
EAGLE MOUNTAIN
PLANNING COMMISSION MEETING

September 22, 2020, 5:30 PM 
Eagle Mountain City Council Chambers
1650 East Stagecoach Run, Eagle Mountain, Utah 84005

1. Discussion Items

 1.A DISCUSSION ITEM - Proposed Code Amendment for Fencing Requirements and
Standards
A discussion on proposed changes to EMMC 16.35 and 17.60 to clarify fencing
requirements and standards based on the development type and roadway classification.

 16.35 Development Standards for Required Public Facilities - PROPOSED
 17.60 Landscaping, Buffering, Fencing and Transitioning - PROPOSED

 1.B DISCUSSION ITEM - Proposed Code Amendment to Add Open Space Zoning Districts
A discussion about the proposed code amendment to create an Open Space Zone chapter,
two zoning designations within that category, and the related uses and development
standards.

 17.23 Open Space Zones - PROPOSED

 1.C DISCUSSION ITEM - Proposed Code Amendment to Add a Public Facilities Zoning
District
A discussion about the proposed code amendment to create a Public Facilities Zone with
related permitted uses and development standards.

 17.31 Public Facilities Zone - PROPOSED

 1.D DISCUSSION ITEM - Proposed Code Amendment for Master Development Plans and
Agreements
A discussion on the master development plan and agreement process and review of the

 

5:30 PM Work Session – Electronic Meeting via Lifesize 
Public meetings will be held electronically in accordance with Executive Order 2020-1
Suspending the Enforcement of Provisions of Utah Code 52-4-202 and 52-4-207 due to Infectious
Disease COVID-19 Novel Coronavirus issued by Governor Herbert on March 18, 2020.  
 
The public may monitor or listen to open portions of the meeting electronically by following the
instructions below.   
 
Lifesize electronic meeting through Granicus at https://eaglemountaincity.com/city-recorder/city-
meetings-portal/#meetingdocs. Click the link to view the live stream and meeting documents.
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/695625/17.60_Landscaping__Buffering__Fencing_and_Transitioning_-_PROPOSED.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/695633/17.23_Open_Space_Zones_-_PROPOSED.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/98204fecce48e621c68efe1b82a7df830.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/695647/17.31_Public_Facilities_Zone_-_PROPOSED.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/0af5c6a0361fc3b27b3305986c216f9a0.pdf


proposed changes to EMMC 16.10 Master Development Plans.
 16.10 Master Development Plans - REDLINES
 16.10 Master Developments - CLEAN

2. Pledge of Allegiance

3. Declaration of Conflicts of Interest

4. Approval of Meeting Minutes

 4.A September 8, 2020, Planning Commission Minutes
 PC Minutes 09.08.2020 - DRAFT

5. Status Report

6. Action and Advisory Items

 6.A PUBLIC HEARING - SilverLake 28 (Site Plan)
A proposed site plan for Plat 28 of the SilverLake South development. The proposal
consists of single family and townhouse lots/units.

 Site Plans
 Landscape Plans & Worksheet
 Final Plat 28
 Elevations and Floor Plans
 SilverLake South Preliminary Plat
 SilverLake South Open Space Exhibits 9.5.2019
 Silverlake MDA

 6.B Cascade Collision Auto Repair (Concept Plan)
Concept Plan review for the Cascade Collision Auto Repair project located on lot 1
(approximately 2.25 acres) at the southwest corner of Pony Express Parkway and Porter's
Crossing. 

 General Plan Wall Map
 Site Plan and Elevations
 Lehi Site and Parking Examples

 6.C Parkway Plaza (Concept Plan)
Concept plan review for the proposed development of six commercial spaces on 1.52 acres
of undeveloped land at the northwest corner of the intersection of N Ranches Parkway and
E Stonebridge Lane.

 Concept Plan
 City-Proposed Rezoning of Commercial Property (The Ranches)

 
 
 
6:30 P.M. - Eagle Mountain City Planning Commission Policy Session
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/697188/16.10_Master_Development_Plans_-_REDLINES.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/697189/16.10_Master_Development_Plans_-_CLEAN.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/697199/Site_Plans.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/697253/Landscape_Plans2.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/697257/Final_Plat_28.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/690172/Combined_files.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/697264/SilverLake_South_Preliminary_Plat.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/690175/Silver_Lake_South_Open_Space_Exhibits_9.5.2019.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/690193/Silverlake_Amended_MDA.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/effd2fa0bbc8a0e9f67ab93a97980d8d0.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/697381/General_Plan_Wall_Map_-_2-2020.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/694787/AE2020.047_-_Cascade_Collision_-_Elevations_and_Floor_Plans_Updated.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/694790/Lehi_Location_Examples.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/357fa2cd24cc347a1bed70d54c31135f0.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/695704/2020_0909_-_Concept_Plan_revised_-_Parkway_Plaza.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/694392/The_Ranches_Commercial_-_All_-_PROPOSED.pdf


 6.D PUBLIC HEARING - Development Code Amendment for Zoning and Lot Transitions
(EMMC 17.60)
This is a request to amend the municipal development code for EMMC 17.60
Landscaping, Buffering, Fencing and Transitioning. The proposed language clarifies
process elements for master development plans and agreements and sets standards for
master development agreements.

 17.60 Landscaping Buffering Fencing and Transitioning - REDLINES
 17.60 Landscaping Buffering Fencing and Transitioning - CLEAN

 6.E PUBLIC HEARING - Development Code Amendment for Master Development Plans and
Agreements (EMMC 16.10)
This is a request to amend the municipal development code for EMMC 16.10 Master
Development Plans. The proposed language clarifies process elements for master
development plans and agreements and sets standards for master development agreements.

 16.10 Master Development Plans - REDLINES
 16.10 Master Developments - CLEAN

 6.F PUBLIC HEARING - Development Code Amendment for Open Space Zone Districts
This is a request to amend the municipal development code by adding EMMC 17.23 Open
Space Zones. The proposed chapter creates two zoning districts, Improved Open Space
and Natural Open Space, identifies the allowed uses for each, and establishes the
development standards and requirements for both zones.

 17.23 Open Space Zones - PROPOSED

 6.G PUBLIC HEARING - Development Code Amendment for a Public Facilities Zone
District
This is a request to amend the municipal development code by adding EMMC 17.32
Public Facilities Zone. The proposed chapter creates the zoning district, identifies the
allowed uses, and establishes the development standards and requirements within the
zone.

 17.31 Public Facilities Zone - PROPOSED

7. Discussion Items

8. Next scheduled meeting

9. Adjournment
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https://d2kbkoa27fdvtw.cloudfront.net/emcity/0f1a0e50d5024ef1b79f56dd856d13170.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/695751/17.60_Landscaping_Buffering_Fencing_and_Transitioning_-_REDLINES.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/695752/17.60_Landscaping_Buffering_Fencing_and_Transitioning_-_CLEAN.pdf
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https://d2kbkoa27fdvtw.cloudfront.net/emcity/d4241459e5b8e167a8665bb07a7979e10.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/695636/17.23_Open_Space_Zones_-_PROPOSED.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/8dc0f04118466305b5579208d3bb4dfb0.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/695650/17.31_Public_Facilities_Zone_-_PROPOSED.pdf


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

CERTIFICATE OF POSTING

The undersigned, duly appointed City Recorder, does hereby certify that the above agenda notice was posted on this 18th day of
September, 2020, on the Eagle Mountain City bulletin boards, the Eagle Mountain City website www.emcity.org, posted to the Utah State
public notice website http://www.utah.gov/pmn/index.html, and was emailed to at least one newspaper of general circulation within the
jurisdiction of the public body.

Fionnuala B. Kofoed, MMC, City Recorder
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Chapter 16.35 

Development Standards for Required Public Facilities 
 

16.35.090 Privacy fencing. 

Residential developments designed with rear or side lot lines abutting an arterial road or collector road 

right-of-way shall install privacy fencing of consistent height (no less than six feet), material and color, 

and of durable quality along the rear or side lot lines of all lots with a rear or side lot line abutting an 

arterial or collector road. Developer applicants are required to install privacy fencing prior to any 

building permits being issued in that phase of development. The city council shall be authorized to 

require a specific material and color for the fencing in a development agreement. 

Business Park, Commercial, and Industrial developments shall install privacy fencing of consistent height 

(no less than six feet (6’)), material and color, and of durable quality along the rear and/or side lot lines 

that abut an arterial or collector road right-of-way, existing or designated in the city’s future 

transportation plan. Applicants are required to install privacy fencing prior to any building permits being 

issued in that phase of development. The city council may require a specific material and color for the 

fencing in a site plan or master development agreement. 

“Durable quality” shall mean fencing of stone, masonry, or decorative concrete, or wood-alternative 

composite material. Wood fencing (with six-inch by six-inch posts) may be permitted if an HOA enters 

into a maintenance agreement to keep the fence in good repair. Vinyl, wood alternative composite 

material, and wood fencing shall not be allowed along rear or side lot lines abutting an arterial or 

collector road. [Ord. O-06-2017 § 2 (Exh. A); Ord. O-17-2010 § 2 (Exh. A); Ord. O-27-2006 § 2 (Exh. A § 

7.9); Ord. O-07-2006 § 2 (Exh. 1 § 7.9); Ord. O-23-2005 § 3 (Exh. 1(2) § 7.9)]. 

Commented [SK1]: Brandon Park uses a composite-type 

material (Symtek) which looks more like decorative 

concrete. Should that be allowed going forward? If not, the 

phrase should likely be "alternative composite material" and 

remove "wood" from it. 

6



Chapter 17.60 

Landscaping, Buffering, Fencing and Transitioning 
 

17.60.120 General fencing provisions. 

The following fencing provisions shall be adhered to: 

A. Property Lines. Property owners should only install fencing on their property. If the property lines are 

not clearly marked, the property owner shall have a surveyor determine and mark the property lines. 

B. Residential Fence Height. No residential sight-obscuring fence shall be higher than four feet (4’) 

between the front wall of the home and the street. Residential fencing cannot exceed six feet (6’) in 

height. 

C. Residential Alley Fencing. Fences along alleys or residential service drives may be no higher than six 

feet (6’) and must follow the clear vision triangle regulations (see Diagram 17.60.170(c)). 

D. Commercial Fence Height. Fencing in commercial areas shall not exceed six feet (6’) in height. See 

EMMC 17.60.130 for chain link fencing regulations. 

E. Industrial Fence Height. Fencing in industrial areas shall not exceed eight feet (8’) in height. See 

EMMC 17.60.130 for chain link fencing regulations. 

F. Miscellaneous Properties/Uses. Fencing height and setbacks for other uses shall be determined by the 

planning director based on compatibility with the neighborhood and adjacent uses. Security fencing for 

public facilities, such as power substations, may exceed height and material restrictions, based on 

compatibility and safety. 

G. Public View. Finished side slats shall be on the street side or public view side of the fence railing. 

H. Fire Hydrants and Utility Boxes. Fire hydrants and utility boxes shall not be fenced into a yard. A 

three-foot clear space shall be maintained around the circumference of all fire hydrants and utility 

boxes. Some utility boxes are not visible above ground. Blue Stakes should always be contacted and 

appropriate staking/marking should occur prior to installing a fence. 

I. Retaining Walls. Retaining walls that are over four feet (4’) in height shall obtain a building permit in 

accordance with the International Building Code or the International Residential Code. All retaining walls 

shall comply with hillside site development standards found in Chapter 15.80 EMMC. 

J. Sport Courts. Fencing for sport courts (tennis, basketball, etc.) may be chain link, and is exempt from 

the height restrictions of this chapter. Sport court fencing may not be used as exterior property-line 

fencing. 

K. Public Utility Easement. Fencing may be installed over a public utility easement, but retaining walls 

shall not. 
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L. Meters. Fencing shall not obstruct access to gas and electric meters. If meters are in a fenced area, 

there must be an unlocked entrance to access these meters. 

M. Clear Vision Triangles. All clear vision triangles as described in this chapter shall be preserved. 

Diagram 17.60.170(c), Alleyway Fencing, also gives additional information for maintaining the clear 

vision triangles with fencing. All property owners shall maintain a clear vision triangle for neighboring 

driveways as depicted in Diagram 17.60.170(a). 

N. Barbed Wire. Barbed wire or wire fences shall be allowed only in conjunction with approved animal 

uses, unless otherwise approved by the planning commission. Razor fences shall be prohibited. 

O. Additional Restrictions. Many of the covenants, conditions, and restrictions (CC&Rs) recorded with 

property contain restrictions on fencing. Property owners shall refer to these standards and discuss the 

proposed fencing with appropriate architectural review committee, as applicable, prior to installation. 

P. Refuse Areas. All refuse areas shall be screened by approved solid fencing materials. Chain link fences 

and fencing with vinyl slats are prohibited. 

Q. Collector and Arterial Fencing. All fencing adjacent to a collector or arterial road shall comply with 

standards in EMMC 16.35.090, Privacy fencing. 

R. Collector and Arterial Fencing Standards. It shall be the responsibility of the property owner and/or 

developer to build and the responsibility of the property owner or HOA to maintain at their own 

expense a wall or fence consistent with the standards found in this chapter and EMMC 16.35.090 for 

side and rear property lines along collector and arterial roadways. 

1. Residential developments designed with rear or side lot lines abutting an arterial road or 

collector road right-of-way shall install privacy fencing consistent with the Eagle Mountain 

collector and arterial fencing standards found in this title and EMMC 16.35.090 along the rear 

and/or side lot lines abutting an arterial or collector road. Developer applicants are required to 

install privacy fencing prior to any building permits being issued in that phase of development. 

After fencing is installed it shall be maintained in good repair and a consistent manner by the 

property owner. 

 

2. Commercial or industrial developments with rear or side lot lines abutting an arterial or 

collector road right-of-way shall install privacy fencing or a privacy wall of consistent height (no 

less than six feet (6’)), material, color, and durable quality as defined by EMMC 16.35.090. 

Developer applicants are required to install privacy fencing prior to a final inspection for the 

project. The city council shall be authorized to require a specific material and color for the 

fencing/wall in a site plan approval. After fencing is installed it shall be maintained in good 

repair and a consistent manner by the property owner. 

 

3. Residential Arterial and Collector Road Fencing Standards. All arterial and collector road 

residential fencing shall be built with a durable quality fence/wall as defined by EMMC 

16.35.090. Acceptable material and design examples are outlined in EMMC 17.160.110(B).: 
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a. Six-inch by six-inch cedar posts that are crowned and routed on top; 

 

b. One-inch by four-inch and two-inch by four-inch nailer board on the top and bottom of 

fence; 

 

c. Two-inch by four-inch cap board on top; 

 

d. One-inch by six-inch slats; 

 

e. One-inch by eight-inch and two-inch by eight-inch nailer board 30 inches below top of 

fence. 

 

 

 
 

4. Alternative Standards. Residential developers may propose alternative standards for arterial and 

collector road fencing within their project to be approved by the Eagle Mountain city council. 

Any alternative standard fencing shall be for a durable quality fence/wall as defined by EMMC 

16.35.090. Adopted alternative standards and the neighborhoods to which they apply shall be 

9



added to this title. 

 

5.4.  Nonconforming existing fencing may be maintained in current styles and configurations as legal 

nonconforming fencing. Legal nonconforming fencing that becomes damaged or destroyed may 

be rebuilt or repaired within six months of the damage occurring without having to comply with 

this standard. Existing homes or lots without fencing shall also be classified as legal 

nonconforming and thus not required to install fencing. [Ord. O-22-2018 § 2 (Exh. A); Ord. O-18-

2017 § 2 (Exh. A); Ord. O-05-2008 § 2 (Exh. A § 12.12); Ord. O-23-2005 § 3 (Exh. 1(1) § 12.12)]. 

 

17.60.130 Chain link fencing. 

Chain link fencing is prohibited as a residential perimeter fencepermitted when the recorded covenants, 

conditions, and restrictions of the property do not prohibit its use. Chain link fencing for non-residential 

projects shall comply with the following standards noted below and depicted in Diagram 17.60.170(b), Chain 

Link Fencing. 

A. Detached Residential. Chain link fencing may be used as an animal enclosure. Chain link fence height shall 

not exceed four feet (4’) in height and is permissible in rear yards and in side yards only, as long as no part of 

the fence is closer to the street than the front wall (or in the case of a corner lot, the side wall) of the home, 

excluding porches. 

B. Commercial and Multifamily. Chain link fencing is prohibited in all commercial and multifamily 

developments. 

C. Industrial. Chain link fencing shall not be used where the property line abuts collector or arterial road right-

of-way, both existing and designated in the future transportation map. Chain link fencing in industrial areas 

shall not exceed eight feet (8’) in height, and shall be permissible no closer than the front wall of the building 

(or in the case of a corner lot, the side wall of the building). Where chain link fencing is visible from the street 

or parking, additional landscaping shall be established. All chain link fencing in industrial areas shall be vinyl-

coated. The planning commission or city council can require a solid screen fence other than chain link to 

screen outdoor storage or similar uses. 

D. A top rail bar is required on all chain link fencing. 

E. Slats are not allowed. 

F. Fencing may not obstruct traffic visibility on corner lots. 

G. Fences must meet all other standards for fence construction in the development code. 

H. Fencing must be constructed with the open cut of fence mesh down to the ground. [Ord. O-05-2008 § 2 

(Exh. A § 12.13); Ord. O-23-2005 § 3 (Exh. 1(1) § 12.13)]. 
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EMMC 17.23 Open Space Zones

17.23.010 What this chapter does.

This chapter establishes the land use regulations and protections for Open Space Zones in Eagle 
Mountain City. It establishes two types of open space zoning: Natural Open Space (OS-N) and Improved 
Open Space (OS-I).

17.23.020 Purpose and objective.

The purpose of the Open Space Zones is to preserve and enhance public and private open space, trails, 
natural areas, and improved park and recreational areas. These areas serve to provide opportunities for 
active and passive outdoor recreation; provide contrasts to the built environment; preserve scenic 
qualities; protect sensitive or fragile environmental areas such as wetlands, steep slopes, ridgelines, 
meadows, and natural washes; preserve the capacity and water quality of the stormwater drainage 
system; and provide pedestrian, equestrian, and bicycle transportation connections.

17.23.030 Area of designation.

The Open Space Zone shall include and be characterized by one or more of the following:

A. Land currently or planned to be dedicated to the City as open space, parks, or recreation.

B. Privately-owned parcels of developments designated as open space, parks, or recreation open to use 
by the general public.

C. Publicly-owned or -operated (not municipal) land protected and managed as open space.

17.23.040 Land use table.

This land use table contains the various land uses that are permitted, special, and prohibited in the open 
space zones. Uses that are not listed in this table are prohibited.

P = Permitted (Permitted uses may still require approval through an application process as detailed in 
this chapter and other chapters)

S = Special (Special uses are permitted as long as they comply with the standards listed in Chapter 17.75 
EMMC that are specific to that type of use)

Blank = Prohibited

Land Use Table

Open Space Uses

LAND USE IMPROVED OPEN SPACE (OS-I) NATURAL OPEN SPACE (OS-N)
Accessory buildings1 P
Amphitheatre P
Botanical garden P
Cemetery P
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Communication facilities and 
towers

S S

Community garden P
Equestrian center, public P
Golf course P
Open space P P
Outdoor storage S S
Park P
Recreation, outdoor P
Rodeo, public P
Trails, improved P P
Trails, natural P P
Utilities, public and private S S
Zoological park P

1 Such as barns (publicly-owned), garages, greenhouses, gardening sheds, recreation rooms, and similar 
structures that are customarily used in conjunction with the primary uses in this district

17.23.050 Development standards.

The development standards are required standards for the Open Space Zones in the city. The City 
Council, in consideration of a prior recommendation by the Planning Commission, may modify these 
requirements if in its judgment the modification does not interfere with the use, enjoyment, and 
character of adjacent properties.

A. Setback requirements for all structures.

1. Front: twenty-five feet (25’)
2. Sides: ten feet (10’)
3. Rear: twenty-five feet (25’)

B. Building height for all structures. Maximum of thirty-five feet (35’), except for special uses which must 
comply with the height restrictions established in EMMC 17.75.

C. Site plan review. Any open space development within the Open Space Zones that is not reviewed and 
approved as part of a master development plan, master site plan, or preliminary plat must receive site 
plan review and approval subject to EMMC 17.100.

D. Architectural review. Any proposed buildings shall comply with the commercial development 
standards of EMMC 17.72.

E. Landscaping. Shall comply with the landscaping, planting, and fencing standards of EMMC 17.60. Lot 
size transitioning does not apply.

F. Lighting. All lighting within the Open Space Zones must comply with EMMC 17.56.

G. Parking. Parking shall be provided and designed to meet the requirements of EMMC 17.55.

H. Signs. Signage shall be permitted and treated as signage in a residential zone and shall meet the 
requirements and standards of EMMC 17.80.
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I. Road and trail connections. Where the terrain allows, road and trail connections shall be made to 
adjoining properties through the Open Space Zones to provide emergency access, minimize the number 
of points of access to a road, or improve pedestrian and neighborhood circulation. Connections shall be 
made to existing and future roads and trails.

J. Utility lines. All utility lines running through the Open Space Zones must be located underground, 
except for high-capacity transmission lines.

17.23.060 Open space protection.

Open space may be protected using any of the three methods listed here. The methods to be used must 
be clearly established at the time a master development plan, master site plan, preliminary plat, or site 
plan is filed for review.

A. Dedication for public use. The open space may be dedicated to the City, or to another public agency, 
but only where it would constitute a part of a park, trail, or open space identified in the current Parks, 
Trails, and Open Space Plan, or if approved by the City.

B. Private land conservation. Any private land, whole or a portion of, that is identified and developed or 
used as open space may apply a conservation or similar easement on that land. The easement may be 
held by the City, another public agency, or a conservation nonprofit organization.

C. Homeowners’ association. Every preliminary plan that includes natural or improved open space that 
will be owned and maintained by the lot owners shall be accompanied by proposed articles of
incorporation and covenants for a homeowners’ association in which all lot owners shall be members, 
and which is responsible for the maintenance and preservation of natural and improved open space 
required by this chapter. These documents shall be recorded with the final plat, upon their approval.
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EMMC 17.31 Public Facilities Zone
[PROPOSED]

17.31.010 What this chapter does.

This chapter establishes the land use regulations and requirements for the Public Facilities Zone in Eagle 
Mountain City. 

17.31.020 Purpose and objective.

The Public Facilities Zone is established to provide areas for the location and establishment of facilities 
which, under public franchise or ownership, or private or nonprofit enterprises operating for the public 
convenience, benefit and necessity, provide public services such as electricity, gas, communication, 
transportation, water, sewage treatment, education, religious activities and other public assembly, 
cultural facilities, and government services.

This zone is intended to provide immediate recognition of such areas upon the official zoning map of the 
City. Typical uses permitted in the zone are schools, airports, utilities, public equipment storage areas, 
libraries, and city hall. Though some of these uses will be allowed in other zones to initially 
accommodate public facilities in appropriate areas without undue difficulty, it is intended that the zone 
would then be applied to all such facilities for ease of recognition.

17.31.030 Allowed uses.

The following uses shall be allowed within the Public Facilities Zone as permitted uses subject to this 
chapter:

A. Cultural uses (theaters, museums, galleries, libraries, performing arts center, etc.)

B. Public/civic building or facilities (city, county, state, or federally owned)

C. Public safety facility (police, fire, ambulance)

D. Public transportation facilities, including storage and stations

17.31.040 Special uses.

The following uses shall be allowed within the Public Facilities Zone as special uses subject to EMMC 
17.75 and this chapter:

A. Communication facilities and towers

B. Outdoor storage

C. Parking garage

D. Reception / conference / meeting center

E. Religious or cultural meeting halls

16



F. Schools (public, private, and charter) 

G. Utilities, public and private

17.31.050 Development standards.

The development standards are required standards for the Public Facilities Zone in the city. The City 
Council, in consideration of a prior recommendation by the Planning Commission, may modify these 
requirements if in its judgment the modification does not interfere with the use, enjoyment, and 
character of adjacent properties.

A. Setback requirements for all structures.

1. Front: ten feet (10’) minimum
2. Sides: none (equal to building height when adjacent to a residential zone)
3. Rear: twenty feet (20’)

B. Building height for all structures. Maximum of thirty-five feet (35’). Height is measured from the 
average grade of the highest finished grade and the lowest finished grade of the structure to the highest 
point of the roof, excluding ancillary structures.

C. Site plan review. Any development within the Public Facility Zone that is not reviewed and approved 
as part of a master development plan, master site plan, or preliminary plat must receive site plan review 
and approval subject to EMMC 17.100.

D. Architectural review. Any proposed buildings shall comply with the commercial development 
standards of EMMC 17.72.

E. Landscaping. Shall comply with the landscaping, planting, and fencing standards of EMMC 17.60. Lot 
size transitioning does not apply.

F. Lighting. All lighting within the Public Facilities Zone must comply with EMMC 17.56.

G. Parking. Parking shall be provided and designed to meet the requirements of EMMC 17.55.

H. Signs. Signage shall be permitted and treated as signage in a commercial zone and shall meet the 
requirements and standards of EMMC 17.80, except for schools which shall follow the school signage 
requirements and standards of that chapter.
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Chapter 16.10 

Master Development Plans 
 

16.10.010 What this chapter doesPurpose. 
This chapter establishes the requirements and review and approval processes for master developments 

plans, master development plan agreements and required information to be submitted. [Ord. O-16-2010 

§ 2 (Exh. A); Ord. O-23-2005 § 3 (Exh. 1(2) § 2.1)]. As 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 

public investments and benefits for the development and community. 

