
EAGLE MOUNTAIN
CITY COUNCIL MEETING

February 21, 2023, 4:00 PM 
Eagle Mountain City Council Chambers
1650 East Stagecoach Run, Eagle Mountain, Utah 84005

1. CITY ADMINISTRATOR INFORMATION ITEMS 
This is an opportunity for the City Administrator to provide information to the City Council. These
items are for information only and do not require action by the City Council.

 1.A UPDATE - City Administrator Items

 1.B UPDATE - Communities that Care, Caryn Nielsen

 1.C UPDATE - 2nd Quarter Budget Status
 Q2 FY2023 City Wide by Fund
 Q2 FY2023 Fund by Type
 Q2 FY2023 General Fund by Division

 1.D PRESENTATION - Letters on Mountains for Cedar Valley High School
 Letters Location

2. AGENDA REVIEW 
The City Council will review items on the Consent Agenda and Policy Session Agenda.

3. ADJOURN TO A CLOSED EXECUTIVE SESSION 
The City Council will adjourn into a Closed Executive Session for the purpose of discussing
reasonably imminent litigation, the purchase, lease or exchange of real property pursuant to
Section 52-4-205(1) of the Utah Code, Annotated.

4. CALL TO ORDER

5. PLEDGE OF ALLEGIANCE

6. INFORMATION ITEMS/UPCOMING EVENTS

7. PUBLIC COMMENTS 
Time has been set aside for the public to express their ideas, concerns and comments. (Please limit

 

4:00 P.M. WORK SESSION - CITY COUNCIL CHAMBERS

 

 

 

 
 
 
 

 
 

 

 
7:00 P.M. POLICY SESSION - CITY COUNCIL CHAMBERS

 

 

 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1791788/Q2_FY2023_City_Wide_by_Fund.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1791789/Q2_FY2023_Fund_by_Type.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1791790/Q2_FY2023_General_Fund_by_Division.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/b2a3ee79fd49c1c720a5f8d1292cf0320.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1792563/Letters_Location.pdf


your comments to three minutes each.)

8. CITY COUNCIL/MAYOR'S ITEMS 
Time has been set aside for the City Council and Mayor to make comments.

9. AGREEMENTS

 9.A Offsite Sewer Reimbursement Agreement - Oquirrh Mountain Ranch
 Reimbursement Agreement - RK Builders

10. BID AWARDS

 10.A Small Area Plan: Commercial Core - Downtown Redevelopment Services
 Downtown Redevelopment Proposal - Commercial Core

 10.B Small Area Plan: Gateway Park - Downtown Redevelopment Services
 Downtown Redevelopment Proposal - Gateway Park

 10.C Small Area Plan: Mid-Valley/Downtown - Downtown Redevelopment Services
 Downtown Redevelopment Proposal - Mid-Valley

11. MINUTES

 11.A January 24, 2023 Minutes - Special City Council Meeting
 01.24.2023 City Council Minutes - DRAFT

 11.B February 7, 2023 Minutes - Regular City Council Meeting 
 02.07.2023 City Council Minutes - DRAFT

12. LOWER HIDDEN VALLEY

 12.A ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain City, Utah,
Approving the First Amendment to the Lower Hidden Valley Master Development Plan.

BACKGROUND: (Presented by Planning Manager Robert Hobbs) The proposed
ordinance and resolution modify both a Master Development Plan and associated Master
Development Agreement pertaining to 244.5 acres of land zoned Residential in the Lower
Hidden Valley development area, to allow some modifications to a previously approved
project that included 1,256 residential dwelling units. This item was tabled at the February
7, 2023 City Council meeting and is being presented for consideration with changes to
what was proposed on February 7.
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SCHEDULED ITEMS

 

https://d2kbkoa27fdvtw.cloudfront.net/emcity/0d27dfb56c22028e9e36b2a857a574530.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1795112/Reimbursement_Agreement_-_RK_Builders.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/07e6a0209e1d9f20209e061feecb94b10.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1786390/EMC-FY23-12-DTRedevelopment_-_Eagle_Mountain_Commercial_Core.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/1095c7aee1ce5f7cb93157a9c4018b580.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1786412/EMC-FY23-10-DTRedevelopment_Gateway_park.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/da8210a29a7fbb6fec49752f160eae920.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1786399/EMC-FY23-11-DTRedevelopment_Eagle_Mountain_Mid-Valley.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1796945/01.24.2023_City_Council_Minutes_-_DRAFT.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1797242/02.07.2023_City_Council_Minutes_-_DRAFT.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/7428408bc3becc24096cefd46e3c9c690.pdf


 ORD--Lower Hidden Valley MDP Amendment #1
 Vicinity Map
 2010 Lower Hidden Valley MDP
 Newly Proposed Lower Hidden Valley Master Plan, Open Space Plan and Land Exchange

Exhibit

 12.B RESOLUTION - A Resolution of Eagle Mountain City, Utah, Approving the First
Amendment to the Lower Hidden Valley Master Development Agreement.
BACKGROUND: (Presented by Planning Manager Robert Hobbs & City Attorney
Marcus Draper) An Applicant-Proposed 1st Amended Master Development Agreement
for the Lower Hidden Valley Project, located south of Pony Express Parkway in the
Hidden Valley area.
 

 RES--Lower Hidden Valley MDA Amendment #1
 Proposed MDA Amendment #1

13. PORTERS CROSSING TOWN CENTER

 13.A ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain City, Utah,
Approving an Amendment to the Future Land Use Map of the General Plan, Rezoning
Certain Lands Known as Porter's Crossing Town Center, and Approving the Fourth
Amendment to the Porter's Crossing Town Center Master Development Plan.
 
This item was removed at the applicant's request and will not be discussed during the
meeting.

14. POLE CANYON

 14.A ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain City, Utah,
Approving the First Amendment to the Pole Canyon Master Development Plan (AKA
Firefly).

This item was removed at the applicant's request and will not be discussed during the
meeting.

15. ORDINANCES/PUBLIC HEARINGS

 15.A ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain City, Utah,
Amending the Eagle Mountain Municipal Code, Chapter 17.25 Residential Zones.

BACKGROUND: (Presented by Senior Planner David Stroud) The proposed ordinance
changes the calculation of the allowable size of an accessory dwelling unit in Residential
zones. Currently, the maximum accessory building square footage in certain zones is
based on the primary dwelling footprint square footage plus the garage area. In other

 
 
 

 

 
 
 

 

 

 

 

 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1791818/ORD--Lower_Hidden_Valley_MDP_Amendment__1.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1790772/Vicinity_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1790773/2010_Lower_Hidden_Valley_MDP.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1795734/New_LHV_Proposal.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/2067bc4b12874d89a54ad0073d693f430.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1791837/RES--Lower_Hidden_Valley_MDA_Amendment__1.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1796655/Proposed_MDA_Amendment__1_-_2-21-23.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/6a15c822cfc7841e7656fe8aa82528670.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/09accc5a8d51f415a7ce3583461047c40.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/27111ea6a71f749fa38d6a2bb5ffe32d0.pdf


zones, there is no maximum. The proposed language changes the maximum to a
percentage of lot coverage - either ten or fifteen percent, depending on the zone.

 ORD--EMMC 17.25 Residential Zones - Accessory Structures
 EMMC 17.25 Residential Zones - Accessory Structures Redlines

 15.B ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain City, Utah,
Amending the Eagle Mountain Municipal Code, Chapter 15.10 Improvement and Design
Standards and Chapter 15.70 General Specifications for Electrical Service.
 
BACKGROUND: (Presented by Senior Planner David Stroud) The proposed ordinance
amends EMMC 15.10 and EMMC 15.70 to clarify the required distance of 250 to 350 feet
between streetlights on rural and local streets, and eliminates the discrepancy of 300 to
600 feet for all developments.

 ORD--EMMC 15.10 and 15.70 - Streetlights
 EMMC 15.10 and EMMC 15.70 Streetlights - Redlines

16. CITY COUNCIL/MAYOR'S BUSINESS 
This time is set aside for the City Council's and Mayor's comments on City business.

17. CITY COUNCIL BOARD LIAISON REPORTS 
This time is set aside for Councilmembers to report on the boards they are assigned to as liaisons
to the City Council.

18. COMMUNICATION ITEMS

 18.A Financial Report
 January 2023 Executive Summary

 18.B Upcoming Agenda Items
 Upcoming Agenda Items

19. ADJOURNMENT

 
 
 

 
 
 

 

 

 

 
 

 
 

 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1790683/ORD--EMMC_17.25_Residential_Zones_-_Accessory_Structures.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1758443/17.25.040_Acc_Structures.pdf
https://d2kbkoa27fdvtw.cloudfront.net/emcity/8b17f45d61ff01459752f7a1f49235a50.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1791677/ORD--EMMC_15.10_and_15.70_-_Streetlights.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1760556/15.70.090_street_lights.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1791727/Janaury_2023_Executive_Summary.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1791955/Upcoming_Agenda_Items.pdf


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

CERTIFICATE OF POSTING

The undersigned, duly appointed City Recorder, does hereby certify that the above agenda notice was posted on this 16th day of February,
2023, 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://www.emcity.org
https://www.utah.gov/pmn/index.html












































PUBLIC HEARING:
No

PREPARED BY:
Evan Berrett, Admin

PRESENTED BY:
Charlotte Ducos and CVHS
Students

RECOMMENDATION:

BACKGROUND:
Cedar Valley High School is desiring to construct the letters "CV" on
city property (parcel #58:040:0626). The letters would be installed on
the north side, near the high point for visibility. The land is currently
Eagle Mountain City property. Cedar Valley High School is desiring
feedback from City Council before a more formal request.

ITEMS FOR CONSIDERATION:
The land in question is slated to be improved into a wildlife refuge of
sorts, with enhanced landscaping and so forth. Bureau of Land
Management, which controls all of the other viable ridges, forbids
construction of such letters. Future high schools would likely have no
options for installing letters of their own.

REQUIRED FINDINGS:

PLANNING COMMISSION ACTION/RECOMMENDATION:

ATTACHMENTS:
 Letters Location

EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING

FEBRUARY 21, 2023

TITLE: PRESENTATION - Letters on Mountains for Cedar Valley High
School

ITEM TYPE: Presentation

FISCAL IMPACT: N/A

APPLICANT: Cedar Valley High School

GENERAL PLAN
DESIGNATION

CURRENT ZONE ACREAGE COMMUNITY

 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1792563/Letters_Location.pdf








PUBLIC HEARING:
No

PREPARED BY:
Chris Trusty, Public Works

PRESENTED BY:
Chris Trusty/ Marcus Draper

RECOMMENDATION:

BACKGROUND:
When Oquirrh Ranch subdivision was built, they connect the sewer
line to the existing line in Pony Express Parkway. When doing so, the
upsized the pipe size to accommodate future growth needs. This
agreement will reimburse Oquirrh Woods Ranch for the upsizing
costs.
 

742 lf of 8” @$21.00/ft =$15,582

960 lf of 10” @$23.00/ft =$22,080

1,584 lf of 12” @25.00/ft =$39,600

2,375 lf of 18” @31.00/ft =$73,625

 

5,661 lf of Total Sewer installed =$150,887

5,661 lf @ $21.00 =$118,881

Difference =$32,006

EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING

FEBRUARY 21, 2023

TITLE: Offsite Sewer Reimbursement Agreement - Oquirrh Mountain Ranch

ITEM TYPE: Agreement

FISCAL IMPACT: $32,006

APPLICANT:

GENERAL PLAN
DESIGNATION

CURRENT ZONE ACREAGE COMMUNITY



ITEMS FOR CONSIDERATION:

REQUIRED FINDINGS:

PLANNING COMMISSION ACTION/RECOMMENDATION:

ATTACHMENTS:
 Reimbursement Agreement - RK Builders 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1795112/Reimbursement_Agreement_-_RK_Builders.pdf


1 Sewer Reimbursement Agreement  
 

 

REIMBURSEMENT AGREEMENT 

FOR RK BUILDERS 

 

This Reimbursement Agreement (this "Agreement") is entered into as of the date last 

executed below by and among Eagle Mountain City, a municipal corporation of the State of Utah 

(the "City") and RK Builders LLC, a Utah limited liability company ("Developer"). City and 

Developer are collectively referred to herein as the "Parties." 

 

RECITALS 

 

A. Developer is the developer of Oquirrh Mountain Ranch located in Eagle Mountain City, 

Utah (the “Project”). 

 

B. In connection with the Project, Developer has constructed and dedicated to the City a 

new sewer trunk line approximately 5,661 linear feet in length with related 

improvements including all improvements itemized in the Bid Schedule from Hardline 

Excavation and the other cost/bid estimates collectively attached hereto as Exhibit "A". 

Developer upsized portions of the sewer trunk line within the Project from an eight-

inch sewer line, which was attributable to the project, to ten-, twelve-, and eighteen-

inch sewer lines at the request of the City (the "Sewer Improvements"). 

 

C. The Parties agree that the Sewer Improvements are "System Improvements," as defined 

under Utah law. Accordingly, Developer is entitled to reimbursement from the City for 

the costs of the Sewer Improvements. 

 

D. The City Engineer has reviewed the costs to upsize and construct the Improvements 

and determined that the reasonable cost of the Improvements is $32,006.00. 

 

E. It is the intent of the Parties that the City will reimburse Developer for costs associated 

with the Sewer Improvements on the terms and conditions set forth herein. 

 

AGREEMENT 

 

NOW, THEREFORE, in consideration of the mutual promises and covenants of the parties 

contained herein, the parties agree as follows: 

 

1. Recitals. The above stated Recitals are incorporated herein as part of this 

Agreement. 

 

2. IFFP Plan. To the extent necessary, the City will amend and update its Impact Fee 

Facilities Plan to include the Sewer Improvements. 

 

3. Developer's Obligations. Developer shall construct and install, or cause to be 

constructed and installed, all of the Sewer Improvements at Developer's initial sole 

cost and expense and in accordance with requirements of the City ordinances, 
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including all warranty requirements. Upon completion of such Sewer 

Improvements and the inspection and reasonable acceptance of the same by the 

City, Developer shall dedicate or convey to the City such Sewer Improvements and 

the City shall thereafter own such Sewer Improvements, including the lands and 

rights-of-way dedicated to the City by Developer, subject to reimbursement of the 

cost of the Sewer Improvements as set forth herein. 

 

4. Reimbursable Costs. The Parties agree that the total reimbursable costs to design, 

construct, bond for, and install the Sewer Improvements shall not exceed the actual 

out-of-pocket costs incurred by Developer to complete the Sewer Improvements. 

Subject to the foregoing, the City has reviewed and approved the bids and estimated 

material costs for the Sewer Improvements, which are attached hereto as Exhibit 

"A." The total estimated cost of the Sewer Improvements is $32,006.00 (the 

"Reimbursable Costs"), which are summarized as follows: 

 

960 linear feet of 10” sewer pipe with a $1,920.00 

cost difference of $2.00/ft 

 

1,584 linear feet of 12” sewer pipe with $6,336.00 

a cost difference of $4.00/ft 

 

2,375 linear feet of 18” sewer pipe with a  $23,750.00 

cost difference of $10.00/ft 

_____________________________________________ 

TOTAL:     $32,006.00 

 

Any increase in the Reimbursable Costs (including change orders) must be 

approved in writing by the City. The City shall not unreasonably withhold approval 

of any change order if the change order increases the size of the Sewer 

Improvements or provides additional benefit to the City, and the amount of the 

change order reasonably reflects the additional benefit to the City. 

 

5. Representations of Developer. In conjunction with the submission of any and all 

invoices to the City, Developer represents and warrants to the City the following: 

(a) all Reimbursable Costs were procured through arms-length transactions; (b) 

Developer, or its principals or affiliates, do not own or have any interest in any of 

the contractors, engineering firms, or other individuals or entities that provided any 

services or materials that are included in the invoice; (c) to the best of Developer's 

knowledge, the invoices are true and accurate invoices for the actual cost of the 

Sewer Improvements; (d) Developer has not requested or been provided any 

kickbacks or reimbursements in exchange for Developer accepting or agreeing to 

the invoices; (e) if the contractor(s) or entities providing materials or services 

reflected in the invoice provide other materials or services to Developer (or its 

principals or affiliates), Developer has not requested or been provided any discount 

on other materials or services in exchange for Developer utilizing the contractor or 

entity for the Sewer Improvements; and (f) the Reimbursable Costs do not include 
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any administrative fees, construction management fees, insurance costs, licensing 

fees or attorney fees for Developer or its principals or affiliates. 

 

6. Review of Actual Expenditures. Prior to any reimbursement by the City for the 

Reimbursable Cost, City may require that Developer submit additional information 

or detail regarding all material, labor and equipment costs (the "Cost Breakdown"). 

Developer shall include invoices or receipts from all third parties providing 

material, labor or equipment for the Infrastructure. Developer, either directly or 

through any affiliated company or subsidiary, shall not include or be entitled to any 

administrative fees, management fees, mark-ups, or profits on any material, labor 

or equipment. If the City disputes any of the costs or amounts included in the Cost 

Breakdown, City may either request additional information from Developer or 

provide to Developer a written response detailing the costs or amounts that City 

disputes and an explanation for City not accepting such costs or amounts. 

 

7. Reimbursement Payments. The total amount of the Reimbursable Costs will be 

reimbursed by the City. The City shall collect sewer/wastewater impact fees from 

all service areas that benefit from the Sewer Improvements and make cash 

reimbursement payments to Developer on a quarterly basis from the available funds 

so collected by the City. No interest will accrue on the amounts to be reimbursed 

to Developer. Reimbursement payments will be made by the City to Developer 

until Developer has been reimbursed in full (without interest). 

 

8. Changes in Impact Fee Regulations / Alternative Collection. Developer 

acknowledges and agrees that the City's obligation to reimburse Developer under 

this Agreement is based on the City's ability to collect impact fees from 

developments in the City in accordance with the Utah Impact Fees Act (Utah Code 

Ann.§ 11-36a-101, et seq.) (the "Act"), and that changes to the Act or challenges 

to the City's Impact Fee Facilities Plan or Impact Fee Analysis may limit the ability 

of the City to collect impact fees to reimburse developer under this Agreement or 

require the City to amend the collection and reimbursement methodology in this 

Agreement. Subject to the foregoing, the City shall make all reasonable efforts to 

impose and collect sewer impact fees to fully reimburse the Developer for the full 

reimbursement amount in a timely manner. 

 

9. Developers Remedies Upon Default. Developer acknowledges and agrees that 

Developer's sole and exclusive remedy under this Agreement shall be specific 

performance of the rights granted in this Agreement and City's obligations under 

this Agreement. IN NO EVENT SHALL CITY BE LIABLE TO DEVELOPER, 

THEIR SUCCESSORS OR ASSIGNS, FOR ANY INDIRECT, SPECIAL, 

PUNITIVE, INCIDENTAL OR CONSEQUENTIAL DAMAGES, INCLUDING, 

WITHOUT LIMITATION, LOST PROFITS, COSTS OF DELAY, OR 

LIABILITIES TO THIRD PARTIES. 

 

10. Cooperation and Noninterference. In consideration for the City entering into this 

Agreement, Developer agrees not to challenge, or to participate in any manner to 
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any challenge, to the City's impact fees that relate to the Project, and shall cooperate 

with the City in the collection of all impact fees required by the applicable 

ordinances, provided that City does not adopt any future impact fees that designate 

only the Project as a "service area" pursuant to Utah Code Ann. 11-36a-102(20), as 

amended, or otherwise disproportionately imposes a higher impact fee on the 

Project than other similar developments. 

 

11. General Provisions. The following provisions are also an integral part of this 

Agreement: 

 

a. Governmental Immunity. The City is a governmental entity under the "Utah 

Governmental Immunity Act" (Utah Code Ann. § 63-30-1, et seq.) (the 

"Immunity Act"). Nothing herein shall be construed as a waiver of any 

defenses available under the Immunity Act nor does City waive any limits 

of liability provided by the Immunity Act or any other provisions of Utah 

law. 

 

b. Binding Agreement. This Agreement shall be binding upon and shall inure 

to the benefit of the successors and assigns of the respective parties hereto. 

 

c. Counterpart. This Agreement may be signed in any number of counterparts 

with the same effect as if the signatures upon any counterpart were upon the 

same instrument. All signed counterparts shall be deemed to be one original. 

 

d. Severability. The provisions of this Agreement are severable, and should 

any provision hereof be void, voidable, unenforceable or invalid, such void, 

voidable, unenforceable or invalid provision shall not affect the other 

provisions of this Agreement. 

 

e. Waiver. No waiver of any of the terms of this Agreement shall be valid 

unless in writing and expressly designated as such. Any forbearance or 

delay on the part of either party in enforcing any of its rights as set forth in 

this Agreement shall not be construed as a waiver of such right for such 

occurrence or any other occurrence. Any waiver by either party of any 

breach of any kind or character whatsoever by the other shall not be 

construed as a continuing waiver of, or consent to any subsequent breach of 

this Agreement. 

 

f. Cumulative Remedies. Except as stated in paragraph 9 of this Agreement, 

the rights and remedies of the parties hereto shall be construed 

cumulatively, and none of such rights and remedies shall be exclusive of, or 

in lieu or limitation of any other right, remedy or priority allowed by law. 

 

g. Amendment. This Agreement may not be modified or amended except by 

an instrument in writing signed by both Parties. 
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h. Interpretation. This Agreement shall be interpreted, construed and enforced 

according to the substantive laws of the state of Utah. 

 

i. Exhibits. All exhibits annexed to this Agreement are expressly made a part 

of this Agreement as though completely set forth herein. All references to 

this Agreement, either in this Agreement itself or in any of such writings, 

shall be deemed to refer to and include this Agreement and all such exhibits 

and writings. 

 

j. No Third-Party Beneficiaries.  Enforcement of the terms of this Ordinance 

is reserved to the parties hereto and their respective successors and assigns, 

and nothing contained in this Ordinance provides any claim, benefit or right 

of action for enforcement to any other person or entity not a party hereto. 

 

k. No Partnership. The Parties do not by this Agreement in any way or for any 

purpose become partners or joint venturers with each other. 

 

 Dated this __ day of __________, 2023. 

 

 

EAGLE MOUNTAIN CITY 

 

 

 ____________________________________ 

ATTEST: Tom Westmoreland, Mayor 

 

 

__________________________________ 

Fionnuala B. Kofoed, MMC 

City Recorder 

 

 

APPROVED AS TO FORM: 

 

__________________________________ 

Marcus Draper, City Attorney 

 

 RK BUILDERS LLC,   

 

 

 By:_________________________________ 

  

 ____________________________________ 

 Name & Title 
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EXHIBIT A 







PUBLIC HEARING:
No

PREPARED BY:
Evan Berrett, Admin

PRESENTED BY:

RECOMMENDATION:
Staff recommends the City Council award a bid for the Commercial
Core Small Area Plan Design to Downtown Redevelopment Services
in the amount of $41,515 and authorize the Mayor to sign the
contract. 

BACKGROUND:
Eagle Mountain City issued an RFP for assistance with creating three
small area plans. A Small area or district plan is a tool that helps to
provide more specific economic development, planning, traffic
engineering, and financial planning direction for certain smaller
geographic areas of the city that are likely to be highly important to
the economic and cultural vitality of the city. Firms were invited to
bid on small area plans for the Commercial Core, Mid-
Valley/Downtown, and Gateway Park areas of the City. These small
area plans are planned to be completed within the next six months in
cooperation with City Council, property owners, other various
stakeholders, and with significant engagement with the public.

A staff review committee scored the proposals and invited the top
scorers for final presentations. The committee recommends awarding
the bid to Downtown Redevelopment Services in partnership with
CRSA, Avenue Consultants, and Zions Bank Public Finance. 

ITEMS FOR CONSIDERATION:

EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING

FEBRUARY 21, 2023

TITLE: Small Area Plan: Commercial Core - Downtown Redevelopment
Services

ITEM TYPE: Bid Award

FISCAL IMPACT: $41,515

APPLICANT: Evan Berrett

GENERAL PLAN
DESIGNATION

CURRENT ZONE ACREAGE COMMUNITY



The Downtown Redevelopment Services proposal was not the lowest
cost proposal. Staff felt that given the significant impact these area
plans will have on the future of Eagle Mountain, that it was more
important to find the right team that can deliver the highest quality
product with strong public and stakeholder engagement. Downtown
Redevelopment Services and their partners scored the highest overall
and demonstrated through their proposal along with the presentation
they made that they would serve the needs of Eagle Mountain the
best resulting in the best possible outcome. The cost difference
between the DRS proposal and the lowest bid was approximately
$30,000. 

REQUIRED FINDINGS:

PLANNING COMMISSION ACTION/RECOMMENDATION:

ATTACHMENTS:
 Downtown Redevelopment Proposal - Commercial Core 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1786390/EMC-FY23-12-DTRedevelopment_-_Eagle_Mountain_Commercial_Core.pdf


In partnership with

REQUEST FOR PROPOSALS 
 EAGLE MOUNTAIN CITY 
EMC-FY23-12

COMMERCIAL
CORE BUSINESS
DISTRICT SMALL
AREA PLAN



01 Transmittal Letter



Thursday | 15 December, 2022
Melissa Yeates

Procurement Agent
MYates@emcity.org

Re: RFP Response,Eagle Mountain City - Commercial Core Small Area Plan

Dear Ms Yates and Selection Committee:

Over the past twenty years, the City of Eagle Mountain has witnessed exponential growth, becoming a new hub of activity serving both
residential and commercial needs. While the community has grown in population by more than 223% from 2010 to 2020, creating a
balanced and vibrant ecosystem is still difficult, requiring more than a residential property tax base. While some commercial efforts
and master planning have been completed, a dwindling amount of large tract land is available for re-use or construction. Due to these
parameters, the Eagle Mountain City is desirous to prepare an implementable and actionable framework for critical areas, including
the Commercial Core Area. 

The area that makes up the proposed small area boundary is primarily in the Town Center location, comprising roughly 2,300 acres,
supporting a variety of land uses and end-user typologies. Yet, they are all similarly serving the community by providing jobs and
economic returns via non-real estate taxes. Due to this result, the community needs to prepare a detailed and highly implementable
framework of what the project area will support or sustain, all while outlining what is maximally beneficial to the community. To meet
these requirements, the community must undergo a small area plan (SAP) update, focusing on updating necessary documentation
about build-out scenarios and metrics supported by real-world economics and metrics. To achieve this, we have compiled a team of
regional and national experts; they are as follows:

CRSA, Inc.:  A leader in people-focused public space design both within the Wasatch Front and the Intermountain
West. Founded as an architecture firm in 1976, CRSA continues to provide architectural design 

be a full-service planning and design firm that promotes a strong sense of place-based design. 

DTRedevelopment: A downtown planning and economic development firm with experience preparing land use
planning and downtown economic development plans in over 30 states. They create unique, place-based design
solutions that maximize available assets and public spaces while creating locations known to increase residents'
quality of life. DRS is joined by its Strategic Partner CRSA to deliver this project to Eagle Mountain City offering
increased services under one roof. 
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J. Kelly Gillman, ASLA, AICP   
Managing Principle/Treasurer | CRSA
Kelly@crsa-us.com

Ben Levenger, ASLA, AICP, CEcD
Principal/Project Manager| DTRedevelopment
ben@dtredevelopment.com

Avenue Consultants: -  Avenue consultants is a transportation planning firm with extensive experience throughout the
entire State of Utah, including several successful projects in the Southern Salt Lake County region.

Zions Bank Public Finance: -  Zions Bank Public Finance is a municipal consulting firm with an unmatched track record of
market analysis and large-scale project implementation. Their work includes providing municipal consulting,
implementation frameworks, and organizational set-up. 

With the above team members, we can assist the City, residents, and steering committee through a community-focused small area
plan that will provide graphics and analytic results and a detailed implementation framework for catalyst project implementation.
Through this process, our team can help guide the community through place-based design solutions and visioning exercises that will
generate ideas on maximizing the available lands. We feel that our team can provide you with the necessary understanding of place-
based economics and the ability to deliver high-quality design drawings. We also offer a detailed level of service and community-
focused design that other groups or firms cannot commit to. Please contact our project manager if any questions arise during your
review. Their contact information is below:
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Our team has an unmatched level of experience in economic
development or market analysis projects
We are versed in providing implementation frameworks for
communities similar to Eagle Mountain, which are
approaching build-out and economic uncertainty
The services our team offers can assist the City through all
phases of ideation, design, implementation, and
organizational consulting
We can walk the City through all phases of implementation,
including the creation of CRAs, TIF, or other tax structures
Our team is well versed in the unique conditions present
within the City, as evidenced by our experience working on 
 previous Eagle Mountain and regional projects

As the greater Eagle Mountain area continues to grow and
densify, there is an ever-increasing cost for infrastructure and
roadway management. Through the standard residential tax
base, maintaining these systems to an acceptable level of service
will become ever more burdensome. As a method for spreading
the financial burden more equitably while simultaneously
increasing the quality of life for residents, a more well-rounded
and supportive local ecosystem must be generated. In the case of
the commercial core area, this will include preparing a series of
highly implementable projects that will catalyze to completion of
the infill, utilizing private development as a partner. 

Providing this style of service is what the team on this proposal
has been crafted to do. Through our expertise and our long-
standing working relationships, we will work collaboratively to
help guide the community. The benefits of hiring our team are as
follows:

Our team is preparing a proposal for all three (3) separate small
area plan proposals to increase effectiveness. Through the
combined efforts, our team will not only be able to maximize the
benefits to the municipality but also, directly and indirectly, tie the
areas together. Through this effort, our team will help design
different and unique uses for each small area, ensuring that
retail, commercial, or service-based industries are not competing
amongst themselves within the City, helping to drive appropriate
commercial nodes that are provided at varying types and scale
with the City.

The Commercial Core Business District is a vital area for the
sustained economic growth of Eagle Mountain City. Comprising
multiple general plan designations, we understand the City’s
vision of seeing this area develop as a large commercial District,
encompassing a blend of retail and business park uses. Focusing
on the area’s potential for large-scale retail development will
allow the City to provide residents with the goods and services
they desire and assist the City in recapturing lost sales tax
revenue. 

Visioning and Existing Conditions Review
Community Togetherness and Engagement
Ideation & Storytelling
Test, Refine, & Repeat
Share and Celebrate

Creation of District regulating plans to identify the building
and development typologies
Composition of District design guidelines framework that
will enforce the results of the scenarios and holding plans
Code and ordinance suggestions will be prepared to
identify areas that need amending or adjusted to allow for
small-area plan implementation

This District will also be an important job center as the City
looks to boost its daytime population and help residents work
closer to home. The future freeway traversing this District
provides a necessary connection to the Utah and Salt Lake
Valleys, which will be vital to attracting high-quality business
parks, and medical and education centers to this area.

A primary focus of this area will be how to bring the
required infrastructure to the District to allow for
development.

Additionally, we understand that the proposed scope of work
will require a high level of coordination and cooperation with
the City and its residents. This will require our team to not
only help guide the community but also become part of the
community, learning through; community storytelling,
database review and even open office hours. These critical
steps allow our team to fully integrate with the District,
learning together about the residents' needs, desires, and
anticipated future. Creating this process will require working
through a circular process of land use scenarios and economic
testing results. We are proposing the below (high-level)
process to ensure that the small area plan meets the
communities' financial goals, personifies the community
character, and supports the resident's collective "story of the
place."  The overall visioning and planning process will follow
the below process: 

1.
2.
3.
4.
5.

In addition to the outlined scope in the RFP, we propose
preparing the following for each small area plan our team
selects for. These additional services will be completed in the
original budget but will take the identified scope through the
initial phases of project implementation. The other services
are as follows:

As a final note, due to the collective resources our team can
bear to force, we will be able to provide the Eagle Mountain
City with an unmatched level of service stemming from
constant and ongoing communications from our executive
team. 

TAB 2
EXECUTIVE SUMMARY
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DOWNTOWN REDEVELOPMENT SERVICES (DRS)
COMPANY BIO

DRS is a planning firm specializing in downtown planning and economic
development projects that improve the quality of life for residents in small to
medium sized communities. We assist communities through comprehensive
downtown planning, economic or redevelopment strategies, small-area
plans, Main Street services, development-readiness training, and adaptive
reuse projects. Our planning services focus on identifying the unique assets
in a community and preparing strategies to help personalize them with
action-oriented and implementable strategies. Through this action-oriented
style of planning, our firm helps communities prepare recommendations for
the short-, mid- and long-term future while building community capacity and
empowering local residents. 

DRS was founded in 2009 by passionate professionals who wanted to make
a difference in communities by providing realistic and highly implementable
strategies. Within our client communities we do not take a “one-size fits-all”
approach. We understand that every plan must be unique and responsive to
the specific community it serves. While many firms work with a similar
approach or mantra, at DRS we tailor project scopes and deliverables to
meet the needs of a client community now and in the future. Through this
process DRS has gained an unmatched understanding and a track record of
successfully implemented projects. With our exceptional level of
understanding, we are able to provide exceptional services at a budget-
friendly price. 

Since 2009, DRS has grown into a national company, with offices in the
Midwest, East Coast, and Intermountain West. These locations allow us to
maintain easy access to our project sites.

Akron
Pittsburgh

Park City

COMPANY HIGHLIGHTS

YEARS IN BUSINESS
13

OF PROJECTS IMPLEMENTED
SINCE INCEPTION

93%

NUMBER OF DOWNTOWN
PLANS COMPLETED

153

EMPLOYEES IN 3 OFFICES
8

AREAS OF EXPERTISE

Land Use and
Ordinance

Downtown
Master Plans

Economic
Development

Strategies

Small Area
Development

Planning

Building
Assessments
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AVENUE CONSULTANTS
FIRM PROFILE

Avenue Consultants is a local transportation
planning, engineering, and program management
firm that focuses on providing innovative
transportation engineering and planning services to
our clients.
We specialize in facilitating diverse teams through
comprehensive planning of transportation
infrastructure within the local land use environment;
applying technical knowledge and software
applications to support local and agency planning
initiatives; communicating complex ideas, solutions,
and benefits to agency staff, elected officials, and the
public; helping communities with proactive planning
and complex transportation solutions; engaging the
public in a constructive and instructive way to build
consensus toward an implementable vision;
conducting and preparing studies, feasibility
assessments, and corridor specific plans for
implementation by local entities and agencies.
With a staff of 95 professionals, Avenue has the
skilled planning, transportation modeling, GIS, and
communications specialists available to help Eagle
Mountain realize its vision. Our entire staff are all
local and flexible enough in their abilities and
obligations that we can ensure the necessary
availability to accommodate any requests for our
services.

