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MINUTES OF THE PLANNING COMMISSION MEETING

 EAGLE MOUNTAIN, UTAH

Eagle Mountain City Offices

1680 E. Heritage Dr

Eagle Mountain, UT  84043

May 6, 2003


Tom Maher called the meeting to order at 6:00 p.m.




Roll Call:  

Commissioners present: Tom Maher, Chris Kemp, Jennifer Rawlings, Leslie Montgomery, and Richard Steinkopf. 

Others Present:

Nate Shipp, Milt Shipp, Steve Young, Development Associates;  Bryan Haskell, The Ranches; Debbie 
Hooge, New Utah; Monte Kingston, Eagle Mountain Links.

City Staff:  


City Planner:

Shawn Warnke



Planning Assistant:
Angela Cox

1.
Pledge of Allegiance: 

Tom Maher led the Commission and audience in the Pledge of Allegiance.

2.
Identification of Voting Commissioners:


 Tom Maher, Chris Kemp, Jennifer Rawlings, Leslie Montgomery, and Richard Steinkopf.
3. Declaration of Conflicts of Interest:


None.

4.
Report from City Council Member:



None.
5.
Agenda Items
A. Silver Lake Ranch (Formerly known as Evans Ranch), Revised Master Development Plan – Action Item- Public Hearing
Shawn Warnke explained that Silver Lake is located east of Smith Ranch on the South Side of Pony Express Parkway (as it is extended). He explained to the Planning Commission that there are currently no standards by which to review this application by.  The Planning Commission has been asked to review this application and make a recommendation on the land use plan, specifically the distribution of density offset by the amenities proposed.  The density the applicant is proposing is 4.3 dwelling units per acre which if approved would be the highest density approved by the City at this time.  Mr. Warnke explained the amenities they are offering to offset the density.  He continued to explain that is what the Planning Commission will need to review at this time.  They are also proposing a detailed land use plan; Nuzar Kopatz has done this work and will continue to do so.
Mr. Warnke explained the single family amenities that are being proposed.  First there would be a several thousand dollar check written to the City for a well, a pressure reducer valve and a debris basin in Tickville Wash.  The applicant will maintain a 7500 sq ft average lot size and a minimum of 6000 sq ft 60 foot frontage. A 15 acre community park will be donated to the City with an amphitheater.  These amenities will be going in the first phase of the development.
Silver Lake will be following The Ranches Architecture Design Guidelines; which includes landscape guidelines, monument signage and the planting of street trees.  The subdivisions will have a six foot park strip.  Each multi-family building permit will be contributing $300 to the City’s Urban Force Fund.  The Multi family dwellings will also provide a club house, buffering transitions between single family subdivisions, 60 square foot storage units, porches and decks.  The buildings would be constructed of 100% masonry materials, and have one covered parking stall per unit.   
Mr. Warnke continued in explaining to the Planning Commission that good planning principles encourage a variety of housing types and lot sizes to meet the needs of different segments of the population and market.  Silver Lake is proposing a variety of housing types; however a variety of lot sizes is not necessarily a component of this Master Development Plan proposal.  The objectives of the developer should be to use sound land use planning principles during the design phase to create neighborhoods that are safe, pleasing and that function within the entire community.
Development Associates has made the commitment that the project will use  the following standards for single-family lot requirements: a minimum lot size of 6,000 square feet; an average lot size of 7,500 square feet; and have lot frontage no less than 60 feet.  The staff has reservations that the project can maintain the aforementioned standards and still be developed with subdivisions that range from 3.7 to 5.7 dwelling units per acre.  The proposed standards offered by the applicant should be enforced as absolute and supercede the approved density vesting.  In addition to these proposed standards the applicant will also record CC&R’s that will have different allowed housing products, house sizes and architectural requirements.  The housing product should be an important discussion item during the review and approval of this project.  

Mr. Warnke stated that the Master Development Plan for Silver Lake Development is well planned.  The Land Use Planner has located different intensities of land uses in an appropriate location.  For example, the higher density development is located in areas were there is a physical buffer such as a gulch, power line, school site, and roads.  Additionally, the open spaces are located next to the more dense development.  There appears to be good traffic circulation through the project. 