16.10.020 Purpose. 
Development of large tracts of land requires careful, detailed, and well-informed coordinated land use 

planning and additional planning, design and funding by or on behalf of the city for roads, water, sewer, 

dry utility infrastructure, parks and other kinds of public facilities and services to serve the public 

interest. It also involves major investments in land and infrastructure, which often take place before it is 

feasible for a developer to file an application specific enough to obtain development approval for a 

subdivision, site plan, building permit, etc. There are essentially three components that comprise the 

master development plan process: a land use plan, a utility plan, and an economic analysis. Dependent 

upon the location of existing utilities and project size, the master development plan process may require 

all three plans to be reviewed and approved simultaneously. 

A. Land Use Plan – Zoning Districts. Approval of a land use and zoning plan for a specified geographic 

area that is being proposed for development; 

B. Utility Plan – Required Infrastructure. All off-site utilities and other public infrastructure that will be 

required to be installed in order to service the proposed development, including an estimated demand 

on all city utility systems; 

C. Economic Analysis – Funding Mechanisms. Funding mechanisms to provide for all off-site utilities and 

other public infrastructure. [Ord. O-16-2010 § 2 (Exh. A); Ord. O-23-2005 § 3 (Exh. 1(2) § 2.2)]. 

16.10.030 020 Master development plans approval required. 
Master development approvals are required for any development project that meets the criteria below. 

Master developments require the approval of a master development plan (MDP) and master 

development agreement (MDA). 

A. Parcel Projects in Excess of 160 50 Acres. A master development approval plan containing a land use 

plan, utility plan, and economic analysis shall be required of any development that is in excess of 160 50 

acres in size or which has a gross density of 5.21 dwelling units per acre or higher. Property that is 

proposed for development and contiguous to other parcels that are all held in common ownership shall 

be considered the same property for the purpose of this requirement. In such cases where multiple 
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property owners of contiguous land propose development together, such parcels shall be considered 

the same property for the purpose of this requirement. Property shall not be divided in order to 

circumvent the size requirements with respect to the submittal of master development plans. 

B. Projects in Excess of 200 Acres. Any proposed development of more than 200 acres in size must divide 

the project into separate master development applications of 200 acres or less. A master development 

approval may be granted, based on the criteria outlined in this chapter, in a phased approach in order to 

ensure adequate build out within the defined timeframe and benchmarks of an approved MDA before 

approving additional master developments of the larger project. 

C. Property Ownership. Property shall not be divided in order to circumvent the size requirements with 

respect to the submittal of master development applications. 

BD. Annexations. A master development plan approval shall be required for property that is in excess of 

160 50 acres and is pending annexation into the corporate boundaries of the city for the purposes of 

immediate development. This requirement may be waived by the City Council if they determine that the 

project does not include off-site infrastructure and/or includes only one proposed zoning district for 

development. Land that is in excess of 160 acresnot intended for immediate development may be 

annexed into the city and shall be zoned as agricultural Agriculture and may be proposed for 

development through a master development plan required upon the development of the 

propertyapproval process at a later date. 

C. City Council Discretion. Notwithstanding the requirement for a master development plan for parcels 

in excess of 160 acres, tThe city City council Council may require, at its discretion, a master development 

plan application and approval for any development within the city. That criteria may include, but is not 

limited to: off-site infrastructure, more than one zoning district, ridgelines, unique open space, or 

potential impacts to other properties. In certain cases, the planning commission may recommend that 

the city council waive the land use plan, utility plan, or economic analysis of the master development 

plan process depending upon the size of the parcel and location of the property to existing utilities. 

[Ord. O-16-2010 § 2 (Exh. A); Ord. O-23-2005 § 3 (Exh. 1(2) § 2.3)]. 

16.10.040 030 General considerations. 
The following general considerations apply to all proposed master developments plans: 

A. Densities and Zoning Districts. In granting approval of a master development plan, the city allows a 

developer or owner to vest the right to a specified use, or range of uses, and density, or range of 

densities, within a specified area. A master development plan proposal is a zoning changerezone request 

and must contain specific proposed zoning districts and site use designations authorized by EMMC Title 

17 for each proposed major phase of the proposed master development plan and all land within the 

plan areamaster development. An application for a master development shall be processed as an 

application for a rezone request pursuant to EMMC 17.90. 

B. Zoning Map and General Plan Amendments. If the proposed zoning, land uses, and/or major roads in 

the master development do not comply with the current Future Land Use & Transportation Corridors 

Map, the application shall be processed as an application for a Future Land Use & Transportation 

Corridors Map Amendment.An application for approval of a master development plan shall be 
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processed as an application for a zoning map amendment and general plan future land use plan and 

transportation corridor map amendment if necessary. 

C. Master Development Plan. As outlined in this chapter, the application materials act as the MDP and 

guiding documents for the proposed development of the property. As the MDP is finalized through the 

review and approval process, the MDP will be used as a basis for the MDA.C. Licensed Professionals. 

Every master development plan, including all phases of future development, shall have professionally 

licensed engineers, landscape architects, and other design professionals directly involved in the project 

that shall be available during presentations to the planning commission and the city council. Review of 

applications for the approval of master development plans shall be guided by the criteria established in 

this title. 

D. Development Approvals. Approval of a master development plan does not constitute approval to 

proceed with development. A developer is required to obtain subdivision and development approvals 

required by this title and other city ordinances. Separate permits or approvals are required to grade 

property, excavate, install utilities, subdivide or otherwise improve property as dictated by state 

statutes and the city’s ordinances. 

ED. Master Development Agreement. Creation of a development agreement that identifies land uses, 

zoning, residential densities, nonresidential land uses, public and private funding obligations, 

construction of public and private amenities, impact fees or other development credits, bonus density 

systems and phasing of the development shall be executed upon approval of the master development 

plan. [Ord. O-16-2010 § 2 (Exh. A); Ord. O-23-2005 § 3 (Exh. 1(2) § 2.4)]. An MDA will be executed 

between the applicant and City to specify the land uses, zoning, traffic circulation, public and private 

funding obligations, construction of public and private infrastructure and amenities such as trails and 

parks, impact fees or other development credits and obligations, off-site utility construction, excavation 

material processing, allowed earth removal methods, and phasing of the master development. 

16.10.050 040 Application. 
Property owners or their duly authorized agent shall make application for a master development plan on 

forms prepared by the planning directorto the planning department. A complete master development 

application includes the application form, all elements listed in this section below, and the application 

fee.No master development plan application shall be processed without the submission of the 

application, all the supporting materials required by this chapter, and the processing fee. Incomplete 

applications shall not be processed under any circumstance. 

A. Supporting Materials. All master development plan applications shall contain, at a minimum, the 

following information:. The number of hard copies and electronic copies, as well as the appropriate 

format of each, will be determined by the planning director. 

1. Legal Description. A legal description of the property. 

2. Vicinity Map. A vicinity map showing the approximate location of the subject parcel property 

with relation to the other major areas of the city. 

3. Traffic Plan. A plan showing the major street layout, street construction phasing, with and 

detailed traffic study prepared by a traffic engineer. Roadways included in the city’s current 
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transportation plan within one-quarter mile of the project as well as within the project must be 

included in the traffic plan. 

4. Public Notice. Addressed and stamped envelopes (the city’s address will be the return addresses 

on the envelopes) of all property owners located within 600 feet of the proposed master 

development plan area (including a minimum of at least 25 adjacent property owners). 

4. Fee. The processing application fee required by the current consolidated fee schedule approved 

by the city City councilCouncil and public notice fee (to be calculated and paid prior to the first 

public meeting). 

5. Project Team. A list of project team members including licensed professionals (engineers, 

landscape architects, etc.) directly involved in the project that shall be available during 

presentations to the Planning Commission and City Council. 

B. Land Use Plan. Master development plans applications that are required to submitshall include a land 

use plan shall submit the following in addition to the items identified in subsection A of this sectionthat 

identifies the following: 

1. Existing Conditions. A map showing the current zoning designations including all existing zoning 

and zoning overlay districts on the property along with existing physical characteristics of the 

site including waterways, natural washes, historical sites and features, areas with greater than 

25% slope, geological information, fault lines, general soil data, and contour data at two-foot 

intervals. 

2. Compatibility Statements. A statement explaining how the proposed development is compatible 

with surrounding land uses and other areas of the city and how internal compatibility will be 

maintained. 

3. Environmental Impact Report. Five An environmental impact reports and an electronic copy in 

an acceptable format detailing potential impacts of the proposal on existing vegetation and 

wildlife, watercourses, sources of water, waste generation, noise, etc. Sensitive lands, historical 

sites, and endangered plants should be identified. The planning director shall establish a format 

for this submission and identify those areas requiring specific attention. 

4. Proposed Land Use and Zoning Map. A map together with a general description of the proposed 

development indicating the general development pattern, land uses, proposed densities, open 

spaces, parks and recreation, trails and any other important elements of the project. A map with 

details of the proposed development indicating the: 

a. General development pattern – Phasing shall generally begin near existing roads and 

infrastructure and then move towards undeveloped areas;  

b. Land uses – This shall include roads, water retention/detention, open spaces, parks and 

recreation, trails;  

c. Proposed zoning districts – All proposed zoning districts shall be identified on a project 

map. The zoning districts are not required to be in a grid/box format and are 
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encouraged to follow natural contours and progression of development transitioning 

according to EMMC 17.60; and 

4.d. Any other important elements of the project. 

5. Zoning Districts. A compatibility statement that demonstrates compliance with the zoning 

district that exists on the subject property or the zoning district that is being proposed for the 

subject property. 

6.5. Parks and Open Space Trail Plan. A plan showing the maps indicating how the proposed master 

plan development will comply with the city’s City’s current open space, parks, trails and 

recreation regulationsParks, Trails, and Open Space Master Plan. If any parks, open space, 

and/or trails will be developed in phases, the proposed phasing shall be outlined. 

C. Utility Plans. Master development plans applications that require a utility plan shall submit the 

following items in addition to those identified in subsection A of this sectionshall include the following 

utility plans: 

1. Grading, Drainage, and Erosion Plan. A grading, drainage, and erosion plan showing the existing 

roadways, drainage ways, vegetation, and hydrological conditions of a 10-year, 24-hour event 

and a 100-year, 24-hour event. 

a. 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. 

b. The subbasin description showing the historical drainage pattern and off-site drainage 

patterns both upstream and downstream of the property. 

c. A general discussiondescription of how the proposed system conforms to existing 

drainage patterns and off-site upstream drainage will be collected to protect 

development. 

d. 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, and other pollutants are 

separated from storm water. 

2. Infrastructure Map. A map showing the existing and proposed infrastructure including proposed 

roadways, utility locations and capacities, and the estimated impacts of the proposed master 

development plan on all public utilities including potable water, irrigation water, wastewater, 

transportation, fire protection, and solid waste, parks and recreation demands of the proposed 

project. 

D. Economic Infrastructure Funding Analysis. Master development plans that require an economic 

analysis shall submit the following items in addition to those identified in subsection A of this section: 

1. Financing Infrastructure. An financing infrastructure financing report describing in reasonable 

planning-level detail the cost of all infrastructures required to serve the area of the proposed 

plandevelopment. Engineering estimates of construction costs, based upon recent expenses incurred for 
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similar facilities in the area, may be used. The financial element may suggest the use of special 

improvement districts with privately funded reserve funds or the use of other financial methods 

requiring the cooperation of the city City or the use of public finance authorization legally and practically 

available to the cityCity. The plan shall include the use of property collateral of the development 

proponent applicant to assure the city City that the proposal will not unduly burden the cityCity, 

adjoining landowners who will not voluntarily participate in the project, or other property owners in the 

city. The plan must show that the required infrastructure can be constructed by the developer or jointly 

by the city and the developer using the funding provided by the developer applicant sponsored by 

publicly authorized financial methods proposed in the plan. [Ord. O-16-2010 § 2 (Exh. A); Ord. O-23-

2005 § 3 (Exh. 1(2) § 2.5)]. 

16.10.050 Waivers. 
An applicant may request in writing a waiver of specific required elements of a master development 

application or waiver from requirement of a master development approval. 

A. Waiver for Elements of the Application.  

1. At the time an application is submitted, the applicant must include a written request of any item 

they seek to not include or create as part of their application. The request shall include a brief 

description as to why the element does not apply to the proposed project. 

2. During the review process as outlined in EMMC 16.10.060, the Planning Commission and City 

Council will review the request for the waiver along with the other submitted materials. The City 

Council may approve the request for the waiver, or if denied, the applicant will then be required 

to submit the outstanding materials which then will require review following the process 

outlined in EMMC 16.10.060. 

B. Waiver of Requirement for Master Development Approval. 

1. Upon submission of a written request to waive the requirement for master development 

approval, the Planning Commission will hold a public hearing to review the request. The 

Planning Commission will then make a recommendation to the City Council. 

2. The City Council will hold a public hearing to review the waiver request and take final action to 

approve, amend, or reject the waiver request. 

C. Criteria to Approve a Request for Waiver. The City Council may approve a request for waiver of either 

items listed above upon finding of one or more of the following: 

1. The project’s concept plan review (pursuant to EMMC 16.15) received feedback from the 

Planning Commission and/or City Council in regards to reduced master development application 

requirements; 

2. The project will not require modification or additions to existing conditions (zoning designation, 

land use designation, roadways); 

3. The project involves limited development requirements for infrastructure; or 
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4. The strict application of EMMC 16.10 would result in peculiar or exceptional difficulties, or 

exceptional and undue hardship, or the buildable area of the property is significantly reduced by 

topography or pre-existing easement restrictions. 

16.10.060 Approval Review and approval process. 
Upon the completion of a concept plan pursuant to EMMC 16.15, the developer shallan applicant may 

file a properly completed master development plan application following the requirements of EMMC 

16.10.040. The master development plan application shall not be construed as an absolute right upon 

submission of an application and does not require the approval body to take action based upon findings 

of facts. The master development is not valid and approved until the MDA is executed. 

The City shall review the application in accordance with the following procedureThe planning 

commission and city council shall review and take action on proposed master development plans in 

accordance with the following procedure: 

A. Development Review Committee. Upon receipt of a complete master development application, a staff 

review by the Development Review Committee (DRC) with the applicant will be scheduled. The review 

will provide initial feedback and items for revision for the applicant to take into consideration prior to 

the public review. Additional DRC reviews may be necessary, depending on the feedback and requested 

changes. 

AB. Planning Commission Review. Upon receipt of a complete master development plan application, the 

planning director shall schedule the application for a public hearing before the planning commission. 

The planning director shall cause all property owners within 600 feet of the boundaries of the proposed 

master development plan area (including a minimum of at least 25 adjacent property owners and 

affected entities if there be any) to be notified by first class mail of the time and place of the public 

hearing at least 10 days prior to the planning commission meeting. A copy of the public notice of the 

hearing shall also be posted in three public places (including the city offices) within the city at least 10 

days prior to the hearing. The city recorder shall cause that this hearing is advertised in accordance with 

the requirements of any applicable state statutes.Upon completion of the DRC review process, the 

planning department shall schedule the application for a public hearing before the Planning 

Commission. The Planning Commission shall conclude their hearing with a recommendation of action to 

the City Council. 

B. City Council Review. The city council, after receiving a recommendation from the planning 

commission, shall also conduct a public hearing. The notice requirements for this hearing are identical to 

the planning commission hearing.Upon completion of the Planning Commission review process, the City 

Council shall conduct a public hearing on the application. 

1. If the City Council approves the MDP, the process will move forward to an MDA. 

2. If the City Council denies the MDP, the applicant may apply for a master development on the 

property after one year from the date of denial, unless the City Council finds that there has been 

a substantial change in the application, circumstances, or sufficient new evidence since the 

disapproval of the application to merit consideration of a second application within the one-year 

time period. Any future application will be considered a separate application and must follow 

the full application and review process as outlined in this chapter. 
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CD. Master Development Agreement. Prior to taking final action on a proposed master development 

plan, the city council shall also approve a master development plan agreement negotiated with the 

developer. This agreement shall set forth the vesting granted to the property, phasing of the 

development, expiration date of the agreement, timing of construction of public improvements, 

maintenance of improvements, and any other special conditions relating to lot design, performance 

standards, necessary off-site conditions or improvements, shared open space, parks, location of utilities, 

physical characteristics of the subject property and any other conditions or methodologies that need to 

be identified within the development agreement.An initial agreement shall be drafted by the City. 

Review of the agreement will take place first at the staff level. The agreement will then be reviewed at a 

public meeting held by the Planning Commission which will provide a recommendation to the City 

Council. The agreement review will conclude with a public meeting by the City Council which will then 

take action on the agreement and authorize staff to finalize the agreement and mayor to execute. 

Depending on the scale and scope of the project, the City Council may request a third-party legal review 

of the final agreement for compliance with local, state, and federal laws prior to executing the 

agreement. The agreement shall meet all requirements of EMMC 16.10.080. 

D. Preliminary Plat Approval. An approved master development plan map may serve as a preliminary 

plat, allowing the project to proceed to final platting, if it provides the same level of detail as a 

preliminary plat with respect to each of the requirements found in Chapter 16.20 EMMC, Preliminary 

Plats. 

The applicant shall inform the planning commission and the city council of their desire for a master 

development plan to serve as a preliminary plat at the time of application. [Ord. O-25-2016 § 2 (Exh. A); 

Ord. O-16-2010 § 2 (Exh. A); Ord. O-23-2005 § 3 (Exh. 1(2) § 2.6)]. 

16.10.070 Criteria for review of master development plansapproval of 

MDPs. 
A Master master development plans application shall be evaluated using the following criteria. The 

planning Planning commission Commission and city City council Council will determine compliance with 

these criteria: 

A. General Criteria. 

1. Slope. Is the slope of each area designated for a particular use or densitydevelopment suitable 

for that use or densitythe intended development? Does the application restrict development 

from areas with a slope greater than 25%? 

2. Natural Hazards. Can the proposed uses development reasonably be established without hazard 

of slope failure (rockfall, landslides, debris flows, and similar earth movements)? 

3. Storm Water Runoff. Does the application include development methods that will not accelerate 

runoff and erosion in a way that would have adverse downslope or downstream impacts?Given 

proper planning (as will be required at the time of an application for a major development 

permit), can the proposed uses and densities reasonably be established without accelerating 

runoff and erosion in a way that would have adverse downslope or downstream impacts? 
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4. Protection of Natural Channels and Ridgelines. Will the proposed uses and 

densitiesdevelopment be reasonably compatible with the protection of natural channels and 

comply with the ridgeline protections as provided in EMMC 17.62, where applicable? 

5. Flooding. Will the proposed uses development be reasonably safe from flooding, including 

alluvial fan flooding? 

6. Soil Characteristics. Is the soil in each area designated for a particular use or 

densitydevelopment generally suitable for that use or densitydevelopment? Soil characteristics 

that shall be considered in answering this question include depth to rock, depth to water table, 

texture, permeability, expansiveness, corrosivity, and runoff potential. The suitability tables 

found in the Soil Survey of the Fairfield-Nephi Area, Utah, parts of Juab, Sanpete, and Utah 

Counties issued by the USDA Soil Conservation Service may be used in answering this question. 

B. Criteria Related to Infrastructure. 

1. Utilities. Can the proposed uses and densitiesdevelopment be adequately served by Eagle 

Mountain’s planned municipal utilitiesexisting and proposed utilities for the project area? 

2. Streets. Does the street plan comply with the Transportation Master Plan? Can the proposed 

uses and densitiesdevelopment be adequately served by Eagle Mountain’s planned network of 

major streetsthe City’s Transportation Master Plan and the project’s proposed local streets? 

3. Water Rights. Is there legally enforceable documentation to the satisfaction of the city attorney 

that substantiates the ability of the developer to convey water rights to the city City based on 

the number of dwellings and commercial uses in the project and the area 

developeddevelopment need, including both building lots and common usable improved open 

space? 

C. Criteria Related to Compatibility. 

1. Compatible Densities Development – Adjacent Parcels. Will the proposed uses and 

densitiesdevelopment be reasonably compatible with existing or planned uses on adjoining 

lands? Is the proposed plan consistent with the Eagle Mountain City future land use plan 

mapthe City’s Future Land Use Map or requested amendment? The answer to these questions 

may be based on the standards established in EMMC 17.60.150 and 17.60.160.The answer to 

this question may be based on the assumption that the proposed uses and densities will comply 

with this title and EMMC Title 17, including the performance standards designed to help ensure 

land compatibility. 

2. Compatible Densities Zones and Transitions – Internal Parcels. Will the proposed uses and 

densitieszones and residential lot size transitions be reasonably compatible with each other in 

accordance with EMMC 17.60.150 and 17.60.160? The answer to this question shall be based on 

the assumption that the proposed uses and densities will comply with this title and EMMC Title 

17, including the performance standards designed to help ensure land compatibility.Does the 

placement of proposed uses help buffer potentially incompatible uses from one another? 

3. Buffering Incompatible Uses. Does the placement of proposed uses and densities help buffer 

potentially incompatible uses from one another? 
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D. Criteria Related to Design. 

1. Open Space.  

a. Does the proposed densities development include the planned communityimproved 

open space required by this title?  

b. Does the proposed pattern of uses and densitiesdevelopment attempt to make effective 

use of the planned community open space? 

c. Does the development incorporate trails, parks, and other open spaces included in the 

City’s Parks, Trails, and Open Space Master Plan? 

1.d. Does the plan attempt to combine open spaces into larger more usable parks and open 

spaces? 

2. Neighborhood Open Space. Are the proposed uses and densities consistent with the provisions 

of ample neighborhood open space? [Ord. O-16-2010 § 2 (Exh. A); Ord. O-23-2005 § 3 (Exh. 1(2) 

§ 2.7)].Public Facilities. Does the proposed development include land designated for public uses 

including churches, schools, community centers, etc.? 

16.10.080 Criteria for approval of MDAs. 
The MDA shall include the following elements to ensure the method, timing, and requirements of 

construction throughout all phases of the master development. The MDA shall be a standard template 

originated by the City and modified as needed through the review process. 

A. Development Rights and Responsibilities. The MDA shall include the approved development rights of 

the project and responsible parties for completion of project elements including but not limited to: 

1. Vesting granted to the property; 

2. Phasing of the development; 

3. Construction and maintenance of public improvements; 

4. Special conditions relating to lot design, necessary off-site conditions or improvements, open 

space and parks, location of utilities, physical characteristics of the property; and 

5. Any other conditions or methodologies necessary for the master development’s buildout. 

B. Benchmarks. The applicant shall be required to take measurable action, upon the execution of the 

MDA through performance benchmarks including but not limited to: 

1. A set time limit to apply for the first site plan and/or preliminary plat; 

2. A set time limit from the approval of the first site plan and/or preliminary plat to begin site 

work; 

3. A set time limit from the approval of the first site plan and/or preliminary plat for all phases of 

curb, gutter, and road completion; and 
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4. A set time limit from the approval of the first site plan and/or preliminary plat for all phases of 

open space, park, and/or trail completion. 

C. Expiration of the Master Development. Master development approvals shall expire six (6) months 

from the date of approval by the City Council if an MDA has not yet been approved and signed by all 

applicable parties. MDAs shall: 

1. Include an expiration of terms of the agreement with a set time limit determined at the 

approval of the MDA; and 

2. Not extend longer than six (6) years from the signing of the agreement. 

D. General Plan Compliance. A compatibility statement that confirms compliance with the City’s Future 

Land Use Map, Master Transportation Plan, and General Plan documents. 

E. Amendments and Extensions of Time. The MDA shall include sections for amendments and extensions 

of time to the MDA based on the requirements and allowances in this chapter at the time of the MDA 

approval. 

16.10.090 Master development amendments. 
A. Amendments. After a master development is approved and prior to completion of the full build out of 

the project, an amendment to the master development approval will require an approval for any 

proposed change to the MDP or MDA. 

A proposed amendment may include, but is not limited to, changes that: 

1. Alter the amount of land area for any use(s); 

2. Require a rezoning of property; 

3. Require an amendment to the General Plan’s Future Land Use Map and/or Transportation Plan; 

4. Require a plat amendment; or 

5. Alter the timing of benchmarks or other terms in the MDA. 

B. Amendment Review and Approval Process. 

1. Application. An application for amendment must be submitted to the planning department. The 

application requirements will follow those outlined in EMMC 16.10.040, but will only require 

documents that are directly related to the particular amendment request. 

2. Review. A review of the amendment request will follow EMMC 16.10.060. 

3. Action. The City Council shall take the final action on the amendment request. 

16.10.080 100 Expirations and extensions of approvals. 
Master development plan approvals shall expire two years from the date of approval by the city council 

if a master development agreement has not yet been approved. 

A. Expiration of Approval. A master development approval shall be determined to have expired when: 
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1. The MDA failed to be signed by both the City and the applicant(s); or  

2. The term of the agreement has expired based on the set time limit. 

AB. Extensions of Time. It is the responsibility of the applicant to request an extension of time prior to 

the MDA expiration. An extension of time may be requested by an applicant with the following 

requirements: 

1. A written, signed request for an extension of time shall be received by the planning director 

department at least three (3) months prior to the expiration date of the project. 

2. The request for an extension of time shall specify any progress made on the project’s MDA 

benchmarks and conditions of approval, and the reason(s) for the extension request, along 

withand any supporting documentation. 

BC. Criteria for Approving Extensions of Time. The Planning Commission shall take final action on an 

extension of time request. The Planning Commission may approve up to two (2) two-year extensions of 

time to a master development that meets the following criteriaIt is the responsibility of the applicant to 

request an extension of time prior to a project’s expiration. The city is not responsible to remind 

applicants of expiration dates. The planning director shall approve or deny a request for an extension of 

time within a reasonable period of time after receiving the request. The planning director may grant up 

to a single one-year extension of time to any project that meets one of the following criteria: 

1. The applicant must have shownhas demonstrated a good faith effort to initiate the project by 

systematically completing predevelopment conditions.any applicable conditions and 

benchmarks; or 

2. The extension is necessary due to a delay in action by the City or other public agency.The 

applicant’s initiation of development activities is based on an action by the city or other public 

agency which has not taken place or was delayed, resulting in a time delay beyond the permit 

holder’s control. 

