
EAGLE MOUNTAIN
PLANNING COMMISSION MEETING

April 26, 2022, 5:30 PM 
Eagle Mountain City Council Chambers
1650 East Stagecoach Run, Eagle Mountain, Utah 84005

1. Discussion Items

2. Pledge of Allegiance

3. Declaration of Conflicts of Interest

4. Approval of Meeting Minutes

 4.A April 12, 2022 Planning Commission Minutes
 PC Minutes 04.12.22 DRAFT

5. Status Report

6. Action and Advisory Items

 6.A ACTION ITEM - Eagle Plaza
A Site Plan for a Commercial Development located on approximately 1.21 Acres on the
North side of E Campus Drive, Parcel 38:685:0002 

 Elevations
 Site Plan
 Campus Dr Solutions Memo
 Eagle Mountain Campus Drive Roadway Alternatives.pdf
 Business Campus Plat C
 Neighboring Elevations

 6.B ACTION ITEM - Mountain America Credit Union -Â ITEM REMOVED FROM
AGENDA AT APPLICANTS REQUEST
ITEM REMOVED AT APPLICANTS REQUEST

 6.C ACTION ITEM -- Browns Meadow
The Browns Meadow Subdivision involves a Preliminary Plat approval request for 37

 

NO WORK SESSION 5:30 P.M. - Eagle Mountain City Planning Commission Work Session
PLEASE NOTE LATER START TIME OF 6:30 PM

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

 

 

 

 
 

 

 

 
 
 
 
 
 
 

 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1335244/PC_04-12-22_DRAFT.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/516c6f0ba30d530b4bf99e8aa2e064c30.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1343250/2021_0713_-_Elevations_-_Beto_s.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1343251/2021_0820_-_Updated_Site_Plan_-_Beto_s.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1343320/Campus_Dr_Solutions_Memo_20220223_Signed.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1343321/Eagle_Mountain_Campus_Drive_Roadway_Alternatives.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1343516/Business_Campus_Plat_C_-_Prairie_Gate.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1344101/Other_Elevations.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/da078bd9dda8d809837a22792aa1bd0d0.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/8c1a5774ddf63e39d112b91943840c170.pdf


residential building lots (and no common parcels) across a 45.133 acre parcel of land
located on the west side of the City and fronting SR-73.

 Vicinity Map.Browns Meadow Subdivision.pdf
 Future Land Use Map.Browns Meadow Subdivision.pdf
 Revised Plat
 Brown Meadow Letter.docx
 Kat's letter.docx
 Original Plat.pdf

7. Discussion Items

8. Next scheduled meeting

9. Adjournment

 
 
 
 
 
 
 

 

 

 

THE PUBLIC IS INVITED TO PARTICIPATE IN PUBLIC MEETINGS FOR ALL AGENDAS.
In accordance with the Americans with Disabilities Act, Eagle Mountain City will make reasonable
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.

 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1344649/Vicinity_Map.Browns_Meadow_Subdivision.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1344650/Future_Land_Use_Map.Browns_Meadow_Subdivision.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1344763/3_Browns_Meadow_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1344790/Brown_Meadow_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/1344791/Kat_s_letter.docx
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1346225/Original_Plat.pdf


EAGLE MOUNTAIN
Planning Commission MEETING 
MINUTES

April 12, 2022, 5:30 p.m.
Eagle Mountain City Council Chambers
1650 East Stagecoach Run, Eagle Mountain, Utah 84005

Eagle Mountain Planning Commission Meeting – April 12, 2022 Page 1 of 8

COMMISSION MEMBERS PRESENT: Jason Allen, Matthew Everett, and Christopher Pengra. 
Commissioner Erin Wells was excused. 

COMMISSION MEMBERS PRESENT ELECTRONICALLY: Jeremy Bergener.

CITY STAFF PRESENT:  Steve Mumford, Assistant City Administrator/Community 
Development Director; Robert Hobbs, Planning Manager; Tayler Jensen, Senior Planner; and
Fionnuala Kofoed, Director of Administrative Services/City Recorder. 

5:30 P.M. – Eagle Mountain City Planning Commission Work Session

Commissioner Everett called the meeting to order at 5:44 p.m. 

1. Discussion Items

1.A. Priority List of Code Changes

Senior Planner Tayler Jensen presented the item. 

Upcoming Agenda Items:
 RTI Overlay Zone
 Street Standards

In Process/To Be drafted:
 Residential Landscape Standards
 Removal of Garage Size Standards for Single-Family Homes
 Community and Multifamily Design Standards
 Community District Node Overlay

Future Amendments:
 Industrial Zone Amendments
 Appeal Authority Amendments
 Hillside Development Amendments
 Electric-Assisted Bicycles
 Administrative Variance Requests
 Short-Term Rentals
 Commercial Zones – Uses
 Caretaker Units in Commercial Storage and Industrial
 Wash Protection Standards
 Plat Review Process and Approval Authority
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 Site Plan Review Process
 Multifamily Zones Height Standard
 Master Development Approval Process
 Park Escrow Release Language

Assistant City Administrator/Community Development Director Steve Mumford clarified that 
the Regional Technology and Industry (RTI) Overlay Zone has already been reviewed by the 
Planning Commission. Staff is working with Councilmembers assigned to assist with reviewing 
the standards to be presented at an upcoming City Council meeting. The Planning Department
hired a wildlife biologist to focus on the wildlife corridor, ridgelines, open space preservation in 
partnership with Camp Williams, and reviewing wildlife and environmental impacts of 
development. Eagle Mountain City is one of few cities to employ a wildlife biologist. The City 
also recently hired an entry-level planner. Requests for proposals are being drafted for 
consultation with an architectural firm to assist with multifamily design standards and to review 
commercial developments. 

