MINUTES OF PLANNING COMMISSION MEETING

TOWN OF EAGLE MOUNTAIN, UTAH

Eagle Mountain Community Center

1655 E. Heritage Dr 

Eagle Mountain, UT  84043

July 13, 1999

1. Roll Call:
Bill Chipman called the meeting to order at 6:00 p.m.

Commissioners Present:
William E. Chipman, Planning Commission Chairman





Liisa Nusz,, Diane Jacob, Jennifer Wright-Thulin, Maureen





Anderton





Doug Gwilliam and Carl Allred were excused.

Town Staff:

Town Planner:

Ken Leetham

Town Engineer:

Korey Walker

Recording Secretary:

Vada Hunter

1a.  Pledge of Allegiance:
Diane Jacob led the Town in the Pledge of Allegiance.

1b.  Approval of Agenda:
There was some discussion about some of the items on the agenda needing to be tabled because the Public Works Board had not approved the utilities.  


Ken Leetham said that Jerry Kinghorn had advised that they be tabled.

2. Approval of Minutes:
MOTION
Diane Jacob moved to approve the minutes of June 25, 1999, as amended.  Ayes: 4, Nays: 0.  Motion passed.  Bill Chipman voted to make a quorum.  Jennifer Wright-Thulin abstained as she was not present at the June 25th meeting.  Motion passed.
2b.  Approval of Agenda:
MOTION
Maureen Anderton moved to approve the Agenda as written.  Jennifer Wright-Thulin seconded.  Ayes: 4, Nays: 0.  Motion passed.
3. PUBLIC HEARINGS:
A. Spring Meadows Preliminary Plat:

Ken Leetham discussed the following DRC Recommendations:

1. Trails along Blue Water Road need to be included on the landscaping plan.

2. Label open space to be deeded to the Town and identify those responsible for ongoing maintenance of the open space.

3. Development and lot owners/builders should sign an agreement acknowledging potential utility capacity problem.

4. The Public Works Board recommends all new subdivisions install conduit to each home for future fiber optic installations.

5. Phase one should be defined to include the detention basin and park area.

6. Blue Water Road should be identified in a dedicatory plat.

7. Storm water plans along Blue Water Road should be included.

8. A secondary gravel road should be identified.

9. Special Improvement District (SID) information including amount to be paid upon recordation.

10. Water rights documentation.

        Ken also talked about the following:

The completion of the proposed Spring Meadows Subdivision will add 171 single family residences to the Town of Eagle Mountain.  When DRC reviewed the preliminary plat for Spring Meadows several issues were identified including a secondary access and the maintenance of open spaces.

With the development of Spring Meadows, Blue Water Road will be extended to the site and will function as the sole access into the subdivision.  DRC recommends that a gravel road also be constructed to provide a secondary access for the subdivision.  All subdivisions in the Town are required to have two accesses.

Another concern that DRC identified relative to the Spring Meadows Subdivision is the completion and maintenance of parks and open spaces.  Some of the open spaces proposed in the preliminary plat include: landscaped buffers along Blue Water Road; a twelve foot restricted walking corridor running north and south through the subdivision; and a park that will serve as a detention basin for storm water runoff.  The DRC recommends that the completion of the park be required in the first phase of development to allow immediate use of the open space by the residents.  In conjunction with the development of these open spaces the responsibility of maintenance should be decided prior to the approval of the Spring Meadows Subdivision.

The Town Engineer’s Recommendations are as follows:

Submitted Material:
1. Changes and updates to the preliminary plans:

a. Trails along Blue Water Road need to be included on the landscaping plan.

b. Label open space to be deeded to the Town and who will maintain this open space.

c. Development and lot owners/builders should sign an agreement acknowledging potential utility capacity problem.

d. The Public Works Board recommends all new subdivisions install conduit to each home for future fiber optic installation.

e. Phase I should be redefined to include the detention basin and park area.

f. Blue Water Road should be identified in a dedicatory plat.

g. Storm water plans along Blue Water Road should be included.

h. Secondary graveled road should be identified.

         Non-submitted Material:
1. Special Improvement District (SID) information including amount to be paid upon recordation.

2. Water right documentation.

John Roberts, Blue Water LLC, gave a presentation on his plans for this subdivision.  He said he had been unaware of the requirements for a trail system, but he said that would be no problem and showed on the map where he would put a trail.

