


March 30, 2023 
 
Sandy City Planning Commission 
10000 S Centennial Parkway  
Sandy, UT 84070 
 

RE: Conditional Use Permit Application NE corner of 1300 East Sego Lily 

 

The purpose of this letter is to supplement the current Conditional Use Permit application that 

has been filed for a mixed-use project located in the Community Neighborhood (CN) zoning 

district. The project consists of 196 residential units, created from a mix of studio, live-work, 

one-bedroom and two-bedroom residential units and over 14,000 square feet of retail/office 

space on a 6.21-acre parcel located at the northeast corner of 1300 East and Sego Lily. 

 

The Topography and Alternate Use Studies that were performed attempted to demonstrate that 

8,000 sq. ft. of Quick Serve Restaurants along with 67,500 sq. ft. of retail could possibly be built 

on the site.  While the study was able to demonstrate that this could “physically” be 

accomplished, the reality of it being accomplished from a market feasibility prospective is very 

different. The site has topography that make building retail buildings very difficult.  The 

buildings would have to be built on different levels making it difficult at best for consumers to 

access the different retail by car or as a pedestrian.  The study also demonstrated that to achieve 

this much retail, that a significant amount of that retail would be required to be built on a second 

level of the buildings.  Second level retail has proven to be very unsuccessful in all but the most 

urban areas in large cities that are extremely dense and have population densities that are 

consistent with locations similar to NYC, Chicago, and Boston.   

 

From a retail market perspective, this location is inferior to the competing retail locations in the 

area.  1300 East has reasonable traffic for a neighborhood center type development, however the 

cross street of Sego Lily is a neighborhood street has much lower traffic counts. The closest 

competition is located to directly to the south on the opposite side of Sego Lily.  This center is 

anchored by a Smith’s grocery store, an Ace Hardware, and many small shop space tenants.  

This center is well established and the turn-over of the small shop space over the years has varied 

in the strength of the tenants who have occupied the space.  Further to the south at 10600 South 



and 1300 East on the NE corner is a failed retail location where the mid box was raised and 

replaced by a smaller building that currently houses a few small tenants and a Beans & Brews. 

8600 South and 1300 East is another example of a competing location that has lost in anchor 

tenant and has struggled with vacancy for years.  The strongest competitive retail locations 

where the big box and mid box tenants are already located are on 9400 South and Highland 

Drive (Tenants: Smith’s, a failed Shopko {now occupied by Beehive Science & Technology}, 

Home Depot, a failed Fresh Market) and 9400 South Quarry Bend (Tenants: Walmart 

Supercenter and Lowe’s Home Improvement).   

 

These are all examples of competitive locations that have large retailers, mid box retailers, but 

many also have a lot of vacancy.  Second generation large and mid-box retail is either vacant or 

being replace with alternate uses like Beehive Science & Technology due to the lack of retail 

demand in the immediate market.  Many of the competitive centers are in stronger retail 

locations and are having a difficult time attracting replacement tenants even at much lower rents 

than would be required in a new development that is financially feasible. 

 

Even before COVID, the strength of the mid box and small shop retail had started to decline.  

Many tenants have consolidated their locations and or have left the market or gone out of 

business.  Only the strongest retail locations with a good track record have been able to maintain 

and attract good retail tenants.  Pure retail centers are, especially in well-established areas are not 

being built anywhere in the country, let alone this sub-market.  The type of retail that is being 

built in established neighborhoods is in mixed-use developments that are adding additional 

density to the area and is accompanied by smaller retail that includes food, entertainment, and 

service type retail.  The only other type of retail is stand-alone pads like a drug store or restaurant 

pads.  

 

In my professional opinion, to drive the max amount of retail/office/service to this location, 

which I would recommend be 12,000 to 15,000 sq. ft., is to provide it in a mixed-use format that 

includes multi-family.  Short of building the retail with multi-family, the retail/office/service 

would struggle even in the range of the 12,000 to 15,000 sq. ft. on this site. 

 



Should you have any questions or wish to discuss anything further, please do not hesitate to 

reach out to me. 