Commissioner Everett stated the Planning Commission will begin reviewing the General Plan 
with consideration of legislative requirements including addressing water use conservation.

Mr. Mumford explained that the City intends to review and amend, rather than rewrite, the 
General Plan with the assistance of external consultants. 

Commissioner Pengra expressed his support for contracting expert assistance with the General 
Plan review. 

1.B. 2022 Legislative Update

Mr. Jensen presented recent legislative actions that impact and require adaptations or 
amendments to City processes and standards.

1.C. Planning Commission Quasi-Judicial Training

Mr. Jensen presented a training regarding the Planning Commission’s Quasi-Judicial role in 
evaluating, granting, or denying variances. 

Commissioner Everett noted that the Planning Commission is called upon to function in a quasi-
judicial role infrequently and reviewed a few instances where the Commission has acted in that 
function. 

Commissioner Everett adjourned the work session at 6:12 p.m. 

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

Commissioner Everett called the policy session to order at 6:30 p.m. 

2. Pledge of Allegiance
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Commissioner Everett led the Pledge of Allegiance. 

3. Declaration of Conflicts of Interest

None. 

4. Approval of Meeting Minutes

4.A. March 22, 2022 Planning Commission Minutes

Commissioner Allen noted a correction to the vote for the failed motion on page 9 of the minutes 
for the rezone of Saddle Junction to the CC Zone. Commissioner Jeremy Bergener had voted in 
favor of the motion and Commissioner Everett had voted against the motion. In the minutes, the 
votes of the Commissioners Bergener and Everett had been inadvertently switched.

MOTION: Commissioner Allen moved to approve the March 22, 2022 minutes as 
amended. Commissioner Everett seconded the motion. Those voting aye: 
Jason Allen, Jeremy Bergener, Matthew Everett, and Christopher Pengra. 
The motion passed with a unanimous vote. 

5. Status Report

Mr. Jensen reviewed the planning items discussed and voted upon during the March 15, 2022 
City Council meeting. 

6. Action and Advisory Items 

6.A. ACTION ITEM – Wasatch Wing & Clay

Mr. Jensen presented the item. The proposal adds the Outdoor Shooting Range Overlay Zone to 
approximately 163 acres. All three parcels are shown as Neighborhood Residential One on the 
Future Land Use Map, however, all three are currently zoned Agriculture. All surrounding 
property is currently zoned Agriculture. The closest residential lot to the property included in the 
rezone is approximately 1,785 feet. The proposed development is not anticipated to overburden 
the City's service capacity. The proposed use is not anticipated to generate significant amounts of 
traffic, however, if necessary, the City Engineer may require a traffic study at the site plan stage. 
The proposed use is not expected to have a significant negative impact on surrounding property 
values.

Regarding compliance with EMMC 17.47.030 Outdoor Shooting Range Overlay Zone, the 
applicant has provided a written narrative that includes the operational procedures of the 
proposed range. In addition to the distance between the property in question and the nearest 
resident, the applicant has indicated the shooting ranges will be firing in the opposite direction of 
homes and will include designated fire areas, backstops, and safety signage. The proposed rezone 
is on approximately 163 acres which far exceeds the 10-acre minimum. All three parcels are 
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currently zoned Agriculture which is an appropriate zone for the application of the Outdoor 
Shooting Range Overlay Zone.

Mr. Jensen noted that the back of the area proposed for the shooting range is adjacent to Bureau 
of Land Management (BLM) property that is closed to firearm use.   

Staff recommends that the Planning Commission motion to recommend approval of Wasatch 
Wing and Clay Outdoor Shooting Range Overlay Zone to the City Council with the condition 
that backstopping shall be provided on private property owned by the applicant, which prevents 
any bullet, shell, casing, or pellet associated with the private shooting ranges from crossing into 
Bureau of Land Management property.

Commissioner Everett opened the public hearing at 6:41 p.m. 

The City received an email from Louis Coleman against the application due to hazard and 
nuisance concerns and the impact of the shooting range on neighboring properties and BLM 
land. 

Stephen Linde spoke against the item due to concerns regarding the proximity of the shooting 
range to a park and homes, noise impact on the neighboring properties, and negative impacts on
property values. 

Virginia Ault alleged that poor maintenance of the fencing and garbage removal by Wasatch 
Wing and Clay has negatively impacted their property values and expressed concerns with safety
to the Boy Scouts and other campers, noise, and property devaluation. 

Leo Ault said the location of the shooting range crosses the right-of-way to their property 
impacting their livestock and is concerned with garbage, safety, and trespassing.

Julie Gillman spoke against the application due to fire hazards, noise, and safety to their families 
and livestock. 

Mark Oaks stated that he has post-traumatic stress disorder and although he is not against 
shooting, the noise has negative impacts on his health and ability to use the area for recreation 
and relaxation. 

Bruno Hunsaker spoke in favor of the gun range as long as it is in a proper and safe location. 

Bruce Walker spoke in favor of the range and thinks the lower elevation of the range will protect 
against noise and believes that having a public shooting range will increase safety by reducing 
the number of people shooting in prohibited locations in the area. 

Elizabeth Lebrecht stated that she is in favor of the range in hopes it will increase safety by 
reducing the unregulated, unsupervised shooting activities currently occurring in the White Hills 
area. 
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Commissioner Everett closed the public hearing at 7:00 p.m. 

