special Assessments over five hundred dollars ($500) per Lot in a calendar 
year must be approved and assented to by at least fifty-one percent (51%) of the voting 
interests held by Owners present in person or by proxy at a meeting duly called for such 
purpose.  Notice in writing of the amount of any Special Assessments and the time for their 
payment shall be given as soon as is reasonably possible to the applicable Owners. Payment 
shall be due on the dates and in the manner determined by the Board and provided in the 
notice. Notwithstanding the foregoing, Declarant may levy any Special Assessments in any 
amount deemed necessary during the Control Period without Owner approval.  

8.8  Attainable Housing Annual Assessments.  The Attainable Housing 
Expenses shall be paid by all Attainable Housing Lots and shall be based on the amount of the 
Attainable Housing Expenses. Attainable Housing Assessments shall be assessed equally 
against each Attainable Housing Lot.   

8.9  Attainable Housing Special Assessments.   The Board may levy an 
Attainable Housing Special Assessment against each Attainable Housing Lot payable over 
such a period as the Board may determine for the purpose of defraying, in whole or in part any 
Attainable Housing Expenses not reasonably capable of being fully paid with funds generated 
by Attainable Housing Annual Assessments; the cost of any construction, reconstruction, or 
unexpected repair or replacement of the Attainable Housing Common Areas; or for any other 
expense incurred or to be incurred as provided in this Declaration that solely benefits the 
Attainable Housing Lots. The Board, in its sole discretion, may levy Attainable Housing Special 
Assessments up to one thousand dollars ($1,000) per Attainable Housing Lot in a calendar 
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year.  Attainable Housing Special Assessments over one thousand dollars ($1,000) per 
Attainable Housing Lot in a calendar year must be approved and assented to by at least fifty-
one percent (51%) of the voting interests held by Attainable Housing Lot Owners present in 
person or by proxy at a meeting duly called for such purpose.  Notice in writing of the amount 
of any Attainable Housing Special Assessments and the time for their payment shall be given 
as soon as is reasonably possible to the Attainable Housing Lot Owners. Payment shall be due 
on the dates and in the manner determined by the Board and provided in the notice. 
Notwithstanding the foregoing, Declarant may levy any Attainable Housing Special 
Assessments in any amount deemed necessary during the Control Period without Attainable 
Housing Lot Owner approval.  

8.10 Individual Assessments. Individual Assessments may be levied by the 
Association against a particular Lot and its Owner for: (a) costs of providing services to the Lot 
upon request of the Owner; (b) costs incurred in bringing an Owner or the Owner’s Lot or 
Residence into compliance with the provisions of the Governing Documents; (c) fines, late 
fees, collection charges, interest, and all other costs incurred in enforcing the Governing 
Documents against an Owner or his Occupants; (d) costs associated with the maintenance, 
repair, or replacement of Common Areas (including the Attainable Housing Common Areas) 
caused by the neglect or actions of an Owner or its Occupants; (e) nonpayment of a 
Reinvestment Fee; (f) any other charge designated as pertaining to an individual Lot in the 
Governing Documents; and (h) attorney fees, costs, and other expenses relating to any of the 
above, regardless of whether a lawsuit is filed. If a special benefit arises from any improvement 
which is part of the general maintenance obligations of the Association, it shall not give rise to 
an Individual Assessment against the Lot(s) benefited, unless such work was necessitated by 
the Owner’s or his/her Occupants’ negligence. 

8.11 Declarant & Builder Assessment Exemptions. No Lot(s) owned by the 
Declarant, or a Declarant Affiliated entity shall pay Assessments until such time as the 
Declarant elects to pay Assessments, and only for so long as the Declarant elects to pay 
Assessments. The Declarant shall have the sole discretion to determine whether a Lot is 
owned by one of its Affiliates and whether such Lot is subject to assessment.  Upon written 
approval from Declarant, Lots owned by a Builder may be designated as Exempt Lots and may 
be exempt from some or all Assessments until the earlier of: (a) the sale or transfer to a third-
party purchaser that does not qualify as a Builder, or (b) the actual occupancy of the Residence 
after receipt of a certificate of occupancy. Notwithstanding the foregoing, Lots and Residences 
used exclusively as model homes or sales offices approved by Declarant may also be exempt 
from some or all Assessments. 

8.12 Reinvestment Fee Covenant. A perpetual Reinvestment Fee Covenant is 
hereby established that obligates all Transferees of Lots to pay the Association a fee that 
benefits the Lot and Project. The Board shall have the right to establish the Reinvestment Fee 
assessment amount in accordance with this Section and Utah Code § 57-1-46. The following 
terms shall govern Reinvestment Fees: 

(a) Upon the occurrence of any sale, transfer, or conveyance of any Lot as reflected 
in the office of the County Recorder, regardless of whether it is pursuant to the sale of the 
Lot or not (as applicable, a “Transfer”), the Person receiving title to the Lot (the 
“Transferee”) shall pay to the Association a Reinvestment Fee.  
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(b) The amount of the Reinvestment Fee shall be established by the Board in the 
Rules or through a Board resolution.  If no amount is otherwise set by the Board, the amount 
of the Reinvestment Fee shall be the maximum rate permitted by law.   

(c) The Association shall not levy or collect a Reinvestment Fee for any Transfer 
exempted under Utah Code § 57-1-46(8).  

(d) All transfers of Lots from Declarant to another entity, including a Builder, shall 
be exempt from a Reinvestment Fee. The Declarant shall have the sole discretion to 
determine whether such exemption applies to a specific transfer. 

(e) The Reinvestment Fee shall be due and payable by the Transferee to the 
Association at the time of the Transfer giving rise to the payment of such Reinvestment Fee 
and shall be treated as an Individual Assessment for collection purposes. 

8.13 Rules Regarding Billing and Collection Procedures. The Board shall have 
the right and responsibility to adopt Rules setting forth procedures applicable to Assessments 
provided for in this Declaration and for the billing and collection of all Assessments, provided 
that such procedures are not inconsistent with the provisions herein. Such procedures and 
policies may include, but are not limited to, the date when Assessment payments are due and 
late, establishing late fees and collection charges, and establishing interest (per annum or 
compounded) that may be charged on unpaid balances. The failure of the Association to send 
a statement to an Owner shall not relieve any Owner of liability for any Assessment or charge 
under the Governing Documents.  

8.14 Statement of Unpaid Assessment. An Owner may request a statement from 
the Association showing an accounting of all unpaid assessments and charges to the Owner’s 
account. For any valid request, and upon payment of a fee as designated by the Board, the 
Association shall provide a written statement of account within a reasonable time. A written 
statement from the Association is conclusive in favor of a Person who relies on the written 
statement in good faith. 

8.15 Account Payoff Fee. The Association may charge a fee for providing 
Association payoff information needed in connection with financing, refinancing, or closing of 
the sale of a Lot as provided for in Utah Code § 57-8a-106. The amount of such fee shall be 
fifty dollars ($50.00) or as otherwise established in the Rules. Additional paperwork required in 
a private sale between an Owner and purchaser may be obtained from the Association but 
may incur additional fees. 

8.16 Acceptance of Materials or Services. In the event the Association undertakes 
to provide materials or services that are not otherwise required in the maintenance of the 
Project, which benefit individual Lots, and which can be accepted or not by individual Owners, 
such Owners, in accepting such materials or services, agree that the costs thereof may be an 
Individual Assessment pertaining to that Lot, at the discretion of the Board. 

8.17 Application of Excess Assessments. In the event the amount budgeted to 
meet Common Expenses and/or Attainable Housing Expenses for a particular fiscal year 
proves to be excessive in light of the actual expenses, the Board in its discretion may retain 
the excess in the Association’s operating account as working capital, credit the excess against 
future Assessments, refund the excess to the Owners equally per Lot, or take other action with 
the funds permitted under this Declaration, as the Board deems appropriate. The decision of 
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the Board shall be binding and conclusive. In addition, the Association shall not be obligated 
to reduce the amount of Assessments in succeeding years if an excess exists for a prior year.   

8.18 No Offsets. All Assessments shall be payable at the time and in the amount 
specified by the Association, and no offsets against such amounts by Owners shall be 
permitted for any reason, including, without limitation, a claim that the Board is not properly 
exercising its duties and power, a claim in the nature of offset or that the Association owes the 
Owner money, or that the Association is not complying with its obligations as provided for in 
the Governing Documents. 

8.19 How Payments Are Applied. Unless otherwise provided for in the Rules or 
Board resolution, all payments for Assessments shall be applied to the earliest (or oldest) 
charges first. Owners shall have no right to direct the application of their payments on 
Assessments or to require application of payments in any specific order, to specific charges, 
or in specific amounts.  

ARTICLE IX – NONPAYMENT OF ASSESSMENTS & LIABILITY 
9.1 Delinquency. Assessments not paid within the time required shall be 

delinquent. Whenever an Assessment is delinquent, the Board may, at its option, invoke any 
or all of the remedies granted in this Article. 

9.2 Collection Charges and Interest. If the Association does not otherwise adopt 
or establish billing and collection procedures in the Rules or through Board resolution, the 
following shall apply: Assessments shall be due and payable on the first (1st) day of each month 
and shall be considered late if not received by the tenth (10th) day of the month. Accounts with 
an unpaid balance after the tenth (10th) day of each month shall be charged a late fee of fifty 
dollars ($50.00). In addition to late fees, interest may accrue on all unpaid balances, including 
unpaid prior attorney fees, interest (resulting in compounding of interest), late fees, and 
Assessments, at eighteen percent (18%) per annum. The Association may also assess to the 
Owner a collection charge, late fee, and any other reasonable fee charged by a Manager 
related to collections. 

9.3 Personal Liability and Joint & Several Liability of Owners. Owners are 
personally liable for all Assessments accruing during their time of ownership of a Lot. Owners 
are also jointly and severally liable for all Assessments accruing related to that Lot prior to their 
time of ownership of the Lot, including interest, late fees, costs, and attorney fees. An Owner 
is not liable for any Assessments accruing after he/she has lawfully transferred the Lot to 
another Owner. The recording of a deed to a Person that has not agreed to take ownership of 
the Lot shall not be considered a legal conveyance of title. The obligation in this paragraph is 
separate and distinct from any lien rights associated with the Lot. 

9.4 Lien. The Association has a lien on each Lot for all Assessments, which include 
but are not limited to interest, collection charges, late fees, attorney fees, court costs, and other 
costs of collection (which shall include all collection costs and shall not be limited by those 
costs that may be awarded by a court under the Utah Rules of Civil Procedure). This lien shall 
arise and be perfected as of the date of the recording of this Declaration and shall have priority 
over all encumbrances recorded after this Declaration is recorded, except as otherwise 
required by law. If an Assessment is payable in installments, the lien is for the full amount of 
the Assessment from the time the first installment is due, unless the Association provides 
otherwise in the notice of Assessment. The Association also has a lien on each Lot for all fines 
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imposed against an Owner by the Association. This lien for fines shall arise when (1) the time 
for appeal described in Utah Code § 57-8a-208(5) has expired and the Owner did not file an 
appeal; or (2) the Owner timely filed an appeal under Utah Code § 57-8a-208(5) and the district 
court issued a final order upholding the fine. The Association’s lien shall have priority over 
every other lien and encumbrance on a Lot except: (1) a lien or encumbrance recorded before 
this Declaration is recorded; (2) a first or second security interest on the Lot secured by a 
mortgage or trust deed that is recorded before a recorded notice of lien by or on behalf of the 
Association; and (3) a lien for real estate taxes or governmental assessments or charges 
against the Lot. The Association may, but need not, record a notice of lien on a Lot.  

9.5 Action at Law. The Association may bring an action to recover a delinquent 
Assessment either personally against the Owner obligated to pay the same or by foreclosure 
of the Assessment lien. In addition, the Association’s choice of one remedy shall not prejudice 
or constitute a waiver of the Association’s right to exercise any other remedy. Any attorney fees 
and costs incurred in this effort shall be assessed against the delinquent Owner and the 
Owner’s Lot, and reasonable attorney fees and costs will thereafter be added to the amount in 
delinquency (plus interest and collection charges, if appropriate). Each Owner vests in the 
Association, or its assigns, the right and power to bring actions at law or lien foreclosures 
against such Owner or Owners for the collection of delinquent Assessments. 

9.6 Foreclosure. The Association shall have all rights of foreclosure granted by the 
Act, both judicially and non-judicially. Pursuant to Utah Code §§ 57-1-20 and 57-8a-302, an 
Owner’s acceptance of an interest in a Lot constitutes a simultaneous conveyance of the Lots 
in trust, with power of sale, to the Association’s attorney of record, as trustee, for the benefit of 
the Association, for the purpose of securing payment of Assessments under the terms of this 
Declaration. The Association may appoint a qualified successor trustee by executing and 
recording a substitution of trustee form. 

9.7 Homestead Waiver. Pursuant to Utah Code § 57-8a-301, and to the extent any 
liens are created pursuant to this Declaration, whether such liens are now in existence or are 
created at any time in the future, each Owner waives the benefit of any homestead or 
exemption laws of the State of Utah now in effect, or in effect from time to time hereafter. This 
provision is intended to clarify that the Association’s lien securing payment of Assessments 
and the Association’s enforcement rights to collect Assessments shall be senior to, and have 
priority over, any and all homesteads or exemptions that may otherwise be applicable to the 
Owner’s Lot under Utah law. 

9.8 Termination of Delinquent Owner’s Rights. The Association shall have all 
rights provided for in the Act to terminate a delinquent Owner’s: (1) rights to vote, and (2) rights 
to receive a utility or other service paid for by the Association.  

9.9 Requiring Tenant to Pay Rent to Association. Pursuant to and as provided 
for in the Act, the Association shall have a right to demand and collect rent from any Occupant 
in a Residence for any delinquent Assessment balance more than sixty (60) days late. Each 
Occupant, by moving into the Project, agrees to be personally liable and responsible to the 
Association for all rent payments after the Association gives proper notice that rent payments 
shall be paid to the Association.  

9.10 Attorney Fees. In addition to any attorney fees and costs provided for herein, 
the Association shall be entitled to recover all reasonable attorney fees and costs incurred as 
a result of an Owner’s failure to timely pay Assessments, including but not limited to attorney 
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fees and costs incurred to: (1) obtain advice about a default; (2) collect unpaid Assessments; 
(3) file lawsuits or other legal proceedings related to a default in an effort to collect unpaid 
Assessments; (4) file pleadings, notices, objections, and proofs of claim in any bankruptcy 
proceeding; (5) examine the debtor or others related to collections; (6) monitor any bankruptcy 
proceedings including but not limited to regular monitoring of an Owner’s progress in a chapter 
13 or chapter 11 plan for the duration of the plan; (7) file any motions, objections, or other 
adversary proceedings in a bankruptcy matter and all related activities including seeking and 
responding to discovery; taking depositions or examinations; introducing evidence, hiring and 
paying expert witnesses; filing motions, pleadings, and other papers; attending trials, hearings, 
or other court proceedings, including as reasonably necessarily related to assert any non-
dischargeability of debts, to assert claims against the estate or co-debtors, to challenge 
exemptions, to pursue any appropriate adversary proceeding, or for any other reason related 
to the ultimate attempt to collect unpaid Assessments; and (8) foreclose a lien, secure lien 
rights, or prepare any notice of lien or related documents. This provision is to be construed 
broadly to permit the Association to recover any reasonable fees and costs in any way related 
to an Owner’s default in the payment of Assessments and the ultimate collection of those 
Assessments. 

9.11 Association Responsibility after Foreclosure. If the Association takes title to 
a Lot pursuant to a foreclosure (judicial or non-judicial), it shall not be bound by any of the 
provisions related to the Lot that are otherwise applicable to any other Owner, including but 
not limited to obligations to pay assessments, taxes, or insurance, or to maintain the Lot. By 
taking a security interest in any Lot governed by this Declaration, Lenders cannot make any 
claim against the Association for nonpayment of taxes, Assessments, or other costs and fees 
associated with any Lot if the Association takes title to a Lot related to any failure to pay 
Assessments. 

ARTICLE X – EASEMENTS & PROPERTY RIGHTS IN COMMON AREA  
10.1 General Easements. Subject to all other terms of the Governing Documents, 

each Owner shall have the right and a nonexclusive license for use and enjoyment of the 
Common Area, subject to any other restrictions related to such use. Such rights and 
nonexclusive licenses shall be appurtenant to and shall pass with title to each Lot and in no 
event shall such appurtenant rights be separated therefrom. Any Owner may extend the 
Owner’s right of use and enjoyment to the members of the Owner’s family, lessees, and social 
invitees, as applicable under the Governing Documents. All such rights shall be subject to any 
Rules established by the Board. 

(a) The Association (and Declarant during the Control Period) shall have 
nonexclusive easements with the right of access over and across each Lot, to make 
inspections, to prevent or mitigate damage to Common Area and to maintain, repair, 
replace, or effectuate the restoration of the Common Area and facilities that the Association 
is responsible for maintaining which are accessible from such Lot. The Association shall 
have a nonexclusive right to grant permits, licenses, and easements upon, across, over, 
under, and through the Common Area and facilities for purposes necessary for the proper 
operation of the Project. 

10.2 Public Utilities. Easements and rights-of-way over the Project for the 
installation and maintenance of electricity lines, telephone lines, cable television lines, fiber 
optics, internet, water lines, gas lines, sanitary sewer lines, drainage facilities, 
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telecommunication fixtures and equipment, utility fixtures and equipment, and such lines, 
fixtures, or equipment needed or determined by the Board to be helpful in serving the Project, 
Lots, or Owners in the Project are hereby established and dedicated; provided, however, use 
of said easements and rights-of-way shall not unreasonably interfere with the use of the 
Common Area and facilities and the Lots by the Owners or Occupants. The Association shall 
have the power to grant and convey, in the name of the Association or all of the Owners as 
their attorney-in-fact, to any Person, easements and rights-of-way in, on, over, or under the 
Common Area and facilities or Lots for the purpose of constructing, erecting, operating, or 
maintaining lines, cables, wires, wireless transmission or reception equipment, conduits, or 
other devices for electricity, cable television, power, telecommunications, internet, telephone, 
public sewers, storm water drains and pipes, water systems, sprinkling systems, water heating 
and gas lines or pipes and any other public, quasi-public, or private improvements or facilities. 
Each Owner in accepting the deed to a Lot expressly consents to such easements and rights-
of-way and authorizes and appoints the Association as attorney-in-fact for such Owner to 
execute any and all instruments conveying or creating such easements or rights-of-way. Such 
Owner and those claiming by, through, or under an Owner agree to execute promptly all such 
documents and instruments and to do such other things as may be necessary or convenient 
to effect the same at the request of the Association. However, no easement can be granted 
pursuant to this paragraph if it would permanently and materially interfere with the use, 
occupancy, or enjoyment by any Owner of such Owner’s Lot. 

10.3 Easements for Future Development. The Declarant hereby reserves for itself, 
Builders, and their duly authorized agents, successors, and assigns the non-exclusive right 
and power to grant any homeowners or condominium association it may designate and their 
respective members an easement over the Common Areas for the purpose of enjoyment, use, 
and access.  

10.4 Easements & Rights Reserved by Declarant. The Declarant hereby reserves 
to itself and its assigns the following easements:  

(a) The right to install, inspect, maintain, repair, and replace any utilities and 
infrastructure to serve the Project, including without limitation electricity, water, sewer, 
phone, communications cables, and storm water drainage systems for the Project and land 
that becomes part of the Project. 

(b) The right to establish and construct facilities and improvements on, over, across, 
under, and through the Common Areas of the Project including, but not limited to, access 
roads, streets, sidewalks, pathways, mailbox structures, sprinkler systems and other 
landscaping changes, improvements and appurtenances (including without limitation, 
removal of trees and other vegetation subject to any necessary governmental approvals), 
ponds, drainage facilities, monuments, recreational areas and amenities, parking areas, 
conduit installation areas, storage facilities for supplies and equipment, earth walls and 
other roadway supports, lights, and signage. 

(c) The right, but not the obligation, to inspect, monitor, test, redesign, and correct 
any structure, improvement, or condition that may exist on any property within the Project, 
including Residences and a perpetual non-exclusive easement of access throughout the 
Project reasonably necessary to exercise such right.  

(d) The right to revegetate and maintain the landscaping in all areas of the Project 
to the extent necessary, in Declarant’s judgment, to beautify the Project, to preserve and 
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protect its appearance, to control erosion, or to restore the property within the Project to its 
natural condition. Declarant shall also maintain an easement to construct, operate, 
maintain, repair and replace storm detention and water quality structures in the Project to 
adequately control surface water.  

(e) The right to construct and maintain offices, prefabricated structures, or other 
structures for administrative, sales and promotional purposes relating to the Project during 
the Control Period. 

