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MINUTES OF THE PLANNING COMMISSION MEETING

TOWN OF EAGLE MOUNTAIN, UTAH

Eagle Mountain Community Center

1668 E. Heritage Dr

Eagle Mountain, UT  84043

May 13, 2000

Chair Pro Tem Jennifer Wright-Thulin called the meeting to order @ 6:00 p.m.


Roll Call:  

Commissioners present:  Diane Jacob; Liisa Nusz; Jennifer Wright-Thulin & Brigham Morgan.  Chairman Bill Chipman and Doug Gwilliam were excused.

Town Staff:  


Town Engineer:

Korey Walker

Town Planners:

Ken Leetham




Shawn Warnke

Recording Secretary:
Fionnuala Kofoed

Others present:  Jerry & Bonnie Jeppson, residents: Zane Powell, resident; Penney Snyder, Williams Communications; Marcie & James Taylor, residents; Bob & Myrtle Fitzgerald, landowners; Corey & Tericia Leavitt, landowners; Susan Vawdry; Robert G. Scott, Consultant; Tim Buschar, Carolyn Dooling, Mark Nemger & Mark Nuszer, Nuszer Kopatz; Lee Dixon, residents; Rob Balter, resident; Dan & Janet Valentine, residents; Jennifer Morgan, resident; Jody Hooley, resident. Nick Berg, Eagle Mountain Properties (EMP); Rick Long EMC2.

1. Pledge of Allegiance:  
Liisa Nusz led the Pledge of Allegiance. 

2.
Approval of Agenda:

MOTION
Jennifer Wright-Thulin moved to approve the agenda.  Liisa Nusz seconded the motion.  Ayes: 3, Nays: 0.  Motion passed.  
3.
Approval of Minutes: 

MOTION
Liisa Nusz moved to approve the minutes of March 21, 2000 as amended.  Ayes: 3, Nays: 0.  Motion passed.  Diane Jacob abstained from voting, as she was not present for a portion of the previous meeting.

MOTION
Liisa Nusz moved to approve the minutes of April 25, 2000 as amended.  Ayes: 3, Nays: 0.  Motion passed.  Diane Jacob abstained from voting, as she was not present for a portion of the previous meeting.

4.
Public Hearing 6:10 p.m.

A. Rock Creek Station, Master Plan.

Diane Jacob stated a conflict of interest, as the master developer was her husband.  Mrs. Jacob was excused from the meeting and left the room.

The Planning Commission held a public hearing May 9, 2000 and recommended approval to the Town Council on the proposed Rock Creek Station Master Development Plan.  It was brought to the attention of the Planning Department that two property owners had not received proper public notice regarding the public hearing.  Town attorney Jerry Kinghorn recommended that the Planning Department re-notice and re-hear all public hearings that did not follow the necessary requirements.  Based upon this recommendation the Planning Department re-noticed and rescheduled the public hearing for the Rock Creek Station Master Development Plan.

The applicant submitted a new drawing following the Planning Commission’s recommendations of the May 9, 2000 meeting.  The Staff and Engineer’s recommendations remained unchanged.

Staff Recommendations:

1. The Public Works Board must review the Plan.

2. Prior to any final subdivision approval, adequate vehicular access must either: 1) be constructed or, 2) be secured through development approvals and bonding in those instances where access is provided through surrounding developments (Cedar Trail Villages & Eagle Point, Plat G & H).

3. Approval of the Plan does not include review or approval of the subdivision layout.  The proposed layout must still receive conceptual review by the DRC staff and the Planning Commission.  

4. A detailed fiscal analysis must be provided that indicates the impacts of the project on the Town’s capital facilities plan and how the developer will pay into the plan in order to provide the additional utility capacity that will be required.

5. All conditions noted on the Town Engineer’s report dated May 5, 2000.

6. This is not an approval 2.6 density per acre; however, it is contingent on the developer meeting the bonus density system requirement in the Town Code.