Applicant Weston Berry said their site plan, to be presented at a future meeting, should address 
many of the residents’ concerns. The range will angle to the northwest toward the BLM land and 
will be located away from the park and homes. They will uphold the required fire mitigation 
processes and limit the types of rounds used. A range safety officer will be onsite at all times. 
The range will be open to the public and will hopefully reduce illegal shooting in the area. He 
said that a BLM representative had supported their proposed layout facing BLM land because no 
trails access the area adjacent to the shooting range backstop. As the backstop area had been 
burned, no vegetation removal is required. The plan is for an open range without side berms due 
to economic limitations. 

The property owner Jim Smith stated they have had issues in the area with illegal shooting and 
the resulting trash and noise for the past 20 years. Their purpose is to mitigate safety and other 
problems by providing an organized and regulated shooting range. Using the BLM hill as a 
backstop is key to providing safety for the shooting range. 

Commissioner Bergener inquired if the City has received any communication from BLM 
representatives to resolve the discrepancy in whether the BLM supports and will permit the
backstop to be located on their land. 

Mr. Jensen verified that maps on the BLM website indicate the backstop is adjacent to land 
closed to shooting. 

Commissioner Pengra stated that he supports gun rights and believes the applicants to be 
responsible owners that take safety seriously; however, he has concerns with the application 
including the number of serious fire incidents at Camp Williams despite safety, mitigation, and 
response measures and previous fires in this area of the City. The General Plan designation for 
Neighborhood Residential One for this property and surrounding land results in compatibility 
dilemmas and use conflicts. 

Commissioner Allen concurred with Commissioner Pengra. He is concerned about fires and 
evacuations, the legalities of shooting onto BLM land, the future land use designation, and the 
lack of mitigation measures to prevent bullets from traveling toward residential areas.   

Mr. Jensen explained that concerns with trash or maintenance of the area would be addressed 
through the Neighborhood Improvement Officers. The site plan would include information 
regarding measures to comply with the terms of EMMC 17.47. 

Commissioner Bergener agreed that an organized range with the intention to ensure safety is a 
preferable option to existing risks caused by unsupervised shooting. 

Commissioner Everett noted that the Dump Fire was started by an individual shooting 
irresponsibly in a prohibited area resulting in evacuations. In his view, an organized facility will 
hopefully reduce inappropriate shooting activities and promote fire mitigation. 
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Commissioner Pengra expressed sympathy for the issues that Mr. Smith has experienced due to 
inconsiderate individuals shooting garbage they leave behind on his property. The City has 
hosted cleanup efforts to assist with the debris and trash removal on Mr. Smith’s and other 
residents’ properties. Nevertheless, he does not believe the gun range will resolve illicit shooting 
and dumping activities. He feels that an open range without berms will be insufficient to mitigate 
noise and ensure safety, especially considering the backstop area is on land open for public use. 
The lack of a trail on the BLM land is inadequate protection and does not prohibit people from 
entering the backstop area.

MOTION: Commissioner Pengra moved to recommend denial to the City Council of 
the Wasatch Wing and Clay rezone to add the Outdoor Shooting Range 
Overlay Zone. Commissioner Allen seconded the motion. Those voting aye: 
Jason Allen, Matthew Everett, and Christopher Pengra. Those voting nay: 
Jeremy Bergener. The motion carried with a vote of 3:1.

6.B. ACTION ITEM – Austin Variance

Mr. Jensen presented the item requesting a variance to allow for a six-foot privacy fence in the 
front yard of a property located at 2087 E Sycamore Drive. The request would not violate the 
clear vision triangle requirement per EMMC 17.60.

Applicant Jesse Austin explained that the original plan had the house facing the cul-de-sac and 
the reorientation resulted in a small backyard. They fenced their side yard to provide an area for 
their children to play due to the limited area in their backyard. Replacing the fence with a four-
foot fence would reduce the security of his yard and the safety of his children.  

Commissioner Everett opened the public hearing at 7:33 p.m. 

The City received emails from Duncan Thomson and Benjamin and Talaeseina Fano in favor of 
granting the variance. 

Jed Elton spoke against the variance due to the fence obscuring vision creating safety issues. As 
such, he requested for the fence to be required to be removed. 

Tyler Johnson stated that the fence impedes the line of sight requiring motorists to pull in front 
of the stop sign. Vehicles use the cul-de-sac as a turnaround and the slope of the road contributes 
to frequent speeding on the road. He opposes the variance due to safety concerns. 

Rachel Johnson said the fence hinders on-coming vehicles and motorists in the cul-de-sac from 
seeing each other which increases the chances of accidents. She is against the variances and is 
also concerned with the fence obscuring pedestrian traffic. 

Carla Torres supported and concurred with the safety concerns expressed by other residents. 

Commissioner Everett closed the public hearing at 7:39 p.m. 
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Commissioner Allen stated he appreciates the desire of the applicant to create a safe area for his 
children; however, when he visited the site, he experienced the vision obstruction from the stop 
sign noted by the residents during the public hearing. The fence combined with the curvature of 
the road further decreases the line of sight from the area of the road parallel with the curb, 
several feet in front of the stop sign.

Commissioner Bergener stated that although the denial of the variance would cause a financial 
burden to the applicant to install a lower fence in the front yard, he does not feel it would qualify 
as an unreasonable hardship which is an approval criterion for a variance. 

Commissioner Pengra said he feels that the variance request meets all five of the approval 
criteria due to the lack of a yard for his children to play in being an unreasonable hardship thus 
he is in favor of granting the variance. 

Discussion ensued regarding efforts to resolve the issues and mitigate concerns between the 
neighbors. 

Commissioner Everett explained that all five approval criteria must be met to approve a variance 
and the unreasonable hardship may not be self-imposed or purely economic. He acknowledged 
the validity of both interpretations of unreasonable hardship. His interpretation is that granting 
the request to allow a six-foot fence in the front yard would fail to meet the spirit of the title as 
required by the fifth approval criteria. 