He showed where they would put a park by the detention pond.

He said they had a way of providing a quality manufactured home.  He said they could put up a home in 30 days.  

Jennifer Wright-Thulin asked if they would have a basement.

John Roberts responded saying they would each have a basement and a front porch.  He said there would also be alleyways.  He said he would comply with the code as far as the porches are concerned.

He talked a little bit about the landscaping.

The questions was asked about what the square footage is.  John said the average size is about 1000 square feet.

Diane Jacob asked if they had any kind of fencing in their CC&R’s.  

John said there would be no chain link fencing.

Bill Chipman closed the Public Hearing for Spring Meadows.

Bill Chipman asked Korey Walker if he had everything he needed to recommend approval of this subdivision.

Korey Walker said he had spoken with the Roberts about the access road.

Bill Chipman asked Korey Walker to go over the ten items listed in the recommendations and comment on them.

The first discussion was about the trail.  Mr. Roberts said he would be willing to put a trail along the lower part of the subdivision.

Bill Chipman then asked about the park.  There was a discussion about two different areas.  One area had a detention pond and the other area was by the proposed school site.

Korey Walker said the detention basin needed to be deeded over with this plat.

Liisa Nusz presented some questions that had been given to her by Doug Gwilliam as he couldn’t be to the meeting.  She asked how many different styles of houses were offered.

Several of the Commissioners expressed their concern about making sure there were no two homes that looked the same built next to each other.

Liisa then asked about what kind of amenities would be in the park.  They did not have that information available.  She also wanted to know how high the berms would be around the park.

Liisa stated that she liked their proposal but felt like they were not ready for review by the Planning Commission yet.

Mr. Roberts took offense to that and said that they hadn’t been given all of the information yet.

Liisa said this was part of the growing process and they were all learning together.

Maureen Anderton asked about the storm water drain on Blue Water Road.

Mr. Roberts showed on the map where the storm water would drain.

Jennifer Wright-Thulin said she had the same concerns as the others.

Diane Jacob talked about the different designs and reminded them that if they do any waynescoating that it must go all the way back on the sides of the house.  She also asked that they remember to put the chain link fencing rule in their CC&R’s.  She liked the size of the lots.  She asked that the trees shown in the landscaping be varied in placement so that they are not all lined up in a row.

Bill Chipman said the roof pitch needs to be 6 – 12.  He said he liked the breaking up of the pods.  He said they needed a solution on the parks and open space.  He asked about the cost on the road to the subdivision.

John Roberts said he had an agreement with Eagle Mountain Properties that as other subdivisions next to their property are put in, the developers will pay a portion of the cost of that road and it will be reimbursed to Blue Water LLC.

John Roberts asked about the utility clause and Bill Chipman explained it to him.

Bill Chipman asked them to get all of the questions answered and come back to the Planning Commission with a complete package.

MOTION
Jennifer Wright-Thulin moved to table item 3A, Spring Meadows Preliminary Plat, until the next meeting.  Liisa Nusz seconded.  Ayes: 4, Nays: 0.  Motion passed.
B. Rush Valley (R-6 N-1) Preliminary Plat:
Korey Walker commented that this had not yet been passed by the Public Works Board.

Bill Chipman asked if they could go through this and take care of all the questions and then be passed subject to the review of the Public Works Board so that this didn’t have to come back to the Planning Commission again.

The DRC Recommendations are as follows:

1. Completion of all items listed in the Town Engineer’s Report.

2. SID information to be submitted including the amount to be paid upon recordation of the final plat.

3. Water right documentation must be submitted.

4. That a recreation plan that addresses the recreation needs of the future residents of this project be submitted concurrent with the final submittal of this plat.

The main concern the Town Staff had was whether or not there is sufficient recreational facilities and amenities (on & off-site) to serve the needs of the future residents of the project.  According to the Town’s Parks and Recreation Facilities Master Plan, this project will generate the need for several neighborhood park-type amenities that are not being proposed with this project.

The Town Engineer had the following recommendations:

1. An agreement acknowledging a potential utility capacity problem should be signed.

2. Conduit should be installed to each lot for future fiber optic installation.

Mark Nuszer, The Ranches, talked about the  park issue and showed on the map where a park would be.  It showed a swimming pool and other small amenities.

