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1.0 Introduction 

1.1 Purpose  
The Salem City Area Plan (Area Plan) serves as a foundation for Salem City to create a unique 

urban experience along Interstate 15 (I-15) that will also serve surrounding areas. Strong 

market potential, superior location, visibility, and the city’s natural setting are superior assets 

upon which an innovative design can be developed. Salem initiated this Area Plan to introduce 

a mixture of land uses that will enhance the City’s employment base. The Area Plan will provide 

services and shopping opportunities to travelers on I-15 while also establishing diverse housing 

types. This plan sets forth an overall concept and plan to assist Salem City decision makers in 

the development of this site.  

 
 
 
 
 

Figure 1.1 

Location of Salem 

relative to 

surrounding urban 

areas and proposed 

Area Plan Site. 
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1.2 Project Location 

Salem City is located in a rapidly growing area just south of Provo City and Spanish Fork City, 
Utah. Payson City shares the western boundary with Salem while Spanish Fork shares the 
northerly boundary. The easterly boundary of the city is mainly adjacent to the Wasatch 
Mountain range. (See Figure 1.1).  
 
The project area is bordered by I-15 to the west, State Route 164 to the north (also known as 

2000 North in Salem, or 8000 South in Spanish Fork), Arrowhead Trail Road and 1200 W to the 

east, and approximately 1100 N to the south. In the General Plan this area is called “New 

Salem”. On- and offramps to I-15 exist along Exit W 8000 S, SR 164, and 400 N. The property 

associated with the Salem Area Plan is outlined in red in Figure 1.2. 

 

 

 

 

 

Figure 1.2 Location of Area Plan in Salem off I-15, State Route 164, and Arrowhead Trail Road.  
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1.3 Description 
The Salem City Area Plan creates a mixed-use focus as a unifying theme that takes advantage of 
the various opportunities afforded by excellent freeway visibility, access, and existing and 
approved development. The objective of this Area Plan is to develop a quality urban 
environment with a highly accessible transportation system, appropriate landscaping, properly 
placed pedestrian pathways, and enhanced and appropriate building facades.  The Area Plan 
also provides for diverse housing opportunities and access to shopping, healthcare, schools, 
and institutional uses.  
 
The total acreage considered in this Area Plan is approximately 875 acres. The area contains 

both residential and commercial development as well as a 65-acre park and 25 acres of existing 

institutional uses. Salem City has approved approximately 211 acres of the plan for residential 

uses. Land uses currently existing on the site consist of residential, a healthcare facility, City 

utility yard, and a commercial greenhouse. Both the approved and proposed residential 

developments are divided into low-, medium-, high-, and ultra-high-density land use planning 

areas. The total projected Equivalent Residential Units and irrigated acres are shown in 

Appendix A.  

2.0 Planning Objectives 

2.1 Salem Area Plan Objectives 
A. Develop the Area Plan area as a gateway from I-15.  

B. Provide a mix of economically viable land uses that respond to market opportunities 

in Salem and neighboring communities.  

C. Create a mixed-use plan that incorporates commercial, office, and residential uses 

on the site. Desirable activities include big box retail uses, restaurants, offices, 

apartments, in-line shops and other smaller retail uses, institutional 

development such as churches and hospitals, and service and shopping use that 

will attract people to the area, provide employment, and revenue.  

D. Provide locations for offices, retail, and employment activities that are compatible 

with the City’s culture. 

E. Provide a high quality, cohesive site design. 

F. Develop clear circulation linkages and access points to adjacent streets.  

G. Provide shopping, relaxation, and dining opportunities for residents as well as the 

traveling public utilizing I-15.  

2.2 Housing Projections 
The 2019 Salem Updated General Plan estimated that the projected population for Salem in 

2030 would be roughly 15,102. (See Figure 2.1). The 2017 mean age of Salem was 28.7, which is 

lower than the national average of 37.7. This significant difference exhibits a predominance of 
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young people and their parents and a relative lack of seniors in the community. The young age 

in Salem reinforces the fact that the city is a fast-growing community with traditional, single-

family roots. Rapid growth and large family size place high demands on basic resources 

particularly for schools, parks, recreation, and commercial services. (See Salem City General 

Plan and Land Use Update for a full evaluation of housing projections). This Area Plan creates 

housing options to accommodate the demographic trend of residents in Salem City.  