CD. Appeals. An applicant may appeal of the planning director’sPlanning Commission’s decision final 

action on the extension of time request shall be submitted to the planning commissionCity Recorder’s 

Office within fifteen (15) days of the date of the decision. The appeal will be considered by the City 

Council. The applicant may then appeal a decision of the planning commission to the city council within 

15 days of the planning commission’s decision. In no case shall the planning commission or city council 

approve more than a single one-year extension of time.An appeal of the City Council’s appeal decision 

shall be made to the district court within thirty (30) days of the City Council’s decision. 

D. Resubmitting an Expired Project. A project that has expired may be resubmitted within two years of 

the expiration date for a fee to cover time and materials, not to exceed 50 percent of the original fee, if 

the project is substantially similar to the expired plan. The resubmitted project must be in compliance 

with the current development code at the time of resubmittal. [Ord. O-16-2010 § 2 (Exh. A)]. 
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Chapter 16.10
Master Developments

16.10.010 Purpose.
This chapter establishes the requirements and review and approval processes for master developments. 
As 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.

16.10.020 Master development approval required.
Master development approvals are required for any development project that meets the criteria below. 
Master developments require the approval of a master development plan (MDP) and master 
development agreement (MDA).

A. Projects in Excess of 50 Acres. A master development approval shall be required for any development 
in excess of 50 acres in size. 

B. Projects in Excess of 200 Acres. Any proposed development of more than 200 acres in size must divide 
the project into separate master development applications of 200 acres or less. A master development 
approval may be granted, based on the criteria outlined in this chapter, in a phased approach in order to 
ensure adequate build out within the defined timeframe and benchmarks of an approved MDA before 
approving additional master developments of the larger project.

C. Property Ownership. Property shall not be divided in order to circumvent the size requirements with 
respect to the submittal of master development applications.

D. Annexations. A master development approval is required for property that is in excess of 50 acres and 
is pending annexation into the corporate boundaries of the city for the purposes of immediate 
development. This requirement may be waived by the City Council if they determine that the project 
does not include off-site infrastructure and/or includes only one proposed zoning district for 
development. Land that is not intended for immediate development may be annexed into the city and 
shall be zoned as Agriculture and may be proposed for development through a master development 
approval process at a later date.

E. City Council Discretion. The City Council may require a master development application and approval 
for any development within the city. That criteria may include, but is not limited to: off-site 
infrastructure, more than one zoning district, ridgelines, unique open space, or potential impacts to 
other properties.

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

B. General Plan Amendments. If the proposed zoning, land uses, and/or major roads in the master 
development do not comply with the current Future Land Use & Transportation Corridors Map, the 
application shall be processed as an application for a Future Land Use & Transportation Corridors Map 
Amendment.

C. Master Development Plan. As outlined in this chapter, the application materials act as the MDP and 
guiding documents for the proposed development of the property. As the MDP is finalized through the 
review and approval process, the MDP will be used as a basis for the MDA.

D. Master Development Agreement. An MDA will be executed between the applicant and City to specify 
the land uses, zoning, traffic circulation, public and private funding obligations, construction of public 
and private infrastructure and amenities such as trails and parks, impact fees or other development 
credits and obligations, off-site utility construction, excavation material processing, allowed earth 
removal methods, and phasing of the master development.

16.10.040 Application.
Property owners or their duly authorized agent shall make application for a master development to the 
planning department. A complete master development application includes the application form, all 
elements listed in this section below, and the application fee. Incomplete applications shall not be 
processed.

A. Supporting Materials. All master development applications shall contain, at a minimum, the following 
information:

1. Legal Description. A legal description of the property.

2. Vicinity Map. A vicinity map showing the approximate location of the subject property with 
relation to the other major areas of the city.

3. Traffic Plan. A plan showing the primary street layout, street construction phasing, and detailed 
traffic study prepared by a traffic engineer. Roadways included in the city’s current 
transportation plan within one-quarter mile of the project as well as within the project must be 
included in the traffic plan.

4. Fee. The application fee required by the current consolidated fee schedule approved by the City 
Council and public notice fee (to be calculated and paid prior to the first public meeting).

5. Project Team. A list of project team members including licensed professionals (engineers, 
landscape architects, etc.) directly involved in the project that shall be available during 
presentations to the Planning Commission and City Council.

B. Land Use Plan. Master development applications shall include a land use plan that identifies the 
following:
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1. Existing Conditions. A map showing the current zoning designations including all existing zoning 
and zoning overlay districts on the property along with existing physical characteristics of the 
site including waterways, natural washes, historical sites and features, areas with greater than 
25% slopes, geological information, fault lines, general soil data, and contour data at two-foot 
intervals.

2. Compatibility Statement. A statement explaining how the proposed development is compatible 
with surrounding land uses and other areas of the city and how internal compatibility will be 
maintained.

3. Environmental Impact Report. An environmental impact report detailing potential impacts of 
the proposal on existing vegetation and wildlife, watercourses, sources of water, waste 
generation, noise, etc. Sensitive lands, historical sites, and endangered plants should be 
identified.

4. Proposed Land Use and Zoning Map. A map with details of the proposed development indicating 
the:

a. General development pattern – Phasing shall generally begin near existing roads and 
infrastructure and then move towards undeveloped areas; 

b. Land uses – This shall include roads, water retention/detention, open spaces, parks and 
recreation, trails; 

c. Proposed zoning districts – All proposed zoning districts shall be identified on a project 
map. The zoning districts are not required to be in a grid/box format and are 
encouraged to follow natural contours and progression of development transitioning 
according to EMMC 17.60; and

d. Any other important elements of the project.

5. Parks, Open Space, and Trails Plan. A plan indicating how the proposed master development will 
comply with the City’s current Parks, Trails, and Open Space Master Plan. If any parks, open 
space, and/or trails will be developed in phases, the proposed phasing shall be outlined.

C. Utility Plans. Master development applications shall include the following utility plans:

1. Grading, Drainage, and Erosion Plan. A grading, drainage, and erosion plan showing roadways, 
drainage ways, vegetation, and hydrological conditions of a 10-year, 24-hour event and a 100-
year, 24-hour event.

a. 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.

b. The subbasin description showing the historical drainage pattern and off-site drainage 
patterns both upstream and downstream of the property.

c. A description of how the proposed system conforms to existing drainage patterns and 
off-site upstream drainage will be collected to protect development.
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d. 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, greases, and other pollutants are 
separated from storm water.

2. Infrastructure Map. A map showing the existing and proposed infrastructure including 
roadways, utility locations and capabilities, and the estimated impacts of the master 
development on all public utilities including potable water, irrigation water, wastewater, 
transportation, fire protection, and solid waste.

D. Infrastructure Funding Analysis. An infrastructure financing report describing in reasonable planning-
level detail the cost of all infrastructure required to serve the area of the proposed development. 
Engineering estimates of construction costs, based upon recent expenses incurred for similar facilities in 
the area, may be used. The financial element may suggest the use of special improvement districts with 
privately funded reserve funds or the use of other financial methods requiring the cooperation of the 
City or the use of public finance authorization legally and practically available to the City. The plan shall 
include the use of property collateral of the development applicant to assure the City that the proposal 
will not unduly burden the City, adjoining property owners who will not voluntarily participate in the 
project, or other property owners in the city. The plan must show that the required infrastructure can be 
provided by the applicant or jointly by the City and the applicant using the funding provided by the 
applicant sponsored by publicly authorized financial methods proposed in the plan.

16.10.050 Waivers.
An applicant may request in writing a waiver of specific required elements of a master development 
application or waiver from requirement of a master development approval.

A. Waiver for Elements of the Application. 

1. At the time an application is submitted, the applicant must include a written request of any item 
they seek to not include or create as part of their application. The request shall include a brief 
description as to why the element does not apply to the proposed project.

2. During the review process as outlined in EMMC 16.10.060, the Planning Commission and City 
Council will review the request for the waiver along with the other submitted materials. The City 
Council may approve the request for the waiver, or if denied, the applicant will then be required 
to submit the outstanding materials which then will require review following the process 
outlined in EMMC 16.10.060.

B. Waiver of Requirement for Master Development Approval.

1. Upon submission of a written request to waive the requirement for master development 
approval, the Planning Commission will hold a public hearing to review the request. The 
Planning Commission will then make a recommendation to the City Council.

2. The City Council will hold a public hearing to review the waiver request and take final action to 
approve, amend, or reject the waiver request.
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C. Criteria to Approve a Request for Waiver. The City Council may approve a request for waiver of either 
items listed above upon finding of one or more of the following:

1. The project’s concept plan review (pursuant to EMMC 16.15) received feedback from the 
Planning Commission and/or City Council in regards to reduced master development application 
requirements;

2. The project will not require modification or additions to existing conditions (zoning designation, 
land use designation, roadways);

3. The project involves limited development requirements for infrastructure; or

4. The strict application of EMMC 16.10 would result in peculiar or exceptional difficulties, or 
exceptional and undue hardship, or the buildable area of the property is significantly reduced by 
topography or pre-existing easement restrictions.

16.10.060 Review and approval process.
Upon completion of a concept plan review pursuant to EMMC 16.15, an applicant may file a master 
development application following the requirements of EMMC 16.10.040. The master development 
application shall not be construed as an absolute right upon submission and does not require the 
approval body to take action based upon findings of fact. The master development is not valid and 
approved until the MDA is executed.

The City shall review the application in accordance with the following procedure:

A. Development Review Committee. Upon receipt of a complete master development application, a staff 
review by the Development Review Committee (DRC) with the applicant will be scheduled. The review 
will provide initial feedback and items for revision for the applicant to take into consideration prior to 
the public review. Additional DRC reviews may be necessary, depending on the feedback and requested 
changes. 

B. Planning Commission Review. Upon completion of the DRC review process, the planning department 
shall schedule the application for a public hearing before the Planning Commission. The Planning 
Commission shall conclude their hearing with a recommendation of action to the City Council.

C. City Council Review. Upon completion of the Planning Commission review process, the City Council 
shall conduct a public hearing on the application.

1. If the City Council approves the MDP, the process will move forward to an MDA.

2. If the City Council denies the MDP, the applicant may apply for a master development on the 
property after one year from the date of denial, unless the City Council finds that there has been 
a substantial change in the application, circumstances, or sufficient new evidence since the 
disapproval of the application to merit consideration of a second application within the one-year 
time period. Any future application will be considered a separate application and must follow 
the full application and review process as outlined in this chapter.

D. Master Development Agreement. An initial agreement shall be drafted by the City. Review of the 
agreement will take place first at the staff level. The agreement will then be reviewed at a public 
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meeting held by the Planning Commission which will provide a recommendation to the City Council. The 
agreement review will conclude with a public meeting by the City Council which will then take action on
the agreement and authorize staff to finalize the agreement and mayor to execute. Depending on the 
scale and scope of the project, the City Council may request a third-party legal review of the final 
agreement for compliance with local, state, and federal laws prior to executing the agreement. The 
agreement shall meet all requirements of EMMC 16.10.080.

16.10.070 Criteria for approval of MDPs.
A master development application shall be evaluated using the following criteria. The Planning 
Commission and City Council will determine compliance with these criteria:

A. General Criteria.

1. Slope. Is the slope of each area designated for development suitable for the intended 
development? Does the application restrict development from areas with a slope greater than 
25%? 

2. Natural Hazards. Can the proposed development reasonably be established without hazard of 
slope failure (rockfall, landslides, debris flows, and similar earth movements)?

3. Storm Water Runoff. Does the application include development methods that will not accelerate 
runoff and erosion in a way that would have adverse downslope or downstream impacts?

4. Protection of Natural Channels and Ridgelines. Will the proposed development be reasonably 
compatible with the protection of natural channels and comply with the ridgeline protections as 
provided in EMMC 17.62, where applicable?

5. Flooding. Will the proposed development be reasonably safe from flooding, including alluvial fan 
flooding?

6. Soil Characteristics. Is the soil in each area designated for development generally suitable for 
that development? Soil characteristics that shall be considered in answering this question 
include depth to rock, depth to water table, texture, permeability, expansiveness, corrosivity, 
and runoff potential. The suitability tables found in the Soil Survey of the Fairfield-Nephi Area, 
Utah, parts of Juab, Sanpete, and Utah Counties issued by the USDA Soil Conservation Service 
may be used in answering this question.

B. Criteria Related to Infrastructure.

1. Utilities. Can the proposed development be adequately served by existing and proposed utilities 
for the project area?

2. Streets. Does the street plan comply with the Transportation Master Plan? Can the proposed 
development be adequately served by the City’s Transportation Master Plan and the project’s 
proposed local streets?

3. Water Rights. Is there legally enforceable documentation to the satisfaction of the city attorney 
that substantiates the ability of the applicant to convey water rights to the City based on the 
development need, including both the building lots and common improved open space?
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C. Criteria Related to Compatibility.

1. Compatible Development – Adjacent Parcels. Will the proposed development be reasonably 
compatible with existing or vested uses on adjoining lands? Is the proposed plan consistent with 
the City’s Future Land Use Map or requested amendment? The answer to these questions may 
be based on the standards established in EMMC 17.60.150 and 17.60.160.

2. Compatible Zones and Transitions – Internal Parcels. Will the proposed zones and residential lot 
size transitions be reasonably compatible with each other in accordance with EMMC 17.60.150 
and 17.60.160? Does the placement of proposed uses help buffer potentially incompatible uses 
from one another? 

D. Criteria Related to Design.

1. Open Space. 

a. Does the proposed development include the improved open space required by this
title?

b. Does the proposed pattern of development attempt to make effective use of the open 
space?

c. Does the development incorporate trails, parks, and other open spaces included in the 
City’s Parks, Trails, and Open Space Master Plan? 

d. Does the plan attempt to combine open spaces into larger more usable parks and open 
spaces?

2. Public Facilities. Does the proposed development include land designated for public uses 
including churches, schools, community centers, etc.?

16.10.080 Criteria for approval of MDAs.
The MDA shall include the following elements to ensure the method, timing, and requirements of 
construction throughout all phases of the master development. The MDA shall be a standard template 
originated by the City and modified as needed through the review process.

A. Development Rights and Responsibilities. The MDA shall include the approved development rights of 
the project and responsible parties for completion of project elements including but not limited to:

1. Vesting granted to the property;

2. Phasing of the development;

3. Construction and maintenance of public improvements;

4. Special conditions relating to lot design, necessary off-site conditions or improvements, open 
space and parks, location of utilities, physical characteristics of the property; and

5. Any other conditions or methodologies necessary for the master development’s buildout.
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B. Benchmarks. The applicant shall be required to take measurable action, upon the execution of the 
MDA through performance benchmarks including but not limited to:

1. A set time limit to apply for the first site plan and/or preliminary plat;

2. A set time limit from the approval of the first site plan and/or preliminary plat to begin site 
work;

3. A set time limit from the approval of the first site plan and/or preliminary plat for all phases of 
curb, gutter, and road completion; and

4. A set time limit from the approval of the first site plan and/or preliminary plat for all phases of 
open space, park, and/or trail completion.

C. Expiration of the Master Development. Master development approvals shall expire six (6) months 
from the date of approval by the City Council if an MDA has not yet been approved and signed by all 
applicable parties. MDAs shall:

1. Include an expiration of terms of the agreement with a set time limit determined at the 
approval of the MDA; and

2. Not extend longer than six (6) years from the signing of the agreement.

D. General Plan Compliance. A compatibility statement that confirms compliance with the City’s Future 
Land Use Map, Master Transportation Plan, and General Plan documents.

E. Amendments and Extensions of Time. The MDA shall include sections for amendments and extensions 
of time to the MDA based on the requirements and allowances in this chapter at the time of the MDA 
approval.

16.10.090 Master development amendments.
A. Amendments. After a master development is approved and prior to completion of the full build out of 
the project, an amendment to the master development approval will require an approval for any 
proposed change to the MDP or MDA.

A proposed amendment may include, but is not limited to, changes that:

1. Alter the amount of land area for any use(s);

2. Require a rezoning of property;

3. Require an amendment to the General Plan’s Future Land Use Map and/or Transportation Plan;

4. Require a plat amendment; or

5. Alter the timing of benchmarks or other terms in the MDA.

B. Amendment Review and Approval Process.
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1. Application. An application for amendment must be submitted to the planning department. The 
application requirements will follow those outlined in EMMC 16.10.040, but will only require 
documents that are directly related to the particular amendment request.

2. Review. A review of the amendment request will follow EMMC 16.10.060.
3. Action. The City Council shall take the final action on the amendment request.

16.10.100 Expirations and extensions of approvals.
A. Expiration of Approval. A master development approval shall be determined to have expired when:

1. The MDA failed to be signed by both the City and the applicant(s); or 

2. The term of the agreement has expired based on the set time limit.

B. Extensions of Time. It is the responsibility of the applicant to request an extension of time prior to the 
MDA expiration. An extension of time may be requested with the following requirements:

1. A written, signed request for the extension shall be received by the planning department at 
least three (3) months prior to the expiration date of the project.

2. The request shall specify any progress made on the project’s MDA benchmarks and conditions 
of approval, the reason(s) for the extension request, and any supporting documentation.

C. Criteria for Approving Extensions of Time. The Planning Commission shall take final action on an 
extension of time request. The Planning Commission may approve up to two (2) two-year extensions of 
time to a master development that meets the following criteria:

1. The applicant has demonstrated a good faith effort to initiate the project by completing any 
applicable conditions and benchmarks; or

2. The extension is necessary due to a delay in action by the City or other public agency.

D. Appeals. An appeal of the Planning Commission’s final action on an extension of time request shall be 
submitted to the City Recorder’s Office within fifteen (15) days of the date of the decision. The appeal 
will be considered by the City Council. An appeal of the City Council’s appeal decision shall be made to 
the district court within thirty (30) days of the City Council’s decision.
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EAGLE MOUNTAIN
Planning Commission MEETING 
MINUTES

September 8, 2020, 5:30 p.m.
Eagle Mountain City Council Chambers
1650 East Stagecoach Run, Eagle Mountain, Utah 84005

Eagle Mountain Planning Commission Meeting – September 8, 2020 Page 1 of 11

5:30 P.M. – Eagle Mountain City Planning Commission Work Session – Electronic Meeting 
via Lifesize

COMMISSION MEMBERS PRESENT:  Matthew Everett, Christopher Pengra, Rich Wood, and 
Brett Wright. Commissioner Erin Wells was excused.

CITY STAFF PRESENT:  Steve Mumford, Assistant City Administrator/Community 
Development Director; Pete Kane, Long-Range Planning Manager; Michael Hadley, Planning 
Manager; Fionnuala Kofoed, City Recorder; and Elizabeth Fewkes, Recording Secretary. 

Commissioner Wood called the meeting to order at 5:31 p.m. 

1. Discussion Items

1.A. DISCUSSION ITEM – Proposed Code Amendment to EMMC 17.60 
Landscaping, Buffering, Fencing and Transitioning

Long-Range Planning Manager Pete Kane presented the item and explained the amended 
standards relate to the Planning Commission’s desire to create a zoning transition table and to 
incorporate the table into Municipal Code. The amendments also include adjustments to the Lot 
Size Transitioning tables in order to have the lot size segments match the various residential 
zoning districts. He presented proposed tables to replace both lot size transition tables (smaller to 
larger and larger to smaller) in order to include the 1/3-acre lot size and to update lot sizes 
designations to be in accordance with the residential zoning districts. Mr. Kane presented his 
recommended updated version of Figure 17.60.150(1) Lot Size Transitioning with the current 
residential zone lot size designations. 

Mr. Kane also noted that staff recommends adding the following subitem to the Lot Size 
Transitioning (Section 17.60.150): “E. Modification of Lot Size Transitioning Requirement. 
Upon review of a development, the Planning Commission may recommend and/or the City 
Council may approve a modification to the requirements of Eagle Mountain Municipal Code 
(EMMC) 17.60.150 if they determine the intent of lot size transitioning is being met.” Mr. Kane 
explained the purpose of the proposed language is to provide an exception for projects where 
zone transitioning occurs correctly, but the lot size transitioning is unable to be implemented as 
prescribed. 

Mr. Kane presented recommended edits for the Zoning Transition Table (Section 17.60.160). For 
the chart to retain parallel compatible buffering between zone categories, the following edits are 
suggested: add RD2 to the R1 row or remove R1 from the RD2 row, add MF2 to the OP row or 
remove OP from the MF2 row, add CC to the CN row or remove CN from the CC row, add 
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MEC to the CN row or remove CN from the MEC row, add CC to the MEC row or remove MEC 
from the CC row, add MEC to the CR row or remove CR from the MEC row, add RC to the 
MF2 row or remove MF2 from the RC row, add I to the CS row or remove CS from the I row, 
add CS to the CR row or remove CR from the CS row, add CS to the MF1 row or remove MF1 
from the CS row, add CS to the MF2 row or remove MF2 from the CS row, and add MEC to the 
AG row or remove AG from the MEC row. Mr. Kane suggested adding OP as a compatible 
buffer to the OS-N row and remedying a typographical error on the CN row correcting “RF” to 
“FR.” 

Mr. Kane stated Commissioner Wells had expressed concern regarding some of the commercial 
buffers for residential zones and recommended removing the CC zone as a compatible buffer to 
the RC zone, removing the CR zone as a compatible buffer to the MF1 zone, and removing the 
MF1 zone as a compatible buffer to the CS zone.

Commissioner Pengra expressed concern the zone transitioning requirements are too onerous for 
developers and inquired if other municipalities have the zone transitioning restrictions. 

Mr. Kane stated the previous municipalities where he has worked had zone compatibility 
standards for adjacent properties and lot size compatibility was discussed during plat reviews, 
but lot size transitioning was not codified.

Commissioner Wood stated the previous and current Councilmembers directed the creation of lot 
size transitioning standards. Councilmember Curtis and he had written the original standards and 
this amendment is necessary to update the standards due to the removal of the tier language, 
bonus density, and base density standards from Municipal Code.  

Commissioner Pengra stated that although the Planning Commission should consider the City 
Council’s opinions, the Planning Commission is called to be an independent body and delegated 
to provide recommendations to the City Council for their consideration. He expressed concern 
regarding the Commissioners and/or Councilmembers drafting Municipal Code standards. He 
stated his preference for licensed professionals to draft standards then reviewed by the Planning 
Commission and City Council. He expressed concern regarding the lack of flexibility to 
development inherit in the lot size transitioning standards and unintended unfavorable 
consequences to the City. 

Commissioner Everett noted the lot size transitioning standards are already included in 
Municipal Code and this amendment is an update rather than the introduction of lot size 
transitioning requirements. 

Commissioner Wright expressed respect for Commissioner Pengra's concerns; however, he 
believes the lot size transition requirements increase clarity and serve as beneficial support to the 
residential zone standards. 

Commissioner Wood inquired regarding the Commissioners’ opinions regarding the staff-
recommended subitem to allow for the City Council to approve modifications to lot size 
transitioning requirement if the intent of the standards is met. 
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Commissioner Wright stated he is not in favor of allowing for the City Council to approve 
exemptions and expressed concern permitting too much flexibility within the standards may 
reduce overall product quality and results. 

Commissioner Everett stated his support for permitting some flexibility in Municipal Code 
standards if the intent of the standards is met. 

Commissioner Pengra expressed his willingness to remove the recommended modification 
allowing the City Council to grant exemptions if desired by the other Commissioners. However, 
due to his concerns regarding the practical implementation of the prescriptive lot size 
transitioning standards, he intends to vote against recommending approval of the standards as 
presented. 

Commissioner Wood stated he is against allowing the exception in the standards as the City 
Council has the authority to approve Municipal Code exemptions. He expressed concern that the 
inclusion of the staff recommended amendment would create ambiguity that developers could 
use an exemption included in the standards to circumvent requirements. He advocated for the 
retention of the commercial CC zone as a compatible buffer for the RC residential zone due to 
the likelihood of residential cottages being a part of a homeowners’ association (HOA) with 
HOA land serving as a buffer between the residences and commercial uses. He expressed his 
support for allowing multifamily zoning as a compatible buffer for all commercial zones, 
including the CS zone that allows for commercial storage use. 

Commissioners Everett and Wright concurred that multifamily zoning is a compatible buffer for 
all commercial zones. 

1.B. DISCUSSION ITEM – Proposed Code Amendment to EMMC 16.10 Master 
Development Plans

Mr. Kane presented the item and stated the City Attorney Jeremy Cook reviewed the document. 
Mr. Kane explained Mr. Cook’s feedback to EMMC 16.10.020 regarding master development 
plan requirements. The requirement for contiguous parcels to be considered as separate 
properties would allow property owners to divide properties into multiple developments of less 
than 50 acres each to circumvent the master development process requirement. The standards 
allow for the City Council to require a master development agreement (MDA) for any size parcel 
at their discretion; however, the City Council would need to be aware of the proposed 
development to implement the requirement in cases where parcels were being divided to avoid 
the standards which could become onerous. The requirement for parcels of contiguous properties 
of multiple landowners to be considered as separate properties unless the property owners create 
a corporation is unnecessary as the situation occurring is highly unlikely due to prohibitive legal 
requirements. The verbiage explaining exemptions regarding the waiving of the land use plan, 
utility plan, infrastructure funding analysis, or MDA of the master development plan (MDP) 
process should be amended to clarify the City Council is the authoritative body acting upon 
Planning Commission recommendations. EMMC 16.10.040 (D) Master Development 
Agreement is superfluous and should be removed as the material is covered elsewhere in the 
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standards. In EMMC 16.10.050 (E), the inclusion of meeting notification requirements per State 
standards is unnecessary and the additional levels of review requirements may be onerous, due to 
time delays, and are unclear regarding the criteria for the third-party legal counsel review.  

Commissioner Wood stated an explanation of the State notification requirements had been 
included in the previous MDA standards and concurred the verbiage is no longer necessary and 
should be removed. He stated the City Council was in favor of the additional layers of review 
and explained the purpose of the third-party legal review could be clarified as a review of the 
master development plan against the City standards as outlined in this title and chapter and with 
State code. He expressed his preference to expend the necessary time to thoroughly review 
MDAs despite any resulting development delay. 