Diane Jacob left the meeting at 7:10 p.m.

Bob Lynds, The Ranches, said all of the storm water drains have been completed.

There was a brief discussion about the park area under the corridor.

Ken Leetham said they met the park criteria.

Korey Walker said they didn’t have a time line for completion of the parks.

Bob Lynds said they were under construction and would be completed according to the guidelines.

Bert Ankrom, Town resident, asked why there was a regional park under the corridor.

Korey Walker explained that there would be fruit orchards and trails in this area.

Bill Chipman said this was not part of the development being talked about.

Ken Leetham said the parks were small for the amount of people.  He said they would have amenities when needed.

Bill Chipman asked about the trails.

Liisa Nusz asked if there were homeowner fees for maintenance of the parks and the pool area.

Bob Lynds said there was a Master Homeowners Association.

Liisa asked if there was covered parking or open parking.

Bob Lynds said it was covered parking.

Mark Nuszer said not all of the units would have a garage.  There would be garages in the middle of the parking lot.  It made them safer

Jennifer Wright-Thulin asked who the developer was.

Bob Lynds said it would probably be Miller Homes.

Liisa asked what the size of the tot lots was and also the swimming pool.

Maureen Anderton asked what the size of the units was in the twelve-plex’s.

Bob Lynds said they were three stories, two-plus bedrooms.  Each unit had 2 spaces of parking and there was also guest parking.

Jennifer Wright-Thulin asked questions for Diane Jacob.  She asked why the Commission was not seeing the city plan and recreation plan at preliminary.  She said the parking had been addressed.  She asked if they were going to be leased or for sale.  She asked if they could bring a land use plan in the future.

Bill Chipman said there was not enough park space and open space.  He did like the looks of the plan.

MOTION
Liisa Nusz moved to approve the Class II Preliminary Plat for Rush Valley (R-6 N-1), subject to the recommendations of the Town Staff and the Town Engineer, and subject to approval by the Public Works Board.  Jennifer Wright-Thulin seconded.  Ayes: 4, Nays: 0.  Bill Chipman voted to make a quorum.  Motion passed.
C. Eagle’s Gate II (R-1 N-22, 23 & 24) Preliminary Plat:
Ken Leetham gave his recommendations.  He said that when the DRC reviewed these neighborhoods, one critical issue arose relative to access (and secondary access) in and out of this neighborhood.  The configuration of this project makes these neighborhoods extensions of Phase I and, therefore, potentially large subdivisions with only one way in and out of the area.  The solution to this problem is to provide a second access to Ranches Parkway through future phases of the project.  A part of the solution is to also provide large street cross sections, particularly at the intersections of the principal neighborhood streets as shown on the attached plats.  You may note that there are several oversize roundabouts and islands that provide for turnaround and secondary access in the event that one or more streets become blocked during emergencies.

DRC Recommendations:

1. Completion of all items listed in the Town Engineer’s Report.

2. SID information to be submitted including the amount to be paid upon recordation of the final plat.

3. Water right documentation must be submitted.

4. That a second access be provided to Ranches Parkway concurrent with the development of these phases.

        Town Engineer Recommendations:

1. Include improvements to the wash within the subdivision.

2. The developers and lot owners/builders should sign an agreement acknowledging a potential utility capacity problem.

3. All new subdivisions should install conduit to each lot for future fiber optic installation.

All of the other recommendations have been satisfied.

Jennifer had questions about the flag lots.  She then realized these were wash outlets in the road.  She said Diane Jacob asked her to suggest that the trees be staggered down the street and not all in a row.

Bill Chipman had a question about the two lots that have a long flag lot.  

Mark Nuszer said the two lots had a common access and then the lot furthest away was a top prime piece.

Maureen Anderton had no comments.

Liisz Nusz commented for herself and Doug Gwilliam.  She asked if Trophy Homes was building this phase also and if it was still a senior gated community.  She was told it was.

MOTION
Jennifer Wright-Thulin moved to approve the Class II Preliminary Plat for Eagle’s Gate II (R-1 N-22, 23 & 24), subject to the approval of the Public Works Board, subject to the recommendations of the Town Staff and the Town Engineer, and that the secondary access addressed as well as the grade and elevation be looked at on Fantail Circle.  Liisa Nusz seconded.

