
EAGLE MOUNTAIN
PLANNING COMMISSION MEETING

March 23, 2021, 5:30 PM 
Eagle Mountain City Council Chambers
1650 East Stagecoach Run, Eagle Mountain, Utah 84005

1. Discussion Items

 

5:30 P.M. - Eagle Mountain City Planning Commission Work Session  
This meeting will be an electronic meeting Pursuant to Utah Code Ann. 52-4- 207(4).

I, Mayor Tom Westmoreland, do hereby determine conducting an electronic meeting of the Eagle
Mountain City Planning Commission with an anchor location presents a substantial risk to the
health and safety of those who may be present at the anchor location and hereby authorize the
Eagle Mountain City Planning Commission to conduct electronic meetings without an anchor
location.

The foregoing determination is based on the following facts:
Federal, state and local leaders, including the Eagle Mountain City Mayor and City Council,
have all recognized a global pandemic caused by the spread of the COVID-19 virus.
Governor Herbert and the Utah Department of Health have recently issued updated orders in
response to record numbers of COVID-19 cases and COVID-19-related hospitalizations.
The orders implement statewide what has been termed a 'mask mandate' and have severely
limited social gatherings in an attempt 'to prevent and control the rapidly changing
consequences of COVID-19 throughout the state.'
It is difficult, if not impossible, to predict the number of attendees at any meeting and to
manage issues regarding social distancing in order to comply with applicable health orders.
COVID-19 poses a continuing and immediate threat to the health, safety, and welfare of
Eagle Mountain City residents and the public in general.
The City has the technological capability to provide means by which the public may hear, or
view and hear, the open portions of the meeting and to participate in public hearings.

To participate, please see the options below:

Those wishing to speak during the meeting, send a request and include your name, address, and
phone number to recordersoffice@emcity.org.

The public may monitor or listen to open portions of the meeting via Lifesize electronic meeting
through Granicus at the following website:
eaglemountaincity.com/cityrecorder/citymeetingsportal#meetingdocs.

https://eaglemountaincity.com/cityrecorder/citymeetingsportal#meetingdocs


 1.A Stonebridge Montessori (Concept Plan)
This is a concept plan reviewing a potential Montessori School located on the corner of E.
Stonebridge Lane and Ranches Parkway (parcel 58.033.0298). The Montessori School
will serve prekindergarten students and will be accessed from E. Stonebridge Lane.

 Stonebridge Montessori Concept Plan
 Stonebridge Montessori Elevations & Site Plan Rendering

2. Pledge of Allegiance

3. Declaration of Conflicts of Interest

4. Approval of Meeting Minutes

 4.A March 9, 2021, Planning Commission Minutes
 PC Minutes 03.09.2021 - DRAFT

5. Status Report

6. Action and Advisory Items

 6.A PUBLIC HEARING - Macey's at Market Place (Site Plan)
This is a site plan for a Macey's grocery store located at the intersection of Pony Express
Parkway and Eagle Mountain Boulevard, within the the Market Place at Eagle Mountain
Town Center. The site is about 6.7 acres and the development will be the anchor to the
overall Market Place at Eagle Mountain Town Center commercial project.

 Attachment #1 Elevations
 Attachment #2 Photometric Plan
 Attachment #3 Site Plan
 Attachment #4 Pad Site Approval

 6.B PUBLIC HEARING - Sweetwater Industrial Park (Rezone & General Plan Amendment)
 
This is a request for rezone and a General Plan amendment to the Future Land Use Map
for lands known as the Sweetwater Industrial Park. The property is located west of Pony
Express Parkway and south of Tiffany Lane and includes about 126.61 acres of land. The
applicant previously requested rezoning of the property in the summer of 2020. On July
21, the City Council approved the LMD (Light Manufacturing / Distribution) and the
Sweetwater Industrial Overlay zones on Lot 1, but tabled the remainder of the request to
allow the applicant to review the new LMD zoning code and consider it for use within the
industrial park.
 
The rezone request seeks to zone about 50.14 acres to Industrial with the Sweetwater

 

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

 

 

 

 
 

 

 

 
 
 
 
 

https://d2kbkoa27fdvtw.cloudfront.net/emcity/988f721591e6318053a92f8d0c0df9d70.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/861384/2021_0317-_Site_Plan_Revisions_-_Stonebrdge_Montessori.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/861388/2021_0218_-_Elevations___Site_Plan_Rendering_-_Stonebrdge_Montessori.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/860009/PC_Minutes_03.09.2021_-_DRAFT.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/9d8eec10169664836a96c0605d064bf50.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/859170/Attachment__1_Elevations.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/859168/2021_0308-_SITE_PHOTOMETRICS_-_Macey_s_at_Marketplace.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/860328/Attachment__3_Site_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/862094/Attachment__4_Pad_Site_Approval.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/c30c3b7916ee07ef01f6c274d6f92ae40.pdf


Industrial Overlay, about 34.6 acres to CC, and about 41.87 acres to LMD. The current
land use designation on the property is "Business Park / Light Industry" on all but about
22.25 acres on the far west end of the subject property which is designated as
"Neighborhood Residential One." The General Plan amendment is to change about 24
acres of the "Business Park / Light Industry" land use area to "Community Commercial,"
about 10.1 acres of "Neighborhood Residential One" to "Community Commercial," and
about 12.15 acres of "Neighborhood Residential One" to "Business Park / Light Industry."

 General Plan Amendment Exhibit
 Rezone Exhibit
 City Council Meeting Minutes - July 21, 2020
 General Plan Future Land Use and Transportation Map

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.

CERTIFICATE OF POSTING

The undersigned, duly appointed City Recorder, does hereby certify that the above agenda notice was posted on this 19th day of March,
2021, 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

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/858939/2021_0315_-_GP_Amendment_exhibit_-_Sweetwater_Industrial_Park.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/858940/2021_0315_-_Rezone_Exhibit_revised_-_Sweetwater_Industrial_Park.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/855305/CC_07-21-2020.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/855959/General_Plan_Wall_Map_-_2-2020.pdf
https://www.emcity.org
https://www.utah.gov/pmn/index.html


ACTION ITEM:
No

PUBLIC HEARING:
No

PREPARED BY:
Jessa Porter, Planning

BACKGROUND:
This is a concept plan review for a potential Montessori School
located on the corner of E. Stonebridge Lane and Ranches Parkway
(parcel 58.033.0298). The Montessori School will serve
prekindergarten students and will be accessed from E. Stonebridge
Lane.
 
The subject property is located in The Ranches neighborhood and
was identified for commercial use within the now expired Ranches
Master Development Plan and Agreement. As the agreement has
since expired the vested rights no longer carry. The City has been
evaluating rezoning commercially-intended properties in The
Ranches to the current commercial zone code in order to secure those
development rights. The property is also identified in the General
Plan's Future Land Use Map with a Community Commercial land use
designation. 

ITEMS FOR CONSIDERATION:
ZONING 
The subject property is part of The Ranches and was identified for
commercial use through the master development plan and agreement.
That agreement has since expired and the vested rights no longer
carry. The City has been evaluating rezoning commercially-intended
properties in The Ranches to a current commercial zone code in
order to secure those development rights. The property is also
identified in the General Plan's Future Land Use Map with a
Community Commercial land use designation. If a development
proposal is submitted to the City for this property before the City has
rezoned it, the applicant is recommended to include a rezone request
with the development application.

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

MARCH 23, 2021

TITLE: Stonebridge Montessori (Concept Plan)

ITEM TYPE: Concept Plan

APPLICANT: Jon Jensen



 
SPECIAL USE
In EMMC 17.35.030, "Schools (public/charter/private)" are allowed
as a special use in the CN and CC commercial zones and per EMMC
17.35.050(B) the use must comply with EMMC 17.72 Commercial
and Multifamily Design Standards. The special use standards for this
type of use are outlined in EMMC 17.75.052.
 
ARCHITECTURAL STANDARDS 
"Commercial buildings should be similar in style as significant
adjacent buildings and shall be designed with consistent architectural
style, detail, and trim features as the primary façade," per EMMC
17.72.040 (A). Staff recommends the applicant revise the elevations
to be consistent with surrounding businesses. 
 
Per EMMC 17.72.040 (D), "buildings shall include façade
modulation (stepping portions of the façade), horizontal and vertical
divisions (textures or materials), window patterns, offsets, recesses,
projections, varied from setbacks or staggered and jogged unit planes
within the same structure, and other techniques to help avoid large,
featureless and/or panelized surfaces on commercial buildings." Staff
suggests the applicant add articulation on the west and north sides of
the building to come into compliance with this code. 
 
"Pedestrian-scaled architectural features/details shall be incorporated
into commercial buildings to orient the building to pedestrian activity
and to increase the overall visual appeal of the structure," per
EMMC 17.72.040 (E1)). Staff recommends the applicant update the
elevation exhibit to include architectural features to come into
compliance with this code. 
 
EMMC 17.72.040 (L) states "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." The dumpster is located to
the west of the building and shown to be "behind" the south face. The
applicant is encouraged to ensure that the enclosure is designed to be
consistent with the style of the building. 
 
BUILDING ORIENTATION 
"The primary entrance to a commercial building should be oriented
toward the street and the sidewalk. Orienting the primary entrance to



a parking area without addressing the street-facing façade with
entrances, display windows, awnings, increased architectural
elements, increased landscaping, and/or other pedestrian-oriented
features is prohibited," EMMC 17.72.030 (A1)). Staff has
recommended that the applicant turn the building 90 degrees and
locate it at the southeast corner of the lot as the commercial code
states buildings must be located at the front with parking at the
side/rear. With the south and east faces adjacent to the two streets, the
parking and play areas can be located to the west and north.
 
ACCESS
The school will be accessed from E. Stonebridge Lane. Staff has
recommended to previous applicants interested in this lot that they
collaborate with the property owner to the west to create an access
road along the west property line to benefit both properties and run to
the north which would provide access to this property's parking lot.
This would also increase the distance from the access point to the
intersection of Stonebridge Lane and Ranches Parkway. The
applicant has the access point to the western-most edge of the
property and should work with the adjacent property owner on
potential cross access needs.
 
PARKING
"Headlight screening is required around the perimeter of all areas
adjacent to residential uses, or as deemed necessary by the planning
director. A headlight screen shall consist of a berm, fence wall, or
landscaping consisting of at least three and one-half feet in height
and capable of blocking headlight glare (17.55.040 (G))." The
concept plan does call for a three (3) foot landscape berm. Staff
recommends the applicant add a half-foot to this berm to come into
compliance with this code. 
 
The parking requirement for preschool is 1 stall per staff member
plus 1 stall per 10 children. The concept plan shows 30 spaces. Per
17.55.120(b), two of these spaces would need to be ADA-compliant
and located as close to the school building entrance as possible.

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:
 Stonebridge Montessori Concept Plan
 Stonebridge Montessori Elevations & Site Plan Rendering
 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/861384/2021_0317-_Site_Plan_Revisions_-_Stonebrdge_Montessori.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/861388/2021_0218_-_Elevations___Site_Plan_Rendering_-_Stonebrdge_Montessori.pdf
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EAGLE MOUNTAIN  

PLANNING COMMISSION MEETING 

MINUTES 

 

March 9, 2021, 5:30 p.m. 
Eagle Mountain City Council Chambers 

 1650 East Stagecoach Run, Eagle Mountain, Utah 84005 

 

Eagle Mountain Planning Commission Meeting – March 9, 2021 Page 1 of 16 

 

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

 
COMMISSION MEMBERS PRESENT: Jeremy Bergener, Matthew Everett, Christopher Pengra, 
Erin Wells, and Brett Wright. 
 
CITY STAFF PRESENT:  Steve Mumford, Assistant City Administrator/Community 
Development Director; Pete Kane, Planning Manager; Tayler Jensen, Senior Planner; Jessa Porter, 
Planner; and Elizabeth Fewkes, Recording Secretary.  
 
Commissioner Wright called the meeting to order at 5:30 p.m.  
 
1. Discussion Items 
 

1.A. DISCUSSION – Conflict of Interest and Open Meeting Law Training 
 

This item was discussed after item 1.A. 

 
City Attorney Jeremy Cook presented Utah Code Title 52-4 Open and Public Meetings and Utah 
Code Title 10-3-1301 Municipal Officers’ and Employees’ Ethics Act in accordance with the 
annual training requirement.  
 
Discussion ensued clarifying that a quorum is constituted by three or more body members, 
explaining Commissioners should not engage in any private and/or electronic communications 
during public meetings, and regarding the differences between Utah Code and EMMC 1.15.020 
conflict of interest regulations and the proper and expected duties of disclosure and recusal.  
 
Mr. Cook advised the Planning Commission to disclose anything that might be of personal 
financial interest or investment and said that it is best practices to recuse yourself, as required by 
Municipal Code, from a vote when an item could be interpreted to represent a conflict of interest. 
 

1.B. DISCUSSION – Single-family Detached in the MF1 Zone 
 

This item was discussed prior to item 1.B. 

 
Planning Manager Pete Kane presented the item. The item was added to the agenda due to concerns 
regarding allowing single-family homes in a multifamily zone. Currently, both single-family and 
multifamily units are permitted in the MF1 zone. The development standards do not include a 
minimum lot size, a minimum average lot size, or a minimum lot frontage because the zone is not 
intended for fee-simple lots for either multifamily or single-family. Concerns have been raised due 
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to the perceived setbacks for single-family detached units located on communal ground and the 
allowances granted with land zoned MF1 with the intention of single-family units.  
 
Commissioner Wright concurred with the concerns identified by Mr. Kane and noted that 
approving the MF1 zone allows both single-family and multifamily lots may result in the developer 
or a developer that later acquires the land to build multifamily units in the zone even when the 
intention of the original approval was for single-family units. He was also concerned regarding the 
lack of setback requirements in the MF1 standards.  
 
Commissioner Wells inquired regarding the original intention of allowing single-family and 
multifamily units in the zone.  

 
Commissioner Everett stated he believes that the standards were introduced recently and he did 
not recall a specific purpose for the inclusion. On the eastern and southern sides of the SilverLake 
development includes cluster lot, cottage single-family product. He agrees with Commissioner 
Wright's desire to only allow multifamily in the MF1 zone due to vested right concerns and due to 
the RC zone allowing the incorporation of a similar product type. 
 
Commissioner Wright said he believes the comingling of the single-family and multifamily units 
was due to the previous tier system. He feels now that Municipal Code has been updated with more 
single-family zones, the separation of single-family and multifamily is appropriate.  
 
Senior Planner Tayler Jensen suggested an amendment to require single-family units in the MF1 
zone to meeting the RC zone setback standards. 
 
Commissioner Bergener expressed concerns regarding ambiguity in the standards and thinks the 
standards should be clarified. 

 
Commissioner Pengra concurred with Commissioner Bergener's concerns regarding ambiguity. 
He advocated for seeking staff input regarding the best method to clarify the standards.  
 
Mr. Kane noted that decreasing lot sizes by allowing a detached, non-fee-simple lot format is a 
method to reduce cost and provide affordable housing options. Allowing single-family in the MF1 
could help meet affordable housing requirements; however, creating a new, hybrid zone with 
specific standards for detached, non-fee-simple lots might be a better solution.  
 