 

Sincerely, 

 

Kris Longson 

President, KLD, LLC 

kklongson@gmail.com 

(801) 209-2653 

 

 

 



NO. 12335093
JOSHUA D.
GIBBONS



































































2364 North 1450 East
Lehi, UT 84043

801.636.0891

Intersection: West Shopping Center Access / Sego Lily Drive Date: 4-17-13, Wed
North/South: West Shopping Center Access Day of Week Adjustment: 100.0%

East/West: Sego Lily Drive Month of Year Adjustment: 100.0%
Jurisdiction: Sandy, UT Adjustment Station #:

Project  Title: 1300 East Sego Lily Drive Growth Rate: 0.0%
Project No: P472 Number of Years: 0

Weather: Clear

AM PEAK HOUR PERIOD: 7:30-8:30
AM PEAK 15 MINUTE PERIOD: 7:45-8:00 0

AM PHF: 0.77
0

NOON PEAK HOUR PERIOD:
NOON PEAK 15 MINUTE PERIOD:

NOON PHF: #### 0 0

N
PM PEAK HOUR PERIOD: 16:45-17:45 0 0

PM PEAK 15 MINUTE PERIOD: 17:15-17:30
PM PHF: 0.84 0 0 0

0 0 0 0

0 0

0

Sego Lily Drive

Total Entering Vehicles 0 0

83 23 80 0 0 21 55

151 47 0 0 #VALUE! 21 55 33 131

68 24 0 0 282 12 76

68 24

Sego Lily Drive

0

0 0 23 0 12

0 Legend

83 0 76

AM

45 35 Noon

PM

123 159

80

. 282

RAW
COUNT 

SUMMARIES Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds

AM PERIOD COUNTS
Period A B C D E F G H I J K L M N O P TOTAL

7:00-7:15 2 0 4 0 0 0 0 0 0 0 5 0 6 0 0 0 17
7:15-7:30 1 0 2 0 0 0 0 0 0 0 3 0 3 0 0 0 9
7:30-7:45 4 0 2 0 0 0 0 0 0 0 7 0 1 0 0 0 14
7:45-8:00 8 0 4 0 0 0 0 0 0 0 9 0 5 0 0 0 26
8:00-8:15 5 0 0 0 0 0 0 0 0 0 5 0 8 0 0 0 18
8:15-8:30 6 0 6 0 0 0 0 0 0 0 3 0 7 0 0 0 22
8:30-8:45 1 0 3 0 0 0 0 0 0 0 3 0 2 0 0 0 9
8:45-9:00 4 0 3 0 0 0 0 0 0 0 8 0 8 0 0 0 23

NOON PERIOD COUNTS
Period A B C D E F G H I J K L M N O P TOTAL

12:00-12:15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
12:15-12:30 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
12:30-12:45 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
12:45-13:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13:00-13:15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13:15-13:30 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13:30-13:45 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13:45-14:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

PM PERIOD COUNTS
Period A B C D E F G H I J K L M N O P TOTAL

16:00-16:15 18 0 9 0 0 0 0 0 0 0 10 0 10 0 0 0 47
16:15-16:30 10 0 8 0 0 0 0 0 0 0 19 0 9 0 0 0 46
16:30-16:45 14 0 15 0 0 0 0 0 0 0 20 0 11 0 0 0 60
16:45-17:00 19 0 19 0 0 0 0 0 0 0 17 0 14 0 0 0 69
17:00-17:15 13 0 16 0 0 0 0 0 0 0 16 0 14 0 0 0 59
17:15-17:30 27 0 20 0 0 0 0 0 0 0 21 0 16 0 0 0 84
17:30-17:45 24 0 21 0 0 0 0 0 0 0 14 0 11 0 0 0 70
17:45-18:00 17 0 15 0 0 0 0 0 0 0 23 0 13 0 0 0 68

Intersection Turning Movement Summary

EastboundNorthbound
West Shopping Center Access Sego Lily Drive Sego Lily Drive

WestboundSouthbound
West Shopping Center Access



2364 North 1450 East
Lehi, UT 84043

801.636.0891

Intersection: East Shopping Center Access / Sego Lily Drive Date: 4-17-13, Wed
North/South: East Shopping Center Access Day of Week Adjustment: 100.0%

East/West: Sego Lily Drive Month of Year Adjustment: 100.0%
Jurisdiction: Sandy, UT Adjustment Station #:

Project  Title: 1300 East Sego Lily Drive Growth Rate: 0.0%
Project No: P472 Number of Years: 0

Weather: Clear

AM PEAK HOUR PERIOD: 7:30-8:30
AM PEAK 15 MINUTE PERIOD: 8:15-8:30 0

AM PHF: 0.58
0

NOON PEAK HOUR PERIOD:
NOON PEAK 15 MINUTE PERIOD:

NOON PHF: #### 0 0

N
PM PEAK HOUR PERIOD: 16:00-17:00 0 0

PM PEAK 15 MINUTE PERIOD: 16:00-16:15
PM PHF: 0.82 0 0 0

0 0 0 0

0 0

0

Sego Lily Drive

Total Entering Vehicles 0 0

2 1 30 0 0 14 19

6 2 0 0 #VALUE! 14 19 28 30

4 1 0 0 36 14 11

4 1

Sego Lily Drive

0

0 0 1 0 14

0 Legend

2 0 11

AM

15 15 Noon

PM

23 13

30

. 36

RAW
COUNT 

SUMMARIES Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds

AM PERIOD COUNTS
Period A B C D E F G H I J K L M N O P TOTAL

7:00-7:15 0 0 2 0 0 0 0 0 0 0 0 0 1 0 0 0 3
7:15-7:30 0 0 3 0 0 0 0 0 0 0 0 0 1 0 0 0 4
7:30-7:45 1 0 4 0 0 0 0 0 0 0 0 0 1 0 0 0 6
7:45-8:00 0 0 3 0 0 0 0 0 0 0 0 0 3 0 0 0 6
8:00-8:15 0 0 4 0 0 0 0 0 0 0 0 0 1 0 0 0 5
8:15-8:30 0 0 3 0 0 0 0 0 0 0 1 0 9 0 0 0 13
8:30-8:45 1 0 1 0 0 0 0 0 0 0 1 0 1 0 0 0 4
8:45-9:00 0 0 3 0 0 0 0 0 0 0 0 0 5 0 0 0 8

NOON PERIOD COUNTS
Period A B C D E F G H I J K L M N O P TOTAL

12:00-12:15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
12:15-12:30 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
12:30-12:45 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
12:45-13:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13:00-13:15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13:15-13:30 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13:30-13:45 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13:45-14:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

PM PERIOD COUNTS
Period A B C D E F G H I J K L M N O P TOTAL

16:00-16:15 0 0 4 0 0 0 0 0 0 0 0 0 7 0 0 0 11
16:15-16:30 0 0 2 0 0 0 0 0 0 0 2 0 6 0 0 0 10
16:30-16:45 0 0 3 0 0 0 0 0 0 0 2 0 3 0 0 0 8
16:45-17:00 2 0 2 0 0 0 0 0 0 0 0 0 3 0 0 0 7
17:00-17:15 0 0 4 0 0 0 0 0 0 0 1 0 4 0 0 0 9
17:15-17:30 0 0 4 0 0 0 0 0 0 0 1 0 1 0 0 0 6
17:30-17:45 2 0 2 0 0 0 0 0 0 0 1 0 2 0 0 0 7
17:45-18:00 0 0 6 0 0 0 0 0 0 0 1 0 3 0 0 0 10

Intersection Turning Movement Summary

EastboundNorthbound
East Shopping Center Access Sego Lily Drive Sego Lily Drive

WestboundSouthbound
East Shopping Center Access





SimTraffic LOS Report

Project: Sandy Sego Lily & 1300 East Mixed-Use TIS
Analysis Period: Existing (2022) Background
Time Period: Evening Peak Hour Project #: UT22-2107

Intersection: 1300 East & Buttercup Dr
Type: Unsignalized

Avg % Avg LOS
T 1,496 1,468 98 6.7 A
R 80 75 94 6.9 A

Subtotal 1,576 1,543 98 6.7 A
T 1,766 1,769 100 1.1 A

Subtotal 1,766 1,769 100 1.1 A
R 91 88 96 24.8 C

Subtotal 91 88 97 24.8 C

Total 3,433 3,400 99 4.2 A

Intersection: 1300 East & Sego Lily Dr
Type: Signalized

Avg % Avg LOS
L 97 95 98 70.2 E
T 1,486 1,460 98 34.3 C
R 305 292 96 9.9 A

Subtotal 1,888 1,847 98 32.3 C
L 192 187 98 67.7 E
T 1,514 1,515 100 25.9 C
R 61 62 102 8.4 A

Subtotal 1,767 1,764 100 29.7 C
L 33 30 92 71.1 E
T 104 103 99 69.0 E
R 23 23 101 27.0 C

Subtotal 160 156 98 63.2 E
L 408 413 101 58.6 E
T 121 122 101 46.9 D
R 56 56 100 22.0 C

Subtotal 585 591 101 52.7 D
Total 4,400 4,358 99 42.1 D

Volume Served Delay/Veh (sec)

