
 

  EAGLE MOUNTAIN 
CITY COUNCIL MEETING 
 
OCTOBER 15, 2024, 4:00 PM 
EAGLE MOUNTAIN CITY COUNCIL CHAMBERS 
1650 E STAGECOACH RUN, EAGLE MOUNTAIN, UT 84005 

 
4:00 PM WORK SESSION – CITY COUNCIL CHAMBERS 
 
1. DISCUSSION AND INFORMATION ITEMS 

This is an opportunity to provide information to the City Council. These items are for information 
only and do not require action by the City Council.  

 
 1.A. DISCUSSION – Affordable Housing Plan 
 
 1.B. DISCUSSION – Downtown Master Plan, MNTN Architects 
 
 1.C. DISCUSSION – Alternative Energy Code Amendment 
 
2. AGENDA REVIEW 
 The City Council will review items on the Consent Agenda and Policy Session Agenda. 
 
3. ADJOURN TO A CLOSED SESSION 

The City Council will adjourn into a Closed Session for the purpose of discussion of pending or 
reasonably imminent litigation; the character, professional competence, or physical or mental 
health of an individual; and/or the purchase, lease, or exchange of real property, pursuant to 
Section 52-4-205(1) of the Utah Code, Annotated. 

 
7:00 PM POLICY SESSION – CITY COUNCIL CHAMBERS 
 
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 your comments to three minutes each.) 

 
8. CITY COUNCIL/MAYOR ITEMS 

Time has been set aside for the City Council and Mayor to make comments.  
 
CONSENT AGENDA 
 
9. MINUTES 



 
 9.A. October 1, 2024 Minutes – Regular City Council Meeting  
 
10. PRELIMINARY PLATS & SITE PLANS 
 
 10.A. MASTER SITE PLAN/PRELIMINARY PLAT – The District 
 
 10.B. SITE PLAN – Dutch Bros 
 
 10.C. SITE PLAN – Belle Street Seminary 
 
11. RESOLUTIONS 
 

11.A. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Approving the First 
Amendment to the Master Development Agreement for the Triumph Subdivision. 

 
11.B. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Authorizing Extended Hours 

for Construction Operations for QTS, as Allowed in Eagle Mountain Municipal Code 
Section 8.15.080(G). 

 
11.C. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Approving an Interlocal 

Cooperation Agreement between the Redevelopment Agency of Eagle Mountain City 
and Eagle Mountain City for the Collection and Remittance of Incremental Property Taxes 
Collected from Property within the Triple Tail Community Reinvestment Area. 

 
11.D. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Determining the Final 

Applicants for the City Manager Position. 
 
11.E. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Appointing Vince Hogge as 

City Engineer, Effective October 28, 2024. 
 
11.F. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Appointing David Salazar as 

Acting City Engineer.  
 
SCHEDULED ITEMS 
 
12. ORDINANCES/PUBLIC HEARINGS 
 

12.A. ORDINANCE/PUBLIC HEARING – An Ordinance of Eagle Mountain City, Utah, Approving 
the Third Amendment to the 2024-2025 Fiscal Year Annual Budget.  

 
  BACKGROUND: (Presented by Director of Administrative Services Kimberly Ruesch) State 

statute requires the City to amend its budget to appropriate funds for increased 
expenses. The proposed ordinance is the third amendment to the 2024-2025 Fiscal Year 
Annual Budget. 

 



12.B. ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain City, Utah, Amending 
the Eagle Mountain Municipal Code Section 17.10.030 Definitions and Enacting Chapter 
17.59 Easements.  

 
  BACKGROUND: (Presented by Planner Steven Lehmitz) The proposed code amendment 

adds the definition of an easement and proposes EMMC 17.59 as a new chapter that 
establishes standards related to easements. 

 
13. RESOLUTIONS/PUBLIC HEARINGS 
 

 13.A. RESOLUTION/PUBLIC HEARING - A Resolution of Eagle Mountain City, Utah Amending 
the Eagle Mountain City Consolidated Fee Schedule.  

 
  BACKGROUND: (Presented by Director of Administrative Services Kimberly Ruesch) The 

proposed amendments are within Sections 6.1 Animal Control Fees, 10.1 Master 
Development Fees, 10.3 Conditional Uses, 13.1 Building Permit Fees, and 13.4 Other 
Building Department Fees. 

 
14. ORDINANCES 
 

14.A. ORDINANCE - An Ordinance of Eagle Mountain City, Utah, Establishing a Special Revenue 
Fund Titled the Affordable Housing Fund.  

 
 BACKGROUND: (Presented by Administrative Services Director Kimberly Ruesch) The 

Redevelopment Agency of Eagle Mountain City (RDA), as allowed by Utah State Code 
17C-5-307(3), created and continues to operate multiple community reinvestment project 
areas (CRAs). If a project area budget provides more than $100,000 of funds distributed 
to the Agency, ten percent is allocated for housing. To date, the RDA has collected 
$2,067,455.57 in affordable housing dollars. The City has adopted five strategies to 
support moderate income housing programs, and some of these strategies can use 
affordable housing dollars collected pursuant to the CRAs. One of these strategies, a 
mortgage assistance program for public employees, is being developed by the City. 

 
14.B. ORDINANCE - An Ordinance of Eagle Mountain City, Utah, Enacting Eagle Mountain 

Municipal Code Chapter 17.32 Historic Zones.  
 
 BACKGROUND: (Presented by Senior Planner Robert Hobbs) The proposed ordinance 

enacts Eagle Mountain Municipal Code Chapter 17.32 Historic Zones to assist the City in 
sharing and enforcing its development rules in a consistent and legally supportable 
manner, while awaiting rezoning of some properties in the community, to bring them into 
compliance with 2024 codes. This item was tabled at the July 2, 2024 City Council 
meeting. 

 
15. LEGISLATIVE ITEMS 
 
 15.A. UPDATE – Legislative Priority List 



 
16. CITY COUNCIL/MAYOR’S BUSINESS AND LIAISON REPORTS 

This time is set aside for the City Council's and Mayor's comments on City business, and for 
Councilmembers to report on the boards they are assigned to as liaisons to the City Council. 

 
17. COMMUNICATION ITEMS 
 
 17.A. Department Updates 
 

17.B. Upcoming Agenda Items 
 
18. ADOURNMENT 
 

THE PUBLIC IS INVITED TO PARTICIPATE IN ALL PUBLIC MEETINGS FOR ALL AGENDAS 
By the Americans with Disabilities Act, Eagle Mountain City will make reasonable accommodations 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 10th day of October, 2024, 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 
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RECOMMENDATION: 
  
 
BACKGROUND: 
In 2022, Eagle Mountain City hired LRB (formerly LYRB) to create an "Affordable Housing Plan" that 
would provide the City with recommendations on how to utilize its RDA affordable housing dollars. 
LRB has completed their study. Throughout the time of the study, Staff was researching and studying 
affordable housing strategies as well. After LRB finished its study, Staff added an extra chapter to the 
report to provide additional insight on LRB's recommended strategies as well as share some of 
Staff's findings.  
 
Although there are many moving parts in the affordable housing effort, this document would serve to 
encompass the state-required Moderate-Income reporting as well as any additional efforts the City 
may wish to pursue.  
 
Most cities do not have the large affordable housing budget that Eagle Mountain has. In response, 
the state-required Moderate-Income strategies are not efforts that require much money. That leaves 
Eagle Mountain with a lot of leftover budget and discretion on how it would like to use that budget in 
pursuit of affordable housing efforts.  
 
The state-required Moderate-Income strategies are also focused on helping to solve the affordable 
housing problem at a high level. That looks like increasing supply to satisfy the demand, thus 
reducing housing prices. However, the City Council has previously expressed disinterest in using its 
money in this way. Instead, Staff is proposing affordable housing strategies that are targeted to help 
as many individuals in Eagle Mountain City as possible to gain homeownership status.  
 
This affordable housing plan addresses how the City can not only satisfy the state-required 
Moderate-Income strategies, but also go above and beyond to implement creative and statistically 



effective strategies to help individuals get into homes.  
 
As with other plans adopted by the City, this would act as a guiding document. Not all strategies are 
meant to be adopted at the same time or (in some cases) at all. It depends on what the Council sees 
fit to pursue. However, the document gives this Council and future Councils a starting place as it 
expands its affordable housing efforts over time. It is also meant to help the City adapt to a changing 
housing market and other market conditions.  
 
ITEMS FOR CONSIDERATION: 
 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 

1.   Affordable Housing Plan 
2.   Affordable Housing Philosophy Memo 
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SECTION I: EXECUTIVE SUMMARY 
 
 
As is the case for many municipalities in Utah, Eagle Mountain (the “City”) is grappling with the 
challenge of housing sustainability. For much of its history, Eagle Mountain has served as an 
affordable option for prospective homeowners. A tremendous amount of new residential growth, 
among the very highest in the state, coupled with steadily rising home values and near-record 
mortgage interest rates, has resulted in a shift toward a level of inaccessibility for many prospective 
homeowners. Bolstered by a young and rapidly growing population, both from internal growth and 
new residents, there is abundant opportunity for the City to continue toward regional and statewide 
significance and provide a high quality of life for residents. The barrier to housing accessibility may 
pose one of the greatest challenges to the prosperity envisioned for the City. This stated, one of the 
City’s primary objectives is to promote paths to homeownership, and this report is purposed to 
provide guidance toward strategizing methods to promote access to homeownership and assessing 
affordability targets. 
 
Though affordability metrics are not the only method to assess need in this sphere, they can aid 
toward guiding the development of programs for particular groups. The principal existing issue with 
respect to affordability is the mismatch between the number of affordable single-family homes 
(defined at the high end as 30 percent of monthly gross income) and population groups by household 
income range. As modeled in Section 5, 48.5 percent of existing Eagle Mountain households could 
not afford to purchase a single-family home in the City. At present, 6,646 affordable units would be 
necessary to close this gap, increasing to 10,872 units by 2030.  
 
A present barrier to affordability is a lack of diversity in the housing stock. 83.3 percent of parcels and 
92.5 percent of residential land area is comprised of single-family residences. This concentration of 
single-family residential development has the potential to exclude both residents that do not need 
and cannot afford larger, detached homes. However, the City has some of the largest proportions of 
vacant land among its peers and other Wasatch Front municipalities, providing greater opportunity 
to combat the affordability crisis by implementing tools that promote home ownership.  
 
In line with this objective to promote homeownership, recommended strategies in this report are 
focused in two directions: creating programs to assist prospective homebuyers and developing 
initiatives to broaden the available housing stock. In Section 7, an analysis of the uses of dedicated 
affordable housing funds from community reinvestment project areas toward homeownership 
programs is provided. In Section 8, LRB has reviewed existing City objectives and strategies, city 
council feedback, and local stakeholder engagement to provide five strategy recommendations 
toward improving housing affordability. 
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EAGLE MOUNTAIN CITY 
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SECTION 2: DEMOGRAPHIC ANALYSIS 
 
 
POPULATION CHARACTERISTICS 
The US Census Bureau’s Decennial Redistricting data (“DEC”) show an annual average growth rate 
(“AAGR”) for the City of 25.8 percent between 2000 and 2010 and 7.4 percent between 2010 and 2020. 
In terms of population, these percentages represent increases of 19,258 and 22,208 persons 
respectively. Among peer cities in Utah County (the “County”), the City experienced the second largest 
percent changes and absolute changes in population in both datasets. Peer cities were chosen 
principally on the basis of population, population growth, and proportions of undeveloped land. Most 
peer cities are similar to Eagle Mountain in terms of existing population, while some are more 
developed and have populations similar to those projected for the City in coming years. Additionally, 
cities exclusively in Utah County were chosen for comparison for their similar growth patterns and 
consistent availability of data. Between 2010 and 2020, the increase in population in the City 
comprised 15.55 percent of the overall increase in population for Utah County.  
 
TABLE 2.1: COMPARISON CITY, COUNTY, AND STATE POPULATION & AAGR 

  2000 2010 2000-2010 AAGR 2020 2010-2020 AAGR 
American Fork 21,941 26,263 1.8% 33,337 2.4% 
Eagle Mountain 2,157 21,415 25.8% 43,623 7.4% 
Lehi 19,028 47,407 9.6% 75,907 4.8% 
Orem 84,324 88,328 0.5% 98,129 1.1% 
Provo 105,166 112,488 0.7% 115,162 0.2% 
Saratoga Springs 1,003 17,781 33.3% 37,696 7.8% 
Spanish Fork 20,246 34,691 5.5% 42,602 2.1% 
Springville 20,424 29,466 3.7% 35,268 1.8% 
Utah County 368,536 516,564 3.4% 659,399 2.5% 
Utah 2,233,169 2,763,885 2.2% 3,271,616 1.7% 

 
FIGURE 2.1: HISTORIC POPULATION 

POPULATION STATISTICS 
2010-2020 

EAGLE MOUNTAIN 
AVERAGE ANNUAL GROWTH = 7.37%  
TOTAL INCREASE = 22,208  
% OF COUNTY INCREASE = 15.55% 
 
UTAH COUNTY  
AVERAGE ANNUAL GROWTH = 2.47%  
TOTAL INCREASE = 142,835  
% OF STATE INCREASE = 28.13%  
 
STATE OF UTAH  
AVERAGE ANNUAL GROWTH = 1.70%  
TOTAL INCREASE = 507,731 

 
 
Based on a population projection 

derived from the Census Bureau’s AAGR for the City between 2010 and 2020, the estimated 
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EAGLE MOUNTAIN CITY 
HOUSING SUSTAINABILITY PLAN 

population for 2024 is 57,985. Extending the projection to 2030, the City’s estimated population in 
that year is 88,861, representing an increase of 45,238 persons and placing it among the largest cities 
by population in Utah County and giving it narrowly the second largest absolute increase in 
population between Census years in the county. 
 
TABLE 2.2: POPULATION PROJECTIONS – CENSUS DATA 

  2020 2021 2022 2023 2024 2025 
American Fork 33,337 34,142 34,966 35,810 36,674 37,559 
Eagle Mountain 43,623 46,840 50,294 54,003 57,985 62,261 
Lehi 75,907 79,566 83,401 87,421 91,634 96,051 
Orem 98,129 99,167 100,216 101,276 102,347 103,430 
Provo 115,162 115,433 115,704 115,977 116,249 116,523 
Saratoga Springs 37,696 40,638 43,809 47,228 50,913 54,886 
Spanish Fork 42,602 43,486 44,389 45,310 46,250 47,210 
Springville 35,268 35,908 36,559 37,222 37,897 38,584 
Utah County 659,399 675,695 692,394 709,505 727,039 745,007 
Utah 3,271,616 3,327,259 3,383,848 3,441,399 3,499,929 3,559,455 

 
TABLE 2.2: POPULATION PROJECTIONS – CENSUS DATA (CONT.) 

  2026 2027 2028 2029 2030 AAGR 
American Fork 38,466 39,394 40,345 41,319 42,316 2.4% 
Eagle Mountain 66,852 71,782 77,075 82,759 88,861 7.4% 
Lehi 100,681 105,533 110,620 115,952 121,541 4.8% 
Orem 104,524 105,630 106,747 107,876 109,018 1.1% 
Provo 116,797 117,072 117,347 117,623 117,900 0.2% 
Saratoga Springs 59,170 63,787 68,765 74,131 79,916 7.8% 
Spanish Fork 48,190 49,190 50,211 51,253 52,317 2.1% 
Springville 39,284 39,997 40,722 41,460 42,212 1.8% 
Utah County 763,419 782,285 801,618 821,429 841,729 2.5% 
Utah 3,619,993 3,681,561 3,744,176 3,807,855 3,872,618 1.7% 

 
Table 2.3 displays population projections for the City from the Eagle Mountain City Economic 
Development Master Plan, showing an AAGR of 6.3 percent and a population increase of 5,200 
persons per year. These projections were based on the 2020 Census population estimate for the City 
and a review of building permits issued in recent years.  
 
TABLE 2.3: POPULATION PROJECTIONS – ECONOMIC REPORT 

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 
43,623 48,823 54,023 59,223 64,423 69,623 74,823 80,023 85,223 90,423 95,623 

 
TABLE 2.3: POPULATION PROJECTIONS – ECONOMIC REPORT (CONT.) 

2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 AAGR 
100,823 106,023 111,223 116,423 121,623 126,823 132,023 137,223 142,423 147,623 6.3% 

 
HOUSEHOLDS 
The total number of households as of the most recent American Community Survey (“ACS”), an 
estimate covering the period between January 2018 and December 2022, is 10,896. This figure 
represents 5.8 percent of all households in Utah County. The average household size in the City is 
4.23 persons, which is considerably higher than the value of 3.46 persons for the County. 
 
TABLE 2.4: HOUSEHOLD CHARACTERISTICS 
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 TOTAL 
MARRIED-COUPLE FAMILY 

HOUSEHOLD 
MALE HOUSEHOLDER, NO SPOUSE 

PRESENT, FAMILY HOUSEHOLD 

FEMALE HOUSEHOLDER, NO 
SPOUSE PRESENT, FAMILY 

HOUSEHOLD 

NONFAMILY 
HOUSEHOLD 

EAGLE MOUNTAIN      
Total households 10,896 9,119 470 594 713 
Average household size 4.23 4.53 3.50 3.70 1.40 
UTAH COUNTY      
Total households 187,171 130,297 7,638 13,567 35,669 
Average household size 3.46 3.93 3.45 3.67 1.70 

 
AGE 
The distribution of population by age, irrespective of gender, varies heavily within some ranges 
between the City and the County. The median age in the city, at 21.9 years, is considerably lower than 
that of the County, at 25.2 years, and further the State of Utah at 31.4 years. Among particular age 
ranges, the City has proportions of nearly double that of the County for persons under 5 years of age 
and between 5 and 9 years. The opposite relationship is observed for people between 20 and 24 
years of age, where the County’s proportion of the population in that range is nearly double that for 
the City. 
 
Though population projections in this report are not adjusted for distribution of persons by age, the 
comparatively great proportion of younger persons comprising the population of the City with 
respect to Utah County, paired with the relatively high typical household size in the City, suggests 
significant internal growth of future population and prospective homeowners. Additionally, a study 
by realtor.com [1] suggests that persons of the Generation Z demographic cohort both greatly desire 
homeownership and seek to live in suburban locales, indicated respectively by 72 percent and 49 
percent of survey respondents. 
 
FIGURE 2.2: AGE DISTRIBUTION AS % OF TOTAL 
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FIGURE 2.3: AGE DISTRIBUTION BY GENDER, EAGLE MOUNTAIN 

 
FIGURE 2.4: AGE DISTRIBUTION BY GENDER, UTAH COUNTY 

 
INCOME 
Distributions of population between income groups in the City are somewhat balanced, where 71.3 
percent of households fall within the yearly income range of $50,000 to $149,000. The proportional 
variety of households by yearly income is less extreme in the City than in the County, as the 
proportion of households in the City with incomes under $50,000 and above $149,999 is less in each 
individual group than in the County. Additionally, median household income among all households 
in the City is greater than within the County, at respective values of $100,837 and $91,263. These 
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income figures represent pretax cash income of the householder and all other people 15 years and 
older in the household.  
 
TABLE 2.3: INCOME CHARACTERISTICS  EAGLE MOUNTAIN CITY, UTAH UTAH COUNTY, UTAH 

  HOUSEHOLDS FAMILIES 
MARRIED-

COUPLE 
FAMILIES 

NONFAMILY 
HOUSEHOLDS HOUSEHOLDS FAMILIES 

MARRIED-
COUPLE 

FAMILIES 

NONFAMILY 
HOUSEHOLDS 

Total 10,896 10,183 9,119 713 187,171 151,502 130,297 35,669 
Less than $10,000 1.8% 0.5% 0.0% 19.5% 2.8% 1.9% 1.2% 7.6% 
$10,000 to $14,999 0.1% 0.1% 0.1% 0.0% 1.8% 1.2% 0.9% 5.0% 
$15,000 to $24,999 1.3% 1.2% 1.3% 2.5% 4.3% 3.2% 2.5% 10.3% 
$25,000 to $34,999 1.2% 1.3% 0.9% 5.2% 5.2% 3.9% 3.3% 11.0% 
$35,000 to $49,999 6.3% 6.2% 5.8% 8.1% 9.1% 7.9% 6.7% 15.9% 
$50,000 to $74,999 16.2% 17.9% 17.0% 11.2% 16.3% 15.8% 14.7% 19.7% 
$75,000 to $99,999 22.4% 22.4% 21.6% 29.2% 15.6% 16.2% 16.6% 12.8% 
$100,000 to $149,999 32.7% 33.0% 35.0% 10.8% 22.1% 24.4% 25.8% 10.8% 
$150,000 to $199,999 9.3% 8.9% 9.3% 9.5% 11.1% 12.7% 13.8% 3.2% 
$200,000 or more 8.6% 8.4% 9.0% 3.9% 11.7% 13.0% 14.5% 3.7% 
Median income 
(dollars) 

100,837 100,378 103,274 $81,225 91,263 100,128 106,498 50,182 

 
FIGURE 2.5: HOUSEHOLD INCOME DISTRIBUTION 

 
  

0%

5%

10%

15%

20%

25%

30%

35%

Less than
$10,000

$10,000 to
$14,999

$15,000 to
$24,999

$25,000 to
$34,999

$35,000 to
$49,999

$50,000 to
$74,999

$75,000 to
$99,999

$100,000 to
$149,999

$150,000 to
$199,999

$200,000 or
more

Eagle Mountain Utah County



 
 

Page 9    LRB PUBLIC FINANCE ADVISORS | 41 NORTH RIO GRANDE, SUITE 101 | SALT LAKE CITY, UT 84101 

 

EAGLE MOUNTAIN CITY 
HOUSING SUSTAINABILITY PLAN 

SECTION 3: COMMUNITY ASSESSMENT & HOUSING ANALYSIS 
 
 
OCCUPANCY STATUS 
Changes in occupancy distributions for the City over the decade are illustrated in Table 3.1. Between 
2012 and 2022, the rate of owner occupancy increased by 0.7 percent. Among owner-occupant 
households, there was a notable shift from multifamily to single-family units. Where renter-occupied 
housing is typically concentrated more heavily among multifamily units, in the City these renter-
occupied units are generally single-family homes, with a proportion of 66 percent, though this 
proportion has decreased from the 2012 figure of 72.2 percent.  
 
TABLE 3.1: OCCUPANCY CHARACTERISTICS FOR EAGLE MOUNTAIN, 2012 AND 2022  EAGLE MOUNTAIN, 2012 EAGLE MOUNTAIN, 2022 

  OWNER OCCUPIED RENTER 
OCCUPIED TOTAL % OF 

TOTAL OWNER OCCUPIED RENTER 
OCCUPIED TOTAL % OF 

TOTAL 
Single Family 3,970 89.3% 454 72.2% 4,420 87.1% 9,152 95.2% 841 66.0% 9,993 91.7% 
2 to 4 Units 138 3.1% - 0.0% 137 2.7% 59 0.6% 68 5.4% 127 1.2% 
5 to 9 Units 4 0.1% - 0.0% 5 0.1% 31 0.3% 148 11.6% 179 1.6% 
10 or more 
Units 

333 7.5% 175 27.8% 508 10.0% 376 3.9% 216 17.0% 592 5.4% 

Mobile Home 
& Other 

- 0.0% - 0.0% - 0.0% 5 0.1% - 0.0% 5 0.0% 

Total Units 4,446 87.6% 629 12.4% 5,075 100.0% 9,623 88.3% 1,273 11.7% 10,896 100.0% 

 
Changes in occupancy distributions for the County over the decade are illustrated in Table 3.2. 
Between 2012 and 2022, the rate of owner occupancy increased by 0.1 percent. Among owner-
occupant households, there was a slight shift from multifamily structures with more than 5 units, as 
well as mobile homes, toward single-family homes. Among renter-occupant households, the shift in 
distribution was inverted, as households shifted notably toward multifamily structures with 5 or more 
units. 
 
TABLE 3.2: OCCUPANCY CHARACTERISTICS FOR UTAH COUNTY, 2012 AND 2022 

 UTAH COUNTY, 2012 UTAH COUNTY, 2022 

 OWNER OCCUPIED 
RENTER 

OCCUPIED TOTAL 
% OF 
TOTAL OWNER OCCUPIED 

RENTER 
OCCUPIED TOTAL 

% OF 
TOTAL 

Single Family 90,462 93.5% 17,311 38.9% 107,775 76.3% 121,205 94.4% 21,529 36.7% 142,734 76.3% 
2 to 4 Units 1,838 1.9% 10,591 23.8% 12,289 8.7% 2,369 1.9% 11,396 19.4% 13,765 7.3% 
5 to 9 Units 871 0.9% 4,005 9.0% 4,803 3.4% 865 0.7% 5,794 9.9% 6,659 3.6% 
10 or more 
Units 

1,742 1.8% 11,971 26.9% 13,701 9.7% 2,115 1.6% 19,432 33.0% 21,547 11.5% 

Mobile Home 
& Other 

1,935 2.0% 668 1.5% 2,543 1.8% 1,814 1.4% 652 1.1% 2,466 1.3% 

Total Units 96,751 68.5% 44,501 31.5% 141,252 100.0% 128,368 68.6% 58,803 31.4% 187,171 100.0% 

 
HOME VALUES 
Among comparison municipalities, the median market value for single-family homes in the City, as 
gathered from 2024 data from the Utah County Assessor’s Office, lies within a typical range. For its 
location, market values in the City are considerably lower than those in Lehi and Saratoga Springs, 



 
 

Page 10    LRB PUBLIC FINANCE ADVISORS | 41 NORTH RIO GRANDE, SUITE 101 | SALT LAKE CITY, UT 84101 

 

EAGLE MOUNTAIN CITY 
HOUSING SUSTAINABILITY PLAN 

making for a more affordable option for those that wish to reside in the northern portion of the 
County. 
  
TABLE 3.3: SINGLE-FAMILY HOME VALUES 

CITY UNITS MEDIAN SFH MARKET VALUE MEDIAN SFH TAXABLE VALUE 
American Fork            7,908  $492,400 $271,645 
Eagle Mountain          12,762  $466,100 $256,933 
Lehi          17,961  $564,400 $311,355 
Orem          16,869  $475,400 $262,185 
Provo          14,828  $476,150 $263,505 
Saratoga Springs          10,344  $551,150 $303,903 
Spanish Fork          10,094  $461,550 $253,935 
Springville            7,553  $464,400 $256,135 
Utah County        142,703  $516,900 $284,790 

 
Single-family home permitting data from the Ivory-Boyer Construction Database reveals an annual 
average growth rate for permit values of 5.5 percent from 2010 through 2023 (the last year of 
complete data at the time of this analysis). 2023 permit values in the City were among the lowest of 
the comparison cities. However, the annual average growth rate was the second highest among 
comparison cities and over a percent and a half higher than the average for Utah County. This trend 
suggests that permit values and home values will increase disproportionately to the County and most 
of the comparison municipalities and decrease existing levels of affordability relative to the County. 
 
TABLE 3.4: BUILDING PERMIT VALUES  

 2010 2011 2012 2013 2014 2015 2016 
American Fork $263,369 $237,652 $267,200 $261,268 $250,419 $281,463 $247,256 
Eagle Mountain $161,528 $171,676 $173,418 $175,802 $198,098 $574,120 $196,918 
Lehi $252,828 $254,090 $246,810 $269,653 $271,584 $282,386 $300,124 
Orem $267,238 $303,404 $295,311 $320,900 $328,216 $319,882 $391,841 
Provo $223,871 $230,576 $228,048 $184,324 $238,090 $246,492 $233,803 
Saratoga Springs $136,874 $141,411 $153,939 $180,778 $229,287 $238,482 $237,056 
Spanish Fork $237,655 $234,873 $236,265 $274,589 $302,056 $300,928 $287,672 
Springville $178,761 $187,939 $201,061 $187,659 $206,782 $275,426 $282,336 
Utah County $224,741 $249,790 $240,425 $253,833 $272,550 $403,982 $281,887 

 
TABLE 3.4: BUILDING PERMIT VALUES (CONT.) 

 2017 2018 2019 2020 2021 2022 2023 AAGR 
American Fork $260,276 $326,102 $369,495 $350,790 $356,169 $481,801 $526,121 5.47% 
Eagle Mountain $221,163 $312,951 $280,161 $283,319 $280,145 $308,118 $324,000 5.50% 
Lehi $324,636 $304,469 $328,333 $333,164 $354,659 $395,152 $345,307 2.43% 
Orem $400,921 $362,303 $347,694 $418,798 $466,548 $492,771 $572,766 6.04% 
Provo $236,223 $255,110 $236,729 $256,664 $277,381 $289,785 $245,971 0.73% 
Saratoga Springs $240,414 $234,442 $254,968 $256,266 $262,665 $277,597 $263,319 5.16% 
Spanish Fork $286,916 $295,778 $292,250 $296,032 $329,897 $377,004 $359,983 3.25% 
Springville $310,384 $325,100 $313,595 $291,275 $351,660 $385,664 $351,559 5.34% 
Utah County $294,806 $310,510 $314,512 $313,280 $329,771 $387,459 $370,039 3.91% 

 
HOUSING STOCK VARIETY 
Table 3.5 examines the distribution of all residential units by comparison municipality, as gathered 
from 2024 data from the Utah County Assessor’s Office, to determine the variety of existing housing 
stock. Among the selected municipalities, the City has a relatively low amount of stock of multifamily 
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structures with more than 5 units, condos, and 2-plexes when adjusted for total unit count. 
Additionally, there are no multifamily structures comprising more than 49 units in the City and only 
one multifamily structure with between 5 and 49 units. 
 
TABLE 3.5: HOUSING UNITS BY TYPE 

 1 2-
PLEX ON 

LOT 

2 2-
PLEX ON 

LOT 

1 3-
PLEX ON 

LOT 

1 4-
PLEX ON 

LOT 

1 5-
PLEX ON 

LOT 

1 6-
PLEX ON 

LOT 

1 7-
PLEX ON 

LOT 

1 8-
PLEX ON 

LOT 

5-8 
UNITS 

9-19 
UNITS 

20-49 
UNITS 

American Fork 158 1 71 54 - - - - 10 33 13 
Eagle Mountain 83 - 3 51 - - - - - - 1 
Lehi 111 2 3 20 - - - - 10 2 1 
Orem 402 3 39 458 - - - - 21 24 79 
Provo 1,043 10 113 300 9 2 1 1 158 151 66 
Saratoga Springs - - - - - - - - - - - 
Spanish Fork 142 6 4 58 - - - - 12 5 4 
Springville 188 2 14 71 - - - - 13 19 2 

 
TABLE 3.5: HOUSING UNITS BY TYPE (CONT.) 

 50-99 
UNITS 

100+ 
UNITS 

CONDO 
DETACHED 

TWIN 
HOME 

MANU
FAC. 

HOME 

MODULAR 
HOME 

MULTIP
LE RES 

MULTIPLE 
UNIT MIX 

SINGLE 
FAMILY 

RES 

TOWN-
HOME 

TWIN 
HOME 

American Fork 11 10 429 - 9 2 6 4 7,908 2,238 424 
Eagle Mountain - - 515 8 14 11 3 1 12,762 1,708 150 
Lehi 1 7 1,999 - 34 7 13 2 17,961 4,279 310 
Orem 6 20 2,839 66 19 1 6 7 16,869 2,335 592 
Provo 19 37 3,948 23 75 8 19 21 14,828 2,780 617 
Saratoga Springs - 2 1,176 4 - 2 2 - 10,344 3,027 422 
Spanish Fork 4 - 198 1 34 3 17 4 10,094 2,172 542 
Springville 1 4 842 3 18 1 21 9 7,553 457 706 

 
SINGLE-FAMILY HOME CHARACTERISTICS 
Table 3.6 displays values for the median year built and median floor area for all single-family units 
among the comparison municipalities. With respect to typical home age, the City matches closely with 
its nearby peers in Saratoga Springs and Lehi with a relatively recent median age of home, the most 
recent among all comparison municipalities. In terms of typical unit floor area, the City trends slightly 
smaller than its closest peers and matches consistently with the average for Utah County as a whole. 
 
TABLE 3.6: SFH PHYSICAL CHARACTERISTICS 

 UNITS MEDIAN YEAR BUILT MEDIAN FLOOR AREA (SQFT) 
American Fork 7,908 1993 1,642 
Eagle Mountain 12,762 2016 1,898 
Lehi 17,961 2006 1,969 
Orem 16,869 1978 1,426 
Provo 14,828 1976 1,590 
Saratoga Springs 10,344 2015 2,156 
Spanish Fork 10,094 2001 1,670 
Springville 7,553 1996 1,651 
Utah County 142,703 2001 1,822 
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RESIDENTIAL LAND USE ANALYSIS 
A critical element of community analysis with respect to housing affordability is an examination of 
the distribution of housing land uses. Using Utah County Assessor data from 2024, Table 3.7 
examines the land area in acres of each residential land use type among the comparison 
municipalities. Of these municipalities, the City has a relatively typical amount of land dedicated to 
single-family housing, as well as the lowest amount of land dedicated to multifamily housing. 
  
TABLE 3.7: RESIDENTIAL LAND USE AREA (ACRES) 

PROPERTY CLASS 
AMERICAN 

FORK 
EAGLE 

MOUNTAIN 
LEHI OREM PROVO 

SARATOGA 
SPRINGS 

SPANISH 
FORK 

SPRINGVILLE 

SINGLE FAMILY         
Single Family Residential 2,186.1 3,916.7 5,310.3 4,347.0 4,209.3 2,480.4 3,896.7 2,734.2 
Modular Home 1.0 7.8 2.4 0.2 2.1 6.5 5.9 0.2 
Manufactured Home 7.2 185.1 17.9 4.6 25.1 - 265.8 13.8 
Multiple Res 6.7 3.9 28.4 25.5 30.6 151.6 96.2 104.5 
Single Family Subtotal 2,201.0 4,113.5 5,359.1 4,377.2 4,267.1 2,638.4 4,264.6 2,852.8 
MULTIFAMILY         
1 2-plex on Lot 37.9 29.7 25.9 85.7 181.5 - 29.9 54.9 
2 2-plex on Lot 0.4 - 0.8 1.9 2.2 - 2.7 0.7 
1 3-plex on Lot 4.3 0.2 0.7 9.5 21.5 - 1.3 3.2 
1 4-plex on Lot 11.5 4.0 5.1 111.7 48.2 - 15.2 21.1 
1 5-plex on Lot - - - - 1.8 - - - 
1 6-plex on Lot - - - - 0.5 - - - 
1 7-plex on Lot - - - - 0.2 - - - 
1 8-plex on Lot - - - - 0.2 - - - 
Townhome 59.6 55.1 135.4 71.9 67.9 90.9 55.5 22.5 
Condo 8.9 15.8 46.7 64.9 100.8 29.0 3.9 24.7 
Twin Home 44.3 5.5 14.1 37.4 38.2 25.2 55.5 82.3 
5-8 Units 3.8 - 4.9 7.0 38.3 - 4.6 5.1 
9-19 Units 11.1 - 0.8 15.2 54.1 - 0.9 5.8 
20-49 Units 27.1 11.4 2.9 34.4 56.0 - 6.5 0.6 
50-99 Units 22.5 - 14.4 13.5 43.6 - 16.6 4.3 
100+ Units 77.1 - 96.4 122.5 92.0 20.9 - 12.6 
Multiple Unit Mix 3.8 1.0 2.5 2.9 4.3 - 1.4 3.2 
Trailer Park 18.6 - 8.8 67.6 77.0 - 3.9 53.5 
Detached Twin Home - 0.3 - 3.7 1.0 0.2 0.2 0.3 
Multifamily Subtotal 331.0 122.9 359.5 649.7 829.4 166.1 198.1 294.8 
Total 2,532.0 4,236.4 5,718.6 5,026.9 5,096.5 2,804.5 4,462.7 3,147.6 

 
Table 3.8 examines the same individual residential land uses as proportions of total residential land 
use. Of all comparison municipalities, the City, respectively, has the highest and lowest proportions 
of residential land use dedicated to single-family and multifamily parcels. Notably, within the single-
family land use classification, parcels designated as Single Family Residential do not constitute the 
largest distribution of land among all comparison municipalities. Rather, the total single-family 
proportion is bolstered by a relatively very high level of single-family land being used for the 
Manufactured Home designation, describing a home fully assembled remotely and transported to a 
lot, at 4.4 percent. This is the second largest among all comparison municipalities, with the greatest 
proportion being 6 percent in Spanish Fork. The City also ranks highly among its peers in land 
dedicated to Modular Homes, a designation describing homes whose components are assembled 
remotely then transported to a lot for assembly. 



 
 

Page 13    LRB PUBLIC FINANCE ADVISORS | 41 NORTH RIO GRANDE, SUITE 101 | SALT LAKE CITY, UT 84101 

 

EAGLE MOUNTAIN CITY 
HOUSING SUSTAINABILITY PLAN 

As was examined earlier in this section, the City has no land dedicated to select multifamily parcel 
designations, namely structures with 5-19 units, structures with 50+ units, and trailer parks, that are 
more prolific in other comparison municipalities. Beyond the low proportion of land area utilized for 
multifamily parcel designations, the diversity of multifamily options is relatively low in the City. As an 
example, there are only 6 multifamily parcel types present in the City. This is comparable to nearby 
Saratoga Springs, where there are only four multifamily parcel types present, but disparate from 
municipalities like Orem, Provo, and Springville, where in each municipality there are 12 or more 
multifamily parcel types present. 
 
TABLE 3.8: RESIDENTIAL LAND USE AREA (PERCENT) 

PROPERTY CLASS 
AMERICAN 

FORK 
EAGLE 

MOUNTAIN 
LEHI OREM PROVO 

SARATOGA 
SPRINGS 

SPANISH 
FORK 

SPRINGVILLE 

SINGLE FAMILY         
Single Family Residential 86.3% 92.5% 92.9% 86.5% 82.6% 88.4% 87.3% 86.9% 
Modular Home - 0.2% - - - 0.2% 0.1% - 
Manufactured Home 0.3% 4.4% 0.3% 0.1% 0.5% 0.0% 6.0% 0.4% 
Multiple Res 0.3% 0.1% 0.5% 0.5% 0.6% 5.4% 2.2% 3.3% 
Single Family Total 86.9% 97.1% 93.7% 87.1% 83.7% 94.1% 95.6% 90.6% 
MULTIFAMILY         
1 2-plex on Lot 1.5% 0.7% 0.5% 1.7% 3.6% - 0.7% 1.7% 
2 2-plex on Lot - - - - - - 0.1% - 
1 3-plex on Lot 0.2% - - 0.2% 0.4% - - 0.1% 
1 4-plex on Lot 0.5% 0.1% 0.1% 2.2% 0.9% - 0.3% 0.7% 
1 5-plex on Lot - - - - - - - - 
1 6-plex on Lot - - - - - - - - 
1 7-plex on Lot - - - - - - - - 
1 8-plex on Lot - - - - - - - - 
Townhome 2.4% 1.3% 2.4% 1.4% 1.3% 3.2% 1.2% 0.7% 
Condo 0.4% 0.4% 0.8% 1.3% 2.0% 1.0% 0.1% 0.8% 
Twin Home 1.7% 0.1% 0.2% 0.7% 0.7% 0.9% 1.2% 2.6% 
5-8 Units 0.2% - 0.1% 0.1% 0.8% - 0.1% 0.2% 
9-19 Units 0.4% - - 0.3% 1.1% - - 0.2% 
20-49 Units 1.1% 0.3% 0.1% 0.7% 1.1% - 0.1% - 
50-99 Units 0.9% - 0.3% 0.3% 0.9% - 0.4% 0.1% 
100+ Units 3.0% - 1.7% 2.4% 1.8% 0.7% - 0.4% 
Multiple Unit Mix 0.2% - - 0.1% 0.1% - - 0.1% 
Trailer Park 0.7% - 0.2% 1.3% 1.5% - 0.1% 1.7% 
Detached Twin Home - - - 0.1% - - - - 
Multifamily Total 13.1% 2.9% 6.3% 12.9% 16.3% 5.9% 4.4% 9.4% 
Total Acres 2,532.0 4,236.4 5,718.6 5,026.9 5,096.5 2,804.5 4,462.7 3,147.6 

 
As will be examined further in the analysis of vacant land, the City utilizes a relatively very low 
proportion of its overall area for active land uses, specifically residential land use. Though a relatively 
typical total amount of area is used for residential uses among comparison municipalities, the City’s 
overall land area is considerably greater than comparison cities and thus has a much lower residential 
proportion. Looking forward, however, a significant portion of land that is presently vacant, especially 
toward the western extremities of the City, has been designated in the Future Land Use & 
Transportation Map from the 2018 Eagle Mountain General Plan as future residential land.  
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TABLE 3.9: RESIDENTIAL LAND USE AREA COMPARISON (ACRES) 

LAND USE TYPE 
AMERICAN 

FORK 
EAGLE 

MOUNTAIN 
LEHI OREM PROVO 

SARATOGA 
SPRINGS 

SPANISH 
FORK 

SPRINGVIL
LE 

Single Family Residential 2,201.0 4,113.5 5,359.1 4,377.2 42,67.1 2,638.4 4,264.6 2,852.8 
Multifamily Residential 331.0 122.9 359.5 649.7 829.4 166.1 198.1 294.8 
Residential Total 2,532.0 4,236.4 5,718.6 5,026.9 5,096.5 2,804.5 4,462.7 3,147.6 
All Land 7,267 32,609 19,673 11,932 28,283 14,994 10,855 9,295 
Residential % of Total 34.8% 13.0% 29.1% 42.1% 18.0% 18.7% 41.1% 33.9% 

 
VACANT LAND USE ANALYSIS 
TABLE 3.10: VACANT LAND USE 

An attribute that is particularly unique to the City, 
both among the comparison municipalities and all 
municipalities along the Wasatch Front, is the 
proportion of total municipal land presently 
designated as vacant. Where typical proportions of 
vacant land among Utah County municipalities range 
from between three and 30 percent, the City’s value 
of 48.7 percent is considerably greater than typical.  
 
By far the largest proportion of total vacant land is 
planned for residential use. The next largest 
dedication of vacant land, though by a large 

proportional distance, is purposed for commercial use.  
 
This high proportion of vacant land presents a rather unique opportunity for the City among its peers, 
many of which are near capacity in terms of developable land. While there are some areas within the 
City’s limits that are less well-positioned for development due to geographic constraints or ownership 
by other government entities, more highly developable vacant land near the City Center and South 
Town is available in large quantities for the prospect of affordable residential development. 
 