Commissioner Wright advocated for the removal of single-family units from the MF1 zone to 
address immediate issues. An amendment to create a new detached, non-fee-simple zone could be 
considered in the future with the inclusion of common area requirements to increase livability for 
residents. He directed staff to prepare an amendment removing the single-family from the MF1 
zone, especially in light of similar concerns expressed by the City Council regarding the inclusion 
of single-family in the MF1 zone and thanked staff for their efforts. 
 
Mr. Kane explained that in order to meet noticing requirements, the requested amendment would 
not be ready for the following meeting but could be prepared for the April 13, 2021 meeting.  
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Commissioner Wright recessed the meeting at 6:25 p.m.  
 
6:30 P.M. – Eagle Mountain City Planning Commission Policy Session 

 
Commissioner Wright called the meeting to order at 6:32 p.m.  
 
2. Pledge of Allegiance 
 
Assistant City Administrator/Community Development Director Steve Mumford.  
 
3. Declaration of Conflicts of Interest 
 
None.  
 
4. Approval of Meeting Minutes 
 

4.A. February 23, 2021, Planning Commission Minutes 
 

MOTION:  Commissioner Pengra moved to approve February 23, 2021 minutes. 

Commissioner Everett seconded the motion. Those voting aye: Jeremy 

Bergener, Matthew Everett, Christopher Pengra, Erin Wells, and Brett 

Wright. The motion passed with a unanimous vote. 

 
5. Status Report 
 
Mr. Kane reported the master development plan, rezone, and General Plan amendment requests 
for The Pinnacles were reviewed during the March 2, 2021 City Council work session. The Council 
provided feedback that they agreed with the Planning Commission’s recommendations and desired 
a reduction in the multifamily units and an increase in RC and R3 product in order to reduce the 
overall density. The applicant is revising the plans and the item will be scheduled once ready.  
 
The City Council motioned to unanimously approve a revised preliminary plat for Scarlet Ridge. 
The final density resulted in 176 lots and a mix of the RD1 and RD2 zones. The applicant removed 
the park from the proposal and will pay a fee-in-lieu for amenity improvements outside of the 
development.   
 
6. Action and Advisory Items  
 

6.A. PUBLIC HEARING – O'Reilly Auto Parts (Site Plan) 
 

Mr. Jensen presented the item. The site plan proposal is for an O’Reilly Auto Parts to be located 
at 4266 Pony Express Parkway, southeast of Porter’s Crossing Parkway and Pony Express 
Parkway, adjacent to the recently approved Dollar Tree, and backs onto homes in the Oak Hollow 
subdivision.  
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Per EMMC 17.100.050(B), any commercial lot which abuts a residential use shall be effectively 
screened by a combination of a wall, fencing, and landscaping of acceptable design. EMMC 
17.35.050(F) requires buffering or transitioning when built adjacent to residential uses, and 
EMMC 17.60.110(D) requires applicants to provide a headlight screen. While a wall exists, due 
to following the natural grade, additional buffering is required roughly adjacent to where the 
O’Reilly access aisle enters the project. 
 
Per EMMC 17.72.030(A)(1), the primary entrance to the building should orient toward the street, 
and if not, the street-facing façade should include entrances, display windows, awnings, increased 
architectural elements, increased landscaping, and other pedestrian-oriented features. While the 
front entry does not face Pony Express Parkway, a pedestrian path is included that ties into the 
existing trail, and some extra features are on the road-facing façade.  
 
Per EMMC 17.72.040(C), the primary roof form of a structure should help reduce the perceived 
scale of a building. All commercial buildings shall contain either sloping roofs with overhanging 
eaves or a decorative parapet and multiple roof planes and heights. Elevations should be amended 
to include a tower to increase the height of the parapet above the main entry and columns. Per 
EMMC 17.72.040(E), buildings shall incorporate a majority of the following details: reveals, 
canopies, awnings, popouts, columns, decorative trim and moldings, architectural lighting, 
ornamental cornices, decorative masonry pattern, decorative doors and windows, exposed timbers 
and trellis. All sides of a building shall include the chosen details. Only four of the 12 have been 
used by the applicant; at least three additional architectural features shall be used on all four sides 
of the building. Per EMMC 17.72.040(G), a building’s color palette should be similar to that of 
significant neighboring structures. The color palette should be amended to be similar to the colors 
used on the Eagle Vision and Dollar Tree buildings. 
 
The parking standards require 25 to 37 stalls and 28 stalls are provided. EMMC 17.35.050(K) 
requires bicycle parking to be provided with all commercial locations and no bicycle parking is 
provided. The sign indicated on the site plan must follow EMMC 17.80.  
 
Should the Planning Commission motion to recommend to approve or table the O'Reilly Auto 
Parts Site Plan to the City Council, for the reasons set forth in the staff report and in the meeting, 
staff recommends the following conditions: 

1. The applicant shall plant evergreen trees, increases landscaping, and/or increase the height 
of the wall, or builds a new wall in the designated locations to provide effective screening 
between this project and the Oak Hollow homes; 

2. Elevations shall be updated to include stacked stone and materials similar in color to Dollar 
Tree and Eagle Vision; 

3. Elevations shall be amended to include a tower or to increase the height of the parapet 
above the main entry and columns to give the appearance of different roof planes and 
heights; 

4. At least three additional design elements designated in EMMC 17.72.040(E)(1) are added 
to all four elevations; 

5. The primary color of the building shall be similar to that used on Eagle Vision and Dollar 
Tree; 

6. All parking lot lighting shall be no more than 17 feet above the pavement; 
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7. Color rendering or material/color details of the dumpster enclosure is provided to confirm 
compliance with Municipal Code; and 

8. Bicycle parking shall be provided in compliance with EMMC 17.35.050(K). 
 
Applicant representative Creed Richardson stated they plan to plant trees along the fence to screen 
between the commercial and residential area. He said that O'Reilly Auto Parts is particular about 
the color palette desired for the building but he believes they can achieve a compromise to be more 
in harmony with the other buildings in the area. The red depicted in the rendering appears darker 
than the actual color. He will consult with the design team to determine three additional design 
elements to implement and the height of the light fixtures. He presented the stormwater runoff plan 
and landscaping to mitigate drainage from the site and the civil engineer has adapted the plan to 
address the slope of the land. The landscape plan includes eight-to-ten-feet skyline honey locust, 
spring snow crabapple, and chanticleer flowing pear deciduous trees, Austrian pine, and landscape 
islands and peninsulas.  
 
Commissioner Wright opened the public hearing at 7:00 p.m. 

 
Resident Diana Anderson stated she lives in the home located directly behind the O'Reilly Auto 
Parts site. The headlights from the cars will shine directly into her dining room. She submitted 
pictures to illustrate how ineffective of a screen the current wall is due to the grade difference. She 
and her family can see the full construction site above the current wall. Municipal Code requires 
“effective screening” between residential and commercial properties and the current wall is 
pitifully ineffective. She expressed concern that the proposed deciduous trees would also be 
ineffective as the leaves would only provide screening for a portion of the year. Leveling the 
ground would turn the barrier fence into a retaining wall and people could fall over the wall into 
their yard. She expressed safety concerns as cars in need of repair will be driving directly towards 
their home. She beseeched for their family and property to be provided the privacy and protection 
intended by City screening requirements with a wall of adequate height with consideration for a 
solution for the space between the walls should it be determined to require a second wall.  
 
Ms. Anderson also provided the following email comment prior to the meeting that Commissioner 
Wright requested to be entered into the public record:  

Dear Planning Commission, 
My name is Diana Anderson, I’m a resident of the Oak Hollow community directly behind the 

commercial lot site discussed in tonight’s meeting. More specifically, I live in the house directly in front 
of the proposed road entering the Dollar Tree and O’Reilly’s parking lots. The road leads directly to the 
back of my house.  

When we purchased our home, we were grateful for the beautiful wall afforded to us by our builder 
and trusted that it would be a sufficient barrier between our home and the commercial lot behind us. The 
land behind ours was just a tangled mess of weeds and we assumed it was a similar altitude to our own. 
However, as the Dollar Tree construction began, we were shocked to see how much higher the land behind 
the wall was in relation to our land. Once weeds were cleared, it became apparent that the ground on the 
other side of the wall was several feet higher than our own, making the wall we have absolutely useless. 
Members of your own planning commission, Commissioner Everett and Commissioner Wright, came to 
our home to see the problem and can attest to the severity thereof. Although the builder met requirements 
for a 6-foot wall, the land on the other side of the wall makes a rapid and steep ascent, completely negating 
any privacy or protection intended by the wall’s construction. 

 We can see the ground on the other side of the wall from our dining, living and kitchen windows, and 
more alarmingly, they can see us. As construction is currently underway, I cringe each time I see a 
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construction worker walk by because I don’t just see his head peeking over our wall, I see his entire body, 
all the way down to his feet.  I see the bottoms of the tires of every vehicle that enters. As cars and trucks 
enter the lot, their headlights point directly into our dining room and are not blocked in the least degree by 
the wall. We see everything taking place in the lot behind us as if there was no wall in place at all. 

 The city code in section 17 requires that residential lots be “effectively screened” from commercial 
lots and the currently proposed plans are far from “effective”. While the code allows for the screen to take 
the form of landscaping, wall, fence or combination thereof, I plead with you to take a step further and 
require a sturdy and secure wall, sufficiently strong to protect our home and family from automotive 
mishaps and sufficiently high to afford our family the privacy intended by the city code.  

 Should a vehicle mistakenly continue on the proposed road, they would drive straight into our home 
and, heaven forbid, our children in the backyard. I take no comfort in knowing that the cars visiting the 
O’Reilly’s are likely in need of repairs of some sort or another. True, the code allows for landscaping as 
an option for this screening but deciduous trees would lose their leaves and leave our family exposed for 
over half the year. And saplings would not provide any sort of privacy or safety for many years to come. 
Anything less than a forest of mature evergreen trees would do little to protect our family and meet the 
requirements of the code.  

 Furthermore, the code requires the commercial property to manage its own draining of water. As the 
properties are currently laid out, all the rainfall of the commercial lot would find its way into our land. It 
would seem the remedy to this solution is to fill in the trench behind our wall so as to level the ground on 
the commercial lot and prevent the water from following the incline down onto our land. However, if the 
trench were to be filled in, the wall currently in place would then function as a retaining wall rather than 
the divider it is required to be. It would be a simple hop for strangers to get into our backyard. A 
replacement with a higher wall or the construction of a new wall is truly the only solution.  

 I implore you to sustain the code and protect our homes and families by requiring the O’Reilly’s team 
to replace our wall with a higher one or build a new one that would be sufficiently strong and effectively 
high to protect our home, our family and our neighbors.  

 Thank you, 
 Diana Anderson 

 
Commissioner Wright closed the public hearing at 7:05 p.m. 

 
Commissioner Everett disclosed that his family is friends with the Anderson family. He visited the 
Anderson property to better assess the situation. The Oak Hollow development installed a six-foot 
wall that has a significant height difference between the commercial and residential areas due to 
the steep slope of the ground. Municipal Code requires the commercial developer to provide 
buffering or transition when building adjacent to residential developments. He feels the current 
wall is ineffective for commercial screening purposes. He concurs with the concerns regarding the 
inadequacy of using the proposed deciduous trees as a screen. He recommended a six-foot solid, 
wall barrier on the commercial property to fulfill the screening requirements for commercial uses. 
He agreed with the request for the main color of the buildings to be more in harmony with the 
other developments; however, he was in favor of allowing leniency regarding logo and brand 
accent colors due to approvals for brand color usage for other businesses.  
 
Commissioner Wright stated that he has also visited the property and the height difference between 
the residential and commercial areas is dramatic. He believes a masonry wall is the best solution; 
however, he is unsure of the best location and height for the wall. He is in favor of all the 
recommendations in the staff report with preference for requiring the applicant to provide a wall 
screening and to address any resulting drainage issues, rather than allowing the evergreen tree 
screening option. He expressed appreciation for the thorough staff report and recommendations.  
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Commissioner Pengra stated he disagreed with the recommendations to add stacked stone, increase 
the height of the parapet, and alteration of the primary building color as he felt the changes would 
decrease rather than increase the aesthetical appeal of the building, due to other buildings in the 
City without those detail requirements, and his preference to allow some variation within the City. 
However, he concurs with requiring the wall to provide adequate screening especially in 
consideration of vehicular safety concerns, and agreed with the other staff recommendations.  
 
Discussion ensued regarding the slope of the ground and the impact on the residential properties 
including those behind the Dollar Tree site and staff efforts to work with the applicants to address 
screening adequacy concerns. The Commission lamented that the issues had not been identified 
and rectified during the Dollar Tree application and pledged to take more thoughtful consideration 
of buffering and screening between commercial and residential uses going forward.  
 
Commissioner Wells expressed concern with the aesthetical and other unforeseen issues for the 
area between the walls if a second wall were to be required. She believes that an evergreen tree 
species would be the preferable solution.  
 
Commissioner Bergener stated that there needs to be an effective resolution for the screening issue 
and he believes it falls to the applicant to determine a satisfactory solution. He advocated for 
harmony in design and color palette between buildings while still allowing for variety.  
 
Commissioner Pengra expressed concern about allowing trees to provide screening due to the time 
between planting for the trees to grow to be able to provide adequate screening, the spacing 
between the trees, and the potential for trees to die. He recommended for the existing wall to be 
increased in height both in this location and along the other areas with lower elevations adjacent 
to the residential properties.  
 
Commissioner Wright noted that a drive aisle is located behind the Dollar Tree site and that 
vehicles will drive parallel to the adjacent homes where vehicles for the O’Reilly Auto Parts will 
drive directly towards the residential area and will park with their headlights directed at the homes. 
He reiterated his preference for an additional wall and did not feel it would be visually unappealing. 
He explained his support of the staff report is due to the recommendations being based upon 
Municipal Code requirements.   
 
Commissioner Everett agreed that the wall along a portion of the property might not be ideal 
visually; however, he is unaware of a better solution. He expressed appreciation for the 
thoroughness and Municipal Code citations included in the staff report and felt that an application 
with eight conditions needs additional amendments prior to the Planning Commission making a 
recommendation to the City Council. He is in favor of tabling the item to allow time for the 
applicant to address and rectify concerns prior to the application being presented to the City 
Council.  
 
Applicant representative Ryan Forsythe stated they are attempting to adhere to Municipal Code 
standards; however, they also have to meet the brand requirements of the company they represent. 
They implemented the previous requests from the City during the Dollar Tree application into this 
project. He requested to not have to pay to provide new renderings, especially because he believes 
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they met the aesthetics and style of the Dollar Tree. He spent $20,000 to extend and match the 
fence as a favor to the City during the previous applications (7-Eleven). He recognized the 
concerns with screening and explained that the final site will be lower than the current construction 
activities and should not cause any drainage issues. He noted the materials and market expenses 
that have increased over the past few months and that delays in the application will increase the 
cost and he would rather spend the money to address issues such as the fence rather than to provide 
additional renderings and applications.  
 