NB

SB

EB

WB

SB

WB

Approach Movement
Demand 
Volume

Approach Movement
Demand 
Volume

Volume Served Delay/Veh (sec)

NB



SimTraffic LOS Report

Project: Sandy Sego Lily & 1300 East Mixed-Use TIS
Analysis Period: Existing (2022) Background
Time Period: Evening Peak Hour Project #: UT22-2107

Intersection: NW Ace & Sego Lily Dr
Type: Unsignalized

Avg % Avg LOS
L 83 83 100 21.0 C
R 76 81 107 5.1 A

Subtotal 159 164 103 13.1 B
T 534 514 96 1.9 A
R 68 70 103 1.3 A

Subtotal 602 584 97 1.8 A
L 55 51 92 7.1 A
T 501 508 101 0.4 A

Subtotal 556 559 101 1.0 A

Total 1,317 1,307 99 2.9 A

Intersection: NE Ace & Sego Lily Dr
Type: Unsignalized

Avg % Avg LOS
L 2 1 50 19.3 C
R 11 12 107 5.0 A

Subtotal 13 13 100 6.1 A
T 606 591 98 0.5 A
R 4 4 100 0.2 A

Subtotal 610 595 98 0.5 A
L 19 18 94 4.6 A
T 554 558 101 0.6 A

Subtotal 573 576 101 0.7 A

Total 1,197 1,184 99 0.7 A

Volume Served Delay/Veh (sec)

NB

EB

WB

EB

WB

Approach Movement
Demand 
Volume

Approach Movement
Demand 
Volume

Volume Served Delay/Veh (sec)

NB



SimTraffic LOS Report

Project: Sandy Sego Lily & 1300 East Mixed-Use TIS
Analysis Period: Existing (2022) Background
Time Period: Evening Peak Hour Project #: UT22-2107

Intersection: Eagle Cliff Way/Petunia Way & Sego Lily Dr
Type: Unsignalized

Avg % Avg LOS
L 5 5 100 19.5 C

Subtotal 5 5 100 19.5 C
L 3 3 100 14.2 B
T 4 4 100 18.2 C
R 260 262 101 7.5 A

Subtotal 267 269 101 7.7 A
L 225 212 94 4.5 A
T 374 373 100 0.5 A
R 18 18 99 0.4 A

Subtotal 617 603 98 1.9 A
T 308 309 100 1.2 A
R 10 9 88 0.5 A

Subtotal 318 318 100 1.2 A
Total 1,207 1,195 99 3.1 A

Intersection: 1300 East & West Ace
Type: Unsignalized

Avg % Avg LOS
T 1,807 1,798 99 16.4 C
R 57 58 101 13.7 B

Subtotal 1,864 1,856 100 16.3 C
L 37 38 103 51.5 F
T 1,907 1,912 100 4.4 A

Subtotal 1,944 1,950 100 5.3 A
R 81 51 63 534.3 F

Subtotal 81 51 63 534.3 F

Total 3,890 3,857 99 19.6 C

Volume Served Delay/Veh (sec)

NB

SB

WB

SB

EB

WB

Approach Movement
Demand 
Volume

Approach Movement
Demand 
Volume

Volume Served Delay/Veh (sec)

NB



SimTraffic LOS Report

Project: Sandy Sego Lily & 1300 East Mixed-Use TIS
Analysis Period: Existing (2022) Background
Time Period: Evening Peak Hour Project #: UT22-2107

Intersection: 1300 East & 24-Hr Access
Type: Unsignalized

Avg % Avg LOS
T 1,848 1,844 100 2.0 A
R 79 80 101 0.7 A

Subtotal 1,927 1,924 100 1.9 A
L 14 15 105 50.5 F
T 1,894 1,898 100 2.4 A

Subtotal 1,908 1,913 100 2.8 A
L 69 71 103 62.9 F
R 16 17 105 53.6 F

Subtotal 85 88 104 61.1 F

Total 3,920 3,925 100 3.7 A

SB

WB

Approach Movement
Demand 
Volume

Volume Served Delay/Veh (sec)

NB



SimTraffic LOS Report

Project: Sandy Sego Lily & 1300 East Mixed-Use TIS
Analysis Period: Existing (2022) Plus Project
Time Period: Evening Peak Hour Project #: UT22-2107