Commissioner Pengra requested the implementation of a process to be able to itemize City 
Council concerns to identify and discuss individual Councilmember concerns publicly and to 
allow staff to adopt Municipal Code standards that appropriately address concerns. He stated the 
MDA standards are outdated and require updating. He reiterated his concerns regarding 
Commissioners and Councilmembers amending Municipal Code standards. He expressed 
concern regarding several sections included in the proposed standard amendments and the 
potential for unsatisfactory outcomes of adopting the standards as presently proposed. 

Commissioner Everett concurred with Mr. Cook’s recommendations regarding verbiage 
clarification. He stated staff has inadequate time to adequately address the amount of Municipal 
Code standards in need of amendments and expressed concern regarding the cost of procuring or 
contracting additional staff. He stated his support of Commissioners’ and Councilmembers’ 
willingness to assist with Municipal Code amendments as a benefit to the City. He concurred 
with Commissioner Pengra’s request for facilitated collaboration and communication between 
the City Council and the Planning Commission. 

Commissioner Wright recognized Commissioner Pengra’s concerns and expressed his desire to 
discuss Commissioner Pengra’s specific concerns regarding the suggested amendments. He 
expressed his respect for staff and concurred with Commissioner Everett’s statements regarding
the benefits of Commissioners and Councilmembers assisting with standard amendments to 
lessen staff’s workload. He stated his support of updating the MDA standards as an aid to the
City. 

Commissioner Pengra stated that the proposed amendments seem politicized and unprofessional 
and said nonprofessionals writing Municipal Code results in disjointed standards. He expressed 
concern regarding private communication between Councilmembers and Commissioners 
regarding Municipal Code amendments.  

Commissioner Wood stated the amendment process has involved staff and all of the members of 
the City Council and their feedback had been incorporated. He requested for the Commissioners 
to limit comments to the topic of the item under discussion. 

Mr. Kane verified that Community Development Director/Assistant City Administrator Steve 
Mumford, Mr. Cook, and he had reviewed and discussed the proposed amendments. 
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Commissioner Pengra concurred with the expressed concerns regarding EMMC 16.10.020. He 
stated the term “scale of development” used as a replacement to “density” in EMMC 16.10.040 
General Considerations is ambiguous. Mr. Kane noted Section 16.10.040 General Considerations 
required a numbering correction and should be Section 16.10.030. 

Commissioner Pengra stated the second paragraph in EMMC 16.10.040 Application is informal 
and confusing due to listing three components of the plan and then a requirement regarding “both 
plans.” Mr. Kane recommended amending the verbiage to “both a land use plan and a utility 
plan” for clarification. 

Commissioner Pengra expressed concern regarding the requirement for a General Plan 
Compliance Statement in Section 16.10.040(B)(5). Discussion ensued regarding the General 
Plan Compliance Statement requirement. Commissioner Wood recommended for the 
requirement to be included in Section 16.10.070. 

Commissioner Pengra stated EMMC 16.10.050(E) Master Development Agreement approval 
should be condensed. He inquired regarding the reason the MDP is not allowed to serve as the 
preliminary plat. 

Discussion ensued regarding preliminary plat requirements in relation to the MDA amendment 
process. 

Commissioner Pengra expressed concern regarding the nullification of the MDA upon plan 
changes due to the certainty of project changes and the burden of amending the MDA for all 
changes and said MDAs inherently involve the risk of undesirable changes for all parties. He 
expressed concern regarding the number of issues he had identified with the proposed 
amendments and said he doubts he was able to identify all potential concerns. 

1.C. DISCUSSION ITEM – Proposed Code Amendment to Add EMMC 17.23 Open 
Space Zone

1.D. DISCUSSION ITEM – Proposed Code Amendment to Add EMMC 17.31 Public 
Facilities Zone

Items 1.C. and 1.D. were discussed concurrently. 

Mr. Kane explained the proposed amendments will create two additional zones: the Open Space 
zone, consisting of two subzones Improved Open Space and Natural Open Space, and the Public 
Facilities zone. He explained municipalities utilize residentially-zoned properties for open space 
and public facilities uses. Assigning the uses to specific zones facilitates designating land uses in 
the City and defining use restrictions and provides clearer data as to how much land is actually 
used residentially. The zones may be applied to both public and privately owned land. He stated 
appropriate zoning ideally will be applied to the corresponding land parcels during the MDP 
approval process. 
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Commissioner Wood requested for the items 1.C. and 1.D. to be included on the agenda for work 
and policy sessions for the next meeting. 

Commissioner Wood adjourned the work session at 6:37 p.m. 

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

Commissioner Wood called the meeting to order at 6:45 pm. 

2. Pledge of Allegiance

City Recorder Fionnuala Kofoed led the Pledge of Allegiance. 

3. Declaration of Conflicts of Interest

None.

4. Approval of Meeting Minutes

4.A. August 25, 2020, Planning Commission Minutes

Commissioner Everett requested for his statement regarding the SilverLake 28 site plan fencing, 
“I believe that the vinyl fencing in that area, specifically along Golden Eagle, looks like crap," to 
be reflected in the minutes.

MOTION: Commissioner Everett moved to approve the August 25, 2020 minutes as 
amended. Commissioner Wright seconded the motion. Those voting aye: 
Matthew Everett, Brett Wright, Rich Wood, and Christopher Pengra. The 
motion passed with a unanimous vote.

5. Status Report

Mr. Kane stated the City Council reviewed the Ault Farms and Triumph concept plans and 
provided similar feedback to the concerns the Planning Commission had expressed. The special 
use standards amendment was approved with a modification to require that gas station vents are 
located a minimum of 200 feet from residential property lines and the previously included places 
of congregation and a State Code reference correction for the definition of nuisance. The City 
Council determined current regulations permitting chickens were inclusive of roosters and the 
Municipal Code amendment limiting rooster ownership to specific residential zones was denied.

6. Action and Advisory Items

6.A. VDP Investment Commercial Property (Concept Plan)

Mr. Kane presented the item. The project is located at the corner of Ranches Parkway and Half 
Mile Road and consists of nine retail units on approximately one acre of undeveloped land. The 
Ranches Master Development Plan and Agreement have expired, and all vested rights are 
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invalid. The intended zoning district for the subject property is Commercial Neighborhood (CN). 
The parcel is designated Community Commercial on the Future Land Use and Transportation 
map. The City is working on rezoning the commercial properties in the Ranches to meet current 
zoning designations. The applicant may need to submit a rezone application if the City rezone is 
not already approved at the time they apply for a site plan. The location of the trash enclosure is 
not compliant with Municipal Code standards and the southwest corner of the property is a more 
appropriate location. If the commercial spaces are used for retail, 44 parking stalls and 2 ADA 
stalls are required. Access to the property via Half Mile Road is preferred as it maximizes the 
distance to the intersection. The applicant has not provided the intended uses for the commercial 
units; the uses will need to comply with the permitted uses for the CN zone. 

Applicant representative Van Nguyen explained the parking lot had been reoriented and 
expressed his willingness to relocate the trash enclosure to the southwest corner. 

Commissioner Wright directed the applicant to review Municipal Code building articulation 
requirements before submitting a site plan. He expressed his approval of the concept plan except 
for the non-compliant location of the trash enclosure. 

Commissioner Everett concurred with Commissioner Wright’s comments and stated the project 
is appropriate for the area. 

Commissioner Pengra concurred with the other Commissioners and thanked Mr. Nguyen for 
investing in Eagle Mountain.

Commissioner Wood recommended the installation of fencing between the south edge of the 
building fronting on Ranches Parkway and fencing along the south of the property to block 
pedestrian access to discourage the parking lot being used as overflow parking for the adjacent 
residential areas.  

Mr. Nguyen stated a fence is planned for the property, but the material has yet to be determined. 
He explained the requirement to have the building along the street front means he needs access to 
the business spaces from the street as well as from the parking lot. He would prefer the building 
set to the back of the property, so he only needs one access for each commercial space but 
understands the Municipal Code requirement.  

Mr. Kane explained the building had been reoriented to locate the building adjacent to the 
roadways and parking lot at the side/rear of the property to comply with Municipal Code 
requirements. 

Commissioner Wright congratulated the applicant for heeding staff advice resulting in a highly 
favorable review of the concept plan and thanked staff for their direction to the applicant.  

Commissioner Wood reiterated Commissioner Wright's suggestion to review building design 
standards.  
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6.B. PUBLIC HEARING – Development Code Amendment for Master Development 
Plans and Agreements (EMMC 16.10)

Mr. Kane presented the item. The Planning Commission and City Council sought to revise and 
update the requirements for MDAs and MDPs based upon previous proposals. The proposed 
amendments set standards for all MDAs to address concerns regarding previous agreements with 
the City. Staff recommends for the Planning Commission to recommend approval of the 
proposed amendments to the City Council. 

Mr. Kane verified that Municipal Code standards allow for master site plans to serve as 
preliminary plats if the master site plan meets the stipulated requirements. Commissioner Pengra 
expressed concern that not also allowing the MDP, which is more detailed than a master site 
plan, to serve as a preliminary plat is overly restrictive. 

Mr. Kane stated Mr. Cook had expressed that the five-year time limit for development 
agreements stipulated in EMMC 16.10.070(E)(1) may be too restrictive for the completion of 
large projects. 

Discussion ensued regarding the proposed five-year timeframe limitation, other timeframe 
options and recommendations, potential extension options, concerns restrictive requirements will 
discourage desirable development and the associated large community investments, potentially 
including separate residential and commercial timeframe requirements, and the desirability of 
requiring large projects to be divided into smaller projects that can be completed within the 
prescribed five years. 

Commissioner Wood opened the public hearing at 7:30 p.m. No comments were submitted to the 
City Recorder's Office and no public was in attendance to make comment. As there were no 
comments, Commissioner Wood closed the hearing.

Commissioner Wood noted the proposed amendments grant the MDA and MDP extension 
authority to the Planning Commission and recommended a maximum timeframe be included in 
the standards with the specific timeframe for a project to be granted at the discretion of the 
Planning Commission during the extension approval. He stated the MDA stipulates for specific 
tasks to be completed by certain dates or the MDA becomes invalid and the timeframe approval 
will take into consideration staff recommendations and if the developer has met the required 
benchmarks. 

Commissioner Everett recommended an initial six-year timeframe with the option to apply for 
one or two extension periods of two years each. He stated that five years may be too short of a 
period, but expressed concern allowing a ten-year timeframe for all projects. He expressed his 
desire to provide flexibility to account for unforeseen circumstances that result in delays if the 
developer has demonstrated due diligence in meeting the MDA benchmarks. 

Commissioner Wood noted the MDA agreement includes extension criteria due to unforeseen 
circumstances. 
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Commissioner Wright expressed his approval of Commissioner Everett’s recommendation and 
requested staff’s opinion regarding a six-year initial timeframe with the option to apply for two 
potential extensions of up to two-year each.

Mr. Kane stated an additional year could be beneficial; however, he expressed concern regarding 
the ramifications of procedurally requiring the repetition of the timeframe extension approval 
process. 

Mr. Mumford expressed his approval of the reasoning behind the Planning Commission’s 
concerns and recommended suggestions; however, larger and complex projects require more 
completion time, and setting a timeframe that only accommodates smaller projects may 
discourage larger projects and the resulting parks and amenity investments. Also, requiring 
Planning Commission approval for timeframe extensions increases risks for the developers as the 
extension could be denied and discourages development investment in larger projects within the 
City. He stated his preference to include benchmarks and extension periods rather than a set, 
inflexible timeframe standard. 

Planning Manager Michael Hadley stated allowing extensions up to a ten-year timeframe is 
reasonable for large projects. 

Commissioner Wood stated the City Councilmembers expressed the desire to encourage smaller 
developments within the City with shorter timeframes and for large developments to be divided 
into several smaller projects. He stated the MDA amendments to Municipal Code are intended to 
regulate how developments are built in the City. He noted that the criteria for an extension 
require that “the applicant must have shown a good faith effort to initiate the project by 
systematically completing predevelopment conditions,” which provides some flexibility in 
meeting the benchmarks. 

Mr. Kane stated the predevelopment conditions are completed prior to breaking ground on the 
project and suggested adding verbiage to require “benchmarks completed to date” if the 
Commission determines to use benchmarks as an extension requirement. 

Commissioner Pengra expressed his support of Commissioner Everett’s recommendation to 
allow large developments to extend up to a ten-year timeframe for large projects and that fewer 
development obstructions encourage both commercial and residential development. 

Mr. Kane stated the Municipal Code amendments require an MDA for any property over 50 
acres and the City Council can require and MDA for properties smaller than 50 acres; however, 
the standards do not include verbiage to allow for the City Council to exempt the requirement for 
properties over 50 acres. 

Mr. Mumford stated as an MDA is a rezone request, it is a legislative decision and the City 
Council and Planning Commission are not required to approve a plan should it meet Municipal 
Code criteria. He stated if the project complies with the General Plan, the request could still be 
denied based upon the content of the agreement when merited. He said the Brandon Park project 
included a detailed MDP which was allowed to serve as a preliminary plat and the Evans Ranch 
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preliminary plats were identical to the MDP. Due to such projects, an exemption was added to 
Municipal Code to allow the MDP to serve as a preliminary plat because requiring the approvals 
of preliminary plats identical to the MDP was onerous. He recommended not requiring 
preliminary plat level of detail for all MDP but allowing the flexibility for an MDP to serve as 
the preliminary plat when appropriate. 

MOTION: Commissioner Pengra moved to table a development code amendment for 
Master Development Plans and Agreements (EMMC 16.10) until the next 
meeting to allow additional time for the Commissioners to submit comments 
to staff for consideration for amendments and until staff provides the 
Commissioners with the notes provided by legal counsel. Commissioner 
Everett seconded the motion. Those voting aye: Matthew Everett, Brett 
Wright, and Christopher Pengra. Those voting nay: Rich Wood. The motion 
carried with a vote of 3:1.

Commissioner Wood explained his dissention was due to his opinion the Planning Commission 
had reviewed the amendment enough times in order to make a recommendation to the City 
Council regarding the item. 

7. Discussion Items

Commissioner Everett requested clarification and updates regarding previously tabled items that 
were anticipated to return for this meeting.  

Mr. Mumford stated the B & H Property had not submitted an updated Rezone and General Plan 
Amendment application. He said the applicant is working on addressing the concerns expressed 
by the Planning Commission for the SilverLake 28 site plan and explained the applicant intends 
to reference the approved preliminary plat regarding some of the concerns. He said staff desires 
to allow applicants adequate time to address concerns or for the applicant to explain the 
reasoning behind moving forward without resolving the Planning Commission’s concerns. 

Commissioner Everett inquired regarding the appropriate timeframe to set when tabling an item 
and asked if the Planning Commission should consult the applicants to determine an adequate 
timeframe for them to address concerns. 

Mr. Mumford stated applicants generally desire to return the following meeting; however, some 
applicants have returned without adequately addressing concerns when returning the following 
meeting. He stated his approval of Commissioner Everett’s suggestion to ask the applicants the 
amount of time they require to address concerns. He said smaller concerns can be addressed 
before the following meeting and recommended asking the applicant regarding the time 
necessary to address larger concerns. 

Commissioner Everett explained his inquiry was due to concerns regarding agenda length due to 
returning tabled items in addition to new items and his desire to assist staff in managing the 
number of items on future agendas. 
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Mr. Mumford explained staff attempts to balance allowing applications to move forward with 
ensuring the Planning Commission concerns have been reasonably addressed. He stated working 
with the applicant to determine an adequate timeframe when tabling an item will assist staff with 
their efforts. 

8. Next scheduled meeting

9. Adjournment

MOTION: Commissioner Wright moved to adjourn the meeting at 8:08 p.m. 
Commissioner Everett seconded the motion. Those voting aye: Matthew 
Everett, Brett Wright, Rich Wood, and Christopher Pengra. The motion 
passed with a unanimous vote.

The meeting was adjourned at 8:08 p.m.

Approved by the Planning Commission on September 22, 2020.

______________________________________
Steve Mumford, AICP
Assistant City Administrator/Community Development Director
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ACTION ITEM:
Yes

PUBLIC HEARING:
No

PREPARED BY:
Steve Mumford, Planning

BACKGROUND:
The SilverLake South preliminary plat was recommended for
approval by the Planning Commission on September 24, 2019, and
then approved by the City Council on October 1, 2019. Plat 28 is a
part of the SilverLake South preliminary plat. This application is for
the site plan of that project. Plat 28 consists of 10 single-family lots
and 64 townhouse units for a total of 74 lots/units.
 
On August 25 the Planning Commission reviewed this proposal and
held a public hearing. Concerns expressed at that meeting included
missing information (MDA, lighting plan, landscape plan), not
providing required parking stalls, private street vs public street,
fencing, and open space. The Commission tabled the item (3-1, with
1 absent) until many of those items have been provided/addressed. 
 
The applicant has made changes to the plans, provided additional
information, and we have attached the MDA and approved
preliminary plat to this report. 

ITEMS FOR CONSIDERATION:

OPEN SPACE: A cash escrow of $2,810.40 per lot/unit will be
charged at the time of plat recording.  The overall general landscape
plan for SilverLake South was approved with the preliminary plat. In
the entire SilverLake South project the developer is providing 12.2
acres of improved open space, in addition to small open space
corridors and other areas that were not counted. This is above and
beyond the amount that was required for the project, which was less
than 9 acres. The pocket park that is proposed in this development
was included in the overall general landscape plan as a 0.47-acre

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

SEPTEMBER 22, 2020

TITLE: PUBLIC HEARING - SilverLake 28 (Site Plan)

ITEM TYPE: Site Plan

APPLICANT: Bronson Tatton / Flagship Homes
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park, and even though it is above and beyond their open space
requirement, they will still be required to provide at least 47 amenity
points. See the attached Parks and Open Space Worksheet. The open
space in this plat will be maintained by the HOA.

 

ARCHITECTURAL DESIGN: (MDA)  The exteriors of each of the
new multifamily residential (MFR) dwellings (i.e., townhouses) shall
contain masonry materials, including stone, brick, and fiber cement
siding. Stucco may also be used as a primary exterior material,
provided that the stucco shall not exceed 25% of any front elevation
and elevation facing a public street. Such masonry materials shall be
"wrapped" onto side exteriors (i.e. as exterior wainscoting) a
minimum of 18 inches from the front elevation. No vinyl siding shall
be permitted on any new MFR dwelling. Elevations are attached. The
Commission must determine if the submitted elevations, which have
been approved in other areas of Silverlake, comply with the MDA
requirements and are substantially similar to the
elevations/renderings on pages 20-37 of the MDA. 

 

PARKING: EMMC 17.55.120(C) The proposed site plan includes
two-car garages for all lots/units. Townhouses are required two stalls
per dwelling unit (one space to be within a fully enclosed garage)
plus one guest parking space per three dwelling units. Plat 28 is
required 22 guest stalls.  There are a total of 15 guest stalls in this
proposal. 7 additional stalls are required. The applicant is working on
making minor adjustments to the plan to fit in the additional 7 stalls.
The Silverlake MDA contains a setback exhibit, which requires a
driveway length of at least 22 feet when townhomes front onto a
public street. However, these streets are private streets, so technically
there is no minimum driveway length required. The developer has
chosen to provide a 22' long driveway with each unit, however. 

 

PRIVATE STREET VS PUBLIC STREET

Concern was expressed by the Planning Commission about Silver
Spring Way being a 40-foot wide private road, although it connected
public roads and will likely be used for cut-through traffic to get from
the adjacent neighborhoods to the north to Golden Eagle Road. The
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Planning Department and City Engineer were also concerned about
this. We have worked with the applicant to widen that planned
roadway, which is now planned to include parkstrips, 5-foot
sidewalks, and 27 feet of asphalt. The road is still planned to remain
as a private road, however. 

 

LIGHTING PLAN

The developer has submitted a lighting plan for the project. The lights
are full cut-off lights and will be verified by the City's building
inspectors upon installation.

 

LOT LAYOUT / SETBACKS

The plat shows that the townhome lots on the western side are very
close to the property line (only a few feet away). This property line
should be shifted so that a minimum of 10 feet exists between the
fenced townhome yards and the adjacent property line. 

REQUIRED FINDINGS:
EMMC 17.100.020 
The site plan procedure establishes a process to evaluate proposed
projects, ensuring that development will occur in a safe, functional
manner and will not create nuisances for adjacent landowners.

RECOMMENDATION:

The Planning Commission may recommend approval, approval with
conditions, or denial based upon findings of facts. If the Commission chooses
to approve this application, we recommend the following motion: 

I move that the Eagle Mountain City Planning Commission recommend
approval of the SilverLake South Plat 28 Site Plan with the following
conditions: 
1) Applicant shall pay a landscape cash escrow to the City of $2,810.40 per
lot/unit at plat recording;  

2) An additional 7 parking stalls shall be added, for a total of 22
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stalls;

3) The property line shall be shifted further west to ensure a
minimum of 10 feet between townhome rear-yard fencing and the
adjacent property line.

 

The Planning Commission may add any appropriate conditions based on
findings of facts.

 

 

ATTACHMENTS:
 Site Plans
 Landscape Plans & Worksheet
 Final Plat 28
 Elevations and Floor Plans
 SilverLake South Preliminary Plat
 SilverLake South Open Space Exhibits 9.5.2019
 Silverlake MDA
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/697199/Site_Plans.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/697253/Landscape_Plans2.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/697257/Final_Plat_28.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/690172/Combined_files.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/697264/SilverLake_South_Preliminary_Plat.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/690175/Silver_Lake_South_Open_Space_Exhibits_9.5.2019.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/690193/Silverlake_Amended_MDA.pdf
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TRANE ENGINEERING, P.C.

27 EAST MAIN  LEHI, UTAH  84043     (801) 768-4544

CONSULTING ENGINEERS AND LAND SURVEYORS

2

1

KEYED NOTES

CONSTRUCT ADA RAMP AS PER EAGLE MOUNTAIN CITY STANDARDS

3

CONSTRUCT 5' CONCRETE SIDEWALK

4

STREET AND STOP SIGNS AS PER EAGLE MOUNTAIN CITY STANDARDS

INSTALL STREET LIGHT PER EAGLE MOUNTAIN CITY STANDARDS

5

CONSTRUCT 2.5' CONCRETE MOUNTABLE CURB AND GUTTER
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TRANE ENGINEERING, P.C.

27 EAST MAIN  LEHI, UTAH  84043     (801) 768-4544

CONSULTING ENGINEERS AND LAND SURVEYORS

2

1

KEYED NOTES

CONSTRUCT ADA RAMP AS PER EAGLE MOUNTAIN CITY STANDARDS

3

CONSTRUCT 5' CONCRETE SIDEWALK

INSTALL FIRE HYDRANT AS PER EAGLE MOUNTAIN CITY STANDARDS

4
CONNECT INTO EXISTING 8" SEWER STUB. CONTRACTOR TO VERIFY INVERT ELEVATION AND

LOCATION.

UTILITY NOTES

5

6 STUB AND CAP 8" SEWER FOR FUTURE CONNECTION

END AND CAP WATERLINE FOR FUTURE CONSTRUCTION WITH 2" TEMPORARY BLOWOFF

7

CONNECT INTO EXISTING 8" CULINARY LINE WITH CONSTRUCTION VALVE

8

INSTALL AIR RELEASE AS PER EAGLE MOUNTAIN CITY STANDARDS
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PARKS & OPEN SPACE WORKSHEET 
 
Directions: Submit a completed worksheet with your preliminary plat or site plan application. Proposed 
amenities and park designs are subject to approval by the Planning Commission and City Council. 
 

Required Improved Open Space 
Residential Lots / 

Units  
Required Open Space 

(Square Feet)a  
Required Open 
Space (Acres)b 

____________ x   1,000 =   _____________ sq ft /  43,560 = ___________ Acres 

 

Park & Improved Open Space Elements / Amenities 

Park Feature / Improvement Points 
Available 

Proposed 
Quantities

Proposed 
Points

Bench / Picnic Table (w/ shade structure or trees) 2

Bicycle Rack (4+ bikes) 2

Trees (5) (A majority must be shade trees) 2

Shade Structure 4

Drinking Fountain 5
Asphalt or Concrete Trails – 8 ft wide, excluding sidewalks along streets 
(per 100 linear feet) 6

Parking* (5 stalls) 6

Swings (4+ swings) 7

Concrete Basketball Court (1/2) 20
Pavilion w/ tables, garbage receptacles, barbeques (per 100 square feet) 4

Playground Equipment* per $1,000 2

Splash Pad* per $1,000 2

Tennis Court (6,600 sq ft or 55'x120') 100 

Sports Court (6,600 sq ft or 55'x120') 100 

Restroom (600+ sq ft) 100 

Restroom (1200+ sq ft) 200 

Public Art Varies

Other: Varies

Other: Varies

TOTAL
* Public art should reflect the neighborhood or community identity or culture. Creativity is encouraged in playground 
equipment and splash pads, and may be awarded more points than standard equipment. Costs for playground equipment and 
splash pads reflect equipment costs only. Parking must be adjacent to improved open space, and must be in addition to any 
required parking for the development.   

Park Fee-In-Lieu (if applicable) Required Amenity Points
Required Open Space 

(Square Feet)a  
Total Fee-In-

Lieu
Required Open 
Space (Acres)b 

 Required Amenity 
Points 

___________ sq ft x $5.75 = $____________  ________ Acres x   100 = _________ Points

Silver Lake 28 Pocket Park
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Acacia

www.forsail.com

Flagship Homes or its entities reserve the right to change elevations, specifications, floor plans, window placement, materials, and prices without notice. All sq footages are approximate. The avalibaily of 
certain options is subject to construction status and schedule. Optional features may be predetermined and included at additional cost. Renderings are Artist's conception only. *Double ovens are a standard
 in the Parkside and Hampton Subdivisions. Double master sinks and showers are standard in the Willows, Willis, Parkside, and Hampton subdivisions. Brick and Painted Brick shown is optional.