Firm Profile
Architecture. Planning. Interiors.

CRSA has been an integral part of community building
throughout the Western Mountain Region since 1975. With
one office in Utah and licenses in over a dozen states, we are
working to make communities, campuses, and
neighborhoods better places to live, learn, work, and play.
Our staff of over 45 professionals brings a solid background
of capabilities to many project types. We continue to expand
our body of creative and innovative work in the areas of
higher education, government, and libraries, as well as
residential, mixed-use, office projects and urban design. 

Years In Business

47
Professionals

45

Design Awards

147
Completed Projects

638
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ZIONS BANK PUBLIC  FINANCE, INC.
FIRM PROFILE

ZPFI, is comprised of a team of 22 professionals committed to
providing unparalleled service to municipal entities, local Districts,
government agencies and private clients throughout Utah and the
Intermountain West. We have two primary service areas: (1)
financial advisory to assist governmental entities in the bonding
and disclosure/ reporting process; and (2) municipal consulting
services focusing on economic development, planning, real estate
development advisory, and fee-related services. .

Our Municipal Consulting Group, an integral part of ZPFI, is well
known and respected throughout the Intermountain Region for its
leadership in economic development, redevelopment, market
analysis, real estate development advisory, capital facility finance
planning, feasibility studies, and fiscal/economic impacts analysis. 
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PROJECT
TEAM

STEPHANIE DUNLAP, AICP
Planner

STAN LEVENGER, 
Public Input Specialist

ADDITIONAL
STAFF

BEN LEVENGER, AICP, ASLA, CECD
Planner & Economic Development
Professional

Ben Levenger is a certified planner and
certified economic developer. After working
for municipalities in 29 states, he brings
national experience to the Wasatch front.  Ben
will be the Project Manager and principal in
charge for this project. 

NATHAN DAVIS 
Downtown Planner

Nathan is a community planning
professional with experience providing
general planning, demographics review
and densification or infill strategies for
communities across the continental US.
His expertise is focused on conducting
detailed analysis of the existing conditions.

THOMAS MCMURTRY, AICP
Transportation Planner

Thomas McMurtry has 17 years of
experience leading planning projects.
Transportation planning is Thomas’s
primary expertise, and he has significant
experience in leading community
visions, facilitating workshops and
population forecasting.

BLAKE UNGREN, PE
Transportation Engineer

Blake Unguren has over 12 years of
experience with a comprehensive
background in transportation planning and
design. As a project manager for Avenue,
Blake has overseen projects that
incorporate multiple intersection analyses in
corridor applications. 

SUSAN BECKER, AICP
Economic Development Specialist

For the past 28 years, Susie has
specialized in economic consulting and
planning and has been the lead
consultant on some of the largest and
most challenging projects, and was
recently the project lead on Eagle
Mountain's Economic Plan. 

BRADLEY KRAUSHAAR, ASLA,
Planner/Designer

ZACH HESLOP, AIA
Preservation Architect

TYLER ADAMS
Renderer/Illustrator

ADDITIONAL
STAFF

KELLY GILLMAN, ASLA, AICP 
Senior Principal/Treasurer

Kelly has led municipal planning projects
with CRSA for 20 years, including several
general plans, corridor plans, and
downtown plans.  Kelly is a certified
planner and licensed landscape architect  
and will be the design team lead for the
Eagle Mountain Small Area Plans

LAURA SMITH, AIA, LEED AP, BD+C
Senior Architect/Urban Designer

Laura Smith is an architect and
sustainability leader who brings insight
and passion into the way the built world
shapes our communities. She is highly
experienced in reaching design solutions
that increase the health and well-being of
building occupants. 

ADDITIONAL
STAFF

EMILIE JORDAO
Transportation Planner

PAUL GOODRICH
Transportation Engineer

AARON SANBORN
Economic Development Specialist

DRS/CRSA Project Man., Planning, Site Design, Economic Development. Visualizations, Arch.

Avenue Consultants Transportation

ZPFI Financial Assessment, Economic Impact, Economic Development

Responsibilities

Aaron has nearly a decade of municipal
experience, including over 6 years of
experience as Economic Development
Director for Eagle Mountain City. He has
broad and varied experience with
economic development, financial analysis,
strategic planning, and program analysis



PREVIOUS 
PROJECTS

Outlined below are sample projects completed by our team
members. Targeted projects are provided on the next page,
highlighting greater details). Additional details for all other projects
are available upon request. 

WEST POINT, UT SMALL AREA PLANWEST POINT, UT SMALL AREA PLAN
West Point - West Davis Corridor Small Area Plan (ZPFI prime)
Lower Paxton, PA Small Area Plan
Parachute, CO Small Area Plan
Moab Downtown Plan
Salina, UT General Plan
Hurricane, UT Downtown Plan
Lower Paxton, PA Small Area Plan
DeFuniak Springs, FL Downtown Master Plan
Indiana, PA Economic Diversification Project
Helper, UT Railroad Corridor Plan
Orlando, FL (Milk District Main Street) Streetscape Plan
Reading, PA Complete Streets and Alleyways Plan
Marianna, FL Real Estate Redevelopment Plan

SANDY DOWNTOWN PLANSANDY DOWNTOWN PLAN

HEBER CITY CRA CREATIONHEBER CITY CRA CREATION

Eagle Mountain Economic Development Plan
Heber City Market Analysis & CRA Creation (DRS Sub)
South Jordan Small Area Plan
SLC NW Quadrant Market Analysis
Orem City Center Plan
Vernal Downtown Plan

1600 S Area Plan in Springville (CRSA/DRS Prime)
Sandy Downtown Transportation Plan
Moab Downtown Plan
Saratoga Springs Transportation Master Plan

Eagle Mountain General Plan
Roy Downtown Plan
Roy Station Area Plan (DRS Sub)
1600 S Area Plan in Springville (DRS and Avenue Subs)
Idaho Falls Downtown Plan & Form-Based Code
WFRC/South Jordan Redwood Road Corridor Plan (Z, F)
Elko Nevada Downtown Plan (Z, F)
Meridian Idaho Downtown Plan 
Provo/Orem Station Area Plan (Z)
UTA Mid-Jordan LRT Station Design 

IDAHO FALLS DOWNTOWN PLANIDAHO FALLS DOWNTOWN PLAN
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DRS/CRSA 12 Other Prime, and 3 Sub Projects

Avenue Consultants 15 Other Projects

ZPFI 10+ Other Projects

Other Projects In Progress By Our Team References

Bryn MacDonald, AICP
Community Dev. Director
801-614-5351
bmacdonald@westpointcity.org

West Point, UT
Josh Yost
Community Dev. Director
801-489-2700
Jyost@springville.org

Springville, UT

tel:18014892700


WEST POINT, UT SMALL AREA PLANWEST POINT, UT SMALL AREA PLAN
Services Provided

Master Planning •
Scenario Planning •

Land-Use Planning •
Downtown Design Guidelines •

Expecting a new limited access highway to be constructed in
the next five years, the City of West Point decided to
undertake a small area planning process. This process was
set to define the highest and best use for the site and define
a series of architectural standards that can be enforced on
the highway adjacent vacant parcels. Through this process,
DRS coordinated with the prime consultant (Zions Public
Finance) to provide scenario planning, site layout, and
design guidelines for the overall site.

Project Synopsis

Contact Details

Bryn MacDonald, AICP
Community Development Director

801-614-5351
bmacdonald@westpointcity.org For this project, DRS was a subconsultant

to Zions Public Finance

UINTA COUNTY (WY) 1000 ACRE SMALL AREA PLANUINTA COUNTY (WY) 1000 ACRE SMALL AREA PLAN
Services Provided

Master Planning •
Scenario Planning •

Land-Use Planning •
Building Typology

Project Synopsis

Contact Details

Darby Norda
Uinta County Planning 
307-783-0318
danoorda@uintacounty.com

Immediately outside the Evanston city limits was an area of
land the County owned. It is the most significant property
remaining existing utility systems can service. Noticing the
outstanding potential and recent interest in the site, the
commissioners decided to undergo a scenario planning
process to identify the highest and best use for the area.
The County hired a team that included DRS to perform a
market analysis, land-use scenario planning,
implementation strategies, and site development. Through
this process, DRS provided turn-key assistance for the
County, delivering a project that exceeded expectations. 

Vacant

Roadway
Total of 290.1
(+/-) acres

Residential - 
Single Family

5 single family units @
2,500 each per acre
Total of 117.37 (=/-)
acres

Commercial

15,000 Sq Ft per acre
commercial space
12 employees per acre
Total of 159.95 (=/-) acres

Industrial

18,000 Sq Ft per acre
industrial space
9 employees per acre
Total of 156.20 (=/-) acres

Mixed-Use

13,500 Sq Ft of retail space per
acre
6 apartments per acre

6 - 1 Bed at 750 Sq Ft
Total of 89.51 (=/-) acres

Residential - Multi-
Family

12 apartments per acre
6 - 1 Bed at 750 Sq Ft
3 - 2 Bed at 900 Sq Ft
3 - 3 Bed at 1,100 Sq Ft

Total of 123.95 (=/-) acres
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PHASE 1:

Task 1.1 – Early Outreach

Kick-off meeting 
Walking and driving tours
Elected and appointed officials round tables
Developer stakeholder meeting
Secret shopper-style events

Engagement is the backbone of any community-based planning process,
primarily based on people-focused design and character identification.
Understanding this, our team will conduct a series of outreach, including:

VISION AND
GUIDANCE

FUNCTIONAL
APPROACH

Task 1.2 – City Guidance Kick-off

Our team will facilitate meetings and investigation discussions with the City and critical stakeholders. These in-person, group, and
one-on-one sessions will build upon the results of the economic development plan and identify roadblocks, strengths, and
potential issues. 

Task 1.3 – Steering committee meetings 

After the kick-off meetings have been completed; our team will hold regular meetings with a steering committee to discuss project
updates, findings, and anticipated steps for the next month. These meetings will be held on a rolling calendar, such as the first
Wednesday of each month. Members of participation can include the economic development director, steering committee, and
other individuals the City deems necessary. Meetings will be held in person unless otherwise desired by the City

Development
standards & potential
development sites 

Regulatory & legislative
review/existing reports
& city-wide plans

Infrastructure
systems  

Built
environment 

Civic and Green Space
gathering spaces 

Public and private
space utilization 

Community
gateways 

Market
conditions/analysis

Early outreach will culminate with creating a project website, serving as the hub of activity for all project elements. These custom-
built websites utilize a platform for gathering data and regular public updates. A sample of the project website can be found at
Defuniakdowntown.com or Hurricanedowntown.com

PHASE 2:

DATA COLLECTION & SWOT ANALYSIS 

Task 2.1 – Steering committee meetings 

Existing plan review – To start the data collection, our team will compile a list of applicable plans for review, including those
outlined in the RFP. A detailed inspection and assessment of the findings, process, and overall deliverables will be prepared. This
review aims to help create a detailed baseline analysis for the project area.  Additionally, at this time we will coordinate the
findings from other small area plans (or other consultants) to seamlessly integrate the results.

DRS | Eagle Mountain City Small Area Plan - Commercial Core 8

https://defuniakdowntown.com/
https://hurricanedowntown.com/


Task 2.2 – Missing information identification 

After reviewing the plans, our team will prepare a list of
missing or outdated information, highlighting what
elements need to be verified on-site or with new datasets. 

FUNCTIONAL
APPROACH

Task 2.3 – Data collection 

Site conditions
Site maps (Zoning, land use, etc.)
Flooding or natural hindrances
Transportation and site circulation
Economic impacts from surrounding parcels
Socio-economic conditions
Physical effects on the site

After the missing information list is created, we will
perform the necessary services to collect and quantify the
missing data, aggregating it with the remainder of the data
reviewed. Additionally, a full review of datasets will be
completed; updated information will be to 2022 standards,
where information is required. This step will also require
conducting a physical assessment of the project area and
investigating internal and external influences that will limit
the development or viability of the sites. Physical
evaluation of the site will include a review of the following
items:

This information will help define potential development
parameters and increase success through phasing and
“bite-sized” development, preparing a pipeline of projects
at logical intervals. 

Task 2.4 – SWOT Assessment 

Our team will conduct a SWOT-style assessment of the
project areas, providing a review of both physical
conditions and asset identification. This assessment will go
past the physical condition assessment, identifying fiscal
and human assets and clearly outlining how they are
integrated into the community. 

Task 2.5 – Asset Mapping 

After identifying the assets, our team will work together to
identify how each identified asset be utilized to maximize
overall impact.  This effort will be completed by identifying
how multiple groups or programs can be integrated for
catalyst projects. 

Task 2.6 – SWOT Reporting 

Based on the asset mapping and SWOT analysis, our team
will prepare a detailed report that outlines the SWOT
assessment results. This process will include written,
mapping, and visual information that documents the
current conditions. Internal and external influences will be
specifically identified, notating areas where the City can
cause positive changes and the other regions where
partnerships with regional or surrounding partners will be
required to drive positive change. 

Task 2.7 – Baseline Creation 

With the existing plan review, and the physical assessment
completed, our team will prepare the findings into a clear,
concise, and graphically rich report. This document will
include a variety of statistics and data points that will
compile the physical assessment and SWOT analysis. This
report will also serve as the first chapter in the final report. 

Example Existing Conditions Report
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PUBLIC OUTREACH &
STAKEHOLDER
ENGAGEMENT

PHASE 3:

Task 3.1 – Engagement Plan Prep 

Our team will partner with the steering committee to prepare and finalize an engagement
strategy. This strategy will utilize a variety of methods for data collection, utilizing the VAK
(Visual, Auditory, Kinesthetic) model to allow participants to provide feedback. Specific
stakeholders or groups will be identified, and invitations will be prepared. 

Task 3.2 - Project Website and
Social Media 

We will develop a website to host all
components of the project and post
general updates and survey links to share
with the public. Social media will be
coordinated with the City’s social media
outlets, providing updates for key events.

Task 3.3 - Conceptual Outreach 

Online surveying
Summer festivals
Individual meetings
Business tours and investigations
Ideation Sessions W/Council and Stakeholder Groups
Tactical urbanism exercises (if desired)
Marketing video creation and outreach
Public outreach survey (needs and desires assessment)

As the next level of outreach, our team will prepare a series of
meetings and data collection events focused on gathering
baseline or conceptual ideas about the project area. Should our
team be selected to perform more than one small area plan, we
will hold individual and combined stakeholder meetings,
ensuring individualized attention is provided and integrated
efforts are discussed. During this phase, we will include the
following elements:

Task 3.4  – Early Public Outreach 

Community charrettes and consensus-building workshops
Tactical urbanism exercises
Field Walking/Biking Tour
Adaptive reuse or activation tours
Mass transit or alternative transportation node surveying
Ideation Sessions W/Council and Stakeholder Groups

As a first part of the proposed scope of work, our team will conduct
detailed outreach and input to gather feedback from the public and
other vested groups. This input will collect conceptual data, ideas,
and consensus. Event types will include (at a minimum):
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FUNCTIONAL
APPROACH

Task 3.4  –  Ideation 

Cross sections
Aerial master plan samples
Plan view samples
Parking configuration and locations
Adaptive reuse and real estate development
recommendations

We will review ideas in a brainstorming meeting with the Eagle
Mountain City steering committee. These plans include lighting,
streetscape, public realm design, plazas or gathering spaces, and
built environment recommendations. All plan preparation will be
based on input gathered, attempting to incorporate as many
elements of the preferred area elements as possible.
Throughout this phase, our team will prepare visual
representations of the proposed ideas, including:

Task 3.5 – Refine and Celebrate 

Neighborhood meetings
Final community charette review
The community question and answer forum

As a final part of this task, our team will again work with the
stakeholders and the overall public to refine the scenarios,
creating a single preferred layout. This process will require many
iterations of testing and refinement, including the following:

Task 3.6 – Vision creation 

Our team will utilize the data collected from various engagement
options to draft a vision for each project area. Should our team
be selected for more than one plan, we will provide overarching
themes for all areas and distinct/unique visions for each area.
The vision will become the cornerstone of the plan, showing how
the results and proposed development personify the
community's vision. 



PHASE 4:

IDEATION & EVALUATION

FUNCTIONAL
APPROACH

Task 4.1 – Land-Use Scenario Planning 

Development density
Jobs created
Square footage created (by typology) 
Roadways and networks created
Infrastructure system impacts
Fiscal impacts (revenue based)

Based on the input received from the stakeholder and the
public, our team will begin compiling a series of 3-5 land-
use scenarios. These scenarios will utilize land use densities
and classifications to outline potential build-outs for the
project area. Each scenario will be prepared to provide a
different and distinct use for the site:

Every scenario will be prepared and presented to the group
for the entire impact, allowing for easy understanding and
evaluation. 

Task 4.2 -  Connectivity and Mobility Study 

Our team will collect traffic and transit data from previously
conducted studies performed by the City and UDOT,
passenger data collected, and any other readily available
data. We will review areas where deficiencies are found,
notating how they can be better served or supplemented
through the small area planning process. 

Task 4.3 – Market Impact Evaluation 

Based on the scenarios prepared, a fiscal impact will be
designed, outlining the benefits from a developer and
municipal perspective. This analysis will help outline the
balance between costs and returns while also ensuring the
proposed development provides enough ROI for public-
private partnerships.

Task 4.4 – Building and Architectural Typologies 

Forming and massing
Typical setbacks
Architectural character elements
Communal or gathering spaces
Floor area ratios and density standards
Standard parking configurations

As critical as the land-use scenarios are, supportive documentation
explaining each land-use designations typology, forming, massing,
and design characteristics are more useful for public interaction and
general understanding. Our team will prepare cut sheets about the
architectural or development style for every land-use type used. This
will include the following:
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Task 4.5 – Intra-site connectivity 

Should our team be selected to handle more than a tiny
area pan, we will prepare an intra-site connectivity analysis,
showing how each scenario supports a symbiotic
relationship with other area plans. 

PHASE 4:

REFINEMENT & REVIEW

Task 5.1 – Review Meeting/s 

After the draft scenarios have been prepared, our team will
meet with the steering committee to present the findings
and gather feedback. A series of iterations or refinements
for the land-use scenarios will be completed. If desired, we
can prepare a meeting with on-demand modeling, allowing
immediate interaction and review of the results. This
meeting style requires a 2-3 hour window with the steering
committee yet can significantly shorten the overall project. 

Task 5.2 – Preferred Scenario Determination 

Site densities and square footage
Development standards and FAR calculations
Building typologies and frequencies
Community or gathering spaces
Acreage of space by type
Economic impact statements (jobs, businesses, taxes,
etc. )

Our team will work with the steering committee to prepare
a preferred scenario after draft scenarios are reviewed. This
scenario will include a variety of amenities or desired
elements, combining them into a preferred scenario that
meets the municipal requirements and civic-minded
development standards. During this process, our team will
prepare a synopsis and outline of the anticipated benefits
of the preferred scenario, including:
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FUNCTIONAL
APPROACH
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Task 5.3 – Preferred Layout Preparation 

Site layouts
Building footprints
Site circulation and roadways
Building configurations
Public or gathering spaces
Site ingress/egress points
Ties to surrounding land use

Aerial perspectives – showing forming, massing, and
building typology
Street or parcel views – showing what the development
looks like from a pedestrian perspective
Cross sections – will show what the roadways, paths,
and overall building layouts will look like to scale.
Building typology samples – These renderings will
demonstrate what a standard building size or
configuration entails

After the preferred scenario is outlined, we will begin
graphic layout and defined design of the overall areas. This
will include a series of conceptual plans and renderings to
demonstrate the following:

This graphic representation will be presented in a black-
and-white format for the first iteration, documenting the
overall layout and flow of the site. Once the steering
committee approves, our team will prepare a colored site
map. After the site map is approved and finalized, a series
of three-dimensional renderings will be designed. These
renderings will include the following:

Task 5.4 – Compliance Review 

Our team will perform a compliance review to ensure the
preferred scenarios align with the overall elements in the
most recent general plan update. Where necessary, our
team will also outline changes that will be necessary within
the available plan for compliance with the small area plan
elements. 

PHASE 6:

Task 6.1 - Regulating
Plan Framework 

REGULATING
FRAMEWORK

Future Land Uses
Transportation Corridors (new and planned) for all modes
Open Spaces (Parks and Plazas)
Building typology and architectural massing
Architectural or character elements
Catalytic Projects
Subdistrict descriptions, if applicable

The Regulating Plan is a graphic representation of the
preferred scenario that ties all vision components together
on one document. It becomes part of the adopted plan when
connected to the implementation policies.

Task 6.2 – Land-Use Typology Chart 

Our team will prepare a chart that defines the standard end-
user types allowable by right, permit, or use in each
classification. Efforts will be made to tailor this to the specific
site while also providing linkage to the general plan elements.  

Task 6.3 – Economic Impact Analysis 

Our team will prepare an economic impact analysis for the
preferred scenarios, outlining a series of returns that are
expected from the preferred scenario at full build-out. Impact
measures are expected to include tax revenue generation,
construction cost estimation, real estate impacts, etc.

Task 6.4 – Implementation Framework 

Private/public partnerships
Target industry acquisition
Financial and non-financial incentives
Development or acquisition strategies
Project timing and integration

Based on the preferred scenario, our team will compile a
detailed implementation matrix for each project area. This
will include the preparation of a detailed timeline of projects,
cost estimates, and milestones for each area. Information will
consist of actionable goals that will fulfill the 100-day plan
and 5-year implementation framework. Additionally,
strategies will be provided that will assist with the following:
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Task 6.5 – Metrics Creation 

Our team will craft a series of attainable and trackable
metrics for each area plan. These metrics will include
preparing a series of anticipated benefits tied to critical
milestones. Through these metrics, the community can track
results and determine successes. In addition to the metrics,
our team will include written strategies or processes to utilize
when regularly reported metrics are not created, ensuring a
documented process for attaining them. 

FUNCTIONAL
APPROACH

Task 6.6 – Final Report Preparation 

Table of contents
Executive summary
Existing conditions analysis
Preliminary scenarios
Preferred scenario
Economic impact
Site regulating framework
Implementation strategies

After all previous tasks are completed, our team will prepare
a detailed report that provides the study's overall results. This
report will be concise and graphically rich, capturing a vision
for the study area. The proposed document structure is
outlined below:

 
As part of the final document preparation, all maps, charts,
and graphics will be provided in source file formats, allowing
incorporation into the appropriate municipal systems. Ten
(10) printed copies of the final report will be made for the
municipality to utilize, and a PDF or source electronic files will
be provided. 

Task 6.7 – Municipal Presentations 

Our team will prepare and present the report to the Planning
Commission and City council as necessary to help through
the adoption process. 

Task 6.8 - Design Guidelines Framework 

Our team will prepare a design guidelines framework, helping to outline the following elements for each area. The purpose of the
guidelines is to document the look, feel, and that the vision of the community is met. This task will include planning for the
following: 

These guidelines will also include a legislative description for the enforcement area and a resolution/Code review to provide
implementation guidance. The purpose of these guidelines is to provide the community with a series of traits or architectural
characteristics that the community supports. A sample of recent design guidelines prepared by our team can be found at:
https://tinyurl.com/WPDesignGuide

Building typology 
End user matrices 
Architecture or façade styles 

Signage regulations 
Vegetation regulations 
Streetscape guidelines

CRITICAL
DIFFERENCES
 

Ability to handle all phases of planning, design, and
implementation with existing team members
An unmatched level of experience both locally and
nationally
Implementation assistance through all phases of
municipal work
Ability to identify, prepare, and write grants for municipal
projects
Staff availability to perform all three (3) plans, weaving
their design and planning together for increased
symbiosis
Previous work with Eagle Mountain (ZPFI) with market
analysis and documentation projects
Driven by civic-minded and developer attainability,
creating an easily implemented series of projects
Preparation of detailed implementation plans
Value added services of design guidelines, aiding in the
desired creation of distinct architectural typologies

Outlined below are some critical differences and
opportunities if our team is selected:

Given the opportunity, our team would welcome the
chance to perform all three (3) small area plans. This
approach would allow for integrated input and
stakeholder meetings, reducing the schedule for project
completion. 

https://tinyurl.com/WPDesignGuide


FE
B

On-site analysis meetings
Draft existing conditions analysis
Asset identification & mapping
SWOT analysis

Steering committee meetings
Council and stakeholder ideation
sessions

Developer tours
Stakeholder tours
Office hours
Community input events

M
A

RC
H

Ideation materials
Outreach materials
Draft scenarios
Preferred scenario packet
Draft regulating framework
Connectivity study

Scenario review meetings
Elected officials charrette
Preferred sceanrio meeting

Stakeholder charrettes
Outreach events
Scenario review on website

A
R-

M
A

Y

Draft preferred scenario delivered
(Mid-April)
Economic impact analysis
Draft implementation plan
Building typologies and
architectural styles

Review and comments on draft
plans
Public comment period
(attendance)

Community review (website)
Stakeholder feedback of draft
Public comment period

TECHNICAL
APPROACH

JU
N

E 
-

A
D

O
PT

IO
N Submit final draft of plan (June 28,

2023)
Prepare adoption resolution
Attend reading and adoption
meetings

Adoption meetings
Implementation strategies review
meeting
Roles and responsibilities review
meeting

Final adopt review
Adoption meeting participation

JA
N

Existing conditions analysis
Current plans review
Public input plan preparation
City meeting questionnaire

Kick-off meeting
Approval of public participation
plan
Elected officials round table
City visioning meeting

Stakeholder identification
Facilitate Survey No. 1
Project area walking and biking
tours

After careful review of the proposed scope of work and the availability of
the Team’s staff, we feel that the requested scope can be completed in six
(6) months. 

CONSULTANT WORK CLIENT INVOLVEMENT PUBLIC INTERACTION
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PROJECT
SCHEDULE

WEST POINT, UT SMALL AREA PLANWEST POINT, UT SMALL AREA PLAN

Market analysis
Scenario planning
Building typology
Design guidelines
Economic impact analysis

Small Area Plan - https://tinyurl.com/3a8vv64d
Design Guidelines - https://tinyurl.com/ymv6nyx2

Scope completed:

This project includes implementation strategies and
guidance for phased approaches

Outlined below are samples (hyperlinks) of our team's work products.
These samples include both technical content for small area plans and
implementation strategies

Scenario planning
Building typology
Design guidelines
Economic impact analysis

Small Area plan - https://tinyurl.com/mpbhak7t

Scope completed:

UINTA COUNTY 1,000 ACRE SMALL AREA PLANUINTA COUNTY 1,000 ACRE SMALL AREA PLAN

This project includes implementation strategies and
guidance for phased approaches

https://tinyurl.com/3a8vv64d
https://tinyurl.com/ymv6nyx2
https://tinyurl.com/mpbhak7t


04 Cost Proposal



Company % Of Work

DRS/CRSA 69.58%

Avenue 12.21%

ZPFI 18.21%

Percentage of Work
If additional scope is requested above and

beyond the outlined scope, our team is happy
to assist in ensuring the community meets its
desired goals. Outlined above are the typical
hourly rates for each employee in our team.

Hourly Rate Travel / Mileage Printing Software  &

Technology Usage

PROJECT
BUDGET

The following table outlines the general break down of budget by phase and team member.  The assignment of tasks is noted
below the chart.  Our team is proposing fully-loaded hours, including the following elements in the proposed hourly rates:

Including these elements in the overall hourly rates will provide streamlined billing and simplified invoicing for the municipality and
the consultants. As requested in the RFP, the chart below demonstrates the funds distribution for each consultant team member.
Two separate calculations are being provided to illustrate this as the CRSA/DRS team is currently finalizing negotiations for a merger
of teams, staff, and resources, allowing us to serve clients better.

Task 6 - Regulating Framework 2 8 21 3 4 13 2 0 0 0 $7,120.00

Task 5 - Refinement & Review 12 9 14 4 7 3 2 0 16 16 $12,155.00

Task 2 - Collection and Baseline Creation 3 5 4 3 3 0 4 0 0 0 $3,235.00

Task 1 - Vision & Guidance 7 3 9 4 0 10 4 0 8 8 $8,175.00

Rate (Per hour)
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Eagle Mountain Small Area Plan

Not-to-Exceed Total $41,515.00

Task 4 - Ideation & Evaluation 12 3 7 2 4 8 8 6 0 0 $7,915.00

Task 3 - Stakeholder engagement 5 3 3 2 4 4 0 0 0 0 $2,915.00
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Benjamin Levenger, President











PUBLIC HEARING:
No

PREPARED BY:
Evan Berrett, Admin

PRESENTED BY:

RECOMMENDATION:
Staff recommends the City Council award a bid for the Gateway Park
Small Area Plan Design to Downtown Redevelopment Services in
the amount of $41,515 and authorize the Mayor to sign the contract. 

BACKGROUND:
Eagle Mountain City issued an RFP for assistance with creating three
small area plans. A Small area or district plan is a tool that helps to
provide more specific economic development, planning, traffic
engineering, and financial planning direction for certain smaller
geographic areas of the city that are likely to be highly important to
the economic and cultural vitality of the city. Firms were invited to
bid on small area plans for the Commercial Core, Mid-
Valley/Downtown, and Gateway Park areas of the City. These small
area plans are planned to be completed within the next six months in
cooperation with City Council, property owners, other various
stakeholders, and with significant engagement with the public.

A staff review committee scored the proposals and invited the top
scorers for final presentations. The committee recommends awarding
the bid to Downtown Redevelopment Services in partnership with
CRSA, Avenue Consultants, and Zions Bank Public Finance. 

ITEMS FOR CONSIDERATION:
The Downtown Redevelopment Services proposal was not the lowest

EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING

FEBRUARY 21, 2023

TITLE: Small Area Plan: Gateway Park - Downtown Redevelopment
Services

ITEM TYPE: Bid Award

FISCAL IMPACT: $41,515

APPLICANT: Evan Berrett

GENERAL PLAN
DESIGNATION

CURRENT ZONE ACREAGE COMMUNITY



cost proposal. Staff felt that given the significant impact these area
plans will have on the future of Eagle Mountain, that it was more
important to find the right team that can deliver the highest quality
product with strong public and stakeholder engagement. Downtown
Redevelopment Services and their partners scored the highest overall
and demonstrated through their proposal along with the presentation
they made that they would serve the needs of Eagle Mountain the
best resulting in the best possible outcome. The cost difference
between the DRS proposal and the lowest bid was approximately
$30,000. 

REQUIRED FINDINGS:

PLANNING COMMISSION ACTION/RECOMMENDATION:

ATTACHMENTS:
 Downtown Redevelopment Proposal - Gateway Park 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1786412/EMC-FY23-10-DTRedevelopment_Gateway_park.pdf


In partnership with

REQUEST FOR PROPOSALS 
 EAGLE MOUNTAIN CITY 
EMC-FY23-10

GATEWAY PARK
BUSINESS
DISTRICT SMALL
AREA PLAN



01 Transmittal Letter



Thursday | 15 December, 2022
Melissa Yeates

Procurement Agent
MYates@emcity.org

Re: RFP Response,Eagle Mountain City - Gateway Park Small Area Plan

Dear Ms Yates and Selection Committee:

Over the past twenty years, the City of Eagle Mountain has witnessed exponential growth, becoming a new hub of activity serving both
residential and commercial needs. While the community has grown in population by more than 223% from 2010 to 2020, creating a
balanced and vibrant ecosystem is still difficult, requiring more than a residential property tax base. While some commercial efforts
and master planning have been completed, a dwindling amount of large tract land is available for re-use or construction. Due to these
parameters, Eagle Mountain City is desirous to prepare an implementable and actionable framework for critical areas, including the
gateway Area. 

The area that makes up the proposed small area boundary is roughly 550 acres in size and owned by a variety of entities, each having
a different opinion about the highest and best use for the land. Yet, there is overarching support for similar items, specifically providing
jobs and economic returns via non-real estate taxes. Due to this result, the community needs to prepare a detailed and highly
implementable framework of what the project area will support or sustain, all while outlining what is maximally beneficial to the
community. To meet these requirements, the community must undergo a small area plan (SAP) update, focusing on updating
necessary documentation about build-out scenarios and metrics supported by real-world economics and metrics. To achieve this, we
have compiled a team of regional and national experts; they are as follows:

CRSA, Inc.:  A leader in people-focused public space design both within the Wasatch Front and the Intermountain
West. Founded as an architecture firm in 1976, CRSA continues to provide architectural design 

be a full-service planning and design firm that promotes a strong sense of place-based design. 

DTRedevelopment: A downtown planning and economic development firm with experience preparing land use
planning and downtown economic development plans in over 30 states. They create unique, place-based design
solutions that maximize available assets and public spaces while creating locations known to increase residents'
quality of life. DRS is joined by its Strategic Partner CRSA to deliver this project to Eagle Mountain City offering
increased services under one roof. 
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J. Kelly Gillman, ASLA, AICP   
Managing Principle/Treasurer | CRSA
Kelly@crsa-us.com

Ben Levenger, ASLA, AICP, CEcD
Principal/Project Manager| DTRedevelopment
ben@dtredevelopment.com

Avenue Consultants: -  Avenue consultants is a transportation planning firm with extensive experience throughout the
entire State of Utah, including several successful projects in the Southern Salt Lake County region.

Zions Bank Public Finance: -  Zions Bank Public Finance is a municipal consulting firm with an unmatched track record of
market analysis and large-scale project implementation. Their work includes providing municipal consulting,
implementation frameworks, and organizational set-up. 