Intersection: 1300 East & Buttercup Dr
Type: Unsignalized

Avg % Avg LOS
T 1,516 1,461 96 1.1 A
R 84 78 93 0.7 A

Subtotal 1,600 1,539 96 1.1 A
T 1,792 1,787 100 1.1 A

Subtotal 1,792 1,787 100 1.1 A
R 91 89 98 18.2 C

Subtotal 91 89 98 18.2 C

Total 3,483 3,415 98 1.5 A

Intersection: 1300 East & Sego Lily Dr
Type: Signalized

Avg % Avg LOS
L 97 92 95 68.2 E
T 1,547 1,492 96 29.9 C
R 305 295 97 10.3 B

Subtotal 1,949 1,879 96 28.7 C
L 192 193 101 81.4 F
T 1,514 1,513 100 22.6 C
R 61 59 97 6.5 A

Subtotal 1,767 1,765 100 28.5 C
L 43 39 91 78.1 E
T 104 107 103 81.1 F
R 23 25 110 27.0 C

Subtotal 170 171 101 72.5 E
L 453 444 98 68.0 E
T 128 127 99 53.9 D
R 61 56 92 26.5 C

Subtotal 642 627 98 61.4 E
Total 4,528 4,442 98 38.8 D

Volume Served Delay/Veh (sec)

NB

SB

EB

WB

SB

WB

Approach Movement
Demand 
Volume

Approach Movement
Demand 
Volume

Volume Served Delay/Veh (sec)

NB



SimTraffic LOS Report

Project: Sandy Sego Lily & 1300 East Mixed-Use TIS
Analysis Period: Existing (2022) Plus Project
Time Period: Evening Peak Hour Project #: UT22-2107

Intersection: NW Ace & Sego Lily Dr
Type: Unsignalized

Avg % Avg LOS
L 85 86 101 30.6 D
R 76 78 103 5.8 A

Subtotal 161 164 102 18.8 C
T 534 529 99 1.9 A
R 68 68 100 1.3 A

Subtotal 602 597 99 1.8 A
L 74 72 97 7.0 A
T 557 541 97 0.9 A

Subtotal 631 613 97 1.6 A

Total 1,394 1,374 99 3.8 A

Intersection: NE Ace/South Access & Sego Lily Dr
Type: Unsignalized

Avg % Avg LOS
R 11 12 107 5.7 A

Subtotal 11 12 109 5.7 A
R 57 57 100 5.0 A

Subtotal 57 57 100 5.0 A
T 606 602 99 0.5 A
R 4 4 100 0.2 A

Subtotal 610 606 99 0.5 A
T 574 555 97 0.9 A
R 5 5 100 0.5 A

Subtotal 579 560 97 0.9 A
Total 1,257 1,235 98 1.0 A

Volume Served Delay/Veh (sec)

NB

SB

EB

WB

EB

WB

Approach Movement
Demand 
Volume

Approach Movement
Demand 
Volume

Volume Served Delay/Veh (sec)

NB



SimTraffic LOS Report

Project: Sandy Sego Lily & 1300 East Mixed-Use TIS
Analysis Period: Existing (2022) Plus Project
Time Period: Evening Peak Hour Project #: UT22-2107

Intersection: Eagle Cliff Way/Petunia Way & Sego Lily Dr
Type: Unsignalized

Avg % Avg LOS
L 5 4 80 22.0 C

Subtotal 5 4 80 22.0 C
L 5 5 100 14.9 B
T 4 3 75 21.0 C
R 261 252 97 7.4 A

Subtotal 270 260 96 7.7 A
L 225 223 99 4.5 A
T 374 372 99 0.4 A
R 18 19 104 0.4 A

Subtotal 617 614 100 1.9 A
T 312 303 97 1.1 A
R 10 12 117 0.5 A

Subtotal 322 315 98 1.1 A
Total 1,214 1,193 98 3.0 A

Intersection: 1300 East & West Ace
Type: Unsignalized

Avg % Avg LOS
T 1,868 1,808 97 9.5 A
R 57 58 101 6.8 A

Subtotal 1,925 1,866 97 9.4 A
L 37 36 97 58.9 F
T 1,952 1,944 100 4.2 A

Subtotal 1,989 1,980 100 5.2 A
R 81 70 86 318.7 F

Subtotal 81 70 86 318.7 F

Total 3,996 3,916 98 13.4 B

Volume Served Delay/Veh (sec)

NB

SB

WB

SB

EB

WB

Approach Movement
Demand 
Volume

Approach Movement
Demand 
Volume

Volume Served Delay/Veh (sec)