ZONING/RESIDENTIAL DENSITY ANALYSIS 
An analysis of the geographic placement of residential areas with respect to parcel market value and 
nearby vacant land may provide some guidance in the determination of factors contributing to 
unaffordability and the path forward in terms of rezoning for greater residential densities and 
strategizing for the placement of future affordable housing. 
 
Below, Figures 3.1 and 3.2 display the distribution of parcels by property type and provide insight 
into the disparity of housing affordability by geographic location. Of note, parcels that do not fit into 
the mentioned property type categories and those without any property type information are 
included within the “other” category. 
 
 
 
 
 
 
FIGURE 3.1: PROPERTY TYPE BY PARCEL 

VACANT LAND USES AREA (ACRE) 
Vacant Residential 12,401.3 
Vacant Residential w/ Detached Structure 444.7 
Vacant Commercial 2,554.1 
Vacant Commercial w/ Detached Structure 8.5 
Vacant Subdivided Lot 445.6 
Vacant Subdivided Lot w/ Detached Structure 7.3 
Vacant Subdivided Lot – Not Developed 0.3 
Vacant Townhome Lot 7.9 
Vacant Twin Lot 2.8 
Vacant Apartment Lot 16.8 
Vacant Land Total 15,889.2 
All Land 32,609 
Vacant % of Total 48.7% 
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The principal geographic groupings for the vast majority of developed parcels in the City are between 
the northernmost areas, notated in the Future Land Use & Transportation Map as the North Benches 
and Ranches Gateway, and the central part of the City, notated as South Town. Distributions of single-
family and multifamily parcels are approximately similar between these two areas. However, 
proportions of presently undeveloped or vacant land exist in far greater amounts in South Town than 
near the northern municipal boundary.  
 
In the northern part of the City, north of the intersection of Pony Express Pkwy and Lake Mountain 
Rd, single-family parcels have a median market value of $486,300, while single-family parcels in the 
South Town area have a median value of $429,100. This disparity is likely to be explained by several 
factors. The elevated geography in the north of the City, located principally within a mountain pass, 
leads to generally more desirable scenic views on a parcel-by-parcel basis. Being positioned around 
the Cory B. Wride Memorial Hwy, residents in this area also have the added convenience of proximity 
to surrounding cities and Interstate 15. Additionally, certain neighborhoods are located near the 
Ranches Golf Club, likely contributing directly to elevated market values. In contrast, the South Town 
area is less intensely developed and lacks certain amenities afforded to residents to the north.  
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FIGURE 3.2: SINGLE FAMILY HOME MARKET VALUE BY PARCEL 

 
 
If pursuing the development of affordable housing via rezoning or targeted incentives, it may be more 
effective for the City to focus efforts toward the South Town area, where affordability is naturally 
greater and vacant land is more plentiful. Though the Future Land Use & Transportation map notes 
the inclusion of high-density residential in South Town, a notable portion of these future zoned areas 
have already been developed for multifamily housing, and a considerable majority of land area in 
South Town remains planned for low residential densities. 

  



 
 

Page 17    LRB PUBLIC FINANCE ADVISORS | 41 NORTH RIO GRANDE, SUITE 101 | SALT LAKE CITY, UT 84101 

 

EAGLE MOUNTAIN CITY 
HOUSING SUSTAINABILITY PLAN 

SECTION 4: HOUSING AFFORDABILITY 
 
 
For the determination of what constitutes affordability, the benchmark value of 30 percent of 
monthly gross income is set standard for the expected proportion of income set aside for housing, 
both for renter and owner households. As defined by the U.S. Department of Housing and Urban 
Development, a household is cost-burdened by housing costs when those costs exceed 30 percent 
of gross income. It should be noted that City staff are keenly aware of the issue of affordability, and 
the purpose of this section is to guide the development of future affordability benchmarks. 
 
An analysis of affordability for renter households is of great importance, as obstacles to obtaining 
rental housing are generally considerably fewer and levels of affordability are generally higher 
compared to homeownership. For many, renting is a preliminary step to homeownership, and rental 
affordability is thus tied to the ability of prospective homeowners to work toward positioning 
themselves for the purchase of a home. Though cost breakdowns for rental housing are not available 
to the same extent as they are for owner-occupied homes, the relationship between typical 
household income and typical rent is presently sustainable in the City. 
 
In line with the stated goal of the City to encourage homeownership for residents, examining present 
barriers to homeownership in terms of affordability is also critical, with a large majority of households 
in the City presently owning their home and most new residential construction being purpose-built 
for homeownership. Present conditions for home affordability in the City are troublesome, where 
well over half of the City’s households would not be able to afford homeownership as new buyers. 
 
AFFORDABILITY ANALYSIS – RENTAL 
For renter households, who comprise over 11 percent of the City’s total households, affordability 
issues are becoming more pronounced as construction material prices, inflation, and interest rates 
continue to transform housing prices. The analysis in Table 4.1 examines affordability for renter 
households based on the relationship between typical rents and a representation of typical income 
for a family of 4 persons, modeled as 80 percent of median household income by municipality.  
 
In Eagle Mountain, the relationship between median gross rent and the 80 percent value of median 
household income is relatively similar to those for other comparison municipalities. Though median 
gross rent in the City is the second highest among these municipalities, the City also has the third 
highest median household income. 
 
American Community Survey data from 2022 reflects proportions of renter households that 
respectively spend less than and greater than 30 percent of their monthly incomes on rent costs. 
Somewhat distinct from the relationship between median gross rent and median household income 
in the City, the ACS reports that the proportion of renter households spending greater than 30 
percent of monthly income on rent costs is the second lowest of all comparison municipalities.  
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TABLE 4.1: RENTAL AFFORDABILITY CHARACTERISTICS 

 MEDIAN GROSS 
RENT 

80% MEDIAN 
HOUSEHOLD 

INCOME 

RENT TO MONTHLY 
INCOME 

% RENTERS 
SPENDING <30% 

ON HOUSING  

% RENTERS 
SPENDING >30% 

ON HOUSING  
American Fork $1,583 $72,392 26.2% 56.6% 43.4% 
Eagle Mountain $1,740 $80,670 25.9% 58.6% 41.5% 
Lehi $1,681 $93,794 21.5% 65.1% 34.9% 
Orem $1,290 $62,054 24.9% 53.8% 46.3% 
Provo $1,089 $46,354 28.2% 47.5% 52.5% 
Saratoga Springs $2,061 $93,604 26.4% 48.2% 51.8% 
Spanish Fork $1,308 $75,191 20.9% 54.4% 45.6% 
Springville $1,367 $67,759 24.2% 55.0% 45.1% 
Utah County $1,330 $73,010 21.9% 53.1% 46.8% 

 
AFFORDABILITY ANALYSIS – HOME OWNERSHIP 
By far the greatest proportion of households in Eagle Mountain are owner-occupants of single-family 
homes. From the last update of the Moderate-Income Housing element for the City’s 2018 General 
Plan, characteristics of affordability have changed drastically for those looking to obtain 
homeownership. In addition to swelling home values both in the City and the County, interest rates 
for mortgages are reaching 20-year highs, resulting in a sustained lack of affordability for prospective 
first-time homeowners. 
 
In Table 4.2, affordable home value ranges have been established for 10 income levels. These values 
have been generated through a mortgage payment calculation that reflects a 10 percent down 
payment, a loan length of 30 years (360 months), current property tax and home insurance rates, 
$300 for utility payments, and varying values for loan interest, as displayed further in the table.  
 
TABLE 4.2: AFFORDABLE HOME PRICE RANGES BY INCOME CATEGORY 

 HOME PRICE RANGE 
 4% INTEREST 5% INTEREST 6% INTEREST 7% INTEREST 

HOUSEHOLD INCOME RANGE LOW HIGH LOW HIGH LOW HIGH LOW HIGH 
Less than $15,000 $0 $14,253 $0 $12,938 $0 $11,790 $0 $10,786 
$15,000 to $24,999 $14,258 $61,781 $12,943 $56,080 $11,794 $51,102 $10,790 $46,751 
$25,000 to $34,999 $61,785 $109,308 $56,085 $99,222 $51,106 $90,414 $46,755 $82,717 
$35,000 to $49,999 $109,312 $180,598 $99,227 $163,935 $90,418 $149,382 $82,720 $136,665 
$50,000 to $74,999 $180,603 $299,416 $163,940 $271,791 $149,386 $247,662 $136,668 $226,578 
$75,000 to $99,999 $299,421 $418,234 $271,795 $379,646 $247,666 $345,942 $226,582 $316,491 
$100,000 to $149,999 $418,239 $655,870 $379,650 $595,356 $345,946 $542,503 $316,495 $496,318 
$150,000 to $199,999 $655,874 $893,505 $595,360 $811,066 $542,506 $739,063 $496,322 $676,145 
$200,000 or more $893,510 $811,070 $739,067 $676,148 

 
In Table 4.3, the same process as above is repeated for proportional categories of 2024 Area Median 
Income. As opposed to in Table 4.1, where median household income was derived from ACS data on 
the municipal level for the rental affordability analysis, median family income here is defined by HUD 
for the Provo-Orem metropolitan statistical area for a family of 4 persons, a value of $109,500 per 
year. This table represents a broader vision of affordability, especially with respect to in-migration 
within Utah County. 
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TABLE 4.3: AFFORDABLE HOME PRICE RANGE BY AMI CATEGORY    HOME PRICE RANGE 
MEDIAN FAMILY INCOME RANGE 4% INTEREST 5% INTEREST 6% INTEREST 7% INTEREST 

  LOW HIGH LOW HIGH LOW HIGH LOW HIGH LOW HIGH 
<30% AMI $0  $821  $0  $99,094 $0  $89,951 $0  $81,966 $0  $74,988 
30% to 50% AMI $821  $1,369  $99,094 $203,178 $89,951 $184,432 $81,966 $168,059 $74,988 $153,752 
50% to 80% AMI $1,369  $2,190  $203,178 $359,305 $184,432 $326,154 $168,059 $297,199 $153,752 $271,898 

 
In Table 4.4, an analysis of affordability for homeowners was conducted that compares the 
affordable home price ranges for income distributions of Eagle Mountain households to the 
proportion of single-family units that lie within those affordability ranges, as determined by Utah 
County Assessor market value from 2024. Affordable home price ranges for this analysis were based 
on a 6 percent rate of interest on a mortgage. 
 
This analysis reveals a considerable lack of affordability for households in the City with annual 
incomes of under $100,000. At present, a total of 453 units, comprising 3.5 percent of the City’s total 
of 12,796 units, are affordable for any of the household income ranges under the value of $100,000. 
There is a heavy surplus of single-family units that are affordable to households in the $100,000 to 
$149,000, $150,000 to $199,000, and $200,000 or more income ranges, as these ranges represent 
96.5 percent of single-family units but only 50.6 percent of households. 
 
TABLE 4.4: AFFORDABLE UNIT ANALYSIS 

HOUSEHOLD INCOME RANGE % OF HH IN RANGE 
AFFORDABLE HOME 

PRICE RANGE 
% OF AFFORDABLE 

UNITS 
GAP 

Less than $15,000 1.9% $0 to $11,790 0.1% 1.8% 
$15,000 to $24,999 1.3% $11,794 to $51,102 0.0% 1.3% 
$25,000 to $34,999 1.2% $51,106 to $90,414 0.0% 1.2% 
$35,000 to $49,999 6.3% $90,418 to $149,382 0.5% 5.8% 
$50,000 to $74,999 16.2% $149,386 to $247,662 1.5% 14.7% 
$75,000 to $99,999 22.4% $247,666 to $345,942 1.5% 20.9% 
$100,000 to $149,999 32.7% $345,946 to $542,503 72.5% -39.8% 
$150,000 to $199,999 9.3% $542,506 to $739,063 17.4% -8.1% 
$200,000 or more 8.6% >$739,067 6.5% 2.1% 

 
FIGURE 4.1: AFFORDABLE UNIT ANALYSIS CHART 
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On the following page, Figure 4.2 provides an illustration of all single-family units in the City that 
delineates those that, respectively, are affordable and unaffordable for a family of 4 whose income 
is 80 percent of the metropolitan area’s AMI. Of the 12,796 parcels visualized, 292 are affordable. 
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FIGURE 4.2: AFFORDABLE SFR UNITS AT 80% AMI 
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SECTION 5: FUTURE HOUSING NEEDS 
 
 
HOUSING NEEDS ANALYSIS AND PROJECTION 
Based largely on the methodology utilized in Section 4 to determine the proportion of existing units 
that are affordable to specific ranges of household income, this analysis uses that existing data in 
conjunction with projected population for 2030 to determine a combined count of affordable units 
needed by income category.  
 
TABLE 5.1: FUTURE HOUSING NEEDS ANALYSIS 

HOUSEHOLD INCOME RANGE 
AFFORDABLE HOME 

PRICE RANGE 
AFFORDABLE 

UNITS 
HOUSEHOLDS 

(2024) 
UNITS NEEDED 

(2024) 
HOUSEHOLDS 

(2030) 
UNITS NEEDED 

(2030) 
Less than $15,000 $0 to $11,790 9 260 251 399 390 
$15,000 to $24,999 $11,794 to $51,102 - 178 178 273 273 
$25,000 to $34,999 $51,106 to $90,414 - 164 164 252 252 
$35,000 to $49,999 $90,418 to $149,382 59 864 805 1,323 1,264 
$50,000 to $74,999 $149,386 to $247,662 197 2,221 2,024 3,403 3,206 
$75,000 to $99,999 $247,666 to $345,942 188 3,071 2,883 4,706 4,518 
$100,000 to $149,999 $345,946 to $542,503 9,283 4,483 - 6,869 - 
$150,000 to $199,999 $542,506 to $739,063 2,222 1,275 - 1,954 - 
$200,000 or more >$739,067 838 1,179 341 1,807 969 
Total  12,796 13,694 6,646 20,986 10,872 

 
FIGURE 5.1: FUTURE HOUSING NEEDS CHART 

 
 
Projecting 2022 household income data to 2024, it was determined that 6,646 of 13,694 households, 
or 48.5 percent, in the City would not be able to afford a home with housing costs comprising less 
than 30 percent of monthly gross income. Based on the 2022 figure of 4.23 persons per household 
and an estimated 2030 population of 88,861 persons from the 2010 to 2020 Census AAGR, there will 
be an additional 7,292 households in the City by 2030. Distributing these additional households into 
current proportions of household income range and combining these with existing households that 
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lack affordable options provides a summary figure of 10,872 households with need for affordable 
housing by 2030.  
 
A notable finding from this analysis is that the existing level of affordable housing stock for 
households in the income ranges of $100,000 to $149,999 and $150,000 to $199,999 is sufficient even 
for the projected number of households in those income ranges for 2030. By that year, there will 
remain a surplus of 2,682 affordable units among those ranges. 
 
It should be noted that this future analysis is contingent upon the present ratio of single-family home 
market values to median household income. Data from the Federal Reserve Bank of St. Louis 
suggests that this ratio will continue to expand, as from 2010 to 2022 the AAGR for the S&P/Case-
Shiller U.S. National Home Price Index was 5.7 percent, while the AAGR for national median 
household income during that period was only 1.2 percent. If these AAGRs were extended to this 
analysis, it is likely that the number of affordable units would shift to higher income ranges and 
necessitate the development of more affordable units than suggested here. In other words, home 
market values greatly outpacing the growth in household incomes will result in fewer affordable units 
for those households in the $100,000 to $149,999 income range and a greater overall demand for 
affordable housing. 
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SECTION 6: SWOT ANALYSIS 
 
 
STAKEHOLDER OUTREACH FINDINGS 
The stakeholder outreach portion of the process for developing this housing sustainability plan was 
principally comprised of phone call interviews with a variety of stakeholders invested in the managed 
growth of the City. 11 separate interviews were conducted, one via conference call, where 12 
stakeholders responded to 11 questions. Comprising the group of stakeholders were seven 
community partners and five home developers. The first four of these questions were more 
generalized, inquiring about the City’s strengths, weaknesses, opportunities, and threats (“SWOT”) 
with respect to housing. The most frequent responses to those questions are outlined in Table 6.5, 
where responses are ordered from top to bottom in order of response frequency. The following 
seven questions were more pointed and, as such, were unable to be grouped where response detail 
was too great. Responses from stakeholders toward these questions were utilized to develop housing 
affordability strategies later in this document. 
 
TABLE 6.5: STAKEHOLDER SWOT MATRIX 

STRENGTHS WEAKNESSES 
 Land availability  Council pushback 
 Affordability  Lack of affordability 
 Transportation accessibility to Utah/Salt Lake Counties  Resident pushback 
 Opportunity for families  Stringent development code 
 Diversity  Limited housing types 
 Housing type variety  

OPPORTUNITIES THREATS 
 Land availability  Resident pushback 
 Changing development code  Development code 
 Increasing affordability  Council pushback 
 Continuing current diversity  Interest rates 
 Educating public on planning issues and mechanisms  Inflation 
 Commercial growth  

 
Responses to the SWOT line of questioning were generally consistent, with some responses being 
consistent among as many as five stakeholders. Responses to the inquiry on strengths were often 
found in kind in the inquiry on opportunities, and this relationship was similarly found between 
weaknesses and threats. 
 
In terms of actionable measures, themes emerged from the SWOT inquiry that often made use of a 
combination of elements from all four segments. Stakeholders frequently referred to the great level 
of opportunity afforded to the City to make use of the large proportion of currently vacant land, a 
proportion that stakeholders noted as uncommon for a municipality in Utah County. It was frequently 
suggested that this vacant land, leveraged via principles of smart growth, was the single greatest 
strength for the City in attaining sustainable levels of housing affordability.  
 
Responses by stakeholders with respect to weaknesses and threats found a nexus in a reoccurring 
concern toward the present development code, which stakeholders view as prohibitive in generating 
affordable, high-density housing through greatly restricting areas in which multifamily housing can 
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be built, and pushback from the council, who stakeholders view as uncooperative in the process of 
developing affordable housing and too influenced by the stake of community members that oppose 
high-density housing development. 
 
STRATEGY VISIONING EXERCISE FINDINGS 
In June 2023, LRB conducted a presentation of preliminary findings as detailed earlier in this report 
and solicited feedback from the Eagle Mountain City Council via a seven-question survey. Three 
council members completed this survey, and the results are summarized below. As with the 
stakeholder SWOT analysis, strengths, weaknesses, opportunities, and threats will be charted, with 
more detailed questions summarized after. 
 
TABLE 6.6: CITY COUNCIL SWOT MATRIX 

STRENGTHS WEAKNESSES 
 Significant undeveloped land  Much of new housing stock is unaffordable 
 Historically greater housing affordability  Concern for increases in crime with affordable housing 
 Affordable housing funding from the RDA  Commuting times 
 Large amount of vested unbuilt units  Distance from retail and employment centers 

  Lack of sufficient transportation options 
  Council reluctance to approve multifamily housing 

OPPORTUNITIES THREATS 
 First-time homeownership programs  Interest rates driving affordability gaps 
 Renovation assistance for homeowners  Developers uninterested in producing affordability 
 Attractive and positive implementation of affordable housing  Conflating unaffordability with low-income 
 Utilizing TIF affordable housing funds  Unaffordability leading residents to rent 
 Vested housing can be built without additional approvals  

 
Responding council members reflected a lack of unity in council vision and rising interest rates as 
barriers to housing affordability in the City. With respect to implementing strategies or programs to 
combat housing unaffordability, respondents made note of existing barriers to first-time 
homeownership, which some viewed as addressable through down payment assistance or interest 
buy down programs for homebuyers or mechanisms such as density transfers to enable the 
construction of smaller, more affordable homes. 
 
In terms of actional support from local government, respondents felt that current methods have so 
far been ineffective, with one council member reflecting that existing City code acts as a barrier to 
affordable housing. Another council member suggested a more active level of involvement from the 
City in promoting assistive measures for homebuyers and partnering with developers to provide 
incentives to those dedicated to improving affordability.  
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SECTION 7: CRA HOUSING FUND ANALYSIS 
 
 

By state statute (Utah Code 17C-5-307(3)), community reinvestment project areas subject to an 
interlocal agreement shall allocate at least 10 percent of project area funds for housing if the project 
area budget provides for more than $100,000 of funds distributed to the agency. In Eagle Mountain, 
four project areas are currently or will be classified under this designation and will produce affordable 
housing funds that may be able to be utilized in line with recommendations provided in this report. 
Utilizing these funds toward an effective end for prospective homebuyers is of key importance to the 
City. Under Utah Code 17C-1-412(1), affordable housing allocation in these areas is permitted for use 
in a variety of contexts. The full list of permitted uses follows. 
 
(a) An agency shall use the agency’s housing allocation to:  

(i) pay part or all of the cost of land or construction of income targeted housing within the 
boundary of the agency, if practicable in a mixed income development or area; 

(ii) pay part or all of the cost of rehabilitation of income targeted housing within the boundary 
of the agency; 

(iii) lend, grant, or contribute money to a person, public entity, housing authority, private entity 
or business, or nonprofit corporation for income targeted housing within the boundary of 
the agency; 

(iv) plan or otherwise promote income targeted housing within the boundary of the agency; 
(v) pay part or all of the cost of land or installation, construction, or rehabilitation of any 

building, facility, structure, or other housing improvement, including infrastructure 
improvements, related to housing located in a project area where a board has determined 
that a development impediment exists; 

(vi) replace housing units lost as a result of the project area development; 
(vii) make payments on or establish a reserve fund for bonds issued by the agency, the 

community, or the housing authority that provides income targeted housing within the 
community; and all or part of the proceeds of which are used within the community for 
the purposes stated in Subsection (1)(a)(i), (ii), (iii), (iv), (v), or (vi); 

(viii) if the community's fair share ratio at the time of the first adoption of the project area 
budget is at least 1.1 to 1.0, make payments on bonds that were previously issued by the 
agency, the community, or the housing authority that provides income targeted housing 
within the community; and all or part of the proceeds of which were used within the 
community for the purposes stated in Subsection (1)(a)(i), (ii), (iii), (iv), (v), or (vi); 

(ix) relocate mobile home park residents displaced by project area development; 
(x) subject to Subsection (7), transfer funds to a community that created the agency; or 
(xi) pay for or make a contribution toward the acquisition, construction, or rehabilitation of 

housing that is located in the same county as the agency; is owned in whole or in part by, 
or is dedicated to supporting, a public nonprofit college or university; and only students of 
the relevant college or university, including the students' immediate families, occupy. 
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(b) As an alternative to the requirements of section (1)(a), an agency may pay all or any portion of the 
agency’s housing allocation to: 

(ii) a housing authority that provides income targeted housing within the community for use 
in providing income targeted housing within the community; 

(iii) a housing authority established by the county in which the agency is located for providing 
income targeted housing within the county; permanent housing, permanent supportive 
housing, or a transitional facility, as defined in Section 35A-5-302, within the county; or 
homeless assistance within the county; 

(iv) the Olene Walker Housing Loan Fund, established under Title 35A, Chapter 8, Part 5, Olene 
Walker Housing Loan Fund, for use in providing income targeted housing within the 
community; 

(v) pay for or make a contribution toward the acquisition, construction, or rehabilitation of 
income targeted housing that is outside of the community if the housing is located along 
or near a major transit investment corridor that services the community and the related 
project has been approved by the community in which the housing is or will be located; or 

(vi) pay for or make a contribution toward the expansion of child care facilities within the 
boundary of the agency, provided that any recipient of funds from the agency's housing 
allocation reports annually to the agency on how the funds were used. 

 
FUNDING FORECAST 
Forecasting for funds generated by CRA areas is done on a 20-year basis, where in each year the 
housing allocation is set at 10 percent of the total property tax increment for budget as notated in each 
CRA area’s budget. The two active CRA areas managed by the Eagle Mountain Redevelopment Agency 
(“RDA”) are the Sweet Water #1 CRA and the Pole Canyon CRA. Both areas were triggered in tax year 
2021. An additional two planned CRA areas are utilized in this analysis, the Sweet Water #2 and #3 
CRAs. As neither of these areas has yet begun to generate increment, an assumption of a trigger in 
tax year 2025 is included. 
 
TABLE 7.1: CRA FUNDING FORECAST 

AREA 
NAME 

PAYMENT 
YEAR 2022 2023 2024 2025 2026 2027 2028 2029 

TAX YEAR 2021 2022 2023 2024 2025 2026 2027 2028 

Sweet Water #1 $275,765 $725,343 $576,293 $534,053 $482,426 $430,799 $574,434 $528,691 

Sweet Water #2 - - - - $445,365 $429,277 $397,102 $358,492 
Sweet Water #3 - - - - $69,180 $123,564 $113,327 $102,450 
Pole Canyon $22,652 $32,123 $84,833 $82,458 $87,023 $84,430 $81,067 $76,980 

Total $298,417 $757,466 $661,126 $616,511 $1,083,994 $1,068,070 $1,165,930 $1,066,613 

 
2030 2031 2032 2033 2034 2035 2036 2037 2038 
2029 2030 2031 2032 2033 2034 2035 2036 2037 
$574,434 $491,264 $445,521 $399,777 $574,434 $528,691 $491,264 $445,521 $574,434 
$397,102  $319,882  $445,365  $429,277  $397,102  $358,492  $319,882  $445,365  $397,102  
$113,327 $90,934 $83,896 $123,564 $113,327 $102,450 $90,934 $83,896 $113,327 

$74,092  $72,795  $68,934  $80,764  $74,092  $72,885  $71,626  $70,493  $91,103  

$1,158,955  $974,875  $1,043,716  $1,033,382  $1,158,955  $1,062,518  $973,706  $1,045,275  $1,175,966  
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2039 2040 2041 2042 2043 2044 2045 
TOTAL 

2038 2039 2040 2041 2042 2043 2044 
$528,691 $491,264 $491,264 - - - - $9,989,706 
$358,492  $319,882  $445,365  $429,277  $397,102  $358,492  $319,882  $7,800,472 
$102,450 $90,934 $83,896 $123,564 $113,327 $102,450 $90,934 $2,041,968 

$88,443  $85,986  $83,633  - - - - $1,505,860 

$1,078,076  $988,066  $1,104,158  $552,841  $510,429  $460,942  $410,816  $21,338,006  

 
As displayed above, the total projected sum of generated increment funding for housing is 
$21,338,006. This amount is effectively segmented into three multi-year blocks, with the payment 
year periods 2022-2025 and 2042-2045 respectively averaging generated funding at $583,380 and 
$483,757. During the payment year period 2026-2041, an average of $1,066,841 is generated annually 
for a total sum of $17,069,458 over 16 years.  
 
BENCHMARK ANALYSIS 
The benchmark analysis is purposed to identify uses of redevelopment agency set aside for 
affordable housing in Utah and evaluate their effectiveness for potential eventual incorporation in 
the City. This section consists partially of the uses of set aside funds by municipalities that have 
incorporated the moderate-income housing Strategy P in their general plans, “demonstrating 
utilization of a moderate-income housing set aside from a community reinvestment agency, 
redevelopment agency, or community development and renewal agency to create or subsidize 
moderate income housing.” Additional potential uses, not presently administered by municipalities, 
are also included in the analysis.  
 
Below, Table 7.2 provides an overview of the analyzed programs, with additional details following. 
 
TABLE 7.2: STRATEGY OVERVIEW 

  DOWN PAYMENT ASSISTANCE 

SOURCE MUNICIPALITY WEST JORDAN/OGDEN SOUTH JORDAN MIDVALE MURRAY 

Applicant Restrictions HUD 80% AMI HUD 80% AMI HUD 80% AMI HUD 120% AMI 

Maximum Amount per Applicant (2023) $10,000 $20,000 $25,000 $30,000 

Maximum Amount per Applicant (2045) $27,500 $37,500 $42,500 $47,500 

Total Product Generated 1,305 792 665 573 

  EMPLOYEE HOUSING ASSISTANCE 

SOURCE MUNICIPALITY WEST VALLEY CITY OGDEN OGDEN MIDVALE 

Applicant Restrictions Police Public Employees Police/Fire Public Employees 

Maximum Amount per Applicant (2023) $10,000 $15,000 $20,000 $30,000 

Maximum Amount per Applicant (2045) $27,500 $32,500 $37,500 $47,500 

Total Product Generated 1,305 983 792 573 

  COMMUNITY LAND TRUST RENT-TO-OWN 

SOURCE UTAH COMMUNITY LAND TRUST UTAH HOUSING CORPORATION 

Applicant Restrictions Variable HUD 60% AMI 

Total Product Generated 77 57 
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ANALYSIS METHOD 
In Table 7.2, for each example use, a “total product generated” figure was developed utilizing annual 
RDA housing increment income figures. The total for each strategy reflects a scenario in which 100 
percent of annual funding is dedicated to that strategy alone. For the down payment assistance and 
employee housing assistance programs, the product generated is typically a term loan that is forgiven 
after a specific period of residence. For the community land trust and rent-to-own programs, the 
product generated is a home. 
 
For the down payment assistance strategies, each drawn from an example municipality, yearly spots 
for assistance were determined by dividing annual RDA funding by the maximum assistance amount 
per applicant in that year. Any funds left over in one year are carried forward to the next. In this 
model, the yearly maximum assistance amount increases by a value of $2,500 every three years to 
account for rising home values. The employee housing assistance programs function precisely the 
same. 
 
For the community land trust strategy, yearly homes available were determined by dividing annual 
RDA funding by the estimated median land market value for a single-family home in that year. Using 
2023 parcel data that is utilized through this report, this value was $188,200. This value increases 
annually at a rate of four percent. Any funds left over in one year are carried forward to the next.  
 
For the rent-to-own strategy, yearly homes available were determined by dividing annual RDA 
funding by the median single-family home total market value, which began at $486,600 for 2023. In 
the years following 2023, annual RDA funding is supplemented in this model by additional annual 
rental income from participating properties and leftover funds from the previous year. 
 
DOWN PAYMENT ASSISTANCE 
Down payment assistance is perhaps one of the most frequently utilized tools by municipalities to 
interact directly with prospective homebuyers and provide individual assistance. For this report, 
down payment assistance programs in five Utah municipalities were analyzed for their applicability 
in the City using RDA funds. 
 
While some programs have individual distinctions, most are generally similar in their structure. A 
common theme is an income limit for applicants, set at 80 percent of AMI for all example programs 
except that of Murray, which is set at 120 percent of AMI. Additionally, most programs provide 
assistance in the form of forgivable loans, where an applicant must maintain ownership and 
occupancy of a home for a defined period (five or 10 years). In the event that ownership or occupancy 
is discontinued prior to the end of the term, a proportional payback is required. The Ogden program 
is an exception to this layout, where the aid is in the form of a zero-interest, deferred-payment loan. 
If ownership or occupancy is discontinued under this program, the full amount of assistance is due 
for repayment. 
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Most surveyed programs require that applicants be first-time homebuyers. However, the definition 
of “first-time” appears to be somewhat flexible. For example, in Murray, Midvale, and West Jordan it 
is defined by a period past previous homeownership, variably two or three years. 
 
Additional applicant restrictions apply variably between programs. Some programs require a 
minimum credit score, set a maximum to liquid asset value available to applicants, or require a 
minimum amount put toward the purchase by the applicant. Eligible costs for program funds 
additionally vary from allowing only contributions toward down payment and closing costs to 
allowing for the aforementioned costs in addition to a mortgage insurance payment and interest rate 
buydowns. All programs set a maximum debt-to-income ratio for applicants, with independent 
requirements set for housing debt and for total debt. 
 
EMPLOYEE HOUSING ASSISTANCE 
In most cases, among the surveyed programs, employee housing assistance opportunities are 
administered in conjunction with down payment assistance programs and function very similarly. 
They are distinguished from these programs by additional applicant conditions and, often, additional 
availability of funding.  
 
For the Ogden and Midvale programs, income restrictions apply to employees as they do to 
applicants for the standard down payment assistance program. For Midvale, to qualify for the 
elevated assistance amount under this program, applicants must have worked for a public entity 
within the city for at least one year. For Ogden, city employees and full-time K-12 schoolteachers or 
administrators are eligible for $5,000 beyond the typical down payment assistance maximum. Ogden 
City police officers and fire fighters are eligible for $10,000 beyond the typical maximum. 
 
West Valley City operates an employee housing assistance program for police officers that is not 
associated with any other down payment assistance program and is funded through a special 
appropriation from the general fund. Two funding opportunities are available through this program. 
Officers may apply to receive $10,000 toward the purchase of a home, or they may apply to receive 
a stipend of $165 per month for five years while living in the city. Alternatively, officers may apply to 
receive both incentives, but they must agree to maintain both employment and residence within the 
city for a five-year period. 
 
COMMUNITY LAND TRUST 
The purpose of a community land trust program is to enable more affordable homeownership 
through cooperative ownership between an applicant and the administering entity. Background 
information for this program as used for reference in this report is provided by the Utah Community 
Land Trust (“UCLT”), which operates in Utah County. In this arrangement, an entity will purchase a 
home with the intent of maintaining ownership over its land. A program applicant will then be sold 
the home only at a significantly below-market rate. 
 
When the homeowner decides to sell, the entity, through provisions provided in the ground lease, 
will be able to control the resale price so as to make the home affordable to the following buyer. 
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Additionally, the entity will be entitled to a majority of the appreciated value of the home upon a sale. 
This scenario is advantageous for both the administering entity and program participants, as the 
entity will receive equity that can aid toward sustaining and expanding the program and participants 
will pay discounted rates to own their home and realize equity upon sale. 
 
Under the UCLT’s program guidelines, participating homeowners are entitled to realize 1.5 percent 
per year of the appreciated value of the home, up to a maximum of 25 percent. 
 
RENT-TO-OWN PROGRAM  
The purpose of a rent-to-own program is to enable a progressive and more affordable path to 
homeownership through offering affordable rent to participants and the ability to apply appreciated 
value toward a home purchase. Background information for this program as used for reference in 
this report is provided by the Utah Housing Corporation with respect to its Credits-to-Own (“CROWN”) 
program. In this arrangement, an entity will construct a home that is subject to a Low-Income Housing 
Tax Credit (“LIHTC”) deed restriction that requires the home to be rented to low-income households 
for at least 15 years after the home is built. 
 
After the 15-year period expires, the residing program participant would be eligible to purchase the 
home with the aid of equity that is provided proportionally to the participant based on the duration 
of the 15-year period in which they resided there. Upon a sale, the administering entity would be 
entitled to at least the initial appraised value of the home. This scenario is advantageous for both 
parties, as the entity receives back its initial investment and all rent payments that are made during 
the 15-year period and the participant will receive affordable rental rates and the potential of equity 
toward a home purchase. 
 
APPLICABILITY IN EAGLE MOUNTAIN 
To provide a background for the potential success of strategies utilizing the City’s affordable housing 
allocation, LRB examined the projected impact of the down payment assistance strategy. This 
strategy was revealed by the benchmark analysis to provide the widest coverage of all examined and 
is additionally attractive for its flexibility in terms of modifications to eligibility conditions and 
assistance amounts. Working with housing gap data from Section 4, LRB analyzed the impact of down 
payment assistance disbursement on single-family home affordability in comparison to existing 
conditions. In order to generate a more reliable estimation of impact by income category based on 
available data, ranges are defined by ACS income categories rather than by Area Median Income 
percentages. 
 
In Table 7.3, existing affordable units (see Table 4.4 for existing units by category as a percentage of 
all units) are positioned beside hypothetical affordable unit counts for scenarios where, respectively, 
up to $10,000, $20,000, and $30,000 are offered for down payment assistance. To calculate these 
numbers, the same mortgage calculation figures from Section 4 were utilized with exception to 
modifications to the down payment figure, which remains at 10 percent with the addition the varying 
assistance figures. 
 
 
TABLE 7.3: AFFORDABLE UNITS SCENARIOS 
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RANGE  AFFORDABLE UNITS 
(EXISTING) AFFORDABLE UNITS ($10K) AFFORDABLE UNITS ($20K) AFFORDABLE UNITS ($30K) 

Less than $15,000 9 9 9 9 
$15,000 to $24,999 0 0 0 0 
$25,000 to $34,999 0 0 3 7 
$35,000 to $49,999 59 99 133 187 
$50,000 to $74,999 197 159 122 66 
$75,000 to $99,999 188 325 579 952 
Total 453 592 846 1,221 

 
This analysis demonstrates the product of varying funding maximums for this program. Of note, the 
respective greatest counts of possible disbursements over the length of the current funding schedule 
(see Table 7.2) are 1,305 ($10k), 792 ($20k), and 573 ($30k). For this reason, with current funding, the 
expected impact in each scenario is maximized at these caps. However, any additional funding to this 
program would allow for totals closer to those in Table 7.3.  
 
TABLE 7.4: HOUSING GAP IMPACT 

  HOUSEHOLDS (2024) GAP (EXISTING) GAP ($10K) GAP ($20K) GAP ($30K) 
Less than $15,000 260 251 251 251 251 
$15,000 to $24,999 178 178 178 178 178 
$25,000 to $34,999 164 164 164 161 157 
$35,000 to $49,999 864 805 765 731 677 
$50,000 to $74,999 2,221 2,024 2,062 2,099 2,155 
$75,000 to $99,999 3,071 2,883 2,746 2,492 2,119 
Total 6,758 6,305 6,166 5,912 5,537 

 
Table 7.4 displays each unit count from Table 7.3 applied to the existing count of households, 
showing in result the remaining affordable housing gap. Though in all scenarios the affordability gap 
remains significant, it decreases respectively by 2.2, 6.2, and 12.2 percent (as funding increases).  
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SECTION 8: HOUSING AFFORDABILITY STRATEGIES 
 
 
The primary purpose and guiding directive in developing housing affordability strategies for the City 
is to suit actionable measures to the plan objectives as solidified in the Moderate-Income Housing 
section of the 2018 Eagle Mountain General Plan. The following four objectives have been identified 
in the General Plan and serve as the foundational strategies developed further in this plan. 
 
Objective 1: Ensure affordable housing grows proportionally with normal development. While 
affordability is not currently a major concern, the lack of rental units may present a housing 
impediment to consumer choice. 
 
Objective 2: Support affordable housing options that address the needs of low to moderate income 
households and individuals and offer options for a range of demographics and lifestyles. 
 
Objective 3: Provide the opportunity for affordable home ownership by offering a range of housing 
types, including attached dwellings, for purchase.  
 
Objective 4: Provide desirable affordable housing options that integrate well into surrounding 
neighborhood contexts. 
 
EXISTING HOUSING AFFORDABILITY STRATEGIES 
Drawing from the 2023 Moderate Income Housing amendment to the 2018 Eagle Mountain General 
Plan, the following five strategies were gathered from Utah Code 10-9a-403(2)(b)(iii) in compliance 
with the overarching code’s requirement for recommending moderate income housing strategies. 
 
Strategy 1: Create, or allow for, and reduce regulations related to, internal or detached accessory 
dwelling units in residential zones. 
  
Strategy 2: Implement a mortgage assistance program for employees of the municipality, an 
employer that provides contracted services to the municipality, or any other public employer that 
operates within the municipality. 
 
Strategy 3: Eliminate impact fees for any accessory dwelling unit that is not an internal accessory 
dwelling unit as defined in Section 10-9a-530. 
 
Strategy 4: Create a program to transfer development rights for moderate income housing. 
 
Strategy 5: Demonstrate implementation of any program or strategy to address the housing needs 
of residents of the municipality who earn less than 80% of the area median income, including the 
dedication of a local funding source to moderate income housing or the adoption of a land use 
ordinance that requires 10% or more of new residential development in a residential zone be 
dedicated to moderate income housing. 
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PROPOSED HOUSING AFFORDABILITY STRATEGIES 
In addition to the above strategies selected by the City, LRB suggests the following strategies, 
following the City’s objectives and existing strategies for moderate income housing and additionally 
reflecting feedback from the council and stakeholder outreach processes.  
 
Strategy 1: Invest dedicated CRA affordable housing funds into a down payment assistance program 
for targeted-income households and City employees. This strategy is in line with the City’s Strategies 
2 and 5 and feedback from council members and a majority of stakeholders. This strategy presents 
additional opportunity for first-time homeownership and offers flexibility in its variable terms for 
program eligibility. 
 
Strategy 2: Expand upon existing naturally affordable housing stock through the promotion of 
construction of modular and manufactured housing. This strategy is in line with the City’s Objective 
3. This strategy has the potential to deliver housing that is inherently more affordable for 
homebuyers and is more easily suited to current development standards and restrictions than other 
housing types. 
 
Strategy 3: Partner with local nonprofit organizations to expand the range of deed-restricted housing 
reserved for targeted-income households. This strategy is in line with the City’s Objective 2 and 
Strategy 5 and feedback from stakeholders. Alone or combined with other tools such as community 
land trusts or strategic transfers of development rights, this strategy works to reduce costs for 
homebuyers within certain income groups. 
 
Strategy 4: Broaden the distribution of commercial areas within and nearby residential zones. This 
strategy is in line with feedback from council members and stakeholders and is reflective of existing 
land use plans as demonstrated in the City’s Future Land Use & Transportation Map. This strategy 
has the potential to heighten affordability through decreasing transportation-related costs for all City 
residents and additionally reduces these costs more powerfully for those that would be employed in 
these areas. 
 
Strategy 5: Offer modifications to development requirements, such as for setbacks and required 
parking, for developers setting aside a portion of housing for targeted-income groups or constructing 
accessory dwelling units. This strategy is in line with stakeholder feedback and is additionally 
reflective of the City’s Strategy 1. This strategy targets a notable component of the eventual level of 
affordability of a home and can direct toward an increase in the housing stock available for certain 
income groups. 
 
ECONOMIC DEVELOPMENT STRATEGIZING 
Drawing from the Eagle Mountain Economic Development Master Plan, two existing issues are 
reflected in the plan that draw connections to concerns in this report for the future of affordable 
development: commuting time and housing affordability, both of which are interconnected. 
 
Commuting distances and the scope of the employment pool for industries in Eagle Mountain are 
directly connected. Insufficient capacity, both with respect to housing affordability and job 
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opportunities, create gaps in employment saturation. As noted in Section 4, households earning 
under $100,000 annually face tremendous barriers to entry with respect to affordability. From the 
Plan, a difficulty arises in that service-based industries and industries with lower typical income levels 
can suffer from an insufficient employment pool. Due to Eagle Mountain’s relative geographic 
isolation within the county, increasing commute times for those living outside City limits, the 
employment pool is more localized than in municipalities along the Interstate 15 corridor. Similarly, 
for those higher household income groups that are relatively more prolific in the City, oversaturation 
of higher-paying industries is also connected to commute times insofar as those residents will at 
times be forced to commute outside the City. 
 
While oversaturation of higher-paying industries is more likely to be organically resolved through 
efforts to bolster economic development as outlined in the Plan, the lack of affordability for those in 
lower-paying industries is directly linked to the efforts in this report. Though all present and proposed 
strategies aim to generally increase affordability in the City, proposed Strategy 4 is more precisely 
oriented toward the nexus of affordability and commuting logistics.  
 