MOTION: Commissioner Pengra moved to approve a variance request to allow for a 
six-foot privacy fence in the front yard of a property located at 2087 E 
Sycamore. Motion failed for lack of a second. 

MOTION: Commissioner Everett moved to deny a variance request to allow for a six-
foot privacy fence in the front yard of a property located at 2087 E 
Sycamore for the reason the request fails to comply with approval criteria 
that the spirit of this title is observed and substantial justice is done.
Commissioner Allen seconded the motion. Those voting aye: Jason Allen, 
Jeremy Bergener, and Matthew Everett. Those voting nay: Christopher 
Pengra. The motion carried with a vote of 3:1.

7. Discussion Items

8. Next scheduled meeting

The next Planning Commission meeting is scheduled for April 26, 2022. 

Commissioners Pengra and Wells will be excused. Commissioner Everett plans to attend 
virtually. 

9. Adjournment
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MOTION: Commissioner Allen moved to adjourn the meeting at 7:57 p.m. 
Commissioner Pengra seconded the motion. Those voting aye: Jason Allen, 
Jeremy Bergener, Matthew Everett, and Christopher Pengra. The motion 
passed with a unanimous vote. 

The meeting was adjourned at 7:57 p.m. 

Approved by the Planning Commission on April 26, 2022.

______________________________________
Steve Mumford, AICP 
Assistant City Administrator/Community Development Director



ACTION ITEM:
Yes

PUBLIC HEARING:
Yes

PREPARED BY:
Tayler Jensen, Planning

BACKGROUND:
The Planning Commission saw a concept plan for Betos in this same
location in 2021, however, after being reviewed the project was put
on hold because a traffic study revealed that the intersection of East
Campus Drive and Ranches Parkway was operating at a LOS E/F
and no mitigation strategies were provided that could address the
traffic concerns. The City contracted with Hales Engineering to
complete a traffic study of the area and provide recommend ways to
resolve traffic in the area, the results of that study are attached to this
staff report. As there is a viable way to mitigate traffic concerns in
this location applications for projects along East Campus Drive are
able to move forward again.  
 
The property is located on lot 2 within the Eagle Mountain Business
Campus Recorded Plat Amendment (Plat C) which was approved on
April 6th 2021. The 7-11 at Campus Drive project has proposed to
rezone the parcel to the CC zone, this will be heard at the May 3rd
City Council meeting.

ITEMS FOR CONSIDERATION:
The following items should be considered when making a
recommendation to the City Council and assumes the property:
 

A. Use of Property: The entire parcel is to be built, landscaped, or
paved, thus the proposal complies 17.100.050 A

B. Screening Requirements: This project is not adjacent to any
residential or agricultural zones therefore no screening is
required.

C. Access Requirements: The proposed site has two accesses to
Campus Drive (including one that is shared with 7-11) and

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

APRIL 26, 2022

TITLE: ACTION ITEM - Eagle Plaza 

ITEM TYPE: Site Plan

APPLICANT: Anton Bercich



provided cross access to the 7-11 site to the west
D. Off-Street Truck Loading Space: The proposed site plan has

adequate parking, and paved locations to accommodate off-
street truck loading.

 
In addition to complying with the Site Plan development standards
the project shall comply with the Commercial Design Standards
found in 17.72 of Eagle Mountain Municipal Code (EMMC)
 
17.72.030 Site Design below staff will discuss compliance with the
site Design.

A. Building Location: Code requires buildings to be at or near the
front setback line with the primary entrance toward the street
and sidewalk. The proposed buildings are located along the
back of the lot away from campus drive, however, it is adjacent
to State Road 73, as this is a gateway to the city, staff feels it's
appropriate to have the buildings as close as possible to that
frontage.

B. Parking Location: Code requires parking to be located to the
rear or side of commercial buildings, and not between the road
and the building.  The proposal shows the parking, between the
building and E Campus drive, but staff feels this is appropriate
as the buildings front State Road 73. 

 
17.72.040 Architectural Standards:
 

A. Architectural Style Theme: Code requires that commercial
buildings be similar in style as significant adjacent buildings,
including colors, materials and design elements. The proposed
Eagle Plaza elevations are more modern with flat sharp lines
and planes and sleeker materials than other buildings in the
area including the recently reviewed 7-11, and the C Jay
building built on the other side of the street, it shall be up to the
Planning Commission to determine if the elevations are
appropriate. 

B. Main Entrance: Code requires that the main entrance of a
structure should orient to major sidewalks, pedestrian ways,
plazas, courtyards or public spaces. The main entrance is
toward the parking lot between Campus drive and the
buildings, there is no pedestrian path to the trail along campus
drive, or from the west parking lot to the buildings. Staff
recommends a pedestrian path be provided to the west parking



lot and to the sidewalk along campus drive
C. Building Articulation: Code requires vertical and horizontal

articulation to reduce the perceived scale of the buildings. The
proposed elevations contain a number of different materials,
vertical planes, and popouts which create horizontal
articulation. It is the opinion of staff that the
elevations COMPLY with this provision.

D. Architectural Detailing: Code states: "Commercial buildings
shall incorporate a majority of the following architectural
details: reveals, canopies, awnings, popouts, columns,
decorative trim and molding, architectural lighting, ornamental
cornices, decorative masonry pattern, decorative doors and
windows, exposed timbers and trellis structures, all side of a
building shall include chosen details" staff feels the applicants
proposal complies with this provision

E. Building Materials: Code requires that commercial structures
avoid the use of large panelized products and/or featureless
surfaces. Staff believes the applicant's proposal meets this
standard.