NB



SimTraffic LOS Report

Project: Sandy Sego Lily & 1300 East Mixed-Use TIS
Analysis Period: Existing (2022) Plus Project
Time Period: Evening Peak Hour Project #: UT22-2107

Intersection: 1300 East & 24-Hr Access
Type: Unsignalized

Avg % Avg LOS
T 1,909 1,853 97 1.6 A
R 79 74 94 0.5 A

Subtotal 1,988 1,927 97 1.6 A
L 14 15 105 46.2 E
T 1,938 1,929 100 2.3 A

Subtotal 1,952 1,944 100 2.6 A
L 69 70 102 60.9 F
R 16 17 105 50.2 F

Subtotal 85 87 102 58.8 F

Total 4,025 3,958 98 3.4 A

Intersection: 1300 East & West Access
Type: Unsignalized

Avg % Avg LOS
T 1,580 1,519 96 6.0 A
R 71 69 98 4.8 A

Subtotal 1,651 1,588 96 5.9 A
L 26 24 93 21.9 C
T 1,766 1,763 100 1.9 A

Subtotal 1,792 1,787 100 2.2 A
R 19 19 99 15.6 C

Subtotal 19 19 100 15.6 C

Total 3,462 3,394 98 4.0 A

Volume Served Delay/Veh (sec)

NB

SB

WB

SB

WB

Approach Movement
Demand 
Volume

Approach Movement
Demand 
Volume

Volume Served Delay/Veh (sec)

NB



SimTraffic LOS Report

Project: Sandy Sego Lily & 1300 East Mixed-Use TIS
Analysis Period: Future (2027) Background
Time Period: Evening Peak Hour Project #: UT22-2107

Intersection: 1300 East & Buttercup Dr
Type: Unsignalized

Avg % Avg LOS
T 1,555 1,524 98 6.6 A
R 85 84 99 7.0 A

Subtotal 1,640 1,608 98 6.6 A
T 1,835 1,814 99 1.3 A

Subtotal 1,835 1,814 99 1.3 A
R 95 96 101 26.4 D

Subtotal 95 96 101 26.4 D

Total 3,570 3,518 99 4.4 A

Intersection: 1300 East & Sego Lily Dr
Type: Signalized

Avg % Avg LOS
L 110 105 96 61.2 E
T 1,546 1,513 98 32.6 C
R 315 299 95 10.6 B

Subtotal 1,971 1,917 97 30.7 C
L 195 188 96 81.3 F
T 1,570 1,556 99 29.4 C
R 70 73 105 10.7 B

Subtotal 1,835 1,817 99 34.0 C
L 35 35 100 80.2 F
T 115 117 102 87.2 F
R 25 26 105 26.1 C

Subtotal 175 178 102 76.9 E
L 410 416 101 81.1 F
T 126 124 98 57.5 E
R 60 61 102 28.0 C

Subtotal 596 601 101 70.8 E
Total 4,577 4,513 99 48.4 D

Volume Served Delay/Veh (sec)

NB

SB

WB

Approach Movement
Demand 
Volume

Approach Movement
Demand 
Volume

Volume Served Delay/Veh (sec)

NB

SB

EB

WB



SimTraffic LOS Report

Project: Sandy Sego Lily & 1300 East Mixed-Use TIS
Analysis Period: Future (2027) Background
Time Period: Evening Peak Hour Project #: UT22-2107

Intersection: NW Ace & Sego Lily Dr
Type: Unsignalized

Avg % Avg LOS
L 85 82 96 52.5 F
R 80 79 99 9.1 A

Subtotal 165 161 98 31.2 D
T 556 532 96 2.1 A
R 70 71 102 1.3 A

Subtotal 626 603 96 2.0 A
L 55 53 96 7.0 A
T 510 517 101 1.9 A

Subtotal 565 570 101 2.4 A

Total 1,355 1,334 98 5.7 A

Intersection: NE Ace & Sego Lily Dr
Type: Unsignalized

Avg % Avg LOS
L 5 4 80 24.6 C
R 15 17 111 8.7 A

Subtotal 20 21 105 11.7 B
T 631 606 96 0.6 A
R 5 6 120 0.2 A

Subtotal 636 612 96 0.6 A
L 20 19 96 4.9 A
T 560 567 101 2.2 A

Subtotal 580 586 101 2.3 A

Total 1,236 1,219 99 1.6 A

Volume Served Delay/Veh (sec)

NB

EB

WB

Approach Movement
Demand 
Volume

Approach Movement
Demand 
Volume

Volume Served Delay/Veh (sec)