With the above team members, we can assist the City, residents, and steering committee through a community-focused small area
plan that will provide graphics and analytic results and a detailed implementation framework for catalyst project implementation.
Through this process, our team can help guide the community through place-based design solutions and visioning exercises that will
generate ideas on maximizing the available lands. We feel that our team can provide you with the necessary understanding of place-
based economics and the ability to deliver high-quality design drawings. We also offer a detailed level of service and community-
focused design that other groups or firms cannot commit to. Please contact our project manager if any questions arise during your
review. Their contact information is below:



02 Executive Summary



Our team has an unmatched level of experience in economic
development or market analysis projects
We are versed in providing implementation frameworks for
communities similar to Eagle Mountain, which are
approaching build-out and economic uncertainty
The services our team offers can assist the City through all
phases of ideation, design, implementation, and
organizational consulting
We can walk the City through all phases of implementation,
including the creation of CRAs, TIF, or other tax structures
Our team is well versed in the unique conditions present
within the City, as evidenced by our experience working on
previous Eagle Mountain and regional projects

As the greater Eagle Mountain area continues to grow and
densify, there is an ever-increasing cost for infrastructure and
roadway management. Through the standard residential tax
base, maintaining these systems to an acceptable level of service
will become ever more burdensome. As a method for spreading
the financial burden more equitably while simultaneously
increasing the quality of life for residents, a more well-rounded
and supportive local ecosystem must be generated. In the case of
the gateway area, this will include preparing a series of highly
implementable projects that will catalyze to completion of the
infill, utilizing private development as a partner. 
Providing this style of service is what the team on this proposal
has been crafted to do. Through our expertise and our long-
standing working relationships, we will work collaboratively to
help guide the community. The benefits of hiring our team are as
follows:

Our team is preparing a proposal for all three (3) separate small
area plan proposals to increase effectiveness. Through the
combined efforts, our team will not only be able to maximize the
benefits to the municipality but also, directly and indirectly, tie the
areas together. Through this effort, our team will help design
different and unique uses for each small area, ensuring that
retail, commercial, or service-based industries are not completing
amongst themselves within the City, helping to drive
sustainability. 

This District allows for a wide diversity of uses because of its
proximity to Cory B. Wride Memorial Highway (SR-73) and the
Mountain View Corridor, the proximity to Saratoga Springs, and
the current uses on site. This area was one of the first light
industrial areas to develop in the City, and it has the groundwork
already laid for continuing that type of development. This area
contains a portion of SR-73 that is slated for expansion in the 

TAB 2
EXECUTIVE SUMMARY

Visioning and Existing Conditions Review
Community Togetherness and Engagement
Ideation & Storytelling
Test, Refine, & Repeat
Share and Celebrate

Creation of District regulating plans to identify the building
and development typologies
Composition of District design guidelines framework that will
enforce the results of the scenarios and holding plans
Code and ordinance suggestions will be prepared to identify
areas that need amending or adjusted to allow for small-area
plan implementation

near future. Our team will take into consideration the expansion
of SR-73 and how that will impact possible users in the District
and on how it may impact development opportunities.

Additionally, we understand that the proposed scope of work will
require a high level of coordination and cooperation with the City
and its residents. This will require our team to not only help guide
the community but also become part of the community, learning
through; community storytelling, database review, and even open
office hours. These critical steps allow our team to fully integrate
with the District, learning together about the residents' needs,
desires, and anticipated future. Creating this process will require
working through a circular process of land use scenarios and
economic testing results. We are proposing the below (high-level)
process below to ensure that the small area plan meets the
diaries' financial goals, personifies the community character, and
supports the resident's collective "story of the place."  The overall
visioning and planning process will follow the below process: 

1.
2.
3.
4.
5.

In addition to the outlined scope in the RFP, we propose
preparing the following for each station area plan our team
selects for. These additional services will be completed in the
original budget but will take the identified scope through the
initial phases of project implementation. The other services are as
follows:

As a final note, due to the collective resources our team can bear
to force, we will be able to provide the City of Eagle Mountain with
an unmatched level of service stemming from constant and
ongoing communications from our executive team. This will allow
our team to complete the project on time and in-budget,
exceeding municipal requirements. 

 
DRS | Eagle Mountain City Small Area Plan - Gateway Park 2



03 Detailed Discussion



DOWNTOWN REDEVELOPMENT SERVICES (DRS)
COMPANY BIO

DRS is a planning firm specializing in downtown planning and economic
development projects that improve the quality of life for residents in small to
medium sized communities. We assist communities through comprehensive
downtown planning, economic or redevelopment strategies, small-area
plans, Main Street services, development-readiness training, and adaptive
reuse projects. Our planning services focus on identifying the unique assets
in a community and preparing strategies to help personalize them with
action-oriented and implementable strategies. Through this action-oriented
style of planning, our firm helps communities prepare recommendations for
the short-, mid- and long-term future while building community capacity and
empowering local residents. 

DRS was founded in 2009 by passionate professionals who wanted to make
a difference in communities by providing realistic and highly implementable
strategies. Within our client communities we do not take a “one-size fits-all”
approach. We understand that every plan must be unique and responsive to
the specific community it serves. While many firms work with a similar
approach or mantra, at DRS we tailor project scopes and deliverables to
meet the needs of a client community now and in the future. Through this
process DRS has gained an unmatched understanding and a track record of
successfully implemented projects. With our exceptional level of
understanding, we are able to provide exceptional services at a budget-
friendly price. 

Since 2009, DRS has grown into a national company, with offices in the
Midwest, East Coast, and Intermountain West. These locations allow us to
maintain easy access to our project sites.

Akron
Pittsburgh

Park City

COMPANY HIGHLIGHTS

YEARS IN BUSINESS
13

OF PROJECTS IMPLEMENTED
SINCE INCEPTION

93%

NUMBER OF DOWNTOWN
PLANS COMPLETED

153

EMPLOYEES IN 3 OFFICES
8

AREAS OF EXPERTISE

Land Use and
Ordinance

Downtown
Master Plans

Economic
Development

Strategies

Small Area
Development

Planning

Building
Assessments
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AVENUE CONSULTANTS
FIRM PROFILE

Avenue Consultants is a local transportation
planning, engineering, and program management
firm that focuses on providing innovative
transportation engineering and planning services to
our clients.
We specialize in facilitating diverse teams through
comprehensive planning of transportation
infrastructure within the local land use environment;
applying technical knowledge and software
applications to support local and agency planning
initiatives; communicating complex ideas, solutions,
and benefits to agency staff, elected officials, and the
public; helping communities with proactive planning
and complex transportation solutions; engaging the
public in a constructive and instructive way to build
consensus toward an implementable vision;
conducting and preparing studies, feasibility
assessments, and corridor specific plans for
implementation by local entities and agencies.
With a staff of 95 professionals, Avenue has the
skilled planning, transportation modeling, GIS, and
communications specialists available to help Eagle
Mountain realize its vision. Our entire staff are all
local and flexible enough in their abilities and
obligations that we can ensure the necessary
availability to accommodate any requests for our
services.

Firm Profile
Architecture. Planning. Interiors.

CRSA has been an integral part of community building
throughout the Western Mountain Region since 1975. With
one office in Utah and licenses in over a dozen states, we are
working to make communities, campuses, and
neighborhoods better places to live, learn, work, and play.
Our staff of over 45 professionals brings a solid background
of capabilities to many project types. We continue to expand
our body of creative and innovative work in the areas of
higher education, government, and libraries, as well as
residential, mixed-use, office projects and urban design. 

Years In Business

47
Professionals

45

Design Awards

147
Completed Projects

638
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ZIONS BANK PUBLIC  FINANCE, INC.
FIRM PROFILE

ZPFI, is comprised of a team of 22 professionals committed to
providing unparalleled service to municipal entities, local Districts,
government agencies and private clients throughout Utah and the
Intermountain West. We have two primary service areas: (1)
financial advisory to assist governmental entities in the bonding
and disclosure/ reporting process; and (2) municipal consulting
services focusing on economic development, planning, real estate
development advisory, and fee-related services. .

Our Municipal Consulting Group, an integral part of ZPFI, is well
known and respected throughout the Intermountain Region for its
leadership in economic development, redevelopment, market
analysis, real estate development advisory, capital facility finance
planning, feasibility studies, and fiscal/economic impacts analysis. 
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PROJECT
TEAM

STEPHANIE DUNLAP, AICP
Planner

STAN LEVENGER, 
Public Input Specialist

ADDITIONAL
STAFF

BEN LEVENGER, AICP, ASLA, CECD
Planner & Economic Development
Professional

Ben Levenger is a certified planner and
certified economic developer. After working
for municipalities in 29 states, he brings
national experience to the Wasatch front.  Ben
will be the Project Manager and principal in
charge for this project. 

NATHAN DAVIS 
Downtown Planner

Nathan is a community planning
professional with experience providing
general planning, demographics review
and densification or infill strategies for
communities across the continental US.
His expertise is focused on conducting
detailed analysis of the existing conditions.

THOMAS MCMURTRY, AICP
Transportation Planner

Thomas McMurtry has 17 years of
experience leading planning projects.
Transportation planning is Thomas’s
primary expertise, and he has significant
experience in leading community
visions, facilitating workshops and
population forecasting.

BLAKE UNGREN, PE
Transportation Engineer

Blake Unguren has over 12 years of
experience with a comprehensive
background in transportation planning and
design. As a project manager for Avenue,
Blake has overseen projects that
incorporate multiple intersection analyses in
corridor applications. 

SUSAN BECKER, AICP
Economic Development Specialist

For the past 28 years, Susie has
specialized in economic consulting and
planning and has been the lead
consultant on some of the largest and
most challenging projects, and was
recently the project lead on Eagle
Mountain's Economic Plan. 

BRADLEY KRAUSHAAR, ASLA,
Planner/Designer

ZACH HESLOP, AIA
Preservation Architect

TYLER ADAMS
Renderer/Illustrator

ADDITIONAL
STAFF

KELLY GILLMAN, ASLA, AICP 
Senior Principal/Treasurer

Kelly has led municipal planning projects
with CRSA for 20 years, including several
general plans, corridor plans, and
downtown plans.  Kelly is a certified
planner and licensed landscape architect  
and will be the design team lead for the
Eagle Mountain Small Area Plans

LAURA SMITH, AIA, LEED AP, BD+C
Senior Architect/Urban Designer

Laura Smith is an architect and
sustainability leader who brings insight
and passion into the way the built world
shapes our communities. She is highly
experienced in reaching design solutions
that increase the health and well-being of
building occupants. 

ADDITIONAL
STAFF

EMILIE JORDAO
Transportation Planner

PAUL GOODRICH
Transportation Engineer

AARON SANBORN
Economic Development Specialist

DRS/CRSA Project Man., Planning, Site Design, Economic Development. Visualizations, Arch.

Avenue Consultants Transportation

ZPFI Financial Assessment, Economic Impact, Economic Development

Responsibilities

Aaron has nearly a decade of municipal
experience, including over 6 years of
experience as Economic Development
Director for Eagle Mountain City. He has
broad and varied experience with
economic development, financial analysis,
strategic planning, and program analysis



PREVIOUS 
PROJECTS

Outlined below are sample projects completed by our team
members. Targeted projects are provided on the next page,
highlighting greater details). Additional details for all other projects
are available upon request. 

WEST POINT, UT SMALL AREA PLANWEST POINT, UT SMALL AREA PLAN
West Point - West Davis Corridor Small Area Plan (ZPFI prime)
Lower Paxton, PA Small Area Plan
Parachute, CO Small Area Plan
Moab Downtown Plan
Salina, UT General Plan
Hurricane, UT Downtown Plan
Lower Paxton, PA Small Area Plan
DeFuniak Springs, FL Downtown Master Plan
Indiana, PA Economic Diversification Project
Helper, UT Railroad Corridor Plan
Orlando, FL (Milk District Main Street) Streetscape Plan
Reading, PA Complete Streets and Alleyways Plan
Marianna, FL Real Estate Redevelopment Plan

SANDY DOWNTOWN PLANSANDY DOWNTOWN PLAN

HEBER CITY CRA CREATIONHEBER CITY CRA CREATION

Eagle Mountain Economic Development Plan
Heber City Market Analysis & CRA Creation (DRS Sub)
South Jordan Small Area Plan
SLC NW Quadrant Market Analysis
Orem City Center Plan
Vernal Downtown Plan

1600 S Area Plan in Springville (CRSA/DRS Prime)
Sandy Downtown Transportation Plan
Moab Downtown Plan
Saratoga Springs Transportation Master Plan

Eagle Mountain General Plan
Roy Downtown Plan
Roy Station Area Plan (DRS Sub)
1600 S Area Plan in Springville (DRS and Avenue Subs)
Idaho Falls Downtown Plan & Form-Based Code
WFRC/South Jordan Redwood Road Corridor Plan (Z, F)
Elko Nevada Downtown Plan (Z, F)
Meridian Idaho Downtown Plan 
Provo/Orem Station Area Plan (Z)
UTA Mid-Jordan LRT Station Design 

IDAHO FALLS DOWNTOWN PLANIDAHO FALLS DOWNTOWN PLAN
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DRS/CRSA 12 Other Prime, and 3 Sub Projects

Avenue Consultants 15 Other Projects

ZPFI 10+ Other Projects

Other Projects In Progress By Our Team References

Bryn MacDonald, AICP
Community Dev. Director
801-614-5351
bmacdonald@westpointcity.org

West Point, UT
Josh Yost
Community Dev. Director
801-489-2700
Jyost@springville.org

Springville, UT

tel:18014892700


WEST POINT, UT SMALL AREA PLANWEST POINT, UT SMALL AREA PLAN
Services Provided

Master Planning •
Scenario Planning •

Land-Use Planning •
Downtown Design Guidelines •

Expecting a new limited access highway to be constructed in
the next five years, the City of West Point decided to
undertake a small area planning process. This process was
set to define the highest and best use for the site and define
a series of architectural standards that can be enforced on
the highway adjacent vacant parcels. Through this process,
DRS coordinated with the prime consultant (Zions Public
Finance) to provide scenario planning, site layout, and
design guidelines for the overall site.

Project Synopsis

Contact Details

Bryn MacDonald, AICP
Community Development Director

801-614-5351
bmacdonald@westpointcity.org For this project, DRS was a subconsultant

to Zions Public Finance

UINTA COUNTY (WY) 1000 ACRE SMALL AREA PLANUINTA COUNTY (WY) 1000 ACRE SMALL AREA PLAN
Services Provided

Master Planning •
Scenario Planning •

Land-Use Planning •
Building Typology

Project Synopsis

Contact Details

Darby Norda
Uinta County Planning 
307-783-0318
danoorda@uintacounty.com

Immediately outside the Evanston city limits was an area of
land the County owned. It is the most significant property
remaining existing utility systems can service. Noticing the
outstanding potential and recent interest in the site, the
commissioners decided to undergo a scenario planning
process to identify the highest and best use for the area.
The County hired a team that included DRS to perform a
market analysis, land-use scenario planning,
implementation strategies, and site development. Through
this process, DRS provided turn-key assistance for the
County, delivering a project that exceeded expectations. 

Vacant

Roadway
Total of 290.1
(+/-) acres

Residential - 
Single Family

5 single family units @
2,500 each per acre
Total of 117.37 (=/-)
acres

Commercial

15,000 Sq Ft per acre
commercial space
12 employees per acre
Total of 159.95 (=/-) acres

Industrial

18,000 Sq Ft per acre
industrial space
9 employees per acre
Total of 156.20 (=/-) acres

Mixed-Use

13,500 Sq Ft of retail space per
acre
6 apartments per acre

6 - 1 Bed at 750 Sq Ft
Total of 89.51 (=/-) acres

Residential - Multi-
Family

12 apartments per acre
6 - 1 Bed at 750 Sq Ft
3 - 2 Bed at 900 Sq Ft
3 - 3 Bed at 1,100 Sq Ft

Total of 123.95 (=/-) acres
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PHASE 1:

Task 1.1 – Early Outreach

Kick-off meeting 
Walking and driving tours
Elected and appointed officials round tables
Developer stakeholder meeting
Secret shopper-style events

Engagement is the backbone of any community-based planning process,
primarily based on people-focused design and character identification.
Understanding this, our team will conduct a series of outreach, including:

VISION AND
GUIDANCE

FUNCTIONAL
APPROACH

Task 1.2 – City Guidance Kick-off

Our team will facilitate meetings and investigation discussions with the City and critical stakeholders. These in-person, group, and
one-on-one sessions will build upon the results of the economic development plan and identify roadblocks, strengths, and
potential issues. 

Task 1.3 – Steering committee meetings 

After the kick-off meetings have been completed; our team will hold regular meetings with a steering committee to discuss project
updates, findings, and anticipated steps for the next month. These meetings will be held on a rolling calendar, such as the first
Wednesday of each month. Members of participation can include the economic development director, steering committee, and
other individuals the City deems necessary. Meetings will be held in person unless otherwise desired by the City

Development
standards & potential
development sites 

Regulatory & legislative
review/existing reports
& city-wide plans

Infrastructure
systems  

Built
environment 

Civic and Green Space
gathering spaces 

Public and private
space utilization 

Community
gateways 

Market
conditions/analysis

Early outreach will culminate with creating a project website, serving as the hub of activity for all project elements. These custom-
built websites utilize a platform for gathering data and regular public updates. A sample of the project website can be found at
Defuniakdowntown.com or Hurricanedowntown.com

PHASE 2:

DATA COLLECTION & SWOT ANALYSIS 

Task 2.1 – Steering committee meetings 

Existing plan review – To start the data collection, our team will compile a list of applicable plans for review, including those
outlined in the RFP. A detailed inspection and assessment of the findings, process, and overall deliverables will be prepared. This
review aims to help create a detailed baseline analysis for the project area.  Additionally, at this time we will coordinate the
findings from other small area plans (or other consultants) to seamlessly integrate the results.
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https://defuniakdowntown.com/
https://hurricanedowntown.com/


Task 2.2 – Missing information identification 

After reviewing the plans, our team will prepare a list of
missing or outdated information, highlighting what
elements need to be verified on-site or with new datasets. 

FUNCTIONAL
APPROACH

Task 2.3 – Data collection 

Site conditions
Site maps (Zoning, land use, etc.)
Flooding or natural hindrances
Transportation and site circulation
Economic impacts from surrounding parcels
Socio-economic conditions
Physical effects on the site

After the missing information list is created, we will
perform the necessary services to collect and quantify the
missing data, aggregating it with the remainder of the data
reviewed. Additionally, a full review of datasets will be
completed; updated information will be to 2022 standards,
where information is required. This step will also require
conducting a physical assessment of the project area and
investigating internal and external influences that will limit
the development or viability of the sites. Physical
evaluation of the site will include a review of the following
items:

This information will help define potential development
parameters and increase success through phasing and
“bite-sized” development, preparing a pipeline of projects
at logical intervals. 

Task 2.4 – SWOT Assessment 

Our team will conduct a SWOT-style assessment of the
project areas, providing a review of both physical
conditions and asset identification. This assessment will go
past the physical condition assessment, identifying fiscal
and human assets and clearly outlining how they are
integrated into the community. 

Task 2.5 – Asset Mapping 

After identifying the assets, our team will work together to
identify how each identified asset be utilized to maximize
overall impact.  This effort will be completed by identifying
how multiple groups or programs can be integrated for
catalyst projects. 

Task 2.6 – SWOT Reporting 

Based on the asset mapping and SWOT analysis, our team
will prepare a detailed report that outlines the SWOT
assessment results. This process will include written,
mapping, and visual information that documents the
current conditions. Internal and external influences will be
specifically identified, notating areas where the City can
cause positive changes and the other regions where
partnerships with regional or surrounding partners will be
required to drive positive change. 

Task 2.7 – Baseline Creation 

With the existing plan review, and the physical assessment
completed, our team will prepare the findings into a clear,
concise, and graphically rich report. This document will
include a variety of statistics and data points that will
compile the physical assessment and SWOT analysis. This
report will also serve as the first chapter in the final report. 

Example Existing Conditions Report
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PUBLIC OUTREACH &
STAKEHOLDER
ENGAGEMENT

PHASE 3:

Task 3.1 – Engagement Plan Prep 

Our team will partner with the steering committee to prepare and finalize an engagement
strategy. This strategy will utilize a variety of methods for data collection, utilizing the VAK
(Visual, Auditory, Kinesthetic) model to allow participants to provide feedback. Specific
stakeholders or groups will be identified, and invitations will be prepared. 

Task 3.2 - Project Website and
Social Media 

We will develop a website to host all
components of the project and post
general updates and survey links to share
with the public. Social media will be
coordinated with the City’s social media
outlets, providing updates for key events.

Task 3.3 - Conceptual Outreach 

Online surveying
Summer festivals
Individual meetings
Business tours and investigations
Ideation Sessions W/Council and Stakeholder Groups
Tactical urbanism exercises (if desired)
Marketing video creation and outreach
Public outreach survey (needs and desires assessment)

As the next level of outreach, our team will prepare a series of
meetings and data collection events focused on gathering
baseline or conceptual ideas about the project area. Should our
team be selected to perform more than one small area plan, we
will hold individual and combined stakeholder meetings,
ensuring individualized attention is provided and integrated
efforts are discussed. During this phase, we will include the
following elements:

Task 3.4  – Early Public Outreach 

Community charrettes and consensus-building workshops
Tactical urbanism exercises
Field Walking/Biking Tour
Adaptive reuse or activation tours
Mass transit or alternative transportation node surveying
Ideation Sessions W/Council and Stakeholder Groups

As a first part of the proposed scope of work, our team will conduct
detailed outreach and input to gather feedback from the public and
other vested groups. This input will collect conceptual data, ideas,
and consensus. Event types will include (at a minimum):
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FUNCTIONAL
APPROACH

Task 3.4  –  Ideation 

Cross sections
Aerial master plan samples
Plan view samples
Parking configuration and locations
Adaptive reuse and real estate development
recommendations

We will review ideas in a brainstorming meeting with the Eagle
Mountain City steering committee. These plans include lighting,
streetscape, public realm design, plazas or gathering spaces, and
built environment recommendations. All plan preparation will be
based on input gathered, attempting to incorporate as many
elements of the preferred area elements as possible.
Throughout this phase, our team will prepare visual
representations of the proposed ideas, including:

Task 3.5 – Refine and Celebrate 

Neighborhood meetings
Final community charette review
The community question and answer forum

As a final part of this task, our team will again work with the
stakeholders and the overall public to refine the scenarios,
creating a single preferred layout. This process will require many
iterations of testing and refinement, including the following:

Task 3.6 – Vision creation 

Our team will utilize the data collected from various engagement
options to draft a vision for each project area. Should our team
be selected for more than one plan, we will provide overarching
themes for all areas and distinct/unique visions for each area.
The vision will become the cornerstone of the plan, showing how
the results and proposed development personify the
community's vision. 



PHASE 4:

IDEATION & EVALUATION

FUNCTIONAL
APPROACH

Task 4.1 – Land-Use Scenario Planning 

Development density
Jobs created
Square footage created (by typology) 
Roadways and networks created
Infrastructure system impacts
Fiscal impacts (revenue based)

Based on the input received from the stakeholder and the
public, our team will begin compiling a series of 3-5 land-
use scenarios. These scenarios will utilize land use densities
and classifications to outline potential build-outs for the
project area. Each scenario will be prepared to provide a
different and distinct use for the site:

Every scenario will be prepared and presented to the group
for the entire impact, allowing for easy understanding and
evaluation. 

Task 4.2 -  Connectivity and Mobility Study 

Our team will collect traffic and transit data from previously
conducted studies performed by the City and UDOT,
passenger data collected, and any other readily available
data. We will review areas where deficiencies are found,
notating how they can be better served or supplemented
through the small area planning process. 

Task 4.3 – Market Impact Evaluation 

Based on the scenarios prepared, a fiscal impact will be
designed, outlining the benefits from a developer and
municipal perspective. This analysis will help outline the
balance between costs and returns while also ensuring the
proposed development provides enough ROI for public-
private partnerships.

Task 4.4 – Building and Architectural Typologies 

Forming and massing
Typical setbacks
Architectural character elements
Communal or gathering spaces
Floor area ratios and density standards
Standard parking configurations

As critical as the land-use scenarios are, supportive documentation
explaining each land-use designations typology, forming, massing,
and design characteristics are more useful for public interaction and
general understanding. Our team will prepare cut sheets about the
architectural or development style for every land-use type used. This
will include the following:
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Task 4.5 – Intra-site connectivity 

Should our team be selected to handle more than a tiny
area pan, we will prepare an intra-site connectivity analysis,
showing how each scenario supports a symbiotic
relationship with other area plans. 

PHASE 4:

REFINEMENT & REVIEW

Task 5.1 – Review Meeting/s 

After the draft scenarios have been prepared, our team will
meet with the steering committee to present the findings
and gather feedback. A series of iterations or refinements
for the land-use scenarios will be completed. If desired, we
can prepare a meeting with on-demand modeling, allowing
immediate interaction and review of the results. This
meeting style requires a 2-3 hour window with the steering
committee yet can significantly shorten the overall project. 

Task 5.2 – Preferred Scenario Determination 

Site densities and square footage
Development standards and FAR calculations
Building typologies and frequencies
Community or gathering spaces
Acreage of space by type
Economic impact statements (jobs, businesses, taxes,
etc. )

Our team will work with the steering committee to prepare
a preferred scenario after draft scenarios are reviewed. This
scenario will include a variety of amenities or desired
elements, combining them into a preferred scenario that
meets the municipal requirements and civic-minded
development standards. During this process, our team will
prepare a synopsis and outline of the anticipated benefits
of the preferred scenario, including:
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FUNCTIONAL
APPROACH
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Task 5.3 – Preferred Layout Preparation 

Site layouts
Building footprints
Site circulation and roadways
Building configurations
Public or gathering spaces
Site ingress/egress points
Ties to surrounding land use

Aerial perspectives – showing forming, massing, and
building typology
Street or parcel views – showing what the development
looks like from a pedestrian perspective
Cross sections – will show what the roadways, paths,
and overall building layouts will look like to scale.
Building typology samples – These renderings will
demonstrate what a standard building size or
configuration entails

After the preferred scenario is outlined, we will begin
graphic layout and defined design of the overall areas. This
will include a series of conceptual plans and renderings to
demonstrate the following:

This graphic representation will be presented in a black-
and-white format for the first iteration, documenting the
overall layout and flow of the site. Once the steering
committee approves, our team will prepare a colored site
map. After the site map is approved and finalized, a series
of three-dimensional renderings will be designed. These
renderings will include the following:

Task 5.4 – Compliance Review 

Our team will perform a compliance review to ensure the
preferred scenarios align with the overall elements in the
most recent general plan update. Where necessary, our
team will also outline changes that will be necessary within
the available plan for compliance with the small area plan
elements. 

PHASE 6:

Task 6.1 - Regulating
Plan Framework 

REGULATING
FRAMEWORK

Future Land Uses
Transportation Corridors (new and planned) for all modes
Open Spaces (Parks and Plazas)
Building typology and architectural massing
Architectural or character elements
Catalytic Projects
Subdistrict descriptions, if applicable

The Regulating Plan is a graphic representation of the
preferred scenario that ties all vision components together
on one document. It becomes part of the adopted plan when
connected to the implementation policies.

Task 6.2 – Land-Use Typology Chart 

Our team will prepare a chart that defines the standard end-
user types allowable by right, permit, or use in each
classification. Efforts will be made to tailor this to the specific
site while also providing linkage to the general plan elements.  

Task 6.3 – Economic Impact Analysis 

Our team will prepare an economic impact analysis for the
preferred scenarios, outlining a series of returns that are
expected from the preferred scenario at full build-out. Impact
measures are expected to include tax revenue generation,
construction cost estimation, real estate impacts, etc.

Task 6.4 – Implementation Framework 

Private/public partnerships
Target industry acquisition
Financial and non-financial incentives
Development or acquisition strategies
Project timing and integration

Based on the preferred scenario, our team will compile a
detailed implementation matrix for each project area. This
will include the preparation of a detailed timeline of projects,
cost estimates, and milestones for each area. Information will
consist of actionable goals that will fulfill the 100-day plan
and 5-year implementation framework. Additionally,
strategies will be provided that will assist with the following:
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Task 6.5 – Metrics Creation 

Our team will craft a series of attainable and trackable
metrics for each area plan. These metrics will include
preparing a series of anticipated benefits tied to critical
milestones. Through these metrics, the community can track
results and determine successes. In addition to the metrics,
our team will include written strategies or processes to utilize
when regularly reported metrics are not created, ensuring a
documented process for attaining them. 

FUNCTIONAL
APPROACH

Task 6.6 – Final Report Preparation 

Table of contents
Executive summary
Existing conditions analysis
Preliminary scenarios
Preferred scenario
Economic impact
Site regulating framework
Implementation strategies

After all previous tasks are completed, our team will prepare
a detailed report that provides the study's overall results. This
report will be concise and graphically rich, capturing a vision
for the study area. The proposed document structure is
outlined below:

 
As part of the final document preparation, all maps, charts,
and graphics will be provided in source file formats, allowing
incorporation into the appropriate municipal systems. Ten
(10) printed copies of the final report will be made for the
municipality to utilize, and a PDF or source electronic files will
be provided. 

Task 6.7 – Municipal Presentations 

Our team will prepare and present the report to the Planning
Commission and City council as necessary to help through
the adoption process. 

Task 6.8 - Design Guidelines Framework 

Our team will prepare a design guidelines framework, helping to outline the following elements for each area. The purpose of the
guidelines is to document the look, feel, and that the vision of the community is met. This task will include planning for the
following: 

These guidelines will also include a legislative description for the enforcement area and a resolution/Code review to provide
implementation guidance. The purpose of these guidelines is to provide the community with a series of traits or architectural
characteristics that the community supports. A sample of recent design guidelines prepared by our team can be found at:
https://tinyurl.com/WPDesignGuide

Building typology 
End user matrices 
Architecture or façade styles 

Signage regulations 
Vegetation regulations 
Streetscape guidelines

CRITICAL
DIFFERENCES
 

Ability to handle all phases of planning, design, and
implementation with existing team members
An unmatched level of experience both locally and
nationally
Implementation assistance through all phases of
municipal work
Ability to identify, prepare, and write grants for municipal
projects
Staff availability to perform all three (3) plans, weaving
their design and planning together for increased
symbiosis
Previous work with Eagle Mountain (ZPFI) with market
analysis and documentation projects
Driven by civic-minded and developer attainability,
creating an easily implemented series of projects
Preparation of detailed implementation plans
Value added services of design guidelines, aiding in the
desired creation of distinct architectural typologies

Outlined below are some critical differences and
opportunities if our team is selected:

Given the opportunity, our team would welcome the
chance to perform all three (3) small area plans. This
approach would allow for integrated input and
stakeholder meetings, reducing the schedule for project
completion. 

https://tinyurl.com/WPDesignGuide


FE
B

On-site analysis meetings
Draft existing conditions analysis
Asset identification & mapping
SWOT analysis

Steering committee meetings
Council and stakeholder ideation
sessions

Developer tours
Stakeholder tours
Office hours
Community input events

M
A

RC
H

Ideation materials
Outreach materials
Draft scenarios
Preferred scenario packet
Draft regulating framework
Connectivity study

Scenario review meetings
Elected officials charrette
Preferred sceanrio meeting

Stakeholder charrettes
Outreach events
Scenario review on website

A
R-

M
A

Y

Draft preferred scenario delivered
(Mid-April)
Economic impact analysis
Draft implementation plan
Building typologies and
architectural styles

Review and comments on draft
plans
Public comment period
(attendance)

Community review (website)
Stakeholder feedback of draft
Public comment period

TECHNICAL
APPROACH

JU
N

E 
-

A
D

O
PT

IO
N Submit final draft of plan (June 28,

2023)
Prepare adoption resolution
Attend reading and adoption
meetings

Adoption meetings
Implementation strategies review
meeting
Roles and responsibilities review
meeting

Final adopt review
Adoption meeting participation

JA
N

Existing conditions analysis
Current plans review
Public input plan preparation
City meeting questionnaire

Kick-off meeting
Approval of public participation
plan
Elected officials round table
City visioning meeting

Stakeholder identification
Facilitate Survey No. 1
Project area walking and biking
tours

After careful review of the proposed scope of work and the availability of
the Team’s staff, we feel that the requested scope can be completed in six
(6) months. 

CONSULTANT WORK CLIENT INVOLVEMENT PUBLIC INTERACTION
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PROJECT
SCHEDULE

WEST POINT, UT SMALL AREA PLANWEST POINT, UT SMALL AREA PLAN

Market analysis
Scenario planning
Building typology
Design guidelines
Economic impact analysis

Small Area Plan - https://tinyurl.com/3a8vv64d
Design Guidelines - https://tinyurl.com/ymv6nyx2

Scope completed:

This project includes implementation strategies and
guidance for phased approaches

Outlined below are samples (hyperlinks) of our team's work products.
These samples include both technical content for small area plans and
implementation strategies

Scenario planning
Building typology
Design guidelines
Economic impact analysis

Small Area plan - https://tinyurl.com/mpbhak7t

Scope completed:

UINTA COUNTY 1,000 ACRE SMALL AREA PLANUINTA COUNTY 1,000 ACRE SMALL AREA PLAN

This project includes implementation strategies and
guidance for phased approaches

https://tinyurl.com/3a8vv64d
https://tinyurl.com/ymv6nyx2
https://tinyurl.com/mpbhak7t


04 Cost Proposal



Company % Of Work

DRS/CRSA 69.58%

Avenue 12.21%

ZPFI 18.21%

Percentage of Work
If additional scope is requested above and

beyond the outlined scope, our team is happy
to assist in ensuring the community meets its
desired goals. Outlined above are the typical
hourly rates for each employee in our team.

Hourly Rate Travel / Mileage Printing Software  &

Technology Usage

PROJECT
BUDGET

The following table outlines the general break down of budget by phase and team member.  The assignment of tasks is noted
below the chart.  Our team is proposing fully-loaded hours, including the following elements in the proposed hourly rates:

Including these elements in the overall hourly rates will provide streamlined billing and simplified invoicing for the municipality and
the consultants. As requested in the RFP, the chart below demonstrates the funds distribution for each consultant team member.
Two separate calculations are being provided to illustrate this as the CRSA/DRS team is currently finalizing negotiations for a merger
of teams, staff, and resources, allowing us to serve clients better.

Task 6 - Regulating Framework 2 8 21 3 4 13 2 0 0 0 $7,120.00

Task 5 - Refinement & Review 12 9 14 4 7 3 2 0 16 16 $12,155.00

Task 2 - Collection and Baseline Creation 3 5 4 3 3 0 4 0 0 0 $3,235.00

Task 1 - Vision & Guidance 7 3 9 4 0 10 4 0 8 8 $8,175.00

Rate (Per hour)
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Eagle Mountain Small Area Plan

Not-to-Exceed Total $41,515.00

Task 4 - Ideation & Evaluation 12 3 7 2 4 8 8 6 0 0 $7,915.00

Task 3 - Stakeholder engagement 5 3 3 2 4 4 0 0 0 0 $2,915.00
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05 Necessary Forms























Benjamin Levenger, President











PUBLIC HEARING:
No

PREPARED BY:
Evan Berrett, Admin

PRESENTED BY:

RECOMMENDATION:
Staff recommends the City Council award the Mid-Valley/Downtown
Small Area Plan design to Downtown Redevelopment Services in the
amount of $41,515 and authorize the Mayor to sign the contract.