(f) The right to grant easements in gross unto itself or to third parties for the 
installation and operation of telecommunications, cable, internet, or other similar facilities, 
lines and equipment; along with the right to record such easements against any or all of the 
Common Area parcels within the Project at any time during the Control Period.   

(g) A permanent and nonexclusive easement for the installation, operation, and 
maintenance of telecommunications lines, cables, and related infrastructure, which may be 
located on any area of the project designated as a public utility easement regardless of 
whether such public utility easement area is located on a Common Area parcel or private 
Lot. If no public utility easement is designated on a Plat to cross a private Lot, then the 
easement designated herein may be located on private Lots anywhere Declarant may 
determine, in its sole discretion. Such telecommunications easement location may be under 
or through attached Residences. Such easement rights shall be assignable, and/or may be 
licensed to third parties in exchange for compensation.    

(h) Declarant may extend any of the rights it has reserved under this Declaration 
with respect to development, marketing, and sale of property in the Project to such third 
parties as it may designate from time to time. 

(i) The easement rights designated herein shall be perpetual easements that shall 
run with all land within the Project and may not be diminished, rescinded or terminated by 
an amendment to this Declaration without the Declarant’s written consent. Accordingly, the 
easement rights contained in this Section shall be deemed to be fully incorporated into any 
future amended version of this Declaration, regardless of whether such terms are explicitly 
stated therein.  

10.5 Right to Designate Sites for Governmental & Public Interests. The Declarant 
may, but is not obligated to, designate sites within the Project for government, education, or 
religious activities and may convey title to property for those sites in its own discretion. The 
Declarant may withdraw such property from the Terms and Conditions of the Declaration, but 
shall ensure that reasonable conditions are placed on the development of such property to 
protect the interests of the Members. If Declarant’s selected sites include previously designated 
Common Area, or the sites are owned by the Association, then the Board of the Association 
shall take whatever action is required to permit the Declarant’s determined use, including 
dedication or conveyance of title to the property. 

10.6 Easements for Encroachments. If any portion of the Common Area or any 
common improvement encroaches upon any Lot, or if any structure or fixture encroaches 
unintentionally upon any other Lot or the Common Area as a result of the manner in which 
improvements are constructed or due to settling, shifting, alteration, replacement, repair, or 
restoration by the Association, a valid easement for encroachment, and maintenance of such 
encroachment, shall exist for the life of the improvement or structure. An encroachment 
easement shall not exist if the encroachment results from willful and knowing conduct on the 
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part of, or with the knowledge and consent of, the Person claiming the benefit of such 
easement.   

10.7 Blanket Easement. There is hereby created a blanket easement upon, across, 
over and under each Lot, Residence, and all Common Areas for ingress to, egress from, and 
for the installation, replacing, repairing and maintaining of, all utility and service lines and 
systems, including, but not limited to storm drain, water, sewer, gas, telephone, electricity, 
television cable or communication lines and systems, internet lines, as such utilities are 
installed in connection with the development of each Lot and the construction of Residences 
and also to the extent deemed necessary thereafter by the Declarant or the Board provided 
that the location of any such easements shall not unreasonably interfere with the intended use 
of such Lot or Residence by the Owner thereof or the intended use of such Common Areas. 
Pursuant to this easement, a utility or service company may install and maintain facilities and 
equipment on a Lot, Residence, or elsewhere in the Project, and may affix and maintain wires, 
circuits and conduits on, in and under the roofs and exterior walls of the Residence. 
Notwithstanding anything to the contrary contained in this Section, no sewers, storm drain 
lines, electrical lines, water lines, or other utilities or service lines may be installed or relocated 
on any Lot except as approved in advance in writing by the Declarant (or the Board following 
the expiration of the Control Period). 

10.8 Public Access. Certain facilities and areas within the Project may be open for 
use and enjoyment of the public. Such facilities and areas may include, but are not limited to, 
trails, parks, roads, sidewalks, and medians. The Declarant may designate such facilities and 
areas as open to the public at the time the Declarant makes them part of the Project, or the 
Board may so designate at any time thereafter. Notwithstanding the foregoing, the Association 
shall retain all rights to adopt and enforce Rules and regulations for any Common Areas that 
may be open to the public.  

10.9 Limitation on Easement. An Owner’s right and easement of use and enjoyment 
concerning the Common Area shall be subject to any other limitation in the Governing 
Documents and the following:  

(a) The right of the Association to impose reasonable limitations on the number of 
Occupants per Owner who at any given time are permitted to use the Common Area. 

(b) The right of any governmental or quasi-governmental body having jurisdiction 
over the Project to access, and to have rights of ingress and egress over and across any 
street, parking areas, walkway, or open areas contained within the Common Area for 
purposes of providing police and fire protection, transporting school children and providing 
other governmental or municipal services. 

(c) The right of the Association to dedicate or transfer any part of the Common Area 
to any public agency or authority for such purposes and subject to such conditions as may 
be agreed to by the Declarant during the Control Period, or afterwards by the Association; 
provided that such dedication or transfer following the Control Period must first be approved 
by the affirmative vote or written consent of a majority of all Owners. 

10.10 Views. Views from Lots and the Project are not assured or guaranteed in any 
way. There is no warranty concerning the preservation of any view or view plane from the 
Project and each Owner and Occupant in such Owner’s Lot acknowledges and agrees that 
there are no view easements or view rights appurtenant to any Lot or the Project. The Declarant 
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and the Association shall have the right to add trees and other landscaping throughout the 
Project without being subject to maintaining any Owner’s view.  

ARTICLE XI – USE LIMITATIONS & CONDITIONS 
11.1 Common Areas.  The Common Areas (including the Attainable Housing 

Common Areas) shall be used only in a manner consistent with their community nature and 
applicable Association use restrictions. Owners are restricted from placing or storing any 
personal property or fixtures within the Common Areas without the Board’s written approval. 
The Board is authorized to adopt Rules that further define and describe prohibited and allowed 
items in the Common Areas and may set different standards for different types of Common 
Areas or locations.  

11.2 Signs. The Association may regulate and restrict signs in the Project to the 
extent permitted by law in the Rules. Unless otherwise designated in the Rules, lawn signs are 
prohibited, except “For Sale", "For Rent", or political signs (as defined by the Act) that may be 
placed outside the main entry of a Residence, or as directed by the Board. All other signs may 
only be erected or maintained on the Project, whether in a window or otherwise, with the prior 
written approval of the Board. Signs may not exceed a total of five square feet in size. These 
sign restrictions shall not apply to entry, directional, marketing, or other signs installed by 
Declarant or a Builder. 

11.3 Flags. The Association may regulate and restrict flags in the Project to the extent 
permitted by law in the Rules. In adopting Rules pertaining to flags, the Association shall 
comply with all Federal and State laws.  

11.4 Nuisance. No noxious or offensive activity shall be carried on within the Project, 
nor shall any activity that might be or become an annoyance or nuisance to the Owners or 
Occupants be permitted to interfere with their rights of quiet enjoyment or increase the rate of 
any insurance or decrease the value of the Lots. No Owner or Occupant shall engage in activity 
within the Project in violation of any law, ordinance, statute, rule, or regulation of any local, city, 
county, state, or federal body. The Board may adopt rules that further describe the activities 
that are deemed to be nuisances within the Project and the Board shall have the authority and 
discretion to determine whether a particular activity is a nuisance. Any violation of the 
Governing Documents shall be deemed a nuisance.  

11.5 Temporary Structures. No structure or building of a temporary character, 
including a tent, trailer, or shack, shall be placed upon the Project or used therein unless it is 
approved by the Board or DRC as applicable. The Declarant shall be exempted from this 
provision during the Control Period. Trailers, temporary construction offices, sheds, and other 
similar temporary structures may be permitted for construction purposes during the actual 
construction of structures or improvements if approved by the Declarant or the DRC. 

11.6 Parking. Vehicles shall not be parked in any location within the Project which 
would impair vehicular or pedestrian access or snow removal. The Association is hereby 
empowered to establish Rules governing the parking within the Project including the 
designation of “no parking” areas.  Rules relating to the parking of vehicles may include, but 
are not limited to: (1) Rules allowing or causing to be removed any vehicles that are improperly 
parked, (2) restrictions on the type and condition of vehicles in any customary or temporary 
parking, (3) restrictions on the time period and duration of temporary parking, (4) restrictions 
on performing vehicle maintenance or repair outside of enclosed garages, (5) restrictions on 
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recreational vehicle parking, (6) restrictions on garage storage that obstructs the full parking 
capacity of the garage, and (7) the assessment of fines to Owners who violate the Rules or the 
assessment of fines to Owners whose guests violate such Rules.  

11.7 Unsightly Items. All areas outside of Residences shall be kept in a clean and 
orderly fashion. All refuse, garbage and trash shall be kept at all times in a covered container 
when left outside of a Residence. No observable outdoor storage of any kind shall be permitted 
on patios, balconies, front yards, porches, etc. Outdoor furniture and other exterior items shall 
conform with standards set by the Board or the DRC, which may include the regulation of 
colors, materials, and product types. The Board may adopt Rules that vary or expand the 
provisions in this Section.  

11.8 Animals. Up to two (2) domestic pets may be kept on Lots or in Residences in 
conformance with local government requirements. The Board may adopt additional Rules for 
the regulation of animals and pets within the Project, including but not limited to, the use of 
Common Areas by animals, the liability of individual Owners for damage caused by their 
animals, registration requirements, the use of leashes, and fines for the violations of such rules. 
No animal may be kept that causes a nuisance or threatens the health or safety of other 
Owners. The following acts of an animal may constitute a nuisance: (a) it causes damage to 
property of anyone other than its owner; (b) it causes unreasonable fouling of the air by odors; 
(c) it causes unsanitary conditions; (d) it defecates on any Common Area or Lot and the feces 
are not immediately cleaned up by the responsible party; (e) it barks, whines, or howls, or 
makes other disturbing noises in an excessive, continuous, or untimely fashion; or (f) it molests 
or harasses a passersby by lunging at them or chasing passing vehicles. Pets may not be tied, 
tethered, or left alone in Common Areas and shall be leashed or restrained whenever outside 
a Residence. The Association may levy Individual Assessments to Owners for any damages 
to the Common Areas and landscaping caused by a pet. 

11.9 Residential Occupancy. No trade or business may be conducted in or from any 
Residence without Board approval unless:  

(a) The existence or operation of the business activity is not apparent or detectable 
by sight, sound, or smell, from any other Residence or Lot;  

(b) The business activity conforms to all zoning and legal requirements for the 
Project and the business activity;  

(c) The business activity does not involve persons coming onto the Project who do 
not reside in the Project in a manner and/or amount that would constitute a nuisance; 

(d) The business activity does not involve the solicitation of Occupants or Owners 
of the Project;  

(e) The business activity is consistent with the residential character of the Project 
and does not constitute a nuisance or a hazardous or offensive use or threaten the security 
or safety of other Owners and Occupants of the Project;  

(f) The business activity will not result in the increase of the cost of any of the 
Association’s insurance;  

(g) The Owner of the Lot resides in the Residence in which the business activity is 
proposed for the entire time any business activity is conducted; and  

(h) The Board’s requests for information related to the business as necessary to 
determine compliance with this paragraph are responded to fully and completely. 
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11.10 Leasing.  For the purposes of this Section 11.10, the term "lease" shall refer to 
any agreement for the leasing, rental, or occupancy of a Residence.   

(a) Lots (Excepting Attainable Housing Lots).  The leasing of Lots (excepting 
Attainable Housing Lots) is permitted, subject to the restrictions contained herein and any 
Rules adopted by the Board. All leases shall be in writing.  A copy of the lease agreement 
shall be provided to the Board or Manager within fourteen (14) days of the lease being 
signed, along with the name and contact information for all adult tenants and any other 
information deemed necessary by the Board. Tenants shall be provided with copies of 
the Governing Documents.  No Owner shall be permitted to lease his/her Residence for 
transient, hotel, or seasonal purposes. All leases shall be for an initial term of no less 
than six (6) months. Daily, weekly, or other short-term rentals are prohibited. Subleasing 
is prohibited.  All leases shall provide that the tenant is subject to and shall abide by the 
Governing Documents and the tenant’s failure to do so shall constitute a breach of the 
lease agreement. No Owner may advertise a lease that, if entered into, would violate this 
Section.  Within ten (10) days after delivery of written notice from the Association to the 
Owner of the creation of a nuisance or violation of the Governing Documents by a tenant, 
the Owner shall proceed promptly to either abate or terminate the nuisance, or cure the 
default, and notify the Board in writing of the Owner’s intentions. If the Owner fails to act 
accordingly, the Board may initiate eviction proceedings on behalf of the Owner, and 
through this Declaration the Owner hereby assigns the Association the authority to do 
so.  The Owner of a Residence shall be responsible for the tenant’s or any guest’s 
compliance with the Governing Documents and the Owner and tenant shall be jointly and 
severally liable for any fines for violations thereof.  Fines, charges, and expenses incurred 
in enforcing the Governing Documents with respect to a tenant, and for any costs incurred 
by the Association in connection with any action under this Subsection 11.10(a), including 
reasonable attorney fees (regardless of whether any lawsuit or other action is 
commenced), are Individual Assessments against the Owner and Residence which may 
be collected and foreclosed on by the Association.   

(b)  Attainable Housing Lots.   
(i)  Deed Restrictions and Affordability Covenants. The Attainable 

Housing Lots are subject to leasing restrictions contained in the Deed Restriction 
and Affordability Covenants which disallow leasing of Attainable Housing Lots 
except in limited and specific circumstances.   Attainable Housing Lot Owners 
shall at all times abide by the leasing restrictions and lease terms contained in the 
Deed Restriction and Affordability Covenants and are subject to the penalties 
outlined in such covenants for violations of the leasing restrictions.     

(ii)   Association Restrictions. In addition to the leasing restrictions 
contained in the Deed Restriction and Affordability Covenants, the leasing of 
Attainable Housing Lots is also subject to the restrictions contained herein and 
any Rules adopted by the Board. All leases shall be in writing.  A copy of the lease 
agreement shall be provided to the Board or Manager within fourteen (14) days of 
the lease being signed, along with the name and contact information for all adult 
tenants and any other information deemed necessary by the Board. Tenants shall 
be provided with copies of the Governing Documents.  No Owner shall be 
permitted to lease his/her Residence for transient, hotel, or seasonal purposes. 
All leases shall be for an initial term at least thirty (30) days. Daily, weekly, or other 
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short-term rentals are prohibited. Subleasing is prohibited.  All leases shall provide 
that the tenant is subject to and shall abide by the Governing Documents and the 
tenant’s failure to do so shall constitute a breach of the lease agreement. No 
Owner may advertise a lease that, if entered into, would violate this Section.  
Within ten (10) days after delivery of written notice from the Association to the 
Owner of the creation of a nuisance or violation of the Governing Documents by 
a tenant, the Owner shall proceed promptly to either abate or terminate the 
nuisance, or cure the default, and notify the Board in writing of the Owner’s 
intentions. If the Owner fails to act accordingly, the Board may initiate eviction 
proceedings on behalf of the Owner, and through this Declaration the Owner 
hereby assigns the Association the authority to do so.  The Owner of a Residence 
shall be responsible for the tenant’s or any guest’s compliance with the Governing 
Documents and the Owner and tenant shall be jointly and severally liable for any 
fines for violations thereof.  Fines, charges, and expenses incurred in enforcing 
the Governing Documents with respect to a tenant, and for any costs incurred by 
the Association in connection with any action under this Section, including 
reasonable attorney fees (regardless of whether any lawsuit or other action is 
commenced), are Individual Assessments against the Owner and Residence 
which may be collected and foreclosed on by the Association.  Because the 
Attainable Housing Lots are subject to separate recorded Deed Restriction and 
Affordability Covenants, making any violation of this Subsection 11.10(b) 
particularly  consequential, the Association is permitted to, but not required to, 
adopt fines for violations of this Subsection 11.10(b) that are different than fines 
for violations of Subsection 11.10(a).  The Association is also permitted to take 
different and tailored enforcement action for violations of this Subsection 11.10(b) 
than for violations of Subsection 11.10(a).   

11.11 Timeshares and Fractional Use Prohibited. No Lot shall be owned or used for 
time sharing, including but not limited to, a “timeshare interest” as that term is defined in Utah 
Code §57-19-2(27), or shall be divided into, leased, sold, conveyed, or used for time period 
intervals. No Lot shall be owned or used for interval or alternating use of the Lot (particularly if 
such occupancy is scheduled through a third party) regardless of whether such use is between 
joint Owners, holders of an ownership interest in an entity that owns the Lot, or between the 
family, friends, or invitees of such individuals. The Board shall have the sole discretion to 
determine whether a violation of this Section has occurred.  

11.12 No Subdivision. No Lot shall be split, subdivided, or separated into two (2) or 
more Lots or Residences or property interests (whether temporally or spatially), and no Owner 
of a Lot shall sell or lease part thereof. No subdivision Plat or covenants, conditions, or 
restrictions shall be recorded by any Owner or other Person with respect to any one Lot without 
the consent of Declarant or Association. No subdivision Plat or covenants, conditions, or 
restrictions related to any Lot, any Residence, or the Project shall be recorded on the Project 
unless the Board and/or Owners (as required in this Declaration) have first approved the Plat 
or the proposed covenants, conditions, or restrictions. Any Plat or covenants, conditions, or 
restrictions recorded in violation of this Section shall be null, void, and of no legal effect. 

11.13 Lighting. The Board may adopt Rules setting forth exterior lighting standards 
and regulation throughout the Project. If such rules are adopted, then exterior lighting fixtures 
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and walkway and landscaping lights shall be allowed only to the extent approved by the Board 
or the DRC. 

11.14 Solar Energy Equipment.  
(a) Solar energy systems are prohibited from being constructed or installed on Lots 
unless approved by the Board through adopted Rules or Design Criteria. Any such 
Rules or Design Criteria must require that the installation be an integral and harmonious 
part of the architectural design of the Lot, Residence, building, or adjacent buildings. 
Solar panels or other equipment shall not be installed so as to be visible from the front 
yard facing streets in the Project without prior approval from the DRC as a variance. 
Owners shall be responsible for the costs of the installation, operation, and maintenance 
of each solar energy system. If an approved solar energy system (installation, operation, 
maintenance, or otherwise) causes costs to the Association, then the Board may 
allocate these costs to the Owner(s) who requested or benefit from the solar installation 
as the Board in its sole discretion determines. The costs arising under this Section shall 
be assessed and collected as an Individual Assessment. The DRC or the Board shall 
have the sole discretion to determine compliance with the Rules, Design Criteria, and 
this Section.  
11.15 Hazardous Substances. Owners shall comply with applicable environmental 

laws, and shall not cause or permit the presence, use, disposal, storage, or release of any 
hazardous substances, on or within the Project, that are not properly controlled, safeguarded, 
and disposed of. No one shall permit anything to be done or kept on a Lot or Residence which 
will result in the cancellation of insurance or which would be in violation of any public law, 
ordinance, or regulation. Each Owner shall indemnify, defend, and hold the Association and 
each and every other Owner harmless from and against any and all claims and proceedings 
(whether brought by private party or governmental agency) for bodily injury, property damage, 
abatement or remediation, environmental damage or impairment, or any other injury or damage 
resulting from or relating to any hazardous substances located under or upon or migrating into, 
under, from, or through the Project, which the Association or the other Owners may incur due 
to the actions or omissions of an indemnifying Owner. 

11.16 Variances. The Board may, at its option and in extenuating circumstances, grant 
variances from the restrictions set forth in this Article if the Board determines in its discretion: 
(i) that the restriction would create an unreasonable hardship or burden on an Owner or 
Occupant, (ii) that a change of circumstances since the recordation of this Declaration has 
rendered such restriction obsolete and unreasonable to enforce, or (iii) that the activity 
permitted under the variance will not have any financial affect or any other substantial adverse 
effect on the Association or other Owners and Occupants of the Project and is consistent with 
the high quality of life intended for residents of the Project. Any such variance shall be 
unenforceable and without any effect whatsoever unless reduced to writing and signed by the 
President of the Association. No variance may be granted that is inconsistent with the Act.  

11.17 Declarant Exemption. Declarant or Declarant Affiliates as Owners of Lots, shall 
be exempt from the restrictions contained in this Article. 

ARTICLE XII – INSURANCE 

NOTICE: The Association’s insurance policies do not cover Residences, the 
personal property of the Owners or their Occupants, or the personal liability of the 
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Owners or their Occupants.  Owners and Occupants are required to obtain adequate 
insurance to cover their Residences, personal property, and personal liability.   

12.1 Insurance.  The Board shall obtain insurance as required in this Declaration, the 
Act, or other applicable laws. The Association may obtain insurance that provides more or 
additional coverage than the insurance required in this Declaration. Different policies may be 
obtained from different insurance carriers and standalone policies may be purchased instead 
of, or in addition to, embedded, included coverage, or endorsements to other policies. 
Insurance premiums shall be a Common Expense. 