NB

EB

WB



SimTraffic LOS Report

Project: Sandy Sego Lily & 1300 East Mixed-Use TIS
Analysis Period: Future (2027) Background
Time Period: Evening Peak Hour Project #: UT22-2107

Intersection: Eagle Cliff Way/Petunia Way & Sego Lily Dr
Type: Unsignalized

Avg % Avg LOS
L 5 5 100 19.9 C
T 1 1 100 11.2 B
R 5 4 80 3.9 A

Subtotal 11 10 91 12.6 B
L 5 5 100 20.8 C
T 5 6 120 24.1 C
R 275 278 101 8.2 A

Subtotal 285 289 101 8.7 A
L 240 231 96 4.6 A
T 386 373 97 0.5 A
R 20 18 91 0.4 A

Subtotal 646 622 96 2.0 A
L 5 4 80 3.6 A
T 300 304 101 1.3 A
R 10 11 107 0.6 A

Subtotal 315 319 101 1.3 A
Total 1,257 1,240 99 3.5 A

Intersection: 1300 East & West Ace
Type: Unsignalized

Avg % Avg LOS
T 1,886 1,872 99 19.3 C
R 60 55 92 15.1 C

Subtotal 1,946 1,927 99 19.2 C
L 40 38 95 61.8 F
T 1,966 1,959 100 4.6 A

Subtotal 2,006 1,997 100 5.7 A
R 85 46 54 652.3 F

Subtotal 85 46 54 652.3 F

Total 4,036 3,970 98 22.1 C

Volume Served Delay/Veh (sec)

NB

SB

EB

WB

Approach Movement
Demand 
Volume

Approach Movement
Demand 
Volume

Volume Served Delay/Veh (sec)

NB

SB

WB



SimTraffic LOS Report

Project: Sandy Sego Lily & 1300 East Mixed-Use TIS
Analysis Period: Future (2027) Background
Time Period: Evening Peak Hour Project #: UT22-2107

Intersection: 1300 East & 24-Hr Access
Type: Unsignalized

Avg % Avg LOS
T 1,926 1,915 99 1.8 A
R 80 81 101 0.5 A

Subtotal 2,006 1,996 100 1.7 A
L 15 12 79 48.3 E
T 1,950 1,944 100 2.6 A

Subtotal 1,965 1,956 100 2.9 A
L 70 69 99 118.3 F
R 20 19 96 44.2 E

Subtotal 90 88 98 102.3 F

Total 4,061 4,040 99 4.6 A

Volume Served Delay/Veh (sec)

NB

SB

WB

Approach Movement
Demand 
Volume



SimTraffic LOS Report

Project: Sandy Sego Lily & 1300 East Mixed-Use TIS
Analysis Period: Future (2027) Plus Project
Time Period: Evening Peak Hour Project #: UT22-2107

Intersection: 1300 East & Buttercup Dr
Type: Unsignalized

Avg % Avg LOS
T 1,576 1,540 98 1.4 A
R 89 87 97 0.9 A

Subtotal 1,665 1,627 98 1.4 A
T 1,861 1,839 99 2.9 A

Subtotal 1,861 1,839 99 2.9 A
R 95 92 97 27.8 D

Subtotal 95 92 97 27.8 D

Total 3,622 3,558 98 2.6 A

Intersection: 1300 East & Sego Lily Dr
Type: Signalized

Avg % Avg LOS
L 110 108 98 97.4 F
T 1,607 1,570 98 24.0 C
R 315 312 99 7.4 A

Subtotal 2,032 1,990 98 25.4 C
L 195 183 94 170.4 F
T 1,570 1,550 99 34.0 C
R 70 68 97 12.3 B

Subtotal 1,835 1,801 98 47.0 D
L 45 41 91 71.0 E
T 115 116 101 73.2 E
R 25 27 109 31.5 C

Subtotal 185 184 99 66.6 E
L 455 446 98 97.0 F
T 132 131 99 53.1 D
R 65 69 107 32.2 C

Subtotal 652 646 99 81.2 F
Total 4,704 4,621 98 50.6 D

Volume Served Delay/Veh (sec)

NB

SB

EB

WB

SB

WB

Approach Movement
Demand 
Volume

Approach Movement
Demand 
Volume

Volume Served Delay/Veh (sec)

NB



SimTraffic LOS Report

Project: Sandy Sego Lily & 1300 East Mixed-Use TIS
Analysis Period: Future (2027) Plus Project
Time Period: Evening Peak Hour Project #: UT22-2107