Liisa Nusz amended the motion that the parks be built at 50% building permits or 1 year, whichever comes first after recordation.  Jennifer Wright-Thulin accepted the amendment.  Ayes: 4, Nays: 0.  Motion passed.  Bill Chipman voted to make it a quorum.
D. Eagle’s Gate Sales Trailer Conditional Use Permit:
Ken Leetham gave the background for this permit.  He said this temporary sales trailer is proposed for only 3 to 4 months as indicated in the attached application materials submitted by the applicant.  A permanent sales facility/model home is being constructed and will replace the temporary trailer.

DRC Recommendations:

1. That the trailer is removed within six (6) months of approval of the conditional use.

2. That all on-site improvements as shown in the application materials, are completed prior to occupancy of the trailer.

Korey Walker said the capacity was 1 ERU per use.

Liisa Nusz asked if there were going to be any flags and also lighting.  Bob said there wouldn’t be any flags and limited lighting.  She also wanted to know what would happen when the trailer was moved.  Bob Lynds said this is where a park will be and so the landscaping would stay there.

Jennifer Wright-Thulin said she felt like permit should be for at least six (6) months.

MOTION
Jennifer Wright-Thulin moved to approve a conditional use permit for Eagle’s Gate Sales Trailer subject to the Town Staff recommendations.  Liisa Nusz seconded.  Ayes: 4, Nays: 0.  Motion passed.  Bill Chipman voted to make it a quorum.
E. Questar Valve Utility Station Conditional Use Permit:
The DRC recommends approval of this conditional use subject to the following conditions:

1. That no barbed wire is used on the fence.

2. That drought-tolerant landscaping be installed around the fenced area to buffer the fence from public view.

The discussion about landscaping concluded that because of no water available, it should remain just as it is.  As homes are built in the area then the need to landscape and water this area will take place at that time.

Rick from Questar said this is a very small area and needs to be fenced to keep any children out.  It is basically a safety issue.  These block valves are required.

MOTION
Jennifer Wright-Thulin moved to approve the Conditional Use Permit for the Questar Valve Utility Station, subject to the Town Staff recommendations, condition that the fencing had a pole on the top, and that when water is available, landscaping will be done.  Liisa Nusz.  Ayes: 4, Nays: 0.  Motion passed.  Bill Chipman voted to make it a quorum.
4.     FINAL PLAT APPROVALS:
A. Overland Trails Phases 4 & 5:
Korey Walker said all of the items on his report had been completed except items 4 and 5.  He said #4, Development and lot owners/builders should sign an agreement acknowledging potential utility capacity problem, is the only one left.  He said James would get an easement and a deed for the detention basin.  This was a verbal agreement and is not in writing.

Bill Chipman asked if this would be done prior to going to the Town Council next week.  James Dahl said it would be.

DRC Recommendations:

1. All items noted in the Town Engineer’s report.

2. Special Improvement District (SID) information including amount to be paid upon recordation must be submitted.

3. Electronic utility and final plat files must be submitted.

4. Water right documentation must be submitted.

5. Completion of the park within one year of recordation of the first of these two phases.

Korey Walker asked about the timing for completion of the park.  

Jim Peterson said it would be 50% building permit or one year.  This is a special artistic park located in the center of an area.

Mike Wren, MCM Engineering, spoke briefly about the park.

There was a brief discussion about the various phases of this development.

Maureen Anderton asked what the timeline was for the park.  There wasn’t a definite timeframe yet for this park.

Liisa Nusz asked who the builder was for this.

Mike Wren responded that the subdivision was for sale and they didn’t have a builder yet.

Liisa Nusz asked what kind of shade would be provided in the tot lots for the mothers of the young children.  

There was a discussion about having a special trellis with a bench under it and some kind of vine growing over it.  It was decided that a pavilion would not look good in this park as it is one with artistic planning.