12.2 Property Insurance. The Association shall maintain a blanket policy of property 
insurance covering any insurable improvements on the Common Areas, including the 
Attainable Housing Common Areas, in the amount of not less than one hundred percent 
(100%) of the full replacement cost of the insured property.  The Association may maintain 
broader coverage if afforded by the insurance contract.    

12.3 Comprehensive General Liability (CGL) Insurance. The Association shall 
obtain CGL insurance insuring the Association, the agents and employees of the Association, 
the Declarant, and the Owners, against liability incident to the use, repair, replacement, 
maintenance, or ownership of the Common Area and the Owners’ membership in the 
Association. The coverage limits under such policy shall not be less than one million dollars 
($1,000,000) covering all claims for death of or injury to any one individual or property damage 
in any single occurrence. Such insurance shall contain a Severability of Interest Endorsement 
or equivalent coverage which would preclude the insurer from denying the claim of an Owner 
because of the negligent acts of the Association or another Owner.  

12.4 Directors’ and Officers’ Insurance. The Association shall obtain Directors’ and 
Officers’ liability insurance protecting the Association and its Board, committee members, and 
officers, and the Declarant against claims of wrongful acts and mismanagement. To the extent 
reasonably available, this policy may include coverage for: (1) failure to maintain adequate 
reserves, (2) failure to maintain books and records, (3) failure to enforce the Governing 
Documents, (4) breach of contract, (5) volunteers and employees, (6) monetary and non-
monetary claims, (7) claims made under fair housing act or similar statutes or that are based 
on discrimination or civil rights claims, and (8) defamation. In the discretion of the Board, the 
policy may also include coverage for the Manager and its employees and may provide that 
such coverage is secondary to any other policy that covers the Manager or its employees. 

12.5 Theft and Embezzlement Insurance. The Association may obtain insurance 
covering the theft or embezzlement of funds by Board Members, officers, employees, Manager, 
and contractors of the Association in the discretion of the Board. 

12.6 Workers’ Compensation Insurance. The Board shall purchase and maintain 
in effect workers’ compensation insurance for all employees, if any, of the Association to the 
extent that such insurance is required by law or as the Board deems appropriate. 

12.7 Other Insurance. The Association may purchase earthquake, flood, volunteer 
risk, or other types of insurance that may benefit the Project, as the Board deems appropriate. 

12.8 Right to Negotiate All Claims & Losses & Receive Proceeds. Insurance 
proceeds for a loss under the Association’s property insurance policy shall be payable to the 
Association and shall not be payable to a holder of a security interest. The Association shall 
hold any insurance proceeds in trust for the Association, Owners, and lien holders. Insurance 
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proceeds shall be disbursed first for the repair or restoration of the damaged property, if the 
property is to be repaired and restored as provided for in this Declaration. After any repair or 
restoration is complete, any remaining proceeds shall be paid to the Association. If proceeds 
remain after necessary action are taken to repair the property, then such proceeds may either 
be distributed to the Owners and lien holders, as their interests remain with regard to the Lots, 
or kept as credits to each Owner’s account. Each Owner hereby appoints the Association as 
attorney-in-fact for the purpose of negotiating all losses related thereto, including: (1) the 
collection, receipt of, and appropriate disposition of all insurance proceeds; (2) the execution 
of releases of liability; (3) the execution of all documents; and (4) the performance of all other 
acts necessary to administer such insurance and any claim. This power-of-attorney is coupled 
with an interest, shall be irrevocable, and shall be binding on any heirs, personal 
representatives, successors, or assigns of an Owner. 

12.9 Certificates. Any insurer that has issued an insurance policy to the Association 
shall issue a certificate of insurance to the Association and, upon written request, to any Owner 
or Lender. 

12.10 Named Insured. The named insured under any policy of insurance shall be the 
Association. The Declarant shall be listed as an additional insured on all of the Association’s 
insurance policies. Each Owner shall also be a named insured under the Association’s 
insurance policies as required by law. 

12.11 Right of Action. Nothing in this Declaration shall prevent an Owner suffering a 
loss as a result of damage to property from asserting a claim, either directly or through 
subrogation, for the loss against any Person or entity at fault for the loss. 

12.12 Applicable Law. This Declaration is specifically subjecting the Association to 
the insurance requirements and provisions in Part 4 of the Act, and any amendments thereto 
and thereafter enacted by law. It is the intent of this provision that any future changes to the 
insurance law applicable to community associations shall apply to the Association. 

ARTICLE XIII – DESTRUCTION OF IMPROVEMENTS 
13.1 Reconstruction. In the event of partial or total destruction of any Common Area 

structure, improvement or fixture within the Project, the Board may contract with a licensed 
contractor or contractors to rebuild or repair such damaged or destroyed portions of the 
Common Area in conformance with the original plans and specifications, or if the Board 
determines that adherence to such original plans and specifications is impracticable or is not 
in conformance with applicable laws, ordinances, building codes, or other governmental rules 
or regulations then in effect, then such repairs or rebuilding shall be of a kind and quality 
substantially equivalent to the original construction of such improvements. In doing so, the 
Board shall determine and liquidate the amount of insurance proceeds, if any.  

13.2 Negotiations with Insurer. The Association shall have full authority to negotiate 
in good faith with representatives of the insurer with regard to any totally or partially destroyed 
Common Area structure or improvement, and to make settlements with the insurer for less than 
full insurance coverage on the damage to such building or any other portion of the Common 
Area. Any settlement made by the Association in good faith shall be binding upon all Owners 
and Lenders. 

13.3 Repair of Lots. Installation of improvements to, and repair of any damage to 
those structures, improvements, facilities and elements of privately owned Lots shall be made 
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by and at the individual expense of the Owner of each affected Lot and, in the event of a 
determination to reconstruct after partial or total destruction, shall be completed as promptly 
as practicable, and in a lawful and workmanlike manner. 

13.4 Priority. Nothing contained in this Article shall entitle an Owner to priority over 
any Lender under a lien encumbering the Owner’s Lot as to any portion of insurance proceeds 
allocated to such Lot. 

ARTICLE XIV – AMENDMENTS 
14.1 Amendments by Declarant. During the Control Period, or so long as the 

Declarant or one of its Affiliates owns one or more Lots in the Project, the Declaration may be 
amended or supplemented solely by the Declarant. In addition, no other amendment shall be 
valid or enforceable without the Declarant’s prior written consent so long as Declarant or one 
of its Affiliates owns one or more Lots in the Project. Declarant’s right to amend shall be 
construed liberally and shall include, without limitation, the right to amend and/or restate this 
Declaration in part or in its entirety. 

14.2 Amendments by Association. After all of Declarant’s and its Affiliate’s Lots 
have been sold to third parties, and after the expiration of the Control Period, this Declaration 
may be amended upon the affirmative vote of at least sixty-seven percent (67%) of the voting 
interests of the Association. No meeting shall be required for an amendment if the required 
vote for approval is obtained by written consent or ballot. Any amendment(s) shall be effective 
upon recordation in the office of the Utah County Recorder. In such instrument, the Board shall 
certify that the vote required by this Section for amendment has occurred. If a Lot is owned by 
more than one Owner, the vote of any one Owner shall be sufficient to constitute approval for 
that Lot under this Section. If a Lot is owned by an entity or trust, the vote of any one officer, 
trustee, or agent of the entity shall be sufficient to constitute approval for that Lot under this 
Section. Notwithstanding, the foregoing, the Members’ authority to amend Articles XV (Special 
Declarant Rights) and XVI (Dispute Resolution) of this Declaration is subject to the amendment 
restrictions set forth therein, and any amendment purporting to modify the provisions of Articles 
XV and XVI shall be null and void unless such amendment is in compliance with the 
amendment provisions and restrictions therein.  

14.3 Necessary Amendments. Declarant or the Association may unilaterally amend 
this Declaration without Owner vote or consent if such amendment is necessary (a) to bring 
any provision into compliance with any applicable governmental statute, rule, regulation, or 
judicial determination; (b) to satisfy the requirements of any local, state, or federal 
governmental agency; (c) to correct any scrivener’s errors, make technical corrections, correct 
mistakes or to remove/clarify ambiguities, or (d) if such amendment is reasonably necessary 
to enable any reputable title insurance company to issue title insurance coverage with respect 
to the Lots or Residences subject to this Declaration. However, any such amendment occurring 
after the Control Period shall not adversely affect the title to any Lot unless the Owner shall 
consent in writing. 

14.4 Amendments Requested by Governmental Agency or Federally-Chartered 
Lending Institutions. Declarant reserves the unilateral right to amend all or any part of this 
Declaration to such extent and with such language as may be requested by a State Department 
of Real Estate (or similar agency), FHA, VA, the FHLMC or FNMA and to further amend to the 
extent requested by any other federal, state or local governmental agency which requests such 
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an amendment as a condition precedent to such agency’s approval of this Declaration or such 
agency’s approval of the sale of property within the Project, or by any federally-chartered 
lending institution as a condition precedent to lending funds upon the security of any Lots or 
Residences in the Project. Any such amendment shall be adopted by a recorded instrument 
duly signed by Declarant, specifying the federal, state or local governmental agency or the 
federally chartered lending institution requesting the amendment and setting forth the 
amendatory language requested by such agency or institution. Such amendment(s) shall be 
binding upon the Project and all persons having an interest therein. 

14.5 Changes to Plats or Boundaries of the Association. During the Control 
Period, the Declarant may unilaterally approve and/or cast all necessary votes to approve an 
amended Plat, supplemental Plat, correction to the Plat, or boundary agreement related to any 
boundary in or around the Project, including any boundary to any Lot(s) or Common Area. 
Following the Control Period, the Association may adopt an amended Plat, supplemental Plat, 
correction to the Plat, or boundary agreement related to any boundary in or around the Project, 
including any boundary to any Lot(s) or Common Area upon the approval by vote of sixty-seven 
percent (67%) of Owners in the same manner as required to amend this Declaration. Any such 
Plat may make material changes to the existing or prior Plat including deleting, adding, or 
modifying Common Area, or other changes in the layout of the Project. If any such amendment 
affects any boundary of a Lot, that Owner of the modified Lot must consent in writing. If the 
approval required herein is obtained, each and every Owner: (1) shall sign, consent to, and 
execute any further documents required for the finalization, recording, and/or governmental 
approval of any such document regardless of whether they approved of or consented to the 
change in the Plat, (2) grants the Association power of attorney to sign necessary documents 
on each Owner’s behalf as necessary for the agreement, amendment, or correction, and (3) 
consents that the president of the Association, on behalf of the Association and its Board, has 
the authority to execute any such amended Plat, supplemental Plat, or correction to the Plat 
on behalf of the Association and all Owners in the Project. 

14.6 Validity of Amendments. This Declaration and any amendment thereof shall 
be presumed to have been validly voted upon and adopted upon recordation in the office of 
the Utah County Recorder. Any challenge to this Declaration or an amendment must be made 
within six (6) months of its recordation, after which any claim or defense based upon the alleged 
invalidity, or procedural irregularity regarding the adoption of the Declaration or an amendment 
shall be deemed waived. An Owner that takes title to a Lot subsequent to the recording of this 
Declaration or any amendment shall take title subject to all recorded documents and shall not 
have standing to challenge the validity or adoption of any prior recorded documents by way of 
affirmative claim or defense. In no event shall a change of conditions or circumstances operate 
to amend any provisions of this Declaration.  

ARTICLE XV – SPECIAL DECLARANT RIGHTS 
15.1 Improvements. Declarant hereby reserves the right, without obligation, to 

construct: 
(a) Any Improvements shown on the Plat or that Declarant elects to include within 

the Project; and  
(b) Any other buildings, structures, or improvements that Declarant desires to 

construct on the Project. 
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15.2 Expandable Project. The Declarant herewith expressly reserves the right and 
option to expand the Project by the addition of additional land, or portions thereof, and Lots 
and Residences to be constructed thereon, in accordance with the provision of this Section. 

(a) The Project may be expanded by the addition of all or a portion of the real 
property designated by Declarant, such real property or portions thereof where 
applicable being referred to as “additional land.” 
(b) Expansion of the Project by the Declarant is without limitation, except as set 
forth in this Section, and shall be effective without prior approval of the Association or 
any Owner.   
(c) Declarant’s right to expand the Project shall not expire until the Declarant 
elects in writing to not add additional land to the Project. 
(d) Additional land may be added in total or in part, in any order, by using any 
procedure or manner as Declarant may determine.  

 
 15.2 Special Declarant Rights. Special Declarant Rights are those rights reserved 
for the benefit of the Declarant in this Declaration and the Governing Documents and such 
rights arise separate from, and in addition to any rights that arise from being an Owner. The 
Special Declarant Rights shall include, among others, and regardless of anything in the 
Declaration to the contrary, the following rights which shall remain in effect for the maximum 
period allowed by law, which may exceed the termination of the Control Period: 

(a) the right to maintain sales offices, model Residences, and signs advertising the 
Project or any Residence at any location in the Project; 

(b) the right to use easements throughout the Common Areas as set forth in this 
Declaration; 

(c) the right to dedicate the roads and streets within the Project for and to public 
use, to grant road easements with respect thereto, and to allow such street or road to be 
used by owners of adjacent land; 

(d) the right to transfer Common Areas, including open space or other parcels of 
real property to the local government or municipality;  

(e) the right to designate parcels for religious use and convey title to those 
properties to religious institutions;  

(f) the right to convert any part of the Project to a different regime of residential or 
commercial ownership; 

(g) the right to create or designate additional Common Area or Attainable Housing 
Common Area within the Project, including the right to dedicate Attainable Housing 
Common Area for Declarant’s exclusive use; 

(h) the right to create or designate any number of Attainable Housing Pods in the 
Project and in any location in the Project;  

(i) the right to be reimbursed by the Association for any expenses incurred in 
constructing amenities or Common Area improvements within the Project; 

(j) the exclusive right to act as the Board of Directors, or appoint or remove Board 
members during the Control Period; 
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(k) unless expressly and specifically bound by a provision of the Governing 
Documents, Declarant shall be exempt from the provisions of the Governing Documents;  

(l) the right to set all Assessments for the Association;  
(m) the right to set all fines and fees for the Association including but not limited to 

collection fees, reinvestment fees, architectural review fees, and fines for violations of 
Association Rules; 

(n) the right to add or withdraw land from the Project; 
(o) the exclusive right to amend the Declaration, Bylaws, Plat and Rules of the 

Association without approval from any Members; 
(p) the right to create, amend, change, or modify any Plat, subject to necessary 

approvals from any applicable municipality or government agency;  
(q) the right to cast all required votes on behalf of all Owners for the approval of a 

transfer or conversion of the Common Area as may be required by Utah State law; 
(r) the right to designate Exempt Lots; 
(s) the right to create benefited areas and assign Lots thereto; 
(t) the right to lend money to the Association and be reimbursed pursuant to the 

terms of any contract or promissory note entered into governing the same;  
(u) the right to exert any right allowed to the Board or the Association pursuant to 

the Act and this Declaration; 
(v) the right to make and adopt Association Rules without being subject to the 

requirements of Utah Code § 57-8a-217; and 
(w) pursuant to Utah Code § 57-8a-211(10), Utah Code § 57-8a-211(2) through (9), 

shall not apply or have any effect during the Control Period, and the Declarant shall have 
no duty whatsoever to obtain a Reserve Analysis, or to fund any Reserve Fund during the 
Control Period.  

 15.3 Exercising Special Declarant Rights. Declarant may exercise the Special 
Declarant Rights at any time prior to the expiration of the Control Period or as such longer 
period as is applicable under the terms of the Declaration. Declarant may exercise its Special 
Declarant Rights in any order, and no assurance is given as to the order in which Declarant 
will exercise them. If Declarant exercises any Special Declarant Right with respect to any 
portion of the Project, Declarant may, but is not obligated to, exercise that Special Declarant 
Right with respect to any other portion of the Project. Notwithstanding anything to the contrary 
contained in this Declaration, Declarant may exercise any Special Declarant Right described 
in this Article and any other right reserved to the Declarant in this Declaration, without the 
consent of the Association or any of the Owners. 

15.4 Interference with Special Declarant Rights. Neither the Association nor any 
Owner may take any action or adopt any Rule that interferes with or diminishes any Special 
Declarant right contained in this Declaration without Declarant’s prior written consent. Any 
action taken in violation of this Section shall be null and void and have no force or effect.  

15.5 Limitation on Improvements by Association. Until the expiration of the 
Control Period, neither the Association nor the Board shall, without the written consent of 
Declarant, make any Improvement to or alteration in any of the Common Area created or 
constructed by Declarant, other than such repairs, replacements, or similar matters as may be 
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necessary to properly maintain the Common Area as originally constructed or created by 
Declarant. 

15.6 Transfer of Declarant Rights. The Declarant may transfer, convey, or assign 
its rights created or reserved under this Declaration to any Person or Builder in whole or in part 
through a written agreement. The Declarant’s successor shall enjoy any and all Declarant 
rights set forth in the Declaration regardless of whether such rights are stated to be 
transferable. All references in the Governing Documents to Declarant shall equally apply to its 
successor or designated Builder assignee. A contract transferring a Declarant’s rights may, but 
shall not be required to, be recorded in the office of the Utah County Recorder.  

15.7 Changes by Declarant. Nothing contained in this Declaration shall be deemed 
to affect or limit in any way whatsoever the right of the Declarant, its successors or assigns, to 
sell or to change the location, design, method of construction, grade, elevation, or any other 
part or feature of a Lot prior to the contracting for the conveyance of the Lot to a purchaser. 

15.8 Voting. During the Control Period, any matter voted upon by the Owners shall 
not become effective unless the matter is approved in writing by the Declarant.  

15.9 Easements Reserved to Declarant. Declarant reserves unto itself and its 
successors and assigns the following easements and rights: 

(a) Non-exclusive easements and rights of way over those strips or parcels of land 
designated or to be designated on the Plat as “Public Utility Easement,” or otherwise 
designated as an easement area over any road or Common Area on the Project, and over 
those strips of land running along the front, rear, side and other Lot lines of each Lot shown 
on the Plat. 

(b) An easement for the installation, construction, maintenance, reconstruction and 
repair of public and private utilities to serve the Project and the Lots therein, including but 
not limited to the mains, conduits, lines, meters and other facilities for water, storm sewer, 
sanitary sewer, gas, electric, telephone, cable television, and other public or private 
services or utilities deemed by Declarant necessary or advisable to provide service to any 
Lot, or in the area or on the area in which the same is located. 

(c) An easement granting the privilege of entering upon the Common Areas for such 
purposes and making openings and excavations thereon, which openings and excavations 
shall be restored in a reasonable period of time, and for such alterations of the contour of 
the land as may be necessary or desirable to affect such purposes. 

(d) A non-exclusive easement and right-of-way in, through, over and across the 
Common Area for the storage of building supplies and materials, parking of construction 
vehicles, erection of temporary structures, trailers, improvements or signs necessary or 
convenient to the development of the Project, and for all other purposes reasonably related 
to the completion of construction and development of the Project and the provision of utility 
services, and related services and facilities. 

(e) The right to dedicate all Project roads, streets, alleys, rights of way, or 
easements, including easements in the areas designated as “open space” and storm water 
management reservation, to public use all as shown on the Plat. No road, street, avenue, 
alley, right of way or easement shall be laid out or constructed through or across any Lot 
or Lots in the Project except as set forth in this Declaration, or as laid down and shown on 
the Plat, without the prior written approval of the Declarant. 
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(f) The right to complete all construction and improvements of any portion of the 
Project that remains incomplete or unbuilt by a Builder. Builders are required to complete 
all roadways and utilities in a manner so as to not interfere with the access within the 
Project, or the ordinary development of the Project. Accordingly, all Builders hereby agree, 
consent, and convey to Declarant a perpetual and nonexclusive easement over, across, 
through, and right to enter all parcels of property owned by Builders with the concurrent 
right to complete all incomplete roadway, utility, parking, and related improvements in 
Declarant’s sole discretion. Declarant shall have the right to charge Builders all direct costs 
and expenses incurred in exercising the rights contained in this Section and completion of 
improvements that are the responsibility of Builders.  

(g) The right at or after the time of grading of any street or any part thereof for any 
purpose, to enter upon any abutting Lot and grade a portion of such Lot adjacent to such 
street, provided such grading does not materially interfere with the use or occupancy of any 
structure built on such Lot, but Declarant shall not be under any obligation or duty to do 
such grading or to maintain any slope. 

(h)  The right to grant easements in gross unto itself or to third parties for the 
installation and operation of utility lines and equipment; along with the unilateral right to 
execute and record such easements against any or all of the Common Area parcels within 
the Project at any time during the Control Period.   