Engineer’s Recommendations:

1. Receive Public Works Board Approval

2. Update Capital Facility Plan

3. Update Impact Fee Analysis

4. Developer agrees to construct or participate in the construction of future required improvements to meet their capacity needs

5. Developer work with Eagle Mountain Properties in finalizing the location of the East Side north/south corridor

6. Right of ways and/or easements should be provided for the required offsite utilities and roadways.

Public Comment 6:50 p.m.

Jody Hooley, resident, addressed the Planning Commission and discussed her concerns regarding the Rock Creek Station project.  Mrs. Hooley purchased 11 ½ acres from John Jacob in 1993.  At that time, Mr. Jacob told Mrs. Hooley that the surrounding land would be sold as 5-acre lots to maintain the quiet lifestyle they were pursuing.  Mrs. Hooley had attended a number of Planning Commission and Town Council meeting in an effort to protect her property and surrounding areas from the effects of the growth in Eagle Mountain.   She stated that the Town Council and Commissioners had assured her that there would be buffering of 1-5 acre lots along Lake Mountain Road.  Mrs. Hooley commented on the impact that Mr. Jacob’s development would have along Lake Mountain Road.  It would be, in her opinion, an infringement upon her rights as an exiting resident.  Mrs. Hooley requested that the Planning Commission consider neighborhood compatibility, preservation of agricultural open space and making Eagle Mountain a well-rounded community.   Mrs. Hooley believed that keeping the vision of the General Plan should be a priority.  

Marci Taylor, resident, commented regarding the Rock Creek development.  Mrs. Taylor expressed similar views and thoughts regarding the subdivision.  Mrs. Taylor was not apposed to the development of the area; however, she believed that there needed to be a buffer area that included bigger lots.  This would provide better neighborhood compatibility.  Mrs. Taylor also discussed her concerns for the preservation of wildlife that was mentioned within the Development Code.

Fawna Jepson, property owner, discussed the necessity of maintaining a rural setting for the landowners along Lake Mountain Road.  The Jepson family had purchased property in Eagle Mountain to get away from the city atmosphere and they believed that it was their right to have the their seclusion preserved.  They were opposed to having ¼ and 1/3 acre lots built adjacent to their property.

Bob Fitzgerald, Betty Fitzgerald’s son, stated that he represented his mother and was aggravated with the developers, as he believed that his mother had not been properly notified or consulted regarding the development.  Mr. Fitzgerald commented that there were legal issues that needed to be addressed and any action on the application should be halted until all related issues were rectified. 

Dan Valentine, resident, stated that the overall design of the development look, however, it was just in the wrong location.  Mr. Valentine was concerned with the overall preservation of Lake Mountain Road and Pony Express Parkway.  Mr. Valentine proposed that the Commissioners consider the original residents who lived along Lake Mountain Road and make a delineation that would prohibit the development of smaller lots in that area.

Mrs. Scown, resident, told the Commissioners that she had moved to Eagle Mountain to get away from the city and she was apposed to having the subdivision next to her property.

Rick Long, EMC2, addressed the rapid growth in Utah.  Although most people were opposed to it growth was necessary for the economy to survive.  Mr. long had designed the development under the direction of John Jacob and believed that every effort had been made to adhere to the Town’s requirements.  Mr. Long added that it was not Mr. Jacob’s intent to upset the residents and landowners in the Town; he was interested in making things work.  

Public Comment was closed @ 6:45 p.m.

Ken Leetham recommended tabling the item until Staff could clarify the landownership issue.  

MOTION 
Liisa Nusz moved to table the Rock Creek Station Master Development Plan until the following items are researched:

1. Landownership

2. Land use compatibility

3. The Development Code

4. General Plan




Doug Gwilliam seconded the motion.  Ayes: 3, Nays: 0.  Motion passed.


The Public Hearing was recessed and Staff was directed to re-notify landowners and re-notice the public hearing.

B. Conditional Use Permit, Williams Communication Fiber Optic regeneration Site.

The Public Hearing Opened @ 7:00 p.m.

On December 17, 1998, Williams Communication received approval for Fiber Optic Regeneration Site located between Lake Mountain Toad and Sweetwater South adjacent to the power line corridor.  Williams Communication was interested in increasing their regeneration capacity by adding additional buildings that enclose the fiber optic re-generators.  