Found in this strategy is the impetus to develop mixed-use zones. Beyond improved housing 
affordability, seen naturally in multifamily residences compared to their single-family counterparts, 
collocation of housing within commercial and/or general employment zones ameliorates barriers 
attributed to present conditions with respect to commuting. Regarding commercial access, mixed-
use zoning as implemented in other municipalities partially, and sometimes fully, eliminates concerns 
for nearby residents. Beyond the added benefits of reduced vehicle congestion and greater nearby 
commercial customer bases, residents without access to a vehicle are enabled the ability to seek 
nearby employment, and those with vehicles are able to reduce transportation-related costs that can 
otherwise be put toward housing expenses. 
 
Of note, commercial zones are not the only feasible areas for the implementation of collocated 
denser housing. Targeted workforce housing in other employment zones retain the same benefit of 
reduced or eliminated transportation costs for residents that can be relegated toward housing. 
 
GENERAL RECOMMENDATIONS 
In summary, LRB recommends a broad and mixed use of both existing City strategies and additional 
strategies promoted in this report. We suggest that, with affordability conditions for potential 
homebuyers reaching critical lows in recent years, the City should emphasize the short-term 
implementation of homebuyer assistance programs so as to maximize impact and minimize waste 
of existing but unutilized funds. 
 
In the longer term, LRB suggests that the City work progressively toward improving standards for 
zoning and development regulations that more soundly and deliberately promote the development 
of naturally more affordable housing. LRB finds that existing conditions with respect to available 
vacant land for housing provide tremendous capacity for strategic use toward an accessible and 
affordable option for new residents. 
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This section was drafted as a staff response to the LRB Affordable Housing Report. Staff provides 
additional recommendations.  
Background 

In 2021, Eagle Mountain City began receiving RDA funds from economic development tax benefits. With 
10% of these funds earmarked for affordable housing, the city recognized the need for a strategic plan. 
To ensure effective use of these resources, the City hired LRB in 2022 to identify the best affordable 
housing strategies for the community. 

Also in 2022, the State of Utah introduced a moderate-income housing requirement of the General Plan, 
mandating cities to adopt at least five state-approved strategies to qualify for full transportation funding. 
While LRB conducted its assessment, the City Council set affordable housing priorities and selected the 
five required moderate-income housing strategies in November 2022. 

While discussing the Council’s desire for an Employee Mortgage Assistance Program in July 2024, the 
Council discussed a possible allocation of the RDA funds in the following manner: 50% to a mortgage 
assistance program, 25% to a revitalization grant program for homeowners facing hardships, and 25% to 
other affordable housing initiatives. The LRB report was later finalized in August 2024. This memo 
includes staff responses to the LRB recommended strategies and proposes additional strategies for 
Council consideration. 

LRB Report Staff Assessment 

The LRB study is now complete. It provided a lot of useful data and information for the City. The recently 
updated statistics paint a picture of the affordable housing situation in the City. The situation has likely 
slightly improved over the past two years, but the city is still facing a great challenge.  

It is clear from the LRB report that Eagle Mountain is experiencing difficulties in the area of housing 
affordability. LRB also provided recommendations for how the City could address these problems. It is 
important to note that staff views LRB’s strategies as a set of recommendations, and not a finalized plan. 
After careful review, staff concurs with several recommendations, while others may be more appropriate 
for future consideration. 

• Strategy 1: “Invest dedicated CRA affordable housing funds into a down payment assistance 
program for targeted-income households and City employees. This strategy is in line with the 
City’s Strategies 2 and 5 and feedback from council members and a majority of stakeholders. This 
strategy presents additional opportunity for first-time homeownership and offers flexibility in its 
variable terms for program eligibility.” 

Section 9: EMC Staff Recommendations 
 



EAGLE MOUNTAIN CITY 
HOUSING SUSTAINABILITY PLAN 

 

37 | P a g e  
 

Staff Response: This strategy is currently being implemented. Both staff and the City Council 
anticipate that it will effectively aid many families in their effort to move into homeownership.  

• Strategy 2: “Expand upon existing naturally affordable housing stock through the promotion of 
construction of modular and manufactured housing. This strategy is in line with the City’s 
Objective 3. This strategy has the potential to deliver housing that is inherently more affordable 
for homebuyers and is more easily suited to current development standards and restrictions than 
other housing types.” 

Staff Response: This strategy presents a promising avenue for exploration. The Council has 
received presentations on modular and prefabricated housing in previous Council work sessions. 
Although this seems like a valuable method, it may not affect housing prices as much as 
anticipated. It may not affect housing prices generally, but it does add to the stock of more 
affordable housing. Further investigation into these options is recommended before committing 
substantial resources.  

• Strategy 3: “Partner with local nonprofit organizations to expand the range of deed-restricted 
housing reserved for targeted-income households. This strategy is in line with the City’s Objective 
2 and Strategy 5 and feedback from stakeholders. Alone or combined with other tools such as 
community land trusts or strategic transfers of development rights, this strategy works to reduce 
costs for homebuyers within certain income groups.” 

Staff Response: Partnering with local nonprofit organizations aligns with the Council’s goal of 
fostering partnerships that efficiently serve Eagle Mountain residents. This strategy is worthy of 
exploration, as the right collaborations could significantly benefit the community. One potential 
partnership mentioned in by LRB is through a Community Land Trust. This has proven to be an 
effective method of promoting home ownership that would be easy to incorporate into the growth 
of Eagle Mountain.  

• Strategy 4: “Broaden the distribution of commercial areas within and nearby residential zones. 
This strategy is in line with feedback from council members and stakeholders and is reflective of 
existing land use plans as demonstrated in the City’s Future Land Use & Transportation Map. This 
strategy has the potential to heighten affordability through decreasing transportation-related 
costs for all City residents and additionally reduces these costs more powerfully for those that 
would be employed in these areas.” 

Staff Response: This strategy represents efforts in which the City is already engaged. Distributing 
commercial areas among residential areas is already part of Eagle Mountain’s zoning plans. 
Although LRB’s recommendation is to increase those efforts, it might not be as effective as other 
efforts recommended in this document. According to LRB, the greater distribution of commercial 
areas would lead to decreased transportation costs. However, transportation costs are not likely 
to have a large effect on housing affordability. Also, in a city that is over 50 square 
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miles, slightly increased proximity to commercial zones may not actually bring many people closer 
to all their necessities.   

• Strategy 5: “Offer modifications to development requirements, such as for setbacks and required 
parking, for developers setting aside a portion of housing for targeted-income groups or 
constructing accessory dwelling units. This strategy is in line with stakeholder feedback and is 
additionally reflective of the City’s Strategy 1. This strategy targets a notable component of the 
eventual level of affordability of a home and can direct toward an increase in the housing stock 
available for certain income groups.” 

Staff Response: Some aspects of what LRB outlined in this strategy represent interests of the 
Council. This includes encouraging developers to set aside a portion of housing for targeted 
income groups and supporting the creation of accessory dwelling units. However, some of this 
strategy, though useful in theory, do not align with Council’s priorities such as reducing setbacks 
and required parking. Staff understands that Council already negotiates those concepts with 
developers for each Master Development Agreement that comes before the Council. It is not 
necessarily ideal to reduce those in the code when most of the city is part of a negotiated Master 
Development Agreement.  

Staff Research 

LRB’s recommendations offer valuable insights for enhancing affordable housing in Eagle Mountain City. 
However, staff has conducted additional research, leading to the following suggestions for consideration: 

1. Financial Literacy Education: Financial literacy is a critical barrier to homeownership, particularly 
for younger individuals. Insufficient knowledge can make the home-buying process daunting and 
increase vulnerability to exploitation by brokers or lenders. Implementing educational programs to 
address this gap is recommended. 

2. Encouraging Innovative Solutions: Developers often propose creative approaches to integrating 
affordable housing into their projects, but city restrictions and the costs associated with master 
plan presentations can inhibit these efforts. Reducing these barriers could incentivize more 
innovative discussions and solutions. This could include developer/staff/council luncheons, 
reduced requirements for a first draft, or a bonus creativity round of review. 

3. Senior Housing: Although the current senior population in Eagle Mountain is relatively small, it is 
anticipated to grow over time. To support a multigenerational community, the city should 
collaborate with relevant organizations to develop affordable senior housing options.  

4. Blight Prevention: Blight is a concern that, while not currently significant, could become an issue 
as the community ages. Addressing this early through affordable housing initiatives will help 
maintain the city’s quality of life. A revitalization grant program is one way that the City can 
prevent blight. 
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5. Creation of "Faux" Naturally Occurring Affordable Housing: The City could consider purchasing 
properties to rent at affordable rates. This strategy would not only generate income to support 
other affordable housing efforts but also provide renters with a pathway to homeownership, 
thereby contributing to overall community stability. It could also become a rent-to-own program, 
streamlining the connection from renting to owning. The City could also purchase properties to 
resell with a deed restriction in order to ensure that the house continues to be affordable for 
generations to come. This strategy would allow the City to spread its affordable housing units 
across the community, promoting upward mobility.  

6. ADU Facilitation: The City has already chosen to help reduce barriers to establishing ADUs in the 
City through the MIH strategies. If desired, the City may choose to help establish the needed 
infrastructure for ADUs as well. For example, this could be through a grant or service program that 
aids homeowners in obtaining a separate entrance for the ADU.  

These recommendations, in conjunction with the LRB report, are intended to guide the City's efforts in 
fostering a diverse, sustainable, and inclusive community through strategic use of RDA funds. 

Overall Recommendations 

Staff recommends that a well-rounded approach to increasing affordable housing in Eagle Mountain 
would include the following strategies from both LRB’s and Staff’s research in addition to the five 
adopted MIH strategies: 

- LRB Recommendation 1: Establishing a mortgage assistance program for prospective homeowners 
(already in progress). 

- LRB Recommendation 3: Partner with nonprofits to establish more deed-restricted housing. 
- LRB Recommendation 5: Offer modifications to development requirements, such as for setbacks 

and required parking, for developers setting aside a portion of housing for targeted-income 
groups or constructing accessory dwelling units. 

- Staff Recommendation 1: Creating a financial literacy course for those seeking to navigate the 
journey to homeownership. 

- Staff Recommendation 2: Working with developers to explore innovative solutions to affordable 
housing.  

- Staff Recommendation 3: Encouraging the creation of senior housing. 
- Staff Recommendation 4: Forming a blight prevention program for existing homeowners. 
- Staff Recommendation 5: Creating “faux” naturally occurring affordable housing to provide 

affordable rentals for those saving up for homeownership. 
- Staff Recommendation 6: Creating a program to aid homeowners in the construction of necessary 

components to establish a new ADU.  



 

 
Affordable 

Housing 

Do what we can 
to help residents 

 

Eagle 
Mountain 
Approved 
Strategic 
Vision & 

Goals 

Well-
Rounded 
approach 

Fix the Problem 

80% AMI 

50% AMI 

30% AMI 

0% AMI 

People 

The Stakeholders LMI 
• Economy 
• Housing Market 
• The Feds 
• State 
• UT County 
• EMC 
• Residents 
• Developers 
• Investors 
• Banks 
• Brokers 
• Real Estate Agents 

• Moderate 
Income 
Households 
(50-80%AMI) 

• Low Income 
Households 
(30-50%AMI) 

• Very Low-
Income 
Households 
(0-30%AMI) 

Do Nothing 

Follow the State’s ‘one 
size fits all’ solution 

Speed High Density Loose Regulations 

Let’s just get 
the job done 

Strategic & 
Purposeful Strategy 

Priority 4: Proactive 
Generational Planning 

“Eagle Mountain is a balanced, 
intergenerational city that has 

proactively managed its growth, 
resulting in quality home-ownership 

opportunities for residents.” Redevelopment Homeownershi
p 

Special Groups Rentals 

Philosophy 

Affordable Housing 
Philosophy Visual 

Send funds 
to the State 



Affordable Housing Philosophy 
This document is intended to prepare staff and Council to receive and understand an 

Affordable Housing Plan. It frames the conversation and defines terms to ensure that staff 
and Council are speaking the same ‘language’ regarding affordable housing.  

Please refer to the corresponding ‘Affordable Housing Visual’ document while reading. 

Affordable Housing 
There are many ways to discuss the topic of “affordable housing.” The issue 
is hotly debated in politics which creates an environment where 
misconceptions and misinterpretations occur often. Even the phrases 
“affordable housing” and “housing affordability” mean different things.1 2 With 
such a broad issue, it is sometimes intimidating to approach the subject 

altogether, let alone decide what action should be taken, if at all.  

This document is intended to frame the conversation of affordable housing for Eagle 
Mountain City – staff and Council alike, according to academic research, current state 
policies, and staff’s interpretation of Council’s priorities.  

People 
The first thing to consider when studying affordable housing is the people. The 
people can be divided up into “Stakeholders” and “LMI” households. The 
Stakeholders are the people who affect or play a part in the housing market. 
That list includes, but is not limited to, the following: 

- Economy 
- Housing Market 
- The Federal Reserve 
- State of Utah 
- Utah County 
- Eagle Mountain City 
- Housing Agencies (Utah County Housing Authority, etc.) 
- Non-profit Organizations (Habitat for Humanity, etc.) 
- Developers 
- Banks 
- Brokers 
- Real Estate Agents 

These are all the people or groups of people who make decisions that affect the free 
housing market. Eagle Mountain City plays a role here because it approves and controls (to 
some extent) what the supply of housing looks like in Eagle Mountain City. The City also 
affects the speed at which the development of new housing occurs in Eagle Mountain.  

 



LMI stands for Low-Moderate Income households.3 These are households 
whose yearly income is 80% or less of the Area Median Income.4 For the 
purpose of Eagle Mountain’s affordable housing plan, its “Area” is Eagle 
Mountain City. Here are Eagle Mountain’s income thresholds based on the City’s 

household median income.5 

- 100% AMI:  $91,993 
- 80% AMI:  $73,595 
- 50% AMI:  $45,997 
- 30% AMI:  $27,598 

When considering low-moderate income households, it is important to understand the 
demographics of people who typically fit in this category. There is often a lot of 
misconceptions surrounding “low-moderate income.” Stereotypically, there is a lot of 
resistance to the idea of “affordable housing,” however, the Envision Utah Study in 2020 
showed that 87% of Utahns support housing that allows for teachers, firefighters, and 
police officers.6 It turns out that, once again, the term “affordable housing” is often 
misinterpreted. For example, the following three groups of public servants fit in or near the 
LMI range: 

1. Police officers. The median salary for officers stationed at Eagle Mountain through 
the Utah County Sherriff’s Office is $81,032. This median is barely out of the range 
for LMI, meaning that there are a good number of officers who fall in that category.7 

2. Schoolteachers. The median salary for contracted full-time employees in Alpine 
School District is $72,847, falling just below the 80% threshold in Eagle Mountain.8 

3. Local government workers. The median salary for full-time employees of Eagle 
Mountain City is $49,920. This falls just above the 50% AMI mark for Eagle 
Mountain.9 

Philosophy 
When discussing resolutions to affordable housing, it is often the 
philosophy behind the approach that creates the most 
dissonance. In researching various sources and articles, one can 
divide the conversation of affordable housing solutions in Utah 
into three categories: 1.) Do Nothing approach; 2.) Fix the 
Problem approach; 3.) Do What We Can to Help Residents 
approach. Each of these will be addressed below.  

Do Nothing Approach 
This approach is very popular. It relies on the free market to run its course. The 
market has its own way of balancing supply and demand and adjusting to the 
needs and wants of society.10 Unfortunately, as a City, Eagle Mountain falls under 
the “Stakeholders” category. As a stakeholder, the City is one of the gatekeepers 

to the free housing market is Eagle Mountain City.11 The City Council determines which 



products from the supply of houses should be allowed to be built in the City. It is not the 
only factor that affects the product supply of housing in the city, but one that should not 
be overlooked.  

The City is also bound by the state to spend a portion of its TIF dollars toward affordable 
housing.12 That means that Eagle Mountain City will have a significant amount of money to 
spend on affordabe housing each year for the next 30 years or more.13 Even if the City 
wanted to stay out of affordable housing, it is required by state law to get involved. The 
City still has the option to allocate all of its funds back to the state, but in order to receive 
full transportation funding, the City must take more proactive steps.  

Since it is impossible for the City to completely “get out of the way” the City must consider 
other approaches to the affordable housing problem.  

Fix the Problem Approach 
This approach is also very popular, especially among Utah State politics. The 
concept of “fix the problem” is to get to the root of the problem and fix it from 
there. The State of Utah is currently facing a housing shortage, which is one of 
the factors driving up the price of homes. In order to reverse the problem, the 

State wants to focus on increasing the supply of housing. That is why the State is pushing 
for policies that facilitate an increase in housing supply.14 However, this should still be 
carefully considered, because the State’s “one size fits all” approach, may or may not be 
the highest and best use for the unique situation of Eagle Mountain Citizens.15 

Do What We Can to Help Residents Approach 
This seems to be a less popular approach, though it is more achievable and 
customizable. This looks like creating increased opportunities for people to 
bridge the affordability gap, while not taking on the responsibility of 

completely solving the affordable housing crisis with the resources and influence of a 
single city.  

There are two schools of thought within this approach. The first is the “Let’s Just Get It 
Done” school of thought and the second is the “Strategic & Purposeful Planning” school of 
thought.  

Let’s Just Get It Done 
This approach takes on the attitude of checking a box. It is almost a crossover 
between “Do Nothing” and “Do What We Can to Help.” Its focus is doing the 
minimum work necessary to spend required affordable housing dollars. While this 

still positively impacts the community, the funds are not targeted towards best use.  

Strategic & Purposeful Planning 
This strategy, as the name suggests, requires strategic and purposeful planning 
for the use of the City’s affordable housing dollars. This allows the City to fulfil 
state requirements while specifically targeting the needs of the citizens of Eagle 



Mountain City. It also aids the Council in future planning, as this strategy takes into 
consideration housing quality and the under- and over-supply of various housing types.16 
From what staff understands, this is the approach that Council would like to take. This will 
be discussed in more detail in the following section.  

Strategic & Purposeful Affordable Housing Planning 
 

Eagle Mountain Approved Strategic Vision & Goals 
Focusing Eagle Mountain City’s Approved Strategic Vision & Goals is a great way to make 
sure that affordable housing projects align with city vision and stays on track with city 
priorities. Priority four, Proactive Generational Planning, states, “Eagle Mountain is a 
balanced, intergenerational city that has proactively managed its growth, resulting in 
quality home-ownership opportunities for residents.”17 Affordable Housing helps the City 
reach its goals of having a city for all stages of life with rich home-ownership opportunities.  

A Well-Rounded Affordable Housing Program 
Strategic and purposeful planning also means implementing a well-
rounded affordable housing program. A well-rounded program addresses 
a variety of housing needs to help people all along the housing lifecycle. 
Since there are so many affordable housing programs out there, 
examining them in different categories is helpful. The four categories are as follows: 

- Homeownership 
- Rentals 
- Special Groups 
- Rehabilitation/Redevelopment 

Each of these categories will be explained in the subsequent sections.  

A city will not experience needs in all these categories equally. However, it is still important 
to keep all four of these in mind when planning for affordable housing projects. For 
example, Eagle Mountain City is a relatively new city and does not have much need for 
redevelopment, though the need does exist in some small ways. It is something to keep in 
the affordable housing conversation because it may become a bigger part of Eagle 
Mountain’s future as the city ages.  

Homeownership 
Homeownership is the largest focus of Eagle Mountain’s affordable housing 
plan. Council has expressed a strong interest in facilitating or reducing barriers 
to homeownership. The potential programs that fall under this category include, 
but are not limited to, the following:  

• First-time homebuyer down-payment assistance 
• Mortgage assistance to public employees 

 



• Financial education courses targeted to first-time homebuyers 
• Community Land Trusts 
• Density bonuses 
• Exploring code maximums 
• Flexibility for developers who wish to propose a master development agreement 
• First time-homebuyer loan forgiveness programs 
• Modular housing programs/policies 
• Foreclosure prevention programs18 

Rentals 
Affordable housing programs targeted to rentals could either focus on helping 
landlords or helping the renters themselves. Renters are struggling in the 
housing market as rent prices have steadily increased. Housing prices have also 
dramatically increased, making it even harder to make the jump from renting to owning.19 
The purpose of providing help within the realm of rentals is to help keep people move up 
from renting to owning. The potential projects that fall under this category include, but are 
not limited to, the following:  

• Rental Assistance 
• Reducing ADU regulations 
• Reducing/supplementing ADU permitting costs 
• (any programs targeted toward first-time homebuyers) 
• Security deposit assistance 
• Mediation for landlord-tenant disputes 

Special Groups 
When considering affordable housing, there are several groups that can be 
singled out because their housing needs may be different. These special groups 
can include the disabled, the elderly, veterans, etc. Eagle Mountain City does 
not need to focus on all these special groups, but it is helpful to remain mindful 

of these groups’ needs throughout the community. This category is important to achieving 
a multigenerational city. The projects that fall under this category include, but are not 
limited to, the following:  

• Providing monetary assistance to the construction of a senior living facility 
• Providing monetary assistance to the construction of a disabled adults living facility 
• Reducing/supplementing permitting costs for senior living facilities 
• Reducing/supplementing permitting costs for disabled adult living facilities 
• Home repair programs for seniors 
• Providing incentives for senior living facilities to move into the city 
• Providing incentives for disabled adults living facilities to move into the city 
• Requiring a percentage of homes to be ADA compliant in various price ranges 
• Senior overlay zone 



Rehabilitation/Redevelopment 
Redevelopment is an often-overlooked part of the affordable housing 
conversation. However, as stated above, Eagle Mountain City does not have 
much need for it at this time. Rehabilitation efforts at this time might look like 
avoiding blight and maintaining the quality of the housing stock in the City. 
Similar to streets, the housing stock is easier to maintain than it is to fix. Rehabilitation also 
ensures that quality homeownership opportunities will continue to be available as the city 
ages. The projects that fall under this category include, but are not limited to, the following:  

• Roof replacement programs 
• Utility home repairs 
• Demolition of blighted/unsafe buildings 
• Neighborhood revitalization 
• Blight prevention 
• Increased code enforcement 

Achieving Balance 
While planning for affordable housing in Eagle Mountain City, it is important to keep all 
these categories in mind. Each of these categories play into the big picture of establishing 
a “multigenerational city” and “homeownership opportunities.”  

The goal for the City is to stay in tune with the needs of the community and adjust the 
balance of its affordable housing programs in response. Good policies are those that can 
be changed. As the City implements policies, it will learn more about the community and its 
needs as well as the true effects of each policy. The City isn’t going to get it ‘right’ the first 
time, but it can adjust as time goes on to get closer to the highest and best use of its 
affordable housing dollars as well as adapt to new circumstances.  



Affordable Housing Glossary: 
Affordable housing – affordable housing is housing that is appropriate for the needs of a 
range of very low to moderate income households and priced so that these households are 
also able to meet other basic living costs such as food, clothing, transport, medical care 
and education. As a rule of thumb, housing is usually considered affordable if it costs less 
than 30% of gross household income.20 21 

Affordable housing in EMC – housing for every stage of life. We want EMC to be a place 
where you can be raised, raise your own family, and then retire.32 See lifecycle of housing 
in FAQ. 

Affordable housing programs – Intervention by the government or other nonprofit or for-
profit organizations to aid in the obtention of affordable housing for groups of people 
considered to be of “low” or “moderate” income. 

Area Median Income 

Very Low Income – income that is 30% or less than the Area Median Income (AMI).23 

Low income – income that is 50% or less than the Area Median Income (AMI).23 

Moderate income – income that is between 51% - 80% of the Area Median Income 
(AMI).23 

Attainable housing – what Council would prefer to call ‘affordable housing’ in Eagle 
Mountain City to avoid political misinterpretations. 

Blighted areas – areas that, by reason or by deterioration, faulty planning, inadequate or 
improper facilities, deleterious land use or the existence of unsafe structures or any 
combination of these factors, are detrimental to the safety, health or welfare of the 
community.28 

Blighted structure – A structure is blighted when it exhibits objectively determinable sings 
of deterioration sufficient to constitute a threat to human health, safety, and public 
welfare.24 

Housing affordability – a broad term that refers to the general level of housing prices 
relative to the general level of household income. This does not refer to a specific type of 
housing.22 

Manufactured Housing – Housing that may or may not have a permanent attached 
location29 built entirely in a factory, then transported in one piece. (a.k.a. mobile homes). 

A structure, transportable in one or more sections, which in the traveling mode is 8 body 
feet or more in width, or 40 body feet or more in length, or which when erected onsite is 
320 or more square feet, and which is built on a permanent chassis and designed to be 
used as a dwelling with or without a permanent foundation when connected to the 



required utilities, and includes the plumbing, heating, air conditioning, and electrical 
systems contained in the structure. 33 

Modular Housing – some (or all) of the home was built in a factory. A home is made up of 
large, three-dimensional pieces known as modules. These are built indoors, then shipped to 
your building site.31 see prefabricated housing31 

Prefabricated Housing – some (or all) of the home was built in a factory. A home is made 
up of large, three-dimensional pieces known as modules. These are built indoors, then 
shipped to your building site.31 see modular housing31 

Redevelopment – the act or process of changing an area of a town by replacing old 
buildings, roads, etc. with new ones. 26 

Rehabilitation – The labor, materials, tools, and other costs of improving buildings, other 
than minor or routine repairs. The term includes there the use of a building is changed to an 
emergency shelter and the cost of this change and any rehabilitation costs does not 
exceed 75 percent of the value of the building before the change in use.25 

Revitalization – The process of making something grow, develop, or become successful 
again27 
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EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

OCTOBER 15, 2024 

TITLE:   DISCUSSION - Downtown Master Plan, MHTN Architects  
ITEM TYPE:   Presentation 

FISCAL IMPACT:    

APPLICANT:   City-initiated 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

N/A N/A  
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  MHTN MHTN 
 
RECOMMENDATION: 
 
 
BACKGROUND: 
MHTN was selected by the City Council to assist in the creation of a Downtown Master Plan. 
Following meetings with staff to gather contextual understanding of the City and to develop processes 
for engagement with stakeholders and the public, MHTN seeks to meet with City Council and discuss 
their desires related to the Downtown Master Plan. 
 
ITEMS FOR CONSIDERATION: 
 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 
None 
 
 



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

OCTOBER 15, 2024 

TITLE:   DISCUSSION - Alternative Energy Code Amendment  
ITEM TYPE:   Discussion Item 

FISCAL IMPACT:    

APPLICANT:     
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

N/A  N/A 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
 

  

 

RECOMMENDATION: 
 
 
BACKGROUND: 
The city has indicated a desire to consider how it assesses and entitles alternative energy 
applications, such as solar energy. City staff have been working with a group interested in submitting 
an application for a battery storage facility. This group has prepared some draft language for the City 
to consider relative to alternative energy. 
 
ITEMS FOR CONSIDERATION: 
This item is time-sensitive. 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
 
 
ATTACHMENTS: 

1.   Proposed Zoning Amendments - Enyo Working Draft 10.06.2024 
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EAGLE MOUNTAIN 
CITY COUNCIL MEETING MINUTES 

OCTOBER 1, 2024, 4:00 PM 
EAGLE MOUNTAIN CITY COUNCIL CHAMBERS 
1650 E STAGECOACH RUN, EAGLE MOUNTAIN, UT 84005 

Eagle Mountain City Council Meeting – October 1, 2024 Page 1 of 8 

ELECTED OFFICIALS PRESENT:  Mayor Tom Westmoreland, Councilmembers Donna Burnham, Melissa 
Clark, Rich Wood, and Brett Wright. Councilmember Jared Gray was excused. 

CITY STAFF PRESENT: Steve Mumford, Interim City Manager; Fionnuala Kofoed, Assistant City 
Manager/City Recorder; Clifford Strachan, Director of Legislative Affairs; Marcus Draper, City Attorney; 
Kimberly Ruesch, Director of Legislative Affairs; Tyler Maffitt, Communications Manager; Angela 
Valenzuela, Human Resources Manager; Natalie Winterton, Grants Coordinator/Management Analyst; 
Terrence Dela Pena, Finance/Management Analyst; Brandon Larson, Planning Director; Todd Black, 
Wildlife Biologist/Environmental Planner; Robert Hobbs, Senior Planner; David Stroud, Senior Planner; 
Steven Lehmitz, Planner; Beth Fewkes, Planner; Mack Straw, Public Utilities Manager; Jeff Weber, Fleet 
and Facilities/Operations Director; Zac Hilton, Streets and Storm Drain/Parks and Recreation Manager; 
Bailey Ensign, Digital Communications Specialist; Michele Graves, Library Director; and Eric McDowell, 
Chief Deputy Sheriff. 

CITY STAFF PRESENT ELECTRONICALLY: Lianne Pengra, Chief Deputy Recorder; Brad Hickman, Public 
Works Director; Chas Glenn, Executive Assistant; and Embret Fossum, Unified Fire Authority Battalion 
Chief. 

4:00 PM WORK SESSION – CITY COUNCIL CHAMBERS 

Mayor Westmoreland called the meeting to order at 4:03 PM. 

1. DISCUSSION AND INFORMATION ITEMS

 1.A. PRESENTATION – General Plan Survey – OnPointe Insights 

The recording of the discussion can be found online here at 00:00:33. 

Planning Director Brandon Larsen introduced the item. Ron Gailey with OnPointe Insights presented the 
data and findings for the survey they did relative to the General Plan Update. The survey data was 
collected in July and August of this year. More than 1,300 people participated in this random-sample, 
statistically significant survey.   

 1.B. DISCUSSION – Gardner Farms Master Development Plan 

The recording of the discussion can be found online here at 00:48:52. 

Senior Planner David Stroud presented the item, and Chase Bryan with Gardner Farms addressed the 
Council. The applicant submitted a plan to develop commercial and residential uses on 160 acres. 
Intermountain Health owns 40 acres within the project, but is not developing the property at this time. 
The remaining 120 acres are proposed to be developed with commercial and residential uses. Residential 
will consist of single-family, townhomes, and stacked multi-family. The proposed zones are RC, MF2, and 

https://eaglemountainut.portal.civicclerk.com/event/144/media
https://eaglemountainut.portal.civicclerk.com/event/144/media
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CR. The property is adjacent to Eagle Mountain Boulevard to the east, and the property to the north, 
west, and south is under the jurisdictional control of Utah County. 
 
 1.C. DISCUSSION – Get Healthy Utah Designation 
 
The recording of the discussion can be found online here at 01:16:42. 
 
Grants Coordinator/Management Analyst Natalie Winterton presented the item.  
 
The Healthy Utah Community is a designation from the Utah League of Cities and Towns in partnership 
with Get Healthy Utah, a non-profit organization that promotes healthy living. The mission of Get Healthy 
Utah is to foster a culture of health through engaging multi-sector stakeholders, building partnerships, 
providing resources, and connecting efforts that support healthy eating, active living, and mental 
wellbeing. 
 
2. AGENDA REVIEW 
 

12.A. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Approving a Professional Services 
Agreement with GSBS Architects for Consulting Work Related to the General Plan Update. 

 
The recording of the discussion can be found online here at 01:30:32. 
 
Planning Director Brandon Larson introduced the item; Christine Richman and Erika Chmielewski with 
GSBS Architects addressed the Council regarding the General Plan update process. 
 

12.D. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Amending the Eagle Mountain City 
Policies and Procedures Manual Regarding Firearms. 

 
The recording of the discussion can be found online here at 01:48:38. 
 
City Attorney Marcus Draper explained the reasoning behind updating the Policies and Procedures 
Manual based on changes made by the State Legislature.  
 

12.G. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Adopting the Eagle Mountain City 
Public Art Plan. 

 
The recording of the discussion can be found online here at 01:49:25. 
 
Councilmember Clark requested the item be removed from the agenda and brought back as a discussion 
item to a future meeting. Grants Coordinator/Management Analyst Natalie Winterton addressed the 
Council regarding the details of the plan.  
 

12.H. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Adopting the Eagle Mountain City 
Affordable Housing Plan. 

 
The recording of the discussion can be found online here at 01:53:37. 
 
Councilmember Wood requested the item be removed from the agenda and brought back as a discussion 
item to a future meeting.   

https://eaglemountainut.portal.civicclerk.com/event/144/media
https://eaglemountainut.portal.civicclerk.com/event/144/media
https://eaglemountainut.portal.civicclerk.com/event/144/media
https://eaglemountainut.portal.civicclerk.com/event/144/media
https://eaglemountainut.portal.civicclerk.com/event/144/media
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12.I. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Declaring Surplus Property – Fleet 
Vehicles. 

 
The recording of the discussion can be found online here at 01:54:50. 
 
Fleet and Facilities/Operations Director Jeff Weber explained the process of selling surplus vehicles.  
 
3. ADJOURN TO A CLOSED SESSION 
 
MOTION:  Councilmember Burnham moved to adjourn into a Closed Session for the purpose of 

discussion of pending or reasonably imminent litigation; the character, professional 
competence, or physical or mental health of an individual; and/or 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.  

 Donna Burnham Yes  
 Melissa Clark Yes  
 Jared Gray Excused  
 Rich Wood  Yes  
 Brett Wright Yes  
The motion passed with a unanimous vote. 

 
The recording of the motion can be found online here at 01:57:43. 
 
The meeting was adjourned at 6:02 PM.  
 
7:00 PM POLICY SESSION – CITY COUNCIL CHAMBERS 
 
4. CALL TO ORDER 
 
Mayor Westmoreland called the meeting to order at 7:13 PM.  
 
5. PLEDGE OF ALLEGIANCE 
 
Councilmember Wood led the Pledge of Allegiance.  
 
6. INFORMATION ITEMS/UPCOMING EVENTS 
 
7. PUBLIC COMMENTS 
 
Mayor Westmoreland opened the public comment period at 7:15 PM. 
 
The following individuals spoke during the public comment period:  Natalee Hoover, Camden Lancaster, 
Evan Hawkes, and Tracy Lang; Terry Stewart submitted a written comment. 
 
Mayor Westmoreland closed the public comment period at 7:21 PM. 
 
The recording of the public comments can be found online here at 02:00:50. 
 
8. CITY COUNCIL/MAYOR ITEMS 

https://eaglemountainut.portal.civicclerk.com/event/144/media
https://eaglemountainut.portal.civicclerk.com/event/144/media
https://eaglemountainut.portal.civicclerk.com/event/144/media
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The Mayor and Councilmembers offered comments to the public.  
 
The recording of the Mayor and Councilmember comments can be found online here at 02:07:16. 
 
9. APPOINTMENTS 
 
 9.A. Senior Citizens Advisory Council 
 
  1.  Mary Hammond – Completing a 4-year term through 2025 
 
MOTION:  Councilmember Clark moved to appoint Mary Hammond to the Senior Citizens 

Advisory Council, completing a 4-year term through 2025. Councilmember Wood 
seconded the motion.  

 Donna Burnham Yes  
 Melissa Clark Yes  
 Jared Gray Excused  
 Rich Wood  Yes  
 Brett Wright Yes  
The motion passed with a unanimous vote. 

 
The recording of the motion can be found online here at 02:15:44. 
 
City Recorder Fionnuala Kofoed administered the Oath of Office to Mary Hammond.  
 
CONSENT AGENDA 
 
10. MINUTES 
 
 10.A. September 17, 2024 Minutes – Regular City Council Meeting 
 
11. PRELIMINARY PLATS & SITE PLANS 
 
 11.A. SITE PLAN – Freddy’s Frozen Custard and Steakburgers 
 
12. RESOLUTIONS 
 

12.A. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Approving a Professional Services 
Agreement with GSBS Architects for Consulting Work Related to the General Plan Update. 

 
12.B. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Approving an Interlocal 

Cooperation Agreement with Mountainland Association of Governments for Funding for the 
Mid Valley Road Feasibility Study from Pony Express Parkway to Mountain View Corridor. 

 
12.C. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Approving a Settlement 

Agreement and Mutual Release of Claims with W.W. Clyde & Co. 
 
12.D. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Amending the Eagle Mountain City 

Policies and Procedures Manual Regarding Firearms. 
 

https://eaglemountainut.portal.civicclerk.com/event/144/media
https://eaglemountainut.portal.civicclerk.com/event/144/media
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12.E. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Appointing Kenneth A. Brown, Jr. 
to Serve as a Hearing Examiner and Directing Staff to Refer Business License Issues to the 
Hearing Examiner. 

 
12.F. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Approving a Legal Services 

Agreement with Kenneth A. Brown, Jr. 
 
12.G. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Adopting the Eagle Mountain City 

Public Art Plan. 
 
12.H. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Adopting the Eagle Mountain City 

Affordable Housing Plan. 
 
12.I. RESOLUTION – A Resolution of Eagle Mountain City, Utah, Declaring Surplus Property – Fleet 

Vehicles. 
 
MOTION:  Councilmember Burnham moved to approve the Consent Agenda, removing items 

12.G. and 12.H. from the agenda. Councilmember Wright seconded the motion.  
 Donna Burnham Yes  
 Melissa Clark Yes  
 Jared Gray Excused  
 Rich Wood  Yes  
 Brett Wright Yes  
The motion passed with a unanimous vote. 

 
The recording of the motion can be found online here at 02:18:01. 
 
City Recorder Fionnuala Kofoed administered the Oath of Office to Kenneth A. Brown, Jr.  
 
SCHEDULED ITEMS 
 
13. ORDINANCES/PUBLIC HEARINGS 
 

13.A. ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain City, Utah, Adjusting the 
Boundary Line of Certain Real Property from the Geographical Boundaries of the Town of 
Cedar Fort to the Geographical Boundaries of Eagle Mountain City.  

 
The recording of the discussion can be found online here at 02:20:49. 
 
City Attorney Marcus Draper presented the item, and applicant representative Chase Andrizzi with 
Oquirrh Wood Ranch addressed the Council regarding the item. The proposed ordinance adjusts the 
municipal boundaries between Eagle Mountain and Cedar Fort in accordance with Utah Code Section 
10-2-419 for 120 acres on two parcels of land directly west of the Tyson plant, Utah County Parcel 
Numbers 59:049:0008 and 59:049:0050. 
 
Mayor Westmoreland opened the public hearing at 7:41 PM; as there were no comments, he closed the 
hearing.  
 

https://eaglemountainut.portal.civicclerk.com/event/144/media
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MOTION:  Councilmember Burnham moved to approve an Ordinance of Eagle Mountain City, 
Utah, Adjusting the Boundary Line of Certain Real Property from the Geographical 
Boundaries of the Town of Cedar Fort to the Geographical Boundaries of Eagle 
Mountain City. Councilmember Clark seconded the motion.  

 Donna Burnham Yes  
 Melissa Clark Yes  
 Jared Gray Excused  
 Rich Wood  No  
 Brett Wright No  
                                                 Mayor Westmorland Yes  
The motion passed with a vote of 3:2. 

 
The recording of the motion can be found online here at 02:50:05. 
 

13.B. ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain City, Utah, Amending the 
Eagle Mountain Municipal Code Section 17.10.030 Definitions.  

 
The recording of the discussion can be found online here at 02:54:38. 
 
Planner Steven Lehmitz presented the item. The proposed code amendment establishes the definition 
of a building envelope. Building envelopes are typically depicted with a diagram showing setbacks and 
easements. The setbacks are typically thought to only apply to primary structures; however, without 
language stating setbacks only apply to primary structures, they apply to all structures. The purpose of 
this code amendment is to clearly establish that the building envelopes shown on final plats only apply 
to primary structures and detached accessory dwelling units. 
 
Mayor Westmoreland opened the public hearing at 8:23 PM; as there were no comments, he closed the 
hearing.  
 
MOTION:  Councilmember Wood moved to approve an Ordinance of Eagle Mountain City, Utah, 

Amending the Eagle Mountain Municipal Code Section 17.10.030 Definitions. 
Councilmember Clark seconded the motion.  

 Donna Burnham Yes  
 Melissa Clark Yes  
 Jared Gray Excused  
 Rich Wood  Yes  
 Brett Wright Yes  
The motion passed with a unanimous vote. 

 
The recording of the motion can be found online here at 03:09:03. 
 
14. ORDINANCES 
 

14.A. ORDINANCE - An Ordinance of Eagle Mountain City, Utah, Amending the Eagle Mountain 
Municipal Code Chapters 8.07 Nuisance Abatement and 8.15 Noise.  

 
The recording of the discussion can be found online here at 03:09:37. 
 

https://eaglemountainut.portal.civicclerk.com/event/144/media
https://eaglemountainut.portal.civicclerk.com/event/144/media
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City Attorney Marcus Draper presented the item. The proposed code amendments to EMMC 8.15 Noise 
make it permissible to exceed 65 dB during certain times of the day to allow for certain ordinary activities. 
The proposed amendments to EMMC 8.07 Nuisance Abatement requires property owners to remove 
graffiti within 7 days after discovery. An extension of up to 14 additional days may be granted for good 
cause shown. This item was tabled at the September 17, 2024 City Council meeting. 
 
MOTION:  Councilmember Wood moved to approve an Ordinance of Eagle Mountain City, Utah, 

Amending the Eagle Mountain Municipal Code Chapters 8.07 Nuisance Abatement 
and 8.15 Noise. Councilmember Burnham seconded the motion.  

 Donna Burnham Yes  
 Melissa Clark Yes  
 Jared Gray Excused  
 Rich Wood  Yes  
 Brett Wright Yes  
The motion passed with a unanimous vote. 

 
The recording of the motion can be found online here at 03:10:18. 
 
15. RESOLUTIONS 
 

15.A. RESOLUTION - A Resolution of Eagle Mountain City, Utah, Establishing a Mortgage Assistance 
Program.  

 
The recording of the discussion can be found online here at 03:10:51. 
 
Director of Legislative Affairs Clifford Strachan presented the item. The proposed Mortgage Assistance 
Program, one of five moderate income housing strategies included in the City's General Plan, is targeted 
at public employees whose household income is below 120% AMI, and who would purchase and occupy 
a home located in Eagle Mountain. As drafted, the program would provide qualified applicants with a 
$15,000 down payment loan at 0%, in second position, which is fully forgivable by 15 years. The program 
would be administered by Eagle Mountain City and funded by an appropriation of the Redevelopment 
Agency of Eagle Mountain City's Community Reinvestment Project Area housing funds. 
 