The Planning Department has evaluated the Silver Lake Master Plan and believes that generally the locations are suitable for higher densities.  A more detailed evaluation of the density of projects occurs during the subdivision and site plan application process.  The City Attorney has stated that there is latitude for the City during the subdivision and site plan review to redirect densities to a more suitable area.  This latitude is not to be exercised in a capricious manner and requires the Planning Commission and City Council to redirect densities based upon findings of fact.
The applicant is proposing a gross density (the total acreage of the project, including un-developable property, divided by the total number of units) of 4.3 dwelling units per acre for the Silver Lake Development.  The proposed gross density of the Silver Lake Development, if approved, will be the highest density granted to date.  
There are several capital facilities improvements that the applicant is responsible for with the development of the Silver Lake Ranch totaling no less than $700,000 which will be transferred to the City with the recordation of the first phase.  The funds will be used to construct a new City well, pressure reducing valve station, and a debris basin in Tickville Wash.  

Mr. Warnke stated that it is his professional opinion that one of the most important elements of The Ranches Master Development Plan is the Ranches Design Guidelines.  It is this governing document that dictates urban design which includes the landscaping, architecture, and streetscape amenities.  These design guidelines depart from homogenous developments found in other suburban communities.  It is also his opinion that The Ranches is starting to have a homogenous appearance due to similar housing products.  
The applicant has expressed willingness to voluntarily donate a 12 acre school site to the City as the project is being developed.  The City will have the land to sell to the Alpine School District, augment the regional park, or develop according to the highest public good.  It is speculated that the school site value could be worth a half of a million dollars into the future.  Regardless of the speculated dollar amounts the land will be a valuable asset to the residents of Eagle Mountain.  

The applicant is proposing that an amphitheater be constructed and dedicated to the City with this development.  Some of the improvements for the amphitheater include: a performance area, wiring, boon, parking area, and landscape area. 
Milt Shipp presented the Planning Commission with the plans for the proposed Silver Lake project.

Nate Shipp explained to the Planning Commission that the multi-family homes would be constructed of 100% masonry.  He continued to explain the specifics on single family homes.  Each home in Silver Lake will be improved approximately $2000 and comply with The Ranches Design Guidelines.  The Silver Lake project will use Eagle Mountain City Utilities.

Richard Steinkopf expressed his strong concern with the small lot sizes.

Tom Maher opened the public hearing at 7:02.  There were no comments and subsequently the public hearing was closed.

Mr. Warnke explained his recommendation to the Planning Commission.

Nate Shipp told the Planning Commission that 75% of the homes in Silver Lake Ranches would be entry level with 25% first time move up.  He also asked the Planning Commission to focus on the product of Silver Lake Ranch rather than the density. 
MOTION:  
Jennifer Rawlings moved that the Planning Commission recommend approval of the 
Revised Master Development Plan for the Silver Lake Ranch property subject to the 
following Conditions of Approval and Findings of Fact:

Conditions of Approval 

1. R9 S1 Parcel.  That the voluntary donation of the R9 S1 is deeded without restrictions 
relating to land uses so that the property can be developed according to the highest 
public good at the time of development including but not limited to a School Site, Open 
Space, Civic Center, and a Mixed Use Development.  That the land use designation is 
labeled as School Site or Open Space and all other land uses would be subject to the 
rezoning process.    

2. Engineering Issues.  That the development and phasing of development meets the City 
Engineer’s and City standard/requirements for utilities, looping of utilities, and vehicle 
access.  That the most eastern access into the project from Pony Express Parkway is 
positioned in a location approved by the City Engineer.   

3. Density Ceilings.  That the approved densities for the SilverLake Development are 
density ceilings, that is the project must be limited and developed according to the 
following standards for single family detached (not including R9 N5a): 


a.   a minimum lot size of 6,000 square feet; an average lot size of 7,500; 


b.   lot frontage no less than 60 feet, and other standards required by the Development 
Code.  

c.   Multi-family will have a minimum of 35 percent green space and meet other 
requirements in the Development Code (e.g. parking).  


This condition is not meant to limit density only insure that the standards (the 
aforementioned minimums) that the applicant has agreed to and requirements of the 
Development Code to will apply.  Master Development Plan Amendments to approve 
density entitlements are requested by the developer, Planning Commission, and City 
Council (see the section entitled Density Distribution). 