MOTION
Liisa Nusz moved to approve the Class II final plat approval for Overland Trails Phases 4 and 5 subject to the DRC recommendations and the Town Engineer recommendations; in addition, the central park abutting both phases will be completed at 50% of the building permits at either phase four or five being reached or one year of recordation of phase four or five; also subject to the detention basin at the top of plat 5 be submitted with a picture of plat six or seven and submitted with the landscaping plans at that time with that detention basin; and that it be built as a detention basin with phases four and five; also subject to a trellis pavilion, 12’ x 15’ minimum being built in each of the two tot lots in the central park.  Maureen Anderton seconded.

Liisa Nusz asked about a drinking fountain. 

Jim Peterson said there was one planned there but it was not showing on the drawing.

They talked about the size of the trellis.  It would be around 12’ x 15’.

Liisa amended her motion to include a drinking fountain in the park.  Maureen Anderton accepted the amendment.  Ayes: 4, Nays: 0.  Motion passed.  Bill Chipman voted to make a quorum.
B. Ruby Valley (R-5 N-1-4):

Ken Leetham said the overall neighborhood design for this project is outstanding.  There are numerous landscaped islands and common open areas.  Also, none of the lots have direct access to Pony Express Parkway.  This site uses the topography very well in the layout of the lots.  Several alleys are also used and should serve to enhance the neighborhood and pedestrian feel.

DRC Recommendations:

1. All changes noted in the Town Engineer’s report.

2. Special Improvement District (SID) information including amount to be paid upon recordation.

3. Water right documentation.

Town Engineer Recommendations:

1. Changes and updates to the final plat:

a. The Utah County book and page number of the recorded Pony Express Parkway needs to be shown.

b. Nearby subdivisions Rockwell Village (R1 – N8) and Crittenden Corner (R1 – N7) need to be labeled.

c. Label the width of Ash Drive cul-de-sac.

2. Changes and updates to the construction drawings:

a. Profiles of all proposed alleyways need to be included.

b. Profile views for storm drain and sewer lines that are not located in the streets or are offsite, need to be shown in profile view.

c. Label slopes of all cross gutters and curb returns.

d. Show locations of street lighting.

3. Development and lot owners/builders should sign an agreement acknowledging potential utility capacity problem.

4. The Public Works Board recommends all new subdivision install conduit to each home for future fiber optic installation.

Korey Walker stated that items 1 and 2 have been turned into him.

Korey recommended they submit a plan for the park.

MOTION
Liisa Nusz moved to recommend approval of the Class II Final Plat for Ruby Valley (R-5 N1-4) subject to the recommendations of the Town Staff and the Town Engineer; in addition, the park with a landscaping plan in Ash Point be completed at 50% of the building permits issued for Ruby Valley or one year, whichever comes first, with the appropriate bond and dedication of the land to the Town.  Jennifer Wright-Thulin seconded.  Ayes: 4, Nays: 0.  Motion passed.  Bill Chipman voted to make it a quorum.
C. Simpson Springs:

Ken Leetham said  this phase of Red Hawk Ranch is a similar design or is consistent with the Horseshoe Station project further north.  The general design of large, 3 acre lots adjacent to Cedar Pass Ranch and smaller lots on the east side of the road is a good transition from the largest lots in The Ranches to the more dense areas of Village Cores.

DRC Recommendations:

1. All items noted in the Town Engineer’s Report.

2. Special Improvement District (SID) information including amount to be paid upon recordation.

3. Water right documentation and limiting irrigable acreage to 0.25 acre.

Town Engineer Recommendations:

1. Submitted Engineer’s estimate needs to be updated to include the offsite improvements of the entry road from Pony Express Parkway.

2. Provide an updated electronic file with the offsite improvement of the Pony Express Entry Road.

3. Development and lot owners/builders should sign an agreement acknowledging potential utility capacity problem.

4. The Public Works Board recommends all new subdivisions install conduit to each home for future fiber optic installation.

The Commissioners liked this plan and didn’t have any comments.

MOTION
Maureen Anderton moved to recommend approval of the Class II Final Plat Approval of Simpson Springs (R-1 N-4 & 5 & 2w) subject to the recommendations of the Town Staff and Town Engineer; and that the second access and ½ mile road that connects to Ranches Parkway will be completed with the required improvements at recordation.  Jennifer Wright-Thulin seconded.  Ayes: 4, Nays: 0.  Motion passed.  Bill Chipman voted to make a quorum.
D. Saddleback (R-6 N-4 & 5) Phase I, Plats A & B:

Ken Leetham said this project is located in the heart of the Smith Ranch neighborhood (southeast portion of the Ranches development).  This neighborhood is one of the largest reviewed to date.  It contains 328 lots and two neighborhood parks.  The traffic circulation is good in this subdivision.  There is good use of alleyways in the east half of the project and there are numerous one way driveways that function as aesthetically pleasing open spaces and serve to break up the roadway.