F. Building Color: Code states: "Buildings should not be
restricted to using desert landscape colors such as beige, tan,
grays, browns etc. A wide palette of colors is recommended..."
The proposed elevations utilize brown and tans for, it shall be
up to the Planning Commission to determine if the chosen
color pallet is appropriate. 

 
OTHER ITEMS FOR CONSIDERATION
In addition to the above items, the below shall be considered when
making a recommendation to the City Council:
 
Bike Racks
Per 17.35.050 K bike racks should be provided
 
Parking: Chapter 17.55.120(c) requires 1 Parking Stall per 125
Square feet of gross floor area for restaurants with drive throughs, as
the drive through portion of the main building is 2,272 SF 19 parking
stalls are required. The Retail portion of the building is 4,933 SF ad
requires between 1 stall every 200 sf and a 1 stall every 300 sf
(between 17 - 25) parking stalls. The Coffee Shop building at 725 SF
requires 6 parking stalls, meaning the entire project requires a
minimum of 42 stalls and 52 stalls are provided. With 52 stalls 3
ADA stalls are required but only 2 are provided, thus the applicant



shall provide 1 additional ADA stall.
 
17.75.069 Restaurant with drive-through services.
By code restaurants with drive-through services are special uses and
may only be permitted where they comply with the standards of
17.75.069, and require a minimum stacking lane of 120' The
proposed stacking lane for the main building easily exceeds this
number, the stacking lane for the small building/ Coffee/Soda Shop is
approximately 130' which complies with the minimum standards,
however, concern still exists that traffic may back up beyond the
stacking lane.
 
 

REQUIRED FINDINGS:
Site Plan approvals are based upon compliance with City Code
requirements. The approval criteria for a Site Plan can be found in
EMMC 17.100.

RECOMMENDATION:
The Planning Commission may make a recommendation of approval
to the City Council for the Eagle Plaza Site Plan for the reasons set
forth in the staff report and in the meeting with the following
conditions:

1. Site Plan is conditional on the successful rezone of the parcel.
2. A pedestrian path be provided to the west parking lot from the

building, and to the sidewalk along East Campus Drive.
3. 3 ADA parking stalls shall be provided
4. 3.5' headlight screen shall be provided between the parking

area and Campus Drive

ATTACHMENTS:
 Elevations
 Site Plan
 Campus Dr Solutions Memo
 Eagle Mountain Campus Drive Roadway Alternatives.pdf
 Business Campus Plat C
 Neighboring Elevations

 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1343250/2021_0713_-_Elevations_-_Beto_s.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1343251/2021_0820_-_Updated_Site_Plan_-_Beto_s.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1343320/Campus_Dr_Solutions_Memo_20220223_Signed.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1343321/Eagle_Mountain_Campus_Drive_Roadway_Alternatives.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1343516/Business_Campus_Plat_C_-_Prairie_Gate.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1344101/Other_Elevations.pdf
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MEMORANDUM 
 

Date:  February 23, 2022 

To:  Chris Trusty 

From:  Hales Engineering 

 

Subject: Eagle Mountain Campus Drive Solutions 
UT21-2036 

This memorandum discusses the study completed for the Campus Drive / Ranches Parkway 

intersection located in Eagle Mountain, Utah. A prior memo had evaluated the Ranches Parkway 

/ S.R. 73 intersection to the north to find interim solutions before UDOT constructs frontage roads 

on S.R. 73, and it was determined that none of these solutions were satisfactory as an interim fix, 

beyond possibly constructing a northbound free right-turn and extending the northbound left-turn 

storage. 

The purpose of this memorandum is to identify solutions to the poor performance at the Campus 

Drive / Ranches Parkway intersection in order to adequately move traffic in and out of the area. 

Area Description 

The Campus Drive / Ranches Parkway intersection is located approximately 400 feet to the south 

of S.R. 73. A vicinity map is shown in Figure 1. Currently, all movements are allowed at the study 

intersection. As the area develops and as traffic on Ranches Parkway increases, turning out of 

Campus Drive will become more difficult. 

For this study, a 2029 weekday evening peak hour condition was analyzed as it is anticipated that 

UDOT will install the frontage roads on S.R. 73 around the year 2030, and traffic volumes have 

historically been higher during evening peak hours than during morning peak hours. A rough trip 

generation estimate was performed for each of the planned or zoned commercial uses 

surrounding Campus Drive and Stonebridge Lane. Based on these estimates, it is anticipated that 

a traffic signal will be warranted at the Stonebridge Lane / Ranches Parkway intersection, and it 

is recommended that one be installed. This will provide a way to facilitate exiting traffic both from 

the residential neighborhood on Stonebridge Lane as well as the commercial uses near Campus 

Drive to the west of Ranches Parkway. 
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Figure 1: Vicinity map 

Future (2029) Analysis 

Intersection performance is typically measured based on delay per vehicle and given a 

corresponding grade, called level of service (LOS), ranging from A to F. LOS A through LOS D 

are, per standard practice, considered acceptable in urban areas. The Ranches Parkway / S.R. 

73 intersection is anticipated to perform at a poor LOS regardless of any improvements applied 

to it. Without improvements, the Campus Drive / Ranches Parkway intersection is anticipated to 

perform at LOS F. If the Stonebridge Lane / Ranches Parkway intersection is signalized, it is 

anticipated that it will perform at an acceptable LOS A. 
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Evaluated Alternatives (Eliminated)  

In the process of exploring different alternatives, some were determined to be not feasible and 

were eliminated from further consideration. A brief explanation of each of these alternatives and 

a summary of why they are not recommended is listed below: 

• Installing a roundabout at Campus Drive / Ranches Parkway 

o While this alternative serves traffic exiting Campus Drive well, it hinders the 

operation of the Ranches Parkway / S.R. 73 intersection. This intersection serves 

an extremely high westbound left-turn demand from S.R. 73 that would be 

hampered at the roundabout. 