MOTION: Commissioner Pengra moved to recommend approval to the City Council of 

the site plan for O’Reilly Auto Parts with the following conditions: 

1. The applicant shall increase the height of the wall along the south of the 

property to provide effective screening between the project and the Oak 

Hollow homes; 

2. At least three additional design elements designated in EMMC 

17.72.040(E)(1) shall be added to all four elevations; 

3. All parking lot lighting shall be no more than 17 feet above the pavement; 

4. Color rendering or material/color details of the dumpster enclosure is 

provided to confirm compliance with Municipal Code; and 

5. Bicycle parking shall be provided in compliance with EMMC 

17.35.050(K) at a location to be identified between the applicant and staff. 

 
Commissioner Pengra agreed to add the requirement for an additional three design elements at 
Commissioner Everett’s request in order to obtain a second and move the motion forward; 
however, he had omitted the condition due to the similarities between the approved Dollar Tree 
elevations and the proposed elevations.  
 

Commissioner Everett seconded the motion. Those voting aye: Jeremy 

Bergener, Matthew Everett, and Christopher Pengra. Those voting nay: Erin 

Wells and Brett Wright. The motion carried with a vote of 3:2. 

 
Commissioner Wells clarified her dissention was due to her desire to include some of the other 
staff recommendations. 
 
Commissioner Wright explained his dissention was due to the other Municipal Code adherence 
concerns identified by staff he desires to be addressed by the applicant, particularly the roof height.   

 
6.B. PUBLIC HEARING – Prairie Gate Business Campus (Recorded Plat Amendment) 

 
Mr. Jensen presented the item. The current plat was approved in 1999 and recorded in 2000 with 
five lots with lot 5 designated for open space. Both lot 1 and lot 5 have currently approved plats; 
however, only lot 1 has access onto Campus Drive. The applicant is proposing an amendment to 
the plat for the creation of Parcel A comprised of open space, including the Ranches Waterfall 
Sign. The City would retain ownership of this parcel. The proposal also creates two lots from the 
remaining land, both with access onto Campus Drive.  The purpose of this request is to ensure that 
the improved open space is owned and maintained by the City while creating two 1.279-acre lots 
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with access onto Campus Drive. This request would add approximately 0.958 acres of commercial 
space to the development and would not remove any improved open space.  
 
The future land use designation for the Prairie Gate Business Campus is Community Commercial. 
The Eagle Mountain General Plan Framework map anticipates a Community Node in this location.  
 
Staff recommends that the Planning Commission motion to recommend approval to the City 
Council of the recorded plat amendment for the Prairie Gate Business Campus, for the reasons set 
forth in the staff report and in the meeting, and with the condition that the purchase of the City 
property must be finalized prior to recording the plat.  
 
Applicant representative Dan Ford explained that a part of the agreement provides an access 
easement for the City to be able to maintain the waterfall and open space.  
 
Mr. Jensen clarified that an easement to allow City access to the open space area is identified on 
the plat.  
 
Commissioner Wright opened the public hearing at 7:55 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 Wright closed the hearing. 

 
MOTION:  Commissioner Everett moved to recommend approval to the City Council of 

the recorded plat amendment for the Prairie Gate Business Campus with the 

following conditions: 

1. The purchase of the City property must be finalized prior to recording the 

plat; and 

2. The applicant shall provide an easement from one of the lots to access the 

City-owned property.  

 

Commissioner Bergener seconded the motion. Those voting aye: Jeremy 

Bergener, Matthew Everett, Christopher Pengra, Erin Wells, and Brett 

Wright. The motion passed with a unanimous vote. 

 

6.C. PUBLIC HEARING – Pole Canyon NPA-11 (Preliminary Plat) 
 

Mr. Kane presented the item. The subject property is about 5.6 acres and is located adjacent to the 
White Hills subdivision; the property runs along the north sides of Jackson Street and Jefferson 
Avenue and the west side of Eisenhower Street. The property is subject to the Pole Canyon 
Annexation and Master Development Agreement (MDA). The MDA divided the Pole Canyon area 
into several planning areas consisting of neighborhood (residential), commercial, and business 
park/industrial uses. The property, identified as NPA-11, has vested rights for residential zoning 
for a total of 20 residential lots/units with a density of 3.36 units/acre and a 10,000 square feet 
minimum lot size.  
 
A preliminary plat application was submitted in 2013 then withdrawn. A similar preliminary plat 
application was made in 2016; the Planning Commission held a public hearing on June 14, 2016, 
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and made a positive recommendation and the application was placed on hold. Both times, the 
request was withdrawn or put on hold in order to complete infrastructure requirements.  
 
The 20 residential lots range from 10,684 square feet to 13,940 square feet with an average lot size 
of 11,848 square feet. The smallest frontage width is 101.75 feet. The setbacks are based upon the 
Tier II residential requirements at the time of the MDA execution. Setback requirements for the 
Tier II system were 15 feet for the front of the unit, 22 feet for the garage front, 5 feet for the side, 
and 10 feet for the garage side, and 20 feet for the rear. The setback requirements for the R2 zone 
are 25 feet for the front of the unit, 25 feet for the garage front, 8 feet for the side, and 10 feet for 
the garage side, and 20 feet for the rear. 
 
The Future Land Use designation for the property in the General Plan is Neighborhood Residential 
One. Based on the proposed lot sizes and frontages, the equivalent current zoning would be R2. 
The Neighborhood Residential One land use includes the potential zoning districts of R1, R2, and 
R3.  
 
Currently, the White Hills subdivision and the subject property have only one access onto Wride 
Memorial Highway via Wilson Avenue. EMMC 16.35.070 requires a second “separate and 
approved fire apparatus access road” based on the number of lots in this area. The applicant has 
proposed a 30-foot temporary access easement extending north from Adams Street to include a 
20-foot-wide paved access road and restricting parking on both sides of the access road.  
 
EMMC 15.10.390 requires streetlights in residential developments. The applicant has previously 
requested a waiver from the streetlighting requirement because the White Hills subdivision does 
not currently have streetlights and feels adding lights for this development will be out of character
. EMMC 17.25.050(I) allows the Council to exempt streetlights from projects in the RA1, RA2, 
and RD1 zones with one-acre or larger lots.  
 
Staff recommends that the Planning Commission motion to recommend approval of the 
preliminary plat to the City Council, for the reasons set forth in the staff report and in the meeting, 
with the following conditions: 

1. That the temporary access road to the north will be constructed to the attached civil plans 
and as requested by United Fire Authority with a 30-foot-wide temporary access easement, 
20-foot-wide paved access road within the easement, "No Parking" signs on both sides of 
the access road, and the road must be capable of supporting 65,000 pounds; 

2. The applicant will record a temporary access easement on parcel 59:050:0052 to establish 
and build the temporary access road; and 

3. One of the following streetlighting options either: 
a. Streetlighting shall be installed in compliance with EMMC 15.10.390; or 
b. Streetlighting for the existing streets in the preliminary plat is not required; any 

future neighboring developments or extensions of the existing streets will be 
required to comply with EMMC 15.10.390. 

 
Applicant representative Nate Shipp expressed concern regarding the staff recommendation to 
pave the temporary access road as he believed that it conflicted with State requirements for an all-
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weather, temporary access road and it would be onerous to install asphalt that would later be 
removed. He would like to discuss the matter further with Unified Fire Authority (UFA).  
 
Mr. Kane stated that the UFA recommendation to pave the road had been discussed during the 
development review committee (DRC) meeting for the project and the applicant had not denoted 
a conflict with State requirements at that time. However, UFA was explicit in their request for 
paved access capable of supporting 65,000 pounds.  
 
Commissioner Wright opened the public hearing at 8:08 p.m.  

 
The City received the following email comments regarding this item: 
 
Bruno Hunziker: “So, the city has been saying for 4 years and nine months now that the sewer is 
almost complete. We do not need to give out permits right now because it could be another 4 years. 
I know it is close to being done with the lift station but until that is complete and another entryway 
is built then you will be ready to issue permits.” 
 
Peggy Hunziker: “The planning commission meeting from Tue. June 14, 2016 p. 7  states:  "Mr. 
Mumford thanked Peggy Hunziker for her comment. He stated that the City Planner's new 
recommendation is that no building permits shall be issued until the infrastructure is complete. 
And under MOTION:  2. Reads:  Building permits shall not be issued for construction until 
infrastructure needed to comply with City requirements has ben substantially completed (sewer, 
water, & Wilson Avenue repair)." 
1. We have not been hooked up to the city's sewer yet, even though we have been paying for this 
service we do not receive. 
2.  The Fire Marshall said there can not be any new homes built without a new road entering into 
the subdivision. This road is necessary for fire access. Also, it would keep the large trucks out of 
the neighborhood so as not to endanger our children. 
3. The water loop has not been completed that would give us water pressure to accommodate the 
new building. As of now there is not enough pressure for the present homes. 
When these three items are completed then we will welcome new neighbors. 
I don't understand why we are here again when these things still are not done.” 
 
Kristin Fluckiger: “As a resident that currently lives in the White Hills Subdivision, I was looking 
at the impact studies that are being used for the proposed new homes on the north end of our 
existing subdivision, the traffic study hasn't been updated since 2008, siting that there has been no 
significant development in our area that affects current traffic flows.  I woild like to  
see this redone, since the gravel pits, the dump and Tyson meats have been added to this area and 
have definitely impacted the amount of traffic that is currently using SR-73.  The water study is 
from 2016 and does not take into account the usage from Tyson's plant amd the new additional 
burden on our water system with the new lines that were put in place in the last year.  The water 
pressure measured in 2016 from a fire hydrant during the water tower low fill was barlely able to 
maintain 24 psi and a minimum of 20 psi was recommended to add new homes at that time.  We 
pay monthly for city sewer, that we are not currently connected to or has been updated since 2016.  
I feel that it would be wise to address these issues and the extra access to and from the subdivision 
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that were required by the local fire department before new homes are built to our existing 
subdivision.” 
 
Beth Croff: “Hi. My name is Beth Croff and my family and I have lived in White Hills for the past 
8 years.  I understand our little subdivision will expand in time, but I do not understand why we 
keep rehashing the same issues with the developers when once again, the agreed upon items have 
not been completed yet in order to continue with development. Examples of such items being basic 
infrastructure put in place, such as the sewer lines that are still not connected/completed.  I also 
understand that our neighborhood would need another entryway prior to more housing being built.  
And we already have water pressure issues without having 20 more houses being built.  I would 
like to see the city council hold the developer up to the requirements that have already been settled 
upon at multiple prior meetings before we move forward with new development!”  
 
Weston Berry: “My name is Weston Berry and I live south of the well house on Adams Street 
(3832). The proposed 2nd access road I feel is too small. It will become the main entrance into 
White Hills, very few will use the Wilson Ave entrance. I would like to see the road widened to 
standard width or move the 2nd access road to a less appealing area as to not become a main road. 
A small 20-foot road would be a safety concern as there will be very little room to pass, etc.” 
 
Commissioner Wright closed the public hearing at 8:14 p.m. 

 
Applicant representative Steve Jackson verified the infrastructure for the project, such as the sewer 
lines and wet well, have been completed; however, the delivery of the pump station which had 
been scheduled for the first week of March has been delayed due to weather issues in Texas. The 
pump station should arrive and be installed within the next few weeks. The White Hills water 
station was conveyed from the White Hills Water Company to the City. Water pressure issues this 
past summer were due to a failure within the automated function.  
 
Commissioner Wells sympathized with the residents and requested clarification regarding the 
conditions of the previous approval in 2016 for the project and the completion status.  
 
Mr. Mumford explained the 2016 application was given a recommendation of approval by the 
Planning Commission but was never heard by the City Council due to other issues with the project 
that had to be addressed first. The project has taken far longer than expected or desired by the 
applicant. The pandemic has caused further delays. The estimated time of completion is currently 
May. Staff postponed issuing building permits until the sewer was in the process of being installed 
and certificates of occupancy were held until the completion of the sewer. Staff desired to prevent 
additional home construction and occupancy until the failing sewer system was remedied. It will 
be four to six months before homes could be built and ready for occupancy. A building permit has 
been issued for a homeowner builder for a lot in White Hills for another project. The City Council 
still needs to approve the subject project and the building permits will not be issued until after the 
necessary approval. The City Engineer feels confident that the infrastructure will be completed 
prior to home occupancy. It would be reasonable for the Planning Commission to condition that 
no certificates of occupancy shall be issued until the sewer is complete.  
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Mr. Kane stated that the City Engineer confirmed that the City is aware of the water pressure issues 
and the developer and the City are actively working to address and solve those issues by working 
with the master developer to appropriately plan facilities to improve water pressure in the White 
Hills subdivision with input from the City’s public works, the hydraulic modeling consultant, and 
the developer’s water planning consultant.  
 
Mr. Mumford verified that the City Engineer evaluates and discusses water pressure impact for 
proposed developments during DRC meetings.  
 
Mr. Kane noted that the final plat is a staff-level approval that confirms civil drawings and 
infrastructure details prior to the recording of the plat.   
 
Mr. Mumford explained that a fire flow analysis is also conducted and approved by UFA to 
determine there is adequate water pressure for emergency needs.  
 
Commissioner Pengra reviewed the history of challenges with the project for the developer and 
the individual landowners that desired to build in the White Hills area but were delayed. He is 
pleased to hear the infrastructure is almost completed even with unfortunate additional delays. The 
sewer improvements should be completed within six months and it is unlikely that additional 
homes will be constructed and ready for occupancy within a shorter timeframe. Although the 
White Hills water system had issues prior to being acquired by the City, the responsibility to 
solving those problems now falls upon the City. The developer appears to be working in good faith 
to resolves the water issues.  
 
Mr. Shipp stated that his understanding is that the City has fully assumed responsibility for the 
water system and that they had fulfilled all their obligations prior to turning over the system.  
 
Commissioner Pengra expressed his opinion that if a step had been overlooked by the City before 
the water system acquisition, the responsibility now falls to the City to resolve any outstanding 
matters, not the developer.  
 
Mr. Shipp confirmed that a permanent road will replace the requested paved access road. 
Construction is scheduled to begin in the northeast corner of the property on the west side of Wride 
Memorial Highway on neighborhood planning area one and that phase would include the 
installation of a permanent road to replace the access road. They will provide adequate sewer. The 
current line has additional capacity; should the available capacity be utilized by other projects they 
would need to install an expansion.  
 
Mr. Jackson stated the current sewer is designed to supply the White Hills area, the Tyson Foods 
facility, and an additional 900 residential units.  
 
Commissioner Wells recommended the inclusion of a condition regarding the completion of the 
sewer. As the water pressure issue for current residents is a City issue, the Commission is unable 
to add conditions regarding the current system but can require that additional development 
demonstrates adequate water pressure for residential and emergency services needs. Due to the 
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size of the future development area and the lot sizes being under an acre, she believes it is 
appropriate to require streetlights.   
 
Mr. Kane explained that the project requires reevaluation of an application by the Planning 
Commission prior to review by the City Council due to the expiration of the 2016 preliminary plat 
approval after two years because a final plat had not been acted upon as required. The open space 
fee structure has also changed since the 2016 approval. Currently, projects require separate 
preliminary and final plats and fee collection will occur during the final plat phase of the 
development.  
 