MOTION:  Councilmember Wright moved to approve a Resolution of Eagle Mountain City, Utah, 

Adopting a Mortgage Assistance Program with the following changes: 
1. Amend the maximum loan amount to $25,000; 
2. Amend to indicate there is no maximum to the applicant(s)’ cash contribution to 

the purchase of a property; 
3. Amend to indicate there is no minimum or maximum to the applicant(s)’ liquid 

assets at closing; 
4. Amend the maximum Area Median Income to $151,800 for households of 6 or 

more; 
5. Amend the application prioritization and schedule as presented: Namely to reflect 

prioritization by applicant employment type then prioritization by income relative 
to area median income with lower income households receiving higher priority; 

6. Extend the requirement to respond to applicants regarding minimum qualifications 
to 15 business days after the application collection period; 

7. Remove real estate brokerage fees from the list of eligible closing costs; 
8. Direct administration to outsource the eligibility review process; and 

https://eaglemountainut.portal.civicclerk.com/event/144/media
https://eaglemountainut.portal.civicclerk.com/event/144/media
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9. Direct staff to edit the draft policy documents to reflect these amendments. 
 Councilmember Clark seconded the motion.  
 Donna Burnham Yes  
 Melissa Clark Yes  
 Jared Gray Excused  
 Rich Wood  Yes  
 Brett Wright Yes  
The motion passed with a unanimous vote. 

 
The recording of the motion can be found online here at 04:34:03. 
 
16. LEGISLATIVE ITEMS 
 
 16.A. UPDATE – Legislative Priority List 
 
17. CITY COUNCIL/MAYOR’S BUSINESS AND LIAISON REPORTS 
 
The recording of the comments and reports can be found online here at 04:37:19. 
 
The Mayor and Councilmembers offered comments to the public and provided reports on the boards 
they are assigned to as liaisons to the City Council.  
 
18. COMMUNICATION ITEMS 
 
 18.A. Financial Report 
 

18.B. Upcoming Agenda Items 
 
19. ADOURNMENT 
 
MOTION:  Councilmember Wright moved to adjourn the meeting at 9:55 PM. Councilmember 

Wood seconded the motion.  
 Donna Burnham Yes  
 Melissa Clark Yes  
 Jared Gray Excused  
 Rich Wood  Yes  
 Brett Wright Yes  
The motion passed with a unanimous vote. 

 
The recording of the motion can be found online here at 04:40:49. 
 
The meeting was adjourned at 9:55 PM.  
 
Approved by the City Council on October 15, 2024. 
 
 
____________________________________ 
Lianne Pengra, CMC 
Chief Deputy Recorder 

https://eaglemountainut.portal.civicclerk.com/event/144/media
https://eaglemountainut.portal.civicclerk.com/event/144/media
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EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

OCTOBER 15, 2024 

TITLE:   The District Master Site Plan and Preliminary Plat. 

ITEM TYPE:   Preliminary Plat & Site Plan 

FISCAL IMPACT:    

APPLICANT:   Forrest Gaskill 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

Community Commercial/Commercial Community 19.26 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  David Stroud, Senior Planner David Stroud 
 
RECOMMENDATION: 
Staff recommends the City Council approve the Master Site Plan and Preliminary Plat as the 
proposal complies with EMMC. 
 
BACKGROUND: 
Master Site Plan approval of commercial development on Parcels 59:044:0041, 59:044:0175, 
59:044:0176, 59:044:0112, 53:228:0001, 53:228:0002, 53:228:0003, and 53:228:0004. This project 
includes 19.26 acres and is located at Eagle Mountain Boulevard and Pony Express Parkway.  The 
subject property has been zoned Commercial Community for several years in anticipation of 
commercial development. The applicant now has interest from users in developing lots along Pony 
Express Parkway. Access will be provided from the north, west, and south. A lot layout of the 
commercial Pony Express Parkway lots is included. Property located to the east of the subject 
property has no development consideration at this time and will be subject to master site plan 
approval when there is intent to develop this area. 
 
ITEMS FOR CONSIDERATION: 
All development over five acres is to be reviewed and approved as a master site plan. The applicant 
controls 19 acres and will develop the sites according to EMMC standards of commercial 
development at the time of site plan application submittal. The proposed master site plan envisions 
the entire area to be developed for commercial development, which is in line with the current zoning 
of Commercial Community and Future Land Use Plan which designates all parcels as Community 
Commercial. 
 
The Planning Commissioners, in opposition to the request, suggest that this location is not conducive 
to excessive drive-through-oriented commercial uses. 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
The Planning Commission motion of approval to the City Council failed on a 2-3 vote. 
 



ATTACHMENTS: 
1.   Master Site Plan 
2.   Utility Plan 
3.   09.10.2024 Planning Commission Report of Action 
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Eagle Mountain City  
Planning Commission 

Report of Action 
September 10, 2024 

 
 

ITEM #7B Forest Gaskill requests Master Site Plan approval of commercial development on Parcels 59:044:0041, 
59:044:0175, 59:044:0176, 59:044:0112, 53:228:0001, 53:228:0002, 53:228:0003, and 53:228:0004. 
This project includes 19.26 acres and is located at Eagle Mountain Boulevard and Pony Express 
Parkway.  (801) 789-6615 dstroud@emcity.org Site-24-4 

 
 
The following action was taken by the Planning Commission on the above-described item at its regular meeting of 
September 10, 2024: 
 

MOTION FAILURE TO RECOMMENDED APPROVAL 
(DENY) 

 
 
On a vote of 2-3, the Planning Commission motion of approval to the City Council failed.  
 
Motion By: Jason Allen (to Recommend Approval) 
 
Second By: Robert Fox 
 
Votes in Favor of Motion: Jason Allen, Robert Fox 
 
Votes Against the Motion: Rod Hess, Craig Whiting, Brent Strong  
 
Jason Allen was present as Chair. 
 
Includes facts of the case, analysis, conclusions and recommendations outlined in the Staff Report, with any changes noted; 
Planning Commission determination is generally not consistent with the Staff analysis and determination. 
 
LEGAL DESCRIPTION FOR PROPERTY TO BE REZONED 
The subject property is identified in Exhibit A. 
 
DEVELOPMENT AGREEMENT 
Applies - referred applicant to Council Attorney. 
 
STAFF PRESENTATION 
The Staff Report to the Planning Commission provides details of the facts of the case and the Staff's analysis, conclusions, 
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and recommendations. 
 
CITY DEPARTMENTAL ISSUES 
There are remaining issues from the Development Review Committee (DRC) review that need to be resolved. Redlines to 
be corrected prior to scheduling with City Council.  
 
CONCERNS RAISED BY PUBLIC 
No comments. 
 
APPLICANT RESPONSE 
Key points addressed in the applicant's presentation to the Planning Commission included the following: 
Forest Gaskill has tenants ready to locate in the city and due to contractual issues, cannot be located in the Macey’s 
development – Marketplace at Eagle Mountain. Five lots are the first phase.  
 
PLANNING COMMISSION DISCUSSION 
Key points discussed by the Planning Commission included the following: 

 Look and feel of commercial should be different and not drive-through oriented at this location.  
 The Planning Commission likes the access and roundabout setup. 

 
FINDINGS / BASIS OF PLANNING COMMISSION DETERMINATION 
The Planning Commission identified the following findings as the basis of this decision or recommendation: 
 
The vote to recommend approval failed by a vote of 2:3, with the dissenting votes giving reasons of not the right place for 
drive through oriented commercial development. 
 
____________________________ 

Planning Director 
 

See Key Land Use Policies of the Eagle Mountain General Plan, applicable Titles of the Eagle Mountain City Code, and the 
Staff Report to the Planning Commission for further detailed information.  

 
Administrative decisions of the Planning Commission may be appealed by submitting an application/notice of appeal, 
with the required application and noticing fees to the Planning Division, within fourteen (14) calendar days of the 
Planning Commission's decision (Eagle Mountain City office hours are Monday through Friday, 7:30 a.m. to 5:30 p.m.). 

 
BUILDING PERMITS MUST BE OBTAINED BEFORE CONSTRUCTION BEGINS 
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EXHIBIT A 
 

 



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

OCTOBER 15, 2024 

TITLE:   Dutch Bros Site Plan 

ITEM TYPE:   Site Plan 

FISCAL IMPACT:   N/A 

APPLICANT:   Forrest Gaskill 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

General Plan Designation: Community Commercial 
Zone: Commercial Community 

0.82 Acres 

 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  Steven Lehmitz, Planner Steven Lehmitz 
 
RECOMMENDATION: 
Staff recommends that the City Council approve the Dutch Bros site plan with the following 
conditions: 

1. The internal roadway in Area A is completed before a certificate of occupancy is issued 
(Marketplace ARMDA); 

2. The external wall in Area A is completed before a certificate of occupancy is issued 
(Marketplace ARMDA). 

 
 
BACKGROUND: 
Site plan review and recommendation of a Dutch Bros, located at 1231 E. Eagle Mountain Boulevard 
(Parcel No. 59:044:0189). 
 
ITEMS FOR CONSIDERATION: 
EMMC 17.100.050 Site plan development standards. The following are standards required for 
all site plans in any zoning district: 
A. Use of Property -- Complies 
B. Screening Requirements -- Complies 
C. Access Requirements -- Complies 
D. Off-Street Truck Loading Space -- Complies 
E. Utilities -- Complies 
F. Grading and Drainage -- Complies 
G. Dedication of Water Shares -- Will be ensured prior to building permit issuance 
H. Protection of Steep Slopes and Natural Drainages -- N/A 
 
EMMC 17.100.060 Architectural requirements. 
A. Mechanical Equipment -- Complies 
B. Windows -- Complies 



C. Building Lighting -- Complies 
D. Trash Enclosures, Storage Areas, and External Structures -- Complies 
E. Exterior Materials -- Complies 
F. Landscape Guidelines -- Complies 
G. Parking Lot and Street Lighting -- Complies 
H. Enclosed Uses -- Complies 
I. Businesses Moving into Existing Buildings -- N/A 
J. Nuisances -- Complies 
 
EMMC 17.72.030 Site design. 
A. Building Location -- Complies 
B. Commercial Parking Location -- Complies 
 
EMMC 17.72.040 Architectural standards. 
A. Architectural Style/Theme -- Complies 
B. Main Entrance -- Complies 
C. Roof Desing -- Complies 
D. Building Articulation -- Complies 
E. Architectural Detailing -- Complies 
F. Building Materials -- Complies 
G. Building Color -- Complies 
I. Lighting -- Complies 
K. Mechanical Equipment -- Complies 
L. Storage, Loading Areas, and Trash Enclosures -- Complies 
 
EMMC 17.55 Off-street Parking -- Complies 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
The Planning Commission forwarded a positive recommendation (5-0) to the City Council. 
 
ATTACHMENTS: 

1.   Site Plan 
2.   Elevations 
3.   Landscape Plan 
4.   Vicinity Maps 
5.   09.24.2024 Planning Commission Report of Action 
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Eagle Mountain City  
Planning Commission 

Report of Action 
September 24, 2024 

 

 
ITEM #7.A. Forrest Gaskill requests site plan review and recommendation of a Dutch Bros, located at 1231 E. 

Eagle Mountain Boulevard (Parcel No. 59:044:0189). Steven Lehmitz (801) 789-6617  
slehmitz@emcity.org  SITE-24-7 

 
 
The following action was taken by the Planning Commission on the above-described item at its regular meeting of 
September 24, 2024: 
 

RECOMMENDED APPROVAL 
 
On a vote of 5:0, the Planning Commission recommended that the City Council approve the above-noted application.  
 
Motion By: Jason Allen (to Recommend Approval) 
 
Second By: Robert Fox 
 
Votes in Favor of Motion: Robert Fox, Jason Allen, Brent Strong, Rod Hess, and Craig Whiting 
 
Jason Allen was present as Chair. 
 
Includes facts of the case, analysis, conclusions and recommendations outlined in the Staff Report, with any changes noted; 
Planning Commission determination is generally consistent with the Staff analysis and determination. 
 
LEGAL DESCRIPTION OF PROPERTY 
LOT 302, MARKETPLACE AT EAGLE MOUNTAIN TOWN CENTER, PHASE 3 SUB AREA 0.816 AC. 
 
RELATED ACTIONS 
None 
 
PROPOSED OCCUPANCY 
N/A 
 
PROPOSED PARKING 

• 8 Total parking stalls required 

• 15 Total parking stalls provided 
 
DEVELOPMENT AGREEMENT 
This site is subject to the Amended and Restated Development Agreement for The Marketplace at Eagle Mountain Town 

mailto:slehmitz@emcity.org


Page 2 of 4  

Center. 
 
STAFF PRESENTATION 
The Staff Report to the Planning Commission provides details of the facts of the case and the Staff's analysis, conclusions, 
and recommendations. 
 
CITY DEPARTMENTAL ISSUES 
None 
 
CONCERNS RAISED BY PUBLIC 
None 
 
APPLICANT RESPONSE 
Key points addressed in the applicant's presentation to the Planning Commission included the following: 

• Forrest Gaskill confirmed that they would ensure that the road and wall would be in before seeking certificates of 
occupancy for any of their tenet locations in Area A. 

 
PLANNING COMMISSION DISCUSSION 
Key points discussed by the Planning Commission included the following: 

• Commissioner Allen asked exactly where the wall would be located in Area A and about the placement of the 
menu board on the site. 

• Commissioner Hess stated his preference to reduce the number of drive-throughs in the city. 

• Commissioner Whiting agreed with Commissioner Hess and asked how that could be handled. 

• Commissioner Fox stated that drive-throughs can be very beneficial for business owners. 
 
FINDINGS / BASIS OF PLANNING COMMISSION DETERMINATION 
The site met Eagle Mountain’s standards for site plan development. 
 

 
___________________________ 

Planning Director 

 

 

See Key Land Use Policies of the Eagle Mountain General Plan, applicable Titles of the Eagle Mountain City Code, and the 
Staff Report to the Planning Commission for further detailed information.  

 
Administrative decisions of the Planning Commission may be appealed by submitting an application/notice of appeal, 

with the required application and noticing fees to the Planning Division, within fourteen (14) calendar days of the 
Planning Commission's decision (Eagle Mountain City office hours are Monday through Friday, 7:30 a.m. to 5:30 
p.m.). 

 
BUILDING PERMITS MUST BE OBTAINED BEFORE CONSTRUCTION BEGINS 



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

OCTOBER 15, 2024 

TITLE:   Belle Street Seminary Site Plan 

ITEM TYPE:   Site Plan 

FISCAL IMPACT:   N/A 

APPLICANT:   Mike Davey 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

Current General Plan Designation: Agricultural/Rural Density Two 
 
Zone: Public Facilities Zone  

0.62 

 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  Ashley Swensen, Planner Ashley Swensen 
 
RECOMMENDATION: 
Staff recommends that the City Council approve the Belle Street Seminary site plan. 
 
BACKGROUND: 
Site plan review and recommendation of a seminary building for the new junior high school, located 
at 9068 N Belle St. (Parcel ID - 38:716:0002) 
 
In my previous staff report for the 10/8/24 Planning Commission meeting regarding this item, I failed 
to note that this parcel had been rezoned to the Public Facilities Zone--during the 05/07/24 City 
Council meeting--for the purpose of locating a Church of Jesus Christ of Latter-day Saints seminary 
building. This property is still part of the Clearview Estates Master Development Agreement. 
However, development standards for this parcel will comply with what is listed under the Public 
Facilities Zone in Chapter 17.31 EMMC. 
 
ITEMS FOR CONSIDERATION: 
EMMC 17.100.050 Site plan development standards. The following are standards required for 
all site plans in any zoning district: 
  A. Use of Property -- Complies 
  B. Screening Requirements -- Complies 
  C. Access Requirements -- Complies 
  D. Off-Street Truck Loading Space -- Complies 
  E. Utilities -- Complies 
  F. Grading and Drainage -- Complies 
  G. Dedication of Water Shares -- Will be ensured prior to building permit issuance 
  H. Protection of Steep Slopes and Natural Drainages -- N/A 
   
EMMC 17.100.060 Architectural requirements. 
  A. Mechanical Equipment -- Complies 



  B. Windows -- Complies 
  C. Building Lighting -- Complies 
  D. Trash Enclosures, Storage Areas, and External Structures -- Complies 
  E. Exterior Materials -- Complies 
  F. Landscape Guidelines -- Complies 
  G. Parking Lot and Street Lighting -- Complies 
  H. Enclosed Uses -- Complies 
  I. Businesses Moving into Existing Buildings -- N/A 
  J. Nuisances -- Complies 
   
EMMC 17.72.030 Site design. 
  A. Building Location -- Complies 
  B. Commercial Parking Location -- N/A 
   
EMMC 17.72.040 Architectural standards. 
  A. Architectural Style/Theme -- Complies 
  B. Main Entrance -- Complies 
  C. Roof Design -- Complies 
  D. Building Articulation -- Complies 
  E. Architectural Detailing -- Complies 
  F. Building Materials -- Complies 
  G. Building Color -- Complies 
  I. Lighting -- Complies 
  K. Mechanical Equipment -- Complies 
  L. Storage, Loading Areas, and Trash Enclosures -- Complies 
   
EMMC 17.55 Off-street Parking -- Complies 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
The Planning Commission forwarded a positive recommendation (5-0) of the site plan application to 
the City Council. 
 
ATTACHMENTS: 

1.   10.08.2024 Planning Commission Report of Action 
2.   Belle Street Seminary Maps 
3.   Landscape Plan 
4.   Elevations 
5.   Site Plan 
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Eagle Mountain City  
Planning Commission 

Report of Action 
October 8, 2024 

 

 
ITEM #7E This property (Parcel No. 38:716:0002) is part of the Clearview Estates Master Development 

Agreement and was originally zoned “Residential Tier I.” However, during the May 7th, 2024, City 
Council meeting a motion was passed to approve a rezone to the Public Facilities Zone for the purpose 
of locating a seminary building for the Church of Jesus Christ of Latter-day Saints. The seminary will be 
built for the new junior high school and will be located at 9068 N Belle St. The applicant seeks 
approval for their proposed site plan. Ashley Swensen (801) 789-6620  aswensen@emcity.org  SITE-
24-8 

 
 
The following action was taken by the Planning Commission on the above-described item at its regular meeting of October 
8, 2024: 
 

RECOMMENDED APPROVAL 
 

On a vote of 5:0, the Planning Commission recommended that the Municipal Council approve the above-noted application. 
Motion By: Robert Fox (to Recommend Approval) 
 
Second By: Craig Whiting 
 
Votes in Favor of Motion: Rod Hess, Craig Whiting, Robert Fox, Jason Allen, and Brent Strong  
 
Jason Allen was present as Chair. 
 
Includes facts of the case, analysis, conclusions and recommendations outlined in the Staff Report, with any changes noted; 
Planning Commission determination is generally consistent with the Staff analysis and determination. 
 
LEGAL DESCRIPTION FOR PROPERTY OF SITE PLAN 
The property where the seminary will be built is described in the attached Exhibit A. 
 
RELATED ACTIONS 
The City Council approved the rezoning of this property from “Residential Tier I” to “Public Facilities Zone” 
 
PROPOSED PARKING 
*4 Total parking stalls required 
*6 Total parking stalls provided 
*The Planning Commission reviewed the parking plan and found it sufficient for the needs of the site 
 

mailto:aswensen@emcity.org
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DEVELOPMENT AGREEMENT 
This parcel is still part of the Clearview Estates Master Development Agreement, but development standards will default to 
the Public Facilities Zone in Chapter 17.31 EMMC. 
 
STAFF PRESENTATION 
The Staff Report to the Planning Commission provides details of the facts of the case and the Staff's analysis, conclusions, 
and recommendations. 
 
CITY DEPARTMENTAL ISSUES 
N/A 
 
CONCERNS RAISED BY PUBLIC 
No concerns were raised by the public at this meeting. 
 
APPLICANT RESPONSE 
The applicant was present but offered no comments. 
 
PLANNING COMMISSION DISCUSSION 
Planning commission reviewed the proposed site plan and had no additional comments or discussion. 
 
 
 
_________________________________________ 

Planning Commission 
 

 

See Key Land Use Policies of the Eagle Mountain General Plan, applicable Titles of the Eagle Mountain City Code, and the 
Staff Report to the Planning Commission for further detailed information.  

 
Administrative decisions of the Planning Commission may be appealed by submitting an application/notice of appeal, 
with the required application and noticing fees to the Planning Division, within fourteen (14) calendar days of the 
Planning Commission's decision (Eagle Mountain City office hours are Monday through Friday, 7:30 a.m. to 5:30 p.m.). 

 
BUILDING PERMITS MUST BE OBTAINED BEFORE CONSTRUCTION BEGINS 
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EXHIBIT A 
 

LOT 2, EAGLE MOUNTAIN MIDDLE SCHOOL SUB AREA 0.619 AC. 
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TREE LEGEND 1.  TOPSOIL:  ALL LAWN AREAS SHALL RECEIVE SIX
(6) INCHES OF IMPORTED TOPSOIL.   OTHER AREAS
DO NOT NEED IMPORTED TOPSOIL. ACHIEVE FINISH
GRADE USING ONSITE STOCKPILED SOILS.  PLACE
TWELVE (12) INCHES OF STOCKPILED SOILS IN TREES
AND SHRUB PLANTER AREAS.  EACH PLANT MATERIAL
PIT WIDTH WILL BE REQUIRED TO BE (3) THREE TIMES
THE DIAMETER OF THE ROOT BALL AND BE
BACKFILLED WITH A MIX OF 50% IMPORTED TOPSOIL
AND 50% EXISTING SOILS.  SUBMIT A RECENT, WITHIN
60 DAYS, TOPSOIL ANALYSIS ON PROPOSED
IMPORTED TOPSOIL FOR REVIEW AND APPROVAL.
DO NOT INSTALL ANY TOPSOIL UNTIL THE SUB-GRADE
HAS BEEN CHECKED AND APPROVED FOR PROPER
DEPTH BY THE ARCHITECTS.

2.   COBBLE ROCK TO BE INSTALLED THREE (3)
INCHES DEEP MINIMUM AND DEEP ENOUGH TO
COMPLETELY COVER THE FABRIC. COBBLE ROCK  TO
BE FINISH GRADED ONE (1) INCH BELOW ALL
ADJACENT CONCRETE EDGES.    SUBMIT ROCK
PRODUCT SAMPLES FOR OWNER AND ARCHITECT
APPROVAL BEFORE DELIVERY AND  INSTALLATION.
SEE LEGENDS THIS SHEET.   ALL COBBLE ROCK
SHALL BE DIRT AND CLOD FREE.

3.     WEED BARRIER FABRIC TO BE PLACED UNDER
ALL COBBLE ROCK MULCH M1 AND M2.   OVERLAP 6"
AT JOINTS AND ADHERE TO GROUND USING 1" BY 6"
STEEL WIRE STAKES PLACED 4' O.C.

4.  LAWN SHALL BE A BLEND OF DROUGHT
TOLERANT KENTUCKY BLUEGRASS.   LAWN SHALL BE
INSTALLED IN THE FORM OF BIO-BLU BLEND SOD
FROM BIOGRASS SOD IN WEST JORDAN OR
APPROVED EQUAL.

5.   INSTALL  DRAIN CATCH BASINS PER DETAIL
C/C502. MAKE SURE LOCATIONS ARE NOTED ON
RECORD DRAWINGS.

6.  FREE STANDING BOULDERS TO BE SIZES
INDICATED ON THE DRAWINGS.  BOULDERS TO BE OF
A NATURAL APPEARANCE, QUARTZ OR OTHER HARD
ROCK, OF A BROWN COLOR.  SEE LEGEND THIS
SHEET.  SUBMIT A FULL SIZED SAMPLE FOR
APPROVAL BEFORE DELIVERY.    SLIGHTLY BURY AND
PLACE BOULDERS SO THEY HAVE A NATURAL
LOOKING APPEARANCE.   SEE DETAIL "J" ON
DRAWING L501.   BOULDERS SHALL BE THE SPECIFIED
DIMENSIONS ON ALL THREE SIDES OF THE BOULDER.

7. CONCRETE MOW CURB INSTALLATION IS
DESCRIBED ON THE SITE PLAN DETAILS AND
CONCRETE SPECIFICATIONS.

8. MAKE SURE ALL LANDSCAPE AREAS HAVE
POSITIVE DRAINAGE OUT OF PLANTERS FOLLOWING
FINISH GRADING AS PER GRADING AND DRAINAGE
DRAWINGS.

9.   INSTALL VINES AS CLOSE TO POSTS AS
POSSIBLE.    CONNECT VINES TO POSTS WITH PLANT
TIE RIBBON ATTACHED TO HEAVY DUTY BLACK ZIP
TIES ATTACHED AROUND POSTS.

10.   EACH PLANT MATERIAL PIT WIDTH WILL BE
REQUIRED TO BE (3) THREE TIMES THE DIAMETER OF
THE ROOT BALL AND BE BACKFILLED WITH A MIX OF
40% IMPORTED TOPSOIL AND 40% EXISTING SOILS
AND 20% SOIL PEP.

Landscape Notes

Landscape Objects Legend

SHRUB LEGEND GRASS & PERENNIAL LEGEND

o

Landscape Coverage Notes

Asphalt                              0 sf (0%)
Concrete Pavement              6,759 sf (25.1)
Building                                4,550 sf (16.9%)
Landscaping                                  15,661 sf (56.5%)
    Live Vegetation        7,975 sf (51% Landscape)
        Grass           1,796 sf
        Shrub Area  6,179 sf
    Cobble Rock Area     7,640 sf (49% Landscape)
Total Site Area                      26,969 sf (100%)

SEMINARY

SCHOOL SIDEWALK
Property Line

Si
de

w
al

k
Si

de
w

al
k

Sidewalk

PAVERS PLAZA
Bike

Racks

CONCRETE   PARKING  LOT

 Sidewalk

Trash

 Sidewalk Sidewalk

Si
de

w
al

k
Si

de
w

al
k

DRIVEWAY

 Sidewalk

BE
LL

E 
 S

TR
EE

T

SC
H

O
O

L 
 D

R
IV

EW
AY

HARMONY WAY STREET

Si
de

w
al

k

 Sidewalk

M1

M2

Raised Planter
Benches  Typ.

Lawn

Clear Vision Triangle Clear Vision Triangle Clear Vision TriangleClear Vision Triangle

Concrete Mow Curb Concrete Mow Curb

M2

M2

M2

M2

M2

M2M2

M2M2 M2

M2M2

M2

M2

M2

M2

M2

M2

M2

M2

M2

M2

M2
M2

M2 M2

M2 M2 M2 M2

M2

M2

M2

M2

M2

M2

M2M2

M2

M2

M2

M1

M2

M2

M1

M1

M1

M1

M1

M1

M1

M1

M1

M1

M1

 Sidewalk

M1

M1

M1

M1

M1
M1

M1

M1

M1 M1

M1

M1

M1

M1

M1

M1

M1

M2

M2 M2

M1

M1 M1

M1

M1

M1

M1

M1

M1

M1

Vines Planted at Pergola
Posts Typ.

NAME
  ON
WALL

 Sidewalk

Park strip plant materials to have a minimum coverage
density of 30% at maturity, counting tree canopies.

Other landscape areas to have a minimum coverage
density of 50% at maturity, counting tree canopies.

In common landscape areas lawns shall not exceed 20% of
total landscape areas, not counting recreation area lawns.

Deciduous Trees:   Minimum 1.5" Caliper
Shrubs:   Minimum of 1 Gallon size
Evergreen Trees:   Minimum of  6' Tall
1 Tree per 1000 SF Required.

M2

M2

M2

M2

M2

M2 M2

M2

Site Data

oo

o o
M1

M3

M3 M3

M3M3

M3 M3

o

o

M1

M1M1

M1

M1 o

o

M3

M3

o
o

M1M1

M1

M1

M1

M1

M1

M1

M1

SCHOOL LANDSCAPE

Concrete Curb by 
General Conratractor

NOTE:  Rock mulch will not be the same color or
appearance as concrete.

0' 10' 20'5' 40'
Scale:  1" = 10'-0"

Landscape Plan1

Pr
in

te
d

:

D
ra

w
in

g 
Is

su
e 

an
d 

Re
vi

sio
n 

Sc
he

du
le

#
D

at
e

D
es

cr
ip

tio
n

5 
Se

p 
20

24
   

3:
19

 P
M

©
20

24
 B

HD
 A

rc
hi

te
ct

s. 
 T

hi
s d

oc
um

en
t a

nd
 th

e 
id

ea
s a

nd
 d

es
ig

ns
 in

co
rp

or
at

ed
 h

er
ei

n,
 a

s a
n 

in
st

ru
m

en
t o

f p
ro

fe
ss

io
na

l s
er

vi
ce

, a
re

 th
e 

pr
op

er
ty

 o
f B

HD
 A

rc
hi

te
ct

s, 
an

d
 m

ay
 n

ot
 b

e 
us

ed
 o

r d
up

lic
at

ed
 in

 w
ho

le
 o

r i
n 

pa
rt 

fo
r a

ny
 o

th
er

 p
ro

je
ct

 w
ith

ou
t  

w
rit

te
n 

au
th

or
iza

tio
n 

of
 B

HD
 A

rc
hi

te
ct

s.

Da
te

:

ea
rt
hw

is
e

D
ES

IG
N

L
A
N

D
S

C
A
P
E
 -
 I
R

R
IG

A
T
IO

N
 -
 P

L
A
N

N
IN

G

E

103794-5301

A
D

A
L

N
S C

E
IH
T

RAP C

WOLFLEY
GREGORY

T
S
AT HA

TOFE U

C
T

80
1-

61
9-

40
40

gr
eg

@
ea

rth
w

is
ed

es
ig

n.
co

m

GW
09.06.2024

Ea
gl

e 
M

ou
nt

ai
n 

UT
 J

r S
em

in
ar

y

91
38

 N
 B

el
le

 S
tre

et
, E

ag
le

 M
ou

nt
ai

n,
 U

ta
h 

84
00

5

Da
te

:
10

 J
ul

y 
 2

02
4

BH
D 

#:
24

07
O

w
ne

r #
:

50
2-

04
75

Pl
an

 S
er

ie
s:

C
us

to
m

 2
 C

R
C

ou
nt

y 
Pa

rc
el

:
58

-0
44

-0
-0

16
4

L101

Landscape
Plan

1
 2

02
4

Pl
an

 R
ev

ie
w

11
 S

ep



Main Floor
0"

Upper Parapet
20' - 8 1/2"

12345

4│
A

30
3

3│
A

30
3

1│
A

30
5

1│
A

30
4

2│
A

30
3

07-22
07-22

07-25

07-25

04-3

04-2

F1

111a

05-2

07-38

G2 C4 B | A501

04-3

22-10

04-4
22-10

04-4

Main Floor
0"

Upper Parapet
20' - 8 1/2"

1│
A

30
1

A B C D E F

2│
A

30
1 1│

A
30

2

2│
A

30
2

1│
A

30
3

04-3

04-2

07-38

04-3

07-25

07-22

07-22

07-22

21-2

07-25

07-25

A1

H3 H2 H1
101a 101b22-10

05-210-1

D3 D2 D1
04-4

22-10

22-13

04-4

Main Floor
0"

Upper Parapet
20' - 8 1/2"

1│
A

30
1

ABCDEF

2│
A

30
11│

A
30

2

2│
A

30
2

1│
A

30
3

C3

07-22

07-22

07-22

07-25

04-3

07-38

04-3

07-25

07-25

05-2

A | A501

C3 C2

114a

04-2

04-2

22-10

04-4
04-4

22-10

Main Floor
0"

Upper Parapet
20' - 8 1/2"

1 2 4 5
4│

A
30

3

3│
A

30
3

1│
A

30
5

1│
A

30
4

2│
A

30
3

04-3

04-3

07-25

07-22
07-22

G1

D4D5D6

C1
05-2

07-38

04-2

07-25

05-2

07-25

04-3

04-2

21-2

©
20

24
 B

H
D

 A
rc

hi
te

c
ts

 T
hi

s 
d

o
c

u
m

e
n

t 
a

n
d

 t
h

e
 id

e
a

s 
a

n
d

 d
e

sig
n

s 
in

c
o

rp
o

ra
te

d
 h

e
re

in
, a

s 
a

n 
in

st
ru

m
e

nt
 o

f p
ro

fe
ss

io
n

a
l s

e
rv

ic
e

, a
re

 t
he

 p
ro

p
e

rt
y 

o
f B

H
D

 A
rc

hi
te

c
ts

, a
nd

 m
a

y 
n

o
t 

b
e

 u
se

d
 o

r d
u

p
lic

a
te

d
 in

 w
ho

le
 o

r i
n

 p
a

rt
 fo

r a
ny

 o
th

e
r p

ro
je

c
t 

w
ith

o
ut

  w
rit

te
n

 a
u

th
o

riz
a

tio
n 

o
f B

H
D

 A
rc

h
ite

c
ts

.

D
a

te
:

10
 J

u
ly

  2
02

4
B

H
D

 #
:

24
07

O
w

n
e

r 
#

:

50
2-

04
75

P
la

n
 S

e
ri

e
s:

C
us

to
m

 2
 C

R
C

o
u

n
ty

 P
a

rc
e

l:

58
-0

44
-0

-0
16

4

9/
10

/2
02

4 
5:

06
:5

2 
PM

A201

Exterior
Elevations

E
a

g
le

 M
o

u
n

ta
in

 U
T 

Jr
 S

e
m

in
a

ry

91
38

 N
 B

e
lle

 S
tr

e
e

t,
 E

a
g

le
 M

o
un

ta
in

, U
ta

h 
84

00
5

Scale: 1/8" = 1'-0"

West Elevation
2

Scale: 1/8" = 1'-0"

North Elevation
1

Scale: 1/8" = 1'-0"

South Elevation
3

Scale: 1/8" = 1'-0"

East Elevation
4

0' 8' 16'4' 32'

0' 8' 16'4' 32'

0' 8' 16'4' 32'

0' 8' 16'4' 32'

1. At all exterior wall-mounted equipment mounted on manufactured stone veneer, 
including the FDC, electrical panels and equipment, hose bibbs, fire alarm strobes, roof 
drain scuppers, door operators, etc., Install a precast trim in the manufactured stone 
veneer flat behind the equipment prior to installation. See A/A502.

General Notes

Keyed Notes
04-2 Manufactured stone veneer system.  Stone Type #1.
04-3 Manufactured stone veneer system.  Stone Type #2. See stone coursing detail J/A501.
04-4 Precast trim. See A/A502.
05-2 Pergola.  Typical.  See pergola details.
07-22 Prefinished metal wall cap with standing seam joints and 1" drip edge each side.  Install

membrane roofing beneath wall cap.
07-25 Prefinished metal fascia.
07-38 Prefinished aluminum cladding system.
10-1 Fire department Knox Box recessed in stone veneer (verify type of box and location with fire

department).
21-2 Fire department connection.
22-10 Secondary roof drain wall scupper.  See plumbing sheets.
22-13 Hose bibb. See plumbing sheets.
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Section
1

0' 4' 8'2' 16'

Keyed Notes
01-4 Artwork furnished and installed by owner. Contractor to provide blocking in wall.
03-2 Concrete structural floor slab. See structural sheets.
03-3 Reinforced concrete footing and foundation. See structural sheets.
07-3 Sound insulation.
07-5 3" rigid insulation.
07-8 Rigid roof insulation.
07-16 Below-grade vapor retarder system.
07-22 Prefinished metal wall cap with standing seam joints and 1" drip edge each side.  Install

membrane roofing beneath wall cap.
07-25 Prefinished metal fascia.
22-11 Roof drain and secondary roof drain.  See F/A522.
23-6 Rooftop unit.  Typical.  See mechanical sheets.  Install curb at each unit. Fill voids in roof curb

with insulation.  See 1/A321.
31-1 4" aggregate base under floor slab.
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General Notes

A. This and any other demolition drawings are not intended to be all-inclusive, nor to 
define the scope of all demolition work required for this project.  Demolition drawings 
are shown only to aid the contractor in preparing his bid and performing the work.  The 
contractor shall examine all contract documents and visit the site during bidding as 
required to determine the total extent and scope of the demolition portion of this work.  
All items that are not required to remain shall be of the demolition work whether shown 
specifically or not.  Contractor shall be responsible for all demolition work required to 
carry out the work as shown in the contract documents.

B. All noted items are new unless noted otherwise.
C. The contractor shall verify all existing site conditions prior to bidding.  Coordinate all 

work affecting adjacent properties with the respective property owners prior to any 
demolition or construction work.  Repair and replace all existing items on adjacent 
properties damaged or affected during construction to the satisfaction of the property 
owner.

D. Contractor shall enclose the entire area of work with a temporary fence throughout 
construction - coordinate timing & location with the FM Group.

E. Refer to the Specifications for required locations of expansion joints.  Submit a 
proposed expansion joint plan to the Architect for approval prior to installation of site 
concrete.

F. The building and parking lot are parallel or perpendicular to the south and north 
property lines.

Site Areas

Square Feet % of Site

Main building

Storage building

Asphalt Pavement

Concrete

Turfgrass

Other landscaping

Total Site

4,550 sf

0

0

6,759 sf

1,796 sf

13,865 sf

26,969 sf

16.9%

0.0%

0.0%

25.1%

6.1%

51.4%

.62 acres

Overexcavation and Fill Notes

A. For Overexcavation Detail see C/C513.
B. Remove all unconsolidated fill and deleterious materials from the entire site prior to 

construction.
C. In the area of the building:

Overexcavate the entire footprint and 60" beyond at a 1:1 slope to 12" below the 
footing elevation.  Install imported structural fill beneath footings and out to the 
overexcavation limits.  Install imported structural fill up to the base course under the 
building slab.

D. At pergolas adjacent to the building:
All foundations for these pergolas will be within the overexcavation area for the 
building.  Install structural fill up to the bottom of the foundations for the pergolas.

E. At the pergola on site:
Overexcavate the area of foundations for the pergola columns and 12" beyond to 12" 
below the footing elevation.  Install imported structural fill beneath the footings out to 
the overexcavation limits.

F. Install crushed rock base beneath sidewalks at all building entries and exterior doors to 
the building as shown on Detail J/C511.  All crushed rock base shall be 3/4" and shall 
be compacted by procedural compaction.

G. At paving areas:
Overexcavate as required for base as shown on the Site Details 36" beyond the back 
of the gutter.  Where paving abuts a sidewalk, extend the overexcavation to 36" 
beyond the sidewalk.

H. Excavate and backfill at all test pits from the geotechnical investigation.  Coordinate 
locations and depths with the geotechnical engineer.

I. All structural fill shall be imported.
J. Install imported structural fill full depth at all utility trenches.
K. All topsoil shall be imported.  See Landscape Sheets.
L. All compacted soils shall be density tested.
M. On-site native soils may be used as fill only in landscape areas.

Preliminary -
Not For 

Construction
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Site Architectural Plan
1

Keyed Notes
01-5 Trash containers.  Furnished and installed by owner.

02-6 Existing fire hydrant to remain.

02-10 Existing water meter to remain.

02-12 Existing sidewalk to remain.

02-13 Existing curb and gutter to remain.

02-14 Existing curb ramp to remain.

02-15 Existing property line.

02-16 Existing power pole to remain.

02-21 Existing paving to remain.

02-22 Existing storm drain structure to remain.

02-27 Existing manhole to remain.

02-31 Existing sign to remain.

02-39 Existing public utilities easement.

02-40 Required building setback line.

03-8 CMU planter wall with manufactured stone veneer and precast concrete seating cap.
Install waterproofing at the inside of the wall.

03-11 Concrete sidewalk. See A/C511.  Typical.

03-12 Integral sidewalk. See B/C511.

03-14 Concrete mow curb. See K/C511.

03-15 Concrete curb and gutter. See C and D/C511.

03-17 Sloped section of concrete sidewalk at <5% slope.  See grading plan for exact slope.

Keyed Notes
04-1 Masonry paver system. See grading plan for elevations.

05-2 Pergola.  Typical.  See pergola details.

05-3 Stainless steel bike rack. See L/C511.

26-1 New pole light and concrete base. See A/C513 and electrical sheets.

32-1 Irrigation controller.  See landscape sheets.

32-4 Area drain box. See C/C512 and Grading and Drainage Plan.

32-5 Curb inlet box. see Site Details.

32-6 Post-mounted seminary sign.

32-7 Accessible parking sign.

32-8 Painted parking lines.  Parking lines shall be 6" wide black paint with 4" wide reflective white
paint centered on top.  Typical.

32-9 Accessible parking access aisle.  Paint lines shall be 6" wide black with 4" wide reflective
white, at a 45Â° angle, and have 2'-0" spacing.

32-10 Blue & white painted accessible parking symbol.

32-11 Concrete drive approach per city standards.  Remove existing curb and gutter in the area
of the new drive approach curb and gutter.  Remove existing sidewalk in the area of new
sidewalk as necessary to meet city standards for drive approach sidewalks.

32-12 Storm drain box, catch basin, yard drain, curb inlet, or other structure. See Civil Sheets.

32-17 Building landing.  2% slope maximum.

32-19 Garbage enclosure fence.  See 1/C513.

32-21 Concrete paving.  See Site Details and Overexcavation and Fill Notes.

32-22 Sewer cleanout.  See Civil Sheets. 11 Sep 2024
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EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

OCTOBER 15, 2024 

TITLE:   RESOLUTION - A Resolution of Eagle Mountain City, Utah, 
Approving the First Amendment to the Master Development 
Agreement for the Triumph Subdivision. 

ITEM TYPE:   Resolution 

FISCAL IMPACT:    

APPLICANT:   Belle Street Investments, LLC 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

  
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  Marcus Draper, City Attorney Marcus Draper 
 
RECOMMENDATION: 
Staff recommends the City Council approve a Resolution of Eagle Mountain City, Utah, Approving 
the First Amendment to the Master Development Agreement for the Triumph Subdivision, and 
authorize the Mayor to sign the agreement. 
 
BACKGROUND: 
On July 6th, 2022, the parties entered into a Master Development Agreement for the Triumph 
Subdivision. Section VIII.a of the MDA includes requirements that the Developer within two years of 
the effective date submit its first final plat for approval and that the site work for the first final plat or 
site plan begin. To date, the Developer has failed to complete either of those benchmarks and more 
than two years has elapsed. The Developer is seeking to restart the clock on completing those 
benchmarks. The Developer is also looking to extend the expiration date to six years from the 
effective date of the first amendment, instead of six years from the original effective date. 
 
ITEMS FOR CONSIDERATION: 
 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
 
 
ATTACHMENTS: 

1.   RES--Triumph MDA 1st Amendment 
2.   First Amendment to Triumph MDA - Final 

 
 



RESOLUTION NO. R-       -2024 
 

 
A RESOLUTION OF EAGLE MOUNTAIN CITY, UTAH,  

APPROVING THE FIRST AMENDMENT TO THE MASTER DEVELPOMNET 
AGREEMENT FOR THE TRIUMPH SUBDIVISION 

 
PREAMBLE 

 
 The City Council of Eagle Mountain City, Utah, finds that it is in the public interest to 
approve the First Amendment to the Master Development Agreement for the Triumph 
Subdivision, 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 Master Development 
Agreement for the Triumph Subdivision, as set forth in Exhibit A. 