3 Bedroom, 2.5 Bath, Laundry Room Upstairs
Finished: 1,641 Sq.Ft.,Total: 2,493 Sq.Ft.

Elevation A

Elevation B Elevation C
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Acacia 3 Bedroom, 2.5 Bath, Laundry Room Upstairs. Finished: 1,641 Sq.Ft., Total: 2,493 Sq.Ft.

www.forsail.com

Flagship Homes or its entities reserve the right to change elevations, specifications, floor plans, window placement, materials, and prices without notice. All sq footages are approximate. The avalibaily of 
certain options is subject to construction status and schedule. Optional features may be predetermined and included at additional cost. Renderings are Artist's conception only. *Double ovens are a standard
 in the Parkside and Hampton Subdivisions. Double master sinks and showers are standard in the Willows, Willis, Parkside, and Hampton subdivisions. Brick and Painted Brick shown is optional.
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Aspen

www.forsail.com

Flagship Homes or its entities reserve the right to change elevations, specifications, floor plans, window placement, materials, and prices without notice. All sq footages are approximate. The avalibaily of 
certain options is subject to construction status and schedule. Optional features may be predetermined and included at additional cost. Renderings are Artist's conception only. *Double ovens are a standard
 in the Parkside and Hampton Subdivisions. Double master sinks and showers are standard in the Willows, Willis, Parkside, and Hampton subdivisions.

3 Bedroom, 2.5 Bath
Finished: 1,793 Sq.Ft.,Total: 2,732 Sq.Ft.

Elevation A

Elevation B Elevation C
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Aspen 3 Bedroom, 2.5 Bath, Finished: 1,793 Sq.Ft., Total: 2,732 Sq.Ft.

www.forsail.com

Flagship Homes or its entities reserve the right to change elevations, specifications, floor plans, window placement, materials, and prices without notice. All sq footages are approximate. The avalibaily of 
certain options is subject to construction status and schedule. Optional features may be predetermined and included at additional cost. Renderings are Artist's conception only. *Double ovens are a standard
 in the Parkside and Hampton Subdivisions. Double master sinks and showers are standard in the Willows, Willis, Parkside, and Hampton subdivisions.
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Birch
3 Bedroom, 2.5 Bath
Finished: 1,739 Sq.Ft.,Total: 2,659 Sq.Ft.

www.forsail.com

Flagship Homes or its entities reserve the right to change elevations, specifications, floor plans, window placement, materials, and prices without notice. All sq footages are approximate. The avalibaily of 
certain options is subject to construction status and schedule. Optional features may be predetermined and included at additional cost. Renderings are Artist's conception only. *Double ovens are a standard
 in the Parkside and Hampton Subdivisions. Double master sinks and showers are standard in the Willows, Willis, Parkside, and Hampton subdivisions.

Elevation A

Elevation B Elevation C
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Birch

www.forsail.com

Flagship Homes or its entities reserve the right to change elevations, specifications, floor plans, window placement, materials, and prices without notice. All sq footages are approximate. The avalibaily of 
certain options is subject to construction status and schedule. Optional features may be predetermined and included at additional cost. Renderings are Artist's conception only. *Double ovens are a standard
 in the Parkside and Hampton Subdivisions. Double master sinks and showers are standard in the Willows, Willis, Parkside, and Hampton subdivisions.

3 Bedroom, 2.5 Bath, Finished: 1,739 Sq.Ft., Total: 2,659 Sq.Ft.
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Maple
 3 Bedroom, 2.5 Bath
Finished: 1,461 Sq.Ft.,Total: 2,294 Sq.Ft.

www.forsail.com

Flagship Homes or its entities reserve the right to change elevations, specifications, floor plans, window placement, materials, and prices without notice. All sq footages are approximate. The avalibaily of 
certain options is subject to construction status and schedule. Optional features may be predetermined and included at additional cost. Renderings are Artist's conception only. *Double ovens are a standard
 in the Parkside and Hampton Subdivisions. Double master sinks and showers are standard in the Willows, Willis, Parkside, and Hampton subdivisions.

Elevation A

Elevation B Elevation C
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Maple    3 Bedroom, 2.5 Bath, Finished: 1,461 Sq.Ft., Total: 2,294 Sq.Ft.

www.forsail.com

Flagship Homes or its entities reserve the right to change elevations, specifications, floor plans, window placement, materials, and prices without notice. All sq footages are approximate. The avalibaily of 
certain options is subject to construction status and schedule. Optional features may be predetermined and included at additional cost. Renderings are Artist's conception only. *Double ovens are a standard
 in the Parkside and Hampton Subdivisions. Double master sinks and showers are standard in the Willows, Willis, Parkside, and Hampton subdivisions.
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Orchid

www.forsail.com

Flagship Homes or its entities reserve the right to change elevations, specifications, floor plans, window placement, materials, and prices without notice. All sq footages are approximate. The avalibaily of 
certain options is subject to construction status and schedule. Optional features may be predetermined and included at additional cost. Renderings are Artist's conception only. *Double ovens are a standard
 in the Parkside and Hampton Subdivisions. Double master sinks and showers are standard in the Willows, Willis, Parkside, and Hampton subdivisions. Brick and Painted Brick shown is optional.

3 Bedroom, 2.5 Bath
Finished: 1,708 Sq.Ft.,Total: 2,508 Sq.Ft.

Elevation A

Elevation B Elevation C
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Orchid 3 Bedroom, 2.5 Bath, Finished: 1,708 Sq.Ft., Total: 2,508 Sq.Ft.

www.forsail.com

Flagship Homes or its entities reserve the right to change elevations, specifications, floor plans, window placement, materials, and prices without notice. All sq footages are approximate. The avalibaily of 
certain options is subject to construction status and schedule. Optional features may be predetermined and included at additional cost. Renderings are Artist's conception only. *Double ovens are a standard
 in the Parkside and Hampton Subdivisions. Double master sinks and showers are standard in the Willows, Willis, Parkside, and Hampton subdivisions. Brick and Painted Brick shown is optional.
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Pepperwood

www.forsail.com

Flagship Homes or its entities reserve the right to change elevations, specifications, floor plans, window placement, materials, and prices without notice. All sq footages are approximate. The avalibaily of 
certain options is subject to construction status and schedule. Optional features may be predetermined and included at additional cost. Renderings are Artist's conception only. *Double ovens are a standard
 in the Parkside and Hampton Subdivisions. Double master sinks and showers are standard in the Willows, Willis, Parkside, and Hampton subdivisions. Brick and Painted Brick shown is optional.

3 Bedroom, 2.5 Bath
Finished: 1,910Sq.Ft.,Total: 2,786 Sq.Ft.

Elevation A

Elevation B Elevation C
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Pepperwood 3 Bedroom, 2.5 Bath, Finished: 1,910 Sq.Ft., Total: 2,786 Sq.Ft.

www.forsail.com

Flagship Homes or its entities reserve the right to change elevations, specifications, floor plans, window placement, materials, and prices without notice. All sq footages are approximate. The avalibaily of 
certain options is subject to construction status and schedule. Optional features may be predetermined and included at additional cost. Renderings are Artist's conception only. *Double ovens are a standard
 in the Parkside and Hampton Subdivisions. Double master sinks and showers are standard in the Willows, Willis, Parkside, and Hampton subdivisions. Brick and Painted Brick shown is optional.
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Redwood
 4/5 Bedroom, 2.5 Bath
Finished: 2,380 Sq.Ft.,Total: 3,351 Sq.Ft.

www.forsail.com

Flagship Homes or its entities reserve the right to change elevations, specifications, floor plans, window placement, materials, and prices without notice. All sq footages are approximate. The avalibaily of 
certain options is subject to construction status and schedule. Optional features may be predetermined and included at additional cost. Renderings are Artist's conception only. *Double ovens are a standard
 in the Parkside and Hampton Subdivisions. Double master sinks and showers are standard in the Willows, Willis, Parkside, and Hampton subdivisions.

Elevation A

Elevation B Elevation C
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Redwood 4/5 Bedroom, 2.5 Bath, Finished: 2,380 Sq.Ft., Total: 3,351 Sq.Ft.

www.forsail.com

Flagship Homes or its entities reserve the right to change elevations, specifications, floor plans, window placement, materials, and prices without notice. All sq footages are approximate. The avalibaily of 
certain options is subject to construction status and schedule. Optional features may be predetermined and included at additional cost. Renderings are Artist's conception only. *Double ovens are a standard
 in the Parkside and Hampton Subdivisions. Double master sinks and showers are standard in the Willows, Willis, Parkside, and Hampton subdivisions.
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Willow

www.forsail.com

Flagship Homes or its entities reserve the right to change elevations, specifications, floor plans, window placement, materials, and prices without notice. All sq footages are approximate. The avalibaily of 
certain options is subject to construction status and schedule. Optional features may be predetermined and included at additional cost. Renderings are Artist's conception only. *Double ovens are a standard
 in the Parkside and Hampton Subdivisions. Double master sinks and showers are standard in the Willows, Willis, Parkside, and Hampton subdivisions.

3/4 Bedroom, 2.5 Bath
Finished: 1,870 Sq.Ft.,Total: 2,737 Sq.Ft.

Elevation A

Elevation B Elevation C
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Willow

www.forsail.com

Flagship Homes or its entities reserve the right to change elevations, specifications, floor plans, window placement, materials, and prices without notice. All sq footages are approximate. The avalibaily of 
certain options is subject to construction status and schedule. Optional features may be predetermined and included at additional cost. Renderings are Artist's conception only. *Double ovens are a standard
 in the Parkside and Hampton Subdivisions. Double master sinks and showers are standard in the Willows, Willis, Parkside, and Hampton subdivisions.

3/4 Bedroom, 2.5 Bath, Finished: 1,870 Sq.Ft., Total: 2,737 Sq.Ft.
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IMPROVED OPEN SPACE SUMMARY

HOA Pocket Parks (4 varying between 2 ac. & 1/4 ac.)

Neighborhood Park (3.6 ac.)

HOA Clubhouse + Pool + Park (1)

Trails (~4.0 miles + 3/4 mile city natural trail)

Native Open Space (26 acres)

Possible Community Linear Park (9.9 ac.) 

DETAILED QUALIFYING OPEN SPACE QUATITIES

Power Corridor (North) - 0.40 ac

Power Corridor (South) - 0.44 ac

Future Pocket Park (East) - 1.25 ac

Clubhouse & Park - 2.10 ac

Pocket Park (Phase 19 & 20) - 1.83 ac

Future Pocket Park (Phase 21) - 2.07 ac

Future Pocket Park (West) - 0.47 ac

Future Neighborhood Park - 3.65 ac

Total Qualifi ying Improved Open Space - 12.2 ac33 34
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*This exhibit illustrates additional open space that 
doesn’t qualify as improved open space, as well as 
the possible developable area in the native area 
behind phases 16, 17, and 30.
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ACTION ITEM:
No

PUBLIC HEARING:
No

PREPARED BY:
Jessa Porter, Planning

BACKGROUND:
This commercial concept plan consists of a retail autobody shop on
lot 1 of parcel 58.040.0498. The plan consists of an autobody shop on
the northeast corner and an enclosed parking area for cars to be
repaired at a later time to the southern portion of lot 1. This parcel is
zoned Commercial Community (CC) and automobile service and
repair (including autobody) is a permitted use (EMMC 17.35.030).
The applicant is seeking feedback for lot 1. The building located to
the west on lot 2 is to show how the rest of the parcel can be
developed. 

ITEMS FOR CONSIDERATION:
ZONING 
This parcel is zoned Commercial Community (CC) and is given the
Community Commercial land use designation on the City's Future
Land Use and Transportation Map. EMMC 17.35.030 Land Use
Table states that automobile service and repair (including autobody)
is a permitted use in this zone. 
 
ARCHITECTURAL STANDARDS (EMMC 17.72.040) 
"D. Building Articulation. Buildings shall include facade
modulations (stepping portions of the facade), horizontal and vertical
divisions (textures or materials), window patterns, offsets, recesses,
projections, varied front setbacks or staggered and jogged unit planes
within the same structure, and other techniques to help identify
residential units in a multifamily structure, and to avoid large,
featureless and/or panelized surfaces on commercial buildings. Large
uninterrupted expanses of a building wall are prohibited." The current
site plan only shows one horizontal articulation on the south side of
the building. We recommend that the applicant add more articulation
to the building to better meet city code. 

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

SEPTEMBER 22, 2020

TITLE: Cascade Collision Auto Repair (Concept Plan) 

ITEM TYPE: Concept Plan

APPLICANT: Trevor Sharp
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"L. Storage, Loading Areas, and Trash Enclosures. Storage and
loading areas and trash enclosures shall be located out of view from
public streets, and shall be screened and designed with the
architectural style of the building including materials, colors, details,
etc. Chain link fences and fencing with vinyl slats are prohibited as
screening." The current concept plan does not show a trash enclosure
location. We recommend the applicant look over City Code to make
sure they meet standards outlined in this section. 
 
OFF-STREET PARKING (EMMC 17.55.120)
"Automotive Service Stations. 1 stall per 500 square feet of gross
finished floor area plus 2 stalls per service bay" (EMMC
17.55.120(C)). Based on the proposed square footage, the property
will need a minimum of 33 spaces. The business does not use the
standard service bay setup and so an Alternative Parking
Requirement (EMMC 17.55.110(G)) could be used to determine how
many vehicles may be in service (in building and awaiting service
outside).
 
LANDSCAPING IN PARKING AREAS (EMMC 17.55.080)
"C1. Island on Doubled Rows of Parking. On doubled rows of
parking stalls, there shall be one 40-foot-long by five-foot-wide
landscaped island on each end of the parking rows, plus one 40-foot-
long by five-foot-wide landscaped island to be placed at minimum of
every 12 parking stalls. Each island on doubled parking rows shall
include a minimum of two deciduous trees per planter having a
minimum trunk size of one and one-half inches in caliper measured
eight inches above the soil line. Other landscape installed in the
island shall include shrubbery and an acceptable ground cover. No
hard surface improvements such as concrete or asphalt are allowed
within any landscape islands. Xeriscaping is encouraged in these
areas." 
"C2. Islands on Single Rows of Parking. On single rows of parking
there shall be one 20-foot-long by five-foot-wide landscaped island a
minimum of every 12 stalls. Islands on a single parking row shall
have a minimum of one deciduous tree having a minimum trunk size
of one and one-half inches in caliper measured eight inches above the
soil line. Other landscaping installed in the island shall include
shrubbery and an acceptable ground cover. No hard surface
improvements such as concrete or asphalt are allowed within any
landscaped islands. Xeriscaping is encouraged in these areas."
The applicant will need to amend their site plan to include landscape
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islands per 12 parking stalls for both single and double parking rows. 
 
VEHICLE ACCESS
The concept plan includes access to the property via Porter's Crossing
and a right-in / right-out entrance on Pony Express Parkway. 
 

REQUIRED FINDINGS:
There are no required findings for concept plan applications. 

RECOMMENDATION:
The Planning Commission is recommended to review the concept
plan and discuss the development intentions with the applicant. Any
feedback provided by the Panning Commission is non-binding and
may be used by the applicant and property owner to guide them in the
preparation of subsequent development applications. 

ATTACHMENTS:
 General Plan Wall Map
 Site Plan and Elevations
 Lehi Site and Parking Examples
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/694790/Lehi_Location_Examples.pdf
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Service Layer Credits:  Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID, IGN, and the GIS User Community, Eagle Mountain
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C E D A R  F O R TC E D A R  F O R T

S A R A T O G AS A R A T O G A
S P R I N G SS P R I N G S

Disclaimer: Eagle Mountain City 
makes no warranty with respect 
to the accuracy, completeness, 
or usefulness of these maps. 
Eagle Mountain City assumes no 
liability for direct, indirect, special, 
or consequential damages 
resulting from the use or misuse of 
these maps or any of the 
information contained herein. 
Portions may be copied for 
incidental uses, but may not be 
resold.
To all interested parties: Under the
terms of a 1997 agreement between
Eagle Mountain City and property
owners Monte Vista Ranches and
Eagle Mountain Properties, the
undeveloped lands and allowed
land uses within the Eagle Mountain
Properties Master Development
may be changed at any time at the
direction of Monte Vista Ranches
and Eagle Mountain Properties.
Inquiries concerning the Eagle
Mountain Properties Master Plan
should be directed to Eagle
Mountain Planning Office

Future Land Use & Transportation
General Plan Map

January 2020
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Preliminary Building Requirements: 
 

Cascade Collision Repair 
Approx. 16,455 sq.ft. 

August 31, 2020 
 
Below is a partial list of items that need to be included in the Budget (this list is not 
comprehensive). Refer to the preliminary drawings for additional information. Include all items 
required to satisfy the building code, local ordinances and owner’s needs. 
 
 
Building Square footage = Approx. 19,455 sq.ft. (Footprint) and 2nd level 
 
General Building Information: (Automotive Repair Center, Office) 

1. Construction Type II-B 
2. CMU exterior walls to be 7 5/8” standard 8x16 block. Reinforcing to be #6@12”O.C 

vertical each face and #4@18”O.C horizontal each face. (#5 min. at openings)  
4,500 PSI concrete. 

3. Contractor to review and understand additional elements that are shown on the 
exterior elevations and rendering that need to be included in your proposal. 

4. Allow for the selection of 3 different block colors and face types to achieve desired 
look. 

5. Steel joists and Decking 
6. 20’ Interior clear height.  
7. Please include any impact fees, or permit fees; these will be required. 
8. All drive in doors to have pipe bollards painted safety yellow. 
9. All 14X16 insulated overhead door with (1 panel) view window. Steel Track Guards 

– painted safety yellow. 
10. All concrete floors that are slab on grade are to be 7” concrete over 6” base. All 

concrete to be 4000 psi with min. w/ #4 @ 18” o.c. each way. 
11. All required signage such as ADA, etc.. as required by code. 
12. Provide clear story windows in show locations and transom windows as shown on 

elevations 
13. Higher exterior walls to be covered in an EIFS system 

 
Site Info: 

1. Landscaping – As required per code. Note: that all landscaping to be Xeriscape as 
local jurisdiction will allow. See site plan for additional information. Also please note 
that the site landscape plan may need to meet requirements of the master 
development. 

2. Provide utilities as required, water, sewer, gas, power, storm drainage, see site 
plan. 
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Roofing: 

1. 45 mil reinforced TPO single ply membrane (color to be white) 1 roof access hatch 
and Ladder – OSHA approved. Note: roof insulation to be R-30 rigid insulation. 
(Contractor to provide 20 year warrantee to owner.). Provide a 60 mil TPO option 

Electrical: 
1. Electrical Service to be 600 amp service on a 75 KVA transformer. 
2. Site lighting to be LED and achieved with the use of wall packs and pole lights. 

Note: that exterior lighting may need approval of the master development.  
 
Mechanical: 

1. Shop area to be fully conditioned. 
2. RTU’s 

 
Plumbing: 

1. Fire Protection System as required for facility type.  
2. Roof drains as required, and overflow drains are to be placed 18” off of finished 

grade. 
3. Gas lines as required. 

 
Interior Information: 

1. Flooring to include:  
a. Sealed Concrete – Concrete to receive sealant and all joints caulked and 

filled. 
b. Main office waiting area, Level 2 corridor offices conference room to receive 

carpet tile  
c. Restrooms to receive porcelain tile floor with ceramic wainscot up to 5’-0” 

painted gyp above wainscot. 
d. Break room to get LVT 
e. Stairs to be concrete w/ metal pan 

2. Wall Insulation:  
a. Provide a R-13 Rigid Wall Insulation – Thermax Light Duty White Vinyl or 

equal with white taped joints. Insulation to run from Deck to Floor or in 
accordance with comcheck. First 8’-0” to have painted ply wood applied.  

 
 
Please Include the following items as alternates: 
 

- Provide line item for aluminum air line system with drops at shown desired 
locations. 
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ACTION ITEM:
Yes

PUBLIC HEARING:
No

PREPARED BY:
Pete Kane, Planning

BACKGROUND:
The commercial concept plan includes two buildings of three
commercial spaces each on 1.52 acres of undeveloped land on the
northwest corner of N Ranches Parkway and E Stonebridge Lane.
The property is within The Ranches which was part of a master
development plan and agreement that have since expired.
 
The city is currently working on rezoning commercial properties in
The Ranches Master Development Plan to the relevant current
commercial zoning districts. Depending on the timing of the
applicant's request for site plan approval, the applicant may need to
submit a rezone application if the city hasn't completed the rezoning
process at that time.
 
The intended zoning district for the subject property is Commercial
Community (CC).

ITEMS FOR CONSIDERATION:
ZONING
This parcel is designated as Community Commercial land use on the
City's Future Land Use and Transportation Map. The subject
property is within The Ranches, however, that development's Master
Development Plan and Agreement have expired and all vested rights
are no longer valid. The City is currently putting together a proposal
rezone commercial properties in The Ranches to meet current zone
designations. The proposed zoning district for the subject property is
Commercial Community (CC). If the applicant chooses to move
forward with this project in the future before the City completes the
rezone process of commercial properties, the applicant will need to
submit a rezone application along with the site plan application.

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

SEPTEMBER 22, 2020

TITLE: Parkway Plaza (Concept Plan)

ITEM TYPE: Concept Plan

APPLICANT: Jon Jensen

157



 
FIRE
In general, there were no concerns raised related to fire access and
protection other than a notation that a new fire hydrant will need to
be installed at the access point to the property.
 
PARKING (EMMC 17.55)
The concept plan includes 54 parking spaces. If all six tenant spaces
are used for retail purposes, the parking requirement would be a
minimum of 47 spaces. The concept however includes at least two
drive-through restaurants. If the uses are four retail spaces and two
drive-through restaurants, the minimum required off-street parking
would be 69 spaces. Additionally, the current parking row at the
western edge of the property does not comply with EMMC
17.55.080(C) and will need a landscape island to break up the long
row of parking spaces.
 
PEDESTRIAN SAFETY AND ACCESS
A pedestrian crossing between the two buildings would help to
improve pedestrian safety in the parking lot.
 
ARCHITECTURAL STANDARDS (EMMC 17.72)
The concept plan does not demonstrate required building articulation
for the two buildings. The applicant should review and incorporate
the commercial design requirements in EMMC 17.72 for their site
plan application.
 
While the trash enclosure is properly sited away from view from the
streets (EMMC 17.72.040(L)), its location may be difficult for truck
access. It may be necessary to turn this enclosure at an angle to
improve access.
 
Based on the current layout, there is excess parking lot at the center-
left of the site as well as an unusable landscape island at the center-
right. Per EMMC 17.72.030(D), sites should be designed in order to
create functioning, usable spaces. If the parking areas directly
adjacent to the buildings are adjusted, extra plaza space could be
created along both buildings that could be utilized for seating or
outdoor dining - while still providing adequate access for the drive-
throughs.

158



REQUIRED FINDINGS:
There are no required findings for concept plan applications.

RECOMMENDATION:
The Planning Commission is recommended to review the concept
plan and discuss the development intentions with the applicant. Any
feedback provided by the Planning Commission is non-binding and
may be used by the applicant and property owner to guide them in the
preparation of subsequent development applications

ATTACHMENTS:
 Concept Plan
 City-Proposed Rezoning of Commercial Property (The Ranches)
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ACTION ITEM:
Yes

PUBLIC HEARING:
Yes

PREPARED BY:
Pete Kane, Planning

BACKGROUND:
Based on recent applications for property development, the Planning
Commission sought a way to better define and outline appropriate
transitions between the various zoning districts in the development
code. The proposed zoning transition table provides a listing of
which zones can appropriately be placed adjoining to other zoning
districts. This type of transition is best incorporated into EMMC
17.60.
 
EMMC 17.60 currently also includes lot size transitioning which
identifies the requires lot size transitions that can be permitted within
and between residential zoning districts. As part of the code
amendment to include the zoning transition table, this amendment
also includes updates to the lot size transition tables to better reflect
the lot sizes established by the current residential zoning districts.

ITEMS FOR CONSIDERATION:

REQUIRED FINDINGS:
Development Code Amendments are legislative decisions and are
considered valid of reasonably debatable and not illegal.

RECOMMENDATION:
We recommend the Planning Commission make a motion to
recommend approval of the proposed code amendments to EMMC
17.60 to the City Council as presented (or with minor changes as
agreed upon at the meeting).

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

SEPTEMBER 22, 2020

TITLE: PUBLIC HEARING - Development Code Amendment for Zoning
and Lot Transitions (EMMC 17.60)

ITEM TYPE: Development Code Amendment

APPLICANT: Staff
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ATTACHMENTS:
 17.60 Landscaping Buffering Fencing and Transitioning - REDLINES
 17.60 Landscaping Buffering Fencing and Transitioning - CLEAN
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Chapter 17.60 

Landscaping, Buffering, Fencing and Transitioning 
 

17.60.010 What this chapter does. 
This chapter promotes the health, safety, and general welfare of the public through the appropriate use 

of landscaping, buffering, and fencing, and lot and zone transitioning. [Ord. O-05-2008 § 2 (Exh. A § 

12.1); Ord. O-23-2005 § 3 (Exh. 1(1) § 12.1)]. 

17.60.020 Purpose. 
Properly placed landscaping can lessen the impact of dust, heat, erosion, and wind. Landscaping and 

fencing are also encouraged when used as buffers and screens against undesirable views. Lot and zone 

transitioning protect property values, enhance land use compatibility, and designate appropriate zone 

buffers. [Ord. O-05-2008 § 2 (Exh. A § 12.2); Ord. O-23-2005 § 3 (Exh. 1(1) § 12.2)]. 