 

 

2.3 Relationship to the Salem General Plan 
The proposed Salem Area Plan is consistent with the intent and purpose of several of Salem 

City’s General Plan Goals and Policies which seek to:  

• Encourage a well-planned, clean, safe, livable community; 

• Encourage a wider range of residential uses and mixed uses to help meet projected 

future population growth requirements; 

• Improve the commercial profile and operations along the outskirts of the 

community and along other major road corridors; 

• Assure that residents of Salem City have access to adequate parks and open space;  
• Assure that Salem residents have access to high quality recreational programs and 

facilities. 

3.0 Land Use Plan  
The Salem Area Plan is designed to create stand alone and mixed-use land uses that are 
obtainable, realistic, and harmonious in relationship to the surrounding area. The Land Use Plan 
proposes ten Planning Areas within the Area Plan that are devoted to commercial, mixed-use, 
institutional, and various types of residential use.  Proposed land uses are shown in Figure 3.1,  

Figure 2.1 

Salem City’s Projected Population Growth 
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3.2, and 3.3, and are described in further detail below. The City recognizes that Area Plan land 
use designations are subject to modification and welcomes alternative development proposals.  

Figure 3.1 Planning Areas/Land Use Designations/Acreages 

Planning Area  Planning Area Use Acreage 

1 Low Density Residential 90.45 

2 Medium Density Residential  215.04 

3 High Density Residential  48.99 

4 Ultra-High Density Residential  87.96 

5 Freeway Commercial 123.83 

6 Retail Commercial 69.92 

7 Institutional Use  25.97 

8 Mixed Use – Flex  65.83 

9 Regional Park 65.38 

10 Rural Commercial 82.31 

 

Figure 3.2 Residential Planning Areas and Maximum Potential Dwelling Units  

 

Residential Planning Area Planning Area Use Non-approved 
Acreage 

Max Number of 
Units Not Yet 

Approved 

1 Low Density  28.79 144 

2 Medium Density 94.74 758 

3 High-Density   21.22 297 

4 Ultra High Density  87.96 1,583 

8 Mixed Use—Flex  65.83 922 

Total not approved  298.54 3,704 

Total already approved   1,608 
 

Maximum Potential Dwelling Units: 5,312 

 

 

 

Figure 3.3Residential 
Planning Area 

Planning Area Use Non-approved 
Acreage 

Max Number of 
Units Not Yet 

Approved 

1 Low Density  28.79 144 

2 Medium Density 94.74 758 

3 High-Density   21.22 297 

4 Ultra High Density  87.96 1,583 

8 Mixed Use—Flex  65.83 922 

Total not approved  298.54 3,704 

Total already approved   1,608 
 

Maximum Potential Dwelling Units: 5,312 
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3.1 Low Density Residential – Area 1 
The Low-Density Residential land use designation is intended for development of single-family 

detached residential neighborhoods at a density range of 3 to 5 dwelling units/acre.  The range 

of density is proposed to permit neighborhoods to be differentiated from one another through 

lot area, lot width, streetscape character, architectural style, and amenity-orientation. As such, 

each separate subdivision of single family detached homes can be given its own neighborhood 

character.  

3.2 Medium Density Residential – Area 2 
The Medium-Density Residential land use designation is intended for small lot single family 

homes, lower density attached homes, cluster homes, courtyard or duplex type housing at a 

density range of 6 to 8 dwelling units per acre.  This planning area can provide for creative and 

innovative product types with a density compatible with adjacent single-family residential units, 

or higher density land use designations. Architecture of homes can vary depending upon 

subdivision design.   

3.3 High Density Residential – Area 3 
The High-Density Residential land use designation is intended for attached housing with a 

density range of between 9 to 14 dwelling units per acre. Site design can employ multi-story 

units, clustered buildings, open spaces, private recreation amenities and strategically placed 

landscaping to provide visual attractiveness. Possible residential products can include 

apartments, condominiums, and townhomes. This planning area can also accommodate senior 

Figure 3.3 Land Use Area Designation Map 

 

Figure 4.1Figure 3.3 Land Use Area 

Designation Map 
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and moderate-income housing. Design elements should take into consideration staircase or 

elevator placement, open space, visitor, and resident parking that will enhance and not detract 

from the proposed architecture.   