BACKGROUND:
Eagle Mountain City issued an RFP for assistance with creating three
small area plans. A Small area or district plan is a tool that helps to
provide more specific economic development, planning, traffic
engineering, and financial planning direction for certain smaller
geographic areas of the city that are likely to be highly important to
the economic and cultural vitality of the city. Firms were invited to
bid on small area plans for the Commercial Core, Mid-
Valley/Downtown, and Gateway Park areas of the City. These small
area plans are planned to be completed within the next six months in
cooperation with City Council, property owners, other various
stakeholders, and with significant engagement with the public.

A staff review committee scored the proposals and invited the top
scorers for final presentations. The committee recommends awarding
the bid to Downtown Redevelopment Services in partnership with
CRSA, Avenue Consultants, and Zions Bank Public Finance. 

ITEMS FOR CONSIDERATION:
The Downtown Redevelopment Services proposal was not the lowest

EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING

FEBRUARY 21, 2023

TITLE: Small Area Plan: Mid-Valley/Downtown - Downtown
Redevelopment Services

ITEM TYPE: Bid Award

FISCAL IMPACT: $41,515

APPLICANT: Evan Berrett

GENERAL PLAN
DESIGNATION

CURRENT ZONE ACREAGE COMMUNITY



cost proposal. Staff felt that given the significant impact these area
plans will have on the future of Eagle Mountain, that it was more
important to find the right team that can deliver the highest quality
product with strong public and stakeholder engagement. Downtown
Redevelopment Services and their partners scored the highest overall
and demonstrated through their proposal along with the presentation
they made that they would serve the needs of Eagle Mountain the
best resulting in the best possible outcome. The cost difference
between the DRS proposal and the lowest bid was approximately
$30,000. 

REQUIRED FINDINGS:

PLANNING COMMISSION ACTION/RECOMMENDATION:

ATTACHMENTS:
 Downtown Redevelopment Proposal - Mid-Valley 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1786399/EMC-FY23-11-DTRedevelopment_Eagle_Mountain_Mid-Valley.pdf


In partnership with

REQUEST FOR PROPOSALS 
 EAGLE MOUNTAIN CITY 
EMC-FY23-11

MID-VALLEY
BUSINESS
DISTRICT SMALL
AREA PLAN



01 Transmittal Letter



Thursday | 15 December, 2022
Melissa Yeates

Procurement Agent
MYates@emcity.org

Re: RFP Response,Eagle Mountain City - Mid-Valley Business District Small Area Plan

Dear Ms Yates and Selection Committee:

Over the past twenty years, the City of Eagle Mountain has witnessed exponential growth, becoming a new hub of activity serving both
residential and commercial needs. While the community has grown in population by more than 223% from 2010 to 2020, creating a
balanced and vibrant ecosystem is still difficult, requiring more than a residential property tax base. While some commercial efforts
and master planning have been completed, a dwindling amount of large tract land is available for re-use or construction. Due to these
parameters, the Eagle Mountain City is desirous to prepare an implementable and actionable framework for critical areas, including
the  Mid-Valley Area. 

The area that makes up the proposed small area boundary is primarily an undeveloped area, with parcel ownership that is a mixture
of private development firms and school facilities. Yet, they are all similarly serving the community by providing jobs and economic
returns via non-real estate taxes. Due to this result, the community needs to prepare a detailed and highly implementable framework
of what the project area will support or sustain, all while outlining what is maximally beneficial to the community. To meet these
requirements, the community must undergo a small area plan (SAP) update, focusing on updating necessary documentation about
build-out scenarios and metrics supported by real-world economics and metrics. To achieve this, we have compiled a team of regional
and national experts; they are as follows:

CRSA, Inc.:  A leader in people-focused public space design both within the Wasatch Front and the Intermountain
West. Founded as an architecture firm in 1976, CRSA continues to provide architectural design 

be a full-service planning and design firm that promotes a strong sense of place-based design. 

DTRedevelopment: A downtown planning and economic development firm with experience preparing land use
planning and downtown economic development plans in over 30 states. They create unique, place-based design
solutions that maximize available assets and public spaces while creating locations known to increase residents'
quality of life. DRS is joined by its Strategic Partner CRSA to deliver this project to Eagle Mountain City offering
increased services under one roof. 
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J. Kelly Gillman, ASLA, AICP   
Managing Principle/Treasurer | CRSA
Kelly@crsa-us.com

Ben Levenger, ASLA, AICP, CEcD
Principal/Project Manager| DTRedevelopment
ben@dtredevelopment.com

Avenue Consultants: -  Avenue consultants is a transportation planning firm with extensive experience throughout the
entire State of Utah, including several successful projects in the Southern Salt Lake County region.

Zions Bank Public Finance: -  Zions Bank Public Finance is a municipal consulting firm with an unmatched track record of
market analysis and large-scale project implementation. Their work includes providing municipal consulting,
implementation frameworks, and organizational set-up. 

With the above team members, we can assist the City, residents, and steering committee through a community-focused small area
plan that will provide graphics and analytic results and a detailed implementation framework for catalyst project implementation.
Through this process, our team can help guide the community through place-based design solutions and visioning exercises that will
generate ideas on maximizing the available lands. We feel that our team can provide you with the necessary understanding of place-
based economics and the ability to deliver high-quality design drawings. We also offer a detailed level of service and community-
focused design that other groups or firms cannot commit to. Please contact our project manager if any questions arise during your
review. Their contact information is below:
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Our team has an unmatched level of experience in economic
development or market analysis projects
We are versed in providing implementation frameworks for
communities similar to Eagle Mountain, which are
approaching build-out and economic uncertainty
The services our team offers can assist the City through all
phases of ideation, design, implementation, and
organizational consulting
We can walk the City through all phases of implementation,
including the creation of CRAs, TIF, or other tax structures
Our team is well versed in the unique conditions present
within the City, as evidenced by our experience working on
previous Eagle Mountain and regional projects

As the greater Eagle Mountain area continues to grow and
densify, there is an ever-increasing cost for infrastructure and
roadway management. Through the standard residential tax
base, maintaining these systems to an acceptable level of service
will become ever more burdensome. As a method for spreading
the financial burden more equitably while simultaneously
increasing the quality of life for residents, a more well-rounded
and supportive local ecosystem must be generated. In the case of
the mid-valley area, this will include preparing a series of highly
implementable projects that will catalyze to completion of the
infill, utilizing private development as a partner. 

Providing this style of service is what the team on this proposal
has been crafted to do. Through our expertise and our long-
standing working relationships, we will work collaboratively to
help guide the community. The benefits of hiring our team are as
follows:

Our team is preparing a proposal for all three (3) separate small
area plan proposals to increase effectiveness. Through the
combined efforts, our team will not only be able to maximize the
benefits to the municipality but also, directly and indirectly, tie the
areas together. Through this effort, our team will help design
different and unique uses for each small area, ensuring that
retail, commercial, or service-based industries are not completing
amongst themselves within the City, helping to drive
sustainability. 

Because of how Eagle Mountain City developed, the City lacks a
traditional downtown core. This area has potential to serve as a
central downtown District for the City. The proximity of public
amenities (Cory B. Wride Memorial Park, Frontier Middle School,
and Cedar Valley High School) has the potential to assist in
making this District a vibrant commercial hub for the City.

TAB 2
EXECUTIVE SUMMARY

Visioning and Existing Conditions Review
Community Togetherness and Engagement
Ideation & Storytelling
Test, Refine, & Repeat
Share and Celebrate

Creation of District regulating plans to identify the building and
development typologies
Composition of District design guidelines framework that will
enforce the results of the scenarios and holding plans
Code and ordinance suggestions will be prepared to identify
areas that need amending or adjusted to allow for small-area
plan implementation

The nature of the General Plan designation (“Town Center Mixed
Use”) allows for a unique type of development to occur in this
District. A focus of this plan would be identifying retail or other
commercial uses that will have a significant impact on the value of
the City, while not having a significant impact on the surrounding
development. To assist in creating a vision for higher-end
development, our team would identify similar “upscale” commercial
developments that combine different types of development in
responsible ways to maximize the economic impact of this District.

The District’s connection to SITLA and Ivory Homes is a strength of
this area. It allows for more focused collaboration with stakeholders
and for the creation of a shared vision.

Additionally, we understand that the proposed scope of work will
require a high level of coordination and cooperation with the City
and its residents. This will require our team to not only help guide
the community but also become part of the community, learning
through; community storytelling, database review, and even open
office hours. These critical steps allow our team to fully integrate with
the District, learning together about the residents' needs, desires,
and anticipated future. Creating this process will require working
through a circular process of land use scenarios and economic
testing results. We are proposing the below (high-level) process
below to ensure that the small area plan meets the diaries' financial
goals, personifies the community character, and supports the
resident's collective "story of the place." The overall visioning and
planning process will follow the below process: 

1.
2.
3.
4.
5.

In addition to the outlined scope in the RFP, we propose preparing
the following for each station area plan our team selects for. These
additional services will be completed in the original budget but will
take the identified scope through the initial phases of project
implementation. The other services are as follows:

As a final note, due to the collective resources our team can bear to
force, we will be able to provide the City of Eagle Mountain with an
unmatched level of service stemming from constant and ongoing
communications from our executive team. This will allow our team to
complete the project on time and in-budget, exceeding municipal
requirements. 
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DOWNTOWN REDEVELOPMENT SERVICES (DRS)
COMPANY BIO

DRS is a planning firm specializing in downtown planning and economic
development projects that improve the quality of life for residents in small to
medium sized communities. We assist communities through comprehensive
downtown planning, economic or redevelopment strategies, small-area
plans, Main Street services, development-readiness training, and adaptive
reuse projects. Our planning services focus on identifying the unique assets
in a community and preparing strategies to help personalize them with
action-oriented and implementable strategies. Through this action-oriented
style of planning, our firm helps communities prepare recommendations for
the short-, mid- and long-term future while building community capacity and
empowering local residents. 

DRS was founded in 2009 by passionate professionals who wanted to make
a difference in communities by providing realistic and highly implementable
strategies. Within our client communities we do not take a “one-size fits-all”
approach. We understand that every plan must be unique and responsive to
the specific community it serves. While many firms work with a similar
approach or mantra, at DRS we tailor project scopes and deliverables to
meet the needs of a client community now and in the future. Through this
process DRS has gained an unmatched understanding and a track record of
successfully implemented projects. With our exceptional level of
understanding, we are able to provide exceptional services at a budget-
friendly price. 

Since 2009, DRS has grown into a national company, with offices in the
Midwest, East Coast, and Intermountain West. These locations allow us to
maintain easy access to our project sites.

Akron
Pittsburgh

Park City

COMPANY HIGHLIGHTS

YEARS IN BUSINESS
13

OF PROJECTS IMPLEMENTED
SINCE INCEPTION

93%

NUMBER OF DOWNTOWN
PLANS COMPLETED

153

EMPLOYEES IN 3 OFFICES
8

AREAS OF EXPERTISE

Land Use and
Ordinance

Downtown
Master Plans

Economic
Development

Strategies

Small Area
Development

Planning

Building
Assessments
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AVENUE CONSULTANTS
FIRM PROFILE

Avenue Consultants is a local transportation
planning, engineering, and program management
firm that focuses on providing innovative
transportation engineering and planning services to
our clients.
We specialize in facilitating diverse teams through
comprehensive planning of transportation
infrastructure within the local land use environment;
applying technical knowledge and software
applications to support local and agency planning
initiatives; communicating complex ideas, solutions,
and benefits to agency staff, elected officials, and the
public; helping communities with proactive planning
and complex transportation solutions; engaging the
public in a constructive and instructive way to build
consensus toward an implementable vision;
conducting and preparing studies, feasibility
assessments, and corridor specific plans for
implementation by local entities and agencies.
With a staff of 95 professionals, Avenue has the
skilled planning, transportation modeling, GIS, and
communications specialists available to help Eagle
Mountain realize its vision. Our entire staff are all
local and flexible enough in their abilities and
obligations that we can ensure the necessary
availability to accommodate any requests for our
services.

Firm Profile
Architecture. Planning. Interiors.

CRSA has been an integral part of community building
throughout the Western Mountain Region since 1975. With
one office in Utah and licenses in over a dozen states, we are
working to make communities, campuses, and
neighborhoods better places to live, learn, work, and play.
Our staff of over 45 professionals brings a solid background
of capabilities to many project types. We continue to expand
our body of creative and innovative work in the areas of
higher education, government, and libraries, as well as
residential, mixed-use, office projects and urban design. 

Years In Business

47
Professionals

45

Design Awards

147
Completed Projects

638
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ZIONS BANK PUBLIC  FINANCE, INC.
FIRM PROFILE

ZPFI, is comprised of a team of 22 professionals committed to
providing unparalleled service to municipal entities, local Districts,
government agencies and private clients throughout Utah and the
Intermountain West. We have two primary service areas: (1)
financial advisory to assist governmental entities in the bonding
and disclosure/ reporting process; and (2) municipal consulting
services focusing on economic development, planning, real estate
development advisory, and fee-related services. .

Our Municipal Consulting Group, an integral part of ZPFI, is well
known and respected throughout the Intermountain Region for its
leadership in economic development, redevelopment, market
analysis, real estate development advisory, capital facility finance
planning, feasibility studies, and fiscal/economic impacts analysis. 
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PROJECT
TEAM

STEPHANIE DUNLAP, AICP
Planner

STAN LEVENGER, 
Public Input Specialist

ADDITIONAL
STAFF

BEN LEVENGER, AICP, ASLA, CECD
Planner & Economic Development
Professional

Ben Levenger is a certified planner and
certified economic developer. After working
for municipalities in 29 states, he brings
national experience to the Wasatch front.  Ben
will be the Project Manager and principal in
charge for this project. 

NATHAN DAVIS 
Downtown Planner

Nathan is a community planning
professional with experience providing
general planning, demographics review
and densification or infill strategies for
communities across the continental US.
His expertise is focused on conducting
detailed analysis of the existing conditions.

THOMAS MCMURTRY, AICP
Transportation Planner

Thomas McMurtry has 17 years of
experience leading planning projects.
Transportation planning is Thomas’s
primary expertise, and he has significant
experience in leading community
visions, facilitating workshops and
population forecasting.

BLAKE UNGREN, PE
Transportation Engineer

Blake Unguren has over 12 years of
experience with a comprehensive
background in transportation planning and
design. As a project manager for Avenue,
Blake has overseen projects that
incorporate multiple intersection analyses in
corridor applications. 

SUSAN BECKER, AICP
Economic Development Specialist

For the past 28 years, Susie has
specialized in economic consulting and
planning and has been the lead
consultant on some of the largest and
most challenging projects, and was
recently the project lead on Eagle
Mountain's Economic Plan. 

BRADLEY KRAUSHAAR, ASLA,
Planner/Designer

ZACH HESLOP, AIA
Preservation Architect

TYLER ADAMS
Renderer/Illustrator

ADDITIONAL
STAFF

KELLY GILLMAN, ASLA, AICP 
Senior Principal/Treasurer

Kelly has led municipal planning projects
with CRSA for 20 years, including several
general plans, corridor plans, and
downtown plans.  Kelly is a certified
planner and licensed landscape architect  
and will be the design team lead for the
Eagle Mountain Small Area Plans

LAURA SMITH, AIA, LEED AP, BD+C
Senior Architect/Urban Designer

Laura Smith is an architect and
sustainability leader who brings insight
and passion into the way the built world
shapes our communities. She is highly
experienced in reaching design solutions
that increase the health and well-being of
building occupants. 

ADDITIONAL
STAFF

EMILIE JORDAO
Transportation Planner

PAUL GOODRICH
Transportation Engineer

AARON SANBORN
Economic Development Specialist

DRS/CRSA Project Man., Planning, Site Design, Economic Development. Visualizations, Arch.

Avenue Consultants Transportation

ZPFI Financial Assessment, Economic Impact, Economic Development

Responsibilities

Aaron has nearly a decade of municipal
experience, including over 6 years of
experience as Economic Development
Director for Eagle Mountain City. He has
broad and varied experience with
economic development, financial analysis,
strategic planning, and program analysis



PREVIOUS 
PROJECTS

Outlined below are sample projects completed by our team
members. Targeted projects are provided on the next page,
highlighting greater details). Additional details for all other projects
are available upon request. 

WEST POINT, UT SMALL AREA PLANWEST POINT, UT SMALL AREA PLAN
West Point - West Davis Corridor Small Area Plan (ZPFI prime)
Lower Paxton, PA Small Area Plan
Parachute, CO Small Area Plan
Moab Downtown Plan
Salina, UT General Plan
Hurricane, UT Downtown Plan
Lower Paxton, PA Small Area Plan
DeFuniak Springs, FL Downtown Master Plan
Indiana, PA Economic Diversification Project
Helper, UT Railroad Corridor Plan
Orlando, FL (Milk District Main Street) Streetscape Plan
Reading, PA Complete Streets and Alleyways Plan
Marianna, FL Real Estate Redevelopment Plan

SANDY DOWNTOWN PLANSANDY DOWNTOWN PLAN

HEBER CITY CRA CREATIONHEBER CITY CRA CREATION

Eagle Mountain Economic Development Plan
Heber City Market Analysis & CRA Creation (DRS Sub)
South Jordan Small Area Plan
SLC NW Quadrant Market Analysis
Orem City Center Plan
Vernal Downtown Plan

1600 S Area Plan in Springville (CRSA/DRS Prime)
Sandy Downtown Transportation Plan
Moab Downtown Plan
Saratoga Springs Transportation Master Plan

Eagle Mountain General Plan
Roy Downtown Plan
Roy Station Area Plan (DRS Sub)
1600 S Area Plan in Springville (DRS and Avenue Subs)
Idaho Falls Downtown Plan & Form-Based Code
WFRC/South Jordan Redwood Road Corridor Plan (Z, F)
Elko Nevada Downtown Plan (Z, F)
Meridian Idaho Downtown Plan 
Provo/Orem Station Area Plan (Z)
UTA Mid-Jordan LRT Station Design 

IDAHO FALLS DOWNTOWN PLANIDAHO FALLS DOWNTOWN PLAN
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DRS/CRSA 12 Other Prime, and 3 Sub Projects

Avenue Consultants 15 Other Projects

ZPFI 10+ Other Projects

Other Projects In Progress By Our Team References

Bryn MacDonald, AICP
Community Dev. Director
801-614-5351
bmacdonald@westpointcity.org

West Point, UT
Josh Yost
Community Dev. Director
801-489-2700
Jyost@springville.org

Springville, UT

tel:18014892700


WEST POINT, UT SMALL AREA PLANWEST POINT, UT SMALL AREA PLAN
Services Provided

Master Planning •
Scenario Planning •

Land-Use Planning •
Downtown Design Guidelines •

Expecting a new limited access highway to be constructed in
the next five years, the City of West Point decided to
undertake a small area planning process. This process was
set to define the highest and best use for the site and define
a series of architectural standards that can be enforced on
the highway adjacent vacant parcels. Through this process,
DRS coordinated with the prime consultant (Zions Public
Finance) to provide scenario planning, site layout, and
design guidelines for the overall site.

Project Synopsis

Contact Details

Bryn MacDonald, AICP
Community Development Director

801-614-5351
bmacdonald@westpointcity.org For this project, DRS was a subconsultant

to Zions Public Finance

UINTA COUNTY (WY) 1000 ACRE SMALL AREA PLANUINTA COUNTY (WY) 1000 ACRE SMALL AREA PLAN
Services Provided

Master Planning •
Scenario Planning •

Land-Use Planning •
Building Typology

Project Synopsis

Contact Details

Darby Norda
Uinta County Planning 
307-783-0318
danoorda@uintacounty.com

Immediately outside the Evanston city limits was an area of
land the County owned. It is the most significant property
remaining existing utility systems can service. Noticing the
outstanding potential and recent interest in the site, the
commissioners decided to undergo a scenario planning
process to identify the highest and best use for the area.
The County hired a team that included DRS to perform a
market analysis, land-use scenario planning,
implementation strategies, and site development. Through
this process, DRS provided turn-key assistance for the
County, delivering a project that exceeded expectations. 

Vacant

Roadway
Total of 290.1
(+/-) acres

Residential - 
Single Family

5 single family units @
2,500 each per acre
Total of 117.37 (=/-)
acres

Commercial

15,000 Sq Ft per acre
commercial space
12 employees per acre
Total of 159.95 (=/-) acres

Industrial

18,000 Sq Ft per acre
industrial space
9 employees per acre
Total of 156.20 (=/-) acres

Mixed-Use

13,500 Sq Ft of retail space per
acre
6 apartments per acre

6 - 1 Bed at 750 Sq Ft
Total of 89.51 (=/-) acres

Residential - Multi-
Family

12 apartments per acre
6 - 1 Bed at 750 Sq Ft
3 - 2 Bed at 900 Sq Ft
3 - 3 Bed at 1,100 Sq Ft

Total of 123.95 (=/-) acres
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PHASE 1:

Task 1.1 – Early Outreach

Kick-off meeting 
Walking and driving tours
Elected and appointed officials round tables
Developer stakeholder meeting
Secret shopper-style events

Engagement is the backbone of any community-based planning process,
primarily based on people-focused design and character identification.
Understanding this, our team will conduct a series of outreach, including:

VISION AND
GUIDANCE

FUNCTIONAL
APPROACH

Task 1.2 – City Guidance Kick-off

Our team will facilitate meetings and investigation discussions with the City and critical stakeholders. These in-person, group, and
one-on-one sessions will build upon the results of the economic development plan and identify roadblocks, strengths, and
potential issues. 

Task 1.3 – Steering committee meetings 

After the kick-off meetings have been completed; our team will hold regular meetings with a steering committee to discuss project
updates, findings, and anticipated steps for the next month. These meetings will be held on a rolling calendar, such as the first
Wednesday of each month. Members of participation can include the economic development director, steering committee, and
other individuals the City deems necessary. Meetings will be held in person unless otherwise desired by the City

Development
standards & potential
development sites 

Regulatory & legislative
review/existing reports
& city-wide plans

Infrastructure
systems  

Built
environment 

Civic and Green Space
gathering spaces 

Public and private
space utilization 

Community
gateways 

Market
conditions/analysis

Early outreach will culminate with creating a project website, serving as the hub of activity for all project elements. These custom-
built websites utilize a platform for gathering data and regular public updates. A sample of the project website can be found at
Defuniakdowntown.com or Hurricanedowntown.com

PHASE 2:

DATA COLLECTION & SWOT ANALYSIS 

Task 2.1 – Steering committee meetings 

Existing plan review – To start the data collection, our team will compile a list of applicable plans for review, including those
outlined in the RFP. A detailed inspection and assessment of the findings, process, and overall deliverables will be prepared. This
review aims to help create a detailed baseline analysis for the project area.  Additionally, at this time we will coordinate the
findings from other small area plans (or other consultants) to seamlessly integrate the results.
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https://defuniakdowntown.com/
https://hurricanedowntown.com/


Task 2.2 – Missing information identification 

After reviewing the plans, our team will prepare a list of
missing or outdated information, highlighting what
elements need to be verified on-site or with new datasets. 

FUNCTIONAL
APPROACH

Task 2.3 – Data collection 

Site conditions
Site maps (Zoning, land use, etc.)
Flooding or natural hindrances
Transportation and site circulation
Economic impacts from surrounding parcels
Socio-economic conditions
Physical effects on the site

After the missing information list is created, we will
perform the necessary services to collect and quantify the
missing data, aggregating it with the remainder of the data
reviewed. Additionally, a full review of datasets will be
completed; updated information will be to 2022 standards,
where information is required. This step will also require
conducting a physical assessment of the project area and
investigating internal and external influences that will limit
the development or viability of the sites. Physical
evaluation of the site will include a review of the following
items:

This information will help define potential development
parameters and increase success through phasing and
“bite-sized” development, preparing a pipeline of projects
at logical intervals. 

Task 2.4 – SWOT Assessment 

Our team will conduct a SWOT-style assessment of the
project areas, providing a review of both physical
conditions and asset identification. This assessment will go
past the physical condition assessment, identifying fiscal
and human assets and clearly outlining how they are
integrated into the community. 

Task 2.5 – Asset Mapping 

After identifying the assets, our team will work together to
identify how each identified asset be utilized to maximize
overall impact.  This effort will be completed by identifying
how multiple groups or programs can be integrated for
catalyst projects. 

Task 2.6 – SWOT Reporting 

Based on the asset mapping and SWOT analysis, our team
will prepare a detailed report that outlines the SWOT
assessment results. This process will include written,
mapping, and visual information that documents the
current conditions. Internal and external influences will be
specifically identified, notating areas where the City can
cause positive changes and the other regions where
partnerships with regional or surrounding partners will be
required to drive positive change. 

Task 2.7 – Baseline Creation 

With the existing plan review, and the physical assessment
completed, our team will prepare the findings into a clear,
concise, and graphically rich report. This document will
include a variety of statistics and data points that will
compile the physical assessment and SWOT analysis. This
report will also serve as the first chapter in the final report. 

Example Existing Conditions Report
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PUBLIC OUTREACH &
STAKEHOLDER
ENGAGEMENT

PHASE 3:

Task 3.1 – Engagement Plan Prep 

Our team will partner with the steering committee to prepare and finalize an engagement
strategy. This strategy will utilize a variety of methods for data collection, utilizing the VAK
(Visual, Auditory, Kinesthetic) model to allow participants to provide feedback. Specific
stakeholders or groups will be identified, and invitations will be prepared. 

Task 3.2 - Project Website and
Social Media 

We will develop a website to host all
components of the project and post
general updates and survey links to share
with the public. Social media will be
coordinated with the City’s social media
outlets, providing updates for key events.

Task 3.3 - Conceptual Outreach 

Online surveying
Summer festivals
Individual meetings
Business tours and investigations
Ideation Sessions W/Council and Stakeholder Groups
Tactical urbanism exercises (if desired)
Marketing video creation and outreach
Public outreach survey (needs and desires assessment)

As the next level of outreach, our team will prepare a series of
meetings and data collection events focused on gathering
baseline or conceptual ideas about the project area. Should our
team be selected to perform more than one small area plan, we
will hold individual and combined stakeholder meetings,
ensuring individualized attention is provided and integrated
efforts are discussed. During this phase, we will include the
following elements:

Task 3.4  – Early Public Outreach 

Community charrettes and consensus-building workshops
Tactical urbanism exercises
Field Walking/Biking Tour
Adaptive reuse or activation tours
Mass transit or alternative transportation node surveying
Ideation Sessions W/Council and Stakeholder Groups

As a first part of the proposed scope of work, our team will conduct
detailed outreach and input to gather feedback from the public and
other vested groups. This input will collect conceptual data, ideas,
and consensus. Event types will include (at a minimum):
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FUNCTIONAL
APPROACH

Task 3.4  –  Ideation 

Cross sections
Aerial master plan samples
Plan view samples
Parking configuration and locations
Adaptive reuse and real estate development
recommendations

We will review ideas in a brainstorming meeting with the Eagle
Mountain City steering committee. These plans include lighting,
streetscape, public realm design, plazas or gathering spaces, and
built environment recommendations. All plan preparation will be
based on input gathered, attempting to incorporate as many
elements of the preferred area elements as possible.
Throughout this phase, our team will prepare visual
representations of the proposed ideas, including:

Task 3.5 – Refine and Celebrate 

Neighborhood meetings
Final community charette review
The community question and answer forum

As a final part of this task, our team will again work with the
stakeholders and the overall public to refine the scenarios,
creating a single preferred layout. This process will require many
iterations of testing and refinement, including the following:

Task 3.6 – Vision creation 

Our team will utilize the data collected from various engagement
options to draft a vision for each project area. Should our team
be selected for more than one plan, we will provide overarching
themes for all areas and distinct/unique visions for each area.
The vision will become the cornerstone of the plan, showing how
the results and proposed development personify the
community's vision. 



PHASE 4:

IDEATION & EVALUATION

FUNCTIONAL
APPROACH

Task 4.1 – Land-Use Scenario Planning 

Development density
Jobs created
Square footage created (by typology) 
Roadways and networks created
Infrastructure system impacts
Fiscal impacts (revenue based)

Based on the input received from the stakeholder and the
public, our team will begin compiling a series of 3-5 land-
use scenarios. These scenarios will utilize land use densities
and classifications to outline potential build-outs for the
project area. Each scenario will be prepared to provide a
different and distinct use for the site:

Every scenario will be prepared and presented to the group
for the entire impact, allowing for easy understanding and
evaluation. 

Task 4.2 -  Connectivity and Mobility Study 

Our team will collect traffic and transit data from previously
conducted studies performed by the City and UDOT,
passenger data collected, and any other readily available
data. We will review areas where deficiencies are found,
notating how they can be better served or supplemented
through the small area planning process. 

Task 4.3 – Market Impact Evaluation 

Based on the scenarios prepared, a fiscal impact will be
designed, outlining the benefits from a developer and
municipal perspective. This analysis will help outline the
balance between costs and returns while also ensuring the
proposed development provides enough ROI for public-
private partnerships.

Task 4.4 – Building and Architectural Typologies 

Forming and massing
Typical setbacks
Architectural character elements
Communal or gathering spaces
Floor area ratios and density standards
Standard parking configurations

As critical as the land-use scenarios are, supportive documentation
explaining each land-use designations typology, forming, massing,
and design characteristics are more useful for public interaction and
general understanding. Our team will prepare cut sheets about the
architectural or development style for every land-use type used. This
will include the following:

DRS | Eagle Mountain City Small Area Plan - Mid-Valley 11

Task 4.5 – Intra-site connectivity 

Should our team be selected to handle more than a tiny
area pan, we will prepare an intra-site connectivity analysis,
showing how each scenario supports a symbiotic
relationship with other area plans. 

PHASE 4:

REFINEMENT & REVIEW

Task 5.1 – Review Meeting/s 

After the draft scenarios have been prepared, our team will
meet with the steering committee to present the findings
and gather feedback. A series of iterations or refinements
for the land-use scenarios will be completed. If desired, we
can prepare a meeting with on-demand modeling, allowing
immediate interaction and review of the results. This
meeting style requires a 2-3 hour window with the steering
committee yet can significantly shorten the overall project. 

Task 5.2 – Preferred Scenario Determination 

Site densities and square footage
Development standards and FAR calculations
Building typologies and frequencies
Community or gathering spaces
Acreage of space by type
Economic impact statements (jobs, businesses, taxes,
etc. )

Our team will work with the steering committee to prepare
a preferred scenario after draft scenarios are reviewed. This
scenario will include a variety of amenities or desired
elements, combining them into a preferred scenario that
meets the municipal requirements and civic-minded
development standards. During this process, our team will
prepare a synopsis and outline of the anticipated benefits
of the preferred scenario, including:
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FUNCTIONAL
APPROACH
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Task 5.3 – Preferred Layout Preparation 

Site layouts
Building footprints
Site circulation and roadways
Building configurations
Public or gathering spaces
Site ingress/egress points
Ties to surrounding land use

Aerial perspectives – showing forming, massing, and
building typology
Street or parcel views – showing what the development
looks like from a pedestrian perspective
Cross sections – will show what the roadways, paths,
and overall building layouts will look like to scale.
Building typology samples – These renderings will
demonstrate what a standard building size or
configuration entails

After the preferred scenario is outlined, we will begin
graphic layout and defined design of the overall areas. This
will include a series of conceptual plans and renderings to
demonstrate the following:

This graphic representation will be presented in a black-
and-white format for the first iteration, documenting the
overall layout and flow of the site. Once the steering
committee approves, our team will prepare a colored site
map. After the site map is approved and finalized, a series
of three-dimensional renderings will be designed. These
renderings will include the following:

Task 5.4 – Compliance Review 

Our team will perform a compliance review to ensure the
preferred scenarios align with the overall elements in the
most recent general plan update. Where necessary, our
team will also outline changes that will be necessary within
the available plan for compliance with the small area plan
elements. 

PHASE 6:

Task 6.1 - Regulating
Plan Framework 

REGULATING
FRAMEWORK

Future Land Uses
Transportation Corridors (new and planned) for all modes
Open Spaces (Parks and Plazas)
Building typology and architectural massing
Architectural or character elements
Catalytic Projects
Subdistrict descriptions, if applicable

The Regulating Plan is a graphic representation of the
preferred scenario that ties all vision components together
on one document. It becomes part of the adopted plan when
connected to the implementation policies.

Task 6.2 – Land-Use Typology Chart 

Our team will prepare a chart that defines the standard end-
user types allowable by right, permit, or use in each
classification. Efforts will be made to tailor this to the specific
site while also providing linkage to the general plan elements.  

Task 6.3 – Economic Impact Analysis 

Our team will prepare an economic impact analysis for the
preferred scenarios, outlining a series of returns that are
expected from the preferred scenario at full build-out. Impact
measures are expected to include tax revenue generation,
construction cost estimation, real estate impacts, etc.

Task 6.4 – Implementation Framework 

Private/public partnerships
Target industry acquisition
Financial and non-financial incentives
Development or acquisition strategies
Project timing and integration

Based on the preferred scenario, our team will compile a
detailed implementation matrix for each project area. This
will include the preparation of a detailed timeline of projects,
cost estimates, and milestones for each area. Information will
consist of actionable goals that will fulfill the 100-day plan
and 5-year implementation framework. Additionally,
strategies will be provided that will assist with the following:
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Task 6.5 – Metrics Creation 

Our team will craft a series of attainable and trackable
metrics for each area plan. These metrics will include
preparing a series of anticipated benefits tied to critical
milestones. Through these metrics, the community can track
results and determine successes. In addition to the metrics,
our team will include written strategies or processes to utilize
when regularly reported metrics are not created, ensuring a
documented process for attaining them. 

FUNCTIONAL
APPROACH

Task 6.6 – Final Report Preparation 

Table of contents
Executive summary
Existing conditions analysis
Preliminary scenarios
Preferred scenario
Economic impact
Site regulating framework
Implementation strategies

After all previous tasks are completed, our team will prepare
a detailed report that provides the study's overall results. This
report will be concise and graphically rich, capturing a vision
for the study area. The proposed document structure is
outlined below:

 
As part of the final document preparation, all maps, charts,
and graphics will be provided in source file formats, allowing
incorporation into the appropriate municipal systems. Ten
(10) printed copies of the final report will be made for the
municipality to utilize, and a PDF or source electronic files will
be provided. 