17.60.030 Improvements required. 
All landscaping, buffering, and fencing requirements of this chapter shall apply to all newly constructed 

buildings (with the exception of single-family residences) and any structure that is being expanded or 

altered. Lot transitioning shall apply to all residential uses. Zone transitions shall apply to all zones and 

uses. [Ord. O-05-2008 § 2 (Exh. A § 12.3); Ord. O-23-2005 § 3 (Exh. 1(1) § 12.3)]. 

17.60.150 Lot size transitioning. 
New subdivisions that are being proposed adjacent to existing or approved subdivisions and master 

development plans, building lots in an agriculture zone, or Camp Williams and BLM properties shall have 

lots that transition in accordance to the following standards: 

A. Existing Subdivisions and Master Development Plans of Lower Density. All new developments that are 

proposing higher densities than existing or vested adjacent development shall follow the transitioning 

standards of this chapter found in Table 17.60.150(1) and illustrated in Figure 17.60.150(1) to buffer 

incompatible uses. 

Table 17.60.150(1) 

Lot Size Transitioning from Larger Lots to Smaller Lots 

Lot Size 1st adjacent 

lot 

minimum 

2nd 

adjacent lot 

minimum 

3rd 

adjacent lot 

minimum 

4th 

adjacent lot 

minimum 

5th 

adjacent lot 

minimum 

6th 

adjacent lot 

minimum 

4+ Acres 2 Acres 1 Acre 1/2 Acre 1/4 Acre Small 

Single-

Family or 

Tier II 

No 

Additional 

Buffering 

Required 

3.99 – 1 

Acre 

1 Acre 1/2 Acre 1/4 Acre Small 

Single-

No Additional Buffering 

Required 

164



Family or 

Tier III 

.99 - .51 

Acre 

1/2 Acre 1/4 Acre Small 

Single-

Family or 

Tier III 

No Additional Buffering Required 

.49 - .25 

Acre 

1/4 Acre No Additional Buffering Required 

Small 

Lot/Tier III 

No Buffering Required 

 

Lot Size Transitioning from Larger to Smaller 

Lot Size Minimum Lot Size for Adjacent Lots 

1st 2nd 3rd 4th 5th 6th 7th 8th 9th  

5+ 

Acres 

2.5 

Acres 

1 Acre 1/2 

Acre 

1/3 

Acre 

1/4 

Acre 

8,500 

sq ft 

6,000 

sq ft 

MF1 MF2 

4.99 – 

2.5 

Acres 

1 Acre 1/2 

Acre 

1/3 

Acre 

1/4 

Acre 

8,500 

sq ft 

6,000 

sq ft 

MF1 MF2  

2.49 – 1 

Acre 

1/2 

Acre 

1/3 

Acre 

1/4 

Acre 

8,500 

sq ft 

6,000 

sq ft 

MF1 MF2  

0.99 – 

0.5 

Acre 

1/3 

Acre 

1/4 

Acre 

8,500 

sq ft 

6,000 

sq ft 

MF1 MF2  

0.49 – 

0.33 

Acre 

1/4 

Acre 

8,500 

sq ft 

6,000 

sq ft 

MF1 MF2  

0.32 – 

0.24 

Acre 

8,500 

sq ft 

6,000 

sq ft 

MF1 MF2  

0.23 

Acre – 

8,500 

sq ft 

6,000 

sq ft 

MF1 MF2  

6,000 

sq ft 

MF1 MF2  

MF1 MF2  

 

B. Existing Subdivisions and Master Development Plans of Higher Density. All new developments that 

are proposing lower density than existing or vested adjacent development shall follow the transitioning 

standards of this chapter found in Table 17.60.150(2) and illustrated in Figure 17.60.150(1) to buffer 

incompatible uses. 

Table 17.60.150(2) 

Lot Size Transitioning from Smaller Lots to Larger Lots 
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Lot Size 1st adjacent 

lot 

minimum 

2nd 

adjacent lot 

minimum 

3rd 

adjacent lot 

minimum 

4th 

adjacent lot 

minimum 

5th 

adjacent lot 

minimum 

6th 

adjacent lot 

minimum 

Condo Small 

Single-

Family or 

Tier III 

1/4 Acre 1/2 Acre 1 Acre 2 Acres No 

Additional 

Buffering 

Required 

Small 

Lot/Tier III 

1/4 Acre 1/2 Acre 1 Acre 2 Acres No Additional Buffering 

Required 

.25 - .49 

Acre 

1/2 Acre 1 Acre 2 Acres No Additional Buffering Required 

.50 - 1 Acre 2 Acres No Additional Buffering Required 

1.1 – 3.99 

Acre 

No Buffering Required 

 

Lot Size Transitioning from Smaller to Larger 

Lot Size Minimum Lot Size for Adjacent Lots 

1st 2nd 3rd 4th 5th 6th 7th 8th 9th  

MF2 MF1 6,000 

sq ft 

8,500 

sq ft 

1/4 

Acre 

1/3 

Acre 

1/2 

Acre 

1 Acre 2.5 

Acres 

5+ 

Acres 

MF1 6,000 

sq ft 

8,500 

sq ft 

1/4 

Acre 

1/3 

Acre 

1/2 

Acre 

1 Acre 2.5 

Acres 

5+ 

Acres 

 

6,000 – 

8,499 

sq ft 

8,500 

sq ft 

1/4 

Acre 

1/3 

Acre 

1/2 

Acre 

1 Acre 2.5 

Acres 

5+ 

Acres 

 

8,500 

sq ft – 

0.23 

Acre 

1/4 

Acre 

1/3 

Acre 

1/2 

Acre 

1 Acre 2.5 

Acres 

5+ 

Acres 

 

0.24 – 

0.32 

Acre 

1/3 

Acre 

1/2 

Acre 

1 Acre 2.5 

Acres 

5+ 

Acres 

 

0.33 – 

0.49 

Acre 

1/2 

Acre 

1 Acre 2.5 

Acres 

5+ 

Acres 

 

0.50 – 

0.99 

Acre 

1 Acre 2.5 

Acres 

5+ 

Acres 

 

1 – 2.49 

Acres 

2.5 

Acres 

5+ 

Acres 

 

2.5 – 

4.99 

Acres 

5+ 

Acres 
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Figure 17.60.150(1) Lot Size Transitioning 

C. Camp Williams or BLM. Proposed lots adjacent to Camp Williams or BLM land shall be a minimum of 

one acre in size. The planning commission may recommend and the city council may approve lots 

smaller than one acre in size when these bodies find that there have been adequate improvements to 

mitigate concerns with storm water runoff and wild land fires. All development within 1,000 feet of 

Camp Williams shall have a maximum density of 1.6 dwelling units per acre, and the minimum lot size 

shall be one-half acre. 

D. Commercial Transitioning. Commercial developments adjacent to existing residential developments 

shall follow the buffering standards in Table 17.60.160(b) and provide walls that comply with the 

standards found in EMMC 17.60.110.  

E. Modification of Lot Size Transitioning Requirement.  The Planning Commission may recommend, and 

the City Council may approve, a modification to the requirements of EMMC 17.60.150 based on the 
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following: unique terrain, size and density of the project, allowance or incentives for larger lots, utility 

easements or power corridors, major road divisions, natural or artificial buffers, or open space buffers. 

[Ord. O-20-2017 § 2 (Exh. A); Ord. O-05-2008 § 2 (Exh. A § 12.15); Ord. O-23-2005 § 3 (Exh. 1(1) § 

12.15)]. 

17.60.160 Zones transitions. 
The zone transition table found in Table 17.60.160(1) below identifies the compatible zones that may be 

adjacent to each zone. Each column is defined as: 

A. Zone. The existing or proposed zone designation for the subject property. 

B. Compatible Buffer. The permitted zones for land adjacent to the zone identified in the first column. 

C. General Plan Category Compatibility. The future land use designation in the General Plan that the 

zone identified in the first column may be located within. 

The “Zone Legend,” “Overlay Zone Legend,” and “General Plan Categories” found in Table 17.60.160(2) 

below are provided for reference. 

Table 17.60.160(1) 

ZONE COMPATIBLE BUFFER GENERAL PLAN CATEGORY COMPATIBILITY 

AG RA1, RA2, RD1, RD2, FR, MEC, OS-I, OS-N ARD1, ARD2, FR, OS, PO 

RA1 AG, RA2, OS-I, OS-N ARD1 

RA2 AG, RA1, RD1, OS-I, OS-N ARD1 

RD1 AG, RA2, RD2, OS-I, OS-N ARD2 

RD2 AG, RD1, FR, R1, OS-I, OS-N ARD2 

FR AG, RD2, R1, CN, OS-I, OS-N FR 

R1 RD2, FR, R2, CN, OS-I, OS-N NR1 

R2 R, R3, CN, OS-I, OS-N NR1 

R3 R2, RC, CN, OS-I, OS-N NR1 

RC R3, MF1, MF2, CN, CC, OS-I, OS-N NR2 

MF1 RC, MF2, CN, CC, CR, CS, OS-I, OS-N NR2, CC, CR 

MF2 RC, MF1, CN, CC, CR, MEC, OP, CS, OS-I, 

OS-N 

NR3, CC, CR, TCM 

CN FR, R1, R2, R3, RC, MF1, MF2, CC, MEC, 

OP, OS-I 

CC, TCM 

CC RC, MF1, MF2, CN, CR, MEC, OP, LMD, 

OS-I 

CC, ECC, TCM 

CR MF1, MF2, CC, MEC, OP, LMD, CS, OS-I CR, ECC 

MEC AG, MF2, CN, CC, CR, OP, OS-I ECC 

OP MF2, CN, CC, CR, MEC, OS-I TCM, CC, CR, ECC 

I LMD, CS, OS-N BPLI 

LMD I, CR, CC, CS, OS-N BPLI 

CS MF1, MF2, CC, CR, I, LMD, OS-N BPLI 

OS-I AG, RA1, RA2, RD1, RD2, FR, R1, R2, R3, 

RC, MF1, MF2, CC, CN, CR, MEC, OP, OS-N 

PO 
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OS-N AG, RA1, RA2, RD1, RD2, FR, R1, R2, R3, 

RC, MF1, MF2, OP, I, LMD, CS, OS-I 

PO 

 

Table 17.60.160(2) 

ZONE LEGEND 

Rural Agricultural 1 RA1 Commercial Neighborhood CN 

Rural Agricultural 2 RA2 Commercial Community CC 

Rural Density 1 RD1 Commercial Regional CR 

Rural Density 2 RD2 Medical/Educational 

Campus 

MEC 

Foothill Residential FR Office Professional OP 

Residential 1 R1 Industrial I 

Residential 2 R2 Light 

Manufacturing/Distribution 

LMD 

Residential 3 R3 Commercial Storage CS 

Residential Cottage RC Improved Open Space OS-I 

Multi-Family 1 MF1 Natural Open Space OS-N 

Multi-Family 2 MF2 Agriculture AG 

OVERLAY ZONE LEGEND 

Ridgeline Protection 

Overlay 

RL Equine Overlay EQ 

Historical Site and 

Preservation Overlay 

HP Regional Technology and 

Industry Overlay 

RTI 

Extractive Industries 

Overlay 

EIO   

GENERAL PLAN CATEGORIES 

Agricultural/Rural 

Density One 

ARD1 Town Center Mixed Use TCM 

Agricultural/Rural 

Density Two 

ARD2 Regional Commercial RC 

Foothill Residential FR Employment 

Center/Campus 

ECC 

Neighborhood 

Residential One 

NR1 Business Park/Light 

Industry 

BPLI 

Neighborhood 

Residential Two 

NR2 Civic Uses CU 

Neighborhood 

Residential Three 

NR3 Parks and Open Space PO 

Community 

Commercial 

CC   

17.60.160 170 Tables. 
[No changes to this section other than section title number] 
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17.60.170 180 Diagrams. 
[No changes to this section other than section title number] 
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Chapter 17.60
Landscaping, Buffering, Fencing and Transitioning

17.60.010 What this chapter does.
This chapter promotes the health, safety, and general welfare of the public through the appropriate use 
of landscaping, buffering, fencing, and lot and zone transitioning. [Ord. O-05-2008 § 2 (Exh. A § 12.1); 
Ord. O-23-2005 § 3 (Exh. 1(1) § 12.1)].

17.60.020 Purpose.
Properly placed landscaping can lessen the impact of dust, heat, erosion, and wind. Landscaping and 
fencing are also encouraged when used as buffers and screens against undesirable views. Lot and zone 
transitioning protect property values, enhance land use compatibility, and designate appropriate zone 
buffers. [Ord. O-05-2008 § 2 (Exh. A § 12.2); Ord. O-23-2005 § 3 (Exh. 1(1) § 12.2)].

17.60.030 Improvements required.
All landscaping, buffering, and fencing requirements of this chapter shall apply to all newly constructed 
buildings (with the exception of single-family residences) and any structure that is being expanded or 
altered. Lot transitioning shall apply to all residential uses. Zone transitions shall apply to all zones and 
uses. [Ord. O-05-2008 § 2 (Exh. A § 12.3); Ord. O-23-2005 § 3 (Exh. 1(1) § 12.3)].

17.60.150 Lot size transitioning.
New subdivisions that are being proposed adjacent to existing or approved subdivisions and master 
development plans, building lots in an agriculture zone, or Camp Williams and BLM properties shall have 
lots that transition in accordance to the following standards:

A. Existing Subdivisions and Master Development Plans of Lower Density. All new developments that are 
proposing higher densities than existing or vested adjacent development shall follow the transitioning 
standards of this chapter found in Table 17.60.150(1) and illustrated in Figure 17.60.150(1) to buffer 
incompatible uses.

Table 17.60.150(1)

Lot Size Transitioning from Larger to Smaller
Lot Size Minimum Lot Size for Adjacent Lots

1st 2nd 3rd 4th 5th 6th 7th 8th 9th

5+ 
Acres

2.5 
Acres

1 Acre 1/2 
Acre

1/3 
Acre

1/4 
Acre

8,500 
sq ft

6,000 
sq ft

MF1 MF2

4.99 –
2.5 

Acres

1 Acre 1/2 
Acre

1/3 
Acre

1/4 
Acre

8,500 
sq ft

6,000 
sq ft

MF1 MF2

2.49 – 1 
Acre

1/2 
Acre

1/3 
Acre

1/4 
Acre

8,500 
sq ft

6,000 
sq ft

MF1 MF2
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0.99 –
0.5 

Acre

1/3 
Acre

1/4 
Acre

8,500 
sq ft

6,000 
sq ft

MF1 MF2

0.49 –
0.33 
Acre

1/4 
Acre

8,500 
sq ft

6,000 
sq ft

MF1 MF2

0.32 –
0.24 
Acre

8,500 
sq ft

6,000 
sq ft

MF1 MF2

0.23 
Acre –
8,500 
sq ft

6,000 
sq ft

MF1 MF2

6,000 
sq ft

MF1 MF2

MF1 MF2

B. Existing Subdivisions and Master Development Plans of Higher Density. All new developments that 
are proposing lower density than existing or vested adjacent development shall follow the transitioning 
standards of this chapter found in Table 17.60.150(2) and illustrated in Figure 17.60.150(1) to buffer 
incompatible uses.

Table 17.60.150(2)

Lot Size Transitioning from Smaller to Larger
Lot Size Minimum Lot Size for Adjacent Lots

1st 2nd 3rd 4th 5th 6th 7th 8th 9th

MF2 MF1 6,000 
sq ft

8,500 
sq ft

1/4 
Acre

1/3
Acre

1/2 
Acre

1 Acre 2.5 
Acres

5+ 
Acres

MF1 6,000 
sq ft

8,500 
sq ft

1/4 
Acre

1/3 
Acre

1/2 
Acre

1 Acre 2.5 
Acres

5+ 
Acres

6,000 –
8,499 
sq ft

8,500 
sq ft

1/4 
Acre

1/3 
Acre

1/2 
Acre

1 Acre 2.5 
Acres

5+ 
Acres

8,500 
sq ft –
0.23 
Acre

1/4 
Acre

1/3
Acre

1/2 
Acre

1 Acre 2.5 
Acres

5+ 
Acres

0.24 –
0.32 
Acre

1/3 
Acre

1/2 
Acre

1 Acre 2.5 
Acres

5+ 
Acres

0.33 –
0.49 
Acre

1/2 
Acre

1 Acre 2.5 
Acres

5+ 
Acres

0.50 –
0.99 
Acre

1 Acre 2.5 
Acres

5+ 
Acres
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1 – 2.49 
Acres

2.5 
Acres

5+ 
Acres

2.5 –
4.99 

Acres

5+ 
Acres

Figure 17.60.150(1) Lot Size Transitioning

C. Camp Williams or BLM. Proposed lots adjacent to Camp Williams or BLM land shall be a minimum of 
one acre in size. The planning commission may recommend and the city council may approve lots 
smaller than one acre in size when these bodies find that there have been adequate improvements to 
mitigate concerns with storm water runoff and wild land fires. All development within 1,000 feet of 
Camp Williams shall have a maximum density of 1.6 dwelling units per acre, and the minimum lot size 
shall be one-half acre.

D. Commercial Transitioning. Commercial developments adjacent to existing residential developments 
shall follow the buffering standards in Table 17.60.160(b) and provide walls that comply with the 
standards found in EMMC 17.60.110. 

E. Modification of Lot Size Transitioning Requirement.  The Planning Commission may recommend, and 
the City Council may approve, a modification to the requirements of EMMC 17.60.150 based on the 
following: unique terrain, size and density of the project, allowance or incentives for larger lots, utility 
easements or power corridors, major road divisions, natural or artificial buffers, or open space buffers.
[Ord. O-20-2017 § 2 (Exh. A); Ord. O-05-2008 § 2 (Exh. A § 12.15); Ord. O-23-2005 § 3 (Exh. 1(1) § 
12.15)].

17.60.160 Zones transitions.
The zone transition table found in Table 17.60.160(1) below identifies the compatible zones that may be 
adjacent to each zone. Each column is defined as:

A. Zone. The existing or proposed zone designation for the subject property.
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B. Compatible Buffer. The permitted zones for land adjacent to the zone identified in the first column.

C. General Plan Category Compatibility. The future land use designation in the General Plan that the 
zone identified in the first column may be located within.

The “Zone Legend,” “Overlay Zone Legend,” and “General Plan Categories” found in Table 17.60.160(2) 
below are provided for reference.

Table 17.60.160(1)

ZONE COMPATIBLE BUFFER GENERAL PLAN CATEGORY COMPATIBILITY
AG RA1, RA2, RD1, RD2, FR, MEC, OS-I, OS-N ARD1, ARD2, FR, OS, PO
RA1 AG, RA2, OS-I, OS-N ARD1
RA2 AG, RA1, RD1, OS-I, OS-N ARD1
RD1 AG, RA2, RD2, OS-I, OS-N ARD2
RD2 AG, RD1, FR, R1, OS-I, OS-N ARD2
FR AG, RD2, R1, CN, OS-I, OS-N FR
R1 RD2, FR, R2, CN, OS-I, OS-N NR1
R2 R, R3, CN, OS-I, OS-N NR1
R3 R2, RC, CN, OS-I, OS-N NR1
RC R3, MF1, MF2, CN, CC, OS-I, OS-N NR2
MF1 RC, MF2, CN, CC, CR, CS, OS-I, OS-N NR2, CC, CR
MF2 RC, MF1, CN, CC, CR, MEC, OP, CS, OS-I, 

OS-N
NR3, CC, CR, TCM

CN FR, R1, R2, R3, RC, MF1, MF2, CC, MEC,
OP, OS-I

CC, TCM

CC RC, MF1, MF2, CN, CR, MEC, OP, LMD, 
OS-I

CC, ECC, TCM

CR MF1, MF2, CC, MEC, OP, LMD, CS, OS-I CR, ECC
MEC AG, MF2, CN, CC, CR, OP, OS-I ECC
OP MF2, CN, CC, CR, MEC, OS-I TCM, CC, CR, ECC
I LMD, CS, OS-N BPLI
LMD I, CR, CC, CS, OS-N BPLI
CS MF1, MF2, CC, CR, I, LMD, OS-N BPLI
OS-I AG, RA1, RA2, RD1, RD2, FR, R1, R2, R3, 

RC, MF1, MF2, CC, CN, CR, MEC, OP, OS-N
PO

OS-N AG, RA1, RA2, RD1, RD2, FR, R1, R2, R3, 
RC, MF1, MF2, OP, I, LMD, CS, OS-I

PO

Table 17.60.160(2)

ZONE LEGEND
Rural Agricultural 1 RA1 Commercial Neighborhood CN
Rural Agricultural 2 RA2 Commercial Community CC
Rural Density 1 RD1 Commercial Regional CR
Rural Density 2 RD2 Medical/Educational 

Campus
MEC
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Foothill Residential FR Office Professional OP
Residential 1 R1 Industrial I
Residential 2 R2 Light 

Manufacturing/Distribution
LMD

Residential 3 R3 Commercial Storage CS
Residential Cottage RC Improved Open Space OS-I
Multi-Family 1 MF1 Natural Open Space OS-N
Multi-Family 2 MF2 Agriculture AG
OVERLAY ZONE LEGEND
Ridgeline Protection 
Overlay

RL Equine Overlay EQ

Historical Site and 
Preservation Overlay

HP Regional Technology and 
Industry Overlay

RTI

Extractive Industries 
Overlay

EIO

GENERAL PLAN CATEGORIES
Agricultural/Rural 
Density One

ARD1 Town Center Mixed Use TCM

Agricultural/Rural 
Density Two

ARD2 Regional Commercial RC

Foothill Residential FR Employment 
Center/Campus

ECC

Neighborhood 
Residential One

NR1 Business Park/Light 
Industry

BPLI

Neighborhood 
Residential Two

NR2 Civic Uses CU

Neighborhood 
Residential Three

NR3 Parks and Open Space PO

Community 
Commercial

CC

17.60.170 Tables.
[No changes to this section other than section title number]

17.60.180 Diagrams.
[No changes to this section other than section title number]
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ACTION ITEM:
Yes

PUBLIC HEARING:
Yes

PREPARED BY:
Pete Kane, Planning

BACKGROUND:
The Planning Commission and City Council have sought to revise
and update the requirements for master development plans and
agreements based on previous project proposals that have been
submitted to the City. The proposed amendments help to fill in some
of the questions and process flow that have been identified over the
years. Additionally, the amendment sets standards for all master
development agreements going forward.

ITEMS FOR CONSIDERATION:

REQUIRED FINDINGS:
Development Code Amendments are legislative decisions and are
considered valid of reasonably debatable and not illegal.

RECOMMENDATION:
We recommend the Planning Commission make a motion to
recommend approval of the proposed code amendments to EMMC
16.10 to the City Council as presented (or with minor changes as
agreed upon at the meeting)

ATTACHMENTS:
 16.10 Master Development Plans - REDLINES
 16.10 Master Developments - CLEAN

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

SEPTEMBER 22, 2020

TITLE: PUBLIC HEARING - Development Code Amendment for Master
Development Plans and Agreements (EMMC 16.10)

ITEM TYPE: Development Code Amendment

APPLICANT: Staff
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Chapter 16.10 

Master Development Plans 
 

16.10.010 What this chapter doesPurpose. 
This chapter establishes the requirements and review and approval processes for master developments 

plans, master development plan agreements and required information to be submitted. [Ord. O-16-2010 

§ 2 (Exh. A); Ord. O-23-2005 § 3 (Exh. 1(2) § 2.1)]. As 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 

public investments and benefits for the development and community. 

16.10.020 Purpose. 
Development of large tracts of land requires careful, detailed, and well-informed coordinated land use 

planning and additional planning, design and funding by or on behalf of the city for roads, water, sewer, 

dry utility infrastructure, parks and other kinds of public facilities and services to serve the public 

interest. It also involves major investments in land and infrastructure, which often take place before it is 

feasible for a developer to file an application specific enough to obtain development approval for a 

subdivision, site plan, building permit, etc. There are essentially three components that comprise the 

master development plan process: a land use plan, a utility plan, and an economic analysis. Dependent 

upon the location of existing utilities and project size, the master development plan process may require 

all three plans to be reviewed and approved simultaneously. 

A. Land Use Plan – Zoning Districts. Approval of a land use and zoning plan for a specified geographic 

area that is being proposed for development; 

B. Utility Plan – Required Infrastructure. All off-site utilities and other public infrastructure that will be 

required to be installed in order to service the proposed development, including an estimated demand 

on all city utility systems; 

C. Economic Analysis – Funding Mechanisms. Funding mechanisms to provide for all off-site utilities and 

other public infrastructure. [Ord. O-16-2010 § 2 (Exh. A); Ord. O-23-2005 § 3 (Exh. 1(2) § 2.2)]. 

16.10.030 020 Master development plans approval required. 
Master development approvals are required for any development project that meets the criteria below. 

Master developments require the approval of a master development plan (MDP) and master 

development agreement (MDA). 

A. Parcel Projects in Excess of 160 50 Acres. A master development approval plan containing a land use 

plan, utility plan, and economic analysis shall be required of any development that is in excess of 160 50 

acres in size or which has a gross density of 5.21 dwelling units per acre or higher. Property that is 

proposed for development and contiguous to other parcels that are all held in common ownership shall 

be considered the same property for the purpose of this requirement. In such cases where multiple 
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property owners of contiguous land propose development together, such parcels shall be considered 

the same property for the purpose of this requirement. Property shall not be divided in order to 

circumvent the size requirements with respect to the submittal of master development plans. 

B. Projects in Excess of 200 Acres. Any proposed development of more than 200 acres in size must divide 

the project into separate master development applications of 200 acres or less. A master development 

approval may be granted, based on the criteria outlined in this chapter, in a phased approach in order to 

ensure adequate build out within the defined timeframe and benchmarks of an approved MDA before 

approving additional master developments of the larger project. 

C. Property Ownership. Property shall not be divided in order to circumvent the size requirements with 

respect to the submittal of master development applications. 