(i) A permanent and nonexclusive easement for the installation, operation, and 
maintenance of telecommunications lines, cables, and related infrastructure, which may be 
located on any area of the Project designated as a public utility easement regardless of 
whether such public utility easement area is located on a Common Area parcel or private 
Lot. If no public utility easement is designated on a Plat to cross a private Lot, then the 
easement designated herein may be located on private Lots anywhere Declarant may 
determine, in its sole discretion. Such telecommunications easement location may be under 
or through attached Residences.   

15.10 No Modification of Declarant Rights. Any Declarant Rights in the Governing 
Documents, and specifically in this Article, shall not be substantively or procedurally altered 
without the written consent of the Declarant until at least six (6) years have passed after the 
Control Period has ended, at which time the Declarant’s approval shall no longer be required. 
Any document or amendment attempted without obtaining proper consent shall be void ab initio 
to the extent it attempts to alter the rights of the Declarant or any provision of this Article without 
the consent of the Declarant. 

ARTICLE XVI – DISPUTE RESOLUTION 
16.1. Mandatory Alternative Dispute Resolution Without Litigation. 

(a) Bound Parties. The Declarant; the Association; the Owners; Builders; and the 
officers, directors, managers, members, employees, representatives, agents, successors 
and assigns of any of the foregoing; any other person subject to this Declaration; and any 
other person not otherwise subject to this Declaration who agrees to submit to this Article 
(collectively, “Bound Parties”), agree that it is in the best interest of all Bound Parties to 
encourage the amicable resolution of Claims without the emotional and financial costs of 
litigation or the toll or market taint such litigation can have on the value and marketability of 
the Project and/or the Lots that may be involved or impacted. Accordingly, each Bound 
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Party agrees not to file suit in any court with respect to a Claim defined in subsections (b) 
and (c), unless and until it has first submitted such Claim to, and fully complied with, the 
alternative dispute resolution procedures set forth in Section 16.2 in a good faith effort to 
resolve such Claim. 

(b) Claims. As used in this Article, the term “Claim” means any claim, grievance, or 
dispute arising out of or relating to: 

(i) the interpretation, application, or enforcement of the Governing 
Documents; 

(ii) the rights, obligations, and duties of any Bound Party under the 
Governing Documents;  

(iii) the design or construction of improvements on the Project, other than 
matters of aesthetic judgment to be determined by the Association or ACC under the 
Design Criteria and other provisions hereof, which shall not be subject to review and 
shall not be subject to this Article; or 

(iv) construction defects or allegations of construction defects. 
(c) Exclusion from Definition of Claims. The following shall not be considered 

“Claims” unless all Parties to the matter otherwise agree to submit the matter to the 
procedures set forth in Section 16.2: 

(i) any suit by the Association to collect assessments or other amounts due 
from any Owner; 

(ii) any suit by the Association to obtain a temporary restraining order (or 
emergency equitable relief) and such ancillary relief as the court may deem 
necessary in order to maintain the status quo and preserve the Association’s ability 
to enforce the provisions of Article VII of this Declaration (relating to the Design 
Criteria); 

(iii) any suit that does not include the Declarant, any Affiliate of the Declarant, 
or the Association as a party, if such suit asserts a Claim that would constitute a 
cause of action independent of the Governing Documents; 

(iv) any dispute that affects the material rights or obligations of a party who 
is not a Bound Party and has not agreed to submit to the procedures set forth in 
Section 16.2; 

(v) any suit as to which any applicable statute of limitations would expire 
within 180 days of giving the Notice required by Section 16.2(a), unless the party or 
parties against whom the Claim is made agree to toll, or extend, the Claim’s statute 
of limitations to comply with this Article;  

(vi) any suit or dispute between the Declarant or an Affiliate of Declarant and 
a builder, developer, contractor(s), subcontractor(s), or any other party contracted by 
the Declarant or an Affiliate of the Declarant in connection with the development of 
the Project; and  

(vii) any suit or dispute involving a governmental entity as a party. 
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16.2. Mandatory Dispute Resolution Procedures. 
(a) Notice. The Bound Party asserting a Claim (“Claimant”) against another Bound 

Party (“Respondent”) shall give written notice (“Notice”) by mail or personal delivery to each 
Respondent and to the Board, stating plainly and concisely: 

(i) the nature of the Claim, including the persons involved and the 
Respondent’s role in the Claim; 

(ii) the legal basis of the Claim (i.e., the specific authority out of which the 
Claim arises); 

(iii) the Claimant’s proposed resolution or remedy;  
(iv) that the person alleged to be responsible for the acts giving rise to the 

Claim shall have six (6) months to cure or resolve the Claim; and 
(v) the Claimant’s desire to meet with the Respondent to discuss, in good 

faith, ways to resolve the Claim. 
(b) Right to Cure. For any Claim arising from a dispute over the construction of 

improvements within the Project, the Claimant shall provide Respondent six (6) months to 
rectify alter, or fix the claimed defect(s) in the improvements. The expiration of this six-
month cure period shall be a prerequisite to Claimant’s ability to initiate litigation as 
permitted under Section 16.3 below. For all Claims involving alleged defects in construction, 
the negotiation, mediation, and settlement requirements shall remain in effect during the 
cure period, however, the mediation deadline set forth in subsection (d) below shall be 
extended to expire on the same date the cure period expires. 

(c) Negotiation. The Claimant and Respondent shall make every reasonable effort 
to meet in person and confer for the purpose of resolving the Claim by good faith 
negotiation. If requested in writing, accompanied by a copy of the Notice, the Board may 
appoint a representative to assist the parties in negotiating a resolution of the Claim. 

(d) Mediation. If the parties have not resolved the Claim through negotiation within 
30 days of the date of the Notice (or within such other agreed upon period), the Claimant 
shall have 30 additional days to submit the Claim to mediation with an individual or entity 
designated by the Association (if the Association is not a party to the Claim) or to an 
independent mediator providing dispute resolution services predominately in Utah. Each 
Bound Party shall present the mediator with a written summary of the Claim or will otherwise 
comply with the mediator’s proscribed procedures and requirements for mediating claims.  

(i) Waiver of Claim for Failure to Appear or Participate. If the Claimant does 
not submit the Claim to mediation within such time, or does not appear for and 
participate in good faith in the mediation when scheduled, the Claimant shall be 
deemed to have waived the Claim, and the Respondent shall be relieved of any and 
all liability to the Claimant (but not third parties) on account of such Claim. 

(ii) Termination of Mediation Proceedings. If the parties do not settle the 
Claim within 30 days after submission of the matter to mediation, or within such time 
as determined reasonable by the mediator, the mediator shall issue a notice of 
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termination of the mediation proceedings indicating that the parties are at an impasse 
and the date that mediation was terminated. The Claimant shall thereafter be entitled 
to file suit or to initiate administrative proceedings on the Claim, as appropriate. 

(iii) Costs of Mediation. Each Bound Party shall bear its own costs of the 
mediation, including attorney fees, and each Party shall pay an equal share of the 
mediator’s fees. 
(e) Settlement. Any Claim settled through negotiation or mediation shall be 

documented in writing and signed by the Parties. If any Party thereafter fails to abide by 
the terms of such agreement, then any other party may file suit or initiate such proceedings 
as are necessary to enforce such agreement without the need to comply again with the 
procedures set forth in this Article.  

16.3. Initiation of Litigation by Association. The requirements of this Section are 
intended to be in addition to those requirements set forth in § 57-8a-229 of the Act. After 
expiration of the Control Period, the Association may not bring a legal action against the 
Declarant, a Board, a Builder, an employee, an independent contractor, an agent of the 
Declarant, or the previous Board related to the Control Period, unless the Association first 
satisfies the requirements set forth in § 57-8a-229 of the Act and well as the following 
provisions: 

(a) The Right to Cure period set forth in Section 16.2(b) above has expired;  
(b) the legal action is approved in advance at a meeting by Owners holding at least 

51% of the voting interests of the Association: 
(i) Owners may be represented by a proxy specifically assigned for the 

purpose of voting to approve or deny the proposed legal action at the meeting. Any 
such proxy shall not be valid unless the proxy is notarized with each Owner certifying 
that they have received and reviewed the information required by Section 16.4(a) 
and (b) below. 
(c) the Association provides each Owner with the items described in Section 16.4(a) 

and (b), below; 
(d) the Association establishes a trust account, described in Section 16.4(c) below; 

and 
(e) the Association first goes through the procedures described in Section 16.2 

above, giving notice and an opportunity to resolve the dispute that is the basis of the Claim 
and proposed legal action. 

(f) The procedures and approval required in the preceding subsections (a) through 
(e) shall not be required for actions or proceedings: 

(i) initiated by Declarant during the Control Period on behalf of the 
Association; 

(ii) initiated to enforce the provisions of this Declaration, including collection 
of assessments and foreclosure of liens; 

(iii) initiated to challenge ad valorem taxation or condemnation proceedings 
(including bringing an action for inverse condemnation); 
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(iv) initiated against any contractor, vendor, or supplier of goods or services 
arising out of a contract for services or supplies; or 

(v) to defend claims filed against the Association or to assert counterclaims 
in proceedings instituted against it. 

This Section shall not be amended without the written consent of the Declarant for a period of 
10 years following the expiration of the Control Period. Any such amendment shall also be 
approved by a vote of 67% of the voting interests of the Association. 

16.4. Informed Vote. Before the Owners, as Members of the Association may vote to 
approve the filing of a legal action for a Claim, the Association shall first provide each Owner 
with: 

(a) A written notice stating: 
(i) that the Association is contemplating legal action; 
(ii) the percentage vote required for approval of the litigation; 
(iii) the date, time, and location of any Member meeting that has been 

scheduled to discuss the litigation or to vote on the approval of the litigation; 
(iv) a description of the claims that the Association desires to pursue in 

sufficient detail to permit each Member to reach an informed decision on the litigation 
matter; and 
(b) A written report from an attorney licensed to practice in Utah, which provides an 

assessment of: 
(i) The likelihood that the legal action will succeed; 
(ii) The likely amount in controversy in the legal action; 
(iii) The likely cost of resolving the legal action to the Association’s 

satisfaction; and 
(iv) The likely effect the stigma of a legal action will have on value or on an 

Owner’s ability to market for sale, or a prospective Lot buyer’s ability to obtain 
financing for a Lot due to a pending legal action. 

(v) In providing this report, the attorney shall obtain and rely on reports and 
assessments from experts in their field such as construction, real property, sales, or 
any other relevant factor in the contemplated litigation. 
(c) Before the Association commences any legal action as authorized above, the 

Association shall: 
(i) allocate an amount equal to 25% of the cost estimated to resolve the 

Claim not including attorney fees; and 
(ii) place the 25% allocated funds in a trust account that the Association may 

only use to pay the costs to resolve the Claim. 
Sections 16.3 and 16.4 do not apply if the Association brings a legal action that has an amount 
in controversy of less than $25,000.00.  
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16.5 Strict Compliance Required. Any post-turnover litigation involving the Bound 
Parties shall strictly comply with each of the provisions in this Article. The Bound Parties hereby 
covenant, stipulate, and agree that in the event the Bound Parties fail to satisfy the 
prerequisites set forth herein, the non-compliant Party will indemnify, defend, hold harmless, 
and exculpate the other Bound Party to the fullest extent permissible by law, and the non-
breaching Bound Party shall be entitled to recover any and all attorney fees and costs 
expended as a result of enforcing this Article, which fees and costs may include, without 
limitation, pre-litigation attorney fees, costs incurred in connection with investigation of potential 
claims, including expert and consultant fees, testing fees, contractor fees, and insurance 
deductibles. If any claims or actions falling within the scope of this Article are filed without 
satisfying all of the requirements set forth above, such claims or actions shall be dismissed 
without prejudice and shall not be re-filed unless and until all such pre-litigation requirements 
have been satisfied. 

16.6 Owner Warranties. The Declarant may provide certain warranties to the 
Owners related to a Lot purchased. The first Owner of a Lot to whom any warranty is issued, 
or with whom a legal warranty arises, and only that Owner, shall have the right to directly 
enforce and seek performance from the Declarant of any terms of the warranty, and only 
consistent with the warranty itself. The Association shall have no right to seek the performance 
of or take assignment of any rights in any warranties against the Declarant, and the Owner 
shall have no right to assign any rights of any kind to the Association related to pursuing 
litigation against the Declarant. 

16.7 Unless specifically set forth in this Declaration, no action may be brought by the 
Association, its Board, or its officers on behalf of an Owner with respect to any cause of action 
or claims relating to the Common Areas. 
 16.8 ALL PARTIES HEREBY AGREE TO RESOLVE ANY CLAIM ACCORDING TO 
THE PROVISIONS OF THIS ARTICLE AND SUCH PARTIES WAIVE THEIR RESPECTIVE 
RIGHTS TO PURSUE THE CLAIM IN ANY MANNER OTHER THAN AS PROVIDED IN THIS 
ARTICLE. 
 16.9 The dispute resolution restrictions contained in this Article shall not be amended, 
altered, or eliminated from the Declaration without the written consent of the Declarant for a 
period of ten (10) years after the expiration of the Control Period. 

ARTICLE XVII – INTERPRETATION, CONSTRUCTION, & APPLICATION 
17.1 No Waiver. No delay or failure by the Association or by any Owner to enforce 

any Term and Condition, restriction, right, remedy, power, or provision herein contained, or 
contained in other Governing Documents, in any certain instance or on any particular occasion 
(or partial exercise thereof) shall be deemed a waiver of such right of enforcement as to any 
such future breach of the same or any other Term and Condition, restriction, right, remedy, 
power, or provision. No Association delay or failure to demand strict adherence to the terms, 
restrictions or provisions of the Governing Documents shall be deemed to constitute a course 
of conduct inconsistent with the Association’s right at any time, before or after an Owner 
violation or breach, to demand strict adherence to the Terms and Conditions, restrictions, or 
provisions of this Declaration or other Governing Document. 

17.2 Conflicting Provisions. In the case of any conflict between the Governing 
Documents, the order of priority from the highest to the lowest shall be the Declaration, the 
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Plat, the Articles, the Bylaws, and then the Rules. In the case of any conflict between this 
Declaration and the Act, to the extent the Act does not legally allow this Declaration to contain 
provisions contrary to the Act, the Act shall control and this Declaration shall be deemed 
modified accordingly. Notwithstanding the above, this Declaration shall be deemed modified 
only to the extent necessary to come into compliance with the Act. 

17.3 Interpretation of Declaration and Applicability of the Act. The Project shall 
be governed by the Act, except where (in compliance with the Act) the Association has included 
specific provisions in this Declaration that legally vary, supersede, or supplement the Act, in 
which event such specific provisions of this Declaration that are contrary to the Act shall govern 
the Project to the extent allowed by the Act. In the case of any conflict between this Declaration 
and the Act, to the extent the Act does not legally allow this Declaration to contain provisions 
contrary to the Act, the Act shall control and this Declaration shall be deemed modified 
accordingly, but only to the extent necessary to come into compliance with the Act. 

17.4 Cumulative Remedies. All rights, options, and remedies of the Association and 
the Owners in the Governing Documents are cumulative, and none shall be exclusive of any 
other, and the Association and the Owners shall have the right to pursue any one or all of such 
rights, options, and remedies or any other remedy or relief that may be provided by law 
simultaneously, consecutively, or alternatively. 

17.5 Severability. Invalidation of any one or a portion of the Terms and Conditions 
by judgment or court order shall in no way affect any other Terms and Conditions, all of which 
shall remain in full force and effect. 

17.6 Construction. The provisions of this Declaration shall be liberally construed to 
effectuate its purpose of creating a plan for the development of the Project and for the 
maintenance of the Project. The article and section headings have been inserted for 
convenience only, and shall not be considered or referred to in resolving questions of 
interpretation or construction. References in this Declaration to article and section numbers, 
unless otherwise expressly provided, are to the article and section in this Declaration. To the 
extent permitted by law, the provisions of the Governing Documents shall not be interpreted 
for or against or strictly for or against the Declarant, the Association, any Owner, or any other 
Person subject to their terms.  

17.7 Applicable Law. The Association is specifically made subject to the Act and 
Utah law. Amendments to the Act after the date of recording of this Declaration shall not be 
applicable to the Association or the Project unless they are applicable as a matter of law or 
unless the Association makes those amendments applicable by amendment to the Declaration. 

17.8 Gender and Number. Whenever the context of the Governing Documents 
requires, the singular shall include the plural, and vice versa, and the masculine shall include 
the feminine and the neuter, and vice versa. 

17.9 Effect of Declaration. This Declaration is made for the purposes set forth in the 
recitals in this Declaration, and the Association makes no warranties or representations, 
express or implied, as to the binding effect or enforceability of all or any portion of this 
Declaration, or as to the compliance of any of these provisions with public laws, ordinances, 
regulations, and the like applicable thereto. The Declarant, Association, and Board shall have 
no liability whatsoever if any Term and Condition is determined to be unenforceable in whole 
or in part for any reason. 
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ARTICLE XVIII – GENERAL PROVISIONS 
18.1 Enforcement. The Declarant, the Association, or any Owner shall have the right 

to enforce, by proceedings at law or in equity, all Terms and Conditions including the right to 
prevent the violation of any such Terms and Conditions and the right to recover damages and 
other sums for such violation. 

18.2 Interpretation of the Covenants. Except for judicial construction, the Board, 
shall have the exclusive right to construe and interpret the provisions of this Declaration. In the 
absence of any adjudication to the contrary by a court of competent jurisdiction, the 
Association's construction or interpretation of the provisions hereof shall be final, conclusive 
and binding as to all Persons and property benefitted or bound by the covenants and provisions 
hereof. 

18.3 Attorney Fees. If the Association utilizes legal counsel to enforce or interpret 
(i.e. defending against declaratory actions) any Term and Condition, or after an Owner 
communicates or demonstrates an intent not to comply with a Term and Condition, the 
Association may assess all reasonable attorney fees and costs associated with such 
enforcement to the Owner as an Individual Assessment, regardless of whether a lawsuit is 
initiated or not. The term “costs” as used in this Section shall include all costs including but not 
limited to copying costs, deposition costs, expert witness fees, investigative costs, service 
costs, and filing fees paid to courts. “Costs” is specifically defined in this Declaration to be 
broader and to include costs that are not included in costs as the term is used in the Utah Rules 
of Civil Procedure. 

(a)  No Attorney Fee Awards for Certain Claims. Notwithstanding any other language 
or provision to the contrary in this Declaration, in the event of any litigation or arbitration 
relating to or arising out of the Project, the Association, or the Governing Documents that 
is initiated by, or involves claims asserted on behalf of, an Owner or the Association against 
Declarant, any Affiliate of Declarant, a Builder, Declarant’s successors-in-interest, or any 
of the Declarant’s members, officers, managers, or directors, no award of attorney fees, 
expert witness fees, or costs shall be made to the prevailing party. Each party in any such 
litigation or arbitration shall be responsible for payment of its own attorney fees, expert 
witness fees, and costs regardless of which party prevails. 

18.4 Notices. Any notice required or permitted to be given to any Owner or Member 
according to the provisions of this Declaration shall be deemed to have been properly furnished 
if personally delivered, emailed, or if mailed, postage prepaid, to the Person who appears as 
an Owner, at the latest email or mailing address for such Person appearing in the records of 
the Association at the time notice is sent. If no email or mailing address has been provided, 
the physical address of the Lot owned by said Owner shall be used for notice purposes. The 
use of the terms “notice” or “written notice” in this Declaration or other Governing Document 
shall include notices sent via email, text, or other electronic communication; or notices printed 
on paper and sent by hand-delivery, regular mail, or any notice otherwise physically received 
by an Owner. 
Unless an Owner notifies the Association in writing that they desire to receive notices via USPS 
mail, each Owner shall provide to the Board, or the Association’s Manager, an email address 
that the Association may use to affect notice as described herein, along with a telephone 
number that can receive texts. Any notice sent via email or text shall be deemed to be delivered 
once the notice has been sent to the email address or phone number on file with the 



48 

Association. Any notice sent by mail shall be deemed delivered when deposited in the United 
States mail. In the case of co-Owners, any such notice may be delivered or sent to any one of 
the co-Owners on behalf of all co-Owners and shall be deemed delivered to all such co-
Owners. The declaration of an officer or authorized agent of the Association declaring under 
penalty of perjury that a notice has been sent to any Owner or Owners, in any manner that this 
Section allows, shall be deemed conclusive proof of such delivery. 
Notice to the Association shall be delivered by registered or certified United States mail 
postage prepaid, addressed to the office of the Manager of the Association (if any); or if there 
is no Manager, the Registered Agent with the Utah Department of Commerce (if any); or if 
there is none, to the President of the Association. The Association shall have the right to 
designate an email or USPS mailing address for receipt of notices hereunder by Rule. 

18.5 Consent in Lieu of Voting. In any case in which this Declaration requires 
authorization or approval of a transaction the assent or affirmative vote of a stated percentage 
of the votes present or represented at a meeting, such requirement may be fully satisfied by 
obtaining, with or without a meeting, consents in writing to such transaction from Members 
entitled to cast the required percentage of membership votes. The Association may also use 
any other method allowed under Utah law and the Utah Revised Nonprofit Corporation Act to 
obtain votes without a meeting. 