Task 6.7 – Municipal Presentations 

Our team will prepare and present the report to the Planning
Commission and City council as necessary to help through
the adoption process. 

Task 6.8 - Design Guidelines Framework 

Our team will prepare a design guidelines framework, helping to outline the following elements for each area. The purpose of the
guidelines is to document the look, feel, and that the vision of the community is met. This task will include planning for the
following: 

These guidelines will also include a legislative description for the enforcement area and a resolution/Code review to provide
implementation guidance. The purpose of these guidelines is to provide the community with a series of traits or architectural
characteristics that the community supports. A sample of recent design guidelines prepared by our team can be found at:
https://tinyurl.com/WPDesignGuide

Building typology 
End user matrices 
Architecture or façade styles 

Signage regulations 
Vegetation regulations 
Streetscape guidelines

CRITICAL
DIFFERENCES
 

Ability to handle all phases of planning, design, and
implementation with existing team members
An unmatched level of experience both locally and
nationally
Implementation assistance through all phases of
municipal work
Ability to identify, prepare, and write grants for municipal
projects
Staff availability to perform all three (3) plans, weaving
their design and planning together for increased
symbiosis
Previous work with Eagle Mountain (ZPFI) with market
analysis and documentation projects
Driven by civic-minded and developer attainability,
creating an easily implemented series of projects
Preparation of detailed implementation plans
Value added services of design guidelines, aiding in the
desired creation of distinct architectural typologies

Outlined below are some critical differences and
opportunities if our team is selected:

Given the opportunity, our team would welcome the
chance to perform all three (3) small area plans. This
approach would allow for integrated input and
stakeholder meetings, reducing the schedule for project
completion. 

https://tinyurl.com/WPDesignGuide


FE
B

On-site analysis meetings
Draft existing conditions analysis
Asset identification & mapping
SWOT analysis

Steering committee meetings
Council and stakeholder ideation
sessions

Developer tours
Stakeholder tours
Office hours
Community input events

M
A

RC
H

Ideation materials
Outreach materials
Draft scenarios
Preferred scenario packet
Draft regulating framework
Connectivity study

Scenario review meetings
Elected officials charrette
Preferred sceanrio meeting

Stakeholder charrettes
Outreach events
Scenario review on website

A
R-

M
A

Y

Draft preferred scenario delivered
(Mid-April)
Economic impact analysis
Draft implementation plan
Building typologies and
architectural styles

Review and comments on draft
plans
Public comment period
(attendance)

Community review (website)
Stakeholder feedback of draft
Public comment period

TECHNICAL
APPROACH

JU
N

E 
-

A
D

O
PT

IO
N Submit final draft of plan (June 28,

2023)
Prepare adoption resolution
Attend reading and adoption
meetings

Adoption meetings
Implementation strategies review
meeting
Roles and responsibilities review
meeting

Final adopt review
Adoption meeting participation

JA
N

Existing conditions analysis
Current plans review
Public input plan preparation
City meeting questionnaire

Kick-off meeting
Approval of public participation
plan
Elected officials round table
City visioning meeting

Stakeholder identification
Facilitate Survey No. 1
Project area walking and biking
tours

After careful review of the proposed scope of work and the availability of
the Team’s staff, we feel that the requested scope can be completed in six
(6) months. 

CONSULTANT WORK CLIENT INVOLVEMENT PUBLIC INTERACTION
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PROJECT
SCHEDULE

WEST POINT, UT SMALL AREA PLANWEST POINT, UT SMALL AREA PLAN

Market analysis
Scenario planning
Building typology
Design guidelines
Economic impact analysis

Small Area Plan - https://tinyurl.com/3a8vv64d
Design Guidelines - https://tinyurl.com/ymv6nyx2

Scope completed:

This project includes implementation strategies and
guidance for phased approaches

Outlined below are samples (hyperlinks) of our team's work products.
These samples include both technical content for small area plans and
implementation strategies

Scenario planning
Building typology
Design guidelines
Economic impact analysis

Small Area plan - https://tinyurl.com/mpbhak7t

Scope completed:

UINTA COUNTY 1,000 ACRE SMALL AREA PLANUINTA COUNTY 1,000 ACRE SMALL AREA PLAN

This project includes implementation strategies and
guidance for phased approaches

https://tinyurl.com/3a8vv64d
https://tinyurl.com/ymv6nyx2
https://tinyurl.com/mpbhak7t


04 Cost Proposal



Company % Of Work

DRS/CRSA 69.58%

Avenue 12.21%

ZPFI 18.21%

Percentage of Work
If additional scope is requested above and

beyond the outlined scope, our team is happy
to assist in ensuring the community meets its
desired goals. Outlined above are the typical
hourly rates for each employee in our team.

Hourly Rate Travel / Mileage Printing Software  &

Technology Usage

PROJECT
BUDGET

The following table outlines the general break down of budget by phase and team member.  The assignment of tasks is noted
below the chart.  Our team is proposing fully-loaded hours, including the following elements in the proposed hourly rates:

Including these elements in the overall hourly rates will provide streamlined billing and simplified invoicing for the municipality and
the consultants. As requested in the RFP, the chart below demonstrates the funds distribution for each consultant team member.
Two separate calculations are being provided to illustrate this as the CRSA/DRS team is currently finalizing negotiations for a merger
of teams, staff, and resources, allowing us to serve clients better.

Task 6 - Regulating Framework 2 8 21 3 4 13 2 0 0 0 $7,120.00

Task 5 - Refinement & Review 12 9 14 4 7 3 2 0 16 16 $12,155.00

Task 2 - Collection and Baseline Creation 3 5 4 3 3 0 4 0 0 0 $3,235.00

Task 1 - Vision & Guidance 7 3 9 4 0 10 4 0 8 8 $8,175.00

Rate (Per hour)

$1
70
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.0
0

$1
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00

.0
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$1
00
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Eagle Mountain Small Area Plan

Not-to-Exceed Total $41,515.00

Task 4 - Ideation & Evaluation 12 3 7 2 4 8 8 6 0 0 $7,915.00

Task 3 - Stakeholder engagement 5 3 3 2 4 4 0 0 0 0 $2,915.00
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EAGLE MOUNTAIN Special
CITY COUNCIL MEETING MINUTES

January 24, 4:00 p.m.
Eagle Mountain City Council Chambers
1650 East Stagecoach Run, Eagle Mountain, Utah 84005
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2:30 P.M. POLICY SESSION – CITY COUNCIL CHAMBERS

ELECTED OFFICIALS PRESENT:  Mayor Tom Westmoreland, Councilmembers Donna 
Burnham, Colby Curtis, Carolyn Love, and Brett Wright. Councilmember Jared Gray was excused. 

CITY STAFF PRESENT:  Paul Jerome, City Administrator; Steve Mumford, Assistant City 
Administrator/Community Development Director; Fionnuala Kofoed, Director of Administrative 
Services/City Recorder; Evan Berrett, Economic Development Director; Marcus Draper, City 
Attorney; Chris Trusty, City Engineer; Kimberly Ruesch, Finance Director; Brad Hickman, Parks 
and Recreation Director; Zac Hilton, Streets and Storm Drain Manager; Jeff Weber, Fleet and 
Facilities/Operations Director; Tyler Maffitt, Communications Manager; Michele Graves, Library 
Director; and BJ Eccles, Sergeant.

1. CALL TO ORDER

Mayor Westmoreland called the meeting to order at 2:36 p.m. 

2. AGREEMENT

2.A. AGREEMENT – Public Water Supply Agreement Between Eagle Mountain City, 
Utah and Oquirrh Wood Ranch, LLC.

City Administrator Paul Jerome presented the item. The developers of Firefly, previously Pole 
Canyon, are seeking a long-term agreement to purchase 4,000-acre feet of water for their 
development through the City’s contract with the Central Utah Water Conservancy District 
(CUWCD). The proposed agreement allows Oquirrh Mountain Ranch, LLC (OWR) to purchase 
1,000-acre feet under the City's existing contract with CUWCD and would entail the City being 
able to contract with CUWCD for an additional 3,000-acre feet under a new contract. This item 
was tabled at the January 17, 2023 City Council meeting. The results of a water study indicated 
that the City will be approximately 9,000-acre feet of water short of being able to fully build out 
to its current boundaries. In the past, Mr. Jerome contacted CUWCD to discuss additional water 
allocation for the City. The terms he was told at that time made him uncomfortable and could have 
jeopardized the current contract with CUWCD.

OWR inquired about purchasing water from the City’s current contract but, given the amount of 
water left, the City found the request unpalatable. The City and OWR jointly approached CUWCD 
regarding additional water to provide water for the Firefly development and reduce the overall 
water deficit in the City. This agreement is between the City and OWR; however, it would precede
an agreement between the City and CUWCD for additional water. On January 17th, the City had 
to submit a formal request to CUWCD for their board to consider the requests to determine whom
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they would agree to award their remaining water shares to through future agreements. 
Consequently, a failure to secure additional water through CUWCD will preempt this agreement. 

Mr. Jerome explained that he desires to retain and amend Section 3 of the agreement, “Accordingly, 
OWR shall not reduce the size of the Commercial or Industrial Planning Areas in the Community 
Plan exhibit to the Amended and Restated Master Development Agreement between the parties 
(and others) without the written consent of the City,” to require the consent of the City Council to 
ensure that water needs of industrial partners are adequately planned for and addressed along with 
any changes in zoning. The well will need a sanitary seal before it can be used for culinary purposes
and connected to the City’s water supply.

Applicant representative Jared Westhoff explained that the White Hills transition agreement 
includes the transfer of the infrastructure in addition to the water rights. The water rights transition 
was required for them to service the White Hills subdivision and White Hills Country Estates. This 
is a standalone agreement that involves wells that were not a part of the transition agreement and 
formalizes water rights that were included as may rather than shall that had been held in the case 
of interest by an industrial user in property located outside of Eagle Mountain City boundaries. 
Other aspects of the White Hills transition agreement will be negotiated in conjunction with the 
master development agreement (MDA). 

Mr. Draper reviewed the original Pole Canyon Master Development Agreement, its exhibits, and 
the transition elements. The body clarified and discussed concerns between the terms of that 
agreement and the transition agreement. Mr. Draper suggested adding language to this Public 
Water Supply Agreement to clarify that it does not supersede the terms in Exhibit B concerning 
water rights in the original Pole Canyon Master Development Agreement. He does not foresee a 
conflict as the new agreement should be understood to control in areas where the agreements 
conflict. 

Mr. Westhoff stated that they are amenable to clarifying that this agreement does not replace the 
terms in the Pole Canyon Master Development Agreement as that had never been their intent. 

Councilmember Curtis raised concerns about conflicts between this agreement and the exhibit 
regarding water in the White Hills Transition Agreement for Pole Canyon. The City and the 
applicants agreed to add language to this Public Water Supply Agreement to clarify that it does 
not supersede the terms in Exhibit B concerning water rights in the original Pole Canyon Master 
Development Agreement.

Councilmember Wright expressed concern with the City acting as a water broker as most cities 
have developers secure their own water rights. 

Mr. Westhoff reviewed the history of the agreement. They had originally planned to have the 
White Hills Water Company and local district to provide their own water needs directly through 
CUWCD. They have serval wells that served White Hills prior to annexation. They had originally 
protested the City partnerships with CUWCD until they attended a hearing and learned that the 
District water will help strengthen the City’s water supply. They withdrew their protest and applied 
for CUWCD water. City legal counsel at that time approached them and indicated that the City 
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desired to partner with them regarding water rather than them providing for their own water needs 
and having competing water requests. They recognize that the City is better equipped to service 
and provide water. They are willing to apply to the CUWCD for the water but are trying to honor 
a request by the City to retain ownership of the wells rather than the CUWCD. They are no longer 
functioning as a water company but are retaining debts on their accounts at the request of the City 
until those debts are paid. Partnering with the City places them at additional risk because working 
directly with CUWCD they would be given priority consideration for the last of the water shares
because the CUWCD desires ownership of wells within Eagle Mountain. In this agreement, the 
City would receive the wells desired by the CUWCD.

Councilmember Burnham explained that she had been on the City Council when the City 
purchased additional water shares and those purchases allowed for economic development in the 
City. 

Discussion ensued regarding concerns with the rewards and risks inherent in the agreement should 
the takedown schedule not be met and the potential impacts to taxpayers and the ability to mitigate 
and respond to challenges that may arise including selling the shares to other cities. 

Staff explained the takedown schedules and clarified the terms of the agreement. 

Mr. Jerome said that the agreements with the CUWCD are separate, and he intends to verify that 
should the City default on this agreement it would not impact any of the existing agreements. 

Applicant representatives expressed concerns with the redline suggestion in Section 1.3 for them 
to increase their takedown schedule as that is not something they are capable of at this time. They 
would prefer to meet and discuss the specifics of an increased takedown schedule rather than have 
a set timeframe in the agreement, especially in consideration of the preferable takedown schedule 
discussed during previous negotiations directly with CUWCD. They are willing to sit down with 
City representatives for further negotiations; however, due to time constraints, they will also need 
to contact CUWCD to discuss other options should an agreement with the City not reached. 

Mr. Jerome stated that he had a conversation with Nate Shipp regarding the difficulties of drafting
a contract for water shares the City does not currently have. Should CUWCD require a more 
aggressive takedown schedule the City would be forced to sell the shares to another party as Eagle 
Mountain does not have the money to purchase and hold those shares for OWR. 

Discussion ensued regarding how to structure the agreement with terms that reduce the risk for 
both parties until the contract with CUWCD can be finalized. 

Applicant representative Chase Andrizzi verified that approval of this agreement would satisfy the 
requirements for their water needs for the development and they would not need to seek an 
agreement directly with CUWCD. They are amenable to the proposed changes to 1.10. However,
they feel Section 2.3 Failure to Obtain Additional 3,000 AF duplicates 2.1 Failure to 2024 Trigger. 
As such, they requested to strike Section 2.3 from the agreement. 
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Mr. Draper stated that his interpretation of the agreement without Section 2.3 would obligate the 
City to sell water they did not have should they fail to obtain water from CUWCD. 

Mr. Andrizzi said they are agreeable to clarifying that the City is not obligated to sell the additional 
3,000-acre feet should Eagle Mountain be unable to enter an agreement with CUWCD. OWR 
would still purchase the City’s existing 1,000-acre feet of water but the other terms of transferring 
the wells and other rights would not be triggered. He clarified that their concern with Section 2.3 
is the requirement to meet to try to save the agreement. 

Mr. Jerome suggested adding language to Section 2.3 that if the City is unable to come to an 
agreement with CUWCD prior to January 2, 2025, the City’s obligation to provide the additional 
3,000-acre feet of water to OWR is not required. 

In reference to Section 3, discussion explored existing land use approval requirements, if a change 
to the development agreement would constitute a breach of this provision and the applicants’
concerns with redundancies in the verbiage. 

The applicants proposed language to Section 5.1 Conditions Precedent to clarify that should there 
be no other agreement between Eagle Mountain and the CUWCD, they will not be obligated to 
transfer the well. They prefer to retain Section 5.3 with the addition of the language suggested by 
the City Attorney clarifying that the City has no further obligation to sell the additional 3,000-acre 
feet of water if an agreement is not entered into with CUWCD. 

Discussion clarified that the well listed in Section 5 was not a part of the 2010 Pole Canyon Water 
Agreement and is OWR’s only culinary well, the others are agricultural wells that could not be 
added to the City’s water system. 

Mr. Andrizzi said they are willing to concede to insure title on the section of real property that they 
are dedicating to the City in Section 5.4. Well Transferred “As Is.” They are unable to insure the 
water rights themselves at the fair market value of 1,000-acre feet of $15,000 an acre-foot and that 
would not have been required in a direct agreement with CUWCD. 

Mr. Westhoff said they would be willing to insure a partial amount of up to $250,000 to mitigate 
City concerns and incentivize the title company to thoroughly verify there are no liens and the 
water is free of encumbrances. 

Mr. Jerome explained that the City’s water attorney is not as concerned with title insurance as the 
City has been in the past. The City requests a value of $5,400 per acre-foot for a total value of 
$5,400,000. 

Discussion ensued regarding the purposes of the title insurance and the benefits of that insurance 
even on the partial amount as the lien investigation for a clean title report would be triggered 
independently of the amount insured. 

The parties agreed to change the number of failed consecutive takedowns by OWR in Section 7.4.1 
from three to two and to clarify in Section 10 that this agreement is a standalone agreement that 
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does not supersede the White Hills Transition Agreement but the new agreement would control in 
the case of a conflict. 

MOTION: Councilmember Burnham moved to approve a Public Water Supply 
Agreement entered into on January 24, 2023, between Eagle Mountain City, 
Utah and Oquirrh Wood Ranch, LLC authorizing the Mayor to sign the 
agreement subject to changes discussed and the approval of the City 
Administrator and City Attorney. Councilmember Love seconded the motion. 

Those Voting Yes Those Voting No Those Abstaining Those Absent
⊠ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham
☐ Colby Curtis ⊠ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis
☐ Jared Gray ☐ Jared Gray ☐ Jared Gray ⊠ Jared Gray
⊠ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love
☐ Brett Wright ⊠ Brett Wright ☐ Brett Wright ☐ Brett Wright
⊠ Tom 

Westmoreland
☐ Tom 

Westmoreland
☐ Tom 

Westmoreland
☐ Tom 

Westmoreland

As there was a tie vote, Mayor Westmoreland voted. The motion passed with a vote of 3:2.

3:00 P.M. WORK SESSION – CITY COUNCIL CHAMBERS

3. BUDGET PLANNING

3.A. DISCUSSION – Department Outlooks

Finance Director Kimberly Ruesch introduced the Department Outlooks and shared challenges 
identified by several departments:

 Meeting challenges of rapid growth
 Staffing turnover 
 Staff and leadership training
 Technology
 Space for current and future needs
 Timelines impacts on inflation costs

Utah County Sheriff’s Office
Sergeant BJ Eccles presented the Utah County Sheriff’s Office (UCSO) department outlook. With 
the additional deputies which were added to the staffing plan last year, they are getting closer to 
handling the demands from the community, while maintaining a pro-active enforcement mindset. 
The deputies were more proactive with traffic enforcement, which resulted in a high volume of 
traffic stops (6,033), citations (2,770), and DUIs (151).

Sergeant Eccles stated the main challenge the department faces is making sure they are adequately 
staffed to provide for the residents of Eagle Mountain City, but also for the safety of the deputies. 
Currently, there is one supervisor that works a 12-hour shift, supervising 8 deputies who cover a 
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24-hour period. Ideally, they would add two sergeants to the staffing plan. This would allow four 
patrol teams with 24-hour supervisory coverage. This would help with the overall safety of 
deputies and accountability/policy issues, but more importantly lessen liability to Utah County 
Sheriff's Office and the City. The other position, which needs to be addressed for similar reasons 
(liability, accountability, span of control), would be the addition of a Lieutenant position. This 
position would serve as a direct supervisor or watch commander for the sergeants assigned to Eagle 
Mountain City and would directly report to the Chief Deputy. Due to the amount of serious (fatal) 
accidents this past year, UCSO will continue a proactive approach with traffic enforcement. We
will also focus on expanding our volunteer Community Safety programs and identify which 
programs residents are still interested in participating in.

When asked which positions he would prioritize if only two could be filled, Sergeant Eccles stated 
the two sergeant positions. 

Information Technology Services
Economic Development Director Evan Berrett presented the item. Eagle Mountain receives its 
information technology services from Executech, an IT consulting firm that provides technological 
services on a contractual basis. Executech employees are at City Hall multiple days a week to 
ensure that all computers, servers, and networks are working properly to allow City employees to 
work efficiently and effectively. Oversight of the City's technology needs is handled by the 
Economic Development Director. In the past year, IT equipment that had been piling up for years 
was sorted and purged, and a better organization method has been implemented. Despite an IT-
connected incident this year, the City’s systems were found to not have been breached, and 
additional protections were successfully implemented. An upgrade to internet service was 
completed, and hundreds of service tickets successfully completed. Areas of Focus for Information 
Technology include implementation of better asset management and equipment 
onboarding/offboarding process, more regular cyber security audits and reviews with staff, and 
enhancing services with Executech or possibly standing up the City’s own services to increase 
response time and reduce frustration.

Streets and Stormwater
Streets and Stormwater Manager Zac Hilton presented the item. The Streets division does its own 
pavement repairs on small to medium projects including pothole and patch repairs, crack sealing, 
signage installation and repair, snow removal, sidewalks, curb & gutter, striping, and street 
sweeping. Large projects, such as roto mills, slurry, and overlays are contracted out. The Streets 
division is responsible for the maintenance and repair of all City streets. The Storm Drain 
Department's overall objective is to ensure that the City's public and private properties are 
protected against flooding. The drain system is designed to drain excess rain and groundwater from 
hills, paved streets, parking lots, sidewalks, and roofs. The city contains a large municipal system 
that is fed by street gutters on most motorways and other parts of town, which experience heavy 
rainfall, flooding, and regular storms. The Storm Water Department also responds to emergencies 
and other urgent situations such as street flooding, open manholes, and illegal dumping. In the past 
year, the department upgraded the stormwater detention pond in Arrival to prevent future flooding 
to residents, they are nearing completion of all residential streets’ receiving surface treatment on 
roads older than 5 years, and the department collected and maintained street sign data. Department 
challenges include the growth of City, loss of employees, the difficulty in hiring new employees 
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with experience, and an understaffed Storm Water Department. The focus for the upcoming year 
includes increased training for staff, improved process in communication with residents on issues, 
and collecting GIS storm water system data.

Councilmember Love recommended hiring an administrative assistant to assist with resident 
communications. Councilmember Curtis suggested working with the schools to train students 
through a trades program. Mr. Hilton said they have attempted to recruit employees via seasonal 
workers but they have not received applications in part due to other businesses being able to offer 
better compensation and work conditions, and City wages being insufficient to meet cost of living 
expenses. Councilmember Wright advocated for the City to explore competitive wages to attract 
new workers for all departments. Councilmember Burnham suggested helping potential employees 
understand the long-term benefits and earning potentials in non-collegiate fields. 

Ms. Ruesch stated that she will provide a budget status update at the February 7 meeting and a 
budget opening for year-end at the February 21 meeting. Budget work meetings are scheduled 
from 3:00 to 5:00 p.m. on March 14, April 11, and May 9.

Councilmember Love requested the City hold annual Safe Routes to School reviews with Alpine 
School District.

Discussion clarified that the item could tentatively be added to the April 18 meeting agenda,
pending Alpine School District decisions on school boundary adjustments to the opening of a new 
charter school. 

4. ADJOURNMENT

Mayor Westmoreland adjourned the work session at 5:08 p.m. 

Approved by the City Council on February 21, 2023. 

______________________________________
Fionnuala B. Kofoed, MMC
City Recorder
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4:00 P.M. WORK SESSION – CITY COUNCIL CHAMBERS

ELECTED OFFICIALS PRESENT:  Mayor Tom Westmoreland, Councilmembers Donna 
Burnham, Colby Curtis, Jared Gray, Carolyn Love, and Brett Wright.

CITY STAFF PRESENT:  Paul Jerome, City Administrator; Steve Mumford, Assistant City 
Administrator/Community Development Director; Evan Berrett, Economic Development 
Director; Marcus Draper, City Attorney; Tyler Maffitt, Communications Manager; Todd Black, 
Wildlife Biologist/Environmental Planner; Robert Hobbs, Planning Manager; David Stroud, 
Senior Planner; Steven Lehmitz, Planner; Fionnuala Kofoed, Director of Administrative 
Services/City Recorder; Chris Trusty, City Engineer; Mack Straw, Public Utilities Manager; Zac 
Hilton, Streets and Storm Drain Manager; Jeff Weber, Fleet and Facilities/Operations Director; 
Brad Hickman, Parks and Recreation Director; and Eric McDowell, Chief Deputy Sheriff.

CITY STAFF PRESENT ELECTRONICALLY:  Kimberly Ruesch, Finance Director; Chas 
Glenn, Administrative Assistant; Elizabeth Fewkes, Recording Secretary; Michele Graves, Library 
Director; Angela Valenzuela, Human Resource Manager; and Embret Fossum, UFA Battalion 
Chief. 

Mayor Westmoreland called the meeting to order at 4:14 p.m. 

1. CITY ADMINISTRATOR INFORMATION ITEMS

1.A. UPDATE – City Administrator Items

Economic Development
 Businesses recently opened or opening soon: Stonebridge Montessori, Jeppson Auto, Inspire 

Sports, Vital Vet, and Luxury Nails. A couple of businesses like Crumbl Cookies are delayed 
due to contractors still experiencing supply chain issues.

 The Council should be aware that staff is working on a new data center project that is looking 
to locate here in Eagle Mountain. This data center is initially planned for 2.1 million square 
feet of space, with the option to double that in the future. The data center is not water-cooled. 
This project will be coming to the City Council in the next couple of months.

 A summit in the Lake Mountains has officially been named Eagle Mountain. The summit is 
just west of the Lake Mountains high point. It is accessible but it is difficult to access without 
a four-wheel-drive vehicle. The public is asked to visit sparingly and be respectful of the area, 
especially around the sensitive communications equipment that is in the vicinity. 

Streets and Storm Water
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 The Utah Department of Transportation has started the construction of the traffic light at Wride
Memorial Highway and Mustang Way. As part of the project, Eagle Mountain City is required 
to remove the center island on Valley Drive. The Streets Department is working on removing 
the island this week and will pave it when the weather allows. 

 Eagle Mountain City has received a significant amount of moisture and snowpack this winter 
and the Stormwater Department is expecting there will be a high level of runoff this spring. To 
prepare, the Stormwater Department is reaching out to the community to help replenish our 
sandbag supplies. Today, Ranches Academy School has students volunteering to help fill 
sandbags and this Friday, Rockwell Charter High School will be volunteering to fill sandbags. 
Also, this Saturday from 10:00 a.m. to 1:00 p.m. the Stormwater Department will be filling 
sandbags at the Community Development Building with volunteers that have signed up 
through the City’s resident portal.

Engineering
 Masonry on the Cory Wride booster station is underway. Staff will be working on the Pony 

Express booster station next and then on the headworks building.
 Well #8 is currently being drilled.
 Well #7 has been put out to bid.

Facilities, Fleet, and Emergency Management
 The community development building mezzanine has been ordered and should be delivered 

and installed on February 16.
 The Teen CERT program is in place, classes are held at City Hall on Mondays, and eight 

students are attending. 
 Upgrades to the sewer building have started. The underground sewer has been installed and 

staff has started framing the walls. The Facilities Department and employees from other 
departments have been doing most of the work.

 The Sheriff’s and Recorder’s office remodels are in the design phase.
 The City is working on getting bids for a concrete pad for a 6,000-gallon diesel fuel reserve 

tank for the generators.

Parks, Recreation, Events, and Cemetery
 Walden Park Observatory: After reviewing the project, additional funding will be needed. Staff 

will propose options to the Council for this project. Discussions with other entities involved 
cost-saving measures and possibilities for additional grant funding. Staff is still waiting for 
additional information for this project before moving forward with the bidding process.

 Smith Ranch Community Park: Staff will be launching a bid for this project February 8, 2023. 
It is anticipated that bids will be returned on February 28, 2023, and an approval for the contract 
will be on the City Council meeting agenda on March 7, 2023. Staff has also applied for an 
additional grant in the amount of $200,000 specifically for the skatepark portion of the park 
project. 

 Off-Street Trail Network: Staff has hired an intern to work on data collection for this project. 
Staff will continue to work on this project and report back to the Council sometime in the 
summer when the data collection is complete.

Community Development
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 The City issued 38 new residential building permits in January – 10 in the south area and 28 
in the north area. 

1.B. PRESENTATION – Draft Economic Development Master Plan

Economic Development Director Evan Berrett introduced the item and the intent for the Economic 
Development Plan to provide a roadmap for the City to allocate resources and identify priorities 
for business attraction, retention, and expansion for the next 20 years, with updates as deemed 
necessary. The plan evaluates where the City is currently and strategies to reach where the City 
desires to be economically. Industrial uses are not contemplated in the plan due to the difficulty in 
attracting specified businesses and forecasting which users will be interested in the City. 

Aaron Sanborn with Zions Public Finance presented the Economic Development Master Plan 
draft. The City population is expected to increase by about 15% from 54,023 in 2022 to 147,623 
by 2040, and 95% of the labor force is exported to other communities with an average commute 
of 33 minutes. Sales tax leakage looks at the taxable sales within a community and compares it to 
expected taxable sales, based on population and average per capita spending. There is a significant 
amount of retail leakage in the City due to a lack of retail goods and services throughout the City.
Major sales tax categories for the City to focus on are as follows: building material and garden 
equipment and supplies dealers, food and beverage services, general merchandise stores, and 
motor vehicle and parts dealers. The buying power of Eagle Mountain residents can support 
additional retail space and land should be preserved for that purpose. Infrastructure growth 
throughout the City will allow for increased retail development, especially as new transportation 
routes are completed. Industrial demand is particularly high for logistics/distribution space and 
office/warehouse flex space. Key industries the City could focus on are advanced manufacturing, 
aerospace and defense, outdoor products and recreation, and life sciences and healthcare 
innovation. Professional office space remains a need in the area, but the City may struggle to attract 
Class A office space until more is developed further to the east or additional transportation 
networks are developed within and around the City. Key future areas of development are the north 
bench, south tech campus, town center, and Pole Canyon. 

Strategies and Recommendations:
 Goal 1: Diversify the types of industries in Eagle Mountain while building on the existing 

notable employers, thereby reducing commute times for residents through more local, quality
job opportunities.

 Goal 2: Create destination retail and concept stores that will provide opportunities for 
customers to have experiences that are not replicated online.

 Goal 3: Implement a Business Retention and Expansion Program (BRE) to increase the 
employment base within the community and foster small business development.

 Goal 4: Create and encourage recreational, educational, and entertainment opportunities to 
improve the quality of life for existing residents and draw outdoor recreation businesses to 
locate in Eagle Mountain.

Councilmember Gray expressed concern about the plan divulging statistical and other information 
to potential businesses which could weaken the City’s negotiation strategies. 
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City Administrator Paul Jerome stated the information does not disclose proprietary information 
that would be used in business negotiations. 

Councilmember Curtis expressed his support of the proposed goals and strategies as he feels they 
fit the nature of the community. His concerns center on properly assessing financial benefits and 
resulting implications of the strategies on traffic, crime, homelessness, and social services. 

Discussion ensued regarding the need for sales tax dollars to provide for City services such as 
police and being deliberate in strategies to attract desirable retail to balance business tax revenues 
with resulting increases to social service costs while drafting small area plans for Eagle Mountain. 

The Councilmembers will provide additional feedback regarding suggestions and concerns to Mr. 
Berrett or Mr. Sanborn prior to the policy session review of the plan. 

1.C. PRESENTATION – Parks and Recreation Advisory Board (10 minutes)

Parks and Recreation Advisory Board Chair Rod Hess reported their findings on the youth soccer 
program. The most frequent concern with the current program is the requirement for a single 
registration for both the spring and fall seasons, and the requirement to pay the full amount of $100 
to $120 in one payment. Other cities offer programs at a similar price but the payment is divided 
between the fall and spring seasons with the option to register for one or both. They recommend 
negotiating the contract to see if the players could be allowed to sign up for only one season. The 
review concluded that a City-run soccer program would be more expensive than the current option. 
Alternatively, the board suggests that the Mayor and City Council consider a City-run flag football 
program, which is smaller and could be offered at a lower price than other programs, with 
consideration of expanding to other sports in the future. 

Mayor Westmoreland requested the Parks and Recreation Advisory Board explore methods to 
include youth that are unable to participate due to economical or other obstacles.

1.D. REPORT/Local Officials Day – Youth City Council (10 Minutes)

Youth Mayor Gavin Glad and Youth City Councilmembers Gabriella Pengra, Kayson Welch,
Ericcson Ansah-Antwi, and Laura Jones reported on their experience at Local Officials Day

Councilmember Wright stated that he was proud of youth participation during Local Officials Day. 
Gavin Glad acted as a bill sponsor and Laura Jones as an attorney during the mock hearing. He 
enjoyed serving as the Youth Council liaison during 2022 and being able to attend the event with 
them.  

Councilmember Burnham recognized the Youth Council for how well they represented Eagle 
Mountain City and for their enthusiasm and professionalism. 

Youth Council Advisor Matt King thanked the City for their support enabling the Youth Council 
to attend the event. 
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2. AGENDA REVIEW

10.A. AGREEMENT – Amended Concession Agreement with Eagle Mountain Chamber 
of Commerce for Ladder Sign Management

Mr. Berrett confirmed that the approval includes the pictures that were emailed to the Council 
earlier that day. 

Mayor Westmoreland stated that he fully supports branding the signs with the Eagle Mountain 
Chamber of Commerce logo; however, the rectangular Chamber signs look like another sign 
competing with the other businesses. He would prefer the Chamber logo take a secondary role and 
thinks that changing the shape, color, and/or font would make the Chamber sign less dominant. 

Eagle Mountain Chamber of Commerce President Melissa Clark said they intend the dark gray 
Chamber sign to blend in with the sign structure. She explained that the curved sign costs $150 
more than the rectangular options. They are willing to use the design preferred by the Council. 
However, she expressed concern about the need to update the signs should the City decide to 
change its branding and logo. The agreement allows for the Economic Development Director to 
approve the signs. She suggested providing the Council with updated design options and allowing
Mr. Berrett to approve the design based on Council feedback so that final approval is not needed 
at a future meeting. 

Councilmember Curtis stated that having the City logo recognizable on the signs is important to 
the overall brand of the City. Two logos would be conflicting and unattractive. He suggested using 
the City logo on one side of the signs and the Chamber logo on the other. There is a growing 
sentiment that government does not represent the people. Accordingly, he is concerned that people 
coming to the City will see the Chamber logo most prominently and that it would convey a message 
that Eagle Mountain is owned by the Chamber of Commerce. He wants to be careful with the 
brand and message communicated to the residents. 

Councilmember Gray stated that he views the Eagle Mountain Chamber of Commerce as a partner 
with the City and as such thinks both logos represent the City. 