Intersection: NW Ace & Sego Lily Dr
Type: Unsignalized

Avg % Avg LOS
L 90 82 91 100.7 F
R 80 82 102 13.0 B

Subtotal 170 164 96 56.9 F
T 556 542 98 1.9 A
R 70 68 97 1.3 A

Subtotal 626 610 97 1.8 A
L 75 80 107 6.6 A
T 562 572 102 3.7 A

Subtotal 637 652 102 4.1 A

Total 1,433 1,426 100 9.4 A

Intersection: NE Ace/South Access & Sego Lily Dr
Type: Unsignalized

Avg % Avg LOS
R 15 17 111 6.1 A

Subtotal 15 17 113 6.1 A
R 57 57 100 10.8 B

Subtotal 57 57 100 10.8 B
T 631 617 98 0.6 A
R 5 8 160 0.3 A

Subtotal 636 625 98 0.6 A
T 580 595 103 3.2 A
R 5 7 140 1.7 A

Subtotal 585 602 103 3.2 A
Total 1,293 1,301 101 2.3 A

Volume Served Delay/Veh (sec)

NB

SB

EB

WB

EB

WB

Approach Movement
Demand 
Volume

Approach Movement
Demand 
Volume

Volume Served Delay/Veh (sec)

NB



SimTraffic LOS Report

Project: Sandy Sego Lily & 1300 East Mixed-Use TIS
Analysis Period: Future (2027) Plus Project
Time Period: Evening Peak Hour Project #: UT22-2107

Intersection: Eagle Cliff Way/Petunia Way & Sego Lily Dr
Type: Unsignalized

Avg % Avg LOS
L 5 5 100 15.7 C
T 1 1 100 8.9 A
R 5 7 140 4.6 A

Subtotal 11 13 118 9.2 A
L 7 7 97 12.4 B
T 5 4 80 24.2 C
R 276 278 101 8.6 A

Subtotal 288 289 100 8.9 A
L 240 230 96 4.9 A
T 386 385 100 0.5 A
R 20 19 96 0.3 A

Subtotal 646 634 98 2.1 A
L 5 4 80 3.6 A
T 304 320 105 1.3 A
R 10 11 107 0.5 A

Subtotal 319 335 105 1.3 A
Total 1,264 1,271 101 3.5 A

Intersection: 1300 East & West Ace
Type: Unsignalized

Avg % Avg LOS
T 1,946 1,910 98 11.8 B
R 60 61 102 9.3 A

Subtotal 2,006 1,971 98 11.7 B
L 40 36 90 45.1 E
T 2,010 1,988 99 4.8 A

Subtotal 2,050 2,024 99 5.5 A
R 85 83 98 126.4 F

Subtotal 85 83 98 126.4 F

Total 4,141 4,078 98 11.2 B

Volume Served Delay/Veh (sec)

NB

SB

WB

SB

EB

WB

Approach Movement
Demand 
Volume

Approach Movement
Demand 
Volume

Volume Served Delay/Veh (sec)

NB



SimTraffic LOS Report

Project: Sandy Sego Lily & 1300 East Mixed-Use TIS
Analysis Period: Future (2027) Plus Project
Time Period: Evening Peak Hour Project #: UT22-2107

Intersection: 1300 East & 24-Hr Access
Type: Unsignalized

Avg % Avg LOS
T 1,986 1,955 98 2.0 A
R 80 80 100 0.8 A

Subtotal 2,066 2,035 98 2.0 A
L 15 14 92 41.4 E
T 1,995 1,976 99 3.5 A

Subtotal 2,010 1,990 99 3.8 A
L 70 70 100 67.8 F
R 20 19 96 43.6 E

Subtotal 90 89 99 62.6 F

Total 4,166 4,114 99 4.2 A

Intersection: 1300 East & West Access
Type: Unsignalized

Avg % Avg LOS
T 1,645 1,607 98 7.0 A
R 71 69 98 5.6 A

Subtotal 1,716 1,676 98 6.9 A
L 26 25 97 27.3 D
T 1,836 1,809 99 6.2 A

Subtotal 1,862 1,834 98 6.5 A
R 19 22 114 15.7 C

Subtotal 19 22 116 15.7 C

Total 3,597 3,532 98 6.7 A

Volume Served Delay/Veh (sec)

NB

SB

WB

SB

WB

Approach Movement
Demand 
Volume

Approach Movement
Demand 
Volume

Volume Served Delay/Veh (sec)

NB
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