3.4 Ultra High Density Residential – Area 4 
The Ultra-High-Density Residential Planning Area of the Salem Area Plan is intended for multi-

story residential development of 15 to 18 dwelling units per acre.  This Planning Area can 

consist of housing types such as apartments or condominiums but can also be designed to 

accommodate moderate income family housing, senior housing or adult care housing.  The 

density of this Planning Area will help support planned commercial, office, and retail space 

proposed as part of the Salem Area Plan.  This Planning Area is strategically placed to allow for 

walkability and convenience.   

3.5 Freeway Commercial – Area 5  
The Freeway Commercial Planning Area of the Salem Plan area is intended to support 

commercial uses along I-15 right-of-way to enable general commercial uses that benefit from 

immediate freeway access. Heavy manufacturing or industrial uses are discouraged in this area. 

Uses in this Planning Area could consist of but are not limited to: 

• Auto dealerships 

• Boat dealerships 

• Bulk grocery retailers  such as Sam’s 

Club or Costco 

• General merchandise retailers such 
as Target or Walmart 

• Home improvement stores 

• Professional Office Buildings 

• Hotels or office buildings  

• Light manufacturing, warehouses 

• Recreational vehicle dealerships 
• Storage units 

• Gas stations with convenience stores 
attached  

 

3.6 Retail Commercial – Area 6  
The Retail Commercial Planning Area of the Salem Plan Area is intended for general 
merchandise, food, dining, and neighborhood goods and services. Walkability is a high priority 
here. Uses in this Planning Area could consist of but are not limited to:

• Bulk grocery retailers 
• Clothing retailers 
• Coffee shops 
• Big box stores such as Target or 

Walmart 
• Entertainment or movie theaters 

• Furniture stores 

• Grocery stores 
• Professional Office Buildings 
• Gas stations with convenience 

stores attached 
• Home improvement 

• Postal or shipping store 

• Restaurants 
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3.7 Institutional Uses – Area 7 
The Institutional/Civic Planning Area of the Salem Area Plan is intended for a multitude of uses 

that complement and support the community of Salem.  This Planning Area could consist of the 

following uses but is not limited to: 

• Government facilities (not corporation 
yards) 

• Hospital 
• Medical clinics 

• Gas stations with convenience 
stores attached 

• Medical office buildings 
• Public Utilities 
• Surgical center

 

3.8 Mixed Use-Flex – Area 8 
The Mixed Use-Flex Planning Area designation is intended to provide for a multitude of various 
land uses such as commercial, office/business park and/or residential. Approvals in this 
Planning Area are subject to the sole discretion of the City Council. Planning Area 8 can function 
as Planning Area 3 and contain High Density Residential. Planning Area 8 can also contain 
commercial land uses and could consist of the following uses, but is not limited to: 
 

• Banks/financial institutions 
• Colleges 
• Community center 
• Day care facilities 
• Dry cleaners 
• Gas stations with convenience 

stores attached  
• Government facilities (not corporation 

yards) 
• Hair salons 
• Hospital 
• Hotels 
• Indoor recreational facilities 
• Institutional uses and care facilities 
• Libraries 
• Medical clinics 
• Medical office buildings 
• Microbrewery with food service  

• Multi-Story residential 
(condominiums, apartments, 
townhomes) 

• Museum or cultural center 
• Neighborhood grocery 
• Offices 
• Performing arts center 
• Professional Office Buildings 
• Public Utilities 
• Religious institutions 
• Research and development 
• Restaurant, café, or dinner house  
• Schools 
• Senior center 
• Stores/Markets 
• Surgical center 
• Theater

 

3.9 Regional Park – Area 9 
This Planning Area is being set aside and reserved for a 65-acre regional park.  The regional park 

is planned to be both highly visible and highly accessible.  In addition to various types of sports 

fields, this park could also contain a community recreation center, community pool, court 
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sports, play equipment, picnic areas, fitness areas and trails. Off-street parking and restrooms 

would also need to be provided. 