Councilmember Love noted that inclusion of the Chamber logo facilitates businesses in knowing 
whom to contact for ladder sign advertising. She likes the gray but wishes the sign had the City 
logo. While recognizing the reasons for having the Chamber’s logo, she thinks a gray rounded 
topper would look more like a part of the sign rather than an advertisement for another business. 

Councilmember Wright agreed that the rectangular sign looks like another business was added to 
the sign but did not fit properly and prefers the rounded design even though it is more expensive. 

Councilmember Burnham concurred with the preference for the rounded design. 

Discussion ensued regarding the benefits of including the City and Chamber logos, which logo 
should be more dominant, ways to include both logos in an aesthetically appropriate manner, and 
the approval of the signs including branding elements. 
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Mr. Berrett clarified that the signs are owned by the City and managed by the Chamber. The 
Chamber agreeing to pay the cost of enforcement is being removed from Section 6.06 because the 
associated fee the enforcement referenced is being removed from the agreement. When he reviews 
sign location requests, he consults Planning or Neighborhood Improvement when visibility or 
safety concerns with a sign’s location arise in addition to evaluating the location compliance with 
Municipal Code. 

City Attorney Marcus Draper explained that Section 6.06 is not being removed from the agreement 
in its entirety because there are potentially other areas where there could be instances of breaches 
or defaults. 

Mayor Westmoreland stated that although he desires to promote businesses, the City can reach a 
saturation point and they should be conscientious of changing the visual aspects of the City. 

Ms. Clark explained that some of the designated sign locations are undesirable for business 
exposure. Businesses have requested other sign locations that would be beneficial to their business. 
The map in the agreement shows potential locations to allocate for signage. Sign location 58 has 
encountered obstacles and an alternative site has been proposed. The map proposes the relocation 
of approved sites but not an increase in the number of ladder signs. 

Councilmember Curtis expressed concern with signage branding approvals excluding consultation 
with the City’s Public Information Officer. 

Discussion determined to add a requirement for City Council approval of the ladder sign header 
design, logos, and branding to the agreement. 

11.A. Well House HVAC Design & Installation – Wasatch Heating and Air

Fleet and Facilities/Operations Director Jeff Weber explained that Wasatch Heating and Air were 
able to submit a significantly lower bid because they are also a dealer and have units in stock 
compared to the other company that would need to locate and ship units could be difficult due to
supply chain issues. The contract specifies liquidated damages should the deadline not be met. 
However, he is not concerned as Wasatch Heating and Air plans to begin the installation tomorrow 
should the bid be approved. 

13.A. October 19, 2021 Minutes – Amended

Director of Administrative Services/City Recorder Fionnuala Kofoed explained the reason for the 
amendment to a motion in the October 19, 2021 minutes.  

13.B. January 17, 2023 Minutes – Regular City Council Meeting

Councilmember Love noted a spelling correction. 
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15.A. MOTION/PUBLIC HEARING – Request for the Waiver of the Master 
Development Approval Requirement for the McLachlan Industrial Park.

15.B. ORDINANCE/PUBLIC HEARING – An Ordinance of Eagle Mountain City, Utah, 
Rezoning Certain Lands Known As the McLachlan Industrial Park.

Items 15.A. and 15.B. were presented and discussed concurrently. 

Councilmember Curtis inquired regarding which standards would be exempted in the request due 
to issues with overlooked items during similar exemptions for other projects and whether the 
exhibit would be included as a part of the approval. 

Assistant City Administrator/Community Development Director Steve Mumford verified that a 
master site plan would still be required and could serve as the preliminary plat. The focus for 
standards in industrial projects includes access, circulation between sites, and streetlight locations. 
The City may waive standards that would not apply to an industrial use during the approval of the 
master site plan, which is an administrative decision with a review by the Planning Commission 
and City Council, based upon compliance with Municipal Code. 

Staff confirmed that Municipal Code will be updated to meet the requirement to allow 
developments an alternative method to master development agreements. 

Senior Planner David Stroud confirmed that the exhibit is a concept for informational purposes 
providing an idea of their plans for the project and designating the portion of the property included 
in the rezone request. 

16.A. ORDINANCE/PUBLIC HEARING – An Ordinance of Eagle Mountain City, Utah, 
Adopting the Eagle Mountain City Transportation Master Plan.

City Engineer Chris Trusty stated there will be four alignment options for the Cedar Valley 
Freeway and Old Airport Road. He recommends alignment #2 which provides a perpendicular 
intersection, which is a safer alternative. The freeway alignment curving farther to the east would
reduce traffic counts on Pony Express Parkway and potentially eliminate the need to widen Pony 
Express Parkway. The model projections serve through 2050. He will meet with the property 
owner next week, and the results of those negotiations will impact plans for the intersection. When 
east Mid Valley Road from Pony Express Parkway to the Hidden Valley area was modeled as a 
major rather than a minor arterial, the trips on Pony Express Parkway were only reduced by 1%. 
Mountainland Association of Government recommended another north-to-south major connector
road between the Cedar Valley Freeway and Eagle Mountain Boulevard. He supports the 
recommendation to consider adding a road when planning that area of the City. He has no objection 
to incorporating the Eagle Mountain Nature and Wildlife Alliance requests to change the verbiage 
in the section regarding the wildlife corridor from “should” to “shall” and altering the 
recommendation for the wildlife crossing at Mid Valley Road from an at-grade crossing to an 
overpass. 
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Discussion contemplated the potential design and alignment of Old Airport Road and access for 
Sage Valley residents and the overall traffic impact of Mid Valley Road, depending on the location 
of the roads and whether a bridge is installed. 

3. ADJOURN TO A CLOSED EXECUTIVE SESSION

No closed session was held. Mayor Westmoreland adjourned the work session at 6:17 p.m. 

7:00 P.M. POLICY SESSION – CITY COUNCIL CHAMBERS

ELECTED OFFICIALS PRESENT:  Mayor Tom Westmoreland, Councilmembers Donna 
Burnham, Colby Curtis, Jared Gray, Carolyn Love, and Brett Wright.

CITY STAFF PRESENT:  Paul Jerome, City Administrator; Steve Mumford, Assistant City 
Administrator/Community Development Director; Marcus Draper, City Attorney; Todd Black, 
Wildlife Biologist/Environmental Planner; Robert Hobbs, Planning Manager; David Stroud, 
Senior Planner; Fionnuala Kofoed, Director of Administrative Services/City Recorder; Chris 
Trusty, City Engineer; Brad Hickman, Parks and Recreation Director; and Eric McDowell, Chief 
Deputy Sheriff.

CITY STAFF PRESENT ELECTRONICALLY:  Chas Glenn, Administrative Assistant; 
Elizabeth Fewkes, Recording Secretary; Angela Valenzuela, Human Resource Manager; Tyler 
Maffitt, Communications Manager; Mack Straw, Public Utilities Manager; and Zac Hilton, Streets 
and Storm Drain Manager.

4. CALL TO ORDER

Mayor Westmoreland called the policy session to order at 7:03 p.m. 

5. PLEDGE OF ALLEGIANCE

Councilmember Burnham led the Pledge of Allegiance. 

6. INFORMATION ITEMS/UPCOMING EVENTS

 Eagle Mountain City would like to announce that the annual Easter Egg Hunt will take place 
on April 1st at Cory Wride Memorial Park. The event will begin at 10:00 a.m. sharp. To learn 
more, please visit the City’s events page on its website.

 Residents who do not use social media to stay in touch with the City are encouraged to sign up 
for the City’s text notification system. Weekly, the City sends updates on news, important 
information, and sign-ups for recreational sports. Learn more at eaglemountaincity.com. 

 Residents are encouraged to avoid on-street parking through March 15th of this year during 
snowstorms. This helps City crews clear local roadways of snow and helps prevent accidents 
during winter storms.



Eagle Mountain City Council Meeting – February 7, 2023 Page 9 of 23

 Eagle Mountain residents who use the Android operating system on their mobile devices now 
have access to the new City app. This app allows residents to report issues and follow along as 
the City completes submitted issues. Find the City app on the Apple Store and Google Play.

7. PUBLIC COMMENTS

Mayor Westmoreland opened public comment at 7:09 p.m. 

Thomas Fox requested the City's assistance regarding issues with his sewer system. 

Bettina Cameron, speaking on behalf of the Eagle Mountain Nature and Wildlife Alliance, thanked 
the City for their efforts working to preserve the wildlife corridor. 

Mayor Westmoreland closed public comment at 7:14 p.m.  

8. CITY COUNCIL/MAYOR'S ITEMS

Councilmember Gray
Councilmember Gray thanked the residents in attendance for their volunteer service on boards and 
auxiliaries. He noted the service opportunities with the Storm Water Department to fill sandbags 
to prepare for potential flooding. 

Councilmember Wright
Councilmember Wright recognized those in attendance and thanked them for their input and 
research and looks forward to hearing what they have to say. 

Councilmember Love
Councilmember Love thanked the members of the Parks and Recreation Advisory Board for 
meeting with the Council and for the hard work and effort given in service to the City. She 
appreciates residents as a valuable resource in keeping the Council informed to help them make 
decisions. 

Councilmember Curtis
Councilmember Curtis welcomed the meeting participants. 

9. PRESENTATION

9.A. PRCA Wilderness Circuit Best Small Rodeo of the Year – Pony Express Events

Councilmember Burnham recognized the Pony Express Event Committee members Jared Gray, 
Kyle Bond, Chris Black, Jennifer Stinemates, Jim Smith, Jeremy Nielsen, Brad Wilson, Angie 
Burgess, and Bryson Davis for being awarded the PRCA Utah Small Rodeo of the Year and their 
service in providing the rodeo in the City.

CONSENT AGENDA
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10. AGREEMENTS

10.A. AGREEMENT – Amended Concession Agreement with Eagle Mountain Chamber 
of Commerce for Ladder Sign Management

11. BID AWARDS

11.A. Well House HVAC Design & Installation – Wasatch Heating and Air

12. BOND RELEASES

12.A. Brylee Farms Phase A, Plat 5 – Into Warranty

12.B. Majors Subdivision Plat 1 – Into Warranty

12.C. Brandon Park Phase A, Plat 14 – Out of Warranty

13. MINUTES

13.A. October 19, 2021 Minutes – Amended

13.B. January 17, 2023 Minutes – Regular City Council Meeting

MOTION: Councilmember Curtis moved to approve the consent agenda amending item 
10.A. to state the header for the ladder signs shall be approved by the City 
Council and the minutes, as amended. Councilmember Gray seconded the 
motion. 

Those Voting Yes Those Voting No Those Abstaining Those Absent
⊠ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham
⊠ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis
⊠ Jared Gray ☐ Jared Gray ☐ Jared Gray ☐ Jared Gray
⊠ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love
⊠ Brett Wright ☐ Brett Wright ☐ Brett Wright ☐ Brett Wright

The motion passed with a unanimous vote.

SCHEDULED ITEMS

14. LOWER HIDDEN VALLEY

14.A. MOTION/PUBLIC HEARING – Disposal of Significant Real Property Identified 
as Utah County Parcel Number 58:040:0634.

Director of Administrative Services/City Recorder Fionnuala Kofoed presented item 14.A., the 
application for the disposal of Utah County ID No 58:040:0634 for City Council consideration. In 
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accordance with EMMC 3.30, the City Council must hold a public hearing to consider disposition 
of City-owned property that is considered "significant." She explained the City received the 
property when the previous owners defaulted on a special improvement district, and the property 
had previously been a part of the Lower Hidden Valley Master Development area. If the City 
Council choses to dispose of the property, it needs to determine the best method to dispose of the 
property to maximize the value to the City by either: 

1. Retaining a real estate professional to market and sell the property; 
2. Auctioning the property; or
3. Selling directly to the applicant.

Mayor Westmoreland assured the residents that the City is committed to doing everything possible 
to secure open space for wildlife and outdoor recreation while respecting property rights. The City 
has consulted with representatives from interested parties to come to the best overall outcome with 
consideration to traffic issues and density questions. The developer has requested the purchase to
preserve open space and reduce density. 

City Attorney Marcus Draper advised obtaining a legal description of the portion being sold should 
the Council consider selling part of the property rather than the entire parcel. 

Planning Manager Robert Hobbs presented the Master Development Plan (MDP) and associated 
Master Development Agreement (MDA) for 244.96 acres of land zoned Residential in the Hidden
Valley development area. The applicant wishes to reconfigure a previously approved project 
layout. The applicant is entitled to 1,256 residential dwelling units and proposes dividing the 
project into 13 phases. The applicant intends to provide 24 acres of improved open space, 67 acres 
of native open space, and 6,000 linear feet of paved community trails. The proposal includes the 
purchase of the City-owned parcel with a portion being dedicated back to the City, along with an 
improved trailhead. 

The City's new wildlife corridor covers some of the property intended for development. The 
applicant has expressed a willingness to assist the City in providing a protected deer migration 
route through the project by utilizing fencing consisting of 8-foot poles with hog-wire and 
controlled access points or gates. The proposal envisions detached housing, townhomes, tri-plexes, 
and cluster housing. The applicant intends to use 51-foot rights-of-way for local roads within the 
project in lieu of the City's newly adopted 59-foot roads to facilitate the preservation of more 
detached residential product. The applicant is requesting exemptions from current setback 
standards and the approval of some 40-foot frontages for certain building lots.  

Applicant representative Dan Reeve clarified that during their previous review, the City requested 
the incorporation of the wildlife corridor, reduction in density, and relocation of higher-density
units closer to traffic corridors. They invested significant time and resources to accommodate those 
requests by moving some of the density and reducing the setbacks to provide more single-family 
homes instead of townhomes. The requested five-foot setbacks are typical in other Utah cities. The 
revised plan relocates density to provide for the wildlife corridor in the southeast corner and the
northwest area abutting Pony Express Parkway to accommodate the future bridge. They would
dedicate the land for the wildlife corridor and provide $1,000,000 for the City to install wildlife 
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fencing. He listed the names of the mountain bike trails that will be preserved and the ones that
will need to be moved or removed to accommodate the project. 

Mayor Westmoreland opened the public hearing for item 14.A. at 7:59 p.m. 

The following residents spoke against the proposed land disposal and in favor of the benefits of 
preserving land for mountain bike trails, wildlife, and outdoor recreation: Adam Clark, Bettina 
Cameron, Chad DeCoursey, James Duncan, and Molly Duncan.

Steven Duncan spoke against the land disposal and expressed concerns about population and traffic 
increases. 

Ryan Bybee with Cadence Homes explained the history of the property and that some developers 
had allowed access to the trails with the understanding that the trails would need to be modified as 
development occurs. Developers need to be able to develop their land in accordance with their 
rights as property owners. He noted that developers have built parking lots for the bike trails, not 
the City. 

The following individuals and groups submitted emails regarding the item: Brandon Buckner, 
Chris Harmon, Datia Rocha, Jay Revard, Candace Skatlong, Kevin Wilky, Christian Warren, 
Mandy Dowel, Mary Kuntz, Matt Surgy, Michelle Heckland, Nick Mollec, Rachel Childs, Trevor 
Dorious, and the Eagle Mountain Nature and Wildlife Alliance. 

Mayor Westmoreland closed the public hearing at 8:27 p.m.  

Councilmember Wright thanked the residents that expressed their thoughts and opinions on the 
matter, and the developer for considering options. When he first heard about the disposal, he was 
unaware of the location and importance of the mountain bike trails. He explained that the developer 
has vested rights that allow the development of the land. He is not in favor of disposing of this 
piece of property tonight; however, he would consider the disposal with a different plan at a future 
date. 

Councilmember Gray supported Councilmember Wright’s statements. As a Council, they have 
strived to preserve open space rights-of-way and amended Municipal Code to reduce density. He 
agrees that there is greater value in retaining the parcel. He desires to preserve open space while 
recognizing property owners’ rights. He suggested fundraising or using City money to purchase 
land for the corridor and mountain bike trails. 

Assistant City Administrator/Community Development Director Steve Mumford clarified that the 
sale of the property should not prevent the future wildlife overpass. However, the City would need 
to find an alternative avenue to preserve the land for an overpass, such as permitting density 
transfer within the project. The approved plan has a lot of multifamily units and to accommodate 
the City’s request for more single-family units, the developer would need additional land. 

Councilmember Wright noted that the developer has vested rights to build 1,256 units and the State 
is pressing cities to build the type of units contemplated in this development. He is wrestling with 
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the desire for lower-density products which results in the use of more land that could be preserved 
as open space. 

Councilmember Burnham stated that previous Councils were not aware of the wildlife corridor but 
now that the Council is aware, they care about it; the original plan did not work for wildlife 
movements. Should the Council decide not to consider the developer’s proposal, the City would 
need to pay for the fencing. She is sympathetic to the mountain biking community and is not 
against the bike trails; however, she recognizes that a large number of the trails are going to be lost
because they are on private property. The City would have to raise millions of dollars to buy the 
land, resulting in a significant tax increase for residents. She suggested selling a portion of the 
parcel to preserve the wildlife corridor and retaining a portion for mountain bike trails. She 
expressed concern that if the City cannot come to an agreement, Perry Homes will build their 
approved development, and the financial responsibility for the preservation of the wildlife corridor
would fall on the City and on taxpayers.

Councilmember Curtis said he shares Councilmember Burnham’s sentiment. He feels that the 
solutions offered have not received support from either the mountain bike or wildlife communities 
or met City needs. He is unsure how to quantify what is in the best interest of the City and the 
residents, or balance what the City is gaining and sacrificing including design and street standards
and amenity requirements. 

Councilmember Love said she thinks that there is a way to preserve the bike trails and the wildlife
corridor on the east side of the mountain and to sell a part of the property to the developer. 
However, she thinks the proposal needs to be amended to preserve the most popular bike trails. 
She thinks it makes sense to only sell the portion to be used by the developer rather than to sell the 
full parcel and have a portion deeded back to the City, especially considering liability issues. 

Discussion ensued regarding the benefits and disadvantages of condensing the density into 
multifamily units to provide more open space, the impact of the original plan on the wildlife 
corridor, and plans for a wildlife overpass on Pony Express Parkway. 

Mr. Mumford reviewed areas of conflict with the 2011 plan and other developments with the 
wildlife corridor. The City could modify the agreement to allow density transfer to provide for the 
preservation of the critical portions of the wildlife corridor and the overpass. 

Wildlife Biologist/Environmental Planner Todd Black explained the difference in protecting open 
space and connectivity of habitat compared to the critical mule deer migration route. To move the 
deer through the City and to avoid human conflicts necessitates safe road crossings. He believes a 
solution for the critical area could be achieved by allowing density transfer within the project. 

Mr. Reeve said that they continue to get feedback and make changes. He sincerely appreciates 
everyone that has contributed to the project; however, they cannot keep making adjustments. If the 
sale of the property does not go through and item 14.B. is not approved, they will go back to 
developing their project as approved which, unfortunately, will not accommodate the wildlife 
corridor. 



Eagle Mountain City Council Meeting – February 7, 2023 Page 14 of 23

Councilmember Burnham recognized that Perry Homes loses money every time the item is tabled 
and they make adjustments to the project. Perry Homes owns the property and has the right to 
build on it. She does not intend to sound harsh or put money in the developer’s pocket, but she 
desires to help residents understand the developer’s perspective. 

Mayor Westmoreland noted that the City is asking a lot of developers to give up their land for the 
City to have more open space for various uses. If the City cannot make it work for them, the City 
will lose critical crossing points in the wildlife corridor and mule deer will cross in traffic, which
will negatively impact the wildlife and residents. Other fully developed cities have had to eliminate 
or accommodate herds due to human and wildlife conflicts at a huge expense. 

Discussion ensued considering the merits of the proposal in comparison to the original plan. 

MOTION: Councilmember Gray moved to adjourn to a closed executive session for the 
purpose of discussing reasonably imminent litigation, the purchase, lease, or 
exchange of real property pursuant to Section 52-4-205(1) of the Utah Code, 
annotated. Councilmember Wright seconded the motion. 

Those Voting Yes Those Voting No Those Abstaining Those Absent
⊠ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham
⊠ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis
⊠ Jared Gray ☐ Jared Gray ☐ Jared Gray ☐ Jared Gray
⊠ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love
⊠ Brett Wright ☐ Brett Wright ☐ Brett Wright ☐ Brett Wright

The motion passed with a unanimous vote.

The meeting was recessed at 9:14 p.m. and reconvened at 9:44 p.m. 

MOTION: Councilmember Burnham moved to approve the disposal of a portion of 
significant real property identified as Utah County Parcel Number 
58:040:0634 and to instruct staff to negotiate the disposal of a portion of the 
property. Councilmember Love seconded the motion. 

Those Voting Yes Those Voting No Those Abstaining Those Absent
⊠ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham
⊠ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis
⊠ Jared Gray ☐ Jared Gray ☐ Jared Gray ☐ Jared Gray
⊠ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love
⊠ Brett Wright ☐ Brett Wright ☐ Brett Wright ☐ Brett Wright

The motion passed with a unanimous vote.
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Councilmember Love explained that the City still intends to preserve the bike trails and the wildlife 
corridor. This approval will allow the City to continue negotiations with the applicant to determine 
the best way to achieve those goals. 

14.B. ORDINANCE/PUBLIC HEARING – An Ordinance of Eagle Mountain City, Utah, 
Amending the Lower Hidden Valley Master Development Plan.

Mayor Westmoreland opened the public hearing at 9:50 p.m. 

Eric Jensen spoke in favor of approving the reduced setbacks on units with narrower frontages to 
make the units more affordable, and spoke in favor of maintaining the larger setbacks on the larger 
lots to provide a variety of housing options. He advocated for searching for more affordable 
opportunities outside of the State mandate. 

Jeff Ruth advocated for requiring larger setbacks to provide off-street parking for boats, trailers, 
and recreational vehicles and backyard access. 

Bettina Cameron spoke on behalf of the Eagle Mountain Nature and Wildlife Alliance and 
identified land recommendations to preserve as wildlife corridor. 

Mayor Westmoreland closed the public hearing at 10:00 p.m. 

Councilmember Love said that she thinks that the City should finalize the sale of the property prior 
to approving items 14.B. and 14.C. 

MOTION: Councilmember Love moved to table an ordinance of Eagle Mountain City, 
Utah, amending the Lower Hidden Valley Master Development Plan. 
Councilmember Gray seconded the motion. 

Those Voting Yes Those Voting No Those Abstaining Those Absent
⊠ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham
⊠ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis
⊠ Jared Gray ☐ Jared Gray ☐ Jared Gray ☐ Jared Gray
⊠ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love
⊠ Brett Wright ☐ Brett Wright ☐ Brett Wright ☐ Brett Wright

The motion passed with a unanimous vote.

14.C. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Amending the 
Lower Hidden Valley Master Development Agreement.

MOTION: Councilmember Burnham moved to table a resolution of Eagle Mountain 
City, Utah, amending the Lower Hidden Valley Master Development 
Agreement. Councilmember Gray seconded the motion. 
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Those Voting Yes Those Voting No Those Abstaining Those Absent
⊠ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham
⊠ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis
⊠ Jared Gray ☐ Jared Gray ☐ Jared Gray ☐ Jared Gray
⊠ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love
⊠ Brett Wright ☐ Brett Wright ☐ Brett Wright ☐ Brett Wright

The motion passed with a unanimous vote.

15. MCLACHLAN INDUSTRIAL PARK

15.A. MOTION/PUBLIC HEARING – Request for the Waiver of the Master 
Development Approval Requirement for the McLachlan Industrial Park.

Items 15.A. and 15.B. were presented and discussed concurrently. 

Senior Planner David Stroud presented the item. The applicant is requesting the City Council 
waive the requirements found in Eagle Mountain Municipal Code Chapter 16.10, Master 
Developments. The 81.53-acre property has a Land Use designation of Business 
Park/Light Industry. The rezone request is from Agriculture to Light Manufacturing/Distribution
and a waiver of a master development plan. The property would be divided into 14 lots of four to 
five acres each and plans for future connections to adjacent properties. 

Master site plan requirements apply to properties greater than five acres. However, the City 
Council may approve a request for waiver upon finding one or more of the following:

1. The project’s concept plan review (pursuant to Chapter 16.15 EMMC) received feedback 
from the planning commission and/or city council regarding reduced master development 
application requirements;

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

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

exceptional and undue hardship, or the buildable area of the property is significantly 
reduced by topography or preexisting easement restrictions.

The Planning Commission recommends the City Council approve the rezone and waiver request 
based on the reasons set forth in the staff report, along with any conditions of approval or changes 
added by the City Council.

Applicant representative Nathan Walter stated they are requesting a waiver as they feel the required 
standards are not applicable due to the size and nature of their project. 

Councilmember Curtis said the site plan should address his potential concerns with the item. 

Mayor Westmoreland opened the public hearing at 10:10 p.m. As there were no comments, he 
closed the hearing. 
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MOTION: Councilmember Wright moved to approve the request for the waiver of the 
master development approval requirement for the McLachlan Industrial 
Park. Councilmember Gray seconded the motion. 

Those Voting Yes Those Voting No Those Abstaining Those Absent
⊠ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham
⊠ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis
⊠ Jared Gray ☐ Jared Gray ☐ Jared Gray ☐ Jared Gray
⊠ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love
⊠ Brett Wright ☐ Brett Wright ☐ Brett Wright ☐ Brett Wright

The motion passed with a unanimous vote.

15.B. ORDINANCE/PUBLIC HEARING – An Ordinance of Eagle Mountain City, Utah, 
Rezoning Certain Lands Known As the McLachlan Industrial Park.

Mayor Westmoreland opened the public hearing at 10:12 p.m. As there were no comments, he 
closed the hearing. 

MOTION: Councilmember Wright moved to approve an ordinance of Eagle Mountain 
City, Utah, rezoning certain lands known as the McLachlan Industrial Park 
to the Light Manufacturing/Distribution Zone and utilizing the exhibit 
marked as the McLachlan Industrial Park Rezone for the purposes of 
identifying the legal description only. Councilmember Curtis seconded the 
motion. 

Those Voting Yes Those Voting No Those Abstaining Those Absent
⊠ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham
⊠ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis
⊠ Jared Gray ☐ Jared Gray ☐ Jared Gray ☐ Jared Gray
⊠ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love
⊠ Brett Wright ☐ Brett Wright ☐ Brett Wright ☐ Brett Wright

The motion passed with a unanimous vote.

16. ORDINANCES/PUBLIC HEARINGS

16.A. ORDINANCE/PUBLIC HEARING – An Ordinance of Eagle Mountain City, Utah, 
Adopting the Eagle Mountain City Transportation Master Plan.

City Engineer Chris Trusty introduced Kevin Croshaw with Horrocks Engineers. 

Mr. Croshaw presented the Eagle Mountain Transportation Master Plan Additional Analysis in 
response to previous Council feedback as follows:
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 The impact of moving the future freeway alignment farther west;
 Mid Valley Road extension would decrease traffic on Pony Express Parkway; however, 

widening Mid Valley Road would have a negligible impact; and 
 Four alternatives for alignments of the future freeway and Old Airport Road. 

Mr. Trusty explained that the proposals for the alignment of Old Airport Road are preliminary and 
final designs will be forthcoming after negotiations with the property owners and evaluation of 
driveway accesses for existing homes. The Old Airport Road design alternative does not need to 
be decided prior to approving the Transportation Master Plan, but the freeway curvature would be 
incorporated into the plan. 

Councilmember Wright requested statistics regarding the number of trips per day that the Mid 
Valley Road east expansion would reduce on Pony Express Parkway. 

Mayor Westmoreland opened the public hearing at 10:24 p.m. 

Chad Welch suggested that the four instances of the word “should” on page 20 in the section 
regarding the wildlife corridor be changed to “shall” and for the surface crossing indicated on Mid 
Valley Road in the appendix identifying Wildlife Corridor Conflict Areas be changed to an 
overpass. 

Zac Huish expressed concern with the proposed alignments for Old Airport Road and the lack of 
a second egress for the Sage Valley neighborhood and the difficulty in reaching the schools.  

Lynda Seckletstewa said she is concerned with Old Airport Road compromising the safety and 
integrity of the Sage Valley neighborhood and suggested relocating the road. 

Discussion ensued regarding concerns about future plans for the alignment of Old Airport Road, 
potential solutions, and forthcoming negotiations to purchase land for the project. 

Mr. Trusty explained that the City can provide suggestions; however, the Utah Department of 
Transportation will ultimately decide the alignment of the future freeway. 

Mayor Westmoreland closed the public hearing at 10:51 p.m. 

MOTION: Councilmember Burnham moved to approve an ordinance of Eagle 
Mountain City, Utah, adopting the Eagle Mountain City Transportation 
Master Plan with the following changes:
 The four  instances of “should” on page 20 in the wildlife corridor 

paragraph shall be changed to “shall,” and 
 In the appendix, Wildlife Corridor Conflict Areas, the Mid Valley Road 

wildlife crossing shall be changed from a surface crossing to an overpass.
Councilmember Curtis seconded the motion. 

Those Voting Yes Those Voting No Those Abstaining Those Absent
⊠ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham
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⊠ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis
⊠ Jared Gray ☐ Jared Gray ☐ Jared Gray ☐ Jared Gray
⊠ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love
⊠ Brett Wright ☐ Brett Wright ☐ Brett Wright ☐ Brett Wright

The motion passed with a unanimous vote.

16.B. ORDINANCE/PUBLIC HEARING – An Ordinance of Eagle Mountain City, Utah, 
Amending the Eagle Mountain Municipal Code, Title 17 Zoning, Regarding 
Religious or Cultural Meeting Halls.

Mr. Stroud presented the item. A church wishes to locate in the Rush Creek plat, but the use is not 
compatible with the current Light Manufacturing/Distribution (LMD) Zone. Religious uses in 
prohibited zones have been litigated across the nation with favorable rulings on behalf of the 
religious organization. While there is not a large demand in Utah, many churches use this type of 
zone as a start-up location due to lower lease cost which then provides the organization time to 
accrue funds to be at a financial level to build a permanent location or lease a larger site. Staff 
discussed amending EMMC with legal counsel and while a rezone is possible, it would still be 
adjacent to the LMD Zone. Due to case law and protecting religious land uses, the option to permit 
in any zone is the preferred direction as it eliminates any potential discrimination issue and any 
legal challenge.

EMMC currently permits religious or cultural meeting halls as a permitted use in any commercial 
zone, a special permitted use in residential zones and the public facilities zone, and conditional 
(permitted) use in an agriculture zone. The proposed changes amount to permitting the use in the 
Light Manufacturing/Distribution Zone, Medical/Educational Campus Zone, Office Professional 
Zone, and Public Facilities Zone. In residential zones, the use changes from permitted with special 
standards to permitted. Agriculture Zones would change from conditional to permitted. The subject 
use is permitted in commercial zones. The proposed change also eliminates the standards of 
EMMC 17.75 Standards for Special Uses regarding religious or cultural meeting halls because the 
additional special standards are not unique and only state the use is to meet the parking, lighting, 
and landscaping applicable to any non-residential use. Unlike other uses with special standards 
found in EMMC 17.75, there are no special standards required of a religious or cultural meeting 
halls.

The Planning Commission recommends approval to the City Council for the reasons set forth in 
the staff report along with any conditions of approval or changes added by the City Council.

Discussion ensued regarding legal definitions of a religion that would allow an entity to qualify
for the zoning and the requirements and approval processes for special, permitted, and conditional 
uses. 

Councilmember Love noted that this use is now permitted in residential zones and religious and 
cultural meeting halls are less likely to cause concerns in industrial areas. 



Eagle Mountain City Council Meeting – February 7, 2023 Page 20 of 23

Councilmember Curtis expressed concern about pedestrian safety for churches in industrial zones
due to the reduced infrastructure standards. 

Mayor Westmoreland opened the public hearing at 11:04 p.m. As there were no comments, he 
closed the hearing. 

MOTION: Councilmember Curtis moved to approve an ordinance of Eagle Mountain 
City, Utah, amending the Eagle Mountain Municipal Code, Title 17 Zoning, 
Regarding Religious or Cultural Meeting Halls. Councilmember Gray 
seconded the motion. 

Those Voting Yes Those Voting No Those Abstaining Those Absent
⊠ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham
⊠ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis
⊠ Jared Gray ☐ Jared Gray ☐ Jared Gray ☐ Jared Gray
⊠ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love
⊠ Brett Wright ☐ Brett Wright ☐ Brett Wright ☐ Brett Wright

The motion passed with a unanimous vote.

17. ORDINANCE

17.A. ORDINANCE – An Ordinance of Eagle Mountain City, Utah, Amending Eagle 
Mountain Municipal Code Section 2.15.040 Order of Business and Chapter 2.17 
Appointed Officers, and Enacting Chapter 2.19 Director of Legislative Affairs.

This item was discussed after item 17.B. 

Councilmember Love recused herself from participating in the item due to a conflict of interest. 
She said as soon as she became aware of the conflict, she submitted an official statement and 
refrained from discussions with her fellow Councilmembers regarding the item. 

City Administrator Paul Jerome explained that creating this position addresses the Council’s 
priorities without altering the form of government, the authority of the Mayor, or the role of the 
City Administrator. 

Councilmember Burnham requested to add a Section 2.19.020(F) stating, “This hiring process 
applies exclusively to the position of Director of Legislative Affairs,” and to amend Section 
2.19.020(C) from “two council members,” to “at least two council members.”

Mr. Draper explained that the involvement of more than two Councilmembers in the interview 
panel would require the meeting to be noticed and resident participation could make the situation 
uncomfortable for the interviewee. Holding multiple meetings to prevent forming a quorum could 
cause confusion and legal issues with the requirements in the Open and Public Meetings Act. 
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After discussing the potential complications of involving more than two Councilmembers in the 
interview process, Councilmember Burnham withdrew her suggestion. 

Councilmember Gray asked if the Order of Business per 2.15.040 would apply to all meetings. He 
feels that declarations of conflicts of interest would be more appropriate to be announced at the 
beginning of the discussion of the corresponding item. 

Councilmember Curtis stated he had added the Declarations of Conflicts of Interest in a manner 
similar to the format of Planning Commission meetings; however, he has no objections to 
removing the section. 

The other Councilmembers agreed to strike Section 2.15.040(C) Declarations of Conflicts of 
Interest. 

The Council and staff discussed the lack of a time limit for Section 2.15.040(H), Scheduled items; 
“Scheduled items shall include a review and an actionable item adopting/amending the legislative 
priorities task list (no time limit),” the process and purposes of the legislative priorities task list, 
and the ability of the Mayor to place items, including the priorities task list, on the agenda in the 
order he deems appropriate.  