BD. Annexations. A master development plan approval shall be required for property that is in excess of 

160 50 acres and is pending annexation into the corporate boundaries of the city for the purposes of 

immediate development. This requirement may be waived by the City Council if they determine that the 

project does not include off-site infrastructure and/or includes only one proposed zoning district for 

development. Land that is in excess of 160 acresnot intended for immediate development may be 

annexed into the city and shall be zoned as agricultural Agriculture and may be proposed for 

development through a master development plan required upon the development of the 

propertyapproval process at a later date. 

C. City Council Discretion. Notwithstanding the requirement for a master development plan for parcels 

in excess of 160 acres, tThe city City council Council may require, at its discretion, a master development 

plan application and approval for any development within the city. That criteria may include, but is not 

limited to: off-site infrastructure, more than one zoning district, ridgelines, unique open space, or 

potential impacts to other properties. In certain cases, the planning commission may recommend that 

the city council waive the land use plan, utility plan, or economic analysis of the master development 

plan process depending upon the size of the parcel and location of the property to existing utilities. 

[Ord. O-16-2010 § 2 (Exh. A); Ord. O-23-2005 § 3 (Exh. 1(2) § 2.3)]. 

16.10.040 030 General considerations. 
The following general considerations apply to all proposed master developments plans: 

A. Densities and Zoning Districts. In granting approval of a master development plan, the city allows a 

developer or owner to vest the right to a specified use, or range of uses, and density, or range of 

densities, within a specified area. A master development plan proposal is a zoning changerezone request 

and must contain specific proposed zoning districts and site use designations authorized by EMMC Title 

17 for each proposed major phase of the proposed master development plan and all land within the 

plan areamaster development. An application for a master development shall be processed as an 

application for a rezone request pursuant to EMMC 17.90. 

B. Zoning Map and General Plan Amendments. If the proposed zoning, land uses, and/or major roads in 

the master development do not comply with the current Future Land Use & Transportation Corridors 

Map, the application shall be processed as an application for a Future Land Use & Transportation 

Corridors Map Amendment.An application for approval of a master development plan shall be 

178



processed as an application for a zoning map amendment and general plan future land use plan and 

transportation corridor map amendment if necessary. 

C. Master Development Plan. As outlined in this chapter, the application materials act as the MDP and 

guiding documents for the proposed development of the property. As the MDP is finalized through the 

review and approval process, the MDP will be used as a basis for the MDA.C. Licensed Professionals. 

Every master development plan, including all phases of future development, shall have professionally 

licensed engineers, landscape architects, and other design professionals directly involved in the project 

that shall be available during presentations to the planning commission and the city council. Review of 

applications for the approval of master development plans shall be guided by the criteria established in 

this title. 

D. Development Approvals. Approval of a master development plan does not constitute approval to 

proceed with development. A developer is required to obtain subdivision and development approvals 

required by this title and other city ordinances. Separate permits or approvals are required to grade 

property, excavate, install utilities, subdivide or otherwise improve property as dictated by state 

statutes and the city’s ordinances. 

ED. Master Development Agreement. Creation of a development agreement that identifies land uses, 

zoning, residential densities, nonresidential land uses, public and private funding obligations, 

construction of public and private amenities, impact fees or other development credits, bonus density 

systems and phasing of the development shall be executed upon approval of the master development 

plan. [Ord. O-16-2010 § 2 (Exh. A); Ord. O-23-2005 § 3 (Exh. 1(2) § 2.4)]. An MDA will be executed 

between the applicant and City to specify the land uses, zoning, traffic circulation, public and private 

funding obligations, construction of public and private infrastructure and amenities such as trails and 

parks, impact fees or other development credits and obligations, off-site utility construction, excavation 

material processing, allowed earth removal methods, and phasing of the master development. 

16.10.050 040 Application. 
Property owners or their duly authorized agent shall make application for a master development plan on 

forms prepared by the planning directorto the planning department. A complete master development 

application includes the application form, all elements listed in this section below, and the application 

fee.No master development plan application shall be processed without the submission of the 

application, all the supporting materials required by this chapter, and the processing fee. Incomplete 

applications shall not be processed under any circumstance. 

A. Supporting Materials. All master development plan applications shall contain, at a minimum, the 

following information:. The number of hard copies and electronic copies, as well as the appropriate 

format of each, will be determined by the planning director. 

1. Legal Description. A legal description of the property. 

2. Vicinity Map. A vicinity map showing the approximate location of the subject parcel property 

with relation to the other major areas of the city. 

3. Traffic Plan. A plan showing the major street layout, street construction phasing, with and 

detailed traffic study prepared by a traffic engineer. Roadways included in the city’s current 
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transportation plan within one-quarter mile of the project as well as within the project must be 

included in the traffic plan. 

4. Public Notice. Addressed and stamped envelopes (the city’s address will be the return addresses 

on the envelopes) of all property owners located within 600 feet of the proposed master 

development plan area (including a minimum of at least 25 adjacent property owners). 

4. Fee. The processing application fee required by the current consolidated fee schedule approved 

by the city City councilCouncil and public notice fee (to be calculated and paid prior to the first 

public meeting). 

5. Project Team. A list of project team members including licensed professionals (engineers, 

landscape architects, etc.) directly involved in the project that shall be available during 

presentations to the Planning Commission and City Council. 

B. Land Use Plan. Master development plans applications that are required to submitshall include a land 

use plan shall submit the following in addition to the items identified in subsection A of this sectionthat 

identifies the following: 

1. Existing Conditions. A map showing the current zoning designations including all existing zoning 

and zoning overlay districts on the property along with existing physical characteristics of the 

site including waterways, natural washes, historical sites and features, areas with greater than 

25% slope, geological information, fault lines, general soil data, and contour data at two-foot 

intervals. 

2. Compatibility Statements. A statement explaining how the proposed development is compatible 

with surrounding land uses and other areas of the city and how internal compatibility will be 

maintained. 

3. Environmental Impact Report. Five An environmental impact reports and an electronic copy in 

an acceptable format detailing potential impacts of the proposal on existing vegetation and 

wildlife, watercourses, sources of water, waste generation, noise, etc. Sensitive lands, historical 

sites, and endangered plants should be identified. The planning director shall establish a format 

for this submission and identify those areas requiring specific attention. 

4. Proposed Land Use and Zoning Map. A map together with a general description of the proposed 

development indicating the general development pattern, land uses, proposed densities, open 

spaces, parks and recreation, trails and any other important elements of the project. A map with 

details of the proposed development indicating the: 

a. General development pattern – Phasing shall generally begin near existing roads and 

infrastructure and then move towards undeveloped areas;  

b. Land uses – This shall include roads, water retention/detention, open spaces, parks and 

recreation, trails;  

c. Proposed zoning districts – All proposed zoning districts shall be identified on a project 

map. The zoning districts are not required to be in a grid/box format and are 
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encouraged to follow natural contours and progression of development transitioning 

according to EMMC 17.60; and 

4.d. Any other important elements of the project. 

5. Zoning Districts. A compatibility statement that demonstrates compliance with the zoning 

district that exists on the subject property or the zoning district that is being proposed for the 

subject property. 

6.5. Parks and Open Space Trail Plan. A plan showing the maps indicating how the proposed master 

plan development will comply with the city’s City’s current open space, parks, trails and 

recreation regulationsParks, Trails, and Open Space Master Plan. If any parks, open space, 

and/or trails will be developed in phases, the proposed phasing shall be outlined. 

C. Utility Plans. Master development plans applications that require a utility plan shall submit the 

following items in addition to those identified in subsection A of this sectionshall include the following 

utility plans: 

1. Grading, Drainage, and Erosion Plan. A grading, drainage, and erosion plan showing the existing 

roadways, drainage ways, vegetation, and hydrological conditions of a 10-year, 24-hour event 

and a 100-year, 24-hour event. 

a. 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. 

b. The subbasin description showing the historical drainage pattern and off-site drainage 

patterns both upstream and downstream of the property. 

c. A general discussiondescription of how the proposed system conforms to existing 

drainage patterns and off-site upstream drainage will be collected to protect 

development. 

d. 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, and other pollutants are 

separated from storm water. 

2. Infrastructure Map. A map showing the existing and proposed infrastructure including proposed 

roadways, utility locations and capacities, and the estimated impacts of the proposed master 

development plan on all public utilities including potable water, irrigation water, wastewater, 

transportation, fire protection, and solid waste, parks and recreation demands of the proposed 

project. 

D. Economic Infrastructure Funding Analysis. Master development plans that require an economic 

analysis shall submit the following items in addition to those identified in subsection A of this section: 

1. Financing Infrastructure. An financing infrastructure financing report describing in reasonable 

planning-level detail the cost of all infrastructures required to serve the area of the proposed 

plandevelopment. Engineering estimates of construction costs, based upon recent expenses incurred for 
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similar facilities in the area, may be used. The financial element may suggest the use of special 

improvement districts with privately funded reserve funds or the use of other financial methods 

requiring the cooperation of the city City or the use of public finance authorization legally and practically 

available to the cityCity. The plan shall include the use of property collateral of the development 

proponent applicant to assure the city City that the proposal will not unduly burden the cityCity, 

adjoining landowners who will not voluntarily participate in the project, or other property owners in the 

city. The plan must show that the required infrastructure can be constructed by the developer or jointly 

by the city and the developer using the funding provided by the developer applicant sponsored by 

publicly authorized financial methods proposed in the plan. [Ord. O-16-2010 § 2 (Exh. A); Ord. O-23-

2005 § 3 (Exh. 1(2) § 2.5)]. 

16.10.050 Waivers. 
An applicant may request in writing a waiver of specific required elements of a master development 

application or waiver from requirement of a master development approval. 

A. Waiver for Elements of the Application.  

1. At the time an application is submitted, the applicant must include a written request of any item 

they seek to not include or create as part of their application. The request shall include a brief 

description as to why the element does not apply to the proposed project. 

2. During the review process as outlined in EMMC 16.10.060, the Planning Commission and City 

Council will review the request for the waiver along with the other submitted materials. The City 

Council may approve the request for the waiver, or if denied, the applicant will then be required 

to submit the outstanding materials which then will require review following the process 

outlined in EMMC 16.10.060. 

B. Waiver of Requirement for Master Development Approval. 

1. Upon submission of a written request to waive the requirement for master development 

approval, the Planning Commission will hold a public hearing to review the request. The 

Planning Commission will then make a recommendation to the City Council. 

2. The City Council will hold a public hearing to review the waiver request and take final action to 

approve, amend, or reject the waiver request. 

C. Criteria to Approve a Request for Waiver. The City Council may approve a request for waiver of either 

items listed above upon finding of one or more of the following: 

1. The project’s concept plan review (pursuant to EMMC 16.15) received feedback from the 

Planning Commission and/or City Council in regards to reduced master development application 

requirements; 

2. The project will not require modification or additions to existing conditions (zoning designation, 

land use designation, roadways); 

3. The project involves limited development requirements for infrastructure; or 
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4. The strict application of EMMC 16.10 would result in peculiar or exceptional difficulties, or 

exceptional and undue hardship, or the buildable area of the property is significantly reduced by 

topography or pre-existing easement restrictions. 

16.10.060 Approval Review and approval process. 
Upon the completion of a concept plan pursuant to EMMC 16.15, the developer shallan applicant may 

file a properly completed master development plan application following the requirements of EMMC 

16.10.040. The master development plan application shall not be construed as an absolute right upon 

submission of an application and does not require the approval body to take action based upon findings 

of facts. The master development is not valid and approved until the MDA is executed. 

The City shall review the application in accordance with the following procedureThe planning 

commission and city council shall review and take action on proposed master development plans in 

accordance with the following procedure: 

A. Development Review Committee. Upon receipt of a complete master development application, a staff 

review by the Development Review Committee (DRC) with the applicant will be scheduled. The review 

will provide initial feedback and items for revision for the applicant to take into consideration prior to 

the public review. Additional DRC reviews may be necessary, depending on the feedback and requested 

changes. 

AB. Planning Commission Review. Upon receipt of a complete master development plan application, the 

planning director shall schedule the application for a public hearing before the planning commission. 

The planning director shall cause all property owners within 600 feet of the boundaries of the proposed 

master development plan area (including a minimum of at least 25 adjacent property owners and 

affected entities if there be any) to be notified by first class mail of the time and place of the public 

hearing at least 10 days prior to the planning commission meeting. A copy of the public notice of the 

hearing shall also be posted in three public places (including the city offices) within the city at least 10 

days prior to the hearing. The city recorder shall cause that this hearing is advertised in accordance with 

the requirements of any applicable state statutes.Upon completion of the DRC review process, the 

planning department shall schedule the application for a public hearing before the Planning 

Commission. The Planning Commission shall conclude their hearing with a recommendation of action to 

the City Council. 

B. City Council Review. The city council, after receiving a recommendation from the planning 

commission, shall also conduct a public hearing. The notice requirements for this hearing are identical to 

the planning commission hearing.Upon completion of the Planning Commission review process, the City 

Council shall conduct a public hearing on the application. 

1. If the City Council approves the MDP, the process will move forward to an MDA. 

2. If the City Council denies the MDP, the applicant may apply for a master development on the 

property after one year from the date of denial, unless the City Council finds that there has been 

a substantial change in the application, circumstances, or sufficient new evidence since the 

disapproval of the application to merit consideration of a second application within the one-year 

time period. Any future application will be considered a separate application and must follow 

the full application and review process as outlined in this chapter. 
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CD. Master Development Agreement. Prior to taking final action on a proposed master development 

plan, the city council shall also approve a master development plan agreement negotiated with the 

developer. This agreement shall set forth the vesting granted to the property, phasing of the 

development, expiration date of the agreement, timing of construction of public improvements, 

maintenance of improvements, and any other special conditions relating to lot design, performance 

standards, necessary off-site conditions or improvements, shared open space, parks, location of utilities, 

physical characteristics of the subject property and any other conditions or methodologies that need to 

be identified within the development agreement.An initial agreement shall be drafted by the City. 

Review of the agreement will take place first at the staff level. The agreement will then be reviewed at a 

public meeting held by the Planning Commission which will provide a recommendation to the City 

Council. The agreement review will conclude with a public meeting by the City Council which will then 

take action on the agreement and authorize staff to finalize the agreement and mayor to execute. 

Depending on the scale and scope of the project, the City Council may request a third-party legal review 

of the final agreement for compliance with local, state, and federal laws prior to executing the 

agreement. The agreement shall meet all requirements of EMMC 16.10.080. 

D. Preliminary Plat Approval. An approved master development plan map may serve as a preliminary 

plat, allowing the project to proceed to final platting, if it provides the same level of detail as a 

preliminary plat with respect to each of the requirements found in Chapter 16.20 EMMC, Preliminary 

Plats. 

The applicant shall inform the planning commission and the city council of their desire for a master 

development plan to serve as a preliminary plat at the time of application. [Ord. O-25-2016 § 2 (Exh. A); 

Ord. O-16-2010 § 2 (Exh. A); Ord. O-23-2005 § 3 (Exh. 1(2) § 2.6)]. 

16.10.070 Criteria for review of master development plansapproval of 

MDPs. 
A Master master development plans application shall be evaluated using the following criteria. The 

planning Planning commission Commission and city City council Council will determine compliance with 

these criteria: 

A. General Criteria. 

1. Slope. Is the slope of each area designated for a particular use or densitydevelopment suitable 

for that use or densitythe intended development? Does the application restrict development 

from areas with a slope greater than 25%? 

2. Natural Hazards. Can the proposed uses development reasonably be established without hazard 

of slope failure (rockfall, landslides, debris flows, and similar earth movements)? 

3. Storm Water Runoff. Does the application include development methods that will not accelerate 

runoff and erosion in a way that would have adverse downslope or downstream impacts?Given 

proper planning (as will be required at the time of an application for a major development 

permit), can the proposed uses and densities reasonably be established without accelerating 

runoff and erosion in a way that would have adverse downslope or downstream impacts? 
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4. Protection of Natural Channels and Ridgelines. Will the proposed uses and 

densitiesdevelopment be reasonably compatible with the protection of natural channels and 

comply with the ridgeline protections as provided in EMMC 17.62, where applicable? 

5. Flooding. Will the proposed uses development be reasonably safe from flooding, including 

alluvial fan flooding? 

6. Soil Characteristics. Is the soil in each area designated for a particular use or 

densitydevelopment generally suitable for that use or densitydevelopment? Soil characteristics 

that shall be considered in answering this question include depth to rock, depth to water table, 

texture, permeability, expansiveness, corrosivity, and runoff potential. The suitability tables 

found in the Soil Survey of the Fairfield-Nephi Area, Utah, parts of Juab, Sanpete, and Utah 

Counties issued by the USDA Soil Conservation Service may be used in answering this question. 

B. Criteria Related to Infrastructure. 

1. Utilities. Can the proposed uses and densitiesdevelopment be adequately served by Eagle 

Mountain’s planned municipal utilitiesexisting and proposed utilities for the project area? 

2. Streets. Does the street plan comply with the Transportation Master Plan? Can the proposed 

uses and densitiesdevelopment be adequately served by Eagle Mountain’s planned network of 

major streetsthe City’s Transportation Master Plan and the project’s proposed local streets? 

3. Water Rights. Is there legally enforceable documentation to the satisfaction of the city attorney 

that substantiates the ability of the developer to convey water rights to the city City based on 

the number of dwellings and commercial uses in the project and the area 

developeddevelopment need, including both building lots and common usable improved open 

space? 

C. Criteria Related to Compatibility. 

1. Compatible Densities Development – Adjacent Parcels. Will the proposed uses and 

densitiesdevelopment be reasonably compatible with existing or planned uses on adjoining 

lands? Is the proposed plan consistent with the Eagle Mountain City future land use plan 

mapthe City’s Future Land Use Map or requested amendment? The answer to these questions 

may be based on the standards established in EMMC 17.60.150 and 17.60.160.The answer to 

this question may be based on the assumption that the proposed uses and densities will comply 

with this title and EMMC Title 17, including the performance standards designed to help ensure 

land compatibility. 

2. Compatible Densities Zones and Transitions – Internal Parcels. Will the proposed uses and 

densitieszones and residential lot size transitions be reasonably compatible with each other in 

accordance with EMMC 17.60.150 and 17.60.160? The answer to this question shall be based on 

the assumption that the proposed uses and densities will comply with this title and EMMC Title 

17, including the performance standards designed to help ensure land compatibility.Does the 

placement of proposed uses help buffer potentially incompatible uses from one another? 

3. Buffering Incompatible Uses. Does the placement of proposed uses and densities help buffer 

potentially incompatible uses from one another? 
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D. Criteria Related to Design. 

1. Open Space.  

a. Does the proposed densities development include the planned communityimproved 

open space required by this title?  

b. Does the proposed pattern of uses and densitiesdevelopment attempt to make effective 

use of the planned community open space? 

c. Does the development incorporate trails, parks, and other open spaces included in the 

City’s Parks, Trails, and Open Space Master Plan? 

1.d. Does the plan attempt to combine open spaces into larger more usable parks and open 

spaces? 

2. Neighborhood Open Space. Are the proposed uses and densities consistent with the provisions 

of ample neighborhood open space? [Ord. O-16-2010 § 2 (Exh. A); Ord. O-23-2005 § 3 (Exh. 1(2) 

§ 2.7)].Public Facilities. Does the proposed development include land designated for public uses 

including churches, schools, community centers, etc.? 

16.10.080 Criteria for approval of MDAs. 
The MDA shall include the following elements to ensure the method, timing, and requirements of 

construction throughout all phases of the master development. The MDA shall be a standard template 

originated by the City and modified as needed through the review process. 

A. Development Rights and Responsibilities. The MDA shall include the approved development rights of 

the project and responsible parties for completion of project elements including but not limited to: 

1. Vesting granted to the property; 

2. Phasing of the development; 

3. Construction and maintenance of public improvements; 

4. Special conditions relating to lot design, necessary off-site conditions or improvements, open 

space and parks, location of utilities, physical characteristics of the property; and 

5. Any other conditions or methodologies necessary for the master development’s buildout. 

B. Benchmarks. The applicant shall be required to take measurable action, upon the execution of the 

MDA through performance benchmarks including but not limited to: 

1. A set time limit to apply for the first site plan and/or preliminary plat; 

2. A set time limit from the approval of the first site plan and/or preliminary plat to begin site 

work; 

3. A set time limit from the approval of the first site plan and/or preliminary plat for all phases of 

curb, gutter, and road completion; and 
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4. A set time limit from the approval of the first site plan and/or preliminary plat for all phases of 

open space, park, and/or trail completion. 

C. Expiration of the Master Development. Master development approvals shall expire six (6) months 

from the date of approval by the City Council if an MDA has not yet been approved and signed by all 

applicable parties. MDAs shall: 

1. Include an expiration of terms of the agreement with a set time limit determined at the 

approval of the MDA; and 

2. Not extend longer than six (6) years from the signing of the agreement. 

D. General Plan Compliance. A compatibility statement that confirms compliance with the City’s Future 

Land Use Map, Master Transportation Plan, and General Plan documents. 

E. Amendments and Extensions of Time. The MDA shall include sections for amendments and extensions 

of time to the MDA based on the requirements and allowances in this chapter at the time of the MDA 

approval. 

16.10.090 Master development amendments. 
A. Amendments. After a master development is approved and prior to completion of the full build out of 

the project, an amendment to the master development approval will require an approval for any 

proposed change to the MDP or MDA. 

A proposed amendment may include, but is not limited to, changes that: 

1. Alter the amount of land area for any use(s); 

2. Require a rezoning of property; 

3. Require an amendment to the General Plan’s Future Land Use Map and/or Transportation Plan; 

4. Require a plat amendment; or 

5. Alter the timing of benchmarks or other terms in the MDA. 

B. Amendment Review and Approval Process. 

1. Application. An application for amendment must be submitted to the planning department. The 

application requirements will follow those outlined in EMMC 16.10.040, but will only require 

documents that are directly related to the particular amendment request. 

2. Review. A review of the amendment request will follow EMMC 16.10.060. 

3. Action. The City Council shall take the final action on the amendment request. 

16.10.080 100 Expirations and extensions of approvals. 
Master development plan approvals shall expire two years from the date of approval by the city council 

if a master development agreement has not yet been approved. 

A. Expiration of Approval. A master development approval shall be determined to have expired when: 
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1. The MDA failed to be signed by both the City and the applicant(s); or  

2. The term of the agreement has expired based on the set time limit. 

AB. Extensions of Time. It is the responsibility of the applicant to request an extension of time prior to 

the MDA expiration. An extension of time may be requested by an applicant with the following 

requirements: 

1. A written, signed request for an extension of time shall be received by the planning director 

department at least three (3) months prior to the expiration date of the project. 

2. The request for an extension of time shall specify any progress made on the project’s MDA 

benchmarks and conditions of approval, and the reason(s) for the extension request, along 

withand any supporting documentation. 

BC. Criteria for Approving Extensions of Time. The Planning Commission shall take final action on an 

extension of time request. The Planning Commission may approve up to two (2) two-year extensions of 

time to a master development that meets the following criteriaIt is the responsibility of the applicant to 

request an extension of time prior to a project’s expiration. The city is not responsible to remind 

applicants of expiration dates. The planning director shall approve or deny a request for an extension of 

time within a reasonable period of time after receiving the request. The planning director may grant up 

to a single one-year extension of time to any project that meets one of the following criteria: 

1. The applicant must have shownhas demonstrated a good faith effort to initiate the project by 

systematically completing predevelopment conditions.any applicable conditions and 

benchmarks; or 

2. The extension is necessary due to a delay in action by the City or other public agency.The 

applicant’s initiation of development activities is based on an action by the city or other public 

agency which has not taken place or was delayed, resulting in a time delay beyond the permit 

holder’s control. 

CD. Appeals. An applicant may appeal of the planning director’sPlanning Commission’s decision final 

action on the extension of time request shall be submitted to the planning commissionCity Recorder’s 

Office within fifteen (15) days of the date of the decision. The appeal will be considered by the City 

Council. The applicant may then appeal a decision of the planning commission to the city council within 

15 days of the planning commission’s decision. In no case shall the planning commission or city council 

approve more than a single one-year extension of time.An appeal of the City Council’s appeal decision 

shall be made to the district court within thirty (30) days of the City Council’s decision. 

D. Resubmitting an Expired Project. A project that has expired may be resubmitted within two years of 

the expiration date for a fee to cover time and materials, not to exceed 50 percent of the original fee, if 

the project is substantially similar to the expired plan. The resubmitted project must be in compliance 

with the current development code at the time of resubmittal. [Ord. O-16-2010 § 2 (Exh. A)]. 
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Chapter 16.10
Master Developments

16.10.010 Purpose.
This chapter establishes the requirements and review and approval processes for master developments. 
As 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.

16.10.020 Master development approval required.
Master development approvals are required for any development project that meets the criteria below. 
Master developments require the approval of a master development plan (MDP) and master 
development agreement (MDA).

A. Projects in Excess of 50 Acres. A master development approval shall be required for any development 
in excess of 50 acres in size. 

B. Projects in Excess of 200 Acres. Any proposed development of more than 200 acres in size must divide 
the project into separate master development applications of 200 acres or less. A master development 
approval may be granted, based on the criteria outlined in this chapter, in a phased approach in order to 
ensure adequate build out within the defined timeframe and benchmarks of an approved MDA before 
approving additional master developments of the larger project.

C. Property Ownership. Property shall not be divided in order to circumvent the size requirements with 
respect to the submittal of master development applications.

D. Annexations. A master development approval is required for property that is in excess of 50 acres and 
is pending annexation into the corporate boundaries of the city for the purposes of immediate 
development. This requirement may be waived by the City Council if they determine that the project 
does not include off-site infrastructure and/or includes only one proposed zoning district for 
development. Land that is not intended for immediate development may be annexed into the city and 
shall be zoned as Agriculture and may be proposed for development through a master development 
approval process at a later date.