Commissioner Everett expressed sympathy regarding the water issues experienced by the White 
Hills residents that need to be addressed by the City. He supported the requirement for the 
temporary paved access. He stated he would be willing to waive streetlights for this area but 
believes streetlights should be installed in other areas in Pole Canyon.  
 
Commissioner Bergener supported the requiring streetlights in order to meet Municipal Code 
requirements and the installation of a paved access road. He thanked the residents for their input 
regarding the issues. He concurred withholding permits until the sewer is complete.  
 
Commissioner Wright agreed that streetlights should be required due to the lot sizes and the 
number of units plan for Pole Canyon to prevent the burden of streetlight installation to fall on the 
City in the future. He advocated for requiring the paving of the access road, especially in 
consideration of the likely compaction of the clay soil found throughout the City and to 
accommodate the weight of emergency apparatuses. He recommended withholding building 
permits until the completion of the sewer system while recognizing the supply chain disruption 
obstacles due to the pandemic impacting the project. On a separate note, he requested for the 
Planning Commission to plead on the behalf of the White Hills residents beseeching the City 
Council to prioritize addressing the water pressure issues and encouraged the City to address the 
situation post-haste.  
 
MOTION:  Commissioner Wells moved to recommend approval to the City Council of the 

preliminary plat for Pole Canyon NPA-11 with the following conditions: 

1. That the temporary access road to the north shall be constructed to the 

attached civil plans and as requested by United Fire Authority with a 

30-foot-wide temporary access easement, 20-foot-wide paved access 

road within the easement, "No Parking" signs on both sides of the 

access road, and the road must be capable of supporting 65,000 

pounds; 

2. The applicant will record a temporary access easement on parcel 

59:050:0052 to establish and build the temporary access road; 

3. Streetlighting shall be installed in compliance with EMMC 15.10.390; 

and 

4. No building permits shall be issued until the sewer in the area is 

complete.  
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Commissioner Everett seconded the motion. Those voting aye: Jeremy 

Bergener, Matthew Everett, Christopher Pengra, Erin Wells, and Brett 

Wright. The motion passed with a unanimous vote. 

 
Commissioner Wright requested for the other Commissioner’s support to beseech the City Council 
to work with the engineering and other staff to rectify the water pressure issues in the White Hills 
area.  
 
Mr. Shipp defended City staff and stated that the City has not received complaints regarding the 
water pressure other than when the tank levels lowered. He believes the system is working and 
that City staff is doing a great job in maintaining the system.   
 
Commissioner Wright clarified he believes staff is doing what they can to rectify the situation and 
desires to request the support of the City Council to prioritize the concerns and to invest additional 
support and funds if necessary. 
 
Mr. Shipp requested to present the history and plans for the project to the Planning Commission 
during a work session discussion.  
 
Commissioner Wright expressed his willingness to entertain the discussion and directed the 
applicant to work with staff to determine an available and appropriate time to include the item on 
a future agenda.  
 
Commissioner Pengra noted the difficulties in integrating a new system into the existing City 
infrastructure. He objected to the comments and feels it is inappropriate to involve the City Council 
in the running of the water system, as they do not have the proper qualifications. He has full faith 
in the water department to fulfill their responsibilities.  
 
Commissioner Wright acknowledged Commissioner Pengra’s comments and apologized to 
anyone he might have offended. He clarified his intent is to recognize the difficulties faced by the 
residents and to encourage a focus on the issue.  
 
7. Discussion Items 
 
Commissioner Wells inquired if the "The Ranches" subdivision sign would be changed to “Eagle 
Mountain” as the sign is located near the eastern border of the City. 
 
Mr. Mumford noted that “The Ranches” sign has been discussed but he is not aware of a 
determined action regarding the sign. He will research the issue and report back to the 
Commission.    
 
8. Next scheduled meeting 
 
The next Planning Commission meeting is March 23, 2021. 
 
9. Adjournment 
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MOTION:  Commissioner Wells moved to adjourn the meeting at 9:02 p.m. 

Commissioner Pengra seconded the motion. Those voting aye: Jeremy 

Bergener, Matthew Everett, Christopher Pengra, Erin Wells, and Brett 

Wright. The motion passed with a unanimous vote. 

 
 
The meeting was adjourned at 9:02 p.m. 
 
 
Approved by the Planning Commission on March 23, 2021. 
 

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

 
 



ACTION ITEM:
Yes

PUBLIC HEARING:
Yes

PREPARED BY:
Tayler Jensen, Planning

BACKGROUND:

Associated Food Stores have applied for site plan approval for a
Macey’s grocery store located at the intersection of Eagle Mountain
Boulevard and Pony Express Parkway, also known as Marketplace at
Eagle Mountain Town Center. The Marketplace at Eagle Mountain
Town Center Master Site Plan and Preliminary Plat were approved
on August 18th, 2020, with the development agreement being
approved December 1st, 2020. Macey’s will be the anchor store for
the Market Place at Eagle Mountain Town Center development.

 
As part of the master development process, the property was zoned
CC. That zoning allows for a number of permitted uses including
grocery stores of 30,000 square feet or larger. The store is proposed
at 58,854 square feet in size.

ITEMS FOR CONSIDERATION:

The following items should be taken into consideration when making
a recommendation to the City Council, all referenced code chapters
refer to the Eagle Mountain Municipal Code (EMMC) unless
otherwise noted in the staff report.

Parking

17.55.090 requires pedestrian walkways of 10’ through parking lots.
The applicant provides a 10’ wide pedestrian path through the
parking lot therefore they comply with this provision.

Per 17.55.080 C a maximum of 12 parking spaces may be in a row

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

MARCH 23, 2021

TITLE: PUBLIC HEARING - Macey's at Market Place (Site Plan)

ITEM TYPE: Site Plan

APPLICANT: Jared Mitchell (Associated Food Stores)

https://drive.google.com/file/d/1Hw7PWFaQ0GWcaQci_0GtrX7iaa0kCvXu/view


between landscaped islands. The proposed site plan includes
landscaped islands every 12 stalls therefore the proposal complies
with this section.

Per 17.55.120 C requires 1 parking stall per 200 SF of building is
required. As the square footage of the building is 58,854 square feet,
295 parking stalls are required (58,854/200). The applicant has
provided 309 parking stalls. Per 17.55.120 B, 8 ADA stalls must be
provided, the applicant is providing 9 ADA stalls. Therefore, the
proposal complies with parking requirements.

Outdoor Lighting Standards

Per 17.56.060 A the maximum height for parking lot lights is 17’
above grade. The applicant shall confirm all parking lot lights are 17’
or shorter.

Site Plan Reviews

Per 17.100.040, all development proposals on sites larger than five
acres shall submit a master site plan application. The Market Place at
Town Center did receive a Master Site Plan, which created the 6.665-
acre lot in which this development is proposed, therefore, the
application complies with this section.

Per 17.100.050, the entire parcel shall be built upon or landscaped,
and screening shall be provided for any commercial lot that abuts a
residential or agricultural use. This section also requires access onto
public rights-of-ways and off-street truck loading locations. The
applicant’s proposal does build, landscape, or pave the entire site,
does not abut a residential or agricultural use, provides adequate
truck loading locations, and provides approved access onto both
Eagle Mountain Boulevard and Pony Express Parkway, therefore, the
application complies with this section.

Development Agreement Building Standards
Per paragraph 10 of the Market Place at Eagle Mountain
Development Agreement "Building Layout and Architecture.
Architectural theming (Materials, colors, detailing, style) of
commercial buildings shall be consistent throughout the project.
Developer agrees, as much as possible, to locate buildings near the
minimum front setback line, with pedestrian access leading to the
primary entrance and landscaping between the building and the
street. Building Elevations shall comply with EMMC Chapter 17.72



by adding Hardie board accents, architectural detailing, building
materials mixtures and additional vertical articulation/modulation."
By complying with the following provisions the proposal will be in
compliance with this section.

17.100.060 Architectural Requirements: The following are
architectural requirements of EMMC 17.100:

17.100.060 A requires that all mechanical equipment be
located or screened so as to not be visible from any public or
private streets. The proposed building locates mechanical
equipment on the roof, in a location that is screened from view
of the ground, therefore, the proposal complies with this
provision.
17.100.060 B states “windows are encouraged as accents and
trim.” The proposed elevations provide windows on the south
elevation and the south-east corner of the building, and over
the entrance on the west elevation. It is up to the Planning
Commission to determine if the provided elevations comply
with this portion of code.
17.100.060 C requires building lighting to be fully shielded
and directed downward so that the light source is not visible
from beyond the property where the structure is located, and
that lighting complies with dark sky standards in 17.56. All
proposed lighting is full cut-off and dark sky compliant. The
proposal is for 70,356 lumens per acre, this is well under the
maximum of 100,000 lumens per acre. While there is some
light trespass off the lot, it goes onto adjacent commercial lots
in the same Master Site Plan. Staff feels this is acceptable to
maintain uniformity in parking lot lighting. It is the opinion of
staff that the proposal complies with 17.100.060 C.
17.100.060 D requires trash enclosures, storage, areas, and
external structures to be comparable to the proposed building
and surrounding areas and oriented away from the public views
and encourages the consolidation of trash areas and the use of
modern disposal and recycle techniques. The proposed
building has a trash compactor that is located inside the store;
thus, the proposal complies with this section of code.
17.100.060 F – J requires that plans comply with city code
regulating landscaping, parking lot lighting, enclosed uses, and
nuisances. This proposal is in compliance with these
provisions.



Commercial Design Standards

17.100.060 E requires “Buildings shall be finished with high-quality
materials. Building elevations shall be submitted that indicated all
colors, styles and materials.” The applicant has provided color
elevations to staff that include all colors, styles, and materials. The
applicant complies with this requirement, however, the plans shall be
updated as necessary to comply with the standards of 17.72 (noted
below).

17.72.030 A requires buildings to be located at or near the front
setback line. The proposed Macey’s is not near the front setback line,
however, as the master site plan has been designed with “pad”
buildings next to the road, it is appropriate to have the grocery store
located off of the road behind a parking lot which is in compliance
with 17.72.030 B.

17.72.040 A requires that commercial buildings should be similar in
style as significant adjacent buildings. All facades of commercial
structures shall be designed with consistent architectural style, detail,
and trim features as the primary façade. It is worth noting that the
proposed elevations vary significantly in color, appearance and
material from the “Shops at City Center  the commercial development
located across Eagle Mountain Boulevard from this development
(south). During the original approvals of the Master Site Plan and
Development Agreement these elevations were considered and the
City Council approved pad site elevations at August 18th 2020
(attachment #4). As 17.72.040 A requires that all buildings in the
project have similar styles, the colors, details, and materials from the
approved Pad Site elevations shall be incorporated into the Macey's
elevations. Staff  believes elevations should be updated to use similar
materials, and design elements as the Pad site buildings and the
Shops at City Center. At a minimum elevations shall be updated to
comply with the August 18th condition of approval 3 which states:
"The building elevations shall be revised to comply with EMMC
17.72 by adding wood or Hardie board accents, architectural
detailing, building materials mixture, and additional vertical
articulation/modulation"  (Attachment #1 Elevations includes two
sets of elevations, the first page being the Shops at City Center across
the road, and the second page being the proposed elevations for
Macey's at Market Place)

Per 17.72.040 B the main entrance of a structure should orient to



major sidewalks, pedestrian ways, plazas, courtyards, or other public
spaces. The entrance shall also be clearly identifiable and consist of a
sheltering element such a porch, stoop, awning, arcade, or portico.
 The proposed development orients toward the main parking lot,
including pedestrian pathways through the parking lot and has clearly
identifiable entries. It is the opinion of staff that this proposal
complies with 17.72.040 B.

Per 17.72.040 C states “The primary roof form of a structure should
help reduce the perceived scale of the building. All commercial
buildings shall contain either sloping roofs with overhanging eaves,
or a decorative parapet and multiple roof planes and heights.
Decorative cornices and roof projections such as cupolas or towers
are also encouraged.” It is the opinion of staff that the South and East
Elevations comply with this standard, however, the North and West
elevations should be amended to contain different roof planes.

17.72.040 D states “…Buildings shall include façade modulation
(stepping portions of the façade), horizontal and vertical divisions
(textures or materials), window patterns, offsets, recesses,
projections, varied front setbacks or staggered and jogged until
planes within the same structure, and other techniques…to avoid
large, featureless and/or panelized surfaces on commercial buildings.
Large uninterrupted expenses of abuilding wall are prohibited.”  The
South Elevation complies with these standards, however, additional
articulation is required for the North, West, and East elevations.

17.72.040 E states “Commercial buildings shall incorporate a
majority of the following architectural details: reveals, canopies,
awnings, popouts, columns, decorative trim and moldings,
architectural lighting, ornamental cornices, decorative masonry
pattern, decorative doors and windows, exposed timbers and trellis
structures. All sides of a building shall include the chosen details.”
The Macey’s elevations include awnings, columns, architectural
lighting, and decorative doors/windows, thus providing four of the 12
elements. An additional three architectural features shall be added to
all four sides of the structure to come into compliance.

Per 17.72.040 F states "Buildings should incorporate materials used
throughout the city and be similar in character and architectural
theme as significant neighboring structures. All commercial buildings
shall avoid large, panelized products or featureless surfaces.
Commercial buildings shall utilize an appropriate mixture of building



materials on all sides, including brick, rock, fiber/cement siding,
wood, glass, stucco, and colored architectural CMU. Stucco may not
be used on more than 50 percent of a building. Metal, plain CMU, or
other materials deemed appropriate by the Planning Commission and
City Council may be used as accents only.” The North and West
elevations feature large, panelized sections. Additional features shall
be added to the north, west, and east elevations.

17.72.040 G states “Buildings should not be restricted to using desert
landscape colors, such as beige, tan, greys, brown etc. A wide palette
of colors is recommended." The proposed elevations use desert
landscape colors of tans and browns with some red. Staff
recommends the elevations be updated to use similar colors and
materials as the Shops at City Center, located across Eagle Mountain
Boulevard.

17.72.040 I requires lighting to be shielded and directed downward to
prevent light glare. The proposed elevations use dark sky lighting and
direct lighting downward in compliance with this section.

17.72.040 K requires mechanical equipment to be screened so as to
not be visible from public or private streets. The proposal places
mechanical equipment on the roof and it is not visible from the
ground, therefore, complying with this provision.

CC Zone Development Standards
Per 17.35.040 developments in the CC (Community Commercial)
zone have the following development standards:

Maximum Height of 50'
Front Setbacks of between 10 and 25'
Rear Setbacks of 20'
No Side Setbacks

The building height is under 50' and the project largely complies with
setback standards, while the front setbacks are further than the
maximum front setback, the site has been master planned with pad
sites that meet this setback requirement, thus the project complies
with 17.35.040.

REQUIRED FINDINGS:
Site plan approvals are based upon compliance with City Code
requirements and requirements of any applicable development
agreements. The approval criteria for a site plan can be found in



EMMC 17.100. The Marketplace at Eagle Mountain Town Center
development agreement should also be considered when reviewing
this application.