Councilmember Wright stated his willingness to amend standards for the position should issues 
arise. His hope is for the position to be a beneficial resource for staff and the Mayor but not a 
replacement for communication between them and the Council. 

Mr. Jerome said staff will further research and consider the appropriate compensation for the 
position as a part of drafting the job description and that adjustments to the position will likely be 
necessary as issues arise. 

Councilmember Curtis stated that he desires the position to be a helpful tool that can be removed 
if it proves unbeneficial. 

MOTION: Councilmember Gray moved to approve an ordinance of Eagle Mountain 
City, Utah, amending Eagle Mountain Municipal Code Section 2.15.040 
Order of Business and Chapter 2.17 Appointed Officers, and enacting 
Chapter 2.19 Director of Legislative Affairs with the following changes:
 Striking Section 2.15.040(C) Declarations of Conflicts of Interest; and
 Adding Section 2.19.020(F) stating, “This hiring process applies 

exclusively to the position of Director of Legislative Affairs.”
Councilmember Curtis seconded the motion. 

Those Voting Yes Those Voting No Those Abstaining Those Absent
⊠ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham
⊠ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis
⊠ Jared Gray ☐ Jared Gray ☐ Jared Gray ☐ Jared Gray
☐ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love ⊠ Carolyn Love
⊠ Brett Wright ☐ Brett Wright ☐ Brett Wright ☐ Brett Wright
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The motion passed with a vote of 4:0.

17.B. ORDINANCE – An Ordinance of Eagle Mountain City, Utah, Amending the Eagle 
Mountain Municipal Code, Chapter 1.20 Campaign Finance Disclosures, and 
Chapter 2.15 City Council.

This item was discussed prior to item 17.A.

Ms. Kofoed presented the item. The proposed amendments to EMMC Chapter 1.20 reflect 
requirements in UCA 10-3-208 regarding the number of and due dates for campaign finance 
statements to be filed during municipal elections. The proposed amendment to EMMC Chapter 
2.15 City Council adds the time and place for holding regular City Council meetings, as required 
by UCA 10-3-502. The City Council is required to meet a minimum of once a month. 

Discussion verified that two filings, one no later than 28 days before the election and one no later 
than seven days before the election, are required for the Municipal General Election. 

MOTION: Councilmember Burnham moved to approve an ordinance of Eagle 
Mountain City, Utah, amending the Eagle Mountain Municipal Code, 
Chapter 1.20 Campaign Finance Disclosures and Chapter 2.15 City Council.
Councilmember Curtis seconded the motion. 

AMENDED MOTION: Councilmember Burnham moved to approve an ordinance of 
Eagle Mountain City, Utah, amending the Eagle Mountain Municipal Code, 
Chapter 1.20 Campaign Finance Disclosures and Chapter 2.15 City Council
as presented. Councilmember Curtis seconded the motion. 

Those Voting Yes Those Voting No Those Abstaining Those Absent
⊠ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham
⊠ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis
⊠ Jared Gray ☐ Jared Gray ☐ Jared Gray ☐ Jared Gray
⊠ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love
⊠ Brett Wright ☐ Brett Wright ☐ Brett Wright ☐ Brett Wright

The motion passed with a unanimous vote.

18. CITY COUNCIL/MAYOR'S BUSINESS

19. CITY COUNCIL BOARD LIAISON REPORTS

Councilmember Wright
Councilmember Wright said the Utah League of Cities and Towns is involved in the legislative 
session. The Seniors Citizen Advisory Council thanked staff for adding lighting at the Senior 
Citizen Center and they look forward to the trail and horseshoe pit. 
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Councilmember Curtis
None.

Councilmember Burnham
Councilmember Burnham said Youth Council is doing a great job. 

Councilmember Gray
None.

The Mayor and Council discussed possible upcoming legislative changes that could impact the 
City. 

20. COMMUNICATION ITEMS

20.A. Upcoming Agenda Items

21. ADJOURNMENT

MOTION: Councilmember Gray moved to adjourn at 11:51 p.m. Councilmember Curtis 
seconded the motion. 

Those Voting Yes Those Voting No Those Abstaining Those Absent
⊠ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham ☐ Donna Burnham
⊠ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis ☐ Colby Curtis
⊠ Jared Gray ☐ Jared Gray ☐ Jared Gray ☐ Jared Gray
☐ Carolyn Love ☐ Carolyn Love ☐ Carolyn Love ⊠ Carolyn Love
⊠ Brett Wright ☐ Brett Wright ☐ Brett Wright ☐ Brett Wright

The motion passed with a unanimous vote.

The meeting was adjourned at 11:51 p.m. 

Approved by the City Council on February 21, 2023.

______________________________________
Fionnuala B. Kofoed, MMC
City Recorder



PUBLIC HEARING:
Yes

PREPARED BY:
Robert Hobbs, Planning

PRESENTED BY:
Planning Manager -- Robert
Hobbs

RECOMMENDATION:

Staff recommends that the City Council consider approving the
current proposal of a Master Development Plan Amendment,
contingent upon:

1. A separate agreement or contract for exchange of up to 8 acres
of City-owned property for 3.5 - 4.5 acres of applicant's
property, as shown in the exhibits associated with the Master
Plan and Agreement Amendments, shall be executed. 

2. That the Master Development Agreement Amendment be
modified to reflect the existing Parks and Open Space Plan
(from 2011), rather than a modified plan. 

3. That the Master Development Agreement Amendment, as
proposed, must also be adopted with changes as required by the
City.  (See next hearing agenda item)

 

BACKGROUND:
By June 28, 2011, OMR Investments and the City of Eagle Mountain
finished signing a Master Development Agreement [pertinent to

EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING

FEBRUARY 21, 2023

TITLE: ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle
Mountain City, Utah, Approving the First Amendment to the Lower
Hidden Valley Master Development Plan.

ITEM TYPE: Amended Master Development Plan & Amended Master
Development Agreement

FISCAL IMPACT: Potential property exchange proposed -- including up to 8-acres of
City land (from Parcel No. 58:040:0634)

APPLICANT: Perry Development LLC (Dan Reeve representing)

GENERAL PLAN
DESIGNATION

Foothill Residential,
Neighborhood Residential 1, and

Parks & Open Space

CURRENT ZONE
"Residential" under

currently active
Development Agreement

ACREAGE
244.05

COMMUNITY
Hidden Valley



244.96 acres of land] (see here).
 
The Agreement granted permission to the developer of the Lower
Hidden Valley area to build 1,256 residential dwellings on 205.10
acres and assigned the same with "Residential" zoning.  In
conjunction with that Agreement, the City approved a Master
Development Plan for the land.  Perry Land Investments LLC now
wishes to amend the 2011 Plan and Agreement to allow re-
configuration of the project, and, as part of that re-arrangement, has
worked with the City to accommodate inclusion in their re-
configuration plans needed wildlife corridor passage area and
mountain bike trail space.
 
On January 10th of this year, the Project was recommended for denial
by the Planning Commission with the wildlife corridor and,
especially, the City disposition regarding a 38.44-acre parcel under
its ownership with bike trails thereon and nearby being high priority
issues that affected the decision.
 
On February 7th, after accepting a Staff report on this matter,
statements from the applicant and public comments, the City Council
voted to table the matter's consideration until the 21st and allowed
Staff to attempt negotiations with the Applicant regarding the project
-- particularly the fate of a portion of the 38.44 acres owned by the
City. 
 
City officials and Applicant representatives having now met several
times, a revised proposal is now being brought forward for Council's
consideration.  The latest proposal largely imitates what was
originally approved in 2010 for the Lower Hidden Valley
development, with some modifications, including only seeking
acquisition of eight (8) of the City's 38.44 acres of land. 

ITEMS FOR CONSIDERATION:

Following the Council’s action on February 7th, City Staff and
members of the Applicant’s team met to discuss how the proposed
amendments to the already vested Master Plan Map and
Development Agreement might be modified to be made acceptable to
the City and developer.

 

https://drive.google.com/file/d/1zqN8c0BWt1aC_Mm8-EtuCIcUufl3KjfS/view


Using the existing, vested Master Plan and Development Agreement,
the current application now seeks approval for a few somewhat minor
modifications as follows:

1. Wildlife Corridor Provision. Remove approx. 1.5 acres
(approx. 19-20 multiple-family units at 13 du/ac) from Parcel
R2 to accommodate the Wildlife Corridor. Designate the area
then as open space / Wildlife Corridor on the Master Plan map,
and, dedicate that 1.5 acres to the City as soon as possible
(with recording of the first plat in that area). 

2. Land Shift. Add the remaining piece of Parcel “R2” on that
side to the adjacent Parcel “R3”. 

3. Creed Trail and Hillside Area Provision. Remove approx. 2-3
acres from the northern portion of Parcel R6 (at the top of the
hill) (approx. 8 – 12 lots at 4 du/ac) to accommodate the Creed
Trail and preserve a bit more of the hillside/ridge in that area
(the final acreage and configuration of which shall be
determined during the final plat review). 

4. Future Road Alignment. Shift the alignment of the stub road
(future connection to Pony Express) that heads west to the
north so it aligns with the City’s updated Master
Transportation Plan. 

5. City Property Conveyance. The City will give Perry Homes up
to eight (8) acres on the southwest side of the City’s parcel at a
unit-for-unit rate. Thus, if the Applicant were to remove 19
multi-family units and 8 single-family dwelling lots from a
given location, then they can plan for 27 lots of SFD and
cluster homes to be placed in that location. Taking units from a
denser area and then inserting that same number of units into
the [up to 8-acre] area proposed to be acquired from the City,
but in a more spread-out form is the expected result. 

 

Regarding the existing Master Development Agreement terms,
commitments, and conditions

1. Density Transfer. The applicant is proposing that density be
allowed to be transferred between phases to achieve a more
efficient and desirable allocation of density.  The City will
have the opportunity to review the overall density plan at the
preliminary plat review stage, where Perry will submit a
proposed preliminary plat for the entire project.  Once the



Preliminary Plat is approved, no further density transfers shall
be permissible. We are concerned with this proposal, as it has
the potential to result in major changes to the project with very
little ability to deny a proposed preliminary plat. If any density
transfer is included, the language in the agreement should give
the approval authority some discretion to be able to deny
requested density transfers. 

2. Design Guidelines. The Design Guidelines for Lower Hidden
Valley's housing are to be adopted by reference in the proposed
Amended Development Agreement and will expectedly appear
within CCRs (covenants, conditions, and restrictions). In case
of a conflict between the Agreement’s Design Guidelines and
City code, the Applicant’s Design Guidelines shall control. The
City is concerned about this clause, as City Code should govern
in the event of a conflict.  City code standards, where/when
applicable, should prevail. 

3. Parks. The City will assume ownership and maintenance of
parks in the development that are, or will be, larger than 2-
acres in size – as well as any unique parks (e.g., the petroglyph
park). The Applicants are proposing to revert to the existing
approved parks and open space plan adopted in 2010.  (Staff,
upon reflection, was concerned with the Applicants' original
amendment proposal, believing they should use the existing,
vested plan to govern parks and trails and not include area
from the existing bike trails on the City property as part of their
open space calculations.)  The amount of proposed open space
reads as 26.4 acres still in the draft MDA Amendment.

4. Roads. Add a section that requires the road be installed through
the City’s parcel from Hidden Valley Parkway prior to any
final plat approval in the valley (when required for second
access by UFA). 

5. Hidden Valley Parkway. The existing Master Development
Agreement requires the construction of Hidden Valley
Parkway (widening to 4 lanes) up to the road that connects to
the project. The City would rather allow the road to be added
to the Impact Fee Facilities Plan and the widening to be
completed when required by a traffic study (TIS). 

6. Traffic Study. A new traffic study (TIS) will be required with
the preliminary plat (or an update with each preliminary plat
submitted to the City in the event more than one is submitted).

(Please refer to the Exhibit titled "Newly Proposed MDP Amendment
Feb. 16, 2023 regarding the above-noted proposals.)



 

Other Notes/Findings

1. The proposed, Amended Development Agreement
acknowledges vested residential density, recognizes that it is a
theoretical cap but also precludes losing density via any
ordinance or other action implemented, or taken, by the City
(e.g., a code change) following the date of its passage.

2. An earlier request to have an allowance for reduced [5']
setbacks and narrower rights-of-way widths is purposely not
included as part of this newest proposal. Also, the Applicant
does not intend to make any kind of contribution to fence off
the wildlife corridor desired by the City.

3. If the Amendment is approved, future subdivision development
will be reviewed via the platting process and will factor in any
requirements made a part of the approval (with particular
attention to be paid to the Development Agreement's final
language).

4. An updated traffic study for the development, considering
updated background city-wide traffic data, will be required
during platting. application.

5. The project still envisions use of detached housing, twin
homes, triplexes, townhomes and cluster housing.

6. A pair of clubhouses with a single large pool, two to three
trailheads with associated parking lots, dog park, large central
park with pickleball courts, a ball field, etc. are also proposed
(see landscape plans). Plat review will further assess total open
space provision and amenities.

7. Any public, or agency, City department, or other official
written comments received by Staff respecting this application
set is hereto attached or has been made available to the Council
or expectedly will be presented to the Council in the case of
certain interested parties' materials.

REQUIRED FINDINGS:
The approval criteria for Master Development Plans are stated in
EMMC 16.10.070.  The approval criteria for Master Development
Agreements are in EMMC 16.10.080.  The [originally] approved
Lower Hidden Valley Master Development Agreement should also
be consulted and considered when reviewing this application. 



Decisions to approve or amend Master Development Plans and
Agreements are effectually subjective and of a legislative nature.

PLANNING COMMISSION ACTION/RECOMMENDATION:
The Planning Commission, during their regularly scheduled public
meeting of January 10, 2023, voted to recommend to the City Council
that both of the prior renditions of the Master Development Plan and
Master Development Agreement amendment requests be denied. (As
stated above, the wildlife corridor and, especially, the City
disposition regarding a 38.44-acre parcel under its ownership with
bike trails thereon were issues that affected the decision.)

ATTACHMENTS:
 ORD--Lower Hidden Valley MDP Amendment #1
 Vicinity Map
 2010 Lower Hidden Valley MDP
 Newly Proposed Lower Hidden Valley Master Plan, Open Space Plan

and Land Exchange Exhibit

 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1791818/ORD--Lower_Hidden_Valley_MDP_Amendment__1.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1790772/Vicinity_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1790773/2010_Lower_Hidden_Valley_MDP.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1795734/New_LHV_Proposal.pdf


ORDINANCE NO. O-       -2023

AN ORDINANCE OF EAGLE MOUNTAIN CITY, UTAH,
APPROVING THE FIRST AMENDMENT TO THE 

LOWER HIDDEN VALLEY MASTER DEVELOPMENT PLAN

PREAMBLE

The City Council of Eagle Mountain City, Utah, finds that it is in the public interest to 
approve the First Amendment to the Lower Hidden Valley Master Development Plan, as set forth 
more specifically in Exhibit A.

NOW THEREFORE, BE IT ORDAINED by the City Council of Eagle Mountain City, Utah:

1. The City Council finds that all required notices and hearings have been completed as 
required by law to consider and approve the First Amendment to the Lower Hidden Valley Master 
Development Plan, as set forth in Exhibit A.

2. The First Amendment to the Lower Hidden Valley Master Development Plan is hereby 
approved, as set forth more specifically in Exhibit A.

3. This Ordinance shall take effect upon its first publication or posting.

ADOPTED by the City Council of Eagle Mountain City, Utah, this 21st day of February, 2023.

                                                              EAGLE MOUNTAIN CITY, UTAH          

__________________________________
        Tom Westmoreland, Mayor

ATTEST:

_________________________________
Fionnuala B. Kofoed, MMC
City Recorder



CERTIFICATION

The above ordinance was adopted by the City Council of Eagle Mountain City on the 

21st day of February, 2023.   

Those voting yes: Those voting no: Those excused: Those abstaining:

 Donna Burnham  Donna Burnham  Donna Burnham  Donna Burnham

 Colby Curtis  Colby Curtis  Colby Curtis  Colby Curtis

 Jared Gray  Jared Gray  Jared Gray  Jared Gray

 Carolyn Love  Carolyn Love  Carolyn Love  Carolyn Love

 Brett Wright  Brett Wright  Brett Wright  Brett Wright

________________________________________
Fionnuala B. Kofoed, MMC
City Recorder

Posted on ________________ by _________________.



Exhibit A



VICINITY MAP 

LOWER HIDDEN VALLEY DEVELOPMENT 

 

 



Land Use Data

RES
PARCEL LAND USE DU TIER

LOWER HIDDEN VALLEY
P 4 SFA - TRIPLEX 6.2        9.8          61       III
SUBTOTAL RESIDENTIAL 6.2        9.8          61       0.6%

LOWER HIDDEN VALLEY TOTALS 6.2        9.8          61       0.6%

HIDDEN VALLEY WEST
R 1 MULTI-FAMILY 5.9        9.5          56       III
R 2 MULTI-FAMILY 3.7        13.0        48       IV
R 3 MULTI-FAMILY 6.1        7.4          45       III
R 4 SFA - TOWNHOMES 5.5        14.9        82       IV
R 6 SFD 22.4      4.0          90       II
R 8 SFA - TWIN HOMES 14.3      6.8          98       III
R 9 SFD - CLUSTER (Church Site) 5.9        8.9          52       III
SUBTOTAL RESIDENTIAL 63.8      7.4 471     5.7%
R 1 PARKS 0.7        acres included in Residential Subtotal
R 5  (partial) PARK / OPEN SPACE 55.7      
R 5 PARKS 7.3        
R 6 PARKS 1.4        acres included in Residential Subtotal
R 7 PARK / OPEN SPACE 8.5        
R 7 PARKS 3.1        
SUBTOTAL PARKS & OPEN SPACE 76.7      6.8%

HIDDEN VALLEY WEST TOTALS 138.4    3.4 471     12.3%

MID-VALLEY
S 1  (partial) SFD - CLUSTER 5.6        8.0          45       III
S 2 SFA - TOWNHOMES (Church Site) 3.5        11.7        41       III
S 3 SFA - TOWNHOMES 9.2        12.0        110     III
S 4  (partial) SFD 0.6        3.3          2          II
S 7  (partial) SFA - CLUSTER 1.9        7.9          15       III
S 9 SFD 4.4        4.1          18       II
S 10 SFA - TOWNHOMES 4.0        12.0        48       III
S 11 SFA - TWIN HOMES 3.3        10.0        33       III
S 13 SFA - TOWNHOMES 4.2        11.9        50       III
S 14  (partial) SFD - CLUSTER 8.3        8.0          66       III
S 16 SFA - TOWNHOMES 5.0        12.0        60       III
S 17  (partial) SFD 4.2        4.0          17       II
S 18 SFA - TWIN HOMES 7.5        10.0        75       III
S 19 SFA - TWIN HOMES 3.6        10.0        36       III
S 20 SFD - GARDEN COURTS 9.0        8.0          72       III
S 22  (partial) SFD - CLUSTER 2.0        8.0          16       III
S 24 SFD - CLUSTER 2.5        8.0          20       III
SUBTOTAL RESIDENTIAL 78.8      9.2 724     7.0%
S 3 PARK 1.5        acres included in Residential Subtotal
S 8 NATIVE OPEN SPACE  (partial) 5.7        
S 12  (partial) PARK 10.2      
S 21 NATIVE OPEN SPACE 1.5        
S 23 NATIVE OPEN SPACE 2.7        
SUBTOTAL PARKS & OPEN SPACE 21.6      1.9%

ROW 1.1        

MID-VALLEY TOTALS 100.0    7.2 724     8.9%

HIDDEN VALLEY COMBINED DATA

TRADITIONAL 31.6      4.0          127
CLUSTER 33.3      8.1          271

   TOTAL SINGLE FAMILY 64.9      6.1          398 5.8%
SFA 68.2      10.4        709
MULTI-FAMILY 15.7      9.5          149

   TOTAL MULTI-FAMILY 83.9      10.2        858     7.5%
TOTAL RESIDENTIAL 148.8    8.4          1,256  13.3%

TOTAL PARKS (includes 3 areas totaling 3.6 acres, that are 24.2      -          -      2.2%
included also in "Total Residential" above)

TOTAL NATIVE OPEN SPACE 74.1      -          -      6.6%

TOTAL ROW 1.1        0.1%

TOTAL 244.6    5.1          1,256  21.8%
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S 9 SFD 4.4        4.1          18       II
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S 11 SFA - TWIN HOMES 3.3        10.0        33       III
S 13 SFA - TOWNHOMES 4.2        11.9        50       III
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S 17  (partial) SFD 4.2        4.0          17       II
S 18 SFA - TWIN HOMES 7.5        10.0        75       III
S 19 SFA - TWIN HOMES 3.6        10.0        36       III
S 20 SFD - GARDEN COURTS 9.0        8.0          72       III
S 22  (partial) SFD - CLUSTER 2.0        8.0          16       III
S 24 SFD - CLUSTER 2.5        8.0          20       III
SUBTOTAL RESIDENTIAL 78.8      9.2 724     7.0%
S 3 PARK 1.5        acres included in Residential Subtotal
S 8 NATIVE OPEN SPACE  (partial) 5.7        
S 12  (partial) PARK 10.2      
S 21 NATIVE OPEN SPACE 1.5        
S 23 NATIVE OPEN SPACE 2.7        
SUBTOTAL PARKS & OPEN SPACE 21.6      1.9%

ROW 1.1        

MID-VALLEY TOTALS 100.0    7.2 724     8.9%

HIDDEN VALLEY COMBINED DATA

TRADITIONAL 31.6      4.0          127
CLUSTER 33.3      8.1          271

   TOTAL SINGLE FAMILY 64.9      6.1          398 5.8%
SFA 68.2      10.4        709
MULTI-FAMILY 15.7      9.5          149

   TOTAL MULTI-FAMILY 83.9      10.2        858     7.5%
TOTAL RESIDENTIAL 148.8    8.4          1,256  13.3%

TOTAL PARKS (includes 3 areas totaling 3.6 acres, that are 24.2      -          -      2.2%
included also in "Total Residential" above)

TOTAL NATIVE OPEN SPACE 74.1      -          -      6.6%

TOTAL ROW 1.1        0.1%

TOTAL 244.6    5.1          1,256  21.8%
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SMumford
Callout
Change 1.5 acres to Open Space (19 - 20 units, based on 13 du/ac). Join the rest of the pod with R3.

SMumford
Polygon

SMumford
Callout
Remove approximately 2-3 acres (8-12 lots) to preserve Creed trail and more of the hillside/ridge

SMumford
Polygon

SMumford
Polygon

SMumford
Callout
Exchange up to approx. 8 acres for the two removed areas in the plan. Unit for unit. SFD and Cluster lots. Understanding that SFD and Cluster lots take up more land than MF units.

SMumford
Arrow

SMumford
Callout
Shift Road north to line up with the City's Master Transportation Plan. Move some of S1 to S14.

SMumford
Text Box
Proposed Amendment - February 2023



 

Approx. Area of Land 

Exchange – to be developed 

as SFD and SF Cluster Homes 

(up to 8 Acres) 

Proposed Land Exchange with Perry Homes – City Parcel 



Land Use Data - Parks & Open Space

PARCEL LAND USE

MID-VALLEY
S 3 PARK 1.5       
S 12 PARK 10.3     
SUBTOTAL PARKS 11.8     1%

S 8 NATIVE OPEN SPACE 16.8     
S 21 NATIVE OPEN SPACE 1.5       
S 23 NATIVE OPEN SPACE 2.7       
SUBTOTAL OPEN SPACE 21.0     2%

MID-VALLEY PARKS & OPEN SPACE TOTAL 32.8     3%

HIDDEN VALLEY WEST
R 5 PARKS 8.0       
R 6 PARKS 1.4       
R 7 PARKS 3.1       
SUBTOTAL PARKS 12.5     1%

R 5 PARK / OPEN SPACE 56.0     
R 7 PARK / OPEN SPACE 8.5       
SUBTOTAL PARK / OPEN SPACE 64.5     6%

H/V WEST PARKS & OPEN SPACE TOTALS 77.0     7%

HIDDEN VALLEY COMBINED DATA

TOTAL PARKS 24.3     2%

TOTAL PARKS / OPEN SPACE 64.5     6%

TOTAL NATIVE OPEN SPACE 21.0     2%

TOTAL COMMUNITY TRAILS 6.8       1%

TOTAL CHURCHES (S2, R9) 9.4       1%

HIDDEN VALLEY OPEN SPACE TOTALS 126.0  11%
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SMumford
Polygon
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SMumford
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SMumford
Text Box
Proposed Amendment - February 2023



PUBLIC HEARING:
No

PREPARED BY:
Robert Hobbs, Planning

PRESENTED BY:
Robert Hobbs, Planning
Manager

RECOMMENDATION:
Staff recommends that you consider approving the current proposal
of the 1st Amendment to the Lower Hidden Valley Master
Development Agreement (with any changes added by the Council),
contingent upon a separate agreement or contract for exchange of up
to 8 acres of City-owned property for 3.5 - 4.5 acres of applicant's
property, as shown in the exhibits, and amending the density transfer
language to allow for some discretion by the approval authority. 

BACKGROUND:
See the previous item for information about this item. 

ITEMS FOR CONSIDERATION:
See the report for the previous item. 

REQUIRED FINDINGS:
Master Development Agreement approvals are negotiated with the
Planning Commission and City Council and are based on criteria
found in EMMC 16.10.080. This is an amendment to the original
MDA (and any subsequent amendments).  The MDA (and any

EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING

FEBRUARY 21, 2023

TITLE: RESOLUTION - A Resolution of Eagle Mountain City, Utah,
Approving the First Amendment to the Lower Hidden Valley Master
Development Agreement.
 

ITEM TYPE: Resolution

FISCAL IMPACT:

APPLICANT: Perry Land Development (Dan Reeve)

GENERAL PLAN
DESIGNATION

Foothill Residential,
Neighborhood Residential 1, and

Parks & Open Space

CURRENT ZONE
"Residential" under

currently active
Development Agreement

ACREAGE
244.05

COMMUNITY
Hidden Valley



amendments) are used as the basis for the proposed amendments.  

PLANNING COMMISSION ACTION/RECOMMENDATION:
The Planning Commission, during their regularly scheduled public
meeting of January 10, 2023, voted to recommend to the City Council
that both of the prior renditions of the Master Development Plan and
Master Development Agreement amendment requests be denied. (As
stated above, the wildlife corridor and, especially, the City
disposition regarding a 38.44-acre parcel under its ownership with
bike trails thereon were issues that affected the decision.)

ATTACHMENTS:
 RES--Lower Hidden Valley MDA Amendment #1
 Proposed MDA Amendment #1
 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1791837/RES--Lower_Hidden_Valley_MDA_Amendment__1.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1796655/Proposed_MDA_Amendment__1_-_2-21-23.pdf


RESOLUTION NO. R-       -2023

A RESOLUTION OF EAGLE MOUNTAIN CITY, UTAH,
APPROVING THE FIRST AMENDMENT TO THE 

LOWER HIDDEN VALLEY MASTER DEVELOPMENT AGREEMENT

PREAMBLE

The City Council of Eagle Mountain City, Utah, finds that it is in the public interest to 
approve the First Amendment to the Lower Hidden Valley Master Development Agreement, as 
set forth more specifically in Exhibit A.

NOW THEREFORE, BE IT RESOLVED by the City Council of Eagle Mountain City, Utah:

1. The City Council finds that all required notices and hearings have been completed as 
required by law to consider and approve the First Amendment to the Lower Hidden Valley Master 
Development Agreement, as set forth in Exhibit A.

2. The First Amendment to the Lower Hidden Valley Master Development Agreement is 
hereby approved, as set forth more specifically in Exhibit A.

3. This Resolution shall take effect upon its first publication or posting.

ADOPTED by the City Council of Eagle Mountain City, Utah, this 21st day of February, 2023.

                                                              EAGLE MOUNTAIN CITY, UTAH          

__________________________________
        Tom Westmoreland, Mayor

ATTEST:

_________________________________
Fionnuala B. Kofoed, MMC
City Recorder



CERTIFICATION

The above resolution was adopted by the City Council of Eagle Mountain City on the 

21st day of February, 2023.   

Those voting yes: Those voting no: Those excused: Those abstaining:

 Donna Burnham  Donna Burnham  Donna Burnham  Donna Burnham

 Colby Curtis  Colby Curtis  Colby Curtis  Colby Curtis

 Jared Gray  Jared Gray  Jared Gray  Jared Gray

 Carolyn Love  Carolyn Love  Carolyn Love  Carolyn Love

 Brett Wright  Brett Wright  Brett Wright  Brett Wright

________________________________________
Fionnuala B. Kofoed, MMC
City Recorder



Exhibit A



Eagle Mountain City 

Amendment No. 1 to the Master Development Agreement 

For the Lower Hidden Valley Master Development Planned Area 

 

This Amendment No. 1 (“Amendment No.1”) to the Master Development Agreement for the 
Lower Hidden Valley Master Development Planned Area (the “Master Development Agreement”) is 
entered into between Eagle Mountain City, a municipal corporation of the state of Utah (the “City”) and 
Perry Development, LLC a Utah limited liability company (“Perry”). 

 

RECITALS 
 

WHEREAS, the City and certain entities known as the Developer under the Master Development 
Agreement, entered into the Master Development Agreement as of June 23, 2011; 

 
WHEREAS, Perry has since acquired all of the real property that was the subject of and 

encumbered by the Master Development Agreement; 
 

WHEREAS, since Perry acquisition and with the passage of time, certain events have transpired 
that have made it advisable to amend the Master Development Agreement; 

 
WHEREAS, the Master Development Agreement was deemed to be amendable by its express 

terms by all Parties thereto pursuant to its express terms; 
 

WHEREAS, the City and Perry acknowledge that Perry is the successor in interest to the original 
Developer and is thereby empowered to execute the Amendment No. 1 as the required Developer party 
and that the same will be binding on both the City and Perry in accordance with the Master 
Development Agreement (and specifically with reference to Paragraph 35, thereof) and that Perry is 
now considered the Developer of the Project; 

 
WHEREAS, the Project consists of approximately 274.92244.5 acres of land (the “Property”) 

located southeast of Pony Express Parkway. An amended legal description of the Property is attached as 
Exhibit A; 

 
NOW THEREFORE, for good and valuable consideration, the same as is hereby acknowledged by the 
Parties hereto, the City and Perry agree as follows: 

 
1. Paragraph 2 of the Master Development Agreement is hereby amended and restated in its 

entirety as follows: 
a. 2. Zoning Density and Land Use Standards. The Project will be zoned as residential 

in accordance with Chapter 17.25 of the City’s Vested Laws. Municipal Code. The 
residential zone must be a predominately residential use, but certain commercial and 
mixed-use developments are allowed as a conditional use with the Project permitted 
for a total of (not to exceed) 1,256 residential dwelling units (the “Maximum Density”). 
The Amended Land Use Map (Exhibit B) is the zoning Map for the Property. 

 

2.1 Phases and Densities. The total Project densities are as follows: 



Total Land Area:
 274.92244.5
9 acres  

Total Buildable Area: 199.7204.2 
acres  

Total Residential Units: 1,256 units 
Improved Open Space: not less than 24.2026.4 acres 

 
2.2 To accommodate the wildlife corridor and minimize impact to existing 

mountain bike trails on the City’s property as requested by the City, Perry shall dedicate 
via separate instrument 1.5 acres of Parcel R2 to the City (the “Wildlife Corridor Parcel”) 
and approximately 2 to 3 acres on the northern portion of Parcel R6 (the “Creed Trail 
Parcel”).  The legal descriptions for both the Wildlife Corridor Parcel and the Creed Trail 
Parcel shall be determined at final plat approval.  The Wildlife Corridor Parcel and the 
Creed Trail Parcel shall be designated as open space and dedicated to the City upon 
recording of the first plat adjacent to R2 and R6 respectively.  The remaining density 
and acreage in R2 once the Wildlife Corridor Parcel is created from Parcel R2 shall be 
transferred to R3.  In exchange for Perry dedicating both parcels to the City, the City 
agrees to dedicate up to 8 acres on the southwest side of the adjacent city-owned 
Parcel 58:040:0634 to Perry via separate instrument (the “New Parcel”).  The density 
associated with the Wildlife Corridor Parcel and the Creed Trail Parcel shall be 
transferred to the New Parcel. The New Parcel shall be designed with single-family 
detached lots and single-family cluster lots with the same number of units as were 
transferred from the Wildlife Corridor Parcel and the Creed Trail Parcel. The City will 
only exchange or dedicate the acres that are required for the same number of units that 
will be transferred to be designed as single-family detached homes and cluster homes.  

2.22.3 In addition, the Property is divided into thirteen (13) phases 
(individually a “Phase” and collectively “Phases”) which permit certain numbers of 
dwelling units to be constructed in each Phase. The Location of each Phase is depicted 
on Exhibit C, attached hereto (the “Amended Phasing Map”). The number of dwelling 
units provided for in each Phase is a maximum, and dwelling units may not be 
transferred between Phases or between areas of the Amended Land Use Map unless 
the transfer is specifically related to the preservation of open space, trails, or the 
wildlife corridor, or provides for better traffic flow or the moving of a roadway to better 
align with neighboring or planned roads. Such transfer is only permitted if approved by 
the City City’s approval authority and .  Perry along with shall submit a site plan or 
preliminary plat for the Property for City Council approval. agree as evidenced by final 
plat approvals for dwelling units that may alter the total number of dwelling units 
permitted in a certain Phase. .  Upon preliminary plat approval, no further density 
transfers shall be permitted, unless otherwise approved by the City.  In no event shall 
the total number of dwelling units constructed in all Phases of the Project exceed the 
Maximum Density. Notwithstanding anything herein to the contrary, any City 
ordinance, amendment to the Municipal Code or other development standard enacted, 
implemented, regulated and/or enforced by the City on or after the date of this 
Agreement which has the effect of prohibiting and/or unreasonably restricting 
Developer’s ability to develop the vested densities set forth herein shall be inapplicable 
to the Property, unless the City Council, on the record, finds that a compelling, 
countervailing public interest would be jeopardized without applying such ordinance, 
amendment or standard to the Property. The City makes no warranty or guarantee that 
the entitled Maximum Density can be achieved, and the Parties acknowledge that as 
the development progresses that certain market, infrastructure, and/or other similar 



constraints beyond the control of the Parties may be presented which could prevent the 
practical use of all vested densities. 