• Restricting egress left-turns at Campus Drive and installing a roundabout to the north of 

S.R. 73 on Ranches Parkway to reroute westbound left-turns from Campus Drive 

o This alternative also hinders operation at the Ranches Parkway / S.R. 73 

intersection as it requires more green time at the signal to be allocated to the 

northbound and southbound thru movements, which would cause additional delay 

for the critical east- and westbound movements. 

• Restricting egress left-turns at Campus Drive and forcing westbound left-turns to make a 

northbound U-turn at S.R. 73 

o Northbound dual left-turn lanes at S.R. 73 would not have sufficient capacity to 

service the increased demand at this movement without allocating additional green 

time. Without this reallocation, the northbound left-turn queue at S.R. 73 would 

extend well past Campus Drive. 

• Constructing an acceleration lane for the westbound left-turn movement off of Campus 

Drive 

o An acceleration lane, while improving conditions slightly, would not allow the 

intersection to perform at an acceptable LOS, and queueing on Campus Drive 

would still be an issue. There are not sufficient gaps in the northbound traffic 

stream on Ranches Parkway. 

In each of the following options, eastbound left turns on Campus Drive need to be restricted. If a 

signal is installed at the Stonebridge Lane / Ranches Parkway intersection, these left turns may 

reroute to this intersection while maintaining an acceptable LOS. The following options for the 

east leg of Campus Drive are proposed: 

Option 1: South connection near Stonebridge Lane: 

This option would involve construction of a road that extends from the eastern terminus of Campus 

Drive that wraps around the edges of the commercial buildings and ties into Ranches Parkway, 

as shown in Figure 2. If this connection is unsignalized, it not necessarily anticipated that it would 

operate at an acceptable LOS; however, it would serve to separate Campus Drive traffic from the 

Ranches Parkway / S.R. 73 intersection. In order to be signalized, this connection would need to 

tie in across from Stonebridge Lane. 



 
 

 
 

 
 

 
 

 1220 North 500 West, Ste. 202     Lehi, UT 84043     p 801.766.4343     
www.halesengineering.com 

 

 

Figure 2: Option 1- South connection 

Option 2: Connection to Mt. Airey Park 

This option would also involve a new road extending from the eastern terminus of Campus Drive. 

In this scenario, the road would cut across the golf course through Mt. Airey Park, as shown in 

Figure 3. This scenario is similar to Option 1 in that it reroutes westbound left turns to an 

intersection farther south. The Mt. Airey Drive / Ranches Parkway intersection is currently 

unsignalized. If this road were constructed, some tee boxes for the golf course would need to be 

moved. 
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Figure 3: Option 2- Connection to Mt. Airey Park 
 

Preferred Alternative (High-T Intersection) 

This alternative mitigates the Campus Drive / Ranches Parkway intersection without the 

construction of any new roadways. A high-T intersection works by allowing one thru movement to 

be green all the time, while sometimes stopping the opposite direction to allow left-turn 

movements from the minor street to turn into their own lane without disrupting the flow of traffic 

with a continuous green. For an example of a high-T configuration, see Figure 4, which shows 

the Shadow Valley Drive / Harrison Boulevard intersection in South Ogden, Utah. In this case, 

the southbound flow has continuous green and the northbound movement only stops to allow 

westbound left-turns to proceed, which merge later on with southbound traffic. 
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Figure 4: High-T example 

Most high-T intersections contain three legs. In this case, the eastbound leg would need to be 

permanently stop-controlled and restricted to right-in/right-out movements only. Any left-turning 

traffic to and from this leg would reroute through Stonebridge Lane. With this improvement, an 

acceleration lane would be needed to accommodate westbound left turns. 

If a high-T were to be installed, it is anticipated that both the Campus Drive / Ranches Parkway 

and Stonebridge Lane / Ranches Parkway intersections will operate at an acceptable LOS B. 

Other Recommendations 

These recommendations are for the short-term (through 2029), and it is recommended that UDOT 

evaluate a connection that ties Campus Drive to the planned eastbound S.R. 73 frontage road. 

According to UDOT, the spacing for unsignalized intersections along a roadway with this 

classification is 660 feet, which is approximately the distance between Ranches Parkway and the 

eastern terminus of Campus Drive. This would allow vehicles that would turn left from Campus 
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Drive to turn right on the frontage road, make a U-turn at the next major intersection, and make a 

westbound left from S.R. 73 onto Ranches Parkway. 

Ultimately, the best solution to decrease congestion on Ranches Parkway is to construct Airport 

Road, which will provide an additional connection point between S.R. 73 and the south end of 

Eagle Mountain and alleviate some of the demand for Ranches Parkway. According to the 

Wasatch Front Regional Council (WFRC) / Mountainland Association of Governments (MAG) 

travel demand model, which forecasts future traffic based on socioeconomic projections, the 

construction of Airport Road would decrease average daily traffic (ADT) on Ranches Parkway by 

approximately 5,000 vehicles from 2030 to 2040, accounting for the population and employment 

growth within that time. 

If you have any questions, please call us at 801.766.4343. 