18.6 Use of Funds Collected by the Association. All funds collected by the 
Association, including Assessments and contributions to the Association paid by the Owners, 
if any, shall be held by the Association in a fiduciary capacity to be expended in their entirety 
for nonprofit purposes of the Association in managing, maintaining, caring for, and preserving 
the Common Area and for other permitted purposes as set forth in this Declaration. No part of 
said funds shall inure to the benefit of any Owner (other than as a result of the Association 
managing, maintaining, caring for, and preserving the Common Area and other than as a result 
of expenditures made for other permitted purposes as set forth in this Declaration). 

18.7 Owner & Builder Liability and Indemnification. Each Owner and Builder shall 
be liable to the remaining Owners and to the Association for any damage to the Common Area 
that may be sustained by reason of the negligent or intentional act that Owner or Builder, or 
any intentional or negligent act of any Occupant of that Owner’s Residence, to the extent such 
losses and damages are either under the deductible of the Association or not covered by the 
Association’s insurance. Each Owner and Builder, by acceptance of a deed to a Lot, agrees 
personally to defend, indemnify, and hold harmless each and every other Owner and Occupant 
against, any claim of any Person for personal injury or property damage occurring within the 
Lot of the indemnifying Owner, except to the extent that: (a) such injury, damage, or claim is 
covered and defended by the Association’s or such other Owner’s liability insurance carrier; or 
(b) the injury or damage occurred by reason of the intentional act of the Association or the 
Person bringing the claim. 

18.8 Consent, Power of Attorney, and Waiver. By acceptance of a deed, lease, or 
other conveyance of an interest in a Lot, each Owner or Occupant consents to the rights 
reserved to the Association in this Declaration, including but not limited to the right to prepare, 
execute, file, process, and record necessary and appropriate documents and other items to 
establish and grant easements and to make necessary and appropriate amendments of this 
Declaration, the Plat, and the Bylaws. By such acceptance, each Owner or Occupant agrees 
to execute all documents and to do all other things as may be necessary or convenient to effect 
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the same; and such acceptance shall be deemed an appointment of the Association, with full 
right of substitution, as the attorney-in-fact of such Owner or Occupant to execute such 
documents and to do such things on such Owner’s or Occupant’s behalf; and such 
appointment, being coupled with an interest, shall be irrevocable for the specific period of the 
Association’s reserved rights as set forth in this Declaration and shall not be affected by the 
disability of any such Owner or Occupant. 

18.9 Condemnation. If a portion of the Common Area is taken by eminent domain, 
or sold under threat thereof, and is not comprised of and does not include any Lot, the Board 
shall cause the award to be utilized for repairing or restoring that area in the Project adjacent 
to the taking, and the portion of the award not used for restoration shall be added to the general 
funds of the Association. If a Lot is taken by eminent domain, or sold under threat thereof, 
leaving the Owner with a remnant that may not be practically or lawfully used for any purpose 
permitted by this Declaration, then that Lot’s voting interest shall be reallocated to the 
remaining Lots in proportion to their respective interests immediately before the taking. 

18.10 Dissolution. The Association may be dissolved by the affirmative assent in 
writing Owners holding at least ninety percent (90%) of the voting interests of the Association. 
Upon dissolution of the Association, all of its agency or authority to be used for purposes similar 
to those provided for in the Articles of Incorporation or this Declaration. In the event such 
dedication or transfer is not made or is not accepted, the Association's assets shall be 
transferred to a nonprofit corporation, trust, or other entity to be used for such similar purposes, 
and each Owner shall continue to be obligated to make assessment payments for the 
maintenance and upkeep of the Common Areas, common access roadways, curbs, gutters, 
and sidewalks on a pro rata basis which conforms substantially with the assessments 
procedure, terms and conditions set forth in this Declaration.  The dissolution of the Association 
shall have no effect on the Deed Restriction and Affordability Covenants recorded against the 
Attainable Housing Lots.   

18.11 Security. The Declarant and the Association shall in no way be considered an 
insurer or guarantor of security from criminal conduct within or relating to the Project, including 
any Common Area that the Association may have an obligation to maintain. The Association 
shall not be held liable for any loss or damage to Owners or their personal property for any 
reason including any failure to provide security or any ineffectiveness of security measures 
undertaken. By purchasing a Lot in the Project and/or residing in the Project, Owners and 
Occupants agree that the Association and the Declarant are not insurers of the safety or well-
being of Owners or Occupants or of their personal property, and that each Owner or Occupant 
specifically waives any such claim and assumes all risks for loss or damage to Persons or 
property, to the extent any such damages are not covered by insurance. EACH OWNER AND 
OCCUPANT UNDERSTANDS, AGREES, AND ACKNOWLEDGES THROUGH TAKING 
TITLE OR RESIDING IN THE PROJECT THAT THE ASSOCIATION AND THE DECLARANT 
HAVE NOT MADE ANY REPRESENTATIONS OR WARRANTIES OF ANY KIND RELATED 
TO THE PROJECT AND THAT EACH OWNER OR OCCUPANT HAS NOT RELIED UPON 
ANY REPRESENTATIONS OR WARRANTIES, EXPRESSED OR IMPLIED, INCLUDING 
ANY WARRANTY OF MERCHANTABILITY OR FITNESS FOR ANY PARTICULAR 
PURPOSE, RELATIVE TO THE SECURITY OF THE PROJECT. 

18.12 Fair Housing Accommodations. Notwithstanding anything to the contrary in 
this Declaration, the Association, upon receipt of a written opinion from its counsel that such 
action is required, may make or permit reasonable accommodations or modifications to the 
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Project that are otherwise prohibited by the Governing Documents, as required under State or 
Federal Fair Housing Acts, to accommodate a Person with a disability (as defined by State or 
Federal law at the time the accommodation is requested). Reasonable accommodations or 
modifications may include modifications to a Lot, the Common Area and facilities, or the 
buildings, or deviations from provision of the Governing Documents. Any such modification and 
accommodation made under this Section shall not act as a waiver of the provisions of the 
Governing Documents with regard to any other Person or Owner. 

18.13 Effective Date. This Declaration and any amendment hereto, shall take effect 
upon its filing in the office of the Utah County Recorder. 

 
* * * * 
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IN WITNESS WHEREOF, the undersigned has executed and adopted this Declaration 

as of this ____ day of _________________, 2026.  
 
DECLARANT  
BELLE STREET INVESTMENTS, LLC 
a Utah limited liability company, 
 
Signature:         
 
Name:        

   
      Title:         
 
 
STATE OF UTAH  ) 

) ss. 
COUNTY OF ___________ ) 

On the _____ day of ________________, 2026, ________________________ [Name] 
personally appeared before me, who by me being duly sworn, did say that he/she is an 
authorized representative of Belle Street Investments, LLC, and that the foregoing instrument 
is signed on behalf of said company and executed with all necessary authority. 

Notary Public: _____________________________ 
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EXHIBIT A 

LEGAL DESCRIPTION 
 

All of the Triumph Phase 1 Plat as recorded in the Office of the Utah County 
Recorder, and more particularly described as: 
 

 
 
 
   Parcel numbers not yet assigned.   
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EXHIBIT B 

 
BYLAWS OF 

TRIUMPH HOMEOWNERS ASSOCIATION  

These Bylaws of Triumph Homeowners Association are effective upon recording in the 
Utah County Recorder's Office pursuant to the Utah Community Association Act and the Utah 
Revised Nonprofit Corporation Act (referred collectively herein as the “Acts”). 

RECITALS 
A. The Association is organized for any and all lawful purposes for which a nonprofit 

corporation may be organized under the Utah Revised Nonprofit Corporation Act, as amended, 
subject to the terms and conditions contained in the Declaration and Articles of Incorporation. 

B. These Bylaws are adopted in order to complement the Declaration, to further 
define the rights of the Association and the Owners, to provide for the ability to effectively 
govern and operate the Association and the Project known as Triumph and to further the 
Association's efforts to safely, efficiently, and economically provide a quality living environment. 

ARTICLE I 
DEFINITIONS 

1.1 Except as otherwise provided herein or as may be required by the context, all 
capitalized terms used herein shall have the same meaning and effect as used and defined in 
the Declaration of Covenants, Conditions and Restrictions for Triumph. 

ARTICLE II 
APPLICATION 

2.1 All present and future Owners, Mortgagees, Occupants, and their invitees and 
guests, and any other persons who may use the facilities of the Project in any manner are 
subject to these Bylaws, the Declaration, and Rules. The mere acquisition or rental of any Lot 
or Residence, or the mere act of occupancy or use of any of said Lots, Residences or the 
Common Areas will signify that these Bylaws, the Declaration, and the Rules are accepted, 
ratified, and will be complied with by said persons.  

ARTICLE III 
OWNERS 

3.1 Annual Meetings. The Annual Meeting of the Owners shall be held each year 
on a day and time established by the Board. The purposes of the Annual Meeting may include 
the election of Board Members, the distribution of financial reports and budget, a review of any 
revisions to the Rules, distributing the most recent reserve study, and to transact such other 
business as may come before the meeting. The Board may from time to time by resolution 
change the month, date, and time for the Annual Meeting. Annual Meetings shall not be 
required during the Control Period, but the Declarant may hold Annual Meetings at its 
discretion.  
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3.2 Special Meetings. Special Meetings of the Owners may be called by a majority 
of the Board, the Declarant, the President, or upon the written request of Owners holding not 
less than thirty-three percent (33%) of the voting interests of the Association. Any written 
request for a Special Meeting presented by the Owners shall be delivered to the President and 
shall include the original signature of each Owner affirmatively supporting such request along 
with a complete statement of the purpose of the meeting on each page containing signatures. 
The President shall then call, provide notice of, and conduct a Special Meeting within forty-five 
(45) days of receipt of a valid Owner request. During the Control Period, Special Meetings may 
only be called by the Declarant. 

3.3 Place of Meetings. The Board may designate any place in Utah that is 
reasonably convenient for the Owners as the place of meeting for any Annual or Special 
Meeting. In addition, the Association may hold and conduct Owner meetings through any type 
of electronic means that allows Owners to communicate orally in real time including telephone 
and video conferencing. 

3.4 Notice of Meetings. The Board shall cause written or printed notice of the date, 
time, and location (and in the case of a Special Meeting, the purpose or purposes) for all Owner 
meetings. Such written or printed notice shall be delivered to each Owner of record entitled to 
vote at such meeting not more than sixty (60) nor less than ten (10) days prior to the meeting. 
Such notice may be sent via email, text, hand-delivery, or regular mail. If sent by email or text, 
such notice shall be deemed delivered and effective on the date transmitted to the Owner’s 
email address or telephone number registered with the Association. If mailed, such notice shall 
be deemed to be delivered and effective on the date deposited in the U.S. mail if addressed to 
the Owner's address registered with the Association. Each Owner shall register with the 
Association such Owner's current email address, phone number, and mailing address for 
purposes of notice hereunder. Such registered email, phone number, and mailing address may 
be changed from time to time by notice in writing to the Association. If no address is registered 
with the Association, an Owner's Residence shall be deemed to be the Owner's registered 
address and notice to the Residence address may be made by first-class mail or by posting 
the meeting notice on the front door. An Owner may opt out of receiving notices from the 
Association via email or text by giving written notice to the Board stating that the Owner will 
not accept notices by way of email or text.  

3.5 Qualified Voters. An Owner shall be deemed to be in “good standing” and 
“entitled to vote” at any meeting if the Owner has fully paid the Owner’s Assessment account 
(together with interest or other fees) at least forty-eight (48) hours prior to the commencement 
of the meeting and is not in violation of any provision of the Governing Documents. 

3.6 Record Date for Notice Purposes. The Board may designate a record date, 
which shall not be more than sixty (60) nor less than ten (10) days prior to the meeting, for the 
purpose of determining Owners entitled to notice of any meeting of the Owners. If no record 
date is designated, the last date on which a notice of the meeting is mailed or delivered shall 
be deemed to be the record date for determining Owners entitled to notice. The Persons or 
entities appearing in the records of the Association on such record date as the Owner(s) of 
record of Lots in the Project shall be deemed to be the Owners of record entitled to notice of 
the Owner meeting. 

3.7 Quorum. Any number of Owners present in person or by proxy at a meeting 
called and held in compliance with the requirements of these Bylaws shall constitute a quorum 
for the transaction of business and adoption of decisions. The vote of the Owners representing 
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a majority of the voting interests of the Owners in attendance in person or by proxy shall decide 
any question or action brought before the meeting. Notwithstanding the foregoing, if the Act, 
the Articles of Incorporation, the Declaration (as may be amended), or these Bylaws require a 
fixed percentage of Owners’ voting interests to approve any specific action (e.g., amending 
Governing Documents), that percentage shall be required to approve such action. 

3.8 Proxies. At each Owner meeting, each Owner entitled to vote shall be entitled 
to vote in person or by proxy provided, however, that the right to vote by proxy shall exist only 
where the instrument authorizing such proxy to act shall have been signed by the Owner or by 
the Owner's attorney. A proxy may be written on paper or received via email, text, or any other 
electronic or physical means. A signature as required herein shall mean any indication that the 
document is from and consented to by the person who is purported to have sent it. If a Lot is 
jointly owned, the instrument authorizing a proxy to act may be executed by any one (1) Owner 
of such Lot or the Owner’s attorney when duly authorized in writing. A proxy given by an Owner 
to any person who represents the Owner at meetings of the Association shall be in writing, 
dated, and signed by such Owner. Such instrument authorizing a proxy to act shall set forth 
the specific matters or issues upon which the proxy is authorized to act, and may allow the 
proxy to vote on any issue arising at any particular meeting or meetings, or may set forth the 
specific matters or issues upon which the proxy is authorized to act. Proxies shall be filed with 
the Secretary (or with such other officer or person who may be acting as Secretary of the 
meeting) before the meeting is called to order. The Secretary shall make a record of all proxies 
in the meeting minutes.  

3.9 Votes. With respect to each matter submitted to an Owner vote, each Owner 
entitled to vote shall have the right to cast, in person or by proxy, or by any type of written or 
electronic ballot, one (1) vote per Lot owned. The Declarant shall be entitled cast fifty (50) votes 
per Lot owned by the Declarant.  The affirmative vote of a majority of the votes entitled to be 
cast by the Declarant and Owners present or represented by proxy at a meeting at which a 
quorum was initially present shall be necessary for the adoption of any matter voted on by the 
Owners, unless a greater proportion is required by these Bylaws, the Declaration, or the Acts. 
When more than one (1) Owner holds an interest in a Lot, any Owner may exercise the vote 
for such Lot on behalf of all co-Owners of the Lot. In the event of two (2) conflicting votes by 
co-Owners of one (1) Lot, no vote shall be counted for that Lot but it shall be counted for the 
purposes of establishing a quorum. In no event shall fractional or cumulative votes be 
exercised with respect to any Lot. Pursuant to Section 3.5, above, only those Owners who are 
not in violation of any provision of the Governing Documents and whose accounts with the 
Association are current at least forty-eight (48) hours prior to the start of the meeting shall be 
entitled to vote.  Voting for any Association matter, including elections, may be done 
electronically, including online voting, so long as the Board can reasonably determine the 
validity of the vote.  The Board may adopt additional Rules regarding such electronic voting, 
including timeframes for voting and other issues.   

3.10 Waiver of Irregularities. All inaccuracies and irregularities in calls or notices of 
meetings, in the manner of voting, in the form of proxies, in the method of ascertaining Owners 
present, and in the decisions and/or votes of the Board or of the Owners shall be deemed 
waived by those Owners in attendance if no objection is made at the meeting. For those 
Members who are not in attendance at the meeting, the right to challenge inaccuracies and 
irregularities in calls, notices, voting, and decisions shall be waived if no objection is made 
within thirty (30) days of the date of the meeting or date of the action taken outside of a meeting. 
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3.11 Action Taken Without a Meeting. Owners have the right to take any action in 
the absence of a meeting which they could take at a meeting by obtaining the written approval 
of Owners through ballot, written consent, or otherwise. The Association may also use any 
method permitted for actions without a meeting in accordance with the requirements of Utah 
Code § 16-6a-707 or § 16-6a-709 and any other applicable section of the Acts. Any action so 
approved shall have the same effect as though taken at an Owner meeting. Ballots or written 
consents may be obtained via any electronic or physical means including but not limited to 
email, text, or paper document.  

3.12 Minutes of Meetings. The Secretary or the Manager shall take minutes of all 
meetings of the Owners. However, the failure to take appropriate minutes does not invalidate 
any action taken at a meeting.  

 
ARTICLE IV 

BOARD OF DIRECTORS 
4.1 Powers. The Project and the business and affairs of the Association shall be 

governed and managed by a Board of Directors or the Declarant in lieu of appointed Board 
Members. The Board may exercise business judgment and all of the powers of the Association, 
whether derived from the Declaration, these Bylaws, the Articles, or the Acts except such 
powers that the Declaration, these Bylaws, the Articles, and the Acts vest solely in the Owners.  

4.2 Number and Qualifications. During the Control Period, the Director 
qualification requirements of these Bylaws shall not apply and the Declarant may act as the 
Board and may exercise all powers of the Board as permitted by law.  Following the Control 
Period, the Board shall be composed of five (5) individuals, with at least two (2) individuals 
being Attainable Housing Lot Owners, unless impracticable.  Board Members must be at least 
18 years old and must be an Owner of a Lot in the Project. If an Owner is a corporation, 
partnership, limited liability company, or trust, an officer, partner, member, manger, agent, 
trustee, or beneficiary of such Owner may be a Board Member. If a Board Member ceases to 
meet any required qualifications during the Board Member’s term, such person’s membership 
on the Board shall automatically terminate.  

4.3 Election. During the Control Period, Board Members shall be appointed by 
Declarant. Following the Control Period, the election of Board Members shall be made by the 
Owners. At such election, the Owners or their proxies may cast, with respect to each vacancy, 
as many votes as they are entitled to exercise under the provisions of the Declaration. The 
Association may accept written ballots for Board Member election voting purposes from those 
Members unable to attend a meeting in which an election is held. Pursuant to Section 3.9, 
above, the election may also take place electronically, including online voting, so long as the 
Board can reasonably determine the validity of the vote. The persons receiving the largest 
number of votes shall be elected. The election of Board Members may be conducted through 
open voting or by secret ballot. Cumulative voting (i.e. an Owner casting all of the Owner’s 
votes for (1) one candidate) is not permitted.  

4.4 Term of Office. During the Control Period, Board Member terms shall be 
determined exclusively by Declarant. Following the Control Period, the terms of the Board 
Members shall be (2) years, however, at the first election following the Control Period, two (2)  
Board members shall only serve a one (1) year term, to allow for staggering of terms.  
Thereafter, the terms of Board Members shall be staggered and overlap so that elections for 
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Board Member positions are held each year. If Board Member terms become un-staggered for 
any reason, the Board may provide for the re-staggering of terms in any manner the Board 
deems appropriate.  Board Members may serve consecutive terms if elected.  

4.5 Regular Meetings. The Board shall hold meetings at least annually or more 
often at the discretion of the Board. During the Control Period, Board Meetings shall be held at 
the discretion of the Declarant so long as at least one Board Meeting is held each year and a 
Board Meeting is held each time the Association increases a fee or raises an Assessment. 

4.6 Special Meetings. Special meetings may be called by the President or a 
majority of Board Members on at least two (2) business days’ prior notice to each Board 
Member and those Owners who have requested notice.  

4.7 Meeting Notice. Notice of Board meeting’s date, time, and location shall be 
given personally, by email, by text, or by telephone, to all Board Members and any Owners 
who have requested notice at least two (2) business days in advance of the meeting. Board 
Members may waive their right to notice of a meeting. By unanimous consent of the Board, 
special meetings may be held without call or notice to the Board Members, but notice shall 
always be provided to those Owners who have requested notice of Board meetings. 

4.8 Owner Attendance. Any Owner may request notice of Board meetings by 
requesting such notice from a Board member and providing a valid email address at which the 
Owner will receive notice. Owners who have requested notice of Board meetings shall be given 
notice along with the Board members and shall be provided any call-in number or other means 
of attendance by electronic communication that is provided to Board Members. If Owners 
attend a Board meeting, the Board may select a specific time period during the meeting and 
limit Owner comments to such time period. The Board in its sole discretion may set a 
reasonable length of time that each Owner may speak.  This section shall not apply during the 
Control Period, except as may be required pursuant to Section 4.10, below.   

4.9 Quorum and Manner of Action. A majority of the Board Members shall 
constitute a quorum for the transaction of business at any Board meeting. The act of a majority 
of the Board Members present at any meeting at which a quorum is present, and for which 
proper notice was provided, shall be the act of the Board. Board Members shall act only as the 
Board of Directors, and individual Board Members shall have no powers as such. 