 
2. The First Amendment to the Master Development Agreement for the Triumph 

Subdivision 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 15th day of October, 2024. 
 
 

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, Utah 
on the 15th day of October, 2024. 

 

Those voting yes:  Those voting no:     Those excused:    Those abstaining: 

 Donna Burnham  Donna Burnham  Donna Burnham  Donna Burnham 

 Melissa Clark  Melissa Clark  Melissa Clark  Melissa Clark 

 Jared Gray  Jared Gray  Jared Gray  Jared Gray 

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 
 

 ____________________________________ 
 Fionnuala B. Kofoed, MMC 
 City Recorder 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 

Exhibit A 



 

WHEN RECORDED, RETURN TO: 
 
Eagle Mountain City 
Attn: Fionnuala B. Kofoed, City Recorder 
1650 Stagecoach Run 
Eagle Mountain, UT 84005 
 
 

FIRST AMENDMENT  
TO THE MASTER DEVELOPMENT AGREEMENT 

FOR THE TRIUMPH SUBDIVISION 
 

This First Amendment to the Master Development Agreement for the Triumph Subdivision (“First 
Amendment”) is made and entered into as of the ____ day of ______________, 2024 (“Effective Date of First 
Amendment”), by and between Eagle Mountain City, a political subdivision of the State of Utah (“City”) and Belle 
Street Investments, LLC, a Utah limited liability company (“Developer”). The City and Developer are collectively 
referred to as the “Parties.” 
 

RECITALS 
 

A. On July 6th, 2022 (“Original Effective Date”), the Parties entered into a Master Development 
Agreement for the Triumph Subdivision (“Original MDA”).  

 
B. Section VIII.a of the Original MDA includes requirements that the Developer within two (2) years of 

the Original Effective Date submit its first final plat for approval and that the site work for the first final plat or site 
plan begin (“Benchmarks”). 
 

C. Due to unfavorable market conditions, Developer has failed to complete either of the Benchmarks and 
more than two (2) years have elapsed since the Original Effective Date.  

 
D. The Original MDA also includes an expiration date of six (6) years from the Original Effective Date 

(“Original Expiration Date”). 
 

E. The Parties now desire to extend the deadlines for the Benchmarks to allow Developer to complete the 
Benchmarks within two (2) years of the Effective Date of First Amendment and to extend the Original Expiration 
Date to six (6) years from the Effective Date of First Amendment. 
 

F. The Parties have cooperated in the preparation of this First Amendment.  
 

NOW, THEREFORE, in consideration of the mutual covenants contained herein, and for other good and 
valuable consideration, the receipt and sufficiency of which are hereby acknowledged, the Parties hereby agrees as 
follows. 
 

AMENDMENT 
 

1. Effect of First Amendment. Other than as specifically amended herein by this First Amendment, the 
Original MDA shall remain in full force and effect.  

 
2. Extension of Deadline. The deadline for completion of the Benchmarks is hereby extended to two (2) 

years from the Effective Date of First Amendment. 
 
3. Extension of Expiration. The expiration of the Original MDA and this First Amendment shall be 

extended to six (6) years from the Effective Date of First Amendment. 



 

 
4. Recording. The Parties shall cause this First Amendment to be recorded in the records of the Utah 

County Recorder.  
 

IN WITNESS WHEREOF, the Parties hereto have executed this First Amendment by and through their 
respective, duly authorized representatives as of the day and year first herein above written. 
 
 

[signatures on following pages] 
  



 

 CITY 
 
 EAGLE MOUNTAIN CITY 
 
 
   
 TOM WESTMORELAND, Mayor 
 
 
ATTEST 
 
 
 
  
FIONNUALA B. KOFOED, City Recorder 
 
 
 
  
MARCUS DRAPER, City Attorney 
Approved as to form and legality 
 
 DEVELOPER  
 
 BELLE STREET INVESTMENTS, LLC 
 A Utah limited liability company 
 
 
 
   
 SCOT HAZARD, Manager 
 
 
 
 

DEVELOPER ACKNOWLEDGMENT 
 
 
STATE OF UTAH ) 
 :ss 
COUNTY OF UTAH ) 
 

On the _____ day of ____________________________, 2024, personally appeared before me SCOT 
HAZARD duly sworn, did say that he is the Manager of BELLE STREET INVESTMENTS, LLC, a Utah limited 
liability company and that the foregoing instrument was duly authorized by the company in compliance with its 
operating agreement and signed in behalf of said company. 
 
 
 
   
 NOTARY PUBLIC 

 



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

OCTOBER 15, 2024 

TITLE:   QTS Noise Restriction Variance 

ITEM TYPE:   Resolution 

FISCAL IMPACT:    

APPLICANT:   QTS 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

  
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
 Evan Berrett, Economic 

Development Director 
Evan Berrett 

 
RECOMMENDATION: 
 
 
BACKGROUND: 
QTS has begun work on their data center campus just west of the Meta data center campus. They 
are planning for a rapid pace of construction, aiming to have a significant amount of concrete poured 
before the weather gets too cold. 8.15.080(G) and 8.15.070 generally restrict when construction can 
take place as a means of limiting the amount of noise produced at sites during primarily the night-
time hours. The QTS campus is in a remote part of the city with the nearest homes being 4 homes in 
Fairfield that are approximately 0.7 miles from the center-point of the QTS property. QTS anticipates 
noise levels would be typical for commercial/industrial construction. As part of the variance, allowing 
for 24/7 construction, QTS has prepared mitigation measures to greatly reduce the light produced on 
site knowing that has been a concern to residents at other projects. 
 
ITEMS FOR CONSIDERATION: 
 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
 
 
ATTACHMENTS: 

1.   RES--QTS Extended Construction Hours 
2.   QTS Mitigation Plan 
3.   Layton Construction Request 

 
 



RESOLUTION NO. R-       -2024 
 

 
A RESOLUTION OF EAGLE MOUNTAIN CITY, UTAH,  

AUTHORIZING EXTENDED HOURS FOR CONSTRUCTION OPERATIONS FOR QTS, 
AS ALLOWED IN EAGLE MOUNTAIN MUNICIPAL CODE SECTION 8.15.080(G) 

 
PREAMBLE 

 
 WHEREAS, Eagle Mountain Municipal Code Section 8.15.080(G) states that the City 
Council may authorize extended hours for construction operations or procedures which, by 
their nature, require continuous operation, or modify or waive the hours of work for or on 
projects in generally isolated areas where the extended hours do not impact upon adjoining 
property occupants; and 
 

WHEREAS, QTS has requested the City Council authorize extended hours for 
construction operations on property located at 858 E Hyperscale Way, Eagle Mountain City, 
Utah; and 

 
WHEREAS, the City Council of Eagle Mountain City, Utah, finds that it is in the public 

interest to authorize extended hours for construction operations, as set forth more 
specifically in Exhibit A. 
 
NOW THEREFORE, BE IT RESOLVED by the City Council of Eagle Mountain City, Utah: 
 

1. The extended hours for construction operations as set forth more specifically in 
Exhibit A are approved. 
 

2. This Resolution shall take effect upon its first publication or posting. 
 
ADOPTED by the City Council of Eagle Mountain City, Utah, this 15th day of October, 2024. 
 
 

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, Utah 
on the 15th day of October, 2024. 

 

Those voting yes:  Those voting no:     Those excused:    Those abstaining: 

 Donna Burnham  Donna Burnham  Donna Burnham  Donna Burnham 

 Melissa Clark  Melissa Clark  Melissa Clark  Melissa Clark 

 Jared Gray  Jared Gray  Jared Gray  Jared Gray 

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 
 

 ____________________________________ 
 Fionnuala B. Kofoed, MMC 
 City Recorder 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 

Exhibit A 
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VARIANCE MITIGATION PLAN: 

 

 

Lighting Design and Selection 

- Directional Lighting: Use fixtures that direct light downward and reduce skyward light spill. Shielded or full-

cutoff fixtures will be used to minimize light pollution. 

- LED Lighting: Opt for energy-efficient LED lights with adjustable intensity. LEDs allow better control of light 

output, reducing excess illumination. 

 

Implementation Strategies 

- Timers: Install timers to ensure lights are only on when necessary. This reduces unnecessary light during inactive 

periods. 

- Temporary Barriers and Shields: Use barriers, screens, or shields around lights to prevent spillover into non-

essential areas and reduce light trespass. 

 

Monitoring and Adjustment 

- Layton construction will perform regular walks whenever work is performed out of normal hours to audit light 

spill over and adjust operations to ensure that the ordinance is maintained. 

 



 

 

________________________________________________________________________________________________________________________ 

LAYTON CONSTRUCTION COMPANY   |   9090 SOUTH SANDY PARKWAY   |   SANDY, UT 84070 

P (801) 568-9090    |     WWW.LAYTONCONSTRUCTION.COM    |     AA/EEO 

 

October 9, 2024 

 

Cooper Darling 

Layton Construction  

9090 S. Sandy Parkway 

Sandy, UT 84070 

cdarling@laytonconstruction.com 

801-425-4710 

 
Eagle Mountain City – Building Department 
1650 Stagecoach Run 
Eagle Mountain, Utah 84005 
 
 
Subject: QTS SLC1-DC1 - Request for Off-Hour Work Approval  

 
To whom it may concern: 

This letter is intended to serve as a formal request seeking the City’s approval. Specifically, this request 

seeks authorization to perform construction activities on the QTS SLC1-DC1 project outside regular 

working days and hours1.  

This request is necessary as a result of the need – both economic and practical - to maintain the fast 

pace of construction that is presently scheduled.  Accordingly, Layton Construction (“Layton”) requests 

the City’s permission to conduct off hours work; which labor will occur outside standard work hours in 

terms of both early morning and/or late night construction activities.  

Layton also requests approval for Layton to perform work on Sunday between the hours or 9:00AM and 

9:00PM. Layton’s purpose in seeking permission for authorization to work on Saturday and Sunday is 

necessary so that those days may be utilized as makeup days in the event the typical week day work is 

impacted by inclement weather or other unforeseen conditions.   

Layton is committed to minimizing the impact of this request on the surrounding area.  Specifically, it is 

Layton’s intent to utilize early morning and/or late-night construction periods for primarily concrete 

pours (i.e. footings, etc.), slab on grade, and composite deck pours.  Such pours are over extensive – 

requiring in excess of 1,200 yards of concrete – which necessitates many extra hours to place and finish. 

These activities will occur 2-3 times per week until the structure is substantially complete.2 As stated, 

Layton is fully committed to executing all after hours work with minimal impact. To that end, the 

 
1 Layton’s understanding is that standard work hours have been previously identified as those hours and days 
between 7:00AM and 9:00PM, Monday – Friday; and 9:00AM to 9:00PM on Saturday. 
2 The target completion date is projected as May of 2025 



 

 

________________________________________________________________________________________________________________________ 

LAYTON CONSTRUCTION COMPANY   |   9090 SOUTH SANDY PARKWAY   |   SANDY, UT 84070 

P (801) 568-9090    |     WWW.LAYTONCONSTRUCTION.COM    |     AA/EEO 

following outlines proposed mitigation measures. To that end Layton proposes to create, do, or perform 

the following: 

1. ONSITE CONCRETE BATCH PLANT: Having a plant on site will result in Zero cement mixer traffic 

in Eagle Mountain. This will eliminate the otherwise necessarily heavy traffic within the Eagle 

Mountain residential areas.  

2. LIGHT POLLUTION: Layton will Reduce by ensuring light plants are directed at the specific work 

areas, and not at residential areas. The light plants will be actively managed throughout all pours 

thereby ensuring compliance. 

3. TRAFFIC ROUTING: Layton will designate traffic routes to the construction site.  These directions 

will be suggested by Layton, and as needed will seek the City’s input.  Such routing will seek to 

utilize SR-73 to Pole Canyon Boulevard/Tiffany Lane, then turn onto Virtual Drive and Hyperscale 

Way, and then enter the jobsite. This proposed traffic route will limit traffic through Eagle 

Mountain boulevard and Pony Express Parkway during the late evening and/or early morning 

pours.  

4. MANAGEMENT: Layton will assure that General Contractor management is active during all 

construction efforts. Specifically, Layton hereby commits to have at least two superintendents 

present during any off-hour activities.  Additionally, Layton will assure that all necessary 

management is present during such off-hour activities for all trade partners who are performing 

work during these periods.  

Accordingly, Layton requests that the City, following review of this proposal, grant approval for these off-

hour work activities to ensure Layton can continue to meet the Project’s construction schedule 

requirements. Should you have any questions or require further information, please do not hesitate to 

contact me directly.  

It goes without saying that Layton, and all parties involved, value the relationship and partnership we 

presently enjoy with Eagle Mountain City. To that end, we look forward to any feedback or comment you 

might have regarding this request. 

Warmest Professional Regards, 

 

 

Layton Construction Company, LLC 

Cooper Darling 

 

 

 



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

OCTOBER 15, 2024 

TITLE:   Triple Tail Interlocal Agreement 

ITEM TYPE:   Agreement 

FISCAL IMPACT:    

APPLICANT:   Eagle Mountain Redevelopment Agency / Tract 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

  
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
Yes  Evan Berrett, Economic 

Development Director 
Evan Berrett 

 
RECOMMENDATION: 
 
 
BACKGROUND: 
The Triple Tail CRA covers two properties currently under review for data center development. This 
interlocal agreement specifies the City's involvement in providing tax increment financing for the 
company and other necessary administrative procedures, terms, and so forth. Other taxing entities 
affected by this development have approved or in process to approve their own interlocal 
agreements for this CRA. 
 
ITEMS FOR CONSIDERATION: 
 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
 
 
ATTACHMENTS: 

1.   RES--Interlocal Agreement with RDA for Triple Tail CRA 
2.   Triple Tail Interlocal Agreement 

 
 



RESOLUTION NO. R-       -2024 
 

 
A RESOLUTION OF EAGLE MOUNTAIN CITY, UTAH, APPROVING AN 

INTERLOCAL COOPERATION AGREEMENT BETWEEN THE REDEVELOPMENT 
AGENCY OF EAGLE MOUNTAIN CITY AND EAGLE MOUNTAIN CITY FOR THE 

COLLECTION AND REMITTANCE OF INCREMENTAL PROPERTY TAXES 
COLLECTED FROM PROPERTY WITHIN THE TRIPLE TAIL COMMUNITY 

REINVESTMENT PROJECT AREA  
 

PREAMBLE 
 

WHEREAS, pursuant to the provisions of the Interlocal Cooperation Act, Title 11, 
Chapter 13, Utah Code Annotated 1953, as amended (the “Interlocal Act”), and the provisions 
of the Community Reinvestment Agency Act, Title 17C, Utah Code Annotated 1953, as 
amended (the “CRA Act”), public agencies, including political subdivisions of the State of Utah 
as therein defined, are authorized to enter into mutually advantageous agreements for joint 
and cooperative actions, including the sharing of tax and other revenues; and  

 
WHEREAS, the Redevelopment Agency of Eagle Mountain City (the “Agency”) and 

Eagle Mountain City (the “City”) are “public agencies” for purposes of the Act; and  
 
WHEREAS, after careful analysis and consideration of relevant information, the City 

desires to enter into an Interlocal Agreement with the Agency whereby the City would remit 
to the Agency a portion of the property tax increment generated within the Triple Tail 
Community Reinvestment Project Area, (the “Project Area”) which would otherwise flow to 
the City, for the purpose of encouraging development activities through the payment for 
certain public infrastructure and other uses that directly benefit the Project Area; and  

 
WHEREAS, Section 11-13-202.5 of the Interlocal Act requires that certain interlocal 

agreements be approved by resolution of the legislative body of a public agency.  
 

NOW, THEREFORE, IT IS HEREBY RESOLVED BY THE CITY COUNCIL OF EAGLE 
MOUNTAIN CITY as follows: 
 

1.  The Interlocal Cooperation Agreement between the Agency and the City, 
substantially in the form attached hereto as Exhibit A (the “Agreement”), is approved in final 
form.  

 
2.   Pursuant to Section 11-13-202.5 of the Interlocal Act, the Agreement has been 

submitted to legal counsel of the City for review and approval as to form and legality. 
 
 
  



3.  Pursuant to Section 11-13-209 of the Interlocal Act, a duly executed original 
counterpart of the Agreement shall be filed immediately with the City Recorder, the keeper 
of records of the City. 

 
4. As provided in Utah Code Ann. § 17C-5-205(3), the Agreement shall be effective 

on the day on which the Agency publishes notice of the Agreement pursuant to Utah Code 
Ann. § 11-13-219 of the Interlocal Act. 

 
5.  This Resolution shall take effect upon adoption. 

 
 ADOPTED by the City Council of Eagle Mountain City, Utah, this 15th day of October, 2024. 
 
 

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, Utah 
on the 15th day of October, 2024. 

 

Those voting yes:  Those voting no:     Those excused:    Those abstaining: 

 Donna Burnham  Donna Burnham  Donna Burnham  Donna Burnham 

 Melissa Clark  Melissa Clark  Melissa Clark  Melissa Clark 

 Jared Gray  Jared Gray  Jared Gray  Jared Gray 

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 
 

 ____________________________________ 
 Fionnuala B. Kofoed, MMC 
 City Recorder 

 
  



EXHIBIT A 
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INTERLOCAL COOPERATION AGREEMENT 
 
THIS INTERLOCAL COOPERATION AGREEMENT is made and entered into this _____day of                                                  
__________________________, 2024, by and between the REDEVELOPMENT AGENCY OF EAGLE 
MOUNTAIN CITY, a community reinvestment agency and political subdivision of the State of Utah (the 
“Agency”), and EAGLE MOUNTAIN CITY, a political subdivision of the State of Utah (the “City”) in 
contemplation of the following facts and circumstances: 
 

A. WHEREAS, the Agency was created and organized pursuant to the provisions of the Utah 
Limited Purpose Local Government Entities – Community Development and Renewal Agency Act, 
Utah Code Annotated (“UCA”) §17C-1-101 et seq. (2012), and continues to operate under the 
provisions of its extant successor statute, the Limited Purpose Local Government Entities - Community 
Reinvestment Agency Act, Title 17C of the UCA (the “Act”), and is authorized and empowered under 
the Act to undertake, among other things, various community development activities pursuant to the 
Act, including, among other things, assisting the City in development activities that are likely to advance 
the policies, goals and objectives of the City’s general plan, contributing to capital improvements which 
substantially benefit the City, creating economic benefits to the City, and improving the public health, 
safety and welfare of its citizens; and 

 
B. WHEREAS, this Agreement is made pursuant to the provisions of the Act and the Interlocal 
Cooperation Act (UCA Title 11, Chapter 13) (the “Cooperation Act”); and 
 
C. WHEREAS, the Agency will create the Triple Tail Community Reinvestment Project Area 
(the “Project Area”), through the adoption of the Triple Tail Plan (the “Project Area Plan”), located 
within the City, which Project Area is described in Exhibit “A” attached hereto and incorporated herein 
by this reference; and 
 
D. WHEREAS, the Project Area contains vacant and underutilized land, which is anticipated to 
be developed, with encouragement and planning by the Agency, as a  data center complex consisting of 
real and personal property including a building or group of buildings for the construction, maintenance, 
use and/or operation of a data center, including ancillary buildings consisting of office buildings, utility 
buildings and temporary and/or prefabricated construction management buildings (each a “Building” 
and collectively the “Buildings”).  The Agency has not entered into any participation or development 
agreements with developers but anticipates that prior to development of the Project Area, the City and/or 
the Agency may enter into one or more participation agreements with one or more developer(s) which 
will provide certain terms and conditions upon which the Project Area will be developed using, in part, 
“Tax Increment” (as that term is defined in the Act), generated from the Project Area; and 

 
E. WHEREAS, historically, the Project Area has generated a total of 322,387 per year in property 
taxes for the various taxing entities, including the City, Utah County (the “County”), Alpine School 
District (the “School District”), and other taxing entities; and 
 
F. WHEREAS, upon full development as contemplated in the Project Area Plan, property taxes 
produced by the Project Area for the City, the County, the School District, and other taxing entities are 
projected to total approximately $7,191,238 per year at the end of the Project Area; and 
 
G. WHEREAS, the Agency has requested the City, the County, the School District, and other 
taxing entities to participate in the promotion of development in the Project Area by agreeing to remit 
to the Agency for a specified period of time specified portions of the increased real and personal property 
tax (i.e., Tax Increment,) which will be generated by the Project Area; and 
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H. WHEREAS, it is in the best interest of the citizens of the City for the City to remit such 
payments to the Agency to permit the Agency to leverage private development of the Project Area; and 
 
I. WHEREAS, the Agency has retained LRB Public Finance Advisors, an independent financial 
consulting firm with substantial experience regarding community reinvestment projects and tax 
increment funding across the State of Utah, to prepare the Project Area Plan and to provide a report 
regarding the need and justification for investment of Tax Increment revenues from and within the 
Project Area.  A copy of the report is included in the Project Area Plan attached as Exhibit “B”; and 

 
J. WHEREAS, the Agency has created the Triple Tail Community Reinvestment Project Area 
Budget (the “Project Area Budget”), a copy of which is attached as Exhibit “C”, which Project Area 
Budget, generally speaking, outlines the anticipated generation, payment and use of Tax Increment 
within the Project Area;  
 
K. WHEREAS, the parties desire to set forth in writing their agreements regarding the nature and 
timing of such assistance; 

 
NOW, THEREFORE, the parties agree as follows: 
 

1. Additional Tax Revenue.   The City has determined that significant additional Tax Increment 
will likely be generated by the development of the Project Area as described in further detail in the 
Project Area Plan and Project Area Budget. Each of the parties acknowledge, however, that the 
development activity required for the generation of the Tax Increment is not likely to occur within the 
foreseeable future or to the degree possible or desired without Tax Increment participation in order to 
induce and encourage such development activity.  
 
2. Offset of Development Costs and Expenses.  The City has determined that it is in the best 
interests of its citizens to pay specified portions of its portion of Tax Increment to the Agency in order 
for the Agency to offset costs and expenses which will be incurred by Agency or participants in Project 
Area development, including, without limitation, the construction and installation of Buildings, 
infrastructure improvements, personal property and other development related costs needed to serve the 
Project Area, to the extent permitted by the Act, the Project Area Plan, and the Project Area Budget, 
each as adopted and amended from time to time. 
 
3. Base Year and Base Year Value.  The base year, for purposes of calculation of the Base 
Taxable Value (as that term is defined in the Act), shall be 2023, meaning the Base Taxable Value shall, 
to the extent and in the manner defined by the Act, be equal to the equalized taxable value shown on the 
2023 Utah County assessment rolls for all anticipated developable property located within the Project 
Area (which is currently estimated to be $36,869,500, but is subject to final adjustment and verification 
by the County and Agency). 
 
4. Agreement(s) with Developer(s).  The Agency is authorized to enter into one or more 
participation agreements with one or more participants which may provide for the payment of certain 
amounts of Tax Increment (to the extent such Tax Increment is actually paid to and received by the 
Agency from year to year) to the participant(s) conditional upon the participant (s)’s meeting of certain 
performance measures as outlined in said agreement.  Such agreement shall be consistent with the terms 
and conditions of this Agreement, shall require as a condition of the payment to the participant(s) that 
the respective participant or its approved successors in title as owners of all current and subsequent 
parcels within the Project Area, as outlined in Exhibit “A”   (the “Property”), shall pay any and all taxes 
and assessments which shall be assessed against the Property in accordance with levies made by 
applicable municipal entities in accordance with the laws of the state of Utah applicable to such levies, 
and such other performance measures as the Agency may deem appropriate.   
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5. Payment Trigger.  The Property may be developed in Phases. A “Phase” means each phase 
of the development of the Property as designated by a participant, which Phase may include all or one 
(1) Building or multiple buildings and any associated real property identified and designated by a 
participant. A Phase may or may not be a legally subdivided parcel of real property. The first year of 
payment of Tax Increment from the City to the Agency shall be determined by the Agency.  The Agency 
may trigger the collection of Tax Increment for a Phase by delivering a letter or other written request to 
the Utah County Auditor’s office identifying such Phase (the “Trigger Notice”). The Agency shall be 
entitled to receive Tax Increment for each Phase for an initial period of twenty (20) full calendar years 
per Phase not to exceed 40 years for all Phases within the entire Project Area, commencing with the 
year after the Agency delivers a Trigger Notice for such Phase (each, an “Increment Period”). 
 
6. Total Payment to Agency.  The City shall authorize the County to remit to the Agency, 
beginning with property tax receipts during each Incremental Period for each Phase, 55% of the annual 
Tax Increment generated from the real, personal, and centrally assessed property tax within the Project 
Area. 
 
7. Property Tax Increase.  This Agreement provides for the payment of the increase in real, 
personal property, and centrally assessed property taxes collected from the Project Area by the County 
acting as the tax collection agency for the City. Without limiting the foregoing, this Agreement includes 
Tax Increment resulting from an increase in the tax rate of the City, which is hereby expressly approved 
as being included in Tax Increment as required by Section 17C-1-407 of the Act.  It is expressly 
understood that the Property Taxes which are the subject of this Agreement are only those Property 
Taxes actually collected by the County from the Project Area.  
 
8. Future Increment Period Conditions. The Agency may receive the same participation and 
level of tax increment received during the initial Increment Period for each additional Phase conditional 
upon the Agency amending the Project Area Plan and Project Area Budget for each additional Phase 
and providing notice to the City of such amendments.  
 
9. No Independent Duty.  The City shall be responsible to remit to the Agency only Tax 
Increment actually received by the County acting as the tax collecting agency for the City. The City 
shall have no independent duty to pay any amount to the Agency other than the Tax Increment actually 
received by the County, on behalf of the City on an annual basis during each Increment Period for each 
Phase. 
 
10. Authority to Bind.  Each individual executing this Agreement represents and warrants that 
such person is authorized to do so, and, that upon executing this Agreement, this Agreement shall be 
binding and enforceable in accordance with its terms upon the party for whom such person is acting. 
 
11. Further Documents and Acts.  Each of the parties hereto agrees to cooperate in good faith 
with the others, and to execute and deliver such further documents and perform such other acts as may 
be reasonably necessary or appropriate to consummate and carry into effect the transactions 
contemplated under this Agreement. 
 
12. Notices.  Any notice, request, demand, consent, approval or other communication required or 
permitted hereunder or by law shall be validly given or made only if in writing and delivered to an 
officer or duly authorized representative of the other party in person or by Federal Express, private 
commercial delivery or courier service for next business day delivery, or by United States mail, duly 
certified or registered (return receipt requested), postage prepaid, and addressed to the party for whom 
intended, as follows: 
 

If to City:   
Eagle Mountain City 
Attn:  City Council 
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1650 E. Stagecoach Run 
Eagle Mountain, UT 84005 
Phone: (801) 789-6603 
 
If to Agency: 
Redevelopment Agency of Eagle Mountain City 
Attn:  Agency Board 
1650 E. Stagecoach Run 
Eagle Mountain, UT 84005 
Phone: (801) 789-6603 
 
 

Any party may from time to time, by written notice to the others as provided above, designate a different 
address which shall be substituted for that specified above.  Notice sent by mail shall be deemed served 
or delivered seventy-two (72) hours after mailing.  Notice by any other method shall be deemed served 
or delivered upon actual receipt at the address or facsimile number listed above.  Delivery of courtesy 
copies noted above shall be as a courtesy only and failure of any party to give or receive a courtesy copy 
shall not be deemed to be a failure to provide notice otherwise properly delivered to a party to this 
Agreement. 
 
13. Entire Agreement.  This Agreement is the final expression of and contains the entire 
agreement between the parties with respect to the subject matter hereof and supersedes all prior 
understandings with respect thereto.  This Agreement may not be modified, changed, supplemented or 
terminated, nor may any obligations hereunder be waived, except by written instrument signed by the 
party to be charged or by its agent duly authorized in writing or as otherwise expressly permitted herein. 
This Agreement and its exhibits constitute the entire agreement between the parties hereto pertaining to 
the subject matter hereof, and the final, complete and exclusive expression of the terms and conditions 
thereof.  All prior agreements, representations, negotiations and understandings of the parties hereto, 
oral or written, express or implied, are hereby superseded and merged herein. 
 
14. No Third-Party Benefit.  The parties do not intend to confer any benefit hereunder on any 
person, firm or corporation other than the parties hereto.  There are no intended third-party beneficiaries 
to this Agreement. 
 
15. Construction.  Headings at the beginning of each paragraph and subparagraph are solely for 
the convenience of the parties and are not a part of the Agreement.  Whenever required by the context 
of this Agreement, the singular shall include the plural and the masculine shall include the feminine and 
vice versa.  Unless otherwise indicated, all references to paragraphs and subparagraphs are to this 
Agreement.  In the event the date on which any of the parties is required to take any action under the 
terms of this Agreement is not a business day, the action shall be taken on the next succeeding business 
day. 
 
16. Partial Invalidity.  If any term or provision of this Agreement or the application thereof to any 
person or circumstance shall, to any extent, be invalid or unenforceable, the remainder of this 
Agreement, or the application of such term or provision to persons or circumstances other than those as 
to which it is held invalid or unenforceable, shall not be affected thereby, and each such term and 
provision of this Agreement shall be valid and shall be enforced to the fullest extent permitted by law. 
 
17. Amendments.  No addition to or modification of any provision contained in this Agreement 
shall be effective unless fully set forth in writing executed by each of the parties hereto. 
 
18. Counterparts. This Agreement may be executed in one or more counterparts, each of which 
shall be deemed an original, but all of which together shall constitute but one and the same instrument. 
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19. Waivers.  No waiver of any breach of any covenant or provision herein contained shall be 
deemed a waiver of any preceding or succeeding breach thereof or of any other covenant or provision 
herein contained.  No extension of time for performance of any obligation or act shall be deemed an 
extension of the time for performance of any other obligation or act. 
 
20. Governing Law.  This Agreement and the exhibits attached hereto shall be governed by and 
construed under the laws of the State of Utah.  In the event of any dispute hereunder, it is agreed that 
the sole and exclusive venue shall be in a court of competent jurisdiction in Utah County, Utah, and the 
parties hereto agree to submit to the jurisdiction of such court. 
 
21. Declaration of Invalidity.  In the event that a court of competent jurisdiction declares that the 
County or the City cannot pay and/or that the Agency cannot receive payments of the Tax Increment, 
declares that the Agency cannot pay the Tax Increment to developers, or takes any other action which 
has the effect of eliminating or reducing the payments of Tax Increment received by the Agency, the 
Agency’s obligation to pay the Tax Increment to developers shall be reduced or eliminated accordingly, 
the Agency, and the City shall take such steps as are reasonably required to not permit the payment 
and/or receipt of the Tax Increment to be declared invalid.  
 
22. No Separate Legal Entity.  No separate legal entity is created by this Agreement. 
 
23. Duration.  This Agreement shall terminate with respect to a particular Phase upon the 
expiration of each Tax Increment Period for such Phase but shall continue for all undeveloped Phases. 
Notwithstanding, this Agreement shall terminate after the fortieth year following the trigger year of the 
first Phase. 
 
24. Assignment.  No party may assign its rights, duties or obligations under this Agreement 
without the prior written consent first being obtained from all parties.  Notwithstanding the foregoing, 
such consent shall not be unreasonably withheld or delayed so long as the assignee thereof shall be 
reasonably expected to be able to perform the duties and obligations being assigned. 
 
25. Termination.  Upon any termination of this Agreement resulting from the uncured default of 
any party, the order of any court of competent jurisdiction or termination as a result of any legislative 
action requiring such termination, then any funds held by the Agency and for which the Agency shall 
not be required to disburse to developers in accordance with the agreements which govern such 
disbursement, then such funds shall be returned to the party originally remitting same to the Agency 
and upon such return this Agreement shall be deemed terminated and of no further force or effect. 
 
26. Interlocal Cooperation Act.  In satisfaction of the requirements of the Cooperation Act in 
connection with this Agreement, the Parties agree as follows: 
 

a.  This Agreement has been, on or prior to the date hereof, authorized and adopted by 
resolution of the legislative body of each Party pursuant to and in accordance with the 
provisions of Section 11-13-202.5 of the Cooperation Act; 

 
b. This Agreement has been, on or prior to the date hereof, reviewed as to proper form 

and compliance with applicable law by a duly authorized attorney on behalf of each 
Party pursuant to and in accordance with the provisions of Section 11-13-202.5(3) of 
the Cooperation Act; 

 
c. A duly executed original counterpart of this Agreement shall be filed immediately with 

the keeper of records of each Party pursuant to Section 11-13-209 of the Cooperation 
Act; 
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d. The Chair of the Agency is hereby designated the administrator for all purposes of the 
Cooperation Act, pursuant to Section 11-13-207 of the Cooperation Act; and 

 
e. Should a party to this Agreement desire to terminate this Agreement, in part or in 

whole, each party to the Agreement must adopt, by resolution, an amended Interlocal 
Cooperation Agreement stating the reasons for such termination.  Any such amended 
Interlocal Cooperation Agreement must be in harmony with any 
development/participation agreement(s) entered into by the Agency as described in 
this Agreement. 

 
f. Immediately after execution of this Agreement by both Parties, the Agency shall, on 

behalf of both parties, cause to be published notice regarding this Agreement pursuant 
to Section 11-13-219 of the Cooperation Act. 

 
g. This Agreement makes no provision for the parties acquiring, holding and disposing 

of real and personal property used in the joint undertaking as such action is not 
contemplated as part of this Agreement nor part of the undertaking.  Any such 
provision would be outside the parameters of the current undertaking.  However, to 
the extent that this Agreement may be construed as providing for the acquisition, 
holding or disposing of real and/or personal property, all such property shall be owned 
by the Agency upon termination of this Agreement. 

 
 
 

[Signature Page to Follow] 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



7 
 

 
 

 
IN WITNESS WHEREOF, the parties have executed this Agreement on the day specified above. 
 

          City: EAGLE MOUNTAIN CITY 
 

 
 
Attest:      By:    

 
Its: Mayor 

      
City Recorder 
 
Approved as to form: 
 

 
      
Attorney for City 
   
 
 

        Agency: REDEVELOPMENT AGENCY OF EAGLE MOUNTAIN 
CITY 

 
 

Attest:      By:    
 
Its: Chair 
 

 
      
Secretary 
 
Approved as to form: 
 
 
 
      
Attorney for Agency 
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EXHIBIT “A 
to 

INTERLOCAL AGREEMENT 
 

 Legal Description of Project 
 

Monte Vista North 
North half and the Southwest quarter of Section 15, Township 6 South, Range 2 West, Salt Lake Base and 
Meridian. 
 
Less and excepting therefrom the following described property conveyed to Steven George Smith and Kay 
Smith in that certain Warranty Deed recorded June 12, 1997 as Entry No. 44889 in Book 4293 at Page 427 of 
Official Records, more particularly described as follows: 
 
The North half of the North half of the North half of the Southeast quarter of the Northeast quarter; and the 
North half of the South half of the North half of the North half of the Southeast quarter of the Northeast quarter; 
and the Northeast quarter of the Northeast quarter of Section 15, Township 6 South, Range 2 West, Salt Lake 
Base and Meridian.  
 
Also less and except therefrom the following described property conveyed to Shark Investments Corp., Inc. in 
that certain Special Warranty Deed recorded April 06, 2009 as Entry No. 35757:2009 of Official Records, more 
particularly described as follows: 
 
Beginning at a point South 89°36’26” East 369.61 feet along the section line from the Northwest corner of 
Section 15, Township 6 South, Range 2 West, Salt Lake Base and Meridian; thence along the North line of 
said Section 15, South 89°36’26” East 12.00 feet; thence South 00°42’29” East 115.71 feet; thence East 32.80 
feet; thence South 101.00 feet; thence West 101.00 feet; thence North 101.00 feet; thence East 56.20 feet; 
thence North 00°42’29” West 115.80 feet to the point of beginning. 
 
Also less and except therefrom the following described property conveyed to Shark Investments Corp., Inc. in 
that certain Special Warranty Deed recorded May 04, 2009 as Entry No. 48701:2009 of Official Records, more 
particularly described as follows: 
 
Beginning at a point South 89°36’26” East 94.33 feet along the section line from the Northwest corner of 
Section 15, Township 6 South, Range 2 West, Salt Lake Base and Meridian; thence along the North line of 
said Section 15, South 89°36’26” East 14.01 feet; thence South 01°28’18” East 140.64 feet; thence South 
89°37’35” East 88.13 feet; thence South 00°22’25” West 97.00 feet; thence North 89°37’35” West 105.00 feet; 
thence North 00°22’25” East 97.00 feet; thence South 89°37’35” East 2.86 feet; thence North 01°28’18” West 
140.64 to the point of beginning. 
 
Monte Vista South #1 
A parcel of ground located in Section 31, Township 6 South, Range 1 West, and Section 36, Township 6 South, 
Range 2 West, Salt Lake Base and Meridian, City of Eagle Mountain, Utah County, Utah, more particularly 
described as: 
Beginning at point on the Westerly line of a gas easement recorded in the Utah County Recorder’s Office, July 
23, 1991, and December 12, 2001, Entry No’s. 28818 (Book 2815, Page 569) and 130191:2001, said point 
being 1,254.67 feet North 89°43'21" West along the South line of the Southwest Quarter, from the South 
quarter corner, Section 31, Township 6 South, Range 1 West, Salt Lake Base and Meridian; running thence 
North 89°43'21" West, 1,416.02 feet along said South line to the Southwest corner of said Section 31; thence 
North 0°14'57" East, 53.66 feet along the West line of the Southwest quarter of said Section 31; thence North 
90°00'00" West, 307.40 feet; thence North 0°00'00" East, 5,283.41 feet to the North line of the Northeast 
quarter of said section 36; thence South 89°24'28" East, 330.02 feet to the Northeast corner of said Section 
36; thence South 89°19'56" East, 1692.00 feet along the North line of the Northwest Quarter of said Section 
31 to a point on the Westerly line of said gas line easement; thence South 3°12'48" West, 5,329.18 feet along 
the westerly line of said gas line easement and the point of beginning. 
 
Monte Vista South #2 
Beginning at the Southeast corner of Section 36, Township 6 South, Range 2 West, Salt Lake Base and 
Meridian; and running thence North 89°39'14" West 329.85 feet; thence North 0°14'59" East 2662.93 feet; 
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thence North 0°14'37" East 2600.63 feet; thence South 5212.08 feet; thence East 307.45 feet; South 0°14'38" 
West 53.42 feet to the point of beginning. 
Also being described as follows: 
All of Section 36, Township 6 South, Range 2 West, Salt Lake Base and Meridian. Less and excepting 
therefrom the following described real property: 
Commencing at a point 82.5 feet East of the Northwest corner of Section 31, Township 6 South, Range 1 West, 
Salt Lake Base and Meridian and running thence West 412.5 feet; thence South 5,280 feet; thence East 825 
feet; thence North 1,056 feet; thence West 412.5 feet; thence North 4,224 feet to point of beginning. 
Also less and excepting therefrom all that portion lying within STEEPLECHASE SOUTH SUBDIVISION 
recorded June 01, 2020 as Map Filing No. 17093 and as Entry No. 74983:2020 of Plats. 
 
Pole Canyon  
A parcel of land situate within East half of the West half (E-1/2 of W-1/2) and the East half (E-1/2) of Section 
16, Township 6 South, Range 2 West, Salt Lake Base and Meridian, located in  
Eagle Mountain City, County of Utah, State of Utah and being more particularly described as  
follows:   
  
Beginning at the Utah County brass cap monument marking the quarter corner common to Sections 15 & 16, 
Township 6 South, Range 2 West, Salt Lake Base and Meridian; and running thence South 0°22’24” West, 
along the quarter section line, a distance of 2592.46 feet, to the proposed Northerly line of Pole Canyon 
Boulevard; thence along said Northerly line the following three (3) courses: (1) North 89°40’33” West, a 
distance of 2619.49 feet, to a point of curvature; (2) Northwesterly along the arc of a 923.00 foot-radius curve 
to the right, though a central angle of 30°36’36”, a distance of 493.11 feet, the long chord of which bears North 
74°22’15” West, a distance of 487.26 feet; (3) North 59°03’57” West, a distance of 722.41, to the Easterly Line 
of Tyson Parkway, as shown on the Tyson Subdivision, recorded as Entry No.: 95910:2019, Map No.: 16725 
of official records; thence along said Easterly line the following four (4) courses: (1) North 30°56’03” East, a 
distance of 389.58 feet, to a point of curvature; (2) Northeasterly along the arc of a 700.00 foot-radius curve to 
the left, though a central angle of 30°32’01”, a distance of 373.04 feet, the long chord of which bears North 
15°40’03” East, a distance of 368.64 feet; (3) North 0°24’02” East, a distance of 3998.96 feet, to a point of 
curvature; (4) Northeasterly along the arc of a 50.00 foot-radius curve to the right, though a central angle of 
90°11’51”, a distance of 78.71 feet, the long chord of which bears North 45°29’58” East, a distance of 70.83 
feet, to the South line of proposed 4000 North Street (Pole Line Road); thence South 89°23’59” East, along 
said South line being 47.00 feet perpendicularly distant to and parallel with the North line of the Northwest 
Quarter of said Section 16, a distance of 696.00 feet, to a point of intersection with the North-South Center 
Quarter line; thence South 89°24’26” East, continuing along said South line and 47.00 feet perpendicularly 
distant Southerly of the North line of the Northeast Quarter, a distance of 2001.11 feet, to the West line of the 
Robyn G. Walden (ETAL) parcel 59:048:0005, being an aliquot line of the section; thence along said Walden 
parcel and the aliquot section lines the following two (2) courses: (1) South 0°38’09” West, a distance of 621.50 
feet, to a 5/8” rebar  
and cap stamped “MCNEIL ENG.” Marking the NE-NE 1/64th corner; (2) South 89°23’25” East,  
a distance of 669.91 feet, to the N-N 1/64th corner common to said Section 15 & 16; thence South 0°22’17” 
West, along the quarter section line common to said Section 15 & 16, a distance of 2006.12 feet, to the point 
of beginning.     
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DEFINITIONS 
As used in this Community Reinvestment Project Area Plan, the term: 

 
"Act" shall mean and include the Limited Purpose Local Government Entities – Community 
Reinvestment Agency Act in Title 17C, Chapters 1 through 5, Utah Code Annotated 1953, as 
amended, or such other amendments as shall from time to time be enacted or any successor 
or replacement law or act. 

 
“Agency” shall mean the Eagle Mountain Redevelopment Agency, which is a separate body 
corporate and politic created by the City pursuant to the Act. 