4. Driveways.  That all single-family housing has a driveway length of 20 feet.

5. Tickville Gulch.  That Tickville Gulch is dedicated with minimum recreational 
improvements such as Frisbee Golf.  Additionally, that there is sufficient land or an 
easement granted for a trailway to be constructed adjacent to the gulch.  

6. Amphitheater.  That an engineer’s estimate identifying the specific improvement for the 
development of the amphitheater is included in the agreement and that the construction 
of the theater is completed by June 1, 2004.

7. Percentage of Housing Products.  Silver Lake is subject to The Ranches Community 
Design Guidelines which classify single family detached housing into the various 
housing products that require a certain house size and architectural requirement 
through the recordation of Covenants, Conditions, and Restrictions.  The applicant 
needs to specify the housing product (entry level, first time move up, second time move 
up, and custom homes) that will be recorded with the subdivision and included in each 
subdivision development agreement.  
8. Community Park.  That the land (15 acres) and the water rights (estimated to be no less 
than 31.65 acre feet) for a Community Park be dedicated with the recordation of the first 
subdivision plat.

9. Master Development Plan.  That the applicant and staff (City Attorney and Planner) 
complete the formatting of the tabulation table for each zone density consistent with the 
approval of the rezoning.  

10. Multi-Family. That all multi-family projects (R9 N5b, R9 N8, R9 N12) be constructed in 
accordance to the following standards:


a. That the exterior materials on all structures are constructed out of masonry materials 
including but not limited to stucco, brick, rock, and hardy-plank (concrete siding).


b. That each unit has a storage area of 60 square feet.


c. That all units have a porch that meets the Ranches Design Guidelines.  The use of a 
patio 
would have the same requirements for a porch.

d. That a furnished clubhouse that is 1,200 square feet in size is required for a multi-family projects that has 1- 150 units.  That a swimming pool that has a minimum area of 1,000 square feet is required for a multi-family project that has 151 to 300 units.  The requirements for a clubhouse and swimming pool are cyclical for (clubhouse: 301 to 450- clubhouse and swimming pool: 451- 600). 
11. That 25% of the homes in Silver Lake Ranch be first time move up homes and 75% entry 
level homes.

Findings of Fact:

The following findings of fact established cause for the Planning Commission’s recommendation of approval and the City Council approval of the rezone application.  These findings of fact are not an exhaustive list of the basis for approval but identify some of the most compelling facts in support of the rezoning action.  

1. Amphitheater. The construction and dedication of a public civic arts and recreation 
place will allow residents to participate in the arts or enjoy passive leisure activities.

2. Upgraded Exterior Materials for Multi-Family Projects.  The use of 100 percent masonry 
materials on the exterior of multi-family buildings will improve long term property 
values, reduce maintenance and reduce the tendency of the buildings falling into 
disrepair thereby reducing neighborhood blight in the future.  

3. Enlarged Park Strips and Street Trees.  The dedication of enlarged park strips increases 
the property typically required by the City for a right of way and opens up the public 
streetscape.  An enlarged park strip better accommodates street trees and reduces 
damage to the public infrastructure.  The applicant will pay a fee to the City in the 
amount of $300 per unit to the City’s urban forest fund to purchase and install trees in 
appropriate places in the developer’s project.  Creating an urban forest mitigates winds 
and heat. 

4. Amenities for Multi-Family Projects. The densest developments will construct 
amenities such as storage areas, porches and patios, clubhouses, and swimming pools.  
These amenities will mitigate the crowding effect of people living in close proximity by 
giving spaces for storage of personal belongings and creating places for leisure and 
recreation in private owned or commonly owned area. 

5. R9 S1 Parcel.  This voluntary donation will give the City property to either sell to 
construct public improvements such as augmenting the community park.   

Jennifer Rawlings seconded the motion.  Ayes: 4, Nays: 1.  Motion passed.
6.
General Discussion/Questions:
None.

7.
Adjournment:

MOTION:
Richard Steinkopf moved to adjourn the meeting at 7:24  p.m.  

 Approved:  ______________________________________ Date: ___________________
                      
Chairman Tom Maher
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