Upon visiting the site Staff noted the use of barbed wire as part of the perimeter fence.  Approval of the site was based on barbed wire not being used as part of the fencing.  Ken Leetham stated that it was the only item that was not in compliance.  

Penny Synder, Williams Communications, commented that all their sites use barbed wire along with an 8ft fence for security purposes.  

Discussion ensued regarding the use of barbed wire.  Mr. Leetham suggested that an exception could be made as the Conditional use permits allowed for some flexibility.  The site was outside the urban area and in this situation Mr. Leetham was not concerned with the use of barbed wire.

Staff Recommendations:
1. That the existing aboveground fuel tank be inspected by the Fire Department as part of the building permit approval.

2. That the conditional use permit be valid for one year and that the permit be reviewed and approved annually.

3. That the Public Works Board and Town Administrator approve the fiber optic regeneration site.

There were no public comments.

The Public Hearing closed @ 7:15 p.m.

MOTION 
Liisa Nusz moved to approve the Williams Fiber Optic regeneration Site, Conditional Use Permit subject to the following Staff recommendations.

1. That the existing above gourd fuel tank be inspected by the Fire Department as part of the building permit approval.

2. That the conditional use permit be valid for one year and that the permit be reviewed and approved annually.

3. That the Public Works Board and Town Administrator approve the fiber optic regeneration site.

Brigham Morgan seconded the motion.  Ayes: 3, Nays: 0.  Motion passed.

5. Action Items:

A.   Final Plat Willow Springs, Phase 1 (R1 N-2E, 3).

Willow Springs was presented to the Planning Commission November 9, 1999 under the name of Cedar Ridge for conceptual review.  The Planning Commission approved the preliminary plat March 21, 2000.  The development will consist of 376 multifamily units including duplexes and condominiums.  It will also contain two commercial pads.  The project will be done in phases Willow Springs being the first, which will be made up of 72 condominium units.

Staff Recommendations:

1. That no occupancy for the subdivision is allowed until there is sufficient capacity available in the utility systems; and that the developers and lot owners/builders sign an agreement acknowledging a potential utility capacity problem.

2. That the park and open space improvements be completed within one your of recordation or at 50% occupancy of the project, whichever occurs first.

3. The Public Works Board recommends that all new subdivisions install conduit to each lot for future fiber optic installation.

Engineer’s Recommendations:

1. Corrections noted for the Final Plat.

a) County Book and Page number of the Recorded Ranches Parkway and Pony Express Parkway needs to be shown.

b) Tabulations should also include the Total number of Units, the Average Unit Size, the total Average of Parks, and the Total Acreage of Open Space.

2. Corrections noted for Construction Drawings.

a) Typical Street Sections needs to show 3’ of asphalt, and base material needs to extend a minimum of 1 foot past the back of curb and be minimum of 6 inches thick.

b) Show ownership of adjacent properties.

c)
Slopes of Cross Gutters needs to be labeled.

c) ADA ramps need to be added at all locations where sidewalk meets roadways, and at the locations of the trails to be located along Ranches Parkway and Pony Express Parkway.

d) Dashed lines should be added to the drainage plans to show locations of the low point flow lines located away from curb and gutter in the parking lots.

e) Locations of streets signage needs to be shown including traffic control, turn arrows, street name signs, etc.

f) Addition of utility stubs out to the Future Commercial Site.

g) Water stub outs need to be included to all round-abouts, islands and other irrigated areas.

h) Stationing needs to be labeled on all plan views every 50+00 feet along the street centerline

i) Manholes need to be upsized from 4 foot to 5 foot for all storm drain manholes and for sewer system manholes that have pipes larger than 8” or have more than two pipes tied into the manhole.

j) Stationing of Plan views must match those shown on the profile drawings.

k) Stubs from manholes connecting to the existing utilities have not been shown in many cases.

l) Existing utilities need to be included in the profile drawings.

m) Stationing needs to be included for storm drain plan and profile drawings.