 
"Base taxable value" shall mean the agreed value specified in a resolution or interlocal 
agreement under Subsection 17C-1-102(8) from which tax increment will be collected. 
 
“Base year” shall mean the agreed upon year for which the base taxable value is established 
and shall be incorporated into the interlocal agreements with participating taxing entities. 
 
“City” or “Community” shall mean the City of Eagle Mountain. 
 
“Legislative body” shall mean the City Council of Eagle Mountain which is the legislative 
body of the City. 
 
“Plan Hearing” shall mean the public hearing on the draft Project Area Plan required under 
Subsection 17C-1-102 (42) and 17C-5-104(3)(e). 
 
“Project Area” shall mean the geographic area described in the Project Area Plan or draft 
Project Area Plan where the community development set forth in this Project Area Plan or 
draft Project Area Plan takes place or is proposed to take place (Exhibit A & Exhibit B). 
 
“Project Area Budget” shall mean (as further described under 17-C-5-303 of the Act) the 
multi-year projection of annual or cumulative revenues, other expenses and other fiscal 
matters pertaining to the Project Area that includes: 

 
 the base taxable value of property in the Project Area; 

 
 the projected tax increment expected to be generated within the Project Area; 
 
 the amount of tax increment expected to be shared with other taxing entities; 
 
 the amount of tax increment expected to be used to implement the Project Area 

plan;  
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 for property that the Agency owns and expects to sell, the expected total cost of 
the property to the Agency and the expected selling price. 

 
“Project Area Plan” or “Plan” shall mean the written plan (outlined by 17C-5-105 of the Act) 
that, after its effective date, guides and controls the community reinvestment activities 
within the Project Area. Project Area Plan refers to this document and all of the attachments 
to this document, which attachments are incorporated by this reference. It is anticipated that 
the TRIPLE TAIL PLAN will be subject to an interlocal agreement process with the taxing entities 
within the Project Area.  

 
“Taxes” includes all levies on an ad valorem basis upon land, local and centrally assessed 
real property, personal property, or any other property, tangible or intangible.  

 
“Taxing Entity” shall mean any public entity that levies a tax on any property within the 
Project Area. 

“Tax Increment” shall mean the difference between the amount of property tax revenues 
generated each tax year by all taxing entities from the Project Area using the current 
assessed value of the property and the amount of property tax revenues that would be 
generated from the same area using the base taxable value of the property. 
 
“Tax Increment Period” shall mean the period in which the taxing entities from the Project 
Area consent that a portion of their tax increment from the Project Area be used to fund the 
objectives outlined in the Project Area Plan.  
 
“Tax Year” shall mean the 12-month period between sequential tax roll equalizations 
(November 1st - October 31st) of the following year, e.g., the November 1, 2023 - October 31, 
2024 tax year. 
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INTRODUCTION 
The Eagle Mountain Redevelopment Agency (the “Agency”), following thorough consideration 
of the needs and desires of Eagle Mountain City (the “City”) and its residents, as well as the 
City’s capacity for new development, has carefully crafted this draft Project Area Plan (the 
“Plan”) for the Triple Tail Community Reinvestment Project Area (the “Project Area”). This Plan 
is the end result of a comprehensive evaluation of the types of appropriate land-uses and 
economic development for the land encompassed by the Project Area which lies within 
twenty-four parcels in the City. The north parcels are south of 4000 North, north of Pole 
Canyon Blvd, and east of Tyson Pkwy. The south parcel is south of 1000 North and east of 
Pony Express Pkwy. The Plan is intended to define the method and means of the Project Area 
from its current state to a higher and better use.  
 
The City has determined it is in the best interest of its citizens to assist in the development 
of the Project Area. It is the purpose of this Plan to clearly set forth the aims and objectives 
of development, scope, financing mechanism, and value to the residents of the City and 
other taxing entities within the Project Area. 
 
The Project Area is being undertaken as a community reinvestment project area pursuant to 
certain provisions of Chapters 1 and 5 of the Utah Limited Purpose Local Governmental 
Entities -- Community Reinvestment Agency Act (the “Act”, Utah Code Annotated (“UCA”) Title 
17C). The requirements of the Act, including notice and hearing obligations, have been 
observed at all times throughout the establishment of the Project Area. The realization of 
the Plan is subject to interlocal agreements between the taxing entities individually and the 
Agency. 
 
RESOLUTION AUTHORIZING THE PREPARATION OF A DRAFT COMMUNITY 
REINVESTMENT PROJECT AREA 
Pursuant to the provisions of §17C-5-103 of the Act, the governing body of the Agency 
adopted a resolution authorizing the preparation of a draft Community Reinvestment 
Project Area Plan on April 2, 2024.  

RECITALS OF PREREQUISITES FOR ADOPTING A COMMUNITY REINVESTMENT 
PROJECT AREA PLAN 
In order to adopt a community reinvestment project area plan, the Agency shall; 

 Pursuant to the provisions of §17C-5-104(1)(a) and (b) of the Act, the City has a 
planning commission and general plan as required by law; 

 
 Pursuant to the provisions of §17C-5-104 of the Act, the Agency has conducted or 

will conduct one or more public hearings for the purpose of informing the public 
about the Project Area, and allowing public input into the Agency’s deliberations 
and considerations regarding the Project Area; and 
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• Pursuant to the provisions of §17C-5-104 of the Act, the Agency has allowed 
opportunity for input on the draft Project Area Plan and has made a draft Project 
Area Plan available to the public at the Agency’s offices during normal business 
hours, provided notice of the plan hearing, sent copies of the draft Project Area 
Plan to all required entities prior to the hearing, and provided opportunities for 
affected entities to provide feedback.  

 

DESCRIPTION OF THE BOUNDARIES OF THE PROPOSED PROJECT 
AREA 
A legal description of the Project Area along with a detailed map of the Project Area is 
attached respectively as Exhibit A and Exhibit B and incorporated herein. The Project Area 
lies within twenty-four parcels in the City. The north parcels are south of 4000 North, north 
of Pole Canyon Blvd, and east of Tyson Pkwy. The south parcel is south of 1000 North and 
east of Pony Express Pkwy. All the land within the Project Area is currently designated as 
vacant land. The Project Area is comprised of approximately 1,170.44 acres of property. 

 
As delineated in the office of the Utah County Recorder, the Project Area encompasses all of 
the parcels detailed in Exhibit C. 
 

GENERAL STATEMENT OF LAND USES, LAYOUT OF PRINCIPAL 
STREETS, POPULATION DENSITIES, BUILDING DENSITIES AND HOW 
THEY WILL BE AFFECTED BY THE PROJECT AREA 
 
GENERAL LAND USES 
The property within the Project Area is currently classified as vacant property. The Meta Data 
Center Complex is immediately northwest of the Project Area’s south parcel and the Tyson 
Foods Plant is west of the northern parcels. 

LAYOUT OF PRINCIPAL STREETS 
There are currently no paved streets within the Project Area, both parcels are accessible by 
peripheral roads. 
 
POPULATION DENSITIES 
There are no residences within the Project Area, therefore the estimated population density 
is 0.0 residents per acre.  

 
BUILDING DENSITIES 
Building densities will increase as development occurs. The intent of this plan is to promote 
greater economic utilization of the land area. 

IMPACT OF COMMUNITY REINVESTMENT ON LAND USE, LAYOUT OF PRINCIPAL 
STREETS, AND POPULATION DENSITIES  
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Community reinvestment activities within the Project Area will primarily consist of 
development and economic enhancement of an underutilized area of the City. The types of 
land uses will include data centers and affiliated office spaces.  

Land Use – It is anticipated that future development within the Project Area will create 
space for a data center complex. Other supplementary developments may take place 
during future phases of the development. 

Layout of Principal Streets – It is anticipated that the community reinvestment of 
the Project Area will not alter the layout of principal streets in the area. It is anticipated 
that access roads will be constructed within the Project Area. 

Population Densities – The Project Area does not include any residential 
components. The population density will not be affected by the Project Area. The 
daytime population of the City will slightly increase as the Project Area is anticipated to 
create approximately 335 new jobs.  

 

STANDARDS GUIDING THE COMMUNITY REINVESTMENT 
In order to provide maximum flexibility in the development and economic promotion of the 
Project Area, and to encourage and obtain the highest quality in development and design, 
specific development controls for the uses identified above are not set forth herein. Each 
development proposal in the Project Area will be subject to appropriate elements of the 
City’s proposed General Plan; the Zoning Ordinance of the City, including adopted Design 
Guidelines pertaining to the area; institutional controls, other applicable building codes and 
ordinances of the City; and, as required by ordinance or agreement, review and 
recommendation of the Planning Commission and approval by the Agency.  
 
Each development proposal by an owner, tenant, participant or a developer shall be 
accompanied by site plans, development data and other appropriate material that clearly 
describes the extent of proposed development, including land coverage, setbacks, height 
and massing of buildings, off-street parking and loading, use of public transportation, and 
any other data determined to be necessary or requested by the Agency or the City. 
 
HOW THE PURPOSES OF THIS TITLE WILL BE ATTAINED BY 
COMMUNITY DEVELOPMENT  
It is the intent of the Agency, with the assistance and participation of private developers and 
property owners, to facilitate the development within the Project Area. 

CONFORMANCE OF THE PROPOSED DEVELOPMENT TO THE 
COMMUNITY'S GENERAL PLAN  
The proposed Community Reinvestment Project Area Plan and the development 
contemplated are consistent with the City’s proposed General Plan and land use regulations. 
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DESCRIBE ANY SPECIFIC PROJECT OR PROJECTS THAT ARE THE 
OBJECT OF THE PROPOSED COMMUNITY REINVESTMENT 
The Project Area is being created to assist with the construction of a future data center 
complex.  

METHOD OF SELECTION OF PRIVATE DEVELOPERS TO UNDERTAKE 
THE COMMUNITY REINVESTMENT AND IDENTIFICATION OF 
DEVELOPERS CURRENTLY INVOLVED IN THE PROCESS  
The City and Agency will select or approve such development as solicited or presented to the 
Agency and City that meets the development objectives set forth in this plan. The City and 
Agency retain the right to approve or reject any such development plan(s) that in their 
judgment do not meet the development intent for the Project Area. The City and Agency may 
choose to solicit development through an RFP or RFQ process, through targeted solicitation 
to specific industries, from inquiries to the City, EDCUtah, and/or from other such references.  

 
The City and Agency will ensure that all development conforms to this plan and is approved 
by the City. All potential developers may need to provide a detailed development plan 
including sufficient financial information to provide the City and Agency with confidence in 
the sustainability of the development and the developer. Such a review may include a series 
of studies and reviews including reviews of the Developer’s financial statements, third-party 
verification of benefit of the development to the City, appraisal reports, etc. Any participation 
between the Agency, developers and property owners shall be by an approved agreement. 
 
REASON FOR SELECTION OF THE PROJECT AREA  
The Project Area is currently vacant and underutilized. The creation of the Project Area will 
create a significant economic benefit to all taxing entities as this underutilized area will be 
developed to a higher and greater use.   
 
DESCRIPTION OF PHYSICAL, SOCIAL AND ECONOMIC CONDITIONS 
EXISTING IN THE PROJECT AREA 
 
PHYSICAL CONDITIONS 
The Project Area consists of approximately 671.49 acres of relatively flat, privately owned 
land as shown on the Project Area map.  
 
SOCIAL CONDITIONS 
The Project Area experiences a lack of connectivity and vitality. There are no residential units 
and no parks, libraries, or other social gathering places in the Project Area. This is in line with 
the contemplated uses of the area surrounding the Project Area, which is currently vacant, 
under the greenbelt classification or used for similar types of development as contemplated 
in the Project Area. 
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ECONOMIC CONDITIONS 
The Project Area is currently vacant and underutilized. The Agency desires to encourage 
development within the Project Area that will directly benefit the existing economic base of 
the City, Utah County and other taxing entities. 
 

DESCRIPTION OF ANY TAX INCENTIVES OFFERED PRIVATE ENTITIES 
FOR FACILITIES LOCATED IN THE PROJECT AREA  
Tax increment arising from the development within the Project Area shall be used for public 
infrastructure improvements, Agency requested improvements and upgrades, both off-site 
and on-site improvements, land and job-oriented incentives, desirable Project Area 
improvements, and other items as approved by the Agency. Subject to provisions of the Act, 
the Agency may agree to pay for eligible costs and other items from taxes during the tax 
increment period which the Agency deems appropriate under the circumstances. A cost 
benefit analysis will assist the Agency in making decisions about offering assistance.  
 
In general, tax incentives may be offered to achieve the community reinvestment goals and 
objectives of this plan, specifically to: 
 

 Foster and accelerate economic development; 
 Stimulate job development; 
 Make needed infrastructure improvements to roads, street lighting, water, storm 

water, sewer, and parks and open space; and 
 Provide attractive development for high-quality tenants. 

 
The Project Area Budget will include specific participation percentages and timeframes for 
each taxing entity. Furthermore, a resolution and interlocal agreement will formally establish 
the participation percentage and tax increment period for each taxing entity.  

 
ANTICIPATED PUBLIC BENEFIT TO BE DERIVED FROM THE 
COMMUNITY DEVELOPMENT 
 

THE BENEFICIAL INFLUENCES UPON THE TAX BASE OF THE COMMUNITY  
The beneficial influences upon the tax base of the City and the other taxing entities will 
include increased property tax revenues, job growth, and affordable housing opportunities 
in the community. The increased revenues will come from the property values associated 
with new construction in the area, as well as large investments of personal property within 
the data centers. Property values include land, buildings and personal property (servers, 
machines, equipment, etc.).  
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Job growth in the Project Area will result in increased wages, increasing local purchases and 
benefiting existing businesses in the area. Job growth will also result in increased income 
taxes paid. Additionally, business growth will generate corporate income taxes.  
 
There will also be a beneficial impact on the community through increased construction 
activity within the Project Area. Positive impacts will be felt through construction wages paid, 
as well as construction supplies purchased locally. 

 
THE ASSOCIATED BUSINESS AND ECONOMIC ACTIVITY LIKELY TO BE STIMULATED  
Other business and economic activity likely to be stimulated includes increased spending by 
new and existing residents within the City and employees in the Project Area and in 
surrounding areas. This includes both direct and indirect purchases that are stimulated by 
the spending of the additional employees in the area.  

Employees may make some purchases in the local area, such as convenience shopping for 
personal services (haircuts, banking, dry cleaning, etc.). The employees will not make all of 
their convenience or personal services purchases near their workplace and each employee’s 
purchasing patterns will be different. However, it is reasonable to assume that a percentage 
of these annual purchases will occur within proximity of the workplace (assuming the 
services are available).  

EFFORTS TO MAXIMIZE PRIVATE INVESTMENT  
The agency has formed a partnership with the developers to realize the vision of this Project 
Area. It is anticipated that each phase of the development will require over $1 billion of 
private capital. Creating a CRA will act as a catalyst for the development. 

“BUT FOR” ANALYSIS 
The anticipated development includes numerous costs, including land purchase, 
infrastructure, and over personal property. “But-for” the creation of the CRA and public 
participation, the costs associated with the development would be too high, and the Project 
Area would remain in its underutilized state.  

PUBLIC BENEFIT ANALYSIS 
Based on the land use assumptions and tax increment participation levels, the following 
tables outline the public benefits anticipated in the Project Area.  As shown below, the 
proposed community reinvestment will create an economic benefit to the City and the other 
taxing entities that participate in the Project Area. The public benefit analysis only includes 
the tax increment projections on the first phase of the development. The Agency may be 
allowed to receive 20 years of tax increment for each phase that is undertaken, not to exceed 
40 years for all phases beginning with the first-year increment is remitted to the Agency.  
Additional 20-year periods will be outlined in an amended Project Area Plan, as necessary. 
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Table 2: Projected CRA Budget  

 ENTITY PERCENTAGE LENGTH TOTAL 
Utah County 55%            20 Years  $4,079,186 
Alpine School District 55% 20 Years $36,177,907 
Eagle Mountain City 55% 20 Years $3,258,375 
Central Utah Water Conservancy District 55% 20 Years $2,487,309 
Unified Fire Service Area – Salt Lake County  55%          20 Years  $8,369,794 
Total   $54,372,571 

 
Table 3: Projected Property Tax Funds for Taxing Entities (20 Years) 

 ENTITY 45% OF TIF 
BASE YEAR 

TAXES TOTAL 

Utah County $3,337,516      $483,728  $3,821,244  
Alpine School District $29,600,106  $4,290,135 $33,890,241  
Eagle Mountain City $2,665,943  $386,392  $3,052,335  
Central Utah Water Conservancy District  $2,035,071  $294,956  $2,330,027  
Unified Fire Service Area – Salt Lake County   $6,848,013  $992,527  $7,840,540  
Total $44,486,649  $6,447,738 $50,934,387  

 
Table 4: Projected Annual Property Tax Funds at End of TIF Collection Period 

 ENTITY 
CURRENT 

ANNUAL TAX FUTURE TAX % INCREASE 

Utah County $24,186 $539,507  
 Alpine School District $214,507 $4,784,838 

Eagle Mountain City $19,320 $430,948 
Central Utah Water Conservancy District $14,748 $328,968 
Unified Fire Service Area – Salt Lake County  $49,626 $1,106,977 
Total $322,386 $7,191,238 2,231% 
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EXHIBIT A: PROJECT AREA MAP 
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EXHIBIT B: LEGAL DESCRIPTION 
 
Monte Vista North 
North half and the Southwest quarter of Section 15, Township 6 South, Range 2 West, Salt 
Lake Base and Meridian. 
 
Less and excepting therefrom the following described property conveyed to Steven George 
Smith and Kay Smith in that certain Warranty Deed recorded June 12, 1997 as Entry No. 
44889 in Book 4293 at Page 427 of Official Records, more particularly described as follows: 
 
The North half of the North half of the North half of the Southeast quarter of the Northeast 
quarter; and the North half of the South half of the North half of the North half of the 
Southeast quarter of the Northeast quarter; and the Northeast quarter of the Northeast 
quarter of Section 15, Township 6 South, Range 2 West, Salt Lake Base and Meridian.  
 
Also less and except therefrom the following described property conveyed to Shark 
Investments Corp., Inc. in that certain Special Warranty Deed recorded April 06, 2009 as Entry 
No. 35757:2009 of Official Records, more particularly described as follows: 
 
Beginning at a point South 89°36’26” East 369.61 feet along the section line from the 
Northwest corner of Section 15, Township 6 South, Range 2 West, Salt Lake Base and 
Meridian; thence along the North line of said Section 15, South 89°36’26” East 12.00 feet; 
thence South 00°42’29” East 115.71 feet; thence East 32.80 feet; thence South 101.00 feet; 
thence West 101.00 feet; thence North 101.00 feet; thence East 56.20 feet; thence North 
00°42’29” West 115.80 feet to the point of beginning. 
 
Also less and except therefrom the following described property conveyed to Shark 
Investments Corp., Inc. in that certain Special Warranty Deed recorded May 04, 2009 as Entry 
No. 48701:2009 of Official Records, more particularly described as follows: 
 
Beginning at a point South 89°36’26” East 94.33 feet along the section line from the 
Northwest corner of Section 15, Township 6 South, Range 2 West, Salt Lake Base and 
Meridian; thence along the North line of said Section 15, South 89°36’26” East 14.01 feet; 
thence South 01°28’18” East 140.64 feet; thence South 89°37’35” East 88.13 feet; thence 
South 00°22’25” West 97.00 feet; thence North 89°37’35” West 105.00 feet; thence North 
00°22’25” East 97.00 feet; thence South 89°37’35” East 2.86 feet; thence North 01°28’18” West 
140.64 to the point of beginning. 
 
Monte Vista South #1 
A parcel of ground located in Section 31, Township 6 South, Range 1 West, and Section 36, 
Township 6 South, Range 2 West, Salt Lake Base and Meridian, City of Eagle Mountain, Utah 
County, Utah, more particularly described as: 
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Beginning at point on the Westerly line of a gas easement recorded in the Utah County 
Recorder’s Office, July 23, 1991, and December 12, 2001, Entry No’s. 28818 (Book 2815, Page 
569) and 130191:2001, said point being 1,254.67 feet North 89°43'21" West along the South 
line of the Southwest Quarter, from the South quarter corner, Section 31, Township 6 South, 
Range 1 West, Salt Lake Base and Meridian; running thence North 89°43'21" West, 1,416.02 
feet along said South line to the Southwest corner of said Section 31; thence North 0°14'57" 
East, 53.66 feet along the West line of the Southwest quarter of said Section 31; thence North 
90°00'00" West, 307.40 feet; thence North 0°00'00" East, 5,283.41 feet to the North line of 
the Northeast quarter of said section 36; thence South 89°24'28" East, 330.02 feet to the 
Northeast corner of said Section 36; thence South 89°19'56" East, 1692.00 feet along the 
North line of the Northwest Quarter of said Section 31 to a point on the Westerly line of said 
gas line easement; thence South 3°12'48" West, 5,329.18 feet along the westerly line of said 
gas line easement and the point of beginning. 
 
Monte Vista South #2 
Beginning at the Southeast corner of Section 36, Township 6 South, Range 2 West, Salt Lake 
Base and Meridian; and running thence North 89°39'14" West 329.85 feet; thence North 
0°14'59" East 2662.93 feet; thence North 0°14'37" East 2600.63 feet; thence South 5212.08 
feet; thence East 307.45 feet; South 0°14'38" West 53.42 feet to the point of beginning. 
Also being described as follows: 
All of Section 36, Township 6 South, Range 2 West, Salt Lake Base and Meridian. Less and 
excepting therefrom the following described real property: 
Commencing at a point 82.5 feet East of the Northwest corner of Section 31, Township 6 
South, Range 1 West, Salt Lake Base and Meridian and running thence West 412.5 feet; 
thence South 5,280 feet; thence East 825 feet; thence North 1,056 feet; thence West 412.5 
feet; thence North 4,224 feet to point of beginning. 
Also less and excepting therefrom all that portion lying within STEEPLECHASE SOUTH 
SUBDIVISION recorded June 01, 2020 as Map Filing No. 17093 and as Entry No. 74983:2020 
of Plats. 
 
Pole Canyon  
A parcel of land situate within East half of the West half (E-1/2 of W-1/2) and the East half (E-
1/2) of Section 16, Township 6 South, Range 2 West, Salt Lake Base and Meridian, located in  
Eagle Mountain City, County of Utah, State of Utah and being more particularly described as  
follows:   
  
Beginning at the Utah County brass cap monument marking the quarter corner common to 
Sections 15 & 16, Township 6 South, Range 2 West, Salt Lake Base and Meridian; and running 
thence South 0°22’24” West, along the quarter section line, a distance of 2592.46 feet, to the 
proposed Northerly line of Pole Canyon Boulevard; thence along said Northerly line the 
following three (3) courses: (1) North 89°40’33” West, a distance of 2619.49 feet, to a point of 
curvature; (2) Northwesterly along the arc of a 923.00 foot-radius curve to the right, though 
a central angle of 30°36’36”, a distance of 493.11 feet, the long chord of which bears North 
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74°22’15” West, a distance of 487.26 feet; (3) North 59°03’57” West, a distance of 722.41, to 
the Easterly Line of Tyson Parkway, as shown on the Tyson Subdivision, recorded as Entry 
No.: 95910:2019, Map No.: 16725 of official records; thence along said Easterly line the 
following four (4) courses: (1) North 30°56’03” East, a distance of 389.58 feet, to a point of 
curvature; (2) Northeasterly along the arc of a 700.00 foot-radius curve to the left, though a 
central angle of 30°32’01”, a distance of 373.04 feet, the long chord of which bears North 
15°40’03” East, a distance of 368.64 feet; (3) North 0°24’02” East, a distance of 3998.96 feet, 
to a point of curvature; (4) Northeasterly along the arc of a 50.00 foot-radius curve to the 
right, though a central angle of 90°11’51”, a distance of 78.71 feet, the long chord of which 
bears North 45°29’58” East, a distance of 70.83 feet, to the South line of proposed 4000 North 
Street (Pole Line Road); thence South 89°23’59” East, along said South line being 47.00 feet 
perpendicularly distant to and parallel with the North line of the Northwest Quarter of said 
Section 16, a distance of 696.00 feet, to a point of intersection with the North-South Center 
Quarter line; thence South 89°24’26” East, continuing along said South line and 47.00 feet 
perpendicularly distant Southerly of the North line of the Northeast Quarter, a distance of 
2001.11 feet, to the West line of the Robyn G. Walden (ETAL) parcel 59:048:0005, being an 
aliquot line of the section; thence along said Walden parcel and the aliquot section lines the 
following two (2) courses: (1) South 0°38’09” West, a distance of 621.50 feet, to a 5/8” rebar  
and cap stamped “MCNEIL ENG.” Marking the NE-NE 1/64th corner; (2) South 89°23’25” East,  
a distance of 669.91 feet, to the N-N 1/64th corner common to said Section 15 & 16; thence 
South 0°22’17” West, along the quarter section line common to said Section 15 & 16, a 
distance of 2006.12 feet, to the point of beginning.     
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EXHIBIT C: PROJECT AREA PARCEL LIST 
 
 PARCEL ID PARCEL OWNER ACRES 
590300008 UTLCO EAGLE MTN TWO LLC 228.61 
590480006 OQUIRRH WOOD RANCH LLC 10.24 
590480007 OQUIRRH WOOD RANCH LLC 10.24 
590480008 OQUIRRH WOOD RANCH LLC 10.24 
590480092 OQUIRRH WOOD RANCH LLC 10.59 
590480038 OQUIRRH WOOD RANCH LLC 10.60 
590480039 OQUIRRH WOOD RANCH LLC 10.60 
590480106 OQUIRRH WOOD RANCH LLC 321.59 
590480046 OQUIRRH WOOD RANCH LLC 10.31 
590480045 OQUIRRH WOOD RANCH LLC 0.31 
590480035 OQUIRRH WOOD RANCH LLC 10.61 
590480041 OQUIRRH WOOD RANCH LLC 2.67 
590480042 OQUIRRH WOOD RANCH LLC 7.58 
590480047 OQUIRRH WOOD RANCH LLC 8.44 
590480043 OQUIRRH WOOD RANCH LLC 1.80 
590480019 OQUIRRH WOOD RANCH LLC 10.23 
590480020 OQUIRRH WOOD RANCH LLC 10.23 
590480015 OQUIRRH WOOD RANCH LLC 10.63 
590480032 OQUIRRH WOOD RANCH LLC 10.63 
590480029 PC INDUSTRIAL LLC 10.64 
590480022 OQUIRRH WOOD RANCH LLC 10.23 
590480102 OQUIRRH WOOD RANCH LLC 0.64 
590480055 PC INDUSTRIAL LLC 9.90 
590470011 UTLCO EAGLE MTN TWO LLC 442.88 
Total         1,170.44  
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SECTION 1: INTRODUCTION 
The Eagle Mountain Redevelopment Agency (the “Agency”), following thorough consideration 
of the needs and desires of the City of Eagle Mountain (the “City”) and its residents, as well 
as understanding the City’s capacity for new development, has carefully crafted the Project 
Area Plan (the “Plan”) for the Triple Tail Community Reinvestment Project Area (the “Project 
Area”). The Plan is the end result of a comprehensive evaluation of the types of appropriate 
land-use and economic development opportunities for the land encompassed by the Project 
Area which lies within twenty-four parcels in the City. The north parcels are south of 4000 
North, north of Pole Canyon Blvd, and east of Tyson Pkwy. The south parcel is south of 1000 
North and east of Pony Express Pkwy. 
 
The Plan is envisioned to define the method and means of development for the Project Area 
from its current state to a higher and better use. The City has determined it is in the best 
interest of its citizens to assist in the development of the Project Area. This Project Area 
Budget document (the “Budget”) is predicated upon certain elements, objectives and 
conditions outlined in the Plan and intended to be used as a financing tool to assist the 
Agency in meeting Plan objectives discussed herein and more specifically referenced and 
identified in the Plan. 
 
The creation of the Project Area is being undertaken as a community reinvestment project 
pursuant to certain provisions of Chapters 1 and 5 of the Utah Community Reinvestment 
Agency Act (the “Act”, Utah Code Annotated (“UCA”) Title 17C). The requirements of the Act, 
including notice and hearing obligations, have been observed at all times throughout the 
establishment of the Project Area. 
 
DESCRIPTION OF COMMUNITY REINVESTMENT PROJECT AREA 
The Project Area lies within twenty-four parcels in the City. The north parcels are south of 
4000 North, north of Pole Canyon Blvd, and east of Tyson Pkwy. The south parcel is south of 
1000 North and east of Pony Express Pkwy. All the land within the Project Area is currently 
designated as vacant land. The Project Area is comprised of approximately 1,170.44 acres of 
property. A map of the Project Area is attached hereto in EXHIBIT A.  

The Project Area will likely include numerous phases of development. The Agency may be 
allowed to receive 20 years of tax increment for each phase that is undertaken, not to exceed 
40 years for all phases beginning with the first-year increment is remitted to the Agency. As 
it is currently unknown which portion of the entire 1,170.44 acres will be in each phase, and 
how many phases will be developed, this budget depicts the projected revenue that may be 
generated from a singular phase or building.  Additional 20-year periods will be outlined in 
an amended Project Area Budgets, as required and necessary. 
 
 
 
 
 
 



 

Page 4 LRB PUBLIC FINANCE ADVISORS | 41 NORTH RIO GRANDE, SUITE 101 | SALT LAKE CITY, UT 84101 

 

SECTION 2: GENERAL OVERVIEW OF PROJECT AREA BUDGET 
The purpose of the Project Area Budget is to provide the financial framework necessary to 
implement the Project Area Plan vision and objectives. The Project Area Plan has identified 
that tax increment financing is essential in order to meet the objectives of the CRA Project 
Area. The following information will detail the sources and uses of tax increment and other 
necessary details needed for public officials, interested parties, and the public in general to 
understand the mechanics of the Project Area Budget. 
 
BASE YEAR VALUE 
The Agency has determined that the Base Year Value for the Project Area will be equal to 
taxable value for the tax year immediately prior to the triggering of the Project Area and the 
individual phases. As the trigger year(s) have not been determined, the 2023 tax year has 
been used to estimate the Base Year Value. The Base Year Value is estimated to be 
$36,869,500. Using the tax rates established within the Project Area, the property taxes 
levied equate to $322,387 annually. Accordingly, this amount will continue to flow through 
to each taxing entity proportional to the amount of their respective tax rates being levied. 
 
PAYMENT TRIGGER 
Each phase will have a twenty (20)-year duration from the date of the first tax increment 
received by the Agency. The first year for collection of tax increment will be determined by 
the Agency. The Agency will provide a trigger notice to Utah County before each first year of 
collection. 
 
PROJECTED TAX INCREMENT REVENUE – TOTAL GENERATION 
Development within the Project Area will commence upon favorable market conditions 
which will include both horizontal and vertical infrastructure and development. The Agency 
anticipates that new development will begin in the Project Area in the next two to three years. 
The contemplated development will generate significant additional property tax revenue as 
well as incremental sales and use tax above what is currently generated within the Project 
Area. 
 
Property Tax Increment will begin to be generated in the tax year (ending Dec 1st) following 
construction completion and Tax Increment will actually be paid to the Agency in March or 
April after collection. It is projected that property Tax Increment generation within the Project 
Area could begin as early as 2027, though there is no requirement under this agreement that 
mandates the beginning date and it can be later. It is currently estimated that during the 20-
year life of the Project Area Budget, property Tax Increment could be generated within the 
Project Area in the approximate amount of $98.86 million or at a net present value (NPV)1 of 
$60.00 million. This amount is over and above the $6.45 million of base taxes that the 

 
1 Net present value of future cash flows assumes a 4% discount rate. The same 4% rate is used in all remaining 
NPV calculations. This reflects the total projected amount of tax increment that will be produced in each phase 
of the Project Area.  



 

Page 5 LRB PUBLIC FINANCE ADVISORS | 41 NORTH RIO GRANDE, SUITE 101 | SALT LAKE CITY, UT 84101 

property would generate over 20 years at the $322,387 annual amount it currently generates 
as shown in Table 1 below. 
 
SECTION 3: PROPERTY TAX INCREMENT 
 
BASE YEAR PROPERTY TAX REVENUE 
The taxing entities are currently receiving - and will continue to receive - property tax revenue 
from the current assessed value of the property within the Project Area (“Base Taxes”). The 
current assessed value is estimated to be $36,869,500. Based upon the tax rates in the area, 
the collective taxing entities are receiving $322,387 in property tax annually from this Project 
Area. This equates to approximately $6.45 million over the 20-year life of the Project Area. 
 
Table 1: Total Base Year Taxes (20 Years) 

 ENTITY  TOTAL  NPV 
Utah County $483,728 $328,701 
Alpine School District $4,290,135 $2,915,217 
Eagle Mountain City $386,392 $262,560 
Central Utah Water Conservancy District $294,956 $200,427 
Unified Fire Service Area – Salt Lake County  $992,527 $674,438 
Total $6,447,738 $4,381,343 

 
PROPERTY TAX INCREMENT SHARED WITH RDA 
All taxing entities that receive property tax generated within the Project Area, as detailed 
above, will share at least a portion of that increment generation with the Agency. All taxing 
entities will contribute 55% of their respective tax increment of the real and personal 
property for 20 years. The assumptions in this analysis only include the tax increment 
projections on the first phase of the development. The Agency may be allowed to receive 20 
years of tax increment for each phase that is undertaken, not to exceed 40 years for all 
phases beginning with the first year increment is remitted to the Agency. Each additional 20- 
year period will be outlined in an amended Project Area Budget, as required and necessary. 
Table 2 shows the amount of Tax Increment shared with the Agency assuming the 
participation levels discussed above. 
 
Table 2: Sources of Tax Increment Funds 

 ENTITY PERCENTAGE LENGTH TOTAL 
Utah County 55%            20 Years  $4,079,186 
Alpine School District 55% 20 Years $36,177,907 
Eagle Mountain City 55% 20 Years $3,258,375 
Central Utah Water Conservancy District 55% 20 Years $2,487,309 
Unified Fire Service Area – Salt Lake County  55%          20 Years  $8,369,794 
Total   $54,372,571 
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USES OF TAX INCREMENT 
The anticipated development includes numerous costs, including land purchase, 
infrastructure and billions of personal property investments. “But-for” the creation of the 
CRA and public participation, the costs associated with the development would be too high, 
and the Project Area would remain in its underutilized state. 
 
The Agency will use $10,000 annually to administer the CRA. 10% of the tax increment will go 
towards affordable housing, as required by the Act. The majority of the remaining Tax 
Increment collected by the Agency will be used to overcome the obstacles outlined above, 
including: offsetting certain on-site public infrastructure costs, development incentives, 
Agency requested improvements and upgrades, desirable Project Area improvements, and 
other redevelopment activities as approved by the Agency.  
 
Table 3: Uses of Tax Increment 

 USE TOTAL NPV 
Community Reinvestment Activities      $48,735,314  $29,564,380 
Affordable Housing $5,437,257 $3,300,031 
Administration $200,000 $135,903 
Total $54,372,571 $33,000,314 

 
A multi-year projection of tax increment is included in Exhibit B. 
 
TOTAL ANNUAL PROPERTY TAX REVENUE FOR TAXING ENTITIES AT CONCLUSION 
OF TAX INCREMENT COLLECTION PERIOD 
As described above, the collective taxing entities are currently receiving approximately 
$322,387 in property taxes annually from this Project Area. At the end of 20 years an 
additional $7,191,238 in property taxes annually is anticipated, totaling approximately 
$7,513,625 in property taxes annually for the area. “But for” the assistance provided by the 
RDA through tax increment revenues, this 2,231 percent increase in property taxes 
generated for the taxing entities would not be possible. 
 
Table 4: Project Annual Property Tax Funds at End of TIF Collection Period  

 ENTITY CURRENT 
ANNUAL TAX 

FUTURE TAX % INCREASE 

Utah County $24,186 $539,507  
Alpine School District $214,507 $4,784,838  
Eagle Mountain City $19,320 $430,948  
Central Utah Water Conservancy District $14,748 $328,968  
Unified Fire Service Area – Salt Lake County  $49,626 $1,106,977  
Total $322,386 $7,191,238 2,231% 
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EXHIBIT A: PROJECT AREA MAP 
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

Eagle Mountain Redevelopment Agency ASSUMPTIONS:

Triple Tail CRA Discount Rate 4.0%

Increment and Budget Analysis Inflation Rate 0.0%

INCREMENTAL TAX ANALYSIS:
Cumulative Taxable Value Year Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Real Property Value (Building & Land) $26,019,686 $26,019,686 $26,019,686 $26,019,686 $26,019,686 $26,019,686 $26,019,686 $26,019,686 $26,019,686 $26,019,686

Personal Property Value $0 $71,851,852 $138,518,519 $199,259,259 $251,851,852 $294,814,815 $366,666,667 $482,192,593 $588,266,667 $646,237,037
     Total Assessed Value: $26,019,686 $97,871,537 $164,538,204 $225,278,945 $277,871,537 $320,834,500 $392,686,352 $508,212,278 $614,286,352 $672,256,723
Value of Current Property $36,869,500 $36,869,500 $36,869,500 $36,869,500 $36,869,500 $36,869,500 $36,869,500 $36,869,500 $36,869,500 $36,869,500
Less Base Year Value ($36,869,500) ($36,869,500) ($36,869,500) ($36,869,500) ($36,869,500) ($36,869,500) ($36,869,500) ($36,869,500) ($36,869,500) ($36,869,500)
TOTAL INCREMENTAL VALUE: $26,019,686 $97,871,537 $164,538,204 $225,278,945 $277,871,537 $320,834,500 $392,686,352 $508,212,278 $614,286,352 $672,256,723
TAX RATE & INCREMENT ANALYSIS: 2023 Rates

Utah County 0.000656          17,069                       64,204                            107,937                          147,783                          182,284                          210,467                          257,602                          333,387                          402,972                          441,000                          
Alpine School District 0.005818          151,383                     569,417                          957,283                          1,310,673                       1,616,657                       1,866,615                       2,284,649                       2,956,779                       3,573,918                       3,911,190                       
Eagle Mountain City 0.000524          13,634                       51,285                            86,218                            118,046                          145,605                          168,117                          205,768                          266,303                          321,886                          352,263                          
Central Utah Water Conservancy District 0.000400          10,408                       39,149                            65,815                            90,112                             111,149                          128,334                          157,075                          203,285                          245,715                          268,903                          
Unified Fire Service Area - Salt Lake County 0.001346          35,022                       131,735                          221,468                          303,225                          374,015                          431,843                          528,556                          684,054                          826,829                          904,858                          

TOTAL INCREMENTAL REVENUE IN PROJECT AREA: 0.008744          $227,516 $855,789 $1,438,722 $1,969,839 $2,429,709 $2,805,377 $3,433,649 $4,443,808 $5,371,320 $5,878,213
PROJECT AREA BUDGET
Sources of Funds: Year Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Property Tax Participation Rate for Budget
Real Property Value (Building & Land) 55% 55% 55% 55% 55% 55% 55% 55% 55% 55%
Personal Property Value 55% 55% 55% 55% 55% 55% 55% 55% 55% 55%
Property Tax Increment for Budget

Utah County $9,388 $35,312 $59,365 $81,281 $100,256 $115,757 $141,681 $183,363 $221,635 $242,550
Alpine School District $83,260 $313,179 $526,506 $720,870 $889,161 $1,026,638 $1,256,557 $1,626,228 $1,965,655 $2,151,154
Eagle Mountain City $7,499 $28,207 $47,420 $64,925 $80,083 $92,465 $113,172 $146,467 $177,037 $193,744
Central Utah Water Conservancy District $5,724 $21,532 $36,198 $49,561 $61,132 $70,584 $86,391 $111,807 $135,143 $147,896
Unified Fire Service Area - Salt Lake County $19,262 $72,454 $121,808 $166,774 $205,708 $237,514 $290,706 $376,230 $454,756 $497,672

Total Property Tax Increment for Budget: $125,134 $470,684 $791,297 $1,083,412 $1,336,340 $1,542,957 $1,888,507 $2,444,094 $2,954,226 $3,233,017
Uses of Tax Increment Funds: Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Redevelopment Activities (Infrastructure, Incentives, etc.) $102,620 $413,615 $702,167 $965,070 $1,192,706 $1,378,662 $1,689,656 $2,189,685 $2,648,803 $2,899,715
CRA Housing Requirement 10.0% $12,513 $47,068 $79,130 $108,341 $133,634 $154,296 $188,851 $244,409 $295,423 $323,302
RDA Administration $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000
Total Uses $125,134 $470,684 $791,297 $1,083,412 $1,336,340 $1,542,957 $1,888,507 $2,444,094 $2,954,226 $3,233,017
REMAINING TAX REVENUES FOR TAXING ENTITIES Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Utah County $7,681 $28,892 $48,572 $66,502 $82,028 $94,710 $115,921 $150,024 $181,337 $198,450
Alpine School District $68,122 $256,237 $430,777 $589,803 $727,495 $839,977 $1,028,092 $1,330,551 $1,608,263 $1,760,035
Eagle Mountain City $6,135 $23,078 $38,798 $53,121 $65,522 $75,653 $92,595 $119,836 $144,849 $158,518
Central Utah Water Conservancy District $4,684 $17,617 $29,617 $40,550 $50,017 $57,750 $70,684 $91,478 $110,572 $121,006
Unified Fire Service Area - Salt Lake County $15,760 $59,281 $99,661 $136,451 $168,307 $194,329 $237,850 $307,824 $372,073 $407,186

Total $102,382 $385,105 $647,425 $886,428 $1,093,369 $1,262,420 $1,545,142 $1,999,714 $2,417,094 $2,645,196
Notes: The values, calculated increments, and years are estimates only.
This projected model does not take into account the phasing and triggering of future phases as the phasing and timing data has not been determined

EXHIBIT B: MULTI-YEAR BUDGET 
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Eagle Mountain Redevelopment Agency
Triple Tail CRA
Increment and Budget Analysis

INCREMENTAL TAX ANALYSIS:
Cumulative Taxable Value Year Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20

Real Property Value (Building & Land) $26,019,686 $26,019,686 $26,019,686 $26,019,686 $26,019,686 $26,019,686 $26,019,686 $26,019,686 $26,019,686 $26,019,686

Personal Property Value $691,629,630 $726,400,000 $769,362,963 $811,585,185 $796,400,000 $777,511,111 $774,177,778 $790,844,444 $811,585,185 $796,400,000
     Total Assessed Value: $717,649,315 $752,419,686 $795,382,649 $837,604,871 $822,419,686 $803,530,797 $800,197,463 $816,864,130 $837,604,871 $822,419,686
Value of Current Property $36,869,500 $36,869,500 $36,869,500 $36,869,500 $36,869,500 $36,869,500 $36,869,500 $36,869,500 $36,869,500 $36,869,500
Less Base Year Value ($36,869,500) ($36,869,500) ($36,869,500) ($36,869,500) ($36,869,500) ($36,869,500) ($36,869,500) ($36,869,500) ($36,869,500) ($36,869,500)
TOTAL INCREMENTAL VALUE: $717,649,315 $752,419,686 $795,382,649 $837,604,871 $822,419,686 $803,530,797 $800,197,463 $816,864,130 $837,604,871 $822,419,686
TAX RATE & INCREMENT ANALYSIS: 2023 Rates

Utah County 0.000656          470,778                          493,587                          521,771                          549,469                          539,507                          527,116                          524,930                          535,863                          549,469                          539,507                          7,416,703                  4,501,415                  
Alpine School District 0.005818          4,175,284                       4,377,578                       4,627,536                       4,873,185                       4,784,838                       4,674,942                       4,655,549                       4,752,516                       4,873,185                       4,784,838                       65,778,013               39,922,613                
Eagle Mountain City 0.000524          376,048                          394,268                          416,781                          438,905                          430,948                          421,050                          419,303                          428,037                          438,905                          430,948                          5,924,317                  3,595,643                  
Central Utah Water Conservancy District 0.000400          287,060                          300,968                          318,153                          335,042                          328,968                          321,412                          320,079                          326,746                          335,042                          328,968                          4,522,380                  2,744,765                  
Unified Fire Service Area - Salt Lake County 0.001346          965,956                          1,012,757                       1,070,585                       1,127,416                       1,106,977                       1,081,552                       1,077,066                       1,099,499                       1,127,416                       1,106,977                       15,217,808               9,236,136                  

TOTAL INCREMENTAL REVENUE IN PROJECT AREA: 0.008744          $6,275,126 $6,579,158 $6,954,826 $7,324,017 $7,191,238 $7,026,073 $6,996,927 $7,142,660 $7,324,017 $7,191,238 $98,859,220 $60,000,572
PROJECT AREA BUDGET
Sources of Funds: Year Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 TOTALS NPV
Property Tax Participation Rate for Budget
Real Property Value (Building & Land) 55% 55% 55% 55% 55% 55% 55% 55% 55% 55%
Personal Property Value 55% 55% 55% 55% 55% 55% 55% 55% 55% 55%
Property Tax Increment for Budget

Utah County $258,928 $271,473 $286,974 $302,208 $296,729 $289,914 $288,711 $294,725 $302,208 $296,729 $4,079,186 $2,475,778
Alpine School District $2,296,406 $2,407,668 $2,545,145 $2,680,252 $2,631,661 $2,571,218 $2,560,552 $2,613,884 $2,680,252 $2,631,661 $36,177,907 $21,957,437
Eagle Mountain City $206,827 $216,847 $229,229 $241,398 $237,021 $231,578 $230,617 $235,420 $241,398 $237,021 $3,258,375 $1,977,603
Central Utah Water Conservancy District $157,883 $165,532 $174,984 $184,273 $180,932 $176,777 $176,043 $179,710 $184,273 $180,932 $2,487,309 $1,509,621
Unified Fire Service Area - Salt Lake County $531,276 $557,016 $588,822 $620,079 $608,837 $594,854 $592,386 $604,725 $620,079 $608,837 $8,369,794 $5,079,875

Total Property Tax Increment for Budget: $3,451,319 $3,618,537 $3,825,154 $4,028,209 $3,955,181 $3,864,340 $3,848,310 $3,928,463 $4,028,209 $3,955,181 $54,372,571 $33,000,314
Uses of Tax Increment Funds: Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 TOTALS NPV
Redevelopment Activities (Infrastructure, Incentives, etc.) $3,096,187 $3,246,683 $3,432,639 $3,615,388 $3,549,663 $3,467,906 $3,453,479 $3,525,617 $3,615,388 $3,549,663 $48,735,314 $29,564,380
CRA Housing Requirement 10.0% $345,132 $361,854 $382,515 $402,821 $395,518 $386,434 $384,831 $392,846 $402,821 $395,518 $5,437,257 $3,300,031
RDA Administration $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $200,000 $135,903
Total Uses $3,451,319 $3,618,537 $3,825,154 $4,028,209 $3,955,181 $3,864,340 $3,848,310 $3,928,463 $4,028,209 $3,955,181 $54,372,571 $33,000,314
REMAINING TAX REVENUES FOR TAXING ENTITIES Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 TOTALS NPV

Utah County $211,850 $222,114 $234,797 $247,261 $242,778 $237,202 $236,218 $241,138 $247,261 $242,778 $3,337,516 $2,025,637
Alpine School District $1,878,878 $1,969,910 $2,082,391 $2,192,933 $2,153,177 $2,103,724 $2,094,997 $2,138,632 $2,192,933 $2,153,177 $29,600,106 $17,965,176
Eagle Mountain City $169,222 $177,421 $187,551 $197,507 $193,927 $189,473 $188,687 $192,617 $197,507 $193,927 $2,665,943 $1,618,039
Central Utah Water Conservancy District $129,177 $135,436 $143,169 $150,769 $148,036 $144,636 $144,036 $147,036 $150,769 $148,036 $2,035,071 $1,235,144
Unified Fire Service Area - Salt Lake County $434,680 $455,741 $481,763 $507,337 $498,140 $486,699 $484,680 $494,775 $507,337 $498,140 $6,848,013 $4,156,261

Total $2,823,807 $2,960,621 $3,129,672 $3,295,808 $3,236,057 $3,161,733 $3,148,617 $3,214,197 $3,295,808 $3,236,057 $44,486,649 $27,000,257

 



RESOLUTION NO. R-       -2024 
 

 
A RESOLUTION OF EAGLE MOUNTAIN CITY, UTAH, DETERMINING THE  

FINAL APPLICANTS FOR THE CITY MANAGER POSITION 
 

PREAMBLE 
 
 WHERAS, the City Council of Eagle Mountain City, Utah, approved Resolution R-11-
2024 on March 19, 2024, which approved the process for hiring a City Administrator; and  
 

WHEREAS, the City Council of Eagle Mountain City, Utah, adopted Ordinance O-21-
2024 on April 16, 2024, which amended the Eagle Mountain Municipal Code, changing all 
language throughout the code from “City Administrator” to “City Manager;” and 

 
WHEREAS, the City Council of Eagle Mountain City, Utah, finds that it is in the public 

interest to determine the final applicants for the City Manager position.  
 