E. City Council Discretion. The City Council may require a master development application and approval 
for any development within the city. That criteria may include, but is not limited to: off-site 
infrastructure, more than one zoning district, ridgelines, unique open space, or potential impacts to 
other properties.

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

B. General Plan Amendments. If the proposed zoning, land uses, and/or major roads in the master 
development do not comply with the current Future Land Use & Transportation Corridors Map, the 
application shall be processed as an application for a Future Land Use & Transportation Corridors Map 
Amendment.

C. Master Development Plan. As outlined in this chapter, the application materials act as the MDP and 
guiding documents for the proposed development of the property. As the MDP is finalized through the 
review and approval process, the MDP will be used as a basis for the MDA.

D. Master Development Agreement. An MDA will be executed between the applicant and City to specify 
the land uses, zoning, traffic circulation, public and private funding obligations, construction of public 
and private infrastructure and amenities such as trails and parks, impact fees or other development 
credits and obligations, off-site utility construction, excavation material processing, allowed earth 
removal methods, and phasing of the master development.

16.10.040 Application.
Property owners or their duly authorized agent shall make application for a master development to the 
planning department. A complete master development application includes the application form, all 
elements listed in this section below, and the application fee. Incomplete applications shall not be 
processed.

A. Supporting Materials. All master development applications shall contain, at a minimum, the following 
information:

1. Legal Description. A legal description of the property.

2. Vicinity Map. A vicinity map showing the approximate location of the subject property with 
relation to the other major areas of the city.

3. Traffic Plan. A plan showing the primary street layout, street construction phasing, and detailed 
traffic study prepared by a traffic engineer. Roadways included in the city’s current 
transportation plan within one-quarter mile of the project as well as within the project must be 
included in the traffic plan.

4. Fee. The application fee required by the current consolidated fee schedule approved by the City 
Council and public notice fee (to be calculated and paid prior to the first public meeting).

5. Project Team. A list of project team members including licensed professionals (engineers, 
landscape architects, etc.) directly involved in the project that shall be available during 
presentations to the Planning Commission and City Council.

B. Land Use Plan. Master development applications shall include a land use plan that identifies the 
following:
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1. Existing Conditions. A map showing the current zoning designations including all existing zoning 
and zoning overlay districts on the property along with existing physical characteristics of the 
site including waterways, natural washes, historical sites and features, areas with greater than 
25% slopes, geological information, fault lines, general soil data, and contour data at two-foot 
intervals.

2. Compatibility Statement. A statement explaining how the proposed development is compatible 
with surrounding land uses and other areas of the city and how internal compatibility will be 
maintained.

3. Environmental Impact Report. An environmental impact report detailing potential impacts of 
the proposal on existing vegetation and wildlife, watercourses, sources of water, waste 
generation, noise, etc. Sensitive lands, historical sites, and endangered plants should be 
identified.

4. Proposed Land Use and Zoning Map. A map with details of the proposed development indicating 
the:

a. General development pattern – Phasing shall generally begin near existing roads and 
infrastructure and then move towards undeveloped areas; 

b. Land uses – This shall include roads, water retention/detention, open spaces, parks and 
recreation, trails; 

c. Proposed zoning districts – All proposed zoning districts shall be identified on a project 
map. The zoning districts are not required to be in a grid/box format and are 
encouraged to follow natural contours and progression of development transitioning 
according to EMMC 17.60; and

d. Any other important elements of the project.

5. Parks, Open Space, and Trails Plan. A plan indicating how the proposed master development will 
comply with the City’s current Parks, Trails, and Open Space Master Plan. If any parks, open 
space, and/or trails will be developed in phases, the proposed phasing shall be outlined.

C. Utility Plans. Master development applications shall include the following utility plans:

1. Grading, Drainage, and Erosion Plan. A grading, drainage, and erosion plan showing roadways, 
drainage ways, vegetation, and hydrological conditions of a 10-year, 24-hour event and a 100-
year, 24-hour event.

a. 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.

b. The subbasin description showing the historical drainage pattern and off-site drainage 
patterns both upstream and downstream of the property.

c. A description of how the proposed system conforms to existing drainage patterns and 
off-site upstream drainage will be collected to protect development.

191



d. 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, greases, and other pollutants are 
separated from storm water.

2. Infrastructure Map. A map showing the existing and proposed infrastructure including 
roadways, utility locations and capabilities, and the estimated impacts of the master 
development on all public utilities including potable water, irrigation water, wastewater, 
transportation, fire protection, and solid waste.

D. Infrastructure Funding Analysis. An infrastructure financing report describing in reasonable planning-
level detail the cost of all infrastructure required to serve the area of the proposed development. 
Engineering estimates of construction costs, based upon recent expenses incurred for similar facilities in 
the area, may be used. The financial element may suggest the use of special improvement districts with 
privately funded reserve funds or the use of other financial methods requiring the cooperation of the 
City or the use of public finance authorization legally and practically available to the City. The plan shall 
include the use of property collateral of the development applicant to assure the City that the proposal 
will not unduly burden the City, adjoining property owners who will not voluntarily participate in the 
project, or other property owners in the city. The plan must show that the required infrastructure can be 
provided by the applicant or jointly by the City and the applicant using the funding provided by the 
applicant sponsored by publicly authorized financial methods proposed in the plan.

16.10.050 Waivers.
An applicant may request in writing a waiver of specific required elements of a master development 
application or waiver from requirement of a master development approval.

A. Waiver for Elements of the Application. 

1. At the time an application is submitted, the applicant must include a written request of any item 
they seek to not include or create as part of their application. The request shall include a brief 
description as to why the element does not apply to the proposed project.

2. During the review process as outlined in EMMC 16.10.060, the Planning Commission and City 
Council will review the request for the waiver along with the other submitted materials. The City 
Council may approve the request for the waiver, or if denied, the applicant will then be required 
to submit the outstanding materials which then will require review following the process 
outlined in EMMC 16.10.060.

B. Waiver of Requirement for Master Development Approval.

1. Upon submission of a written request to waive the requirement for master development 
approval, the Planning Commission will hold a public hearing to review the request. The 
Planning Commission will then make a recommendation to the City Council.

2. The City Council will hold a public hearing to review the waiver request and take final action to 
approve, amend, or reject the waiver request.
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C. Criteria to Approve a Request for Waiver. The City Council may approve a request for waiver of either 
items listed above upon finding of one or more of the following:

1. The project’s concept plan review (pursuant to EMMC 16.15) received feedback from the 
Planning Commission and/or City Council in regards to reduced master development application 
requirements;

2. The project will not require modification or additions to existing conditions (zoning designation, 
land use designation, roadways);

3. The project involves limited development requirements for infrastructure; or

4. The strict application of EMMC 16.10 would result in peculiar or exceptional difficulties, or 
exceptional and undue hardship, or the buildable area of the property is significantly reduced by 
topography or pre-existing easement restrictions.

16.10.060 Review and approval process.
Upon completion of a concept plan review pursuant to EMMC 16.15, an applicant may file a master 
development application following the requirements of EMMC 16.10.040. The master development 
application shall not be construed as an absolute right upon submission and does not require the 
approval body to take action based upon findings of fact. The master development is not valid and 
approved until the MDA is executed.

The City shall review the application in accordance with the following procedure:

A. Development Review Committee. Upon receipt of a complete master development application, a staff 
review by the Development Review Committee (DRC) with the applicant will be scheduled. The review 
will provide initial feedback and items for revision for the applicant to take into consideration prior to 
the public review. Additional DRC reviews may be necessary, depending on the feedback and requested 
changes. 

B. Planning Commission Review. Upon completion of the DRC review process, the planning department 
shall schedule the application for a public hearing before the Planning Commission. The Planning 
Commission shall conclude their hearing with a recommendation of action to the City Council.

C. City Council Review. Upon completion of the Planning Commission review process, the City Council 
shall conduct a public hearing on the application.

1. If the City Council approves the MDP, the process will move forward to an MDA.

2. If the City Council denies the MDP, the applicant may apply for a master development on the 
property after one year from the date of denial, unless the City Council finds that there has been 
a substantial change in the application, circumstances, or sufficient new evidence since the 
disapproval of the application to merit consideration of a second application within the one-year 
time period. Any future application will be considered a separate application and must follow 
the full application and review process as outlined in this chapter.

D. Master Development Agreement. An initial agreement shall be drafted by the City. Review of the 
agreement will take place first at the staff level. The agreement will then be reviewed at a public 
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meeting held by the Planning Commission which will provide a recommendation to the City Council. The 
agreement review will conclude with a public meeting by the City Council which will then take action on
the agreement and authorize staff to finalize the agreement and mayor to execute. Depending on the 
scale and scope of the project, the City Council may request a third-party legal review of the final 
agreement for compliance with local, state, and federal laws prior to executing the agreement. The 
agreement shall meet all requirements of EMMC 16.10.080.

16.10.070 Criteria for approval of MDPs.
A master development application shall be evaluated using the following criteria. The Planning 
Commission and City Council will determine compliance with these criteria:

A. General Criteria.

1. Slope. Is the slope of each area designated for development suitable for the intended 
development? Does the application restrict development from areas with a slope greater than 
25%? 

2. Natural Hazards. Can the proposed development reasonably be established without hazard of 
slope failure (rockfall, landslides, debris flows, and similar earth movements)?

3. Storm Water Runoff. Does the application include development methods that will not accelerate 
runoff and erosion in a way that would have adverse downslope or downstream impacts?

4. Protection of Natural Channels and Ridgelines. Will the proposed development be reasonably 
compatible with the protection of natural channels and comply with the ridgeline protections as 
provided in EMMC 17.62, where applicable?

5. Flooding. Will the proposed development be reasonably safe from flooding, including alluvial fan 
flooding?

6. Soil Characteristics. Is the soil in each area designated for development generally suitable for 
that development? Soil characteristics that shall be considered in answering this question 
include depth to rock, depth to water table, texture, permeability, expansiveness, corrosivity, 
and runoff potential. The suitability tables found in the Soil Survey of the Fairfield-Nephi Area, 
Utah, parts of Juab, Sanpete, and Utah Counties issued by the USDA Soil Conservation Service 
may be used in answering this question.

B. Criteria Related to Infrastructure.

1. Utilities. Can the proposed development be adequately served by existing and proposed utilities 
for the project area?

2. Streets. Does the street plan comply with the Transportation Master Plan? Can the proposed 
development be adequately served by the City’s Transportation Master Plan and the project’s 
proposed local streets?

3. Water Rights. Is there legally enforceable documentation to the satisfaction of the city attorney 
that substantiates the ability of the applicant to convey water rights to the City based on the 
development need, including both the building lots and common improved open space?
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C. Criteria Related to Compatibility.

1. Compatible Development – Adjacent Parcels. Will the proposed development be reasonably 
compatible with existing or vested uses on adjoining lands? Is the proposed plan consistent with 
the City’s Future Land Use Map or requested amendment? The answer to these questions may 
be based on the standards established in EMMC 17.60.150 and 17.60.160.

2. Compatible Zones and Transitions – Internal Parcels. Will the proposed zones and residential lot 
size transitions be reasonably compatible with each other in accordance with EMMC 17.60.150 
and 17.60.160? Does the placement of proposed uses help buffer potentially incompatible uses 
from one another? 

D. Criteria Related to Design.

1. Open Space. 

a. Does the proposed development include the improved open space required by this
title?

b. Does the proposed pattern of development attempt to make effective use of the open 
space?

c. Does the development incorporate trails, parks, and other open spaces included in the 
City’s Parks, Trails, and Open Space Master Plan? 

d. Does the plan attempt to combine open spaces into larger more usable parks and open 
spaces?

2. Public Facilities. Does the proposed development include land designated for public uses 
including churches, schools, community centers, etc.?

16.10.080 Criteria for approval of MDAs.
The MDA shall include the following elements to ensure the method, timing, and requirements of 
construction throughout all phases of the master development. The MDA shall be a standard template 
originated by the City and modified as needed through the review process.

A. Development Rights and Responsibilities. The MDA shall include the approved development rights of 
the project and responsible parties for completion of project elements including but not limited to:

1. Vesting granted to the property;

2. Phasing of the development;

3. Construction and maintenance of public improvements;

4. Special conditions relating to lot design, necessary off-site conditions or improvements, open 
space and parks, location of utilities, physical characteristics of the property; and

5. Any other conditions or methodologies necessary for the master development’s buildout.
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B. Benchmarks. The applicant shall be required to take measurable action, upon the execution of the 
MDA through performance benchmarks including but not limited to:

1. A set time limit to apply for the first site plan and/or preliminary plat;

2. A set time limit from the approval of the first site plan and/or preliminary plat to begin site 
work;

3. A set time limit from the approval of the first site plan and/or preliminary plat for all phases of 
curb, gutter, and road completion; and

4. A set time limit from the approval of the first site plan and/or preliminary plat for all phases of 
open space, park, and/or trail completion.

C. Expiration of the Master Development. Master development approvals shall expire six (6) months 
from the date of approval by the City Council if an MDA has not yet been approved and signed by all 
applicable parties. MDAs shall:

1. Include an expiration of terms of the agreement with a set time limit determined at the 
approval of the MDA; and

2. Not extend longer than six (6) years from the signing of the agreement.

D. General Plan Compliance. A compatibility statement that confirms compliance with the City’s Future 
Land Use Map, Master Transportation Plan, and General Plan documents.

E. Amendments and Extensions of Time. The MDA shall include sections for amendments and extensions 
of time to the MDA based on the requirements and allowances in this chapter at the time of the MDA 
approval.

16.10.090 Master development amendments.
A. Amendments. After a master development is approved and prior to completion of the full build out of 
the project, an amendment to the master development approval will require an approval for any 
proposed change to the MDP or MDA.

A proposed amendment may include, but is not limited to, changes that:

1. Alter the amount of land area for any use(s);

2. Require a rezoning of property;

3. Require an amendment to the General Plan’s Future Land Use Map and/or Transportation Plan;

4. Require a plat amendment; or

5. Alter the timing of benchmarks or other terms in the MDA.

B. Amendment Review and Approval Process.
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1. Application. An application for amendment must be submitted to the planning department. The 
application requirements will follow those outlined in EMMC 16.10.040, but will only require 
documents that are directly related to the particular amendment request.

2. Review. A review of the amendment request will follow EMMC 16.10.060.
3. Action. The City Council shall take the final action on the amendment request.

16.10.100 Expirations and extensions of approvals.
A. Expiration of Approval. A master development approval shall be determined to have expired when:

1. The MDA failed to be signed by both the City and the applicant(s); or 

2. The term of the agreement has expired based on the set time limit.

B. Extensions of Time. It is the responsibility of the applicant to request an extension of time prior to the 
MDA expiration. An extension of time may be requested with the following requirements:

1. A written, signed request for the extension shall be received by the planning department at 
least three (3) months prior to the expiration date of the project.

2. The request shall specify any progress made on the project’s MDA benchmarks and conditions 
of approval, the reason(s) for the extension request, and any supporting documentation.

C. Criteria for Approving Extensions of Time. The Planning Commission shall take final action on an 
extension of time request. The Planning Commission may approve up to two (2) two-year extensions of 
time to a master development that meets the following criteria:

1. The applicant has demonstrated a good faith effort to initiate the project by completing any 
applicable conditions and benchmarks; or

2. The extension is necessary due to a delay in action by the City or other public agency.

D. Appeals. An appeal of the Planning Commission’s final action on an extension of time request shall be 
submitted to the City Recorder’s Office within fifteen (15) days of the date of the decision. The appeal 
will be considered by the City Council. An appeal of the City Council’s appeal decision shall be made to 
the district court within thirty (30) days of the City Council’s decision.
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ACTION ITEM:
Yes

PUBLIC HEARING:
Yes

PREPARED BY:
Pete Kane, Planning

BACKGROUND:
The current development code includes zoning districts for
residential, commercial, agricultural, and industrial uses. There are
other uses of land that currently are permitted across each of these
zones rather than set as their own use. One example is open space
which includes parks, trails, and natural open space. By creating a
zone code for this use, the city cannot only establish the uses and
development requirements for land zoned as open space, but it will
also provide a clearer picture of the actual land use.

ITEMS FOR CONSIDERATION:

REQUIRED FINDINGS:
Development Code Amendments are legislative decisions and are
considered valid of reasonably debatable and not illegal.

RECOMMENDATION:
We recommend the Planning Commission make a motion to
recommend approval of the proposed code amendment to add
EMMC 17.23 to the City Council as presented (or with minor
changes as agreed upon at the meeting).

ATTACHMENTS:
 17.23 Open Space Zones - PROPOSED

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

SEPTEMBER 22, 2020

TITLE: PUBLIC HEARING - Development Code Amendment for Open
Space Zone Districts

ITEM TYPE: Development Code Amendment

APPLICANT: Staff
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EMMC 17.23 Open Space Zones

17.23.010 What this chapter does.

This chapter establishes the land use regulations and protections for Open Space Zones in Eagle 
Mountain City. It establishes two types of open space zoning: Natural Open Space (OS-N) and Improved 
Open Space (OS-I).

17.23.020 Purpose and objective.

The purpose of the Open Space Zones is to preserve and enhance public and private open space, trails, 
natural areas, and improved park and recreational areas. These areas serve to provide opportunities for 
active and passive outdoor recreation; provide contrasts to the built environment; preserve scenic 
qualities; protect sensitive or fragile environmental areas such as wetlands, steep slopes, ridgelines, 
meadows, and natural washes; preserve the capacity and water quality of the stormwater drainage 
system; and provide pedestrian, equestrian, and bicycle transportation connections.

17.23.030 Area of designation.

The Open Space Zone shall include and be characterized by one or more of the following:

A. Land currently or planned to be dedicated to the City as open space, parks, or recreation.

B. Privately-owned parcels of developments designated as open space, parks, or recreation open to use 
by the general public.

C. Publicly-owned or -operated (not municipal) land protected and managed as open space.

17.23.040 Land use table.

This land use table contains the various land uses that are permitted, special, and prohibited in the open 
space zones. Uses that are not listed in this table are prohibited.

P = Permitted (Permitted uses may still require approval through an application process as detailed in 
this chapter and other chapters)

S = Special (Special uses are permitted as long as they comply with the standards listed in Chapter 17.75 
EMMC that are specific to that type of use)

Blank = Prohibited

Land Use Table

Open Space Uses

LAND USE IMPROVED OPEN SPACE (OS-I) NATURAL OPEN SPACE (OS-N)
Accessory buildings1 P
Amphitheatre P
Botanical garden P
Cemetery P
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Communication facilities and 
towers

S S

Community garden P
Equestrian center, public P
Golf course P
Open space P P
Outdoor storage S S
Park P
Recreation, outdoor P
Rodeo, public P
Trails, improved P P
Trails, natural P P
Utilities, public and private S S
Zoological park P

1 Such as barns (publicly-owned), garages, greenhouses, gardening sheds, recreation rooms, and similar 
structures that are customarily used in conjunction with the primary uses in this district

17.23.050 Development standards.

The development standards are required standards for the Open Space Zones in the city. The City 
Council, in consideration of a prior recommendation by the Planning Commission, may modify these 
requirements if in its judgment the modification does not interfere with the use, enjoyment, and 
character of adjacent properties.

A. Setback requirements for all structures.

1. Front: twenty-five feet (25’)
2. Sides: ten feet (10’)
3. Rear: twenty-five feet (25’)

B. Building height for all structures. Maximum of thirty-five feet (35’), except for special uses which must 
comply with the height restrictions established in EMMC 17.75.

C. Site plan review. Any open space development within the Open Space Zones that is not reviewed and 
approved as part of a master development plan, master site plan, or preliminary plat must receive site 
plan review and approval subject to EMMC 17.100.

D. Architectural review. Any proposed buildings shall comply with the commercial development 
standards of EMMC 17.72.

E. Landscaping. Shall comply with the landscaping, planting, and fencing standards of EMMC 17.60. Lot 
size transitioning does not apply.

F. Lighting. All lighting within the Open Space Zones must comply with EMMC 17.56.

G. Parking. Parking shall be provided and designed to meet the requirements of EMMC 17.55.

H. Signs. Signage shall be permitted and treated as signage in a residential zone and shall meet the 
requirements and standards of EMMC 17.80.
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I. Road and trail connections. Where the terrain allows, road and trail connections shall be made to 
adjoining properties through the Open Space Zones to provide emergency access, minimize the number 
of points of access to a road, or improve pedestrian and neighborhood circulation. Connections shall be 
made to existing and future roads and trails.

J. Utility lines. All utility lines running through the Open Space Zones must be located underground, 
except for high-capacity transmission lines.

17.23.060 Open space protection.

Open space may be protected using any of the three methods listed here. The methods to be used must 
be clearly established at the time a master development plan, master site plan, preliminary plat, or site 
plan is filed for review.

A. Dedication for public use. The open space may be dedicated to the City, or to another public agency, 
but only where it would constitute a part of a park, trail, or open space identified in the current Parks, 
Trails, and Open Space Plan, or if approved by the City.

B. Private land conservation. Any private land, whole or a portion of, that is identified and developed or 
used as open space may apply a conservation or similar easement on that land. The easement may be 
held by the City, another public agency, or a conservation nonprofit organization.

C. Homeowners’ association. Every preliminary plan that includes natural or improved open space that 
will be owned and maintained by the lot owners shall be accompanied by proposed articles of
incorporation and covenants for a homeowners’ association in which all lot owners shall be members, 
and which is responsible for the maintenance and preservation of natural and improved open space 
required by this chapter. These documents shall be recorded with the final plat, upon their approval.
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ACTION ITEM:
Yes

PUBLIC HEARING:
Yes

PREPARED BY:
Pete Kane, Planning

BACKGROUND:
The current development code includes zoning districts for
residential, commercial, agricultural, and industrial uses. There are
other uses of land that currently are permitted across each of these
zones rather than set as their own use. One example is public
facilities which includes civic and public-gather locations such as a
city hall, libraries, churches, meeting halls, and museums. By
creating a zone code for this use, the city cannot only establish the
uses and development requirements for land zoned as public facility,
but it will also provide a clearer picture of the actual land use.

ITEMS FOR CONSIDERATION:

REQUIRED FINDINGS:
Development Code Amendments are legislative decisions and are
considered valid of reasonably debatable and not illegal.

RECOMMENDATION:
We recommend the Planning Commission make a motion to
recommend approval of the proposed code amendment to add
EMMC 17.31 to the City Council as presented (or with minor
changes as agreed upon at the meeting).

ATTACHMENTS:
 17.31 Public Facilities Zone - PROPOSED

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

SEPTEMBER 22, 2020

TITLE: PUBLIC HEARING - Development Code Amendment for a Public
Facilities Zone District

ITEM TYPE: Development Code Amendment

APPLICANT: Staff

 

202

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/695650/17.31_Public_Facilities_Zone_-_PROPOSED.pdf


EMMC 17.31 Public Facilities Zone
[PROPOSED]

17.31.010 What this chapter does.

This chapter establishes the land use regulations and requirements for the Public Facilities Zone in Eagle 
Mountain City. 

17.31.020 Purpose and objective.

The Public Facilities Zone is established to provide areas for the location and establishment of facilities 
which, under public franchise or ownership, or private or nonprofit enterprises operating for the public 
convenience, benefit and necessity, provide public services such as electricity, gas, communication, 
transportation, water, sewage treatment, education, religious activities and other public assembly, 
cultural facilities, and government services.

This zone is intended to provide immediate recognition of such areas upon the official zoning map of the 
City. Typical uses permitted in the zone are schools, airports, utilities, public equipment storage areas, 
libraries, and city hall. Though some of these uses will be allowed in other zones to initially 
accommodate public facilities in appropriate areas without undue difficulty, it is intended that the zone 
would then be applied to all such facilities for ease of recognition.

17.31.030 Allowed uses.

The following uses shall be allowed within the Public Facilities Zone as permitted uses subject to this 
chapter:

A. Cultural uses (theaters, museums, galleries, libraries, performing arts center, etc.)

B. Public/civic building or facilities (city, county, state, or federally owned)

C. Public safety facility (police, fire, ambulance)

D. Public transportation facilities, including storage and stations

17.31.040 Special uses.

The following uses shall be allowed within the Public Facilities Zone as special uses subject to EMMC 
17.75 and this chapter:

A. Communication facilities and towers

B. Outdoor storage

C. Parking garage

D. Reception / conference / meeting center

E. Religious or cultural meeting halls
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F. Schools (public, private, and charter) 

G. Utilities, public and private

17.31.050 Development standards.

The development standards are required standards for the Public Facilities Zone in the city. The City 
Council, in consideration of a prior recommendation by the Planning Commission, may modify these 
requirements if in its judgment the modification does not interfere with the use, enjoyment, and 
character of adjacent properties.

A. Setback requirements for all structures.

1. Front: ten feet (10’) minimum
2. Sides: none (equal to building height when adjacent to a residential zone)
3. Rear: twenty feet (20’)

B. Building height for all structures. Maximum of thirty-five feet (35’). Height is measured from the 
average grade of the highest finished grade and the lowest finished grade of the structure to the highest 
point of the roof, excluding ancillary structures.

C. Site plan review. Any development within the Public Facility Zone that is not reviewed and approved 
as part of a master development plan, master site plan, or preliminary plat must receive site plan review 
and approval subject to EMMC 17.100.

D. Architectural review. Any proposed buildings shall comply with the commercial development 
standards of EMMC 17.72.

E. Landscaping. Shall comply with the landscaping, planting, and fencing standards of EMMC 17.60. Lot 
size transitioning does not apply.

F. Lighting. All lighting within the Public Facilities Zone must comply with EMMC 17.56.

G. Parking. Parking shall be provided and designed to meet the requirements of EMMC 17.55.

H. Signs. Signage shall be permitted and treated as signage in a commercial zone and shall meet the 
requirements and standards of EMMC 17.80, except for schools which shall follow the school signage 
requirements and standards of that chapter.
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