RECOMMENDATION:
We recommend the Planning Commission make a motion to
recommend approval of the application to the City Council, for the
reasons set forth in the staff report and in the meeting, with the
following conditions:
 

1. Additional windows be added to the elevations in compliance
with 17.100.060 B.

2. All parking lot lights shall be no more than 17' in height from
grade.

3. Elevations shall be updated to use similar materials, and design
elements as the approved Pad site elevations and the Shops at
City Center.

4. North and West elevations should be amended to contain
varied roof planes.

5. Additional articulation and material variation shall be provided
for the north, west, and east elevations.

6. An additional three architectural detail features shall be used
on all four sides of the structure.

ATTACHMENTS:
 Attachment #1 Elevations
 Attachment #2 Photometric Plan
 Attachment #3 Site Plan
 Attachment #4 Pad Site Approval

 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/859170/Attachment__1_Elevations.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/859168/2021_0308-_SITE_PHOTOMETRICS_-_Macey_s_at_Marketplace.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/860328/Attachment__3_Site_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/862094/Attachment__4_Pad_Site_Approval.pdf
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No. 7877350-2202

RYAN C.

VAN VOAST

01/14/21

FIXTURE TYPE QUANTITY LUMENS/HEAD TOTAL LUMENS
W1 25 600 15,000
W4 9 4,200 37,800
ST1 - 3 HEADS 2 (3) @ 12,309 73,854

ST2 - 4 HEADS 1
(3) @ 12,309      (1)

@ 12,613 49,540

ST3 - SINGLE HEAD 1 (1) @ 12,613 12,613

ST4 - 2 HEADS 2
(1) @ 12,613       (1)

@ 12,309 24,922
ST5 - 2 HEADS 5 (2) @ 12,309 123,090

ST6 - SINGLE HEAD 2 (2) @ 12,309 24,618

TOTALS 45 336,819

TOTAL ACRES 6.25 ACRES / TOTAL LUMENS 70,035.68/ACRE

PARKING LOT CALCS
AVERAGE 1.4 FC

MAXIMUM 8.0 FC
MINIMUM 0.1 FC

MAX/MIN 80.0:1

AVG/MIN 14.0:1

LIGHT TRESPASS CALCS
AVERAGE 0.2 FC

MAXIMUM 2.7 FC
MINIMUM 0.0 FC

MAX/MIN N/A

AVG/MIN N/A
NOTE: AREAS WHERE SMALL AMOUNTS OF LIGHT
TRESSPASS ARE SHOWN WILL SHARE COMMON
PARKING AREAS WITH FUTURE COMMERICIAL
BUILD-OUTS AND ADDITIONAL PARKING
LIGHTING.
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ACTION ITEM:
Yes

PUBLIC HEARING:
Yes

PREPARED BY:
Pete Kane, Planning

BACKGROUND:
 
This request for rezoning and a General Plan amendment to the
Future Land Use Map is in regards to the Sweetwater Industrial Park
area in the southern part of the city. The property is located west of
Pony Express Parkway and south of Tiffany Lane. The request
applies to 126.61 acres of land within the Sweetwater Industrial Park
area. The subject property was land that was included in the Eagle
Mountain Properties Master Development Agreement, however, that
agreement has since expired. The subject property was designated as
"Industrial" in that master development plan in its entirety.
 
The applicant previously sought to rezone the subject property by
applying the Sweetwater Industrial Overlay Zone over a majority of
it back in the summer of 2020. Just prior to that rezone application,
the City adopted EMMC 17.37 Business Park Zones which
established the LMD (Light Manufacturing / Distribution), MEC
(Medical / Educational Campus), and OP (Office Professional) zones.
On July 21, the City Council approved the LMD (Light
Manufacturing / Distribution) and the Sweetwater Industrial Overlay
zones on Lot 1, but tabled the remainder of the request to allow the
applicant to review the new LMD zoning code and consider it for use
within the industrial park.
 
The rezone request seeks the following zoning on the 126.61 acres of
land:

About 50.14 acres to Industrial with the Sweetwater Industrial
Overlay
About 34.6 acres to CC, and
About 41.87 acres to LMD.

EAGLE MOUNTAIN CITY
PLANNING COMMISSION MEETING

MARCH 23, 2021

TITLE: PUBLIC HEARING - Sweetwater Industrial Park (Rezone & General
Plan Amendment)

ITEM TYPE: General Plan Amendment and Rezone

APPLICANT: Tiffany Walden / Scot Hazard



 
The General Plan Amendment seeks to amend the Future Land Use:

Current - about 104.36 acres of "Business Park / Light
Industry" and about 22.25 acres of "Neighborhood Residential
One"
Proposed - about 92.41 acres of "Business Park / Light
Industry" and about 34.1 acres of "Community Commercial."

ITEMS FOR CONSIDERATION:
GENERAL PLAN COMPLIANCE
A majority of the subject property is designated as "Business Park /
Light Industry" (104.36 acres) with the western most 22.25 acres
designated for "Neighborhood Residential One." The applicant is
seeking to amend a portion of the "Business Park / Light Industry"
area to "Community Commercial" and change the "Neighborhood
Residential One" to a mix of "Community Commercial" and
"Business Park / Light Industry."
 
The General Plan states that Business Park / Light Industry is "
[m]odern light industrial uses that provide attractive environments for
jobs and are compatible with nearby neighborhoods. Light industrial
business and technology parks, food processing and wholesaling,
advanced manufacturing, and research and development facilities in
attractive low impact environment. Employment and economic
development opportunities. Range of scales for offices and
production and supporting retail for office and surrounding
neighborhoods. Job centers to accommodate a wide range of
production and distribution activities. Higher intensity industrial will
be buffered from other uses with blue/green infrastructure."
 
The General Plan states that Community Commercial is "[s]mall to
medium sized commercial clusters with a variety of office, retail, and
professional services. Residential units may be an accessory use to
any of these types of commercial development, but may not be a
stand-alone development in these areas. Located near or along major
transportation hubs and/or corridors. Serves up to 2.5 mile
radius/network."
 
The Future Land Use Map calls for "Business Park / Light Industry"
to the west and east, "Civic Uses / Schools" to the south,
"Neighborhood Residential One" to the west and north, as well as



"Community Commercial" to the north. The request to add
"Community Commercial" along the Tiffany Lane and Pony Express
Parkway frontages will provide a buffer between the business
park/industrial proposed area and surrounding residential future uses.
 
The requested land use changes are in line with the requested zoning
districts on the property.
 
REZONE
The property was zoned Industrial in the Eagle Mountain Properties
Master Development Plan. The master development agreement for
that project has expired, which means any vesting of specific uses for
the property is also expired, since the uses were defined as part of the
master development agreement. Staff recommends rezoning the
property in order to bring it into compliance with the General Plan
and establish clear direction for development on the property.
 
The applicant has requested three types of zoning on the property:

About 50.14 acres to Industrial with the Sweetwater Industrial
Overlay
About 34.6 acres to CC, and
About 41.87 acres to LMD.

 
The Industrial Zone (per EMMC 17.40) is intended to "provide for
industrial opportunities which are reasonably separated from
residential development and other incompatible land uses." Based on
the rezone exhibit, this zone would be separated from the proposed
CC (commercial) zone by the LMD (Light Manufacturing /
Distribution) zone. The Industrial Zone allows for a number of
traditional industrial uses such as industrial parks/warehouses, office
buildings, and research and development uses. It also provides for a
list of conditional uses that require approval of a conditional use
permit by the Planning Commission such as gas stations, automobile
repair shops, commercial/industrial laundries, recycling facilities, and
moving/storage facilities. A large majority of the uses that are
permitted or conditional in the Industrial Zone are now permitted or
special uses in the LMD Zone. We recommend that the area proposed
for Industrial Zoning be approved for LMD Zoning instead, as that
zone appears to provide for similar uses without the need for a
conditional use approval process. 
 
The proposal requests applying the Sweetwater Industrial Overlay



Zone (SIOZ) on the Industrial Zone area. The SIOZ (per EMMC
17.53) is intended to "to provide for and allow industrial and business
opportunities that will provide a buffer zone between the wastewater
treatment facility and higher end businesses and industrial uses." The
city's wastewater treatment facility is located adjacent to this
proposed zone. The SIOZ modifies the permitted and conditional
uses of the underlying zoning (in this case the Industrial Zone),
requires the setbacks of the underlying zoning, and amends the
underlying zoning development standards (such as requiring
compliance with the City's commercial design standards except that
metal may be used as a primary exterior building material, the front
parking lots and driveways must be asphalt but rear parking areas
may be gravel). The approval of the SIOZ for Lot 1 included quite a
few changes to the permitted and conditional uses, and it was clearly
noted that the SIOZ zone is outdated and either needs to be removed
or updated. Staff recommends that the property be approved with the
LMD zoning without the Sweetwater Overlay Zone, and that the
Commission and Council consider possible future amendments to the
site and design standards involving metal buildings, pavement, etc. 
 
The CC zone is a commercial zone (per EMMC 17.35) "provides
areas of commercial retail, office, and services, located near
transportation hubs and major intersections and designed to buffer
neighboring residential areas." The proposed location of this zone
would create a buffer between the proposed LMD zone and the
residential uses to the north, west, and northeast. It would also
expand the intended "Community Commercial" area directly to the
north.
 
The LMD zone (per EMMC 17.37) "is for limited retail, research,
office, light manufacturing, and warehouse uses. This zone would
allow medium distribution centers, light manufacturing, research labs
not producing hazardous waste, warehouses with small office areas
in the front of the building and outside machinery and product
storage attached to a business. These buildings will be required to
have professional looking exteriors with landscaping, parking out
front with docks and screened storage yards in the back. These types
of businesses will be located near major collectors, arterial roads and
highways. This zone is generally most appropriate in areas
designated as Business Park/Light Industry on the city’s future land
use map, but it may also be considered for approval in other areas at
the discretion of the approval authority, depending on the



surrounding land uses and other circumstances."
 
ROAD NETWORK
The City's Transportation Master Plan includes a number of primary
roads which will service the subject property:

Tiffany Lane (running along the northern property edge) is a
major arterial
Pony Express Parkway (running along the eastern property
edge) is a minor arterial
1020 E (running north-south through the center and along the
western edge of the property) is a collector

 
While the exhibits show the other interior roads within the project to
be 77-feet wide, they would not need to be built to the collector road
standards and instead are proposed at this width to better serve large
vehicles and turning into/out of the properties.
 
REZONE APPROVAL CRITERIA (EMMC 17.90.060)
The following are the approval criteria in the City Code in relation to
rezone applications:
 
(A) Compliance with General Plan.
The requested zones are consistent with the land uses shown on the
general plan’s future land use and transportation corridor map, and
comply with the policies and provisions of the city general plan.
 
(B) Compatibility Determination.
The proposed uses and densities will be reasonably compatible with
adjacent land uses and the pattern of proposed uses and densities will
appropriately buffer potentially incompatible uses from others based
on the assumption that the proposed uses and densities will comply
with this title, including the performance standards designed to help
ensure land compatibility.
 
(C) City Services.
The proposed use can be accommodated with public services and will
not overburden the city’s service capacity.
 
(D) Traffic Generation.
Traffic generation by the proposed use is within capabilities of streets
serving the property.
 



E) Property Values.
The proposed use is not expected to have a significant negative
impact on surrounding property values.
 
EMMC 17.90.070 states that "In order to ensure that future
development is compatible with surrounding neighborhoods, and to
provide notice to property owners of limitations and requirements for
development of property, conditions may be attached to any rezone
application approval which restrict or specifically designate the land
uses, dwelling unit density, building square footage, lot sizes, or
height of structures."

REQUIRED FINDINGS:
Rezone applications are based upon compliance with City Code
requirements and requirements of any applicable development
agreements. The approval criteria for a rezone application can be
found in EMMC 17.90.060.
 
Amendments to the General Plan are legislative actions and do not
require approval based upon findings of facts. The Council should
consider the health, safety, and welfare of the community.

RECOMMENDATION:
We recommend the Planning Commission make a motion to
recommend approval of the proposed general plan amendment to the
City Council for the reasons set forth in the staff report and in the
meeting.
 
We recommend the Planning Commission make a motion to
recommend approval of the proposed rezone application to the City
Council, rezoning approximately 92 acres to the LMD zone and
approximately 35 acres to the Commercial Community zone, for the
reasons set forth in the staff report and in the meeting.

ATTACHMENTS:
 General Plan Amendment Exhibit
 Rezone Exhibit
 City Council Meeting Minutes - July 21, 2020
 General Plan Future Land Use and Transportation Map

 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/858939/2021_0315_-_GP_Amendment_exhibit_-_Sweetwater_Industrial_Park.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/858940/2021_0315_-_Rezone_Exhibit_revised_-_Sweetwater_Industrial_Park.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/855305/CC_07-21-2020.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/855959/General_Plan_Wall_Map_-_2-2020.pdf
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EAGN,E N4OUNTANNI
CïTY COLINICIL À/IEETING h4]INIUTES

EAGTE July 21,2020,4:00 p.m.
Eagle Mountain City Council Chambers
1650 East Stagecoach Run, Eagle Mountain, Utah 84005

4:00 P.M. lryORK SESSION - nL MEETING VIA LIF'ESIZE

ELECTED OFFICIALS PRESENT ELECTRONICALLY: Mayor Tom Westmoreland,
Councilmembers Donna Burnham, Melissa Clark, Colby Curtis, Jared Gray, and Carolyn Love.

CITY STAFF PRESENT ELECTRONICALLY: Ifo Pili, City Administrator; Paul Jerome,
Assistant City AdministratorÆinance Director; Steve Mumford, Assisknt City
Administrator/Communiry Development Director; Pete Kane, Long-Range Planning Manager;
Jessa Porter, Planner; Fionnuala Kofoed, Ciff Recorde4Elizabeth Fewkes, Recording Secretary;
Chris Trusty, City Engineer; Aaron Sanborn, Economic Development Director; Jeremy Cook, City
Attorney; Brad Hickman, Parks and Recreation Director; Zac Hilton, Streets and Storm Drain
Manager; Jeff Weber, Fleet and Facilities Operations Director; Linda Peterson, Communications
Director; and Angela Valenzuela, Human Resource Manager.

I. CruY ADMINIS'IRA'TOR INF-ORMATTON TI.EMS

Mayor Westmoreland called the work session to order at 4:05 p.m.

2" AGENDA REVIE\I/

9. BOND REI,EASES

9.4. Evans Ranch Plat F-l - Out of V/arranty

Councilmember Curtis stated the landscaping along Golden Eagle Road has not been completed
and verified the landscaping is included in a separate bond.

Ciff Engineer Chris Trusty stated staff was aware of the uncompleted landscaping.

Councilmember Clark verified the sidewalk damage repairs in this a¡ea have been completed.

12. ORDINANCËSÆUBLIC I:II]ARINGS

12"A" OR.DINANCE/PI.JIILIC HEARING - An Orclinance o1'liagle Mountain
Clity, Utah, Approving the First Amendment to the Fiscal Year 2020-2021
Budget.