NOW THEREFORE, BE IT RESOLVED by the City Council of Eagle Mountain City, Utah: 
 

1. The final applicants to be interviewed for the City Manager position are selected, 
as set forth in Exhibit A.  
 

2. This Resolution shall take effect upon its passing. 
 
ADOPTED by the City Council of Eagle Mountain City, Utah, this 15th day of October, 2024. 
 
 

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, Utah 
on the 15th day of October, 2024. 

 

Those voting yes:  Those voting no:     Those excused:    Those abstaining: 

 Donna Burnham  Donna Burnham  Donna Burnham  Donna Burnham 

 Melissa Clark  Melissa Clark  Melissa Clark  Melissa Clark 

 Jared Gray  Jared Gray  Jared Gray  Jared Gray 

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 
 

 ____________________________________ 
 Fionnuala B. Kofoed, MMC 
 City Recorder 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 

Exhibit A 



RESOLUTION NO. R-       -2024 
 

 
A RESOLUTION OF EAGLE MOUNTAIN CITY, UTAH, APPOINTING  

VINCE HOGGE AS THE EAGLE MOUNTAIN CITY ENGINEER 
 

PREAMBLE 
 
 WHEREAS, Utah State Code Annotated Section 10-3-917 provides for a City Engineer 
to perform the duties listed within the Section; and 
 
 WHEREAS, the City Engineer is appointed by the Mayor, with the advice and consent 
of the City Council, and serves in office until his successor is appointed and qualified; and 
 
 WHEREAS, Vince Hogge is a qualified and suitable person to serve as the Eagle 
Mountain City Engineer.  
   
NOW THEREFORE, BE IT RESOLVED by the City Council of Eagle Mountain City, Utah: 
 

1. Vince Hogge is hereby appointed as the Eagle Mountain City Engineer, effective 
October 28, 2024. 

 
2. This Resolution shall take effect on October 28, 2024. 

 
ADOPTED by the City Council of Eagle Mountain City, Utah, this 15th day of October, 2024. 
 

 
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, Utah 
on the 15th day of October, 2024. 

 

Those voting yes:  Those voting no:     Those excused:    Those abstaining: 

 Donna Burnham  Donna Burnham  Donna Burnham  Donna Burnham 

 Melissa Clark  Melissa Clark  Melissa Clark  Melissa Clark 

 Jared Gray  Jared Gray  Jared Gray  Jared Gray 

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 
 

 ____________________________________ 
 Fionnuala B. Kofoed, MMC 
 City Recorder 

 
 



RESOLUTION NO. R-       -2024 
 

 
A RESOLUTION OF EAGLE MOUNTAIN CITY, UTAH, CONSENTING  

TO THE APPOINTMENT OF DAVID SALAZAR AS THE ACTING  
EAGLE MOUNTAIN CITY ENGINEER 

 
PREAMBLE 

 
 WHEREAS, the Mayor of Eagle Mountain City appointed Vince Hogge as City Engineer 
and the City Council of Eagle Mountain consented to the appointment; and 
 

WHEREAS, Mr. Hogge will not be able to start his employment with Eagle Mountain 
City until October 28, 2024; and 
 
 WHEREAS, Eagle Mountain City needs someone to perform the duties of the City 
Engineer prior to Mr. Hogge’s start date; and 
 
 WHEREAS, Eagle Mountain City currently employs David Salazar as the Assistant City 
Engineer and he is agreeable to serve as the Acting City Engineer until Mr. Hogge’s start 
date; and 
 

WHEREAS, the Mayor has appointed David Salazar to serve as the Acting City 
Engineer. 
   
 NOW THEREFORE, BE IT RESOLVED by the City Council of Eagle Mountain City, Utah, 
that the City Council hereby consents to the appointment of David Salazar as Acting City 
Engineer. This appointment shall automatically terminate upon the start of Vince Hogge’s 
employment as City Engineer for Eagle Mountain City. 
 
 This Resolution shall become effective immediately upon its passing. 
 
ADOPTED by the City Council of Eagle Mountain City, Utah, this 15th day of October, 2024. 
 
 

EAGLE MOUNTAIN CITY, UTAH 
 
 

___________________________________   
ATTEST:  Tom Westmoreland, Mayor 
 
 
___________________________________   
Fionnuala B. Kofoed, MMC 
City Recorder  



CERTIFICATION 

 

The above Resolution was adopted by the City Council of Eagle Mountain City, Utah 
on the 15th day of October, 2024. 

 

Those voting yes:  Those voting no:     Those excused:    Those abstaining: 

 Donna Burnham  Donna Burnham  Donna Burnham  Donna Burnham 

 Melissa Clark  Melissa Clark  Melissa Clark  Melissa Clark 

 Jared Gray  Jared Gray  Jared Gray  Jared Gray 

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 
 

 ____________________________________ 
 Fionnuala B. Kofoed, MMC 
 City Recorder 

 



ORDINANCE NO. O-47-2024 
 

 
AN ORDINANCE OF EAGLE MOUNTAIN CITY, UTAH,  

AMENDING THE FISCAL YEAR 2024-2025 ANNUAL BUDGET 
(THIRD AMENDMENT) 

 
PREAMBLE 

 
WHEREAS, the City Council of Eagle Mountain City, Utah finds that it is in the public 

interest to amend the budget for fiscal year 2024-2025; and 
 

WHEREAS, the City Council finds that procedures for the amendments, pursuant to 
Section 10-6-127 of the Utah Code, Annotated have been followed, including a public hearing 
if budgetary funds are increasing; 
 

BE IT ORDAINED by the City Council of Eagle Mountain City: 
 

1. The City Council finds that all required notices have been given and that a public 
hearing has been conducted, public comment received and considered and that the Council 
may consider and amend the budget of Eagle Mountain City as follows: 

 
2. “FISCAL YEAR” means that year which began on the first day of July, 2024, and ends 

on the last day of June, 2025. 
 
3. APPROPRIATIONS. The budget set and adopted by the City for the fiscal year is 

hereby amended and re-enacted with respect to the specific items set forth on Exhibit A 
hereto.  From the effective date of this budget ordinance, as outlined in the attached Exhibit 
A, the several amounts stated therein as proposed expenditures shall be appropriated for 
the several objects and purposes therein named. 

 
4. This Ordinance shall be effective for fiscal year 2024-2025. 

 
ADOPTED by the City Council of Eagle Mountain City, Utah, this 15th day of October, 2024. 
 
 
 EAGLE MOUNTAIN CITY, UTAH 

 
 

 ___________________________________ 
ATTEST: Tom Westmoreland, Mayor 
 
 
__________________________________ 
Fionnuala B. Kofoed, MMC 
City Recorder 



CERTIFICATION 

 
The above ordinance was adopted by the City Council of Eagle Mountain City on 

the 15th day of October, 2024.    
 
 
  Those voting yes:   Those voting no:     Those excused:      Those abstaining: 

 Donna Burnham  Donna Burnham  Donna Burnham  Donna Burnham 

 Melissa Clark  Melissa Clark  Melissa Clark  Melissa Clark 

 Jared Gray  Jared Gray  Jared Gray  Jared Gray 

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 

_______________________________________ 
Fionnuala B. Kofoed, MMC 
City Recorder 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Posted on ________________ by __________. 
 
 
 
  



Exhibit A 



Fund Name Expense Current Budget Proposed Budget Change Detail

General Fund

Recorder Materials/Supplies/Services 72,100$            79,445$               7,345$                 Risk Management grant award

Information Technology Materials/Supplies/Services 457,240$         462,540$             5,300$                 Software renewal for remote meeting access

Finance Materials/Supplies/Services 222,314$          232,864$             10,550$               Software additional service for rate analysis

Finance Personnel Services 841,247$          876,367$              35,120$                Receptionist Part-time to Full-Time

Library Capital Outlay 5,000$            10,266$                5,266$                 Roll forward FY 2024 technology project

Public Safety Materials/Supplies/Services 21,090$           24,443$               3,353$                 Roll forward FY 2024 RAD Women/Kids program funds

Planning Materials/Supplies/Services 176,725$          209,894$             33,169$                Consulting services for future land use map

 Subȕoȕal General Fund: 100,103$             

Enterprise Funds

Stormwater Materials/Supplies/Services 122,195$           166,350$              44,155$                

Improvements to stormwater system on 

Dugway/Horizon Drive

Wastewater Capital Outlay 59,503$          361,503$              302,000$            Replace Lone Tree lift station

 Subȕoȕal Enȕerprise Funds: 346,155$            

Special Revenue Funds

Affordable Housing Mortgage Assistance -$                1,100,000$          1,100,000 Establish program

Affordable Housing Homeless Shelter -$                190,000$             190,000$             Reclass program from General Fund

Redevelopment Area Transfer -$                3,250,000$         3,250,000$         Transfer Affordable Housing dollars

Budget Amendment Worksheet
October 15, 2024

https://emcity.sharepoint.com/sites/FY2022BudgetCommittee/Shared Documents/FY 2024-2025/Amendments/Budget Amendment Worksheet.xlsx Page 1 of 2



Fund Name Expense Current Budget Proposed Budget Change Detail

Wastewater Impact Fees Capital Outlay 808,500$        1,985,357$           1,176,857$            Treatment Plant design and construction plans

 Subȕoȕal Special Revenue Funds: 5,716,857$          

Total Increase(Decrease): 6,163,115$           

https://emcity.sharepoint.com/sites/FY2022BudgetCommittee/Shared Documents/FY 2024-2025/Amendments/Budget Amendment Worksheet.xlsx Page 2 of 2



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

OCTOBER 15, 2024 

TITLE:   Easement Code Amendment 

ITEM TYPE:   Ordinance 

FISCAL IMPACT:   N/A 

APPLICANT:   City-initiated 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

N/A N/A 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
Yes  Steven Lehmitz, Planner Steven Lehmitz 
 
RECOMMENDATION: 
Staff recommends that the City Council approve the proposed code amendment. 
 
BACKGROUND: 
The City is sometimes approached with proposals to locate permanent structures within easements. 
The proposed code amendment establishes a general definition of an easement and a definition of a 
public utility easement. It also provides a process for the City to consider and approve vacation, 
release, and encroachment requests for an easement. 
 
ITEMS FOR CONSIDERATION: 
Ordinances pertaining to development code amendments, and processing of the same, may be 
found in EMMC 17.05.120 & USC 10-9a-501. 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
The Planning Commission forwarded a positive recommendation (5-0) to the City Council. 
 
ATTACHMENTS: 

1.   ORD--EMMC 17.10 Definitions & 17.59 Easements 
2.   EMMC 17.10 Definitions & 17.59 Easements - Redlines 
3.   10.08.2024 Planning Commission Report of Action 

 
 



ORDINANCE NO. O-       -2024 
 

 
AN ORDINANCE OF EAGLE MOUNTAIN CITY, UTAH, AMENDING THE EAGLE 

MOUNTAIN MUNICIPAL CODE SECTION 17.10.030 DEFINITIONS AND 
ENACTING CHAPTER 17.59 EASEMENTS   

 
PREAMBLE 

 
WHEREAS the City Council of Eagle Mountain City finds that it is in the public interest 

to amend the Eagle Mountain Municipal Code Section 17.10.030 Definitions and enact 
Chapter 17.59 Easements, 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 Section 17.10.030 Definitions 
and enact Chapter 17.59 Easements.  
 

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, Utah, this 15th day of October, 2024. 
 
 
 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 15th day of October, 2024.    
 
 
  Those voting yes:   Those voting no:     Those excused:      Those abstaining: 

 Donna Burnham  Donna Burnham  Donna Burnham  Donna Burnham 

 Melissa Clark  Melissa Clark  Melissa Clark  Melissa Clark 

 Jared Gray  Jared Gray  Jared Gray  Jared Gray 

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 

_______________________________________ 
Fionnuala B. Kofoed, MMC 
City Recorder 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Posted on ________________ by __________. 
 
 
  



Exhibit A 



17.10.030 Definitions.
“Easement” means a nonpossessory property interest that provides a right to enter, use, or enjoy 
real property owned by or in the possession of another and imposes on the owner or possessor a 
duty not to interfere with the entry, use, or enjoyment permitted by the instrument creating the 
easement or, in the case of an easement not established by express grant or reservation, the entry, 
use, or enjoyment authorized by law.

“Public utility easement” means the same as that term as defined in Utah Code Section 54-3-27, 
as amended. 

Chapter 17.59
EASEMENTS

17.59.010 Purpose.
The purpose of this chapter is to provide standards and practices for the protection, use, and 
release of easements throughout the city.

17.59.020 General standards.
The following standards shall apply to all easements located within the city unless otherwise 
noted:

A. Structures. No structure which cannot be removed shall be constructed across or within an 
easement.

1. Exception: Fencing, excluding screen walls, retaining walls, and golf course netting, 
may be placed across or in easements provided that the fencing does not interfere with 
the rights of the easement holder.

B. Developers and subdividers may be required to grant easements for utilities, maintenance, or 
other public purposes.

17.59.030 Easement vacations, releases, and encroachments.
Except as otherwise provided for or restricted by law, persons may petition for an easement to be 
vacated, released, or encroached upon, though approval may only be given on a case-by-case 
basis. To vacate, release, or encroach upon an easement, the petitioner must obtain and submit 
the following to the Planning Department:

A. A letter from each individual, corporation, partnership, organization, association, trust, 
governmental agency, or any other legal entity that holds a right to the easement. The letter must 
specify that the holder of the easement is willing to vacate, release, or allow encroachment 
within the easement.



B. A letter from the City Engineer stating that the City is willing to vacate, release, or allow 
encroachment with the easement.

C. Notwithstanding any other provision of this chapter, encroachment in a public utility 
easement by a structure which cannot be removed shall not be permitted.

17.59.040 Approval process.
A. Planning Director. Upon receiving all necessary letters from easement holders and the City 
Engineer as required in EMMC 17.59.030, the Planning Director shall prepare a notice of 
decision to be sent to the applicant and the City Recorder.

B. City Recorder. The City Recorder shall file the notice of decision and record any documents 
pertinent to the requested vacation, release, or encroachment of an easement.

C. Agreement. Upon receiving approval from the Planning Director to encroach upon an 
easement, the applicant shall enter into an agreement with the City governing the terms of any 
encroachment. This subsection shall not apply in cases where the easement is vacated or 
released.



This is not included in the proposed code amendment, but is included as a 
reference since it is the definition being used for a “Public utility easement”

54-3-27.  Public utility easement.

(1) As used in this section:
(a) "Protected utility easement" means a recorded easement or right-of-way:

(i) for the use and installation of a utility facility; and
(ii) the ownership of which a gas corporation, electric corporation, or telephone 

corporation acquires and holds by any lawful means.

(b) "Public utility easement" means the area on a recorded plat map or other recorded 
document that is dedicated to the use and installation of public utility facilities.

(2) (a) A public utility easement provides a public utility with:
(i) the right to install, maintain, operate, repair, remove, replace, or relocate public 

utility facilities; and
(ii) the rights of ingress and egress within the public utility easement for public utility 

employees, contractors, and agents.

(b) Notwithstanding Subsection (3), a public utility shall restore or repair, at the expense of 
the public utility, any fence, grass, soil, shrubbery, bushes, flowers, other low level 
vegetation, sprinkler system, irrigation system, gravel, flat concrete, or asphalt damaged 
or displaced from the exercise of the easement rights described in Subsection (2)(a).

(3) Except as provided in Subsection (2)(b), if a property owner places improvements 
to land that interfere with the easement rights described in Subsection (2)(a), the 
property owner shall bear the risk of loss or damage to those improvements 
resulting from the exercise of the easement rights described in Subsection (2)(a).

(4) (a) Except as provided in Subsection (4)(b), a public utility easement is nonexclusive and 
may be used by more than one public utility.

(b) Notwithstanding Subsection (4)(a), a public utility may not:
(i) interfere with any facility of another public utility within the public utility 

easement; or
(ii) infringe on the legally required distances of separation between public utility 

facilities required by federal, state, or local law.

(5) A subdivision plat that includes a public utility easement may not be approved by a 
county or municipality unless the subdivider has provided the county or 
municipality proof that the subdivider has, as a courtesy, previously notified each 
public utility that is anticipated to provide service to the subdivision.

(6) A person may not acquire, whether by adverse possession, prescription, 
acquiescence, or otherwise, any right, title, or interest in a public utility easement 
or protected utility easement that is adverse to or interferes with a public utility's 
full use of the easement for the purposes for which the easement was created.

https://le.utah.gov/xcode/Title54/Chapter3/54-3-S27.html?v=C54-3-S27_1800010118000101#54-3-27(3)
https://le.utah.gov/xcode/Title54/Chapter3/54-3-S27.html?v=C54-3-S27_1800010118000101#54-3-27(2)(a)
https://le.utah.gov/xcode/Title54/Chapter3/54-3-S27.html?v=C54-3-S27_1800010118000101#54-3-27(2)(b)
https://le.utah.gov/xcode/Title54/Chapter3/54-3-S27.html?v=C54-3-S27_1800010118000101#54-3-27(2)(a)
https://le.utah.gov/xcode/Title54/Chapter3/54-3-S27.html?v=C54-3-S27_1800010118000101#54-3-27(2)(a)
https://le.utah.gov/xcode/Title54/Chapter3/54-3-S27.html?v=C54-3-S27_1800010118000101#54-3-27(4)(b)
https://le.utah.gov/xcode/Title54/Chapter3/54-3-S27.html?v=C54-3-S27_1800010118000101#54-3-27(4)(a)


(7) A gas corporation's, electric corporation's, or telephone corporation's failure to 
possess, occupy, or use a protected utility easement does not diminish or 
extinguish any right that the gas corporation, electric corporation, or telephone 
corporation has under the easement.

(8) Nothing in this section may be construed to affect the right of a condemnor to 
condemn a public utility easement as provided by law.

Amended by Chapter 245, 2009 General Session

http://le.utah.gov/UtahCode/ChapterLookup.jsp?chap=245&sess=2009GS
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Eagle Mountain City  
Planning Commission 

Report of Action 
October 8, 2024 

 
 

ITEM #7.D. Staff requests approval for a development code amendment that adds the definition for an easement 
and proposes EMMC 17.59 as a new chapter that establishes standards related to easements.  Steven 
Lehmitz (801) 789-6617  slehmitz@emcity.org   

 
 
The following action was taken by the Planning Commission on the above-described item at its regular meeting of October 
8, 2024: 
 

RECOMMENDED APPROVAL 
 

On a vote of 5:0, the Planning Commission recommended that the City Council approve the above-noted proposal.  
 
Motion By: Craig Whiting (to Recommend Approval) 
 
Second By: Jason Allen 
 
Votes in Favor of Motion: Brent Strong, Rod Hess, Craig Whiting, Robert Fox, and Jason Allen 
 
Jason Allen was present as Chair. 
 
Includes facts of the case, analysis, conclusions and recommendations outlined in the Staff Report, with any changes noted; 
Planning Commission determination is generally consistent with the Staff analysis and determination. 
 
 
STAFF PRESENTATION 
The Staff Report to the Planning Commission provides details of the facts of the case and the Staff's analysis, conclusions, 
and recommendations. 
 
CITY DEPARTMENTAL ISSUES 
N/A 
 
CONCERNS RAISED BY PUBLIC 
Any comments received prior to completion of the Staff Report are addressed in the Staff Report to the Planning 
Commission. 
 
APPLICANT RESPONSE 

https://encoded-592c9deb-987b-4562-aa3c-9fa3d37d83e9.uri/mailto%3aslehmitz%40emcity.org%2520%2520
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N/A 
 
PLANNING COMMISSION DISCUSSION 
Key points discussed by the Planning Commission included the following: 

• Commissioner Hess asked Attorney, Marcus Draper, about the definition provided for an easement and how it 
works with the State’s definition. 

• Commissioner Allen asked for clarification about what is meant by a structure that can’t be removed, and 
Commissioner Strong echoed the question. 

 

 
___________________________________________ 

Planning Director 
 

See Key Land Use Policies of the Eagle Mountain General Plan, applicable Titles of the Eagle Mountain City Code, and the 
Staff Report to the Planning Commission for further detailed information.  

 
Administrative decisions of the Planning Commission may be appealed by submitting an application/notice of appeal, with 
the required application and noticing fees to the Planning Division, within fourteen (14) calendar days of the Planning 
Commission's decision (Eagle Mountain City office hours are Monday through Friday, 7:30 a.m. to 5:30 p.m.). 

 
BUILDING PERMITS MUST BE OBTAINED BEFORE CONSTRUCTION BEGINS   



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

OCTOBER 15, 2024 

TITLE:   RESOLUTION/PUBLIC HEARING - A Resolution of Eagle Mountain 
City, Utah Amending the Eagle Mountain City Consolidated Fee 
Schedule.  

ITEM TYPE:   Resolution 

FISCAL IMPACT:   -$1,215,000 

APPLICANT:   City Staff 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

N/A N/A 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
Yes  Kimberly Ruesch, Administrative 

Services Director 
Kimberly Ruesch 

 
RECOMMENDATION: 
Staff recommends the City Council approve the proposed resolution of Eagle Mountain City, Utah, 
amending the Eagle Mountain City Consolidated Fee Schedule as proposed. 
 
BACKGROUND: 
The Finance department periodically reviews the costs associated with providing services and makes 
recommendations for fee adjustments as needed. This amendment includes proposed fee changes 
for sections 6.1 Animal Control Fees, 10.1 Master Development Fees, 10.3 Conditional Uses, 13.1 
Building Permit fees, and 13.4 Other Building Department Fees, to more closely reflect the cost 
associated with providing these services. 
 
ITEMS FOR CONSIDERATION: 
 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
 
 
ATTACHMENTS: 

1.   RES--Consolidated Fee Schedule - Building & Planning 
2.   CFS 6.1 Animal Control - Redlined 
3.   CFS 10.1 Master Development Fees - Redlined 
4.   CFS 10.3 Conditional Uses - Redlined 
5.   CFS 13.1 Building Permit Fees - Redlined 
6.   CFS 13.4 Other Building Department Fees - Redlined 

 



 



RESOLUTION NO. R-       -2024 
 

 
A RESOLUTION OF EAGLE MOUNTAIN CITY, UTAH, AMENDING THE  

EAGLE MOUNTAIN CITY CONSOLIDATED FEE SCHEDULE 
(PLANNING AND BUILDING FEES) 

PREAMBLE 
 

WHEREAS, the City Council of Eagle Mountain City is empowered by law to adopt 
resolutions establishing fees for municipal services and has established an equitable system of fees 
for providing municipal services; and 
 

WHEREAS, the City Council has determined that it is necessary and appropriate to amend 
the fees within the City; and 
 

WHEREAS, the City Council finds that it is in the public interest to reaffirm all fees and 
charges previously enacted in the Eagle Mountain City Consolidated Fee Schedule except for those 
fees and charges which are specifically amended or changed in this Resolution. 
 
NOW THEREFORE, BE IT RESOLVED by the City Council of Eagle Mountain City, Utah: 
 
1. The Consolidated Fee Schedule attached hereto as Exhibit A and the fees and charges set forth 

therein are hereby enacted and adopted for services received from Eagle Mountain City. 
2. This Resolution is not intended to repeal, abrogate, annul, or in any way impair or interfere with 

existing provisions of other resolutions, ordinances, or laws except to effect modification of the 
fees reflected in the Consolidated Fee Schedule. The fees listed in the Consolidated Fee 
Schedule supersede present fees for services specified, but all fees not listed remain in effect.  
Where this Resolution imposes a higher fee than is imposed or required by existing provisions, 
resolution, ordinance, or law, the provisions of this resolution shall control. 

3. This Resolution shall become effective immediately upon its passing. 
 
ADOPTED by the City Council of Eagle Mountain City, Utah, this 15th day of October, 2024. 
 
 

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, Utah on 
the 15th day of October, 2024. 

 

Those voting yes:  Those voting no:     Those excused:    Those abstaining: 

 Donna Burnham  Donna Burnham  Donna Burnham  Donna Burnham 

 Melissa Clark  Melissa Clark  Melissa Clark  Melissa Clark 

 Jared Gray  Jared Gray  Jared Gray  Jared Gray 

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 
 

 ____________________________________ 
 Fionnuala B. Kofoed, MMC 
 City Recorder 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 

Exhibit A 
 
 



6.1. | ANIMAL CONTROL FEES  Last Revision: 05/18/2021 

Dog License Fee ................................................................ North Utah Valley Animal Shelter Fee Schedule 

Impound, Boarding, and Release Fees ...........................................................................................................  

Determined by North Utah Valley Animal Shelter Fee Schedule 

Alternative Animal Management Plan Application Fee ..................................................................... $10025 

Hobby Breeder License Application Fee .................................................................................................. $75 

Pet Sitting License Application Fee ......................................................................................................... $75 

 

 



10.1. | MASTER DEVELOPMENT FEES 

Land Use Concept Plan* ................................................................................................................. $250 

Master Development Plan Application or Amendment ......................................................... $6,000 

Master Development Plan Amendment Application……………………………………………………………$3,350 

Master Development Plan Timeline Modifications Only…………………………………………………………$250 

Only……………………………………………………………$3,350 Capital Facility Plan Amendment Application, per Development ........................................ $9,750 

Concept Capital Facility Plan Amendment ............................................................................... $1,000 

*Concept fees shall be credited toward additional application fees.  Specifically, the 
processing fee required by the next application process shall be reduced by the amount paid 
for the concept plan review. 
  



10.3. | CONDITIONAL USES Last Revision: --/--/---- 

Conditional Use Permit, New ................................................................................................................. $500 

Conditional Use Permit, Amendment ..................................................................................................... $200 

Accessory Dwelling Unit Permit ............................................................................................................ $230 

Alternative Animal Management Plan Application Fee ........................................................................... $25 

Hobby Breeder License Application Fee .................................................................................................. $75 

 

MOVED TO SECTION 6.1 ANIMAL CONTROL 



13.1. | BUILDING PERMIT FEES Last Revision: 04/23/2024 

Total Valuation* Fee 

$1.00 to $500 $24 

$501 to $2,000 $24 for the first $500, plus $3 for each additional $100, or 
fraction thereof, to and including $2,000 

$2,001 to $40,000 
$69 for the first $2,000, plus  $7 for each additional $1,000, or 
fraction thereof, to and including $40,000 

$40,001 to $100,000 
$487 $335 for the first $40,000, plus $9 $5 for each additional 
$1,000, or fraction thereof, to and including $100,000 

$100,001 to $500,000 
$1,027  $635 for the first $100,000, plus $7 $2 for each 
additional $1,000, or fraction thereof, to and including 
$500,000 

$500,001 to $1,000,000 
$3,827 $1,435 for the first $500,000, plus $5 $3 for each 
additional $1,000, or fraction thereof, to and including 
$1,000,000 

$1,000,001 to $5,000,000 
$6,327 $2,935 for the first $1,000,000, plus $3 for each 
additional $1,000, or fraction thereof, to and including 
$5,000,000. $5,000,001 and up $18,327 $14,935 for the first $5,000,000, plus $1 for each 
additional $1,000, or fraction thereof.  

  Plus 1% surcharge assessed against permit for per Building Permit, as per Utah Code 15A-1-
209(5).  
 
*Building Permit Fee Schedule comes from the 2021 International Residential Code Appendix 
AL 101 and applies to total valuation, which is calculated using the current version of the 
International Code Council Building Valuation Table.  

 

 

 

 

 

 



13.4. | OTHER BUILDING DEPARTMENT FEES Last Revision: 08/02/2017 

Temporary Occupancy Fee .................................................... $100 + 120% of Value of Uncompleted Items 

Board of Appeals (Current Building Code) ....................................................................................... $100.00 

Fast Track Fee, Residential Only....................................................................................................... $400.00 

Temporary Power Inspection ............................................................................................................. $100.00 

Contractor Infrastructure Protection Deposit .................................................................................................. 

 .... $1,000 Cash Deposit for 1 Home, or $5,000 Cash Deposit for more than 1 Concurrent Home or Project 

Owner Builder Infrastructure Protection Deposit .......................................................... $1,000 Cash Deposit 

Sales Office and Construction Trailer* ..................................................................... $200 + State Surcharge 

*Fee may be increased for trailers over 400 square feet, as deemed necessary by the Building Official. 

 



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

OCTOBER 15, 2024 

TITLE:   ORDINANCE - An Ordinance of Eagle Mountain City, Utah, 
Establishing a Special Revenue Fund Titled the Affordable Housing 
Fund. 

ITEM TYPE:   Ordinance 

FISCAL IMPACT:   TBD 

APPLICANT:   City Staff 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

N/A N/A 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  Clifford Strachan, Director of 

Legislative Affairs 
Clifford Strachan 

 
RECOMMENDATION: 
Staff recommends the City Council approve an Ordinance of Eagle Mountain City, Utah, Establishing 
a Special Revenue Fund Titled the Affordable Housing Fund. 
 
BACKGROUND: 
The Eagle Mountain Redevelopment Agency (RDA), as allowed by Utah State Code 17C-5-307(3), 
created and continues to operate multiple community reinvestment project areas (CRAs). These 
CRAs are subject to interlocal agreements which, if the project area budget provides for more than 
$100,000 of funds distributed to the Agency, allocates ten percent for housing. Currently, the RDA 
has to date collected $2,067,455.57 in affordable housing dollars with $459,562 being committed to 
the homeless shelter contribution for calendar years 2021-2024.  
 
By state law, the City has adopted five strategies to support moderate income housing programs, 
which strategies are outlined in the General Plan. Some of these strategies could use affordable 
housing dollars collected pursuant to the CRAs. One of these strategies -- a mortgage assistance 
program for public employees -- is being developed and would make use of a portion of these 
affordable housing dollars. Other programs are proposed. 
 
ITEMS FOR CONSIDERATION: 
It is proposed to establish a special revenue fund, the Affordable Housing Fund, for the holding and 
distribution of various eligible affordable housing expenditures as authorized by the City Council. 
Appropriations from the RDA and to the City will be considered in the near future. Thereafter, 
appropriations should be considered annually during the budget process. 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 



 
ATTACHMENTS: 

1.   ORD--Affordable Housing Fund 
 
 



ORDINANCE NO. O-       -2024 
 

 
AN ORDINANCE OF EAGLE MOUNTAIN CITY, UTAH, ESTABLISHING A  
SPECIAL REVENUE FUND TITLED THE AFFORDABLE HOUSING FUND 

 
PREAMBLE 

 
WHEREAS, the Redevelopment Agency (RDA) of Eagle Mountain City, pursuant to 

Utah State Code 17C-5-307(3), created and continues to operate multiple community 
reinvestment project areas (CRAs); and 
 
 WHEREAS, these CRAs are subject to interlocal agreements which, if the project area 
budget provides for more than $100,000 of funds distributed to the Agency, allocates ten 
percent for housing; and 
 
 WHEREAS, the RDA has to date collected $2,067,455.57 in affordable housing dollars 
with $459,562 being committed to the homeless shelter contribution for calendar years 
2021-2024; and 
 

WHEREAS, the City Council of Eagle Mountain City adopted, in its General Plan, five 
strategies to support moderate income housing programs, as required by the State of Utah; 
and 
 

WHEREAS, the City Council of Eagle Mountain City, on September 17, 2024, adopted 
the Eagle Mountain Affordable Housing Plan, which recommends strategies for the beneficial 
use of affordable housing funds; and 
 

WHEREAS, it is proposed to establish a special revenue fund titled the Affordable 
Housing Fund, for the administration of housing programs by the City. 
 

BE IT ORDAINED by the City Council of Eagle Mountain City: 
 

1. A special revenue fund titled the Affordable Housing Fund be established for the 
administration of City-authorized housing programs, state-required homeless shelter 
contributions, and other permitted affordable housing expenditures. 

 
2. The fund be administered in accordance with the Uniform Fiscal Procedures Act for 

Utah Cities, and the City’s financial policies and procedures. 
 

3. This Ordinance shall take effect immediately upon passage. 
 
 
 
 
 



 
ADOPTED by the City Council of Eagle Mountain City, Utah, this 15th day of October, 2024. 
 
 
 EAGLE MOUNTAIN CITY, UTAH 

 
 

 ___________________________________ 
ATTEST: Tom Westmoreland, Mayor 
 
 
__________________________________ 
Fionnuala B. Kofoed, MMC 
City Recorder 
  



CERTIFICATION 

 
The above ordinance was adopted by the City Council of Eagle Mountain City on 

the 15th day of October, 2024.    
 
 
  Those voting yes:   Those voting no:     Those excused:      Those abstaining: 

 Donna Burnham  Donna Burnham  Donna Burnham  Donna Burnham 

 Melissa Clark  Melissa Clark  Melissa Clark  Melissa Clark 

 Jared Gray  Jared Gray  Jared Gray  Jared Gray 

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 

_______________________________________ 
Fionnuala B. Kofoed, MMC 
City Recorder 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Posted on ________________ by __________. 
 
 
 
 



 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

OCTOBER 15, 2024 

TITLE:   Historic Zones 

ITEM TYPE:   Ordinance 

FISCAL IMPACT:   n/a 

APPLICANT:   City-initiated 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

n/a n/a 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
Yes  Robert Hobbs, Senior Planner Robert Hobbs 
 
RECOMMENDATION: 
Approve as presented (subject to any revisions required by Council) 
 
BACKGROUND: 
This matter was tabled in July of last year. Staff has been directed to bring the draft amendment(s) 
back to the City Council for new discussion and review. 
 
As noted when this matter was last considered, daily zoning administration, including answering 
questions regarding property zoning and associated rules (e.g., those governing use of land, 
setbacks, heights, architecture, unit density, etc.), has revealed the need to either temporarily re-
codify old zones verbatim, or, re-codify them with equivalencies established between their standards 
and those currently adopted land use zones. The attached draft takes the second track and seeks to 
assist the City in sharing and enforcing its development rules in a consistent and legally supportable 
manner while awaiting rezoning of some properties in the community to bring the same into 
conformance with 2024 codes. 
 
ITEMS FOR CONSIDERATION: 
Ordinances pertaining to development code amendments, and processing of the same, may be 
found in EMMC 17.05.120 & UCA 10-9a-501. 
 
Historic Zones: Eagle Mountain City’s unique zoning history includes various land use zones, 
including several historical residential districts. These districts were once part of either the Eagle 
Mountain Municipal Code or adopted Master Development Plans and Agreements but are no longer 
codified. Properties previously governed by these standards will now be subject to current zoning 
regulations as detailed hereafter if the amendments are passed. The amendments do not propose to 
alter existing, currently codified zoning that overlays properties in the City. Landowners may apply for 
rezoning as outlined in Chapter 17.90 EMMC." 
 
Instead of merely re-inserting the language of old zones into EMMC Title 17, the administration has 
opted to propose formalization of the practice of establishing "equivalencies" between old and current 



zones for zoning matters and inquiries. That decision is reflected in the draft code language 
addressing the "old" Residential Zone and its density tier system, where certain tiers correspond to 
existing zones, impacting density and land use allowances. 
 
Scope of Draft Changes: The draft code changes will expectantly apply to: 
 
1. Properties in "historically zoned" areas outside master-planned communities (with their associated 
development agreements). 
 
2. Properties in communities with an inactive agreement. 
 
3. Properties in master-planned communities with active agreements. 
 
Residential Zone Details: The "Residential Zone," characterized by a units-per-acre tier system, was 
apparently the most recent residential rule set no longer in code. The attached "Current vs. Historical 
Residential Densities Comparison Tables" exhibit previously allowed residential densities and their 
equivalent allowances in the City’s current land use zones. Note that lot frontage requirements and 
setbacks are not included in the exhibit. The exhibit also summarizes formerly allowed land uses 
relevant to the Residential Zone. 
 
Zoning Determinations: The proposed code amendments (found in sections 17.30.010.B.5 & 6) grant 
the Planning Director authority to make determinations regarding zoning details (e.g., required 
setbacks for accessory structures like sheds) where not specified in a development agreement for a 
master-planned community. This includes the following zones: "Town Core Residential," "Village 
Core Residential," "Country Residential," "Townhome," "FlexUse Tier – III-IV," "Residential 5k, 6k, 
8k, 10k Average," "Low Density," "Medium Density," "Residential," "Mixed Residential," "Single-
Family Residential," etc. The intent is to allow staff to apply "equivalency measures" where standards 
are absent, improving consistency in land development standards and reducing the potential burden 
on the Planning Commission or City Council to make minor decisions respecting such matters. 
 