3.
Adjusted Storm Calculations for 10 yr 24 hr Storm.

4. Additional information is needed for the submitted Storm Drain Plan.

5. A more detailed traffic analysis should be provided identifying minimum level of service.

6. The Town should approve timing of park and landscaping improvements at 50% occupancy or within one year of recordation.

Ken Leetham briefly discussed the layout of the project and some concerns with the parking.

Korey Walker stated that there was miscommunication regarding the storm water drains.  The design was based on a 10-year 1hour storm; however, the code requires that the storm water drains be designed on a 24-hour storm.  Mr. Walker added that the applicant had completed a traffic analysis.  Mr. Walker wanted more detail at the two intersections to account for future commercial sites.

Liisa Nusz discussed the occurrence of streets having similar names and the necessity of avoiding confusion in the case of emergencies.  Mr. Leetham stated that the Fire Chief saw all the plans at the DRC meetings and would make corrections or recommendations at that time.

Diane Jacob commented that the layout had good land planning and she approved of the relocation of the tot lot.

Brigham Morgan inquired concerning the trail connections that had been discussed at a previous review.  Ken Leetham stated that the trails were not apart of this phase.  Korey Walker added that when future phases with recreation plans are approved the minutes reflecting all requirements would be included in the staff report.

Discussion ensued regarding traffic and future accesses to the commercial sites.  Korey Walker stated that all Development Code requirements concerning traffic and accesses had been met.

MOTION 
Brigham Morgan moved to approve the Final Plat, Willow Springs, Phase 1 (R1 N-2E, 3) subject to the Staff and Engineer’s conditions as follows.


Staff Recommendations:
1. That no occupancy for the subdivision is allowed until there is sufficient capacity available in the utility systems; and that the developers and lot owners/builders sign an agreement acknowledging a potential utility capacity problem.

2. That the park and open space improvements be completed within one your of recordation or at 50% occupancy of the project, whichever occurs first.

3. The Public Works Board recommends that all new subdivisions install conduit to each lot for future fiber optic installation.

Engineer’s Recommendations:

1.    Corrections noted for the Final Plat.

a)
County Book and Page number of the Recorded Ranches Parkway and Pony Express Parkway needs to be shown.

b)
Tabulations should also include the Total number of Units, the Average Unit Size, the total Average of Parks, and the Total Acreage of Open Space.

2. Corrections noted for Construction Drawings.

a)
Typical Street Sections need to show 3’ of asphalt, and bade material needs to extend a minimum of 1 foot past the back of curb and be a minimum of 6 inches thick.

b)
Show ownership of adjacent properties.

c)
Slopes of Cross Gutters needs to be labeled.

d)
ADA ramps need to be added at all locations where sidewalk meets roadways, and at the location of the trails to be located along Ranches Parkway and Pony Express Parkway.

e)
Dashed lines should be added to the drainage plans to show locations of the low point flow lines located away form curb and guttering in the parking lots.

f)
Locations of street signage needs to be shown including traffic control, turn arrows, street name signs, etc.

g)
Addition of utility stub outs to the Future Commercial Site.

h)
Water stub outs need to be included to all round-abouts, islands and other irrigated areas.

i)
Stationing needs to be labeled on all plan views every 50 + 00 feet along the street centerline.

j)
Manholes need to be upsized from 4’ to 5’ for all storm drain manholes and for sewer system manholes that have pipes larger than 8” or have more than to pipes tied into the manhole.

k)
Stationing of Plan views must match those shown on the profile drawings.

l)
Existing utilities need to be included for storm drain plan and profile drawings.

3. Adjusted storm Calculations for 10yr 24-hour storm.

4. Additional information is needed for the submitted Storm Drain Plan.

5. Amore detailed traffic analysis should be provided identifying minimum level of 

service.

6. The Town should approve timing of park and landscaping improvements.

7. That the park and open space improvements be completed within one year of 

recordation or at 50% occupancy of Phase 1, with the Swimming pool and club house being constructed in Phase 2 and the tot lot and other landscaping improvements still required in phase 1.

8. A traffic analysis shall be completed and submitted for future commercial areas showing 


accesses to major roads, etc.