Assistant Administrator/Finance Director Paul Jerome presented the item. The General Fund
increases include $35,000 for human resources management software, which will lead to an overall
reduction in spending due to automating human resources processes and payroll restructuring. The

MOTJNTAIN
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original budget included $30,000 for a partial year of the Accela Land Management software; the
increase of $20,000 covers the full annual expense and user licenses and represents a timing
reallocation of funds rather than an increase in the overall budget resulting in implementation
savings.

The Enterprise Fund increases represent transfers from the Impact Fee Funds to the Enterprise
Funds in the amount of $3,000,000 for a sewer plant expansion, $4,000,000 for the water/sewer
building, and $13,000,000 Central Water Project (CWP) advance water share purchase. The sewer
project will be funded through already budgeted impact fees and the budgeted amount includes
inftastructure expansion and employee salaries. The City receives a 2.5 percent discount for
purchasing two future years' worth of water shares in advance resulting in a $500,000 savings,
which is a greater value than the interest the money would earn if retained in the water fund until
needed. The CWP water shares are funded through developer advanced water rights purchases.

12.ts" ORDINANCE/PIJBLIC HIJARING * An Ordinance of Eagle Mountain
City, tJtah, Rez<lning the Marketplace at Eagle Mountain Town Center
Property to a Mix of Comrnerciai Cornmunity, MFl, and MF2.

Assistant Administrator/Community Development Director Steve Mumford presented the item.
The proposed project is located on approximately 39 acres at the northwest corner of Pony Express
Parkway and Eagle Mountain Boulevard, and the property was zoned Commercial C-2 inthe Eagle
Mountain Properties Master Development Plan. The original master development agreement and
the vesting of specific uses have expired.

The applicant has submitted a Íezorre request for the Commercial Community, Multifamily 1

(MFl), and Multifamily 2 (MF2) zones. The request considered by the Planning Commission on
June 9, 2020 was to rezone the property to Commercial Community and MF2. The applicant has
modified the proposal to change approximately 4.4 acres of the multifamily area to MFl" The
concept master site plan includes a road connection on Raven Way and reduces the size of the
multi-family areas from 11 acres to 9 acres.

Mr. Mumford stated that staff is drafting an open space zone, which may be appropriate for some
of the Ciff-owned areas in this project" The City-owned, stormwater retention area has been
designed and intended for water runoff retention from the srurounding areas.

City Engineer Chris Trusff stated he understood the land had been dedicated to the City for that
purpose prior to his tenure with the City. Mr" Mumford explained the area has always been
intended for water retention, rather than park space.

Councilmember Gray expressed concems regarding the detention area counting as open space,
City compensation for providing water retention for the properties, and the ownership and
maintenance of the stormwater parcel.

Mr. Mumford expressed favor for allowing the property to be used for water retention and said it
will be beneficial to the City, as the area had been designed to retain the water for multiple
developments and the City did not expect compensation from the developer. He explained the
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developer will not receive open space credit for improvement of the land or compensation from
the City for the property.

Councilmember Gray expressed concern that the City was providing a service to the developer
without compensation, due to developers usually being responsible to provide water retention for
their properties.

City R.ecorder Fionnuala Kofoed explained the area had been deeded to the City when the Eagle
Park subdivision was recorded. Mr" Mumford clarified all of the properties benefitting from the
stormwater parcel were originally owned by the same landowner/developer, and the land had been
deeded to the City to serve as water retention for all of the original landowner's surrounding
properties; thus, no additional compensation was necessary.

Ms" Kofoed explained the developer planned for a commercial development with a grocery store
anchor to begin construction in 1998; although the development has been significantly delayed,
the intent and purpose for the land, including the drainage, has not changed.

Mr. Mumford resumed his presentation of the item. The General Plan land use designation is
Community Commercial, and the requested zones are consistent with this designation. The
proposed use is reasonably compatible with adjacent land uses, can be accommodated with public
services, will not overburden the City's service capacity, and is not expected to have a significant
negative impact on suffounding property values. The traffic generated by the proposed use is
within the capabilities of the streets serving the property.

For informational and comparative purposes, Mr. Mumford presented examples of other multi-
family communities within the Ciff. V/illow Springs contains 300 units on 17 "2 acres with a
density of 17 units per acre, The Cove at Rock Creek contains 84 units on 6 acres with a density
of 14 units per acre, Village at Porter's Crossing contains 94 units on 6 acres with a density of 15

units per acre, Trailhead Townhomes contains 65 units on 5.15 acres with a density of 12.5 units
per acre, and Evans Ranch Townhomes contains 110 units on9.2 acres with a density of 12 units
per acre.

During the public hearing at the Planning Commission meeting on June 9, 202CI, residents
expressed concerns regarding the development of multifamily housing in the area increasing traffic
but were in favor of the commercial development. The Planning Commission expressed concerns
related to the proposed density of the multifamily area and a desire to connect a road to the
neighborhood to the northwest and discussed whether a multifamily area would be feasible for
commercial use in the future. The Planning Commission voted 4 to 0 (one Commissioner was
absent from the meeting) to recommend approval to the City Couneil to rezone the entire project
to Community Commercial.

Mr. Mumford stated the City Council could make the rezone approval contingent upon the
approval of a development agreement including specific density limitations and timing
requirements of the development of the anchor grocery store prior to the residential development.
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Applicant representative Bill Gaskill stated his willingness to delay the residential development
until after the opening ofthe anchor grocery store. He expressed concem that the approval process
will prevent the grocery store from beginning construction as soon as desired and stated he would
like to begin the commercial development as soon as possible. He said the originally proposed
residential densiry for the project was 12"2 townhome units per acre with approximately 115 total
units. Discussions during the previous meeting caused him to reevaluate the design. He moved the
retention pond to improve road connectivity and maximize the developable coÍrmercial acreage;
however, the area behind the grocery store is not viable for commercial development. He included
the maximum density count available in accordance with the densþ standards allowed per the
new residential MFl and MF2 zones; however, he plans to develop townhomes and not utilize the
maximum allowable density.

Councilmember Curtis requested clarification regarding the total desired density and purpose for
requesting the MF2 zone, as tor¡rnhomes are permitted in MFl.

Mr. Gaskill explained the MFl zone permits up to 10 units per acre and the MF2 zone permits up
to 20 units per acre. He estimates a density of 14 to 15 units per acre for the project.

Councilmember Curtis expressed concern regarding allowing high-density housing without
knowing specifics regarding unit counts and stated his disfavor for high-density townhome
projects.

Mr. Gaskill explained he had not included a site plan due to the residential project being delayed
until the construction of the grocery store and the potential need for a redesign due to changes in
project needs or design trends. He expressed a willingness to delay the approval of the number of
units until site plan approval.

Councilmember Curtis stated his preference to rezone the entire area to Community Commercial
with the possibility of rezoning a portion of the property to a residential zone in the future, once
the density and site plan are available. This preference is due to the fact that the project has already
undergone a22-year delay, as well as previous issues with other unfinished commercial properties
in the City.

Councilmember Burnham requested information regarding the applicant's plan for lot size
buffering.

Mr. Gaskill said a masonry fence would be installed between the commercial and residential
developments and stated willingness to adhere to City buffering and setback requirements.

Councilmember Bumham discussed the possibility of allowing multifamily residential units in the
area as an appropriate use; however, she expressed hesitancy that permitting too much density in
the area may increase traffic; mechanisms should be included in the approval to limit density.

Mr. Gaskill expressed willingness to design the site plan following the unit density desired by the
Council.
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Councilmember Love stated favor for the commercial development, roads, and trails, but
expressed reluctance to approve the MF2 zone as she does not feel it is appropriate for the area"

Mr. Gaskill stated he believes the MF2 zone would be appropriate for the area per Municipal Code
standards and the Future tand Use Map designations.

Councilmember Clark requested stafÏ assistance to create a logal protection of City interest in
allowing mixed residential and commercial areas. She expressed favor to rezone the entire area to
Community Commercial to allow the commercial development to move forward and rezone a
portion of the property to residential once a site plan is available. She concurred with concems
regarding permitting the residential development to be completed before the commercial, due to
previous issues with past developments within the City.

City Attorney Jeremy Cook explained timing requirements that could be included in the
development agreement to condition the approval of the residential development upon the
completion of the commercial development.

Discussion ensued clariffing traffic patterns and the trail system within the development.

Councilmember Gray expressed concern that the road between the proposed MFl and IVIF2
residential developments, connecting Eagle Mountain Boulevard and Pony Express Parkway, will
be insufficient to support the commercial development, existing residents, and the maximum
allowed density of 130 units on 9 acres"

Mr. Mumford stated that the maximum allowable density is 134 units, and explained the applicant
added the road connecting Eagle Mountain Boulevard and Pony Express Parkway due to traffic
flow concerns expressed by the Planning Commission. He said he believes the road is planned to
be a 53-foot public right-oÊway. He explained the traffic redesign addressed concerns regarding
increasing through-traffic to existing neighborhoods. His preference is to install the road along
the stormwater parcel connecting Raven Way to the road between the MFI and MF2 residential
developments, as long as the multifamily units do not front on or have direct access to the potential
roadway.

Discussion ensued regarding traffic safety and parking concerns within the City near multifamily
housing, potential solutions to mitigate traffic safety concerns for this project, and the appropriate
number of units desired for the project.

Councilmember Clark expressed concern regarding buffering and hesitancy to rezone commercial
property to residential based upon curent City demographics. She does not want to forfeit future
commercial development due to the limited amount of commercial space available in this area of
the City"

Councilmember tove verified that traffic concems are typically addressed during a master site
plan approval and did not need to be resolved during the approval of a rezone application.
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Councilmember Gray clarified his purpose for noting road connectivity concems was due to the
potential traffic impact of the requested density and stated his preference for
condominium/apartment units with augmented open space over townhomes with minimal,
unimproved open space used as a buffer. Mr. Mumford stated the Council may request additional
open space or speciff open space improvement requirements within townhome developments.

Councilmember Burnham stated the adjacent subdivision included a trail and park system that was
not completed due to the developer's bankruptcy and suggested the completion of the trail system
could be counted towards open space credit for this project.

Councilmember Curtis stated due to residential tier system standards, the City has an abundance
8- and l2-unittownhomes, and a lack of twin home and fourplex units.

Mr. Gaskill stated he is limited by the depth of the property; due to recent market trends, the
grocery store will be smaller than expected and will not fully utilize the property depth. He stated
he is unaware of an effective manner to commercially develop the rear of the property, due to the
shape of the propeg and limited roadway frontage. He does not have suffrcient funds to fully
develop the property as commercial and desires to reach a compromise that allows him to develop
the entire property. He will be unable to move forward with the commercial development, should
the residential rezone be denied.

Councilmember Clark inquired if the property could include both single-family and multifamily
zoning with a timing requirement to ensure the completion of the commercial development.

Mr. Gaskill stated his willingness to adhere to a timing requirement for the commercial
development or opening of the grocery store, if the agreement was not subject to changes by a
future Council. Single-family units would be difficult to develop, due to financial and frontage
concerns. He requested the approval of density on the interior of the property and stated the shape
and size of the land parcels will not allow for the maximum MF2 density and expressed his
willingness to adopt creative solutions to address Council and community concerns.

Councilmember Curtis expressed concern that should the City Council approve the residential
Íezonq future amendments could negate the existing Council's conditions of approval. He
recommended approving a rezone to Community Commercial only, or approving a rezone to
commercial and residential uses with a condition that the residential area will be rezoned once the
commercial development is completed.

Mr. Cook recommended tabling the item to draft a development agreement that includes the
specific criteria and conditions desired by the City Council, such as density limits, road width
requirements, and trail connectivif; this is preferable to a timing requirement, which would not
address all of the Council's concerns. He stated future amendment requests can be denied,
regardless of what is approved at this juncture.

Discussion ensued regarding potential language to include in the development agreement and
possible housing types such as mixed-use or cottages.
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Councilmember Burnham stated residents in the area want a grocery store and advocated for a
compromise to mitigate resident and Council concerns with high-density housing, to permit the
project to move forward"

Mr. Mumford presented acreage statistical information regarding other commercial and high-
density housing areas for comparison and context to the proposed 29 acres of commercial
development forthis project; the commercial development in Saratoga Springs south of Crossroads
Boulevard and west Redwood Road is 22 acres, the commercial development in Saratoga Springs
north of Crossroads Boulevard and west of Redwood Road is 23 acres, and the commercial
development in Eagle Mountain north of Pony Express Parkway and east of Porter's Crossing
Farkway is 16 acres. He explained this project, due to its location, will not draw as much traffic
and patronage as the areas in Saratoga Springs.

12.C. ORDINANCE/PUBLIC I-IEARING - tui Orclinance of Eagle Mount¿in
City, Utah, Designating Certain Areas of the Sweetwater lndustrial Park
tInder the Sweetwater lndustri¿l Overlay Zone.

Mr. Mumford presented the item. The application requests the Sweetwater Industrial Overlay Zone
for the majority of the 2}I-acre property, excluding the portions along Pony Express Parkway and
Tiffany Lane. The Sweetwater Industrial Overlay Zone was created in 2015 as an alternative to an
applicant-proposed development agreement. The property had been previously zoned Industrial in
the Eagle Nlountain Properties Master Development Plan; that agreement and the accompanying
vesting for specific uses have expired. Most of the property is currently designated as Business
Park/Light Industry on the General Plan's Future Land Use Map, except for the northwestern area
that is designated Neighborhood Residential. The Sweetwater Industrial Overlay Zone contains a
separate land use table. The approval criteria for the overlay include compliance with the General
Plan, compatibility, City services, traffic generation, and property value considerations.

During the June 9,2020, Planning Commission meeting, the Commissioners expressed concems
regarding the area of the proposed overlay, permitted and conditional uses within the overlay, the
desire to rezone the area to the Light Manufacturing/Distribution (LMD) Zone, the applicant's
plan for commercial use on the north end of the project, the sunset clause on the rezone of the
overlay, the need to amend the overlay zone, and the desire to encourage businesses to develop in
this area of the City. Mr. Mumford explained the LMD Zone was approved in June. The Planning
Commission recommended approval with a vote of 4 to 0 (a Commissioner was absent from the
meeting) of the Sweetwater Industrial Overly Zone on lot l, lot 2, the 32.32-aare development
area, the 10.28-acre development area, and the 2.67-acre development area.

Mr. Mumford expressed concern regarding the possibility to rezone the property to the LIVÍD Zone
because the desired use for the property is currently a prohibited use in the LMD Zone until
standards are created; as a result, an LMD rezone for the property will delay development. He
suggested options to rezone the application that will permit the project to move forward without
additional delays and verified staff recommendations for the City Council to approve the
Sweetwater Industrial Zone overlay for Lot I of the project.
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Councilmember Curtis inquired if the City Council could rezone the property to the LMD Zone
and approve satellite communications as a permitted use.

Mr. Cook recommended granting the overlay zone for Lot I and approving the LMD rezone for
the remainder of the property at a future meeting, after Municipal Code standards have been
updated to include the zone, if amenable to the applicant. Mr. Cook expressed concern regarding
approving a zoîe not requested in an application due to public notification requirements and
potential resident concerns.

Councilmember Love expressed concerns regarding aesthetics of metal buildings and advocated
for higher industrial design standards than those allowed in the Sweetwater Industrial Overlay
Zone.