4.10 Open Meetings. Except as provided in (a) through (f) below, following the 
Control Period, Board meetings shall be open to Owners. The Board may hold a closed 
executive session during a meeting of the Board if the purpose of the closed executive session 
is to: 

(a) Consult with legal counsel, or to obtain legal advice and discuss legal matters; 
(b) Discuss existing or potential litigation, mediation, arbitration, or an administrative 

proceeding; 
(c) Discuss a labor or personnel matter; 
(d) Discuss a matter relating to the initial contract negotiations, including the review of a 

bid or proposal; 
(e) Discuss a matter involving a Person, if the Board determines that public knowledge of 

the matter would violate the Person’s privacy; or  
(f) Discuss a delinquent assessment. 
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During the Control Period, Board meetings may be closed to Owners, unless the Board, in its 
sole discretion and without obligation, determines to open the meeting (or a portion thereof) to 
the Owners. Notwithstanding the foregoing, the Board meetings required under Utah Code 
§57-8a-226(7)(b) (relating to required Board meetings during the Control Period) shall be open 
to all Owners.  

4.11 Board Meetings Generally. The Board may designate any place in Utah as the 
place for any regular or special Board meeting. The Board may allow attendance and 
participation at any Board meeting by telephone, video conference, or any other electronic 
means that allows for Board Members to communicate orally in real time. Following the Control 
Period, if a Board meeting is held by telephone or video conference, the Association shall 
provide the call-in or internet link information such that Owners may access the meeting 
remotely. 

4.12 Board Action. Notwithstanding noncompliance with any provision within these 
Bylaws or other Governing Document, Board action is binding and valid unless set aside by a 
court of law. A Person challenging the validity of a Board action for failure to comply with these 
Bylaws, the Governing Documents, or for any other irregularity, may not bring the challenge 
more than sixty (60) days after the Board has taken the action in dispute.  

4.13 Compensation. No Board Member shall receive compensation for any services 
that such member may render to the Association as a Board Member; provided, however, that 
a Board Member may be reimbursed for expenses incurred in performance of such duties as 
a Board Member to the extent such expenses are approved by a majority of the other Board 
Members. Nothing herein shall be construed to preclude any Board Member from serving the 
Project in any other capacity and receiving compensation therefore, so long as approved in 
advance by a majority of disinterested Board Members. The Declarant and its agents and 
employees shall be exempt from the requirement of approval of disinterested Board Members 
in order to provide paid services to the Association during the Control Period.  

4.14 Resignation and Removal. Board Members may resign at any time by 
delivering a written resignation to another Board Member. Unless otherwise specified therein, 
such resignation shall take effect upon delivery. Board Members appointed by the Declarant 
may only be removed by the Declarant. The Declarant may remove a Board Member it appoints 
at any time. A Board Member elected by the Owners after the Control Period may be removed 
at any time, with or without cause, at a Special Meeting of the Owners duly called for such 
purpose upon the affirmative vote of more than fifty percent (50%) of the voting interests of the 
Association. At such a meeting, the Owners shall vote for a new Board Member to fill the 
remaining term of the removed Board Member.  Board Members may also be removed by the 
other Board Members upon the occurrence of any of the following: failure to attend three (3) 
consecutive Board meetings, failure to remain current on Assessments, or violation of the 
Governing Documents. If removal occurs based on the preceding sentence, then the remaining 
Board Members may appoint a replacement to serve the remaining term of the removed Board 
Member. 

4.15 Vacancies. If vacancies occur during the Control Period, the Declarant shall 
appoint a Board Member to fill the vacancy. Following the Control Period, if vacancies occur 
for any reason (including death, resignation, or disqualification) except removal by the Owners, 
the Board Members then in office shall continue to act, and such vacancies shall be filled by a 
majority vote of the Board Members then in office, though less than a quorum.  A vacancy in 
the Board occurring by reason of removal of a Board Member by the Owners shall be filled by 
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election of the Owners at the meeting at which such Board Member is removed, pursuant to 
Section 4.14, above. Any Board Member elected or appointed hereunder to fill a vacancy shall 
serve for the unexpired term of his predecessor. Except by reason of death, resignation, 
disqualification, or removal, Board Members shall continue to serve until their successors are 
elected. 

4.16 Action Without a Meeting. Board Members have the right to take any action in 
the absence of a meeting which they could take at a Board meeting if a majority of the Board 
Members consent to the action in writing. The term “in writing” shall specifically include email 
and text messaging. Additionally, the Board Members may also take action without a meeting 
if the Board complies with any applicable provisions of the Acts. Any action so approved shall 
have the same effect as though taken at a Board meeting. Any actions taken without a meeting 
may be documented in subsequent Board meeting minutes.  

4.17 Waiver of Notice. Before or at any meeting of the Board, any Board Member or 
Owner may waive notice of such meeting and such waiver shall be deemed the equivalent of 
proper notice. Attendance by a Board Member or Owner at any meeting thereof shall be a 
waiver of notice by that Board Member or Owner of the time, place, and purpose thereof.  

4.18 Adjournment. The Board may adjourn any meeting from day to day or for such 
other time as may be prudent or necessary, provided that no meeting may be adjourned for 
longer than thirty (30) days. 

4.19 Meeting. A Board meeting does not include a gathering of Board Members at 
which the Board does not conduct and vote on Association business. 

ARTICLE V 
OFFICERS 

5.1 Officers. The officers of the Association shall be a President, Vice President, 
Secretary, Treasurer, and such other officers as may be appointed by the Board. Officers shall 
have the rights and powers set forth in this Article, or as otherwise designated by the Board. 
Officers shall not be required during the Control Period.  

5.2 Election, Tenure, and Qualifications. Officers shall be elected by the Board at 
the first Board meeting following each Annual Meeting of the Owners. Each officer shall hold 
such office until a successor has been elected and qualified, or until such officer's death, 
resignation, disqualification, or removal in the manner provided in these Bylaws, whichever first 
occurs. Any person may hold any two (2) or more of such offices, except that the President 
may not also be the Secretary. No person holding two (2) or more offices shall act in or execute 
any instrument in the capacity of more than one (1) office. After the Control Period, officers 
shall be Board Members.  

5.3 Subordinate Officers. The Board may appoint such other officers or agents as 
it may deem advisable, each of whom shall have such title, hold office for such period, have 
such authority, and perform such duties as the Board may determine.  

5.4 Resignation and Removal. Officers may resign at any time by delivering a 
written resignation to any Board Member. Unless otherwise specified therein, such resignation 
shall take effect upon delivery. Any officer may be removed and replaced upon the affirmative 
vote of a majority of the Board Members at any time, with or without cause. 
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5.5 Vacancies. If a vacancy occurs in an office for any reason, or if a new office is 
created, such vacancies or newly created offices may be filled by majority vote of the Board at 
any regular or special Board meeting.  

5.6 President. The President shall be the chief executive of the Association. The 
President shall preside at meetings of the Board and at meetings of the Owners. At the 
meetings, the President shall have all authority typically granted to the person presiding over 
the meeting including but not limited to: (1) the right to control the order of the meeting, (2) the 
right to arrange for the removal of any disruptive Owner or person, (3) the right to impose and 
enforce reasonable rules and procedures related to the meeting such as those found in 
"Robert's Rules of Order" or "The Modern Rules of Order." The President shall sign on behalf 
of the Association all conveyances, mortgages, documents, and contracts, and shall do and 
perform all other acts and things as required by the Board. 

5.7 Vice President.  The Vice President shall perform all duties of the President 
when the President is absent or unable or refuses to act at any meeting of the Board or Owners. 
The Vice President shall perform such other duties as required by the Board.   

5.8 Secretary. The Secretary shall keep the minutes of the Association and shall 
maintain such books and records as these Bylaws, the Declaration, Rules, or any resolution 
the Board may require. The Secretary shall also act in the place of the Vice President in the 
event of the President's and Vice President’s absence or inability or refusal to act. The duties 
of the Secretary may be delegated to the Manager.  

5.9 Treasurer. The Treasurer shall have the custody and control of the funds and 
financial accounts of the Association, subject to the action of the Board, and when requested 
by the President, shall report the state of the finances of the Association at each meeting of 
the Owners and Board meeting. The Treasurer shall perform such other duties as required by 
the Board. The duties of the Treasurer may be delegated to the Manager. 

5.10 Compensation. No officer shall receive compensation for any services rendered 
to the Association as an officer, provided, however, that an officer may be reimbursed for 
expenses incurred in performance of such duties as an officer to the extent such expenses are 
approved by the Board. 

ARTICLE VI 
COMMITTEES 

6.1 Designation of Committees. The Board may designate committees as it deems 
appropriate in carrying out its duties, responsibilities, functions, and powers. A committee shall 
not have any powers, duties, or responsibilities beyond those specifically assigned by the 
Board in a written resolution. The Board may terminate any committee at any time and shall 
have the final say as to any committee decision. 

6.2 Proceeding of Committees. Each committee may appoint its own presiding 
and recording officers and may meet at such places and times and upon such notice as such 
committee may from time to time determine. Each committee shall keep a record of its 
proceedings and shall regularly report such records to the Board. 

6.3 Quorum and Manner of Acting. At each committee meeting, the presence of 
members constituting at least a majority of the authorized membership of such committee (but 
in no event fewer than two (2) members) shall constitute a quorum for the transaction of 
business, and the act of a majority of the members present at any meeting at which a quorum 
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is present shall be the act of such committee. The committee members shall act only as a 
committee, and the individual members thereof shall have no powers as such. A committee 
may only exercise the authority granted to it by the Board. 

6.4 Resignation and Removal. A committee member may resign at any time by 
delivering a written resignation to a Board Member, or the presiding officer of such committee. 
Unless otherwise specified therein, such resignation shall take effect upon delivery. The Board 
may at any time, with or without cause, remove any committee member. 

6.5 Compensation.  No member of a committee shall receive compensation for 
services rendered to the Association as a member of the committee; provided, however, that 
the committee member may be reimbursed for expenses incurred in performance of such 
duties as a committee member to the extent that such expenses are approved by the Board. 

6.6 Vacancies. If a vacancy occurs in a committee for any reason, the remaining 
members shall, until the filling of such vacancy by the Board, constitute the then total authorized 
membership of the committee and, provided that two (2) or more members are remaining, may 
continue to act. Such vacancy may be filled at any meeting of the Board. 

ARTICLE VII 
INDEMNIFICATION 

7.1 Indemnification. No Board Member, officer, or committee member shall be 
personally liable for any obligations of the Association or for any duties or obligations arising 
out of any acts or conduct said Board Member, officer, or committee member performed for or 
on behalf of the Association. The Association shall and does hereby agree to defend, 
indemnify, and hold harmless each person who shall serve at any time as a Board Member, 
officer, or committee member of the Association, as well as such person's heirs and 
administrators, from and against any and all claims, judgments and liabilities to which such 
persons shall become subject, by reason of that person having heretofore or hereafter been a 
Board Member, officer, or committee member of the Association or by reason of any action 
alleged to have been heretofore or hereafter taken or omitted to have been taken by him as 
such Board Member, officer, or committee member and shall reimburse any such person for 
all legal and other expenses reasonably incurred in connection with any such claim or liability; 
provided that no such person shall be indemnified against or be reimbursed for or be defended 
against any expense or liability incurred in connection with any claim or action arising out of 
such person's willful or intentional misconduct. The rights accruing to any person under the 
foregoing provisions of this Section shall not exclude any other right to which such person may 
lawfully be entitled, nor shall anything herein contained restrict the right of the Association to 
defend, indemnify, or reimburse such person, even though not specifically provided for herein 
or otherwise permitted. The Association, its Board Members, officers, committee members, 
employees, and agents shall be fully protected in taking any action or making any payment or 
in refusing so to do in reliance upon the advice of counsel. 

7.2 Other Indemnification. The defense and indemnification provided herein shall 
not be deemed exclusive of any other right to defense and indemnification to which any person 
seeking indemnification may be entitled to under the Acts or under any agreement, vote of 
disinterested Board Members or otherwise, both as to action taken in any official capacity and 
as to action taken in any other capacity while holding such office. It is the intent hereof that all 
Board Members, officers, and committee members be and hereby are defended and 
indemnified to the fullest extent permitted by the laws of the State of Utah and these Bylaws. 
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The defense and indemnification herein provided shall continue as to any person who has 
ceased to be a Board Member, officer, committee member, or employee and shall inure to the 
benefit of the heirs, executors and administrators of any such person. 

7.3 Insurance. Unless otherwise stated in the Declaration, the Board shall direct the 
Association to purchase and maintain Directors and Officers insurance on behalf of any person 
who is or was a Board Member, officer, committee member, Manager, or employee of the 
Association or is or was serving at the request of the Association as a Board Member, officer, 
committee member, Manager, employee, or agent of another association, corporation, 
partnership, joint venture, trust or other enterprise against any liability asserted against, and 
incurred by, such person in any such capacity or arising out of such person's status as such, 
whether or not the Association would have the power to defend and indemnify such person 
against liability under the provisions of this Article. 

7.4 Settlement by Association. The right of any person to be defended and/or 
indemnified shall be subject always to the right of the Association through the Board, in lieu of 
such defense and/or indemnity, to settle any such claim, action, suit or proceeding at the 
expense of the Association by the payment of the amount of such settlement and the costs 
and expenses incurred in connection therewith. 

ARTICLE VIII 
RULES AND REGULATIONS 

8.1 Rules. The Board shall have the authority to adopt Rules and a schedule of fines 
for violations of the Governing Documents as it may deem necessary for the maintenance, 
operation, management, and control of the Project. The Board may from time to time, alter, 
amend, and repeal such Rules and use their best efforts to see that they are strictly observed 
by all Owners and Occupants. Owners are responsible to ensure that their lessees, invitees, 
and guests strictly observe the Rules then in effect as well as the covenants and restrictions of 
the Declaration and shall be jointly and severally liable for their violations and resulting fines. 

ARTICLE IX 
AMENDMENTS 

9.1 Amendments by Declarant. During the Control Period or so long as the 
Declarant or one of its Affiliates owns one or more Lots in the Project, the Declarant acting 
alone may amend the Bylaws for any reason, without Owner approval. Declarant’s unilateral 
amendment right as designated herein may continue past the expiration of the Control Period. 
No other amendment shall be valid or enforceable during the period Declarant owns at least 
one (1) Lot unless the Declarant has given written consent to such amendment. Any 
amendment during the period Declarant owns at least one (1) Lot shall be executed by 
Declarant on behalf of the Association and shall become effective upon recordation in the office 
of the Utah County Recorder.  

9.2 Amendments by Association. After the Declarant has sold all of the Lots to 
unaffiliated third parties, and the Control Period has expired, the Bylaws may be amended by 
the Owners upon the affirmative vote of more than fifty percent (50%) of the voting interests of 
the Association. Any amendment(s) shall be effective upon recordation in the office of the Utah 
County Recorder. In such instrument the President shall execute the amendment and certify 
that the vote required by this Section has occurred. If a Lot is owned by more than one Owner, 
the vote of any one Owner shall be sufficient to constitute approval for that Lot under this 



63 

Section. If a Lot is owned by an entity or trust, the vote of any one officer, trustee, or agent of 
the entity shall be sufficient to constitute approval for that Lot under this Section. No 
amendment shall in any way restrict, limit, or impair any unexpired Declarant rights without the 
express written consent of the Declarant. 

 
ARTICLE X 

MISCELLANEOUS PROVISIONS 
10.1 Waiver. No restriction, condition, obligation, or provision contained in these 

Bylaws shall be deemed to have been abrogated or waived by reason of any failure to enforce 
the same, irrespective of the number of violations or breaches thereof which may occur. 

10.2 Invalidity; Number; Captions. The invalidity of any part of these Bylaws shall 
not impair or affect in any manner the validity, enforceability, or effect of the balance of these 
Bylaws. As used in these Bylaws, the singular shall include the plural, and the plural shall 
include the singular. The masculine and neuter shall each include the masculine, feminine and 
neuter, as the context requires. All captions are intended solely for convenience of reference 
and shall in no way limit any of the provisions of these Bylaws. 

10.3 Conflicts. These Bylaws are intended to comply with the Declaration. In case of 
any irreconcilable conflict, the Declaration shall control over these Bylaws. 

* * * * 
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IN WITNESS WHEREOF, the Declarant has executed and adopted these Bylaws on 
behalf of the Association this ____ day of ________________, 2026. 

 
DECLARANT  
BELLE STREET INVESTMENTS, LLC 
a Utah limited liability company, 
 
Signature:         
 
Name:        

   
      Title:         
 
 
STATE OF UTAH  ) 

) ss. 
COUNTY OF ___________ ) 

On the _____ day of _________________, 2026, _______________________ [Name] 
personally appeared before me, who by me being duly sworn, did say that he/she is an 
authorized representative of Belle Street Investments, LLC, and that the foregoing instrument 
is signed on behalf of said company and executed with all necessary authority. 

     Notary Public: _____________________________ 
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ARTICLES OF INCORPORATION 
OF 

TRIUMPH HOMEOWNERS ASSOCIATION 
A Utah Non-Profit Corporation 

(Pursuant to the provisions of Utah Code § 16-6a-202)  
 

I, the undersigned natural person, being of the age of eighteen years or more, acting 
as Incorporator under the Utah Revised Non-Profit Corporation Act, Utah Code § 16-6a-101 
et seq. (“Nonprofit Act”), adopt the following Articles of Incorporation for such Corporation. 

ARTICLE I 
NAME 

The name of this Corporation is Triumph Homeowners Association (“Corporation”). 
ARTICLE II 
DURATION 

The duration of this Corporation shall be perpetual. 

ARTICLE III 
PURPOSE 

The Corporation is organized exclusively for non-profit purposes, and the specific 
purposes for which the Corporation is organized are to provide for the maintenance, 
preservation, and architectural control of the development located in Eagle Mountain, Utah 
County, State of Utah, known as Triumph as shown on the official plat(s) recorded in the 
office of the Utah County Recorder; collect and disburse the assessments and charges 
provided for in the Declaration and Bylaws; administer, enforce, and carry out the terms, 
covenants, and restrictions of the Declaration and the provisions of the Bylaws; have and to 
exercise any and all powers, rights, and privileges which a corporation organized under the 
Nonprofit Act may now or hereafter have or exercise; and generally provide for and promote 
the health, safety, and welfare of the Corporation’s Members. 

ARTICLE IV 
MEMBERS & VOTING 

The Corporation shall have Members. The Corporation will not issue shares 
evidencing membership. All lot owners in the Project shall be members of the Corporation. 
The terms and conditions of membership and voting will be set forth in the Declaration and 
Bylaws of the Corporation.  
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ARTICLE V 
DIRECTORS 

The affairs of the Corporation shall be managed and governed by a Board of Directors 
composed of the number of Board Members as designated in the Declaration and Bylaws for 
the project. The Board of Directors shall be elected by the Members as more particularly set 
forth in the Declaration and Bylaws. Each Director shall hold office until his/her successor has 
been duly appointed/elected and qualified, or until a Director is removed or resigns as 
provided in the Declaration and Bylaws. The Board of Directors shall exercise such powers 
as are provided by these Articles of Incorporation, the Bylaws, the Declaration, and applicable 
laws of the State of Utah. The Board of Directors shall exercise all powers on behalf of the 
Corporation, except for those powers specifically reserved for the vote of the Members.  

ARTICLE VI 
OFFICERS 

 The Board of Directors is authorized to elect and appoint officers and agents of the 
Corporation as shall be necessary and appropriate. Such officers and agents shall hold office 
until their successors are duly elected or appointed and qualified, or until they are removed 
or they resign. All officers and agents of the Corporation, as between themselves and the 
Corporation, shall have such authority and perform such duties in the management of the 
affairs of the Corporation as may be provided in these Articles of Incorporation, the Bylaws, 
the Declaration, or as may be determined by resolution of the Board of Directors, so long as 
such resolution is not inconsistent with these Articles of Incorporation, the Bylaws, or the 
Declaration.   