Ryan Hales, PE, PTOE, AICP
Joseph Browning, EIT

03/01/2022







 S.R. 73 will be a future freeway (~2040)
▪ Prior to completion of freeway, a frontage road 

system will be constructed (~2030)

▪ A connection from Campus Drive to the frontage 
road should be considered

 Airport Road to the West will reduce cut-thru 
traffic on Ranches Parkway upon completion

 With commercial development near 
Stonebridge Lane, a signal is anticipated to be 
warranted



 Roundabout north or south of S.R. 73 on 
Ranches Parkway

 Connections on east Campus Drive to east or 
south

 Left turns out of Campus Drive restricted; 
forced to make U-turns via northbound dual 
left-turn lanes at S.R. 73

 Acceleration lane for westbound left-turns on 
Campus Drive
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BACKGROUND:
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REQUIRED FINDINGS:

RECOMMENDATION:

ATTACHMENTS:

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

APRIL 26, 2022

TITLE: ACTION ITEM - Mountain America Credit Union - ITEM
REMOVED FROM AGENDA AT APPLICANTS REQUEST

ITEM TYPE: Preliminary Plat & Site Plan

APPLICANT: Brooke Bean

 



PUBLIC HEARING:
No

PREPARED BY:
Robert Hobbs, Planning

PRESENTED BY:
Robert Hobbs

RECOMMENDATION:
Staff necessarily recommends that the Planning Commission motion
to recommend to the Mayor & City Council that they deny the
proposed plat.
 
 
  

BACKGROUND:

The Browns Meadow development came to the City in February as a
package(d) rezone and preliminary plat approval request pertaining to
some 45.133 acres of ground (County Assessor Acct./Parcel #
59:051:0027) in the City.  The rezone was eventually approved, and
RD1 zoning assigned to the property.  However, the preliminary plat
was tabled by the Planning Commission and therefore has not yet
been reviewed by the City Council.  The developer team has revised
their drawings since having them tabled and are now bringing the plat
back to the Planning Commission for re-review.

 

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

APRIL 26, 2022

TITLE: ACTION ITEM -- Browns Meadow 

ITEM TYPE: Preliminary Plat

FISCAL IMPACT:

APPLICANT: Brett Lovell as Developer, Garrett Schmidt as Agent and Applicant,
Lee Brown as Property Owner

GENERAL PLAN
DESIGNATION

Neighborhood Residential 1
(roughly lots 1-14, 19, 20, 29-36)

[on north side of project] &
Agricultural/Residential Density 2
(roughly lots 15-18, 21-28, 37 &
38) [along the south side of the

project]

CURRENT ZONE
RD1

ACREAGE
45.133

COMMUNITY



Five discussion worthy issues came to light while reviewing the
original preliminary plat plans: a) The proposed use of a cul-de-sac
in the subdivision requiring successful developer justification of, or
modification to, the cul-de-sac; and, b) Proposal of 38 lots with only
one usable access point triggering the need, to satisfy the fire
department (and code), to leave eight of the lots to be approved with
a future final plat phase; and, c) Issues regarding the propriety of the
RD1 Zone on and along the southern course of building lots; and, d)
the acceptability of its peripheral 1-acre lots; and, e) the need for an
east/west oriented collector road to be incorporated into the plat’s
design. 

The concerns relating to items a., b. and c. have been resolved.  As to
d., the 1-acre requirement was voiced by the Planning Commission
when reviewing the original preliminary plat.  The Council expressed
a desire when they approved the requested rezone of the property that
the lots fronting the northern property line of the Browns Meadow
project all be sized at 2-acres.  And, respecting e., a collector street
design has not been made a part of the newest plat revision.

The current plan proposes to keep the original local road
configuration that provides both ingress/egress to the project as well
as functions as its main feeder right-of-way.  It also depicts four 1.5
acre+ lots along the plat’s northern frontier (in lieu of up to eleven 2-
acre lots contrary to the collective desires [as understood] of the
Planning Commission and Council -- as well as the City’s
interpretation of city code). (EMMC § 17.60.150)

The developer has provided a narrative explanation/justification for
their new plat design, including also neighbor support and the
proposal to install a 6' concrete fence along the north side of the
project, "from the west of end of [the] property at the Strides clinic
down to Highway 73".  Copies of those documents accompany this
report. 

 

ITEMS FOR CONSIDERATION:

(The Conclusions of Law, required findings, standards and
requirements for Preliminary Plats may be found in/at EMMC §§
16.20.)



  

 

Preliminary Plat (EMMC §16.20):

 

The original project plat was reviewed by the DRC Committee on
February 22, 2022.  Adjustments to the then proposed preliminary
plat were afterwards made.  Except for the lot transitioning
requirements later determined by City decision makers to apply to
Browns Meadow, the original plat’s configuration was deemed
conforming to RD1 standards (and the cul-de-sac was approved with
a 400’ maximum length).  Since the plat has been again revised -- in
reaction to the Planning Commission and City Council’s comments
when reviewing the original plat and the rezone request – the plat
calculations that follow have been adjusted to report the current plat
version’s data.

  

Provided/proposed plat calculations:  
Total Acreage -- 45.133
Buildable Acreage -- 40.011
Total Lot Count – 37 (was 38)
Total Acreage in Lots – 40.011
Total Acreage in Rights-of-Way – unreported
Total [Acreage] in Open Space – 0
RD1 Min. Allowed Lot Size – 1 acre (43,560 sq. ft.)

Average Reported [Building] Lot Size –   1.077 acres (46,928 sq. ft.)

Largest (Building] Lot Size –                    1.571 acres (68,429 sq. ft.) 

Smallest [Building] Lot Size –                  1.00 acres (43,563 s. ft.)