The parks are located in especially strategic and valuable locations both for accessibility to the residents and preservation of view corridors.  The trail plan also connects these neighborhoods with the trail/recreation corridor in the utility corridor and the proposed school locations.

DRC Recommendations:

1. All changes noted in the Town Engineer’s Report.

2. Special Improvement District (SID) information including amount to be paid upon recordation.

3. Water right documentation.

Town Engineer Recommendations:

1. An agreement should be signed acknowledging a potential utility capacity problem.

2. Conduit should be installed for future fiber optic installation.

Jennifer Wright-Thulin asked how the names of the streets came about.  Bob Lynds said they are names of Pony Express riders.

Maureen Anderton asked about the 5’ and 10’ easement between buildings.  

There was a discussion about the trails.

Mark Nuszer said there was a 10’ space required between buildings.

MOTION
Liisa Nusz moved to recommend approval of the Class II Final Plat Approval for Saddleback ((R-6 N-4 & 5) Phase I, Plats A & B, subject to the recommendations of the Town Staff and the Town Engineer; and subject to the park being completed upon 50% of the building permits being issued or one year, whichever comes first.  Jennifer Wright-Thulin seconded.  Ayes: 4, Nays: 0.  Motion passed.  Bill Chipman voted to make a quorum.
5. Grading Permit for Cedar Trail Villages, Class I Permit:
Korey Walker said the proposed grading permit application is for the Cedar Trail Village Development, located north of the existing Landing and Mountain View developments.  Eagle Mountain Properties, LC is the developer of this project and Silvertip Development will be performing the construction.  The permit is to excavate 21,000 cubic yards in roads and 35,000 cubic yards for a storm water pond.

The developers propose to obtain approval for a grading permit to clear and grub the roads and storm pond.  Cedar Trail Villages has received preliminary approval from the Town and project to have final approval when grading has been completed.

A temporary construction access will be constructed through the north end of the Trailhead Condominium Development from Sweet Water Road.  Trailhead Condominium Project is owned by Eagle Mountain Properties.  The temporary road will be constructed with road base material to prevent dust problems and a 18” culvert will be installed in along the Sweet Water Road drainage path to prevent storm water ponding.

Mike Wren said the fill would be used on lots and berming.

Korey Walker said there would be a fee that would be paid to the Town.

MOTION
Maureen Anderton moved to approve a Class I grading permit for Cedar Trail Villages subject to any recommendations by the Town Staff or Town Engineer.  Jennifer Wright-Thulin seconded.  Ayes: 4, Nays: 0.  Motion passed.  Bill Chipman voted to make a quorum.

6. Proposed Ordinance Relating to Expiration of Final Plat Approvals:
Ken Leetham explained that this proposed ordinance is from the request the Planning Commission made at the last Planning Commission Meeting to have an ordinance prepared that would provide for a six-month expiration of Class II development approvals for subdivisions.

Bill Chipman expressed that six months is too short but that it shouldn’t be longer than a year.  The rest of the Commissioners agreed.

Mike Wren asked if there could be any exceptions on the date for special circumstances.

Bill Chipman said he could not answer that question.

MOTION
Liisa Nusz moved to approve AN ORDINANCE ESTABLISHING PROVISIONS FOR EXPIRATION OF SUBDIVISION PLAT APPROVALS PRIOR TO RECORDATION with a recommendation of one year instead of six months.  Jennifer Wright-Thulin seconded.  Ayes: 4, Nays: 0.  Motion passed.  Bill Chipman voted to make a quorum.
7. General Discussion/Questions/Announcements:
Liisa Nusz brought the subject of the Town not having a cemetery.  

Jim Peterson said they should set some land aside for this purpose.

8. Adjourn:
Jennifer Wright-Thulin moved to adjourn at 9:47 p.m.

Approved: __________________________________ Date: ______________________________

          William E. Chipman, Planning Commission Chairman
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