 
ARTICLE VII 

CORPORATION POWERS 
The Corporation shall have such powers and authority as are provided by the Nonprofit 

Act and other applicable laws and acts. Specifically, the Corporation shall have power and 
authority to sue or be sued and defend the Corporation’s name; maintain a corporate seal; 
receive gifts, devises, or bequests for personal and real property; to purchase or lease 
personal or real property and to otherwise acquire, hold, improve, use, and possess the same; 
to convey, mortgage, pledge, lease, exchange, transfer, bargain, or otherwise dispose of any 
or all of its property and assets; to secure and acquire loans in the name of the Corporation; 
to conduct its normal and ordinary affairs, transact business, and carry on operations with 
such offices as are necessary; to elect Directors to the Board, and to appoint officers and 
agents of the Corporation and to define their duties, by bylaw or otherwise; to indemnify any 
Director, officer, or agent of the Corporation for expenses actually and necessarily incurred 
in furthering the activities and operations of the Corporation or in defense of any litigation or 
action in which any said Director, officer, or agent is made a party; and to exercise all other 
powers necessary and reasonably convenient to effect any and all of the purposes for which 
the Corporation is now authorized or hereafter may be authorized by the laws of the United 
States and the State of Utah.   
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ARTICLE VIII 
LIMITATIONS ON DISPOSITION OF EARNINGS AND ASSETS 

 The Corporation’s objectives are not for pecuniary profit and no part of the net earnings 
of the Corporation, if any, shall inure to the benefit of any Director, officer, or Member of the 
Corporation or any other individual, and no Director, officer, or Member of the Corporation or 
any private individual shall be entitled to share in the distribution of any of the corporate assets 
on dissolution or liquidation of the Corporation. Notwithstanding any other provision of these 
Articles of Incorporation to the contrary, the Corporation shall not carry on any other activities 
not permitted to be carried on by a corporation exempt from federal income taxes under 
Section 501(c) of the Internal Revenue Code.   

 
ARTICLE IX 

BYLAWS 
Provisions for managing the business and regulating the affairs of the Corporation 

shall be set forth in the Declaration and/or Bylaws recorded against each lot in the project in 
the office of the Utah County Recorder. The Declaration and Bylaws may be amended from 
time to time pursuant to the terms therein. 

 
ARTICLE X 

DISSOLUTION 
 The Corporation may be dissolved only upon the termination of the Declaration in 
accordance with the terms thereof and with the assent given in writing and signed by 
Members holding not less than sixty-seven percent (67%) of the voting interests of the 
Corporation, or as otherwise required by law. Upon dissolution, the assets of the Association 
shall be divided among all the Members as provided in the Declaration or otherwise required 
by law. 

ARTICLE XI 
LIABILITY 

The Board, Directors, officers, employees, and Members of this Corporation shall not 
be liable, either jointly or severally, for any obligation, indebtedness, or charge against the 
Corporation to the maximum extent allowed by and consistent with the terms of the Nonprofit 
Act, specifically §16-6a-823. This provision shall apply to former Directors, officers, 
employees, and Members.   

ARTICLE XII 
INDEMNITY OF DIRECTORS AND OFFICERS AND COMMITTEE MEMBERS 
The Corporation shall indemnify its Directors and officers and committee members, or 

former Directors and officers and committee members against all expenses, claims, and 
losses to the maximum extent permitted by law, and shall advance expenses incurred by 
such Directors, officers, and committee members, as referenced in §16-16a-904 of the 
Nonprofit Act, as the same may be amended from time to time, to the maximum extent 
permitted by law.  Such indemnification shall not be deemed exclusive of any or all other 
rights to which those indemnified may be entitled, under the Declaration or Bylaws, or other 
law, agreement, vote, or otherwise. 
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ARTICLE XIII 

INCORPORATOR 
The name and address of the Incorporator is: 

Scot Hazard 
3688 E Campus Drive, Ste 100 

Eagle Mountain, UT 84005 
 

ARTICLE XIV 
REGISTERED OFFICE AND AGENT 

The Corporation’s Registered Agent and the address of the Corporation’s registered 
office shall be: 

Scot Hazard 
3688 E Campus Drive, Ste 100 

Eagle Mountain, UT 84005 
 

Such office may be changed at any time by the Board of Directors without amendment 
to these Articles of Incorporation. 
 

ARTICLE XV 
PRINCIPAL ADDRESS 

 The Corporation’s principal address shall be:  
3688 E Campus Drive, Ste 100 

Eagle Mountain, UT 84005 
 

ARTICLE XVI 
MISCELLANEOUS 

1. Amendment. Amendments to these Articles must be authorized and approved by at 
least sixty-seven percent (67%) of the voting interests of the Corporation. Any amendment 
so authorized and approved shall be accomplished in conformity with the Nonprofit Act and 
other applicable laws.   
 
2. Interpretation. The captions preceding the various portions of these Articles are for 
convenience and shall in no way affect the manner in which any provision hereof is construed. 
Whenever the context so requires, the singular shall include the plural, the plural shall include 
the singular, the whole shall include any part thereof, and any gender shall include both 
genders. The invalidity or unenforceability of any provision contained in these Articles shall 
not affect the validity or enforceability of the remainder hereof.  These Articles should be read 
in light of the provisions of the Declaration and construed so as to effect the purposes of both 
instruments. In the event of a conflict between the provisions of these Articles and the 
provisions of the Declaration, the provisions of the Declaration shall prevail. 
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ARTICLE XVII 
CERTIFICATION 

In Witness Whereof, Scot Hazard has executed these Articles of Incorporation on 
behalf of the Corporation this ____ day of _____________, 2026 and says: 
 

I am authorized to execute these Articles, which I have read and know 
of the contents thereof, and that the same are true to the best of my knowledge 
and belief.  

 
 
        
Scot Hazard  
Incorporator 

 



When Recorded Mail To: 
EAGLE MOUNTAIN CITY COMMUNITY  
Attention:______________________ 
[Address Line 1] 
[Address Line 2. 

 
Space Above This Line for Recorder’s Use Only 

 
DEED RESTRICTION AND AFFORDABILITY COVENANT 

This DEED RESTRICTION AND AFFORDABILITY COVENANT (this “Deed Restriction”) is 
made as of [EFFECTIVE DATE], by and between EAGLE MOUNTAIN CITY, a Utah municipal 
corporation (“City”); and Belle Street Partners LLC a Limited Liability Company (“Developer”) 
and Developer’s successors and assigns. Developer is the owner of the following described 
property, situated in Utah County, State of Utah, more particularly described as: 
Legal Description:  
Parcel Numbers: 
Together with all building, fixtures and improvements thereon and all water rights, rights of way, 
easements, rents, issues, profits, income, tenements, hereditaments, privileges and 
appurtenances thereunto belonging, now or hereafter used or enjoyed with said property, or any 
part thereof (the “Property”). 

RECITALS 
A. Developer intends to develop the Property for the purpose of selling to eligible low- to 
moderate-income homebuyers who will occupy the Property as the buyer’s principal residence, 
all subject to this Deed Restriction (“Affordable Housing Project”). 
B. In order to promote long-term affordable homeownership opportunities for low- to 
moderate-income households within Eagle Mountain City, the City has agreed to provide, at or 
in connection with the Affordable Housing Project, certain exceptions to the ordinance and other 
assistance, as more fully addressed in that Master Development Agreement dated June 2026 
by and between Developer and the City. 
C. As a material condition of the City’s approval of the Affordable Housing Project (a) this 
Deed Restriction will be recorded against the Property while Developer is the owner and before 
the Property is conveyed to the Initial Homebuyer; and (b) the Property will be owned and 
occupied as an owner-occupied principal residence in perpetuity, subject only to the limited 
exceptions in this Deed Restriction. 
D. The Parties intend that this Deed Restriction constitute a covenant running with the land 
and be binding upon Developer, the Initial Homebuyer, and all subsequent Owners and their 
successors and assigns for the benefit of Eagle Mountain City. 
NOW, THEREFORE, in consideration of the mutual covenants contained herein, the receipt and 
sufficiency of which are acknowledged, the Parties agree as follows: 

ARTICLE I. DEFINITIONS 
1.01 “Affordable Purchase Price Cap” means, for any proposed Transfer, the maximum 
allowable purchase price for the Property, determined by the City at the time of the Transfer 
pursuant to Section 3.06, based on then-current AMI and HUD Income Limits. 
1.01 “Area Median Income” or “AMI” means the median family income for the Salt Lake 



City, UT HUD Metro FMR Area (or such other HUD-defined area that includes Eagle Mountain 
City) as published and updated from time to time by the United States Department of Housing 
and Urban Development (“HUD”), or any successor governmental agency that assumes HUD’s 
responsibilities with respect to establishing area median income. 

1.02 “City” means Eagle Mountain City, a Utah municipal corporation, and, where the 
context requires, includes its elected and appointed officials, officers, employees, agents, and 
any designees, contractors, or representatives authorized by the City to act on its behalf 
pursuant to this Deed Restriction.  
1.03 “Developer” means Belle Street Partners LLC and its successors and assigns in such 
capacity prior to the first Transfer of the Property to an Initial Homebuyer. 
1.04 “Initial Homebuyer” means the first LMI Home Buyer who acquires fee simple title to 
the Property from Developer for owner-occupancy. 
1.05 “HUD Income Limits” means the income limits published and periodically updated by 
HUD for households of varying sizes, expressed as a percentage of AMI for the applicable 
HUD-defined area that includes Eagle Mountain City. 
1.06 “Household Income” means the combined gross annual income, from all sources 
reportable for federal income tax purposes, of all members of the household who will occupy the 
Property as their primary residence, as reasonably determined by the City based on 
documentation submitted by the household, consistent with then-current HUD income 
verification standards. 
1.07  “LMI Home Buyer” means a natural person or household that: (a) intends to acquire 
fee simple title to the Property and occupy the Property as its principal residence; and (b) has a 
Household Income, as of the date of the binding purchase and sale agreement for the Property, 
that does not exceed eighty percent (80%) of the HUD Income Limits (i.e., ≤ 80% of AMI, 
adjusted for household size) for the applicable HUD-defined area that includes Eagle Mountain 
City.  

1.08 “Resale Multiple” means 3.25, or such other factor as may be established by the City 
pursuant to this Deed Restriction, which is multiplied by the then-current AMI for a two-person 
household (as determined by the City, regardless of actual household size) to determine the 
Affordable Purchase Price Cap. 
1.09 “Owner” means, collectively, the Initial Homebuyer and each subsequent person or 
persons who acquire fee simple title to the Property subject to this Deed Restriction, excluding 
Developer. 
1.10 “Original Purchase Price” means the price of the Property when first sold by Developer to an 
LMI Home Buyer. 

1.11 “Qualified Transferee” means an LMI Home Buyer meeting the requirements of an LMI 
Home Buyer as defined in section 1.07 above and the affordability requirements of this Deed 
Restriction, in accordance with Article IV, as well as any additional verification of such 
requirements as may be required by the Developer for the initial homebuyer or the City in their 
discretion for any purchaser. 

ARTICLE II. USE AND OCCUPANCY 
2.01 Perpetual Owner-Occupancy Requirement. Except as expressly permitted in Section 
2.03, the Property must at all times be owned and occupied by at least one natural person 
Owner as his or her principal residence. The Property must be owner occupied and may not be 



held or used primarily as a rental, investment, or vacation property, and may not be leased or 
rented in its entirety to third parties. 
2.02 Principal Residence Standard. For purposes of this Deed Restriction, “principal 
residence” means the dwelling where the Owner resides for the majority of the calendar year 
and which is the address used for federal income tax, driver’s license, voter registration, and 
similar purposes, subject to temporary absences permitted under this Section. 
2.03 Limited Exceptions to Owner-Occupancy. The following temporary exceptions to 
continuous owner-occupancy are permitted, provided that: (i) the Owner gives prior written 
notice to the City (or, where prior notice is not feasible, prompt notice thereafter); (ii) any lease 
or occupancy arrangement complies with this Section 2.03; and (iii) the Property remains 
subject to this Deed Restriction and will be re-occupied by an Owner as the Owner’s principal 
residence as soon as reasonably practicable after the exception period ends: 

(a) Military Service or Deployment. A temporary absence due to active-duty 
service, mobilization, or deployment of the Owner (or the Owner’s spouse) in the 
United States Armed Forces, including the National Guard or Reserve 
components, consistent with protections afforded under the Servicemembers 
Civil Relief Act, 50 U.S.C. § 3901 et seq., and applicable Utah law. During any 
such period, the Property may be leased on a temporary basis, provided that the 
lease term does not exceed the period of deployment or active duty orders plus a 
reasonable period (not to exceed six (6) months) for reintegration and return; and 
the Owner intends, in good faith, to return and re-occupy the Property as a 
principal residence upon completion of the military service or deployment.  

(b) Temporary Employment Relocation or Hardship. A temporary absence due to 
a short-term employment relocation, medical treatment, caregiving responsibility, 
or other hardship approved in writing by the City. Any such approval may be 
conditioned on reasonable limits on the duration of non-occupancy and on 
leasing terms. 

(c) Death or Incapacity. A reasonable period following the death or incapacity of an 
Owner during which the Owner’s estate, surviving spouse, or heirs may 
administer the estate, determine future occupancy, or sell the Property in 
compliance with this Deed Restriction. 

2.04 Penalty for Unauthorized Leasing. Any lease, rental, or occupancy of the property in 
violation of this Article 3, including, without limitation, any leasing outside a permitted exception 
under Section 2.03 or any lease that fails to comply with the terms and conditions, shall 
constitute a material violation of this Article. In addition to any other rights or remedies available 
to the facility at law, an equity owner shall be subject to a civil penalty of two hundred fifty 
dollars ($250) per day for each day. The violation continues commencing on the first day of the 
unauthorized leasing or occupancy and continuing until the violation is cured to the City’s 
satisfaction. The penalties provided in this section are intended to be cumulative and shall not 
limit the city's right to seek conjunctive relief, specific performance, recovery of attorneys' costs, 
or any other remedy authorized under the speed restriction or applicable law. 
2.05 Leasing During Exceptions. During any permitted non-occupancy period under 
Section 2.03 the Property may be leased only under a written lease with a term of not less than 
thirty (30) days (i.e., no short-term or nightly rentals) and no more than six (6) months of the 
exception period. Nothing in this Section waives or modifies the requirement that any 
subsequent Transfer of fee title must comply with the LMI and affordability requirements of this 
Deed Restriction. 



ARTICLE III.  TRANSFER RESTRICTIONS AND AFFORDABLE PRICE CAP 
3.01 Restriction on Transfer. Owner will not sell, convey, assign, transfer, or otherwise 
dispose of any fee simple interest in the Property (each, a “Transfer”) to any person or entity 
other than a Qualified Transferee, except: (a) upon prior written waiver or modification approved 
by the City under Article V; or (b) as otherwise expressly permitted by this Deed Restriction or 
by applicable law. 
3.02 City Approval of Transferee. Prior to any Transfer (other than a Transfer exempt under 
Section 3.04), the prospective purchaser shall: (a) provide all information and documentation 
reasonably required by the City, or their appointed representative, to determine whether the 
purchaser qualifies as an LMI Home Buyer and whether the proposed purchase price complies 
with the Affordable Purchase Price Cap; and (b) submit such information to the City for review 
and written approval. The City will use commercially reasonable efforts to complete its review 
and respond within 20 business days after receipt of a complete submission. 
3.03 Condition Precedent to Transfer. No Transfer (other than a Transfer permitted under 
Section 3.04) will be effective unless and until: (a) the City has issued written confirmation that 
the proposed purchaser is a Qualified Transferee; (b) the proposed purchase price does not 
exceed the Affordable Purchase Price Cap determined by the City for that Transfer; and (c) by 
acceptance of ownership of the Property, the new purchaser agrees to be bound by this Deed 
Restriction as an “Owner” hereunder, including the owner-occupancy requirement. 
3.04 Permitted Transfers Without Income Qualification. The following Transfers are 
permitted without the transferee being an LMI Home Buyer, provided that this Deed Restriction 
remains in full force and effect and the transferee takes title subject to this Deed Restriction: (a) 
Transfer to a surviving joint tenant upon the death of a joint tenant; (b) Transfer by devise, 
descent, or operation of law on the death of an Owner; (c) Transfer to a spouse or domestic 
partner as part of a divorce or separation settlement; or (d) Transfer to a revocable living trust or 
similar estate-planning vehicle where the beneficiary/ies are the Owner or members of the 
Owner’s household and the Property continues to be used as a principal residence. In each 
case, the restrictions in this Deed Restriction, including the requirements for any subsequent 
voluntary sale or conveyance to a third-party purchaser to be both (i) to a Qualified Transferee 
and (ii) at or below the Affordable Purchase Price Cap (unless waived by the City under Article 
V), will remain in effect and bind the transferee. 
3.05 Void Transfers. Any Transfer in violation of this Deed Restriction or without required 
City approval will be null and voidable at the option of the City and will constitute a default under 
this Deed Restriction. 
3.06 Affordable Purchase Price Cap – AMI-Based Formula. For purposes of this Deed 
Restriction, the Affordable Purchase Price Cap for any Transfer shall be equal to the product of 
(a) the Resale Multiple, and (b) the then-current Area Median Income (“AMI”) for a two-person 
household for the applicable area, as determined by the City in accordance with then-current 
HUD data, regardless of the actual household size of the proposed purchaser. If the Affordable 
Purchase Price Cap calculated pursuant to this Section would result in an amount that is less 
than the purchase price at which the Property was most recently sold to an LMI Home Buyer in 
compliance with this Deed Restriction, then the Affordable Purchase Price Cap shall instead be 
equal to such prior purchase price. The Affordable Purchase Price Cap shall apply to each 
Transfer and shall automatically adjust upon any change to the applicable AMI. The Affordable 
Purchase Price Cap is intended to ensure that the Property remains affordable to LMI Home 
Buyers and shall not be increased or otherwise adjusted based on increased room count, 
improvements, or other changes to the Property. 
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3.06 Changes to the Affordable Purchase Price Cap.  At any time following completion 
of the Affordable Housing Project, as reasonably determined by the City, the City may adjust the 
Resale Multiple applicable to the Property in its discretion. Any such adjustment shall be made 
in a manner intended to maintain consistency across the Affordable Housing Project and to 
further the City’s affordable housing objectives, consistent with the purposes of this Deed 
Restriction. The City’s determination of the applicable Resale Multiple shall be evidenced by a 
recorded instrument or by a written policy applicable to the Affordable Housing Project. If the 
application of the adjusted Resale Multiple would result in an Affordable Purchase Price Cap 
that is less than the purchase price at which the Property was most recently sold to an LMI 
Home Buyer in compliance with this Deed Restriction, then the Affordable Purchase Price Cap 
shall instead be equal to such prior purchase price 
3.07 Owner’s Waivers and Acknowledgements. By accepting title to the Property, Owner 
acknowledges and agrees that the Property is subject to this Deed Restriction, including the 
Affordable Purchase Price Cap and Transfer restrictions contained herein, which are material 
conditions of the City’s approval of the Affordable Housing Project. Owner acknowledges that 
the Affordable Purchase Price Cap may be less than the fair market value of the Property at the 
time of Transfer and accepts this limitation as part of the consideration for acquiring the 
Property. Owner further agrees that any improvements, renovations, additions, landscaping, or 
other expenditures made to the Property are undertaken voluntarily and at Owner’s sole risk 
and expense and will not increase or otherwise affect the Affordable Purchase Price Cap. TO 
THE FULLEST EXTENT PERMITTED BY LAW, OWNER HEREBY WAIVES AND RELEASES 
ANY AND ALL CLAIMS AGAINST THE CITY AND DEVELOPER ARISING FROM OR 
RELATING TO THE RESTRICTIONS CONTAINED IN THIS DEED RESTRICTION, 
INCLUDING WITHOUT LIMITATION ANY CLAIM FOR UNJUST ENRICHMENT, QUANTUM 
MERUIT, REIMBURSEMENT FOR IMPROVEMENTS OR EXPENDITURES MADE TO THE 
PROPERTY, EQUITABLE ADJUSTMENT, EQUITABLE LIEN, WASTE, INVERSE 
CONDEMNATION OR REGULATORY TAKING, DAMAGES OR COMPENSATION BASED ON 
THE DIFFERENCE BETWEEN THE AFFORDABLE PURCHASE PRICE CAP AND THE FAIR 
MARKET VALUE OF THE PROPERTY, OR ANY OTHER LEGAL OR EQUITABLE CLAIM 
SEEKING TO INVALIDATE, MODIFY, OR OBTAIN COMPENSATION IN CONNECTION WITH 
THE RESTRICTIONS IMPOSED BY THIS DEED RESTRICTION. 