 
2. Paragraph 4 of the Master Development Agreement is hereby amended and restated in its 

entirety as follows: 
 

4. Design Guidelines: In order to provide for a higher standard of architectural and 
visual appeal for the Project, Developer has proposed design guidelines to be enforced by the 
HOA. A copy of the design guidelines are attached hereto as Exhibit E (the “Amended Design 
Guidelines”). The design guidelines are an integral part of the approvals of the Project and are 
hereby adopted. In the event of a conflict between the Tier II, Tier III, Tier IV or otherthe City 
ordinances or requirements and the Amended Design Guidelines, the Amended Design 
Guidelines requirementsCity ordinances shall control. 

 
3. Paragraph 5 of the Master Development Agreement is hereby amended and restated in its 

entirety as follows: 
 

5. Improved Open Space and Trails. Developer’s plan includes 24.026.4 acres of 
improved open space, 67.0 acres of native open space and 6,000 linear feet of paved 
community trails. A map and conceptual drawing depicting the general size and location of the 
Park Improvements are attached hereto as Exhibit F (the “Amended Park Improvements” or 
“Park Improvements”). Developer shall comply with section 16.30.070 of the City’s Municipal 
Code which requires a separate cash bond for all parks, trails and open space improvements in 
each Phase of the Project. The Amended Park Improvements as described and detailed on 
Exhibit F 



shall control where Exhibit F is mentioned in any other provisions of the Development 
Agreement. The Exhibit F attached hereto amends and replaces the Exhibit F set forth in the 
original Development Agreement. In the event of a conflict between the Amended Park 
Improvements Exhibit F and the Amended Design Guidelines, the Exhibit F Amended Park 
Improvements Exhibit F shall control. 

 
4. Paragraph 7 of the Development Agreement is hereby amended and restated as follows: 

 

7. Ownership and Maintenance of Park Improvements. All Park Improvements less than 2 acres 
shall be dedicated to and maintained by the HOA. The HOA shall at all times provide access to 
all HOA-owned Park Improvements for emergency services, including fire and police services. 
All Park Improvements 2 acres or greater along with any native open space shall be dedicated to 
and maintained by the City. 

 
5. Paragraph 9 of the Development Agreement is hereby rescinded and is no longer a part of the 

Development Agreement applicable to the Project. 
 

6. Paragraph 10 of the Development Agreement is hereby amended and restated as follows: 
 

10. Transitioning and Setback Requirements. Developer agrees to comply with all transitioning 
and setback requirements set forth in the Amended Design Guidelines. 

 

7.6. Paragraph 16.1 of the Development Agreement is hereby deleted in its entirety. 
 

8.7. Paragraph 16.2 of the Development Agreement is hereby amended and restated as follows: 
 

16.2 Hidden Valley Parkway. The proposed Hidden Valley Parkway (“Hidden Valley 
Parkway”) is not included in the City’s current Capital Facilities Plan. Therefore, it shall be the 
sole responsibility of Perry to install the section of Hidden Valley Parkway between Pony Express 
Parkway and Sage Road (aka Cross-Valley Parkway) as a 77’ collector road. Perry shall be 
required to complete this work in phases and any final subdivision plat that Perry or any other 
developer in the Project records that touches any boundary of Hidden Valley Parkway shall be 
required to complete that portion of Hidden Valley Parkway that is adjacent to or a part of any 
portion of the Project that is covered by any recorded final Plat. Such portion of Hidden Valley 
Parkway shall be required to be included in any such final plat.16.2 Project Collector Roads. 
The main collector roads that provide access to and through the project (from Pony Express 
Parkway at northwest to Hidden Valley Parkway at the east, including stubbing the collector 
road to the west in accordance with the City’s Master Transportation Plan) shall be constructed 
by Perry to the City’s collector road standard, as merited by traffic study update provided by 
Perry at each final plat.  

 
END OF AMENDMENTS 

 
9.8. Any portion of the Master Development Agreement that is not amended hereby shall continue 

in full force and effect. In the event of a conflict between this Amendment No. 1 and the Master 
Development Agreement, the provisions of this Amendment No. 1 shall govern in all respects. 

 
10.9. This Amendment No. 1 shall be recorded against the Property and shall be deemed to run with 

the land and shall be binding on Developer and all successors and assigns that own any portion 
of the Property. 

 
(Signature Page Follows) 



DATED this   day of  , 20  
 

 
PERRY DEVELOPMENT, LLC 

 

 
By:   

 

Print Name:   
 

Title:   
 

 
STATE OF UTAH ) 

:ss 
 

COUNT OF  ) 
 

 
On the   day of  , 20  , personally appeared before me 

 , who being by me duly sworn, did say that he/she is the 

 , of PERRY DEVELOPMENT, LLC, and that the foregoing 

instrument was duly authorized by the company and signed on behalf of said company. 
 
 
 
 

 
 

NOTARY PUBLIC 



DATED this   day of  , 20 . 
 

 
EAGLE MOUNTAIN CITY 

 

 
By:   

 

Print Name:   
 

Title:   
 

 
APPROVED AS TO FORM: ATTEST: 

 
 
 
 

 
 

City Attorney City Recorder 



PUBLIC HEARING:
No

PREPARED BY:
Lianne Pengra, Planning

PRESENTED BY:
Steve Mumford, Assistant City
Administrator & Community
Development Director

RECOMMENDATION:

BACKGROUND:
This item was removed at the applicant's request.

ITEMS FOR CONSIDERATION:

REQUIRED FINDINGS:

PLANNING COMMISSION ACTION/RECOMMENDATION:

ATTACHMENTS:

EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING

FEBRUARY 21, 2023

TITLE: ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle
Mountain City, Utah, Approving an Amendment to the Future Land
Use Map of the General Plan, Rezoning Certain Lands Known as
Porter's Crossing Town Center, and Approving the Fourth
Amendment to the Porter's Crossing Town Center Master
Development Plan.

ITEM TYPE: Ordinance

FISCAL IMPACT:

APPLICANT: SK Hart (Khosrow Semnani)

GENERAL PLAN
DESIGNATION

Neighborhood Residential One,
Community Commercial, Parks

and Open Space

CURRENT ZONE ACREAGE COMMUNITY
Porter's Crossing Town
Center (in The Ranches)

 



PUBLIC HEARING:
No

PREPARED BY:
Robert Hobbs, Planning

PRESENTED BY:

RECOMMENDATION:

BACKGROUND:
This item was removed at the applicant's request.

ITEMS FOR CONSIDERATION:

REQUIRED FINDINGS:

PLANNING COMMISSION ACTION/RECOMMENDATION:

ATTACHMENTS:

EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING

FEBRUARY 21, 2023

TITLE: ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle
Mountain City, Utah, Approving the First Amendment to the Pole
Canyon Master Development Plan (AKA Firefly). 

ITEM TYPE: Ordinance

FISCAL IMPACT:

APPLICANT:

GENERAL PLAN
DESIGNATION

CURRENT ZONE ACREAGE COMMUNITY

 



PUBLIC HEARING:
Yes

PREPARED BY:
David Stroud, Planning

PRESENTED BY:
David Stroud

RECOMMENDATION:

BACKGROUND:
According to Section 17.05.120 "Amendments to this title [17]" may
be initiated and proposed by the city through the planning director,
planning commission or city council. Individuals may also propose
amendments by submitting such amendments in writing and paying
an application fee as adopted in the city’s consolidated fee schedule.
The process for amending this title shall be that process allowed for
and required by the Utah Code, as amended from time to time, for
changing the city’s land use title."
 
Accessory Structures

EMMC permits accessory structures in residential zones. Standards
in place are limited to setbacks, height and in certain zones, a size
equal to a percentage of the dwelling footprint, including the garage.
If over 200 square feet, building code will also apply. A reasonable
standard may be a percentage of the lot square footage. The current
standard can be somewhat penalizing (not in every zone) on a larger
lot with a smaller footprint home. The area is present to have a large
accessory building but if the home is not large, the accessory building
is further limited, even though the lot can support a larger structure.
The proposed change would limit the percentage of lot coverage of

EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING

FEBRUARY 21, 2023

TITLE: ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle
Mountain City, Utah, Amending the Eagle Mountain Municipal Code,
Chapter 17.25 Residential Zones.

ITEM TYPE: Development Code Amendment

FISCAL IMPACT: None

APPLICANT: City-initiated

GENERAL PLAN
DESIGNATION

N/A

CURRENT ZONE
N/A

ACREAGE
N/A

COMMUNITY
City-wide



an accessory building(s) to 10 percent or 15 percent, depending on
the zone. A review of codes in other cities shows similar percentages.
As an example, a home in the FR zone (10,890 square feet minimum
lot) can be 1,000 square feet as State code prohibits the city from
requiring larger than 1,000 square feet. Current EMMC calculates
accessory building square footage based on primary dwelling
footprint square footage plus the garage area. If a 1,000 square foot
footprint home has a 400 square foot garage, an accessory building(s)
can be up to 700 square feet. The proposed change to the FR zone
example regarding accessory square footage would increase the
potential to 1,089 square feet, on a minimum sized lot in the FR zone.

 

This does not appear to hinder the use of a detached structure, either
in whole or in part, as an ADU. Overall detached structure maximum
area will be established and the ADU square footage calculated as up
to 50 percent of the primary dwelling footprint, including the garage,
with a minimum of 400 square feet and maximum of 1,200 square
feet.

ITEMS FOR CONSIDERATION:

REQUIRED FINDINGS:
Ordinances pertaining to zoning code amendments, and processing of
the same, may be found in EMMC 17.05.120 & USC 10-9a-501.
Development Code Amendments are legislative decisions and are
considered valid if reasonably debatable and not illegal.

PLANNING COMMISSION ACTION/RECOMMENDATION:
The Planning Commission recommends (5-0) approval to the City
Council of the amendments to the Eagle Mountain Municipal Code
Title 17 regarding accessory structures.

ATTACHMENTS:
 ORD--EMMC 17.25 Residential Zones - Accessory Structures
 EMMC 17.25 Residential Zones - Accessory Structures Redlines
 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1790683/ORD--EMMC_17.25_Residential_Zones_-_Accessory_Structures.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1758443/17.25.040_Acc_Structures.pdf


ORDINANCE NO. O-       -2023

AN ORDINANCE OF EAGLE MOUNTAIN CITY, UTAH, 
AMENDING THE EAGLE MOUNTAIN MUNICIPAL CODE

CHAPTER 17.25 RESIDENTIAL ZONES
(ACCESSORY STRUCTURES)

PREAMBLE

WHEREAS, the City Council of Eagle Mountain City finds that it is in the public interest 
to amend the Eagle Mountain Municipal Code, Chapter 17.25 Residential Zones, as described in
Exhibit A.

BE IT ORDAINED by the City Council of Eagle Mountain City, Utah:

1. The City Council finds that all required notices, public hearings, and other requirements
have been completed for the City Council to consider an amendment to the Eagle Mountain 
Municipal Code, Chapter 17.25 Residential Zones.

2. The amendment described in Exhibit A is hereby approved.

3. This Ordinance shall take effect upon its first posting or publication.

ADOPTED by the City Council of Eagle Mountain City this 21st day of February, 2023.

EAGLE MOUNTAIN CITY, UTAH

__________________________________________
Tom Westmoreland, Mayor

ATTEST:

___________________________________
Fionnuala B. Kofoed, MMC
City Recorder



CERTIFICATION

The above Ordinance was adopted by the City Council of Eagle Mountain City, Utah 
on this 21st day of February, 2023.

Those voting yes: Those voting no: Those excused: Those abstaining:

 Donna Burnham  Donna Burnham  Donna Burnham  Donna Burnham

 Colby Curtis  Colby Curtis  Colby Curtis  Colby Curtis

 Jared Gray  Jared Gray  Jared Gray  Jared Gray

 Carolyn Love  Carolyn Love  Carolyn Love  Carolyn Love

 Brett Wright  Brett Wright  Brett Wright  Brett Wright

________________________________________
Fionnuala B. Kofoed, MMC
City Recorder

Posted on ____________________ by _______________________ .



Exhibit A



17.25.040 Residential development standards. 

This development standards table contains required standards for each residential zone in the city. More details and clarific ation are 

included as footnotes and as generally applicable provisions later in this chapter. 

  

Residential Development Standards  

General Plan 

Residential Category 
Ag/Rural Density 1 Ag/Rural Density 2 

Foothill 

Residential 
Neighborhood Residential 1 

Neighborhood 

Residential 2 

Neighborhood 

Residential 3 

Zone Designation RA1 RA2 RD1 RD2 FR R1 R2 R3 RC MF1 MF2 

Type of Housing SF 

detached 

SF 

detached 

SF 

detached 

SF 

detached 

SF 

detached 

SF 

detached 

SF 

detached 

SF 

detached 

SF 

detached 

(small 

lot) 

MF 2-6 

units/building 

MF ≤ 12 

units/building 

Maximum Gross 

Density 

                  10 units/acre 20 units/acre 

Minimum Residential 

Lot Sizes 

5+ acres 

(217,800 

sq ft) 

2.5 acres 

(108,900 

sq ft) 

1 acre 

(43,560 

sq ft) 

1/2 acre 

(21,780 

sq ft) 

1/4 acre 

(10,890 sq 

ft) 

1/4 acre 

(10,890 

sq ft) 

8,000 sq 

ft 

6,500 sq 

ft 

4,500 sq 

ft 

    

Minimum Average Lot 

Sizes7 

      3/4 acre 

(32,670 

sq ft) 

1/2 Acre 

(21,780 sq 

ft) 

1/3 Acre 

(14,520 

sq ft) 

1/4 Acre 

(10,890 

sq ft) 

8,500 sq 

ft 

6,000 sq 

ft 

    

Required Improved 

Open Space (in 

compliance with 

EMMC 16.35.105) 

      500 sq ft 

per lot 

750 sq ft 

per lot 

750 sq ft 

per lot 

900 sq ft 

per lot 

1,000 sq 

ft per lot 

1,000 sq 

ft per lot 

1,000 sq ft 

per 3 bd; 750 

sq ft per 1 

and 2 bd 

1,000 sq ft per 

3 bd; 750 sq ft 

per 1 and 2 

bd 

Primary Structure 

Maximum Height1 

35' 35' 35' 35' 35' 35' 35' 35' 35' 35' 35' 

https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain16/EagleMountain1635.html#16.35.105


Residential Development Standards  

General Plan 

Residential Category 
Ag/Rural Density 1 Ag/Rural Density 2 

Foothill 

Residential 
Neighborhood Residential 1 

Neighborhood 

Residential 2 

Neighborhood 

Residential 3 

Zone Designation RA1 RA2 RD1 RD2 FR R1 R2 R3 RC MF1 MF2 

Accessory Structure 

Maximum Height1 

35' 35' 35' 25' 20' 20' 20' 20' 20' 20' 20' 

Ancillary Structure 

Maximum Height6 

10' above primary structure 

Minimum Lot 

Frontage2 

150' 150' 125' 100' 90' 85' 80' 62' 58'     

Minimum Lot Frontage 

(cul-de-sac or circle) 

100' 100' 75' 60' 50' 45' 40' 20' 20'     

Minimum Dwelling 

Size (excluding garage) 

1,000 sq 

ft 

1,000 sq 

ft 

1,000 sq 

ft 

1,000 sq 

ft 

1,000 sq ft 1,000 sq 

ft 

800 sq ft 800 sq ft 800 sq ft 650 sq ft 650 sq ft 

Minimum Setbacks for Primary Structures3 

Front 35' 35' 30' 25' 25' 25' 25' 15' 15' 15' 15' 

Front Garage 45' 45' 40' 30' 25' 25' 25' 22' 22' 22'5 22'5 

Rear 35' 35' 35' 35' 35' 25' 20' 20' 20' 30' between buildings 

Side 20' 20' 15' 10' 10' 10' 8' 8' 8' 15' between 

buildings 

20' between 

buildings 

Garage Side 20' 20' 15' 15' 10' 10' 10' 10' 10' 15' between 

buildings 

20' between 

buildings 

Street Side 25' 25' 25' 25' 15' 15' 15' 15' 15' 15' 15' 

Maximum Size of 

Accessory Structure 

      75% of 

dwelling 

footprint4 

50% of dwelling footprint4     



Residential Development Standards  

General Plan 

Residential Category 
Ag/Rural Density 1 Ag/Rural Density 2 

Foothill 

Residential 
Neighborhood Residential 1 

Neighborhood 

Residential 2 

Neighborhood 

Residential 3 

Zone Designation RA1 RA2 RD1 RD2 FR R1 R2 R3 RC MF1 MF2 

Maximum Footprint 

Coverage of Accessory 

Structure(s) 

15% 10% 

Minimum Setbacks for Accessory Structures 

Front Same as principal structure 

Rear 10' 10' 10' 10' 5' 5' 5' 5' 5' 5' 5' 

Side 10' 10' 10' 10' 5' 5' 5' 5' 5' 5' 5' 

Street Side Same as principal structure 

Distance from a 

Residential Dwelling 

Structures housing animals: 50' from neighboring 

residences; 6' for all other structures 

6' 6' 6' 6' 6' 6' 

Site Plan Approval 

Required (See 

Chapter 17.100 EMMC) 

                  Yes Yes 

1 Height is measured from the average of the highest finished grade and the lowest finished grade of the structure to the highest point of the roof, 

excluding ancillary structures. Where permitted by EMMC 17.25.030, the maximum height of accessory dwelling units (ADUs) located above a detached 

garage is 35 feet. 

2 Lot frontage is measured at the street property line. Lot frontage shall vary by at least five feet every three or four  lots in the R3 and RC zones. 

3 Setbacks shall only apply to structures that require a city building permit or approval. No structure which cannot be removed shall be constructed across 

an easement. Up to a 10 percent variation in setbacks may be approved by the planning director and building official if the variation is deemed 

appropriate due to an issue with slope, unique lot configuration, or other unique circumstance. Guidance regarding allowed pr ojections into setbacks is 

outlined in EMMC 17.25.060. 

4 Square footage of the footprint of the residential dwelling, including attached garage.  

 

https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain17/EagleMountain17100.html#17.100
https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain17/EagleMountain1725.html#17.25.030
https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain17/EagleMountain1725.html#17.25.060


Example of 10%. Not be included in EMMC. 

 



PUBLIC HEARING:
Yes

PREPARED BY:
David Stroud, Planning

PRESENTED BY:
David Stroud

RECOMMENDATION:

BACKGROUND:
According to Section 17.05.120 "Amendments to this title [17]" may
be initiated and proposed by the city through the planning director,
planning commission or city council. Individuals may also propose
amendments by submitting such amendments in writing and paying
an application fee as adopted in the city’s consolidated fee schedule.
The process for amending this title shall be that process allowed for
and required by the Utah Code, as amended from time to time, for
changing the city’s land use title."
 
Streetlights
EMMC currently has two code sections that specify the required
separation distance of streetlights. However, these two sections
conflict. The proposed changes eliminate the discrepancy and
requires a streetlight separation of 250-350 feet along rural and local
streets and 150-250 feet of separation on collector and arterial streets.
The discrepancy is that another section states that all development
will have street light separation of 300-600 feet. Plan reviews have
been based on the 150 to 250-foot and 250 to 350-foot separation
standards and not the 300 to 600-foot separation. 
 

EAGLE MOUNTAIN CITY
CITY COUNCIL MEETING

FEBRUARY 21, 2023

TITLE: ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle
Mountain City, Utah, Amending the Eagle Mountain Municipal Code,
Chapter 15.10 Improvement and Design Standards and Chapter 15.70
General Specifications for Electrical Service.

ITEM TYPE: Development Code Amendment

FISCAL IMPACT: None

APPLICANT: City-initiated

GENERAL PLAN
DESIGNATION

N/A

CURRENT ZONE
N/A

ACREAGE
N/A

COMMUNITY
City-wide



 

ITEMS FOR CONSIDERATION:

REQUIRED FINDINGS:
Ordinances pertaining to public improvement code amendments, and
processing of the same, may be found in USC 10-9a-212. Municipal
Code Amendments are legislative decisions and are considered valid
if reasonably debatable and not illegal.

PLANNING COMMISSION ACTION/RECOMMENDATION:
The Planning Commission recommends (5-0) approval to the City
Council of the amendments to the Eagle Mountain Municipal Code
Title 15 regarding streetlights. 
 
 

ATTACHMENTS:
 ORD--EMMC 15.10 and 15.70 - Streetlights
 EMMC 15.10 and EMMC 15.70 Streetlights - Redlines
 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1791677/ORD--EMMC_15.10_and_15.70_-_Streetlights.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1760556/15.70.090_street_lights.pdf


ORDINANCE NO. O-       -2023

AN ORDINANCE OF EAGLE MOUNTAIN CITY, UTAH, 
AMENDING THE EAGLE MOUNTAIN MUNICIPAL CODE

CHAPTERS 15.10 IMPROVEMENT AND DESIGN STANDARDS AND 
15.70 GENERAL SPECIFICATIONS FOR ELECTRICAL SERVICE

(STREETLIGHTS)

PREAMBLE

WHEREAS, the City Council of Eagle Mountain City finds that it is in the public interest 
to amend the Eagle Mountain Municipal Code, Chapters 15.10 Improvement and Design Standards
and 15.70 General Specifications for Electrical Service, as described in Exhibit A.

BE IT ORDAINED by the City Council of Eagle Mountain City, Utah:

1. The City Council finds that all required notices, public hearings, and other requirements
have been completed for the City Council to consider an amendment to the Eagle Mountain 
Municipal Code, Chapters 15.10 Improvement and Design Standards and 15.70 General 
Specifications for Electrical Service.

2. The amendment described in Exhibit A is hereby approved.

3. This Ordinance shall take effect upon its first posting or publication.

ADOPTED by the City Council of Eagle Mountain City this 21st day of February, 2023.

EAGLE MOUNTAIN CITY, UTAH

__________________________________________
Tom Westmoreland, Mayor

ATTEST:

___________________________________
Fionnuala B. Kofoed, MMC
City Recorder



CERTIFICATION

The above Ordinance was adopted by the City Council of Eagle Mountain City, Utah 
on this 21st day of February, 2023.

Those voting yes: Those voting no: Those excused: Those abstaining:

 Donna Burnham  Donna Burnham  Donna Burnham  Donna Burnham

 Colby Curtis  Colby Curtis  Colby Curtis  Colby Curtis

 Jared Gray  Jared Gray  Jared Gray  Jared Gray

 Carolyn Love  Carolyn Love  Carolyn Love  Carolyn Love

 Brett Wright  Brett Wright  Brett Wright  Brett Wright

________________________________________
Fionnuala B. Kofoed, MMC
City Recorder

Posted on ____________________ by _______________________ .



Exhibit A



15.10.390 Street lighting.  
Eagle Mountain City shall contract with an independent consultant for street lighting design. 

Unless approved otherwise by the city’s consultant, street lighting will be installed throughout all 
developments using the following criteria:  

  
A. Spacing.  
  

 1. Street lights will be installed at a minimum spacing of 150 feet and a maximum 
 spacing of 250 feet on arterial and collector streets with alternating sides.  

  
 2. Street lights will be installed on rural and local residential streets at a minimum 
 spacing of 250 feet and a maximum spacing of 350 feet with alternating sides. They will 

 be installed at the closest property line to the midpoint between the lights on either side.  
  

B. The locations of street light poles:  
  
 1. Street lights will be installed at every intersection, corner, and any bend in the road. 

 The spacing requirements shall be met accordingly once these areas are developed.  
  

 2. Shall be a minimum of five feet from any tree, unless written approval is received from 
 the city engineer. Branches may need to be pruned as determined by the engineering 
 inspector in the field at the time of installation.  

  
 3. Shall not be installed within five feet from the edge of any driveway.  

  
 4. Any structure such as block walls, chain link fences, retaining walls, etc., shall leave a 
 minimum of 18 inches to the face of the street light pole on all sides.  

  
 Wherever there is an overhead utility that may conflict with the installation of the street 

 light poles, those conflicts must be resolved between the developer and the utilities 
 involved before the street light bases are installed at no expense to Eagle Mountain City. 
 The resolution must be approved by Eagle Mountain City and Rocky Mountain Power.  

  
 6. Street lights placed between corners will be shown on the electrical construction 

 drawing, and will indicate the direction that the street light will be aimed. Street lights at 
 intersections may aim to the center of the intersection or may be set at a 90-degree angle 
 along collector and larger roads.  

  
 7. Each street light will be installed so that the street light pole is located 24 inches from 

 the top back of the curb to the center of the pole in a public utility easement or public 
 right-of-way.  
  

 8. Street lights shall be located at least 10 feet from fire hydrants.  
 

 

 



15.70.090 Underground distribution for new subdivisions.  
A. General Requirements. Primary and secondary distribution facilities in all new subdivisions 

shall be installed underground and at the expense of the subdivider or developer. Such facilities 
shall be constructed in accordance with the specifications and standards adopted by the utility. 

The facilities shall be located in easements dedicated to the utility and in locations approved by 
the utility.  
  

B. Right-of-Way Easements. Before any tracts of land or subdivision lots are sold, necessary 
right-of-way easements shall be executed between the owner of the entire subdivision or tract of 

land and the utility. Said easement shall constitute a covenant that shall be a part of, and shall run 
concurrently with, each and every subsequent deed transfer that involves any parcel of land 
located within the subdivision. Said covenant shall grant to utility whichever of the following 

provisions utility deems as being appropriate and necessary.  
  

A suitable perpetual right-of-way easement that will permit the installation, operation, 
maintenance and replacement of all utility’s distribution facilities and appurtenances required to 
serve every lot or tract of land in the subdivision, including the right of ingress and egress by 

utility and the right to trim trees and shrubbery, is required.  
  

C. Equipment and Cable Labeling – Tagging and Color Coding. Electrical equipment shall be 
labeled on the outside of the equipment with unique labels that match the labeling shown on the 
electrical system drawings. The labels shall be self-adhering and permanent, and use black cutout 

lettering at least three inches in height. The labels shall be applied in a readily visible location on 
the front of transformers, and 200-ampere and 600-ampere sectionalizing enclosures. Labels 

shall be applied in a readily visible location on the front and back of pad-mounted switchgear.  
  
Primary and secondary cables shall be color coded and/or tagged within all equipment. Color 

coding of primary cable phases shall be provided by applying one or more bands of white tape to 
the cable, proximate to the cable entrance of 200-ampere load break and 600-ampere dead break 

elbows, and cable terminations (pot heads or terminators). The phase color coding shall use one 
white band for Phase A, two white bands for Phase B and three white bands for Phase C. A space 
of approximately one-half inch shall be left between adjacent white bands.  

  
Tagging of primary and secondary cables shall use write-on tags. Markers used to write on the 

tags shall have permanent (waterproof) ink. The tags shall indicate the designation of the nearest 
adjacent equipment from/to which the primary or secondary cable extends. It shall also designate 
the general direction to the nearest adjacent equipment. The direction designation shall use the 

directions north (N), south (S), east (E), west (W), northeast (NE), northwest (NW), southwest 
(SW), and southeast (SE), as applicable.  

  
Tags shall be securely attached to cables using plastic or nylon cable ties to prevent the tags from 
falling off of the cables. The tags shall be placed near the cable entrance of 200-ampere load 

break and 600-ampere dead break elbows, and cable terminations (pot heads or terminators).  
  

Tags used for tagging of primary and secondary cables shall be Allflex [phone number: (800) 
989-8247] Catalog No. GXF-Y (bags of 100) or GFXY (each) or approved equal.  



  
D. Street Lighting. Street lighting will be installed throughout all developments using the 

following criteria:  
  

 1. Street lights will be installed at all intersections with the only exception being where a 
 four-way intersection has an offset of less than 100 feet.  
  

 2. Street lights will be installed with separation as required by Section 15.10.390 
 EMMC.at a minimum spacing of 300 feet and a maximum spacing of 600 feet. They will 

 be installed at the closest property line to the midpoint between the lights on either side.  
  
 3. Street lights placed between corners will be shown on the electrical construction 

 drawing, and will indicate the direction that the street light will be aimed. Street lights at 
 intersections may aim to the center of the intersection or may be set at a 90-degree angle 

 along collector and larger roads.  
  

4. Any street that extends more than 600 feet without an intersection will have a street 

 light at approximately the midpoint.  
  

 54. Each street light will be installed so that the street light pole is located 24 inches from 
 the top back of the curb to the center of the pole in a public utility easement or public 
 right-of-way.  

  
 65. Streetlights shall be located at least 10 feet from fire hydrants.  

  
 76. A ground wire shall be connected to the street light pole using NEC-approved 
 methods and a separate ground wire shall be run from the pole base to the closest 

 secondary pedestal or transformer. If the street light is fed from a secondary pedestal, an 
 eight-foot by five-eighths-inch copper-clad ground rod must be installed at the pedestal, 

 and street light ground will be attached to the ground rod using the NEC-approved 
 connector.  
  

 87. Pole. A 14-foot aluminum street light pole shall be used. The pole shall be 
 manufactured by Holophane and shall be green with base. All bases must be embedded in 

 concrete with a standard bolt pack. The hole shall be 20 inches in diameter and four feet 
 deep unless approved otherwise by the energy department manager.  
  

 98. Luminaire. The luminaire shall be of a style that is approved by the city in 
 conformance with Chapter 17.56 EMMC.  

  
 



Budget: 29,380,967$            

Revenue Collected to Date: 17,938,042$            

Percent of Total Budget Collected: 61%

Percent of Year Completed: 58%

Major Revenue Sources Budget To Date % Collected

Taxes 16,430,317$            10,231,845$       62.27%

Licenses and Permits 25,000$                    14,959$               59.84%

Planning Building & Eng Fees 5,756,500$               1,370,327$         23.80%

Intergovernmental Revenue 4,251,534$               3,832,279$         90.14%

Charges for Services 186,000$                  238,697$            128.33%

Recreation 93,000$                    107,819$            115.93%

Utility Revenue 3,500$                      6,633$                 189.51%

Fines & Forfeitures 107,000$                  161,642$            151.07%

Miscellaneous Revenues 158,400$                  273,681$            172.78%

Interfund Transfers 1,659,716$               956,345$            57.62%

Special Revenues & Resources 710,000$                  743,816$            104.76%

EXECUTIVE SUMMARY OF REVENUES AND EXPENSES*
Through January 2023

GENERAL FUND

General Fund Revenues

Revenue Analysis
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 $35,000,000

Budget: Revenue Collected to Date:

General Fund Revenue



Budget: 27,904,217$            

Expenditures to Date: 10,266,347$            

Percent of Total Budget Expended: 37%

Percent of Year Completed: 58%

Budget To Date % Expended

11 Executive 3,428,666$               1,726,037$         50%

18 Boards Commissions & Councils 2,513,963$               831,572$            33%

19 Non-Departmental 2,427,123$               1,375,990$         57%

21 Public Safety 5,461,011$               1,904,598$         35%

32 Planning & Zoning 1,495,081$               502,805$            34%

33 Building Inspections 1,576,899$               690,433$            44%

41 Public Works 6,223,338$               3,234,913$         52%

61 Interfund Transfers 4,778,136$               -$                     0%

Note:

General Fund Expenditures

Expense Analysis
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General Fund Expenditures



Budget: 39,432,774$            

Revenue Collected to Date: 19,221,973$            

Percent of Total Budget Collected: 49%

Percent of Year Completed: 58%

Budget To Date % Received

51 Water Fund 23,783,425$            11,084,884$       47%

52 Sewer Fund 12,140,349$            5,921,208$         49%

57 Solid Waste Fund 2,263,000$               1,401,022$         62%

59 Storm Drain Fund 1,246,000$               814,859$            65%

Fund 51 - Water Fund: 

Fund 52 - Wastewater Fund:

Fund 57 - Solid Waste Fund: 

Fund 59 - Storm Water Fund: 

ENTERPRISE FUNDS

Enterprise Fund Revenues

Revenue Analysis
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Enterprise Fund Revenue



Budget: 48,653,493$            

Expenditures to Date: 9,873,981$               

Percent of Total Budget Expended: 20%

Percent of Year Completed: 58%

Budget To Date % Expended

% Yr. 

Completed

51 Water Fund 31,296,275$            3,994,344$         13% 58%

52 Sewer Fund 13,380,023$            4,377,243$         33% 58%

57 Solid Waste Fund 2,791,712$               1,120,641$         40% 58%

59 Storm Drain Fund 1,185,483$               381,753$            32% 58%

Note:

Water Fund includes $22 M. for capital project funding.

Enterprise Fund Expenditures

Expense Analysis

Sewer Fund includes $5.1 M. for capital project funding.
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Fund Balance - current total balance in the fund.

Committed Balance - restricted to pay reimbursement agreements, and budgeted expenses

Available Balance - amount in the fund that is available for future projects in the Capital Facilities

plan.

Projected Available Balance - amount projected through building trends to be available for

projects in the Capital Facilities Plan by the end of the current fiscal year.

FUND NAME

 Fund Balance as of 

01/31/2023 

Committed 

Balance

Available 

Balance

Projected 

Available 

Balance by 

6/30/23**

11 - Water Impact Fee Fund $23,321,889 $12,380,876 $10,941,014 $13,012,317

12 - Wastewater Impact Fee Fund $2,626,341 $3,779,933 ($1,153,592) ($601,574)

15 - Parks/Trails Impact Fee Fund $6,318,778 $5,992,889 $325,889 $1,578,002

16- Public Safety Impact Fee Fund $60,584 $0 $60,584 $82,698

17 -Stormwater Impact Fee Fund $3,113,103 $2,364,256 $748,847 $1,027,563

18 -Transportation Impact Fee Fund $4,302,096 $1,827,014 $2,475,082 $3,620,992

**Available balance + the average of the future facilities impact fee collected and projected out.

*Unaudited figures - adjusting entries will be done throughout the fiscal year.

IMPACT FEE FUNDS



UPCOMING AGENDA ITEMS

Upcoming Items
Consolidated Fee Schedule Update – Impact Fees
City Mission Statement

Planning Items
AT&T Tower Site Plan
Citywide Rezone 
Eagle Mountain Big Box Concept Plan
Eagle Mountain Pet Care Concept Plan
Eagle Quest East Master Development Agreement
Gardner Farms Concept Plan
Firefly (Pole Canyon) MDA/MDP Amendment
Rush Creek Rezone

Code Amendments
Architectural Standards
Parking Codes 
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