Councilmember Curtis concurred with Councilmember Love regarding the reduced standards
permitted in the Sweetwater Industrial Overlay Zone. He asked what the zone designation of the
remainder of the property would be, should the Council only approve the overlay for Lot l. Mr.
Cook stated the City could determine to rezone the property to the LMD Zone at a future meeting;
the master development plan with zoning has expired.

Mr. Mumford noted the options presented by the Councikirembers have not been discussed with
the applicant, who has not had the opportunity to review the newly created LMD Zone.

Applicant representative Scot Hazard stated as the LMD Zone is not currently available on the
Cif website, he has been unable to review the permitted uses to determine if the zone would meet
his needs or be desirable. He said the property is located next to a se\ryer treatment plant that is
unlikely to be relocated or attract higher standard uses due to the accompanying odors. He
explained the request for the Sweetwater Industrial'Overlay Zone is due to the desire for the
reduced standards and increasing those standards to prohibit metal buildings would be cost
preventative for the project" He stated LBiSat has a sensitive timeline due to contractual deadlines
and a delay in approval could cancel the project. From a developer's viewpoint, unclear uses and
standards place impediments to City development, and the area is not likely to attract high-end
users. He stated his willingness to condition the rezone to the site plan approval.

Discussion ensued regarding desired design standards and aesthetics of metal buildings.

Mr. Hazard noted that City standards permit metal outbuildings in residential areas and expressed
confusion that similar structures may be prohibited in industrial areas.

Councilmember Love clarified she does not have concerns regarding the elevations for LBiSat,
but is concemed the area may attracting only metal building developments.

Councilmember Curtis clarified he approves of the Sweetwater Industrial Overlay Zone for this
project; however, he has concerns regarding approving the overlay for the entire area.
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Mr. Hazard stated he desires zoning with reduced standards for all of the property, except the areas
fronting along major roadways; these areas will provide buffering and screening for the interior
industrial uses.

12.D" ORDINANCE/PIJBLIC HBARINCi - An Ordinance of Eagle Mountairr
City, [Jtah, Amending the Eagle Mountain Municipa.l Code Chapter t6.50
Lot [,ine Adjustments and Chapter 16.55 Plat Amendments.

Mr. Mumford presented the item and explained the minor amendments to Municipal Code include
a requirement to provide a Mylar and permit staff to approve minor lot line adjustments to simplify
the process and save time. He stated the requirement will only slightly increase the cost to
applicants while being of great benefit to staff and the City.

13. MOTION

13.4. MAS'|ËR SI'|E l']l,AN AND PRELIMINARY PLAI' -- Sweetwater
lndustrial Park

Mr. Mumford stated this item is the master site plan and preliminary plat for the Sweetwater
Industrial Park project presented with the overlay rezone request. He explained that Municipal
Code allows for an industrial preliminary plat to serve as master site plans and allows staff to
approve final plats. The Planning Commission and City Council will still approve the site plans
for each lot. The Planning Commission recommended approval 4 to 1 and the nay vote was due to
concerns regarding the removal of landscaping medians along the major roadways.

Councilmember Curtis inquired regarding potential ramifications should the City Council approve
the master site plan and deny the Sweetwater Industrial Overlay rezone. Mr. Cook clarified the
master site plan is not contingent upon the rezone.

Councilmember Gray stated less-desirable uses, discussed during the rezone application, vary from
one person to another. Discussion ensued regarding less-desirable uses.

Councilmember Curtis reiterated his concerns regarding the Sweetwater Industrial Overlay Zone.

14. MOTION

14.4. SIIE PLAN - LBISat

Mr. Mumford presented the item for a proposed satellite communication facility located on l0
acres in the Sweetwater Industrial Park with the intention of being under the Sweetwater Industrial
Overlay Zone, which includes communication facilities and towers as a permitted use. The final
approval of this site plan is contingent upon the approval of the rezone. The applicant provided
revised renderings with the addition of colored banding and windows to address concems
expressed by the Planning Commission and no outdoor storage requiring screening was planned
for the site. He explained that the industrial zone includes commercial design standards that are
highly encouraged but not required.
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The Planning Commission recommended approval to the City Council with the following
conditions: the applicant shall submit a lighting plan that complies with the dark sky outdoor
lighting standards; the west side and the front of the building shall include more articulation and
an increased mixture of materials, the final site plan approval is contingent on the approval of the
Sweetwater Industrial Overlay Zonerezone, all signage will require a sign application and permit,
and the trash enclosure shall be screened from the public street and designed with the same
architectural materials as the building.

Councilmember Gray verified that the chain link fence met standards for industrial areas and
inquired if the roads adjacent to the property are considered major roadways that require increased
standards.

Mr. Mumford stated the City Council may require other fencing for screening pr{poses, otherwise
chain link without vinyl slats is permitted. The City is installing a collector road along the western
frontage; however, industrial areas have reduced fencing standards and the standards cited only
apply to residential areas.

Mayor Vy'estmoreland verified the style of fencing requested was due to security concerns.

Discussion ensued regarding fencing standards, proposed fencing standard updates, and fencing
requirement variance along major roadways in residential, commercial, and industrial areas.

Mr. Hazard explained the requested chain link fencing with barbed wire is due to security standard
requirements and other possible fencing materials to satisfr the security requirements is cost-
prohibitive.

3. ADJOI.JRN TO A CI,OSED EXECUTIVE SESSIO\I

No closed session was held. The meeting was adjourned at 6:36 p.m.

7:00 P.M. POLICY SESSION - CI'IY COUNCIL CHAMBITRS

ELECTED OFFICIALS PRESEI.{T ELECTRONICALLY: Mayor Tom Vy'estmoreland,
Councilmembers Donna Bumham, Melissa Clark, Colby Curtis,.Iared Gray, and Carolyn Love.

CITY STAFF PRESENT ËLECTROhIICALLY: Ifo Pili, City Administrator; Paul Jerome,
Assistant City Administrator/Finance Director; Steve Mumford, Assistant Ciry
Administrator/Community Development Director; Pete Kane, Long-Range Planning lVlanager;
Jessa Porter, Planner; Fionnuala Kofoed, City Recorder; Elizabeth Fewkes, Recording Secretary;
Chris Trusff, City Engineer; Aaron Sanbom, Economic Development Director; Jeremy Cook, City
Attomey; Brad Hickman, Parks and Recreation Director; Zac Hilton, Streets and Storm Drain
Manager; Jeff Weber, Fleet and Facilities Operations Director; Linda Peterson, Communications
Director; and Angela Valenzuela, Human Resource Manager.

4" CAI-T, TO ORDE,R
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Mayor Westmoreland called the meeting to order at 7:08 p.m.

5. PLHDGE O[ì ¡\I-LECIANCE

City Recorder F'ionnuala Kofoed led the Pledge of Allegiance

6. INFORMA'I'[ONITEMS/TIPCOMINGEVEN'I'S

a Eagle Mountain City will host a ftee firework display for the public on Friday, July 24,
2020" Fireworks will be launched near Wride Memorial Park" Parking is available at
Frontier Middle School, Cedar Valley High School, and Wride Park. Please do not park in
brush areas due to wildfire danger or on Pony Express Parkway. Please do not gather
outside of vehicles at the park. The display will start at 10:00 p.m. and last for 20 minutes.
Fireworks restrictions are in place in many areas of Eagle Mountain City. To access details
and the restrictions map, please visit the city website, news section.

The City offïces and library will be closed Friday, July 24,2020" in observance of the
Pioneer Day holiday.

The annual Eagle Mountain Resident Satisfaction Survey is available until July 31,2020
Take the survey via the link on the City website, home page banner.

Congratulations to Sydney Glass, Miss Eagle Mountain 2020; Olivia Huish, Eagle
Mountain's Outstanding Teen 2020; and Brenda Van Wagoner, Eagle Mountain Woman
of the Year.

To receive City notifications, including emergency info, news, events, and traffic alerts,
sign up at emcity.org/notiffme.

7,, PIJBI,IC COMMENTS

Mayor Tl'estmoreland opened public comment at 7:12 p.m.

Resident Zac Huish requested an alternative exit route and increased connectivity for the Sage
Valley neighborhood due to safety concems during emergencies and road closures. The previous
altemate route, Airport Road, is now a private road. He also asked for benches or other seating to
be installed at Sage Valley Park.

Councilmember Clark requested that staff research Airport Road being taken as a private road, as

she believed it had previously been maintained by the county and has been used for public use.

Councilmember Gray stated staff and the City Council are aware of the issues concerning Airport
Road and remedying concerns is a priority. He suggested a prescriptive easement may apply to
Airport Road to permit public access. He expressed appreciation for the use of parks by residents

a

a

a
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and requested that Parks and R.ecreation Director Brad Hickman explore options to fund the
installation of benches at Sage Valley Park.

Administrative Assistant/Community Director Steve Mumford stated Airport Road was ranked
last during the project idea stage with Mountainland Association of Govemments (MAG) and due
to the unlikelihood of the project being selected, it had not been included in the next funding
selection stage in order to give priority to and increase the likelihood of obtaining funding for the
expansion of Pony Express Parkway. The next round of MAG funding will be in a year and a half.
The City can explore other funding options to expedite the project if desired.

Discussion ensued regarding funding options and opportunities for Airport Road improvement.

Assistant Administrator/Finance Director Paul Jerome stated the ooregionally significant" factor
may reduce the likelihood of receiving MAG funding for Airport Road and impact fees may need
to be used to partially or fully fund projeots like Airport Road and Eagle Mountain Boulevard
installations or expansions.

Mayor Ll'estmoreland closed the public comment at 7:23 p.m.

8" CITY COLINCILIN4AYOR'S ITEMS

Councilmember Burnham
Councilmember Bumham thanked Mr. Huish for his comments and expressed appreciation for
resident participation.

Çquncilmember Çlark
Councilmember Clark expressed appreciation for Mr. Huish and thanked staff for their efforts
during challenging circumstances.

Councilmember Love
Councilmember Love encouraged Eagle Mountain residents to follow firework safety guidelines
to prevent fires and injury and to follow COVID-19 prevention and safety guidelines.

Councilmember Gray
Councilmember Gray thanked Mr. Huish for his email comments and public statement and
expressed his willingness to respond to resident concerns. He congratulated the rodeo pageant
participants, past and present, and other award winners and thanked first responders for their
efforts to keep residents safe.

Councilmember Curtis
Councilmember Curtis advocated for residents to employ kindness and courtesy in their
interactions, even when their opinion or beliefs differ regarding pandemic response and
prevention. He stated his appreciation of and desire for unity within the community.

Mayor V/estmoreland
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Mayor Vy'estmoreland expressed appreciation for the Councilmembers' comments and echoed the
desire for residents to treat each other with kindness. He recognized the United Fire Authority
(UFA) and the Utah County SherifPs Office for their involvement and leadership when responding
to fires in Eagle Mountain and surrounding areas. He appreciated UFA's ability to authorize air
support and to quickly acquire and deploy other resources.

CONSENT AGEND.{

9. BOND R]]I,EASI]S

10. CHANGþ] OITDERS

10.4. Digital Sign Change Order #1 - Yesco

1 I. MTNUI'ES

11.4. July 7,2020 - Appeals Board Meeting

11.8" JuIy 7,2020 - Regular City Council Meeting

MOTION: Councílmember Curtß moved to øpprove the consent agendø.
Councìlmember Clark seconded the motion. Those votíng øye: Donna
Burnham, Melßsa Clørk, Colby Curtís, Jared Grøy, ønd Cørolyn Love. The
motíon passed with ø unønímous vote.

SCHEDULED ITEMS

12. ORDINANCES/PIJBLIC HEARTNGS

12.4. ORDTNANCE/PUBLIC HEARING * An C)rdinance of Eagle Mountain City, Utah,
Approving the First Amendment to the Fiscal Year 2020-2021Budget.

Mr. Jerome reviewed the details presented during work session.

Councilmember Curtis requested clarification regarding the approval of the human resource
software budget amendment.

Mr. Jerome explained when the budget amendment was added to the agenda, he believed the
software contract was scheduled for this meeting. He was later informed the contract is still
undergoing legal review, which delayed the inclusion of the item on the agenda for this meeting.
Where the budget amount and basic terms of the contract are known by the City Council and staff
desires to move forward with the project due to the myriad benefits of the software to employees,
Mr. Jerome determined to retain the item in the budget amendment. He cited examples of the
inclusion of items in the overall budgeting process before the finalization of contracts.
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Ms. Kofoed explained the contract would usually not require Council approval since it was under
$40,000; however, the item was brought forward because it had not been budgeted. She stated the
contract does not need to return to the City Council for approval, but the Council may request to
see it, if desired.

Councilmember Curtis inquired regarding the term of the contract. City Attorney Jeremy Cook
verified the term of the contract is one year.

Mayor Il'estmoreland opened the public hearing at 7:42 p.m. No comments were submitted to the
City Recorder's Office and no public was in attendance to make commenL As there were no
comments, Mayor Westmoreland closed the hearing.

MOTION: Councilmember Curtß moved to approve an Ardinønce of Eagle Mountøìn
CÍty, Utah, approvíng the Fírst Amendment to the Físcal Year 2020-2021
Budget. Councílmember Burnham seconded the motíon. Those voting øye:
Donna Burnhøm, Melìssø Clark, Colby Curtís, Jøred Gray, ønd Carolyn
Love. The motíon pøssed wíth a unanimous vote.

12.8. ORDINANCR/PIIBLIC HEARING - An Ordinance of Eagle Mountain City, lJtah,
Rezclning the Marketplace at bagle Mountain Town Center Property to a Mix ol'
Commercial Community, MFl, and MF2"

Councilmember Gray suggested reviewing the rezone once a site plan returns to the City Council.

Councilmember Clark stated that the council had discussed the possibility of a rezone with a
commercial trigger and polled her fellow council members to see if they were willing to consider
changing the requested residential to RC and MFl to reduce density from what was requested by
the applicant. Discussion ensued. She expressed concem regarding the difficulty in visualizing the
density without a site plan.

Councilmember Bumham stated her preference to require a maximum unit number rather than a
density limitation to allow some product type flexibility for the developer; however, she was
unsure of the desired unit number to require.

Councilmember Love expressed her willingness to support either method to reduce the maximum
allowable density and discussed number unit projections per the various zone density standards.

Councilmember Curtis expressed concern regarding requiring a number of units due to the
potential for the geographical limitations of the property requiring setback and lot sizing
adjustments to achieve the maximum number of permitted units. He advocated for stipulating a
unit number and the desired zone designation.

Discussion ensued regarding the preferred zone designation, unit number limitations and product
design standards permitted in the multifamily zones, commercial development completion triggers
prior to permitting residential development, concerns reducing the density with zoning through
limiting the number of units may result in a reduction in open space, concern regarding the high
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density allowed in the Multifamily 2 (MF2) Zone, and concern the applicant will maximize the
allowable density permitted in the zone designation.

Mr. Cook stated a master development agreement (MDA) is necessary to include a developmental
trigger requirement and requested direction to ensure the elements that are desired by the Council
are included in the agreement.