ARTICLE IV. WAIVER, MODIFICATION, AND TERMINATION OF RESTRICTIONS 
4.01 City’s Discretionary Waiver. The requirement in Article IV that the Property be sold 
only to an LMI Home Buyer at or below the Affordable Purchase Price Cap may be waived or 
modified only by a written instrument executed by the City and recorded in the real property 
records of Utah County, Utah. 
4.02 Basis for Waiver. The City may, in its sole and absolute discretion, grant a waiver or 
modification of the LMI Home Buyer and/or Affordable Purchase Price Cap requirements if the 
City finds, based on reasonable evidence in the record, that: (a) enforcing such requirements 
has become impracticable due to market conditions, changes in applicable funding or housing 
programs, or other substantial changes that materially undermine the feasibility of continued 
enforcement; (b) enforcing such requirements has become impossible, including as a result of 
destruction of the Property without feasible means of reconstruction consistent with applicable 
laws and programs; or (c) enforcing such requirements has become illegal or is prohibited, 
preempted, or rendered unenforceable by applicable federal, state, or local law, regulation, or 
court decision. 
4.03 Joint Termination or Vacation of Deed Restriction. At any time in the future, the City 
and the then-current Owner may mutually agree to terminate or vacate this Deed Restriction, in 



whole or in part, by executing and recording in the real property records of Utah County, Utah, a 
written “Release and Termination of Deed Restriction” (or similar instrument) identifying this 
Deed Restriction and the Property. Upon such recording, this Deed Restriction (or the 
terminated portion thereof, as specified in the instrument) will be of no further force or effect as 
to the Property, and the Property will thereafter be free and clear of the terminated covenants, 
conditions, and restrictions. Any such termination may be conditioned on such terms as the City 
deems appropriate to further affordable housing objectives, to the extent permitted by law. 
4.04 Conditions to Waiver or Termination. Any waiver, modification, or termination under 
this Article V may include such terms and conditions as the City reasonably determines are 
necessary or desirable to protect the public interest and the intent of the City’s affordable 
housing programs. 

ARTICLE V. TERM; COVENANT RUNNING WITH THE LAND 
5.01 Perpetual Term. This Deed Restriction will commence on the date it is recorded in the 
real property records and, except as expressly modified or released of record under Article V, 
will remain in full force and effect in perpetuity. 
5.02 Covenant Running with the Land. The Parties intend and agree that the covenants, 
conditions, and restrictions set forth in this Deed Restriction are covenants running with the land 
and will burden and benefit the Property; and that this Deed Restriction will be binding upon and 
enforceable against Owner and all subsequent owners, grantees, heirs, successors, and 
assigns, and will inure to the benefit of the City and its successors and assigns. 
5.03 Notice to Subsequent Owners. Owner will provide a copy of this Deed Restriction to 
any prospective purchaser and will cause any real estate listing or sales contract to disclose that 
the Property is subject to this Deed Restriction, including the owner-occupancy requirement, 
LMI Home Buyer requirement, and Affordable Purchase Price Cap. 
 

ARTICLE VI. ENFORCEMENT; REMEDIES 
6.01 City’s Right to Enforce. The City is an intended beneficiary of this Deed Restriction and 
will have the right, but not the obligation, to enforce the terms of this Deed Restriction by any 
legal or equitable means available. 
6.02 Delegation of Enforcement Authority. The City, by written agreement, may delegate 
any powers or duties under this Deed Restriction to one or more agents, contractors, or third 
parties (each, a “Managing Agent”) including without limitation a government agency, 
administrative staff, homeowners association, or similar entity. The City may delegate such 
powers and duties to a Managing Agent as the City deems appropriate, including monitoring 
compliance, receiving notices, conducting inspections, issuing compliance determinations, and 
pursuing enforcement actions consistent with this Deed Restriction; provided, however, that the 
City shall retain ultimate authority with respect to interpretation, waiver, modification, 
termination, and settlement of claims under this Deed Restriction. Any delegation of authority 
may be revoked by the City at any time, with or without cause. Any Managing Agent appointed 
by the City shall serve at the City’s pleasure and pursuant to a written agreement that may 
include reasonable term limits, termination provisions, and standards of performance as 
determined by the City. 
6.03 Equitable Relief. Owner acknowledges that a violation of this Deed Restriction may 
cause irreparable harm to the City and to the public interests in preserving affordable housing, 
for which money damages may be inadequate. Accordingly, in the event of any actual or 
threatened breach, the City will be entitled to seek temporary, preliminary, and permanent 



injunctive relief; specific performance; and any other equitable relief a court of competent 
jurisdiction deems appropriate, without the necessity of posting a bond or proving actual 
monetary damages, to the maximum extent permitted by law. 
6.04 Other Remedies. In addition to equitable relief, the City may pursue any other remedies 
available at law or in equity, which may include, where permitted by law and applicable program 
rules; an action to void or unwind an unauthorized Transfer; recovery of any economic benefit 
unfairly obtained by an Owner through an unauthorized Transfer, including any portion of the 
sale proceeds attributable to a purchase price in excess of the Affordable Purchase Price Cap; 
and reasonable attorneys’ fees and costs incurred in enforcing this Deed Restriction, if and to 
the extent awarded by a court of competent jurisdiction. 
6.05 No Personal Liability of City Officials. No elected official, officer, employee, or agent 
of the City will be personally liable under or in connection with this Deed Restriction. 

ARTICLE VII. SUBORDINATION; LIENS 
7.01 Subordination to Purchase-Money Mortgage. The City may, but is not obligated to, 
subordinate this Deed Restriction in whole or in part to a bona fide first-priority purchase-money 
deed of trust or mortgage granted by Owner to an institutional lender for the purpose of 
acquiring the Property. Any subordination will be effective only if set forth in a separate written 
and recorded instrument executed by the City. 
7.02 Foreclosure Exception. Notwithstanding anything in this Deed Restriction to the 
contrary, if this Deed Restriction is expressly subordinated to a recorded deed of trust or 
mortgage, the Affordable Purchase Price Cap shall not apply to a Transfer of the Property to the 
holder of such deed of trust or transfer through foreclosure or deed in lie of foreclosure. 
However, this Agreement shall not be extinguished by such foreclosure or deed in lieu. Any 
subsequent owner of the Property after the lender, including any purchaser who acquires the 
Property through a foreclosure sale, shall take title subject to and be bound by the resale 
provisions of this Deed Restriction, including the Affordable Purchase Price Cap. THIS 
AGREEMENT SHALL SURVIVE FORCLOSURE AND SHALL SERVE AS RECORD NOTICE 
OF THE CONTINUING APPLICABILITY OF THIS DEED RESTRICTION TO ALL 
SUBSEQUENT OWERS OF THE PROPERTY.   

ARTICLE VIII. MISCELLANEOUS 
8.01 Governing Law. This Deed Restriction will be governed by and construed in 
accordance with the laws of the State of Utah, without regard to conflict-of-law principles. 
8.02 Recording. This Deed Restriction will be recorded in the real property records of Utah 
County, Utah, at or promptly after the closing of Owner’s purchase of the Property. All 
covenants contained herein will become effective as of the date of such recording. 
8.03 Severability. If any provision of this Deed Restriction is determined by a court of 
competent jurisdiction to be invalid, illegal, or unenforceable, the remaining provisions will 
remain in full force and effect, and the Parties agree to negotiate in good faith to replace any 
such invalid, illegal, or unenforceable provision with a valid, legal, and enforceable provision that 
most closely reflects the Parties’ original intent and the public purposes of this Deed Restriction. 
8.04 No waiver of any breach or default hereunder will be implied from any omission by the 
City to take action on account of such breach or default, and no express waiver will affect any 
breach or default other than the breach or default specified in such waiver or impair any right or 
remedy in respect of any other breach or default. 
8.05 This Deed Restriction may be amended or terminated only by a written instrument 



executed by the City and the then-current owner(s) of the Property and recorded in the real 
property records of Utah County, Utah. 
8.06 Any notice required or permitted under this Deed Restriction will be in writing and will be 
deemed given when (a) delivered personally; (b) sent by nationally recognized overnight 
courier; or (c) deposited in the United States mail, certified or registered, postage prepaid, return 
receipt requested, addressed as follows (or to such other address as a Party may designate by 
notice): 

If to City: 
Eagle Mountain City 
Attn: [TITLE] 
[ADDRESS LINE 1] 
[ADDRESS LINE 2] 
If to Owner: 
To the address of the Property, or such other address as Owner may designate in 
writing to the City. 

8.07 Counterparts; Electronic Signatures. This Deed Restriction may be executed in 
counterparts, each of which will be deemed an original, and all of which together will constitute 
one and the same instrument. Signatures delivered by electronic or digital means will be 
deemed original signatures for all purposes to the extent permitted by applicable law. 

IN WITNESS WHEREOF, the Parties have executed this Deed Restriction as of the date first written 
above. 

CITY: 
EAGLE MOUNTAIN CITY, 
a Utah municipal corporation 

By: _________________________________ 
Name: [NAME] 
Title: [TITLE] 

STATE OF UTAH    ) 
:SS 
COUNTY OF UTAH ) 
 
On the   day of _________, 20__ personally appeared before me _______________, the signer of the 
within instrument, who duly acknowledged to me that he executed the same. 
 
 
              
Notary Public 
 

DEVELOPER: 
[NAME], 
[ENTITY INFORMATION] 

By: _________________________________ 
Name: [NAME] 
Title: [TITLE] 



STATE OF UTAH    ) 
:SS 
COUNTY OF UTAH ) 
 
On the   day of _________, 20__ personally appeared before me _______________, the signer of the 
within instrument, who duly acknowledged to me that he executed the same. 
 
 
              
Notary Public 
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COMMISSION MEMBERS PRESENT: Commissioners Jason Allen, Brent Strong, Bryan Free, Chad DeCoursey, 
and Alternate Commissioner Laura Jensen.  
 
CITY STAFF PRESENT: Brandon Larsen, Community Development Director; Marcus Draper, City Attorney; 
Robert Hobbs, Senior Planner; Steven Lehmitz, Planner; and Megan Green, Planning Secretary.  
 
5:30 P.M. – Eagle Mountain City Planning Commission Work Session 
 
Commissioner Strong called the meeting to order at 5:30 p.m. 
 
1.             Discussion Items 
  

1.A.  TRAINING – Highest and Best Use Analysis 
• Commissioner Bryan Free presented the Highest and Best Use Training and emphasized its 

relevance to appraisers and developers. 
• Commissioner Free explained that the process of making decisions about zoning changes is 

described as a highest and best use analysis. 
• Examples were given, such as changing agricultural land to the Foothill Residential Zone or zoning 

for commercial hubs. 
• The importance of understanding the highest and best use of property was highlighted, including 

the potential for schools, Smith’s Marketplace, or more homes. 
• Commissioner Free defined Highest and Best Use as the reasonably probable use of a property that 

is legally permissible, physically possible, financially feasible, and results in the highest value. 
• Case studies and examples were shown to the Commissioners.  

  
 
 1.B. Agenda Review 

• Brandon Larsen provided an overview of the Annexation Policy Plan, explaining its purpose and 
the process of updating it. 

• The plan includes areas for access to Utah Lake, energy and transportation corridors, and strategic 
resources. 

• The importance of considering the boundaries of special service districts and the efficient delivery 
of services was highlighted. 

• Brandon Larsen outlined the steps for the public hearing and the recommendation process for the 
plan. 

• The proposed changes to the Annexation Policy Plan, focusing on Area Seven, were presented. 
 
Commissioner Strong adjourned the work session at 6:30 p.m. 
 
6:30 P.M. – Eagle Mountain City Planning Commission Policy Session 
 
2.             Commissioner Strong called the policy session to order at 6:32 p.m.  
 
3. Pledge of Allegiance 
 
 Commissioner Strong led the Pledge of Allegiance.  
 
4. Declaration of Conflicts of Interest 
 
None.  
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5. Approval of Meeting Minutes 
 

5.A.  
 
 
 
 
 
 
 
 
 
MOTION:  Commissioner Allen moved to approve the minutes of June 9, 2026, Planning Commission 

meeting. Commissioner Free seconded the motion.  
 Jason Allen Yes  
 Bryan Free Yes  
 Rod Hess Excused  
 Brent Strong Yes  
 Chad DeCoursey Yes  
 Laura Jensen Yes  
The motion passed with a unanimous vote. 

 
6.              Status Report 
 
Community Development Director Brandon Larsen reviewed the planning items discussed and voted upon during the 
City Council meeting on June 16, 2026. 
 
7.             Action and Advisory Items 
 
                7.A.        Annexation Policy Plan 
 
Presentation Summary: Community Development Director, Brandon Larsen, presented the Annexation Policy Plan. 
Eagle Mountain City is proposing an updated annexation policy plan. The plan identifies seven (7) areas of 
unincorporated Utah County that Eagle Mountain City would potentially consider for annexation. The document 
contains a map of these areas in relation to the current city boundaries. A series of criteria and considerations are 
included in the document to facilitate analysis and decision-making for annexation proposals. Staff recommended 
approval of the proposed Annexation Policy Plan to the Council. 
 
Discussion summary:  

• Brandon Larsen briefly reviewed many of the points discussed in the Work Session regarding the 
Annexation Policy Plan.  

 
Commissioner Strong opened the public hearing at 7:00 p.m. As there were no comments, he closed the hearing at 
7:01 p.m. 
 
MOTION:  Commissioner Allen moved to recommend approval to the City Council of Item 7.A., 

Annexation Policy Plan. Commissioner DeCoursey seconded the motion.  
 Jason Allen Yes  
 Bryan Free Yes  
 Rod Hess Excused  
 Brent Strong Yes  
 Chad DeCoursey Yes  
 Laura Jensen Yes  
The motion passed with a unanimous vote. 
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7.B. Triumph Master Development Agreement 2nd Amendment 
 
Presentation summary: Senior Planner, Robert Hobbs, explained the Development Agreement Amendment with 
Eagle Mountain City, Utah, and the Triumph Master Plan. The amendment includes four different pods, each about 
four and a half acres in size, aimed at affordable housing. The proposal includes smaller road widths, reduced lot sizes, 
and the foregoing of park space to keep costs down. 
 
Applicant’s statements summary: Colby Webb, the Real Estate Group representative, explained the pilot program 
aimed at creating attainable housing for older and younger community members. Webb described the proposed homes, 
including single-family detached units with three to four bedrooms and unfinished basements. The homes will be 
priced around $350,000, including appliances, blinds, landscaping, and fencing. The proposal includes deed 
restrictions to ensure affordability, such as no rentals and a purchase price cap tied to the average median income. 
 
Discussion summary:  

• Jason Allen and other commissioners asked questions about parking, road widths, and the impact 
on utilities and water. 

• Scot Hazard, the developer, explained the road widths and snow removal plans, emphasizing the 
need for smaller roads to keep costs down. 

• Commissioners discussed the potential impact on the community, including the need for visitor 
parking and the benefits of mixed demographics in the neighborhood. 

• Commissioners emphasized that they believe this will help people feel invested in the Community.  
• The Commissioners discussed the importance of balancing affordability with community needs and 

the potential for future adjustments based on the success of the pilot project. 
 
Commissioner Strong opened the public hearing at 7:39 p.m. As there were no comments, he closed the hearing. 
 

 
MOTION:  Commissioner Allen moved to recommend approval to the City Council of Item 7.B., Triumph 

Master Development Agreement 2nd Amendment. Commissioner Free seconded the motion.  
 Jason Allen Yes  
 Bryan Free Yes  
 Rod Hess Excused  
 Brent Strong Yes  
 Chad DeCoursey Yes  
 Laura Jensen Yes  
The motion passed with a unanimous vote. 

 
7.C. EMMC 17.75.052 - Accessory Recreation Buildings 

 
Presentation Summary Points: Planner, Steven Lehmitz, presented the proposed amendment for Accessory 
Recreation Buildings. Staff were asked to draft a code amendment that establishes "special use" standards for 
recreation buildings that are an accessory use to religious or cultural meeting halls. The amendment allows for up to 
five feet more height than the current zoning limit, with criteria for necessary use and visual impact. 
 
Applicant’s Statement Summary: Jacob Baker was the applicant for the chapel extension that could also be used as 
a recreational building. He explained that Council Member Wood preferred to see a code amendment over a variance. 
It was suggested that Jacob investigate what the gym heights were on the middle schools and high schools in the area. 
Jacob provided the information to the Planning Commission.  
 
Discussion summary points: 

• The Commissioners discussed the potential for future applications and the importance of 
maintaining visual aesthetics. 

• Jason Allen expressed support for the code amendment, noting the flexibility it provides for the City 
to assess visual impact. 
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• The Commissioners discussed the potential for future applications and the importance of balancing 
flexibility with clear standards. 

 
Commissioner Strong opened the public hearing at 8:02 p.m. As there were no comments, he closed the hearing at 
8:03 p.m. 
 
MOTION:  Commissioner Free moved to recommend approval to the City Council of Item 7.C., EMMC 

17.75.052 – Accessory Recreation Buildings. Commissioner Allen seconded the motion.  
 Jason Allen Yes  
 Bryan Free Yes  
 Rod Hess Excused  
 Brent Strong No  
 Chad DeCoursey Yes  
 Laura Jensen Yes  
The motion passed with a 4 to 1 vote. 

 
7.D. EMMC 17.10.030, 17.80.120, and 17.160 - Seasonal and Political Signs 

 
Presentation Summary Points: Planner, Steven Lehmitz, presented the proposed amendment for Seasonal and 
Political Signs. The passing of H.B. 33 during the State's 2026 General Legislative Session requires the City to amend 
its Code relating to political signs, mainly to allow political signs in park strips, to identify where removed political 
signs will be safeguarded after disposal, and when the signs may be disposed of. The Code is also being amended to 
allow and provide standards for seasonal use signs. 
 
Discussion summary points: 

• The Commissioners discussed the importance of clear standards and the potential impact on 
community signage. 

• Commissioners expressed support for the code amendment, noting the clarity it provides for political 
and seasonal signs. 

 
Commissioner Strong opened the public hearing at 8:15 p.m. As there were no comments, he closed the hearing at 
8:16 p.m. 
 
MOTION:  Commissioner DeCoursey moved to recommend approval to the City Council of Item 7.D., 

EMMC 17.10.030, 17.80.120, 17.160 – Seasonal Political Signs with the correction of a small 
clerical error. Commissioner Jensen seconded the motion.  

 Jason Allen Yes  
 Bryan Free Yes  
 Rod Hess Excused  
 Brent Strong Yes  
 Chad DeCoursey Yes  
 Laura Jensen Yes  
The motion passed with a unanimous vote. 

 
7.E. EMMC 16.20, 16.25, and 17.100 – Cost Estimate 

 
Presentation Summary Points: Brandon Larsen presented the Cost Estimate code amendment. He explained the 
proposed code amendment to require cost estimates for preliminary andfinal plats and site plans. The amendment aims 
to improve the development process and ensure public infrastructure costs are considered upfront. 
 
Discussion summary points: 

• The Commissioners discussed the importance of clear requirements and the potential impact on 
development applications. 

• All Commissioners were in favor of the code amendment.  
 
Commissioner Strong opened the public hearing at 8:24 p.m. As there were no comments, he closed the hearing. 
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MOTION:  Commissioner Free moved to recommend approval to the City Council of Item 7.E., EMMC 

16.20, 16.25, 17.100 – Cost Estimate. Commissioner Allen seconded the motion.  
 Jason Allen Yes  
 Bryan Free Yes  
 Rod Hess Excused  
 Brent Strong Yes  
 Chad DeCoursey Yes  
 Laura Jensen Yes  
The motion passed with a unanimous vote. 

 
 
5. Next Scheduled Meeting  
 
The next Planning Commission meeting is scheduled for July 14, 2026. 
 
6. Adjournment 
 
MOTION:  Commissioner Jensen moved to adjourn the meeting at 8:29 p.m. Commissioner DeCoursey 

seconded the motion.  
 Jason Allen Yes  
 Bryan Free Yes  
 Rod Hess Excused  
 Brent Strong Yes  
 Chad DeCoursey Yes  
 Laura Jensen Yes  
The motion passed with a unanimous vote. 

 
The meeting was adjourned at 8:29 p.m.  
 
Approved by the Planning Commission on  
 
 
______________________________________ 
Brandon Larsen 
Community Development Director 



Planning Commission



Triumph MDA









 

Updated 07/15/2026 - LM 

Upcoming Staff Agenda Items for 
City Council Information 

(Tentative) 
 
 
 

 
 
Development Projects 

 PH Sunset Mountain Property Rezone 
 PH Scenic Mountain Rezone 
 PH Pinnacles Master Development Plan 
 

Code Amendments 
 PH Enacting Section on Addressing and Street Naming (WS DISC 1/20) 
 PH Amending EMMC 17.60.120.C – Barbed Wire Fencing 
 PH Amending EMMC 17.25.040A – Residential Standards Table 
 PH Amending EMMC 17.100.040 – Master Site Plans 
 PH Amending EMMC 16.20.040 – Preliminary Plats 
 PH Amending EMMC 16.25.040 – Final Plats 

 
Other Items 

 PH Future Land Use Map – General Plan Amendment 
 WS DISC – E-bikes/motorcycles on Trails 
 WS DISC - Eagle Mountain Properties Phase 2, Part 1 - Rezone of 31 Properties (2/3) 
 PH Eagle Mountain Chapel and Recreation Building Site Plan 
 PH Eagle Mountain Chapel and Recreation Building Development Agreement 
 PH Transportation Master Plan and IFFP Update 
 PH Pole Canyon Lot Split 

 
Redevelopment Agency  

 PH Mid-Valley CRA Project Area Plan & Budget 
 
 
 

 
 

Please note all items are tentative and are subject to change. 
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