Liisa Nusz seconded the motion.  Ayes: 4, Nays: 0.  Motion passed.

5.
B.
Landscaping Plan Amendment, Saddleback Park.

The Ranches submitted a revised landscaping plan for Saddleback Park, which the DRC concluded, was a better plan for maximizing the park area.  The tot lot has been off set from the center to the south end of the park, which creates a larger grassed area.  Additionally, the proposed landscaping plan includes the placement of trees along the north side of the park creating a buffer between pedestrians and street traffic.

Diane Jacob, Jennifer Wright Thulin and Liisa Nusz liked the changes and didn’t have a problem with a 5’ path.

Discussion ensued regarding the width of the path through the park.  Brigham Morgan favored a wider path to accommodated pedestrian traffic and easier maneuverability through the park.  

MOTION
Liisa Nusz moved to approve Saddleback Park Landscaping Plan Amendment with the elimination of the exterior sidewalks and a 6’ trail through the park and a correction to the type of Cherry tree (flowering cherry vs. fruit-bearing cherry).  Brigham Morgan seconded the motion.  Ayes: 4, Nays: 0.  Motion passed. 

5.
C.
Conditional Use Permit Extension, Prudential Realty:
Prudential Reality requested an extension for their conditional use permit, as the building they were planning to occupy was not ready until the middle of May.  The DRC recommended the approval of the conditional use permit for an additional six months.

MOTION
Liisa Nusz moved to approve the Conditional Use Permit Extension for Prudential Realty for six months concurrant with Morco Grocery Store.  Diane Jacob seconded the motion.  Ayes: 4, nays: 0.  Motion passed.

6.
Concept Plans:


A.
Sweet Water (R1 N18-19)

The Ranches submitted Sweetwater Subdivision concept plan, which will be comprised of 43 entry–level and 78 move up-level homes with a minimum 60' lot width.  Scott Kirkland stated that the exterior of the homes would be either stucco or brick.

Ken Leetham stated that the DRC had no comments on the revised plan.  

Korey Walker commented on the steepness of the top two entrances to the subdivision and questioned their accessibility because of the grade.


B.
Friday's Station.


All Commissioners were in favor of Friday's Station conceptual plan, which added, and additional 12 lots to the development.


Discussion ensued regarding the necessity of conceptual plan reviews.  Ken Leetham commented that the Code might be amended making conceptual reviews optional.  Scott Kirkland, The Ranches, discussed the time and money involved in the planning process and expressed his desire to shorten it.  He believed that this would increase cash flow easing the financial burden placed on the developers.

7.
General Discussion/ Questions/Announcements:


Commissioner Liisa Nusz announced her resignation from the Planning Commission.


Assignments:

1)  Town Engineer to come back to Planning Commission with a recommendation regarding parks and open space construction requirement (50% or one year) in the case that there is no water available for the parks and open space improvements.

2)
Town Staff is to obtain ownership and legal representative information needed to clarify Rock Creek Station Rezoning area & Concept Plan.  Statements were made in the meeting that the property owner, Betty Fitzgerald, was being mis-represented by the applicant.

3)
Re-notify the public when the Rock Creek Station item will be re-heard by the Planning Commission after compliance with #2 assignment above.

4)
Obtain a revised copy of the Saddleback Park plan on Wednesday (6-14-00) for Town Council meeting agenda packet.

5)
Study session on the Ranches & EMP Master Development Plans?

6)
Planning Commission initiated a code change that will make the Planning Commission concept plan optional for the developers.

7)
Create staff report for Planning Commission on code revisions.

8)
Staff to propose some locations in the Town for bulletin boards or public notices.

9)
Parks report for the Planning Commission.

10) Schedule a field trip for the Planning Commission to review developments.

8.
Adjourn:


MOTION
Diane Jacob moved to adjourn the meeting @ 8:53 p.m.  Brigham Morgan seconded the motion.  Ayes: 4, Nays: 0.  Motion passed
Approved:  ________________________________________Date: ___________________

                      
Chairman Bill Chipman.
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