Overall Density –                                      .92 lots/acre

Open Space Provided –                           > 1-acre (n/a in a RD1 Zone
where lots exceed 1-acre by default)

 
[Again] The developer has provided a narrative
explanation/justification for their new plat design, including also
neighbor support and the proposal to install a 6' concrete fence along



the north side of the project, "from the west of end of [the] property
at the Strides clinic down to Highway 73".  Copies of those
documents accompany this report.

REQUIRED FINDINGS:

Plat approvals are based upon compliance with City code
requirements and requirements of any applicable Development
Agreement(s). Approval criteria [Conclusions of Law] for a
preliminary plat are iterated in EMMC §§ 17.90.060, 16.20. (Any
Master Development Agreement in force and of effect against a
property should also be considered when reviewing a plat.)

Plats are, effectually, "checklist" items to be approved -- if
all required elements and proper design are provided in their
drawings.

PLANNING COMMISSION ACTION/RECOMMENDATION:
(Item previously tabled for re-design...)

ATTACHMENTS:
 Vicinity Map.Browns Meadow Subdivision.pdf
 Future Land Use Map.Browns Meadow Subdivision.pdf
 Revised Plat
 Brown Meadow Letter.docx
 Kat's letter.docx
 Original Plat.pdf

 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1344649/Vicinity_Map.Browns_Meadow_Subdivision.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1344650/Future_Land_Use_Map.Browns_Meadow_Subdivision.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1344763/3_Browns_Meadow_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1344790/Brown_Meadow_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/1344791/Kat_s_letter.docx
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1346225/Original_Plat.pdf


VICINITY MAP 

 



EAGLE MOUNTAIN FUTURE LAND USE MAP 
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Dear members of the Eagle Mountain City Staff, Planning Commision and City Council:

By way of introduction,

We are developers that have done work in Salt Lake County, Tooele County and 
Summit County. We are now excited to be working with your city. The particular land we are 
looking to develop is in the southwest corner of Eagle Mountain on the Fairfield border and 
highway 73. It is a parcel of land that is 45 acres and is bordered on all sides by large parcels of 
land. We call it “Brown’s Meadow”.

There are three neighbors to the north of our property that came to the last planning and 
zoning meeting, as well as a council meeting with concerns with what would be built in their 
neighborhood. One of the neighbors is Strides Pediatric Therapy. They are a commercial user 
that provides help for children with disabilities through equestrian and other types of therapy. 
From our property they are located in the far northwest corner. We have met several times with 
the owner. Her name is Elizabeth Lebrecht. I am attaching her text that she sent to us last week. 
Her point to us was that she wasn’t as concerned about 1 acre lots as she was about a barrier 
to prevent kids from coming onto her property or animals leaving hers. We offered her a 
permanent fence and she readily accepted. 

“A fence alleviates the concerns that I have for my property as long as it is weather (wind) and 
animal resistant. I don’t know if the new residents will have animals but all three of the existing 
properties do and will for the foreseeable future I’m guessing. I would speak in favor of the map 
that included a fence in lieu of the transition zone as well as a disclosure statement about 
animals (and all they entail) and the commercial business on my property.”

To the East of Strides we have the Saunders who are adjacent to our property. They are 
a private owner who has a home on a 14 acre parcel of land. When we spoke with them they 
told us they didn’t really need 2 acre lots to border them but would be happy if we could make 
those lots 1.5 acres. We eliminated one lot and moved things around to accommodate their 
wishes. After our meeting with Elizabeth and offering her a fence we realized that this would 
likely be attractive to each of them. When we proposed this to the Saunders they sent us the 
following:

“Kendel and I appreciate the larger lots along our property line. We also appreciate the concrete
fence you have planned for the perimeter. We are excited to have new neighbors (as long as 
the main road East-West is not a collector) and feel like you guys, as the developers, have been 
very considerate of the existing property owners needs. We feel like you have done a great job 
balancing our needs with city ordinances and the needs of potential homeowners in your new 
development.”

To the East of the Saunders is the Ricks' property,Their property touches Highway 73. 
These property owners have made it known to us that they have known there will be growth 
around them and they would like it done in a reasonable manner. The Ricks’ run Pegasus 



Ranch and are building a large facility to stable horses. They provide a great home for people's 
horses and are really building an impressive facility.

(Kats Note is attached)

We have met with these three property owners many times to hear their concerns and 
recommendations with our development. We have addressed these with a barrier from our 
property; we have all concluded that a six feet concrete fence will be the best transition for these 
residents. The concrete fence will run from the West end of our property at the Strides clinic 
down to Highway 73. We believe this to be a great addition to their property as well as an 
amenity for our future residents.

While we still hold to the idea that the ordinance which requires a transition from large 
lots to smaller lots and therefore was being interpreted to require us to provide 2 acre transition 
lots is specifically about “subdivision lots” and not “parcels” because parcels can be subdivided 
in the future. (This  is much more difficult to do in a recorded subdivision.) We therefore feel that 
we have made a reasonable and correct effort to accommodate the neighbors and provide an 
even better transition. We also feel that this meets the requirement of the code.



The next concern that we had came up during the Council meeting. This was the idea of 
a collector road going through our property. We are happy to provide a residential street through 
the property which will connect to the new Pole Canyon Development but due to the width of the 
Brown’s Meadow Property it would render it nearly useless due to the fact that no lots are to 
face a collector. 

After speaking with the developers of Pole Canyon developers we are under the 
impression that they are planning to take the majority of traffic out to the North and only minimal 
traffic will come to the east through Brown’s Meadow. We agree.

Thanks for the time you put into understanding the unique issues that come up with 
every development. We look forward to discussing this further with you at the next meeting.

Thank You.

Howard Schmidt

Garret Schmidt

Brett Lovell

The Development Team
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