3.10 Rural Commercial – Area 10  
The Rural Commercial Planning Area of the Salem Area Plan is intended to preserve and 

establish land uses associated with the rural past of Salem City.  The Planning Area could consist 

of the following uses but is not limited to: 

• Fruit and vegetable sales 

• Commercial plant nursery 

• Greenhouses  

• Plant sales 

• Storage yards 

• Agricultural equipment sales and 

storage 

• Agricultural retail sales 

• Agricultural products processing and 

storage 

• Auction facility 

• Veterinary services 

• Warehouses 

3.11 Zoning and General Plan: Recommendations 
Several zones already present within the Salem Zoning Ordinance can accommodate most of 

the proposed land uses described in this chapter.  Moreover, the Salem General Plan also 

envisions various ranges of land use densities and uses.  However, to accommodate 

development of a somewhat different nature as defined in this chapter, the following is 

recommended: 

• An accompanying review of the Salem Zoning Ordinance to determine appropriate uses 

compatible with Planning Areas 1 through 10 as defined in this document.   

• An accompanying review of development standards associated with zones that will 

implement uses outlined in Planning Area 1 through 10 as defined in this document. This 

should also include a review of on-site, off-site, guest and shared parking requirements.  

• An accompanying review of the Salem General Plan to ensure compatibility between 

proposed land uses and General Plan densities, policies, and goals.  

4.0 Transportation Analysis  
4.1 Existing Conditions: 

The western boundary of the Area Plan is I-15. Northbound and southbound onramps and 

offramps at W 8000 S allow for easy regional access to the site. Existing streets immediately 

adjacent to the Area Plan include SR 164, Arrowhead Trail Road, and 1750 W (S 2200 W) Road. 

Streets existing in the Area Plan include North 1500 W, W 1500 N, 1260 W, 770 W, and 510 W 

(otherwise known as South 1200 West or 460 West). (See Figure 1.2).  

SR 164 forms the northern boundary of the Area Plan. It is currently an undivided two-lane 

state route used for local and regional travel. It extends through the area plan and travels under  

I-15.  
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Arrowhead Trail Road traverses most of the southeastern boundary of the Area Plan. It is 

currently a two-lane undivided roadway.    

N 1500 W is a roadway in the middle of the Area Plan that runs from east and west. It is 

currently used for local travel. It extends through the entire Area Plan and runs into S 2200 W 

on the western boundary. S 2200 W consists of a small freeway underpass and runs from 

southeast to northwest under I-15.  

1260 W runs north to south through half of the Area Plan. It extends north to SR 164 and south 

to connect with N 1500 W in the middle of the Area Plan. It is a two-lane undivided collector 

road used for local travel.  

700 W and 510 W are roads that are more eastern than 1260 W but follow the same pattern. 

Both roads run north to south between SR 164 and N 1500 W. 

4.2 Create a Grid Network between 1500 N and 1260 W 
Currently, 1500 N and 1260 W are local roads 

that are not equipped to handle heavy traffic. 

These roads require upgrading to handle the 

increased traffic demand that this Area Plan 

proposes. (See Appendix B). The core of the 

Area Plan transportation system consists of a 

cross-grid street pattern which will provide for 

efficient connections providing for parallel 

road alternatives if traffic congestion exists 

(Figure 4.1).   

 

Recommendations: 

1. Encourage and maintain a grid for 

streets throughout the Area Plan to promote parallel routes that will alleviate 

concentrated traffic congestion.  

2. Expand the underpass at I-15 and S 2200 W. Currently, 1750 W runs under I-15 and 

connects to 1500 N, creating a single lane freeway underpass. (See Figure 1.2). Both 

Salem City and UDOT officials expressed support for maintaining and eventually 

expanding this underpass. This connection will be critical for local interconnectivity, can 

reduce trips over the interchange, and will connect the east/west transportation 

amenities.  

3. Support an expanded underpass at SR 164 with a right-of-way width for sidewalks and 

bike lanes. 