The City Council directed staff to include a development trigger requirement,zorre designation,
maximum number of units, and an expiration date in the MDA. Mr. Cook recommended the
inclusion of additional details in the development agreement such as conditioning housing types
by location, if desired by the Council"

Councilmember Clark and Bumham recommended making the rezone approval contingent upon
an approved MDA. Councilmember Burnham advocated for balancing the responsibility of the
Council to ensure amenable terms in the contract with consideration of time constraints in order to
move the project forward within the preferred construction window of the anchor grocery store.

Discussion ensued regarding average and maximum zone density allowances in relation to lot size
requirements.

Councilmember Gray expressed concems that the applicant may not be amenable to the terms
desired by the Council. Discussion ensued regarding options to balance City and developer needs.

Councilmember Curtis expressed his preference to approve rezone and site plan applications
independently.

Couneilmember Clark asked if the rezone approval could be contingent upon the approval of the
MDA and the site plan. Mr. Cook stated the MDA could include examples of housing substantially
similar to the product desired by the Council"

Discussion ensued regarding product types perrnitted in the zonee desired and undesirable product
types, and maximum density allowance.

Councilmember Gray expressed concern regarding the undeveloped land along the northem edge
of the property. Councilmember Burnham stated the forty-foot wide buffer had been intended for
trail and open space by the original developer. Mr. Mumford clarified the property is Ciff-owned
and the City could require the development of the land as part of the open space improvements.

The Councilmembers debated concerns regarding zone designation preferences in relation to
maximum density and desired product Wpes, and the potential for density transfer should a portion
of the property be sold or donated. Councilmember Bumham recommended including a provision
to prohibit density transfers in the MDA.

Applicant representative Bill Gaskill stated his preference to return to Council with a site plan and
stated he cannot move forward with the commercial projects until an agreement is reached
regarding the residential properties. He expressed his desire to produce a plan amenable to all
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parties and concurred a master site plan would be beneficial. He reiterated that the Planning
Commission had tabled the master site plan until the City Council approved the rezone application
and requested direction on how to best move forward, due to the City Council requesting to see

the master site plan before approving the rezone application.

Mayor Westmoreland opened the public hearing at 8:24 p.m" Thefollowing public comments were
submitted via email and were read during the meeting.

Verle Patterson: "Looking at the Master Site Plan I see a retail/commercial plot east of the Autumn
Ridge Subdivision north of PAD "L" Tire store. Between plots 23 and24 there is a CiS easement
for drainage that runs directly into the proposed parking lots for the said Retail/commercial plot.
It was my understanding that this easement was also to be used as an access to the trail system and
access to future developments to the east. The Master site plan does not address this access. I am
especially concerned because I own the plot directly north of this easement #24."

Mr. Gaskill stated he had been unaware the area lvas a trail easement until informed by staff. He
stated he intended to preserve a storm drain line under the area and expressed his willingness to
install a trail on the easement and connect the trail to the trail system. Mayor V/estmoreland
directed staff to include the trail installation with the master site plan and preliminary plat to be
reviewed by the Planning Commission.

Kathy Bitter "The City currently has the parcel listed as Commercial. To hold to an expired MDA
is not only wrong, it will cause problems in the future. V/ith many other properties as well. Please
respect the City and recognizethat the rezone is required, not simply requested. I live in the Eagle
Park subdivision, just north of the parcel. lVhile having commercial close to home may be nice, I
think having Multi-Family housing, especially of the listed densities, is a bad move. Our homes
on Osprey have a field behind them" To develop is expected, but putting in 40 units is too much.
Please keep the MFI portion as single family homes, not high density. The MF2 portion is also
too dense for our area. Adding approximately 80 more units in 4 acres, who will be using our
streets for travel acoess, school access, park access, etc. will put a burden on the homes that live
on the thoroughfares, like me. I think a gradual shift is wa:ranted, but our homes arc .2-.3 acre lots.
If the MFI area is made single family homes, with smaller lots, then the MF2 arca, with the divider
road is made MFl, with a limit to townhomes, not 3 story condos, it would be a nice shift, provide
some residential, and create a buffer to the commercial areas""

Mayor Westmoreland closed the public hearing at 8:30 p.m.

Mr. Gaskill stated his preference to return to the City Council with a site plan rather than agreeing
to rezone to a zone that will limit the product type for the development.

Mr. Mumford expressed concem regarding the recommendation for the applicant to return with a
site plan prior to the City Council approving the rezone application due to the Planning
Commission tabling the master site plan until the City Council approved the rezone application.
He asked if the site plan could instead only return to the City Council as a concept plan as apart
of the MDA for the rezone approval.
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Mr. Cook stated the master development agreement could include an exhibit of the proposed
multifamily development; however, a site plan needs to also go to the Planning Commission.

Discussion ensued regarding the approval process timeline, motion approval options, and granted
rights with plan approvals.

Mr. Cook recommended tabling the item to allow time to work with the applicant and bring an

updated plan back to the City Council. An updated site plan will return to the Planning Commission
for review.

Mr. Gaskill reiterated he is unable to move forward on the commercial portion of the project until
the residential development issues are resolved and concurred with tabling the item.

Discussion ensued regarding concerns with developers converting commercial development to
residential in the past, but only completing the residential portion.

MOTION: Councìlmember Love moved to tøble an Ordínance of Eøgle Moantaín Cíty,
Utah, rezoníng the Marketplace øt Eagle Mountain Town Center property to
a míx of, Commercíøl Community, Multífømìly 1, ønd Multífømily 2 untíl a
møster development agreement, íncluding an exhibít of a sample síte plan of
the resídentíøl portion of the development, ís submítted to the Cíty Council.
Councilmember Gray seconded the matìon. Those voting aye: Donna
Burnham, Melissa Clark, Colby Curîß, Jøred Grøy, and Cørolyn Love. The
motion pøssed wíth ø anønímous vote,

12"C" ORDINANCEiPLIBLIC ï-IEARING --An C)rdinance of Eagle Mountain City, lJtah,
Designating Certain Areas of the Sweetwater Industrial Park Under the Sweetwater
lndustrial Overlay 7-,ane.

Mr. Mumford reviewed the details presented during work session"

Councilmember Love verified that approving the Sweetwater Industrial Overlay Zone for Lot I
only would permit the applicant to move forward with the LBiSat project.

Mr. Mumford explained the desired use for satellite communication towers is an allowed use in
the Sweetwater Industrial Overlay Zone and is a special use in the LMD Zone; all special uses are

designated as prohibited until use standards are developed and approved. The difficulty in rezoning
the entire property to the LMD Zone is that the applicant has not requested the LMD Zone, nor
has he been able to review the LMD Zone standards to determine if the zone was appropriate for
his needs.

Mr. Cook advocated against rezoning the entire property to the LMD Zone, as the applicant has
not had time to review the zone, and said if the Council does not wish to delay the application, the
best course forward is to approve the LMD Zone and the Sweetwater Industrial Overlay for Lot I
and to table the rest of the application. He explained the City Council may approve the master site
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plan and preliminary plat prior to the rezone application, as it is still subject to zoning and does
not approve any uses.

Mayor IV'estmorelønd opened the public hearing at 8:56 p.m. No comments were submitted to the
City Recorder's Afiìce and no public was in attendance to make comment. As there were no
comments, Mayor Westmoreland closed the hearing.

Applicant representative Scot Hazard stated the approval of the Sweetwater Industrial Overlay on
Lot 1 is beneficial and will allow the project to move forward. He said the LMD Zone appears to
address his needs and requested to discuss it further with staff to ensure the zone allows his desired
uses, once the standards are defined, before approving the LMD Zone for the remainder of the
property.

Councilmember Curtis expressed his willingness to work with the applicant and to amend the new
zone as needed to address the needs of desired uses and to meet City goals.

MOTION: Councílmember Curtis moved to upprove øn Ordínønce of Eøgle Mountøín
Cíty, Utah, reToníng Lot I of the Sweetwater Industríal Pørk lo Líght
Man ufact uríng/D ßtrib utío n w íth the Sweetwøter I ndustríal Overlay Z one for
the LBìSot project, ønd to tøble the rezone for the remøinder of the property
until the applicant determìnes ìf the Líght Mønuføcturìng/Dístríbutíon Zone
ß ømenøble for the remaínìng property" The mntìon ìncludes the followíng
condítíons:

1" Automobíle sales and/or servìces shall be ø permitted use;
2. Convenìence stores shall be ø permítted use;
3" Electronìc data management busìnesses shall be a permìtted use;
4. Laundry and dry-cleøning estøblßhments shall be prohíbíted;
5. Mønuføctared homes developments shall be prokíbíted;
6. Motels ønd hotels shall be prohíbìted;
7. Other manuføcturing busínesses shall he a permítted use; ønd
8. Restaurønts and bønks (wíth dríve-through servíceføcílíties) shall be

prohìbíted,
Councílmember Burnhøm seconded the motìon. Those voting aye: Donna
Burnhøm, Melissø Clark, Colby Curtß, Jøred Grøy, and Cørolyn Love. The
motíon passed wíth a unanímous vote.

n,D. ORDINANCI1/PUIìLIC HEARING - An Ordinance of Eagle Mountain City, I-Jtah,

Amending the Eagle Mountain Municipal Cocle Chapter 16.50 l.,ot [.,ine
Adjustments and Chapler 16.55 Plat Amendments.

Mayor ll'estmoreland opened the public hearing at 9:07 p.m" No comments were submitted to the
City Recorder's Affice and no public was in attendance to make comment. As there were no
comments, Mayar Westmoreland closed the hearing.

MOTION: Councílmember Gray moved to øpprove øn Ordínance of Eøgle Mountaìn
C¡A, Utuh, amendìng the Eøgle Mountaín Municìpal Code Chøpter 16"5A Lot
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Line Adjustments and Chøpter 16"55 Pløt Amendments. Councílmember
Love seconded the motíon. Those votìng aye: Donnø Barnham, Melßsa
Clørk, Colby Curtís, Jøred Grøyn ønd Cørolyn Love" The motion passed wíth
ø unanimoas vote.

I3. MOTION

13..A.. MASI'ER SITE PLAN AND PRELIMINARY PLAT - Sweetwater Industrial Park

Mr. Mumford reviewed the information presented during work session and explained the Future
Land Use Map includes the following major roadways that impact this project: Pony Express
Parkway, al22-footwide minor arterial road, on the east side; the road referred to as Tiffany Lane,
a 152-foot wide major arterial road, on the north side; md a77 -foot or 94-foot north-south collector
road through the project shown as 1020 East on the site plan" The master site plan indicates a
dedication of 76 feet on the north, 61 feet on the east, and 77 feet along the collector road through
the project.

The master site plan includes Lot I and Lot 2, as well as other development areas separated by
roads. A preliminary utility plan has been included with the proposal that includes public utilities,
streetlights, and fire hydrant locations" Storm drainpipes are included on the utility plan, and a
grading and drainage plan has also been provided. All development areas are accessible from the
planned roads, and a parcel is being provided for access to the Miller and Sanderson properties in
the southeast corner of the project. A traffic impact study would be difficult to perform at this
stage. The City Engineer will require a traffic impact study with each site plan application, where
necessary" He explained a traffic study was not required at this time due to the variance in traffic
impact depending upon the desired use and a traffic study could be required in the future.

MOTION: Councílmember Curtß moved to øpprove the Sweetwøter Industriøl Park
master síte pløn and prelímínøry plat wíth thefollowíng condìtions:

1. An øppropríate landscøping plan for the park stríps throaghout the
developmentn ìncludíng sÍreet trees ønd consßtent landscaping, shall
be submítted; medìans øre not requíred adjacent to the north on
Tfffany Lane and the east on Pony Express Parkwøy; and

2. A møster development pløn shall not be required (EMMC 16.10.ßq.
Councílmember Burnhøm seconded the motìon. Those votíng øye: Donna
Burnhum, Melßsø Clark, Colby Curtis, Jared Grøy, ønd Carolyn Love. The
motìon passed wíth u unsnìmous vote"

14. MO'I'I0N

I4.4. SII]E P[,AN _ I,BISAt

Mr. Mumford reviewed the item presented during work session.

Applicant Rodger M. Lyman described the appearance and planned layout for the satellite antennas
and explained that larger antennas use less power and generate more revenue. The largest antennas
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will be approximately nine meters in diameter, are not high off the ground, and will face south to
southwest.

Councilmember Love verified the satellite antennas are under the 50-foot maximum structure
Sweetwater Industrial Overlay height standard.

Councilmember Clark asked if the satellites will interfere with Ham radios" Mr. Lyman stated the
antennas are required to receive Federal Communications Commission (FCC) approval for all
communication channel use"

MOTION: Councílmember Burnham moved to øpprove the LBíSø| síte plan wíth the
fo llowín g eondì.tìo ns :

1" The applÍcant shall submít ø líghtíng plan thøt complíes wíth the dark
sky lightíng støndards (EMMC 17.56);

2. All sígnage shøll requìre ø sígn applicøtion and permit;
3. The trøsh enclosure shøll be screened for the publíc street ønd

desígned wíth the søme archítectaral møteriøls os the buíldíng; ønd
4" The buìldíng ørtÍculøtíon design shnll be ín nceordønce wìth the

updated renderíngs províded to the Cíty CoancíL"
Councílmember Love seconded the motíon" Those votíng aye: Donna
Burnhøm, Melìssa Clørk, Colby Curtís, Jøred Gray, and Carolyn Love. The
motíon passed wíth ø unønímous vote.

I5. CITYCJOUNCIL/MAYOR'SI]USINESS

None.

16. CT|Y COTJNCII-, BOARÐ LIAISON R-IJI}OKTS

Councilmember Clark
Councilmember Clark stated that approximately 12 people attended the Be Ready Eagle Mountain
meeting and discussed fire safety and prevention. She is looking forward to additional upcoming
safety and prevention events.

Councilmember GraJ
Councilmember Gray said he is working with staff on the Parks Master Plan and park needs. He
said the seniors are actively holding lunches and are maintaining communications via email.

Councilmember Curtis
Councilmember Curtis stated the Eagle Mountain Arts Alliance is holding story walks on
V/ednesdays atNolen Park from 9:00 a.m. to 8:00 p.m. starting on July 22,2020 and ending August
12,2020.

Councilmember Love
Councilmember Love expressed appreciation to the Planning Commission. She said the Youth
Council is on a surnmer break and she looks forward to working with them in the fall.
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Councilmember Burnham
Councilmember Burnham said that she and Senior Management Analyst Evan Berrett are working
with the Utah Transit Authority and Mountainland Association of Govemments on a traffic study
consultant selection committee. She said the library expansion is underway.

17. COMMUNICATTONI'I'EIVIS

l7.A" Financial Report

17 "8" Upcoming Agenda Items

18. ADJOIJRNMENT

MOTION: Councìlmember Grøy moved to ødjourn the meetíng øt g:33 p.m.
Councílmember Curtís seconded the motíon. Those votíng aye: Donna
Burnham, Melßsa Clark, Colby Curtß, Jared Gray, and Cørolyn Love. The
motíon passed with ø unanimous vote"

The meeting was adjourned at 9:33 p.m.

Approved by the City Council on August 4,2020
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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 
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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
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