4. Preserve and acquire property immediately adjacent to both underpasses that may 
interfere with necessary long-term right-of-way acquisition. 

 

Figure 4.1 

 

 

Figure 4.1 
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4.3 Create Salem Parkway: SR 164 Access from Salem City  
Currently, S 1600 W in Spanish Fork meets SR 164 and then terminates. To travel on SR 164 

from S 1600 W, motorists must yield to the flow of traffic on SR 164 and then turn either left or 

right onto SR 164. This Area Plan proposes the creation of Salem Parkway. Salem Parkway will 

continue off current S 1600 W and traverse the eastern portion of the Area Plan. (See Figure 

4.1). Constructing Salem Parkway will create better traffic flow between Spanish Fork and 

Salem City, as well as allow Salem residents to easily access I-15 from the south. Signalized 

intersections to the east of I-15 will be required but are still being determined by UDOT.  As 

Salem residents drive to work, many will use Salem Parkway and Arrowhead Trail Road to 

access the freeway, turning left onto SR 164. This will require an expanded left turn lane with 

sufficient queuing space at the intersection of Salem Parkway and SR 164.  

Recommendations:  

1. Develop dual left-turn lanes on the northbound approach to accommodate the high 
number of anticipated left-turning vehicles for queuing. Sufficient right-of-way should 
be preserved to allow for vehicular flow within the project area. 

2. At the intersection of Arrowhead Trail Road and SR 164, add a left-turn storage lane to 
the northbound approach of the intersection for additional queuing. 

3. At the intersection of 2200 W and Arrowhead Trail Road, add a left-turn storage lane to 
the east- and southbound approaches of the intersection for additional queuing. 

4.4 Require Restricted Turn Lanes 

Because SR 164 is managed by UDOT, and because 1260  W is less than 800 feet from the 
existing interchange, the intersection of SR 164 and 1260 W will be right-in and right-out. Left 
turns will be prohibited here to keep traffic flowing around and through I-15. This will also 
discourage drivers moving from the south toward I-15 from using roads in the most residential 
part of the project area where safe pedestrian and bike movement is a priority.  

Recommendation: 

1. Continue to work with UDOT to promote safe vehicular and active transportation 
movement on state roads. 
 

4.5 Create Frontage Road  
Land adjacent to I-15 is currently used for rural uses or agricultural crops. The nearest road is      

S 2200 W that runs north to south in the Area Plan area. To create easy access for the 

commercial designations proposed in this area plan and separate land from less compatible 

uses, a frontage road running parallel to I-15 should be developed. The road connections 

between Frontage Road and the adjoining local roads in the Area Plan area will not be 

perpendicular because Frontage Road will run from southwest to northeast along I-15. (See 

Figure 4.1). Therefore, fewer intersections should be developed in this portion of the Area Plan 

to allow for increased vehicle speeds along Frontage Road.  
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Recommendations:  

1. Create and acquire right-of-way for Frontage Road to promote commercial visibility 

from the freeway interchange and allow for non-congested traffic flow along the road. 

2. Facilitate traffic to and from I-15 and avoid unnecessary local road connections.  

3. Create an interior ring road inside the commercial designation as depicted in Figure 4.1 

that allows access to both sides of the commercial buildings without slowing traffic flow 

on Frontage Road.  

4.6 Increase Pedestrian Facilities and Trails  
This area of Salem currently does not cater to pedestrians or bikers. The lanes are small local or 

collector roads with no shoulders, sidewalks, or bike paths. This Area Plan proposes to increase  

accessible walkways, trails, and paths to increase active transportation. Active transportation is 

travel by means of walking or biking. It encourages less vehicle use and more physically active 

movement.  

Creation of wide sidewalks or paths along the proposed roads in this Area Plan would create 

safe ways for children, parents with strollers, and seniors to effectively utilize the development. 

Wide, straight, multi-use paths are incorporated within this Area Plan as well as wide park 

landscape strips that separate pedestrians from vehicular traffic.  

Recommendations: 

1. Incorporate the wide, straight, multi-use paths proposed in the Area Plan on both sides 

of the roads to increase recreational use of the walkways and to accommodate 

pedestrians on either side.  

2. Implement curb extensions along the paths to reduce the potential for jaywalking.  

3. Create 10-foot-wide paths along 1260 W and 1500 N to facilitate walking, running, 

wheelchairs, strollers, scooters, and all other recreational activities that can be 

performed on a sidewalk.  

4. Ensure space for bike lanes on 1260 W and 1500 N to allow safe access to the regional 

park in the Area Plan.  

5. Create infrastructure that will support bike lanes along Salem Parkway. This Area Plan 

supports and incorporates Mountainland Association of Governments’ regional trails 

and bike plan. According to the MAG Active Transportation TransPlan40, Salem Parkway 

should have a bike lane that will be funded with highway projects. (See Figure 4.2, 4.3).  
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4.7 Utilize Roundabouts  

Studies show that roundabouts are safer than traditional signalized intersections, dramatically 

reducing collisions. Roundabouts also promote continuous flow of traffic. Adding a roundabout 

next to the regional park creates the opportunity for less traffic congestion during peak times of 

traffic flow. This Area Plan has three proposed roundabouts: at the intersection of Arrowhead 

Trail Road and 460 West, the intersection of Frontage Road and 1500 N, and at the intersection 

of 1260 W and 1500 N.  (See Figure 4.3). 

 

 

 

Figure 4.2 

 

Figure 4.2 

Figure 4.3: Proposed Trails and Roundabouts 

 

Figure 4.3: Proposed Trails and Roundabouts 
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5.0 Infrastructure 

5.1 Storm water 
The stormwater runoff predictions for the post-construction condition for the Arrowhead Trail 

 development areas were calculated using EPA SWMM 5.1. A summary report for the model is 

provided in Appendix C. Because the subject location and surrounding area are exceptionally 

flat, with a very subtle general slope toward the south/southwest, a regional 

detention/retention pond is likely not feasible, and the recommended approach is to have each 

development retain  water onsite. A subsequent network of smaller pipes could be installed to 

convey controlled-release runoff to either the wetlands south of Arrowhead Road or into Beer 

Creek.   

5.2 Culinary Water 
For culinary water demands, this Area Plan creates the need for an additional 1,724 gallons per 

minute of source capacity from wells and springs, an additional 1,861 acre feet of water rights, 

and an additional 1.9 million gallons of storage. (See Appendix D).  

5.3 Irrigation 
For pressurized irrigation demands, this Area Plan creates the need for approximately 957 

gallons per minute of source capacity, an additional 510 acre feet of water rights, and an 

additional 3.2 acre feet of storage. (See Appendix E).  

5.4 Wastewater 
For wastewater demands, this Area Plan creates the need for the Salem City wastewater 

treatment facility to treat an additional 1.5 million gallons per day. (See Appendix F).  

5.5 Electricity 
Coordination with the appropriate electric purveyor will be required to determine capacity and 

overall planning needs.  

5.6 Communication/Internet 
Coordination with the appropriate communication purveyor will be required to determine 

overall planning needs.  

6.0 Design and Community Character  

The Salem City General Plan states: “Salem is blessed with a beautiful setting and a range of 
natural features found nowhere else. Preserving such features and incorporating them into the 
structure of the community is a logical and easy way to maintain the best qualities of the city 
while helping to distinguish it over time. Preserving and enhancing natural features is only one 
way of creating more active and lively neighborhoods. In areas lacking obvious natural features, 
the installation of gateway features and landmarks, special landscape design and public art can 
help distinguish neighborhoods as special places.”  
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Because the project area is the gateway to Salem City from I-15, it should incorporate an elevated 
design aesthetic. A unifying theme is recommended to tie the developments together and create 
a sense of similarity throughout the city. These urban design elements may include: 

• Linear street tree plantings with the same tree cultivar; 
• Large canopy trees mirrored on both sides of a boulevard; 
• Unique pavement patterns on boulevards or multi-use paths; 
• A cohesive xeric plant palette that is used throughout new developments; 
• A unified signage and wayfinding plan with similar monument signs for each housing 

development, the park, and other destinations; 
• A unified streetlight pattern; 
• Consistent public art; 
• Consistent and specific architectural feature such as red brick as a façade material; 
• Consistent sculptural bike racks and park benches throughout the project area; and 
• Consistent use of pergolas or similar shade structures in public spaces throughout the 

project area. 
 

7.0 Conclusion and Final Recommendations 
The Salem Area Plan establishes a foundation for future development and provides the City 

with a roadmap to follow when analyzing development proposals. Moreover, it provides 

essential infrastructure information to begin to assess necessary infrastructure improvements.  

This Area Plan, however, only represents the beginning of an overall comprehensive 

development scenario of the area. In addition to the other recommendations provided in this 

plan, the following steps in fully implementing the Salem Area Plan should consist of the 

following: 

• Development of a comprehensive community facilities plan to address specific 

infrastructure needs necessary to serve the proposed development. This may also 

include a fair share property-based financing mechanism for infrastructure. 

• Assess a zone change of some properties within the Area Plan so that this Area Plan’s 

land use designations are established in Salem’s Zoning Map. This will also help the 

development community’s evaluation of the plan and exhibit the City’s commitment to 

development as proposed in the Area Plan. 

• Explore all types of possible financing of the plan such as Tax Increment Financing,  

private/public partnerships, and any other state or federal programs.    
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Appendix A – Projected ERU’s and Irrigated Acreage 
Land Use Description Projected 

ERUs 
Projected Irrigated Acreage 

Approved Residential 1608 31.5 

Proposed Residential 3704 44.8 

Commercial 581 15.7 

Institutional 312 2.1 

Park - 65.38 

Total 6,205 159 

 

Appendix B – Proposed Roadway Classification 

 

Proposed Roundabouts 

 

Proposed Roundabouts 
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Appendix C – Stormwater Analysis and Prediction 

 

  

The following stormwater runoff model parameters were assumed:  

Rain Gage 

Rain format: Volume 

Time Interval: 0:05 (minutes) 

Data Source: Time Series 

 

Time Series 

The 3-hour time series for the development area was derived from 

the farmer-Fletcher distribution for the 25-year, 3-hour storm 

precipitation depth of 1.32 inches, as found using NOAA Atlas 14 

data.  

Subcatchment areas were assigned from the land uses and acreages 

shown in Figures 3.1 and 3.2.  

Each subcatchment was assigned an outlet node corresponding to 

the subcatchment name. No pipe network was created for the 

model, thus Invert Elevations at each node were kept at 0.  The 

resultant  

model output is the projected stormwater runoff for each 

development area. 

 
 

 

The following stormwater runoff model parameters were assumed:  

Rain Gage 

Rain format: Volume 

Time Interval: 0:05 (minutes) 

Data Source: Time Series 

 

Time Series 

The 3-hour time series for the development area was derived from 

the farmer-Fletcher distribution for the 25-year, 3-hour storm 

precipitation depth of 1.32 inches, as found using NOAA Atlas 14 

data.  

Subcatchment areas were assigned from the land uses and acreages 

Farmer-Fletcher 25-year, 3-hour Storm Distribution 

 

Farmer-Fletcher 25-year, 3-hour Storm Distribution 

Subcatchments

 

 

Subcatchments
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SWMM 5.1 Model, Subcatchment Output 

Summary 

 

SWMM 5.1 Model, Subcatchment Output 

Summary 
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Appendix D – Culinary Water Demand 
Demand Condition Projected 

ERUs 
Level of Service 

per ERU 
Build Out 
Demands 

Peak Day (gpm) 6,205 0.28 1,724 

Average Yearly (ac-ft/yr) 6,205 0.30 1,861 

Storage (Gallons) 6,205 300 1,861,422 

 

 

Appendix E- Pressurized Irrigation Demand 
Demand Condition Projected 

irr-ac 
Level of Service 

per ERU 
Build Out 
Demands 

Peak Day Source (gpm) 159 6.0 957 

Source Volume (ac-ft/yr) 159 3.2 510 

Storage (ac-ft) 159 0.02 3.2 

 

 

Appendix F – Wastewater Demand 
Demand Condition Projected 

ERUs 
Level of Service 

per ERU 
Build Out 
Demands 

Average Daily Flow (gpd) 6,205 242 1,501,547 

 