Master Planned Communities: It is noteworthy that among 22 master-planned communities (see 
table under subsection C in 17.30.010) in the City, only eight have definitive sunset dates, with two 
having already expired (Eagle Mountain Properties and The Ranches). 
 
Legal Counsel Recommendations: Legal counsel has proposed a strategy for scenarios where a 
development agreement has lapsed or been voided. It is recommended that the draft code formalize 
the following position: "Perseverance of master development plans and master development 
agreements: Any zoning adopted in a master development plan or master development agreement 
shall survive the expiration of either or both and remain in full force and effect after expiration." 
 
Historical Commercial Zones: Many older commercial or quasi-commercial zones in City records had 
language that was later removed as they were incorporated into new zones that referenced them, 
such as the "Town Core" and "Village Core" Zones, and the Airpark Zone. The amendment 
addresses this, stating: 
"Eagle Mountain City’s unique zoning history includes various land use zones, including historical 
commercial districts, with the 'Commercial Zone' being the most prevalent. These districts were part 
of the Eagle Mountain Municipal Code or adopted Master Development Plans and Agreements but 
were removed at one time. Some zones replaced prior districts, offering limited equivalencies in land 
use controls and regulations." Equivalencies for the older commercial zones no longer on the books 
are also proposed in the draft amendment(s) [note: in some cases, there are voids where no land 
within the City is presently encumbered by certain older commercial zones]. 
  



 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
The Planning and Zoning Commission, during their regularly scheduled public hearing of May 14, 
2024, voted to recommend to the City Council that they approve the draft amendment(s) as 
presented (subject to any Council revisions). See attached minutes... 
 
ATTACHMENTS: 

1.   ORD--EMMC 17.32 Historic Zones 
2.   EMMC 17.32 Historic Zones - Redlines 
3.   Current Residential Zone Density Yields vs. Historical Residential Tier Yields 
4.   05.14.2024 Planning Commission Minutes 

 
 



ORDINANCE NO. O-       -2024 
 

 
AN ORDINANCE OF EAGLE MOUNTAIN CITY, UTAH, AMENDING THE EAGLE 
MOUNTAIN MUNICIPAL CODE TO ENACT CHAPTER 17.32 HISTORIC ZONES 

 
PREAMBLE 

 
WHEREAS the City Council of Eagle Mountain City finds that it is in the public interest 

to amend the Eagle Mountain Municipal Code to enact Chapter 17.32 Historic 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 to enact Chapter 17.32 Historic 
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, Utah, this 15th day of October, 2024. 
 
 
 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 15th day of October, 2024.    
 
 
  Those voting yes:   Those voting no:     Those excused:      Those abstaining: 

 Donna Burnham  Donna Burnham  Donna Burnham  Donna Burnham 

 Melissa Clark  Melissa Clark  Melissa Clark  Melissa Clark 

 Jared Gray  Jared Gray  Jared Gray  Jared Gray 

 Rich Wood  Rich Wood  Rich Wood  Rich Wood 

 Brett Wright  Brett Wright  Brett Wright  Brett Wright 

 
 

_______________________________________ 
Fionnuala B. Kofoed, MMC 
City Recorder 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Posted on ________________ by __________. 
 
 
  



Exhibit A 



Chapter 17.32 

HISTORIC ZONES 

Sections: 

17.32.010    Historic residential development standards. 

17.32.020    Historic commercial development standards. 

 

17.32.010 Historic residential development standards. 

A. Historic Zones: Eagle Mountain City’s unique zoning district history and configurations 

included various land use zones -- including several historical residential districts. Those zoning 

districts were once a part of either Eagle Mountain Municipal Code or adopted Master 

Development Plans and Agreements but are no longer codified.  Properties once regulated by 

their standards shall be governed instead by current zoning regulations as stated hereafter. 

This section does not change existing zoning in areas already approved by the city. Landowners 

may apply to rezone property as outlined in Chapter 17.90 EMMC. 

 

B. Residential Zone equivalencies and controls.  

 

1. Prior Zone: “Residential Tier 1”  

 

a.  Allowable density in the case of master planned communities shall be as 

prescribed in the master development plan and agreement associated with 

those communities even if expired. 

 

a.  Allowable density for all other properties shall be equivalent to the RD2 RD1 

zone. 

 

 b.  Minimum dimensional standards shall be equivalent to the RD2 RD 1 zone as 

denoted in Table 17.25.040. 

 

c. Uses shall be as allowed in Table 17.25.030 for the RD2 RD1 Zone. 

 

d. Development standards as outlined for the RD2 RD1 zone in the residential 

development standards table in 17.25.040 EMMC. Exception: Primary structure 

setbacks shown on a plat recorded prior to <effective date of ordinance> shall 

apply to the lots within the plat, rather than the primary structure setbacks 

included in 17.25.040 EMMC. 

 

e. All other generally applicable development standards in EMMC shall apply to 

this zone. 

https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain17/EagleMountain1725.html#17.25.010
https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain17/EagleMountain1725.html#17.25.020
https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain17/EagleMountain1790.html#17.90


 

f. This zone shall be treated as the RD2 zone when applying standards in EMMC 

17.60.160 EMMC Zone Transitions, or 16.30.090 Connectivity Standards, etc.  

 

  2. Prior Zone: “Residential Tier II” 

 

a. Allowable density in the case of master planned communities shall be as 

prescribed in the master development plan and agreement associated with 

those communities even if expired. 

 

a. Allowable density for all other properties shall be equivalent to the R3 R2 

zone. 

 

b. Minimum dimensional standards shall be equivalent to the R3 R2 zone as 

denoted in Table 17.25.040. 

 

c. Uses shall be as allowed in Table 17.25.030 for the R3 R2 zone. 

 

d. Development standards as outlined for the R3 R2 zone in the residential 

development standards table in 17.25.040 EMMC. Exception: Primary structure 

setbacks shown on a plat recorded prior to <effective date of ordinance> shall 

apply to the lots within the plat, rather than the primary structure setbacks 

included in 17.25.040 EMMC. 

 

e. All other generally applicable development standards in EMMC shall apply to 

this zone. 

 

f. This zone shall be treated as either the R1, R2, R3 or RC zones when applying 

standards found in EMMC 17.60.160 EMMC Zone Transitions, or 16.30.090 

Connectivity Standards, etc.  

 

3. Prior Zone: “Residential Tier III” 

 

a. Allowable density in the case of master planned communities shall be as 

prescribed in the master development plan and agreement associated with 

those communities even if expired. 

 

a. Allowable density for all other properties shall be equivalent to the MF1 Zone. 

 

b. Minimum dimensional standards shall be equivalent to the MF1 zone as 

denoted in Table 17.25.040. 

 

c. Uses shall be as allowed in Table 17.25.030 for the MF 1 zone. 

 



d. Development standards as outlined for the MF1 zone in the residential 

development standards table in 17.25.040 EMMC. Exception: Primary structure 

setbacks shown on a plat recorded prior to <effective date of ordinance> shall 

apply to the lots within the plat, rather than the primary structure setbacks 

included in 17.25.040 EMMC. 

 

e. All other generally applicable development standards in EMMC shall apply to 

this zone. 

 

f. This zone shall be treated as the MF1 zone depending on the average lot size 

and general lot sizes within the development and when applying standards in 

EMMC 17.60.160 EMMC Zone Transitions, or 16.30.090 Connectivity Standards, 

etc. 

 

4. Prior Zone: “Residential Tier IV” 

 

a.  Allowable density in the case of master planned communities shall be as 

prescribed in the master development plan and agreement associated with 

those communities even if expired. 

 

a. Allowable density for all other properties shall be equivalent to the MF2 Zone. 

 

b. Minimum dimensional standards shall be equivalent to the MF2 zone as 

denoted in Table 17.25.040. 

 

c. Uses shall be as allowed in Table 17.25.030 for the MF2 zone. 

 

d. Development standards as outlined for the MF2 zone in the residential 

development standards table in 17.25.040 EMMC. Exception: Primary structure 

setbacks shown on a plat recorded prior to <effective date of ordinance> shall 

apply to the lots within the plat, rather than the primary structure setbacks 

included in 17.25.040 EMMC. 

 

e.  All other generally applicable development standards in EMMC shall apply to 

this zone. 

 

f. This zone shall be treated as the MF2 zone when applying standards in EMMC 

17.60.160 EMMC Zone Transitions, or 16.30.090 Connectivity Standards, etc. 

 

5. Prior Zones “Town Core Residential (TCR)”, “Village Core (VC)” and “Country 

Residential”  

 

Properties once zoned either Town Core Residential or Village Core Residential 

or Country Residential shall be regulated as per the that zone’s regulations found 

within Ordinance 98-05 adopted March 30, 1998, excepting for current 



residential property development standards (e.g., property sizes, setbacks, 

heights, accessory structure controls, etc.) in EMMC Table 17.25.040 and use 

allowances as stated in EMMC Table 17.25.030. Applicable development 

standards and allowable uses shall be determined [as] by the Planning Director, 

appealable to the Planning Commission and City Council. Consideration shall be 

given to comparable zone standards when determining equivalencies.  

 

6. Prior Zones – Other:  

 

Additional residential land uses zones identified and created in varying 

development agreements (e.g., “Townhome”, “FlexUse Tier – III-IV”, “Residential 

5k, 6k, 8k, 10k Average”, “Low Density”, “Medium Density”, “Residential”, “Mixed 

Residential”, “Single-Family Residential”, etc.) shall be administered/treated as 

per that Development Agreement’s language. If a development standard is not 

stated for a given zone in an agreement, then the Planning Director reserves the 

right to require and apply standards from other current, and comparable, city 

zones, appealable to the Planning Commission and City Council. Consideration 

shall be given to comparable zone standards when determining equivalencies. 

 

C. Historic Community Listing(s). Planned communities (with zones or plans pre-dating 

<effective date of ordinance> within Eagle Mountain City that have not had their master plans 

completely amended (and/or associated development agreements completely amended and 

re-stated, e.g., “Pole Canyon” conversion into “Firefly”) as of <effective date of ordinance> 

comprise at least the following developments: 

 

Table. Master Development Areas and Assigned Zoning Summary (including overlays). 

 

Community Established Base Zone(s) Min. DA 

Res. 

Standard(s) 

Overlay 

Zone(s) 

Expiration 

Arrival at 

North 

Ranch 

10/15/23 Residential 
½ ac. lot 

size 
Equine 

In 

Perpetuity 

Ault Farms 

(Parkway 

Fields) 

12/07/21 
FR, R1, R2, R3, RC, 

MF1 

Per 

Approved 

Plan 

n/a 

12/07/28 or 

at full build-

out (unless 

extended) 

Brandon 

Park Estates 
04/24/17 Residential 

Tier II; 8,000 

sq. ft. 
n/a 

In 

Perpetuity 

Clearview 

Estates/ 

Ranches 

04/25/13 Residential 
Tier I; ½ ac. 

lot size 
Equine 

In 

Perpetuity 

Eagle 

Heights 
10/11/22 Per Approved Plan 

Per 

Approved 

Plan 

n/a 06/18/29 



Village (re-

stated) 

Eagle 

Mountain 

Properties 

10/07/1997 Per Approved Plan 

Per 

Approved 

Plan 

n/a 
Expired 

10/07/2017 

Evans 

Ranch 
10/16/13 

Per Approved Plan 

(Residential Zone Tier 

system density 

equivalency)  

Per 

Approved 

Plan 

n/a 
In 

Perpetuity 

Harmony  09/27/18 Residential 

Per 

Approved 

Plan 

Single & 

Multi 

In 

Perpetuity 

Lower 

Hidden 

Valley 

(Amended 

2022) 

06/23/11 Residential 

Per 

Approved 

Plan 

(Residential 

Zone Tier 

system 

density 

equivalency

) 

Per 

Approved 

Plan 

In 

Perpetuity 

Oak Hollow 09/02/16 
Residential/Commerci

al 
Tier II n/a 

In 

Perpetuity 

Oquirrh 

Mountain 

Ranch 

(Amended 

& Re-Stated) 

03/28/22 RC, OS-I, OS-N 

Per 

Planning 

Area Table 

3.1 

n/a 03-28-28 

Overland 

SITLA/Ivory 
07/03/18 Per Approved Plan 

Per 

Approved 

Plan 

n/a 

In 

Perpetuity 

with 10-yr 

Reviews 

Beginning 

Jan.-Feb. 28 

Sage Park 10/27/2020 Business Park 

Per 

Approved 

Plan 

n/a 10/27/2040 

Sage Valley 07/06/99 Per Approved Plan 

Per 

Approved 

Plan 

n/a 
In 

Perpetuity 

Scenic 

Mountain 
09/10/09 Residential  

Per 

Planning 

Area Table 

2.1 

n/a 
In 

Perpetuity 



Silver Lake 

(formerly 

Evans 

Ranch) 

05/06/03 
Town Core Residential 

(single and multi) 

Per 

Paragraph 4 

& Approved 

Plan 

n/a 
In 

Perpetuity 

SITLA Pony 

Express 
10/07/03 

Town Core 

Residential, Village 

Core Residential and 

Satellite Commercial 

Per 

Approved 

Plan & 

Vesting 

Section III 

n/a 
In 

Perpetuity 

Spring Run 10/18/16 Per Approved Plan 

Per 

Approved 

Plan 

n/a 12/31/30 

Sunset Flats 01/16/18 Residential Tier I & II n/a 
01/16/28 → 

01/16/31 

The 

Ranches 
05/06/1999 Per Approved Plan 

Per 

Approved 

Plan 

TDRs 

Allowable 

03/10/18 or 

Until Build-

Out 

Upper 

Hidden 

Valley 

03/25/16 Residential 

Per 

Approved 

Plan 

Certain 

Comm. 

And 

Mixed-

Uses 

Allowed by 

CUP(s)/TD

Rs 

Allowable 

In 

Perpetuity 

Valley View 10/19/04 Valley View 

Per 

Approved 

Plan (Low 

and 

Medium 

Density 

Areas) 

n/a 
In 

Perpetuity 

Note: Meadow Ranch and North Ranch were part of the Ranches Plan/Agreement 

 

D. Perseverance of master development plans and master development agreements:  Any 

zoning adopted in a master development plan or master development agreement shall survive 

the expiration of either or both and shall remain in full force and effect after expiration. 

 

 

 



17.32.020 Historic commercial development standards. 

A. Historic Zones: Eagle Mountain City’s unique zoning district history and configurations 

included various land use zones -- including historical commercial districts, the “Commercial” 

Zone being the most prevalent. Those commercial districts were once a part of either Eagle 

Mountain Municipal Code or adopted Master Development Plans and Agreements but were 

removed at one time from code. Before being ultimately removed, some of those zones took 

the place of other prior districts and provided certain equivalencies by way of land use controls 

and regulations. Properties within those “old zones” shall, effective <date of ord. adoption> be 

governed instead by [current] zoning regulations stated hereafter.  

 

Disclaimers: The regulations that follow primarily deal with regulation of uses and do not 

provide all zoning controls (e.g., minimum. required building architectural features, floor area 

ratios, setbacks, parking, landscaping, and signage controls, etc.) as those standards do not 

carry forward with a zone no longer codified. This section does not change existing zoning in 

areas already approved by the city. Landowners may apply to rezone property as outlined in 

Chapter 17.90 EMMC. 

 

B. Prior zone: “Commercial”. The commercial zone absorbed a number of historic commercial 

type zones upon its creation and codification and, therefore, is separately addressed in this 

section. 

 

C. Equivalency: In the event the city receives a request to rezone a property from “Commercial” 

into a currently codified zone, either the Commercial Neighborhood or Commercial Community 

Zones may be considered as the preferred and roughly equivalent districts for the purpose of 

determining the propriety of the rezone request. 

 

D. Commercial Zone - Land Use Control Table. 

 

The following table identifies various land uses that are permitted, conditional, special, and 

prohibited uses in the Commercial Zone. Uses that are not listed in this table are prohibited. 

P = Permitted (Permitted uses may still require approval through an application process 

as detailed in this chapter and other chapters) 

C = Conditional (Due to their unique characteristics or negative effects that may not be 

compatible without conditions to mitigate or eliminate the detrimental impacts. Must 

comply with Chapter 17.95 EMMC) 

S = Special (Special uses are permitted as long as they comply with the standards listed 

in Chapter 17.75 EMMC that are specific to that type of use) 

Blank or unlisted use = Prohibited 

https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain17/EagleMountain1790.html#17.90
https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain17/EagleMountain1795.html#17.95
https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain17/EagleMountain1775.html#17.75


Land Use Table 

Commercial Uses 

 

Land Use Commercial Zone 

Automobile gas/service stations; C 

Automobile sales and/or service; C 

Auto and truck repair, including auto body; C 

Bank or credit union w/o drive-thru P 

Bank or credit union w/ drive-thru C 

Child day care center/preschool; P 

Commercial fitness and recreation; P 

Commercial laundries;  C 

Contract construction services 

establishments 

C 

Convenience store; C 

Laundry and dry-cleaning establishments C 

Meeting/reception rooms C 

Mixed-use residential development C 

Motels and hotels; C 

Offices: medical, dental or professional 

offices, corporate offices or corporate 

campuses 

P 

Office/business parks with no industrial or 

warehouse space 

P 

Personal services C 

Pet store C 

Printing, lithography and publishing 

establishments 

C 

Radio, television, watch, jewelry, cell phone 

and shoe repair establishments 

P 

Restaurants w/o drive-thru P 

Restaurants w/ drive-thru C 

Retail: department stores, furniture outlets, 

warehouse stores, auto parts, lumber, 

hardware and home improvement 

P 

Retail, general C 

Sexually oriented business  

Shopping centers (including grocery stores 

and/or general retail in multi-tenant 

buildings) 

P 

Utility structures: Public and/or private P 

 

 



E. Property area requirement(s).  

No minimum lot size requirement for developments in this district. Conformance to all City 

parking, landscaping, utilities, site plan and other land development regulations that may 

govern all or a portion of each project is required. 

F. Required minimum setbacks.  

1. Front: Maximum setback of 20 feet. The city council, in consideration of a prior 

recommendation by the planning commission, may increase this if, in its judgment, the 

increase complies with the following: 1. Does not interfere with the use, enjoyment, and 

character of adjacent properties; 2. The success of the business necessitates an 

increased setback, proven by data or research; 3. Additional setback is not solely to 

provide space for parking between the building and the street; 4. Topography or natural 

features make it impossible or impracticable to place the building within the setback. 

Maximum setback does not apply to anchor buildings if pad sites are provided which 

comply with this standard.  

2. Sides: 50 feet where adjacent to a residential or agricultural zone. Lots adjoining 

within the commercial zone require no side lot setbacks.  

3. Rear: 20 feet for all uses except where a rear yard is located adjacent to a residential 

or agricultural zone. In those cases, the rear yard shall be increased to 50 feet. In the 

event that the rear of a building faces an arterial or collector street, there shall be a 

setback of 50 feet. The city council, in consideration of a prior recommendation by the 

planning commission, may reduce this if in its judgment the reduction does not 

interfere with the use, enjoyment and character of adjacent properties.  

4. Other General Requirements. In addition to the specific setback requirements noted 

above, no building shall be closer than 10 feet from any private road, driveway, or 

parking space. The intent of this requirement is to provide for building foundation 

landscaping and to provide protection to the building. Exceptions may be made for any 

part of the building that may contain an approved drive-up window. [Ord. O-02-2017 § 2 

(Exh. A); Ord. O23-2005 § 3 (Exh. 1(1) § 7.7)].  

G. Building height.  

  No building shall be over five stories. [Ord. O-23-2005 § 3 (Exh. 1(1) § 7.8)].  

H. Commercial zone development standards.  

Development within the Commercial Zone shall comply with all current City zoning and 

subdivision standards.   

I. Uses within buildings. All uses in the commercial zone shall be conducted entirely within a 

fully enclosed building except those uses deemed by the planning commission and city council 

to be customarily and appropriately conducted outside. Such uses include service stations, gas 



pumps, plant nurseries, home improvement material yards, automobile sales, etc. Outside 

storage of merchandise shall be accommodated entirely within an enclosed structure unless 

the planning commission and city council deem such storage to be customarily and 

appropriately conducted outside. 

J. Previous non-single-family zones and equivalents.  

Non-single-family (i.e., generally some form of commercial types) zoning districts contained in 

previous development codes are listed hereafter save for the afore-described “Commercial” 

Zone. Properties within those zones prior to the adoption of Ord. <this ord.> shall only be 

entitled to the permitted and conditional uses permissible under the land use ordinance in 

which the property was zoned. With the exception of land use entitlement allowances, property 

zoned under previous development codes shall comply with all other regulations and standards 

contained in this chapter (as may be specified hereafter – including by reference to “equivalent” 

zones or new standards) so long as such conformance does not restrict density entitlements 

that are memorialized in a recorded master development agreement still in, and of, effect. 

Historic, Non-Single-Family Zone(s) List (Excluding the “Commercial” Zone) 

1. Airpark Zone (AP). Permitted uses within the airpark zone included aviation services, 

aircraft sales and service (including corporate offices), restaurants, lodging, light 

manufacturing, warehousing, and residential, etc. This zone shall [now] be an overlay zone 

only with no residential uses allowed therein. The zone shall otherwise be regulated as per 

the Airpark Zone’s regulations found within the city code prior to being repealed on June 02, 

2020, by Ord. O-13-2020. 

2. Business Park (BP). Permitted uses within the business park zone included banks, 

business, and corporate offices not to exceed three stories in height. Conditional uses 

included restaurants, retail services establishments, hotels, motels, bed and breakfast 

facilities, day care center, medical and health care offices, veterinary offices, electronics 

repair shop and residential group homes or any other uses that the planning commission 

may determine are similar and compatible with the foregoing. All other uses are/were 

expressly prohibited. This zone shall be administered in accordance with Business Park 

regulations contained in the “Sage Park Business Center and Residential Area Development 

Agreement” or “Spring Run” (as appropriate) when applying zoning standards. 

3. Commercial Core (CC). Permitted uses within the commercial core zone included retail 

sales, business offices, banks, restaurants, apartments or condominiums, and professional 

offices. Conditional uses included retail service establishments, restaurants, theaters, 

hotels, motels, bed and breakfast facilities, retail goods establishments and places of 

worship. or any other uses that the planning commission may determine are similar and 

compatible with the foregoing. All other uses are/were expressly prohibited. As of May 08, 

2024, the city does not seemingly contain any Commercial Core zoned land. 

 



4. Country Residential (CR). Permitted uses within the country residential zone included only 

single-family detached dwellings on individual building lots. Conditional uses within the 

zone include(d) multiple-family dwellings, commercial uses as identified in the town core 

residential not to exceed 10 percent, places of worship, bed and breakfast and public and 

private schools. The Country Residential Zone shall be was regulated as per the Country 

Residential’s regulations found within Ordinance 98-05 adopted March 30, 1998. Effective 

<effective date of ord.>, only single-family detached dwellings on individual lots at least 3 

acres in size are, or shall be, permitted. For the purpose of applying property development 

rules, this zone shall be treated as equivalent to the RA2 zone. 

 

5. Downtown Commercial Core (DCC). Permitted uses within the downtown commercial 

core zone included retail trades, services, mixed allowed uses, professional offices, eating 

and drinking establishments, entertainment, hotels, apartments and condominiums, banks, 

theaters, and galleries/studios. Other compatible uses approvable as conditional uses. All 

other uses are/were expressly prohibited. Structures within the DCC zone shall/were to be a 

minimum of two stories in height. As of May 08, 2024, the city does not seemingly contain 

any Downtown Commercial Core zoned land. 

6. Manufacturing and Industrial (M&I) Zone (also Industrial and Manufacturing). Permitted 

uses within the manufacturing and industrial zone included warehousing and construction 

trades or services, large warehouse-style retailing operations, manufacturing facilities and 

other uses requiring large buildings or structures that would otherwise not be permitted 

within the commercial core or satellite commercial areas. Conditional uses included or any 

other uses that the planning commission may determine are similar and compatible with 

the foregoing. All other uses are/were expressly prohibited. This zone shall be treated as 

the Industrial Zone(s) when applying standards found in titles 16 or 17 of the city’s code. 

7. Resort Commercial (RC). Permitted uses within the resort commercial zone included 

hotels, restaurants, tourism, residential and condominium uses, golf courses and associated 

facilities, and transient uses. Development agreements or code standards [shall] govern 

use(s), design, density, and open space. As of May 08, 2024, the city does not seemingly 

contain any Resort Commercial zoned land. 

8. Resort Mixed Use (RMU). Permitted uses within the resort mixed use included golf 

courses. Conditional uses include(d): hotels, motels, bed and breakfast facilities, 

restaurants, condominiums, retail goods establishments, group homes, dwellings, office 

uses, banks, places of worship, public and private schools, or any other uses that the 

planning commission may determine are similar and compatible with the foregoing. All 

other uses are/were expressly prohibited. As of May 08, 2024, the city does not seemingly 

contain any Resort Mixed Use zoned land. 

9. Satellite Commercial (SC). Permitted uses within the satellite commercial zone included 

supermarkets, gas stations and professional offices. Conditional uses include(d) automobile, 

truck, recreational vehicle and equipment sales or rentals, automotive repair and service 



stations, retail service establishments, restaurants, hotels, motels, bed and breakfast 

facilities, banks, theaters, art galleries and museums and retail goods establishments or any 

other uses that the planning commission may determine are similar and compatible with 

the foregoing. All other uses are/were expressly prohibited. This zone shall be treated as 

the Community Commercial Zone when applying standards found in titles 16 or 17 of the 

city’s code. 

10. Town Core Residential (TCR). Permitted uses within the town core residential zone 

included single-family dwellings, both attached and detached, and recreational facilities 

designed to service a group of residential structures. Conditional uses included multiple-

family dwellings, restaurants, office uses, day care centers, art galleries, museums, places of 

worship and public and private schools or any other uses that the planning commission 

determine are similar and compatible with the foregoing. All other uses are/were expressly 

prohibited. The Town Core Residential Zone shall otherwise be was regulated as per the 

Town Core’s regulations found within Ordinance 98-05 adopted March 30, 1998. Effective 

<effective date of ord.>, only single-family detached dwellings on individual lots at least 1/2 

acre in size are, or shall be, permitted. For the purpose of applying property development 

rules, this zone shall be treated as equivalent to the RD2 zone. 

 

11. Village Core (VC) (Commercial). Permitted uses within the village core zone included 

single-family dwellings (detached and attached). All uses that are included in the 

commercial core as allowed are allowed by conditional use permit in the village core zone. 

Conditional uses include(d) public and private schools. All other uses are/’were expressly 

prohibited. This zone shall be treated as the Commercial Community Zone when applying 

standards found in titles 16 and 17 of the city’s code. 
 

12. Commercial C-1 Zone: Permitted, conditional and prohibited uses and development 

standards are those uses and standards defined in the Residential Zone and Commercial 

Zone. Prohibited uses shall be those prohibited and defined in the Commercial Zone. 

 

13. Commercial C-2 Zone: Permitted, conditional and prohibited uses and development 

standards are those uses and standards defined in the Residential Zone and Commercial 

Zone. Prohibited uses shall be those prohibited and defined in the Commercial Zone. 

 

14. Townsquare Commercial C-3 Zone: Permitted uses and standards are those uses and 

standards defined in the Residential Zone and Commercial Zone. Conditional uses shall not 

be limited to any conditional or similar uses as defined and adopted as Ord. 0-02-2006. 

Prohibited uses shall be those uses prohibited and defined in the Commercial Zone.  



Current Residential Zone Density VS. Historical Residential Tier Density Yields Comparison Tables 

Zone 

Current 

Zone 

Required 

Minimum Base 

Lot Size per 

Single Detached 

Dwelling Unit 

(in sq. ft.) 

Resulting 

Gross Density 

Yield in 

Dwelling 

Units/Acre 

 Zone 

Current 

Zone 

Required 

Minimum 

Average Lot 

Size in Sq. Ft. 

per Single 

Detached 

Dwelling Unit 

Resulting 

Gross 

Density 

Yield in 

Dwelling 

Units/Acre 

on Average 

 Zone 

Historic  

Residential 

Zone 

Required 

Minimum Base 

Lot Size per 

Single Detached 

Dwelling Unit 

(in sq. ft.) 

Bonus 

Density 

Range 

Allowed in 

Dwelling 

Units/Acre 

RA 1 217,800 .2  RA 1 n/a --  n/a n/a -- 

RA 2 108,900 .5  RA 2 n/a --  n/a n/a -- 

RD 1 43,560 1  RD 1 n/a (1)  n/a n/a -- 

RD 2 21,780 2  RD 2 n/a (2)  Base 21,780 <.8 

FR 10,890 4  FR 21,780 2  Tier 1 21,780 .81-1.6 

R 1 10,890 4  R 1 14,250 3  Tier 2 n/a 1.61-5.2 

R 2 8,000 5.4  R 2 10,890 4  n/a n/a -- 

R 3 6,500 6.7  R 3 8,500 5.12  n/a n/a -- 

RC 4,500 9.68  RC 6,000 7.26  n/a n/a -- 

 

Zone 

Current 

Zone 

Minimum Lot 

Size in Sq. Ft. 

per Multiple-

Family 1 

Structure(s) 

Resulting Gross 

Density Yield in 

Dwelling 

Units/Acre 

 Historic 

Residential 

Zone 

Bonus Density 

Range 

Allowed in 

Dwelling 

Units/Acre 

 Historic Residential Zone Sanctioned Uses 

 

Base Residential Zone:  

Standard Single-Family Detached Homes 

 

Tier I Zone: 

Standard Single-Family Detached Homes 

 

Tier II Zone: 

Standard Single-Family Detached Homes 

 

Tier III Zone: 

Standard Single-Family Homes, Cluster Homes, 

Garden Courts, Patio Homes, Apartments, 

Townhomes & Condos 

 

Tier IV Zone: 

Presumed Same as Tier III [Note: Only 

Apartments, Townhomes, and Condos are 

Specifically Mentioned] 

RA 1 n/a --  n/a --  
RA 2 n/a --  n/a --  
RD 1 n/a --  n/a --  
RD 2 n/a --  n/a --  
FR n/a --  n/a --  
R 1 n/a --  n/a --  
R 2 n/a --  n/a --  
R 3 n/a --  n/a --  
RC n/a --  n/a --  

MF 1 n/a 10 2  Tier 3 5.2-12.2  

MF 2 n/a 20 3  Tier 4 12.21-22.7  

 

Densities are shown in gross numbers; net densities are dependent on available land for building after drives, setbacks, and parking pads, etc.  are subtracted from overall property area; and all numbers are 

rounded and not all zones are reported – only those that make allowance for residential development/use.  Also, this chart does not reflect any residential uses that may be allowed in commercial or industrial 
zones. 

 

Notes:   

1. Buildings containing 2+ units – whether condos, townhouses or apartment-like arrangements. 

2. Maximum also of six (6) dwelling units in a single building. 

3. Maximum also of twelve (12) dwelling units in a single building.  



















 

EAGLE MOUNTAIN CITY 
CITY COUNCIL MEETING 

OCTOBER 15, 2024 

TITLE:   UPDATE - Legislative Priorities List 

ITEM TYPE:   Communication Item 

FISCAL IMPACT:   N/A 

APPLICANT:   N/A 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

N/A N/A 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
No  Clifford Strachan, Director of 

Legislative Affairs 
Clifford Strachan 

 
RECOMMENDATION: 
 
 
BACKGROUND: 
EMMC 2.15.100 establishes a legislative priorities list to clarify by adoption or amendment the 
authorized ongoing priorities of the City Council and to provide direction to the City Administrator in 
prioritizing the day-to-day activities of the Director of Legislative Affairs. The list is provided for 
information and discussion. The City Council may make changes to the list of priorities via majority 
vote. The attached list includes a description of the issues prioritized, prioritization, status 
designation, and comments or updates concerning the item.  
 
ITEMS FOR CONSIDERATION: 
 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 

1.   Legislative Priorities List Update 
2.   Legislative Priorities List 

 
 



10/9/2024 LEGISLATIVE PRIORITIES LIST

Issue / Item Description Priority [see 
EMMC 

2.15.100]

Status Target Date Date of last 
update

Comments/Update

MIHP re Mortgage Assistance 
Program

Implement a mortgage assistance program for employees 
of the municipality, an employer that provides contracted 
services to the municipality, or any other public employer 
that operates within the municipality.

Secondary 
Priority

In Progress 1/1/2025 10/2/2024 Per MIHP 9.4, Strategy 2. Adopted as a strategy for the MIHP 
in 2023. CC adopted the program policy on 10/1/24. A budget 
amendment with an appropriation is forthcoming. Staff are 
working on marketing and an RFP for a contractor.

MIHP re Planned uses for RDA 
housing allocation funds

Create a policy or approve a plan that identifies the 
planned uses for the RDA housing allocation funds that 
come from economic development projects, in compliance 
with UCA§17C-1-412.

Secondary 
Priority

In Progress 5/1/2024 9/25/2024 Per MIHP 9.4, Strategy 5. Adopted as a strategy for the MIHP 
1/3/2023. The CC heard a presentation based on LRB's report 
on 9/17/2024 and a resolution to adopt a housing plan is on 
the agenda for 10/01/2024.

Adjust Transportation Master Plan 
to designate MidValley as an 
expressway

Extend it via the future Hidden Valley Road as an 
expressway as a expedited way in/out of the city. Bring 
forward earlier the MAG project priority. The Hidden Valley 
Road project from East Expressway (aka Airport Road) 
eastward to Redwood Road is unfunded but included in 
consideration for Phase 3 covering 2043-2050. 

Secondary 
Priority

In Progress 12/5/2023 10/2/2024 CC approved an interlocal cooperation agreement with 
Mountainland Association of Governments for funding the 
Midvalley Road Feasibility Study (from Pony Express Parkway 
to Mountainview Corridor) on 10/01/2024.

Summary of Changes Since Last Report



10/9/2024 LEGISLATIVE PRIORITIES LIST

Order Dept Issue / Item Description Priority [see 
EMMC 

2.15.100]

E Matrix: Status Target Date Date of last 
update

Comments/Update Date 
Adopted 

Assigned
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2023.001 11 City Hall Land Acquisition Need to prioritize land acquisition for future civic uses, of 
different types.

High 
Priority

Schedule Long Horizon <2035 8/14/2024 Related to the Facilities Master Plan project. Council would 
like to move the city hall project forward with more funding, 
concept plan, etc. Strategy discussion held with Council on 
6/18/24. Surveying a preferred property is next.

5/16/2023 City 
Manager

X X

2023.037 12 MIHP re Transfer of Development 
Rights

Create a program to transfer development rights for 
moderate income housing.

Secondary 
Priority

Schedule In Progress 7/16/2024 9/3/2024 Per MIHP 9.4, Strategy 4. Adopted as a strategy for the MIHP 
1/3/2023. The Council discussed the topic on 9/3/2024 and 
directed staff to review the program with developers.

8/15/2023 Draper

2023.035 14 MIHP re Mortgage Assistance 
Program

Implement a mortgage assistance program for employees 
of the municipality, an employer that provides contracted 
services to the municipality, or any other public employer 
that operates within the municipality.

Secondary 
Priority

Do In Progress 1/1/2025 10/2/2024 Per MIHP 9.4, Strategy 2. Adopted as a strategy for the MIHP 
in 2023. CC adopted the program policy on 10/1/24. A budget 
amendment with an appropriation is forthcoming. Staff are 
working on marketing and an RFP for a contractor.

1/3/2023 Strachan

2024.003 14 Status Report on Master Plans Per EMMC 2.19.030.J, provide periodic city council review 
of the priorites and implementation strategies of the city's 
master plans. A discussion at the annual strategic planning 
meeting is also recommended.

Secondary 
Priority

Schedule In Progress 9/30/2024 7/16/2024 Staff reported on the status of master plan reviews on 
7/2/2024; the CC requested this item be added to the 
Legislative Priorities List for periodic status updates.

7/16/2024 Strachan X X

2023.038 16 MIHP re Planned uses for RDA 
housing allocation funds

Create a policy or approve a plan that identifies the 
planned uses for the RDA housing allocation funds that 
come from economic development projects, in compliance 
with UCA§17C-1-412.

Secondary 
Priority

Schedule In Progress 5/1/2024 10/2/2024 Per MIHP 9.4, Strategy 5. Adopted as a strategy for the MIHP 
1/3/2023. The CC heard a presentation based on LRB's report 
on 9/17/24. A resolution to adopt a housing plan was tabled 
on  10/01/24.

8/15/2023 Berrett X

2023.018 21 Transportation Funding Work with MAG/UDOT/Lehi/Saratoga etc. to promote 
EMC's transportation funding needs. Specifically, the 
overpass for Mountain View Corridor and SR73, future 
funding for Hidden Valley Road. 

High 
Priority

Do Long Horizon <2030 5/14/2024 Mid-Valley / Hidden Valley road study and additional funding 
for Airport road was approved by MAG on  2/1/24. In May, 
Utah Transportation Commission approved $553M funding for 
the Mountain View Corridor from Cory Wride Fwy to 2100 
North (2029); $459M for the Cory Wride Fwy from Ranches 
Parkway to Mountain View Corridor (2029); and projects 
making it easier to cross Lehi and Saratoga Springs (2025 & 
2026). Work is already happening on MVC at 2100 N but the 
timing of other projects is to be determined.

5/16/2023 Mumford X X

2023.013 21 City-wide Trail Network Plan Do a trail network plan separate from the bike and 
pedestrian plan; address power line corridor preservation. 
Connect trail along wash.

Secondary 
Priority

Schedule In Progress 7/30/2024 8/14/2024 Staff have obtained feedback from stakeholders. Next is an 
RFP for a consultant to update the plan.

5/16/2023 Mumford X X

2023.039 21 MIHP re Adopt Land Use ordinance 
re 10% moderate income housing 
dedication

Adopt a land use ordinance that requires 10% or more of 
new residential development in certain residential zones 
be dedicated to moderate income housing.

Secondary 
Priority

Schedule In Progress 12/31/2024 9/25/2024 Per MIHP 9.4, Strategy 5. Adopted as a strategy for the MIHP 
1/3/2023. The CC heard a presentation on 9/17/2024.

1/3/2023 Mumford X

Legislative Priorities List



10/9/2024 LEGISLATIVE PRIORITIES LIST

Order Dept Issue / Item Description Priority [see 
EMMC 

2.15.100]

E Matrix: Status Target Date Date of last 
update
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Legislative Priorities List

2024.001 
(was 

2023.003)

22 General Plan Update A general plan update has commenced. The project is 
expected to continue through August 2025.

High 
Priority

Do In Progress 8/31/2025 9/25/2024 Staff presented and the council approved a timeline for 
updating the General Plan (GP) on March 6, 2024. It outlines a 
step by step process culminating in a targeted completion of 
August 2025. Our next step for the GP is prepping the Future 
Land Use Map update. We have dismissed our first consultant 
to help with the Future Land Use Map and Water Plan. We 
have another consultant we want approval from the Council 
to use (decision is on the 10.1.24 Council agenda). We are 
working on forming a working group to assist staff with review 
of the GP throughout the process, as well as setting up focus 
group meetings to inform the process. We have an item on 
the October 15th Council agenda to review the GP outline.

5/16/2023 Larsen X X

2024.001a 22 General Plan Update Survey Data and Outline to the City Council High 
Priority

Do In Progress 6/30/2024 9/25/2024 The survey is out to residents and we have over 1400 
responses. Staff will show results to the Council at their 
meeting on Oct 1st.

3/6/2024 Larsen

2024.001b 22 General Plan Update Future Land Use Map: Do all designated areas make 
sense? Consider additional zoning designations (i.e.. 
separate RC from MF1).

High 
Priority

Do In Progress 9/30/2024 9/25/2024 We have dismissed our first consultant to help with the Future 
Land Use Map and Water Plan. We have another consultant 
we want approval from the Council to use (decision is on the 
10.1.24 Council agenda).

3/6/2024 Larsen

2024.001c 22 General Plan Update Annexation Policy Declaration: Review and preparation (to 
be included as an Appendix).

Secondary 
Priority

Schedule Not Started 6/30/2025 8/14/2024 Start in October. 4/2/2024 Larsen

2024.001d 22 General Plan Update Part 1 (Planning context, community context, framework 
for the future, decision-making framework)

Secondary 
Priority

Schedule Not Started 10/31/2024 3/21/2024 Future 3/6/2024 Larsen

2024.001e 22 General Plan Update Part 2 (Land use, Transportation, Open Space, 
Environment)

Secondary 
Priority

Schedule Not Started 1/31/2025 3/21/2024 Future 3/6/2024 Larsen

2024.001f 22 General Plan Update Part 3 (Housing, Moderate Income Housing, Water) Secondary 
Priority

Schedule Not Started 4/30/2025 8/14/2024 Some initial work has begun on this section to prepare an 
outline.

3/6/2024 Larsen

2024.001g 22 General Plan Update Part 4 (Plan Administration, Best Practices, Appendices) Secondary 
Priority

Schedule Not Started 6/30/2025 Future 3/6/2024 Larsen

2024.001h 22 General Plan Update Review and approve General Plan: Schedule targets draft 
to PC in July 2025; to Council for discussion in July 2025; 
with goal to adopt in August 2025.

Secondary 
Priority

Schedule Not Started 7/31/2025 3/21/2024 Future 3/6/2024 Larsen

2024.001i 
(was 

2023.028)

22 GP Full Build Out Scenarios As part of the GP process, given zoning and land use maps, 
determine the city's full build out scenarios? What would 
we want to change? What roads are needed? How much 
water is needed?

Secondary 
Priority

Schedule Not Started 12/31/2024 3/28/2024 Not started. This item will be evaluated further by staff. 4/2/2024 Larsen 
Trusty

X

2024.001j 
(was 

2023.023 & 
2023.049)

24 GP Water Study Complete a water study to determine how much water is 
needed in EMC, based on residential and commercial 
density, balanced with transportation needs. Establish a 
policy to ensure adequate water is reserved for future 
commercial uses.

High 
Priority

Do In Progress 12/31/2024 9/25/2024 We have dismissed our first consultant to help with the Future 
Land Use Map and Water Plan. We have another consultant 
we want approval from the Council to use (decision is on the 
10.1.24 Council agenda).

4/2/2024 Larsen X X X

2023.005 22 Establish discontinued zoning 
ordinances

Establish discontinued zoning ordinances for vested 
undeveloped expired zones or other antiquated land uses. 
Use Saratoga Springs' 19.04.09-6 Discontinuation of Office 
Warehouse Zone as a reference.

Secondary 
Priority

Do In Progress 5/31/2024 9/25/2024 An Historic Zones Code Amendment has received a 
recommendation from the PC for adoption. It was discussed 
and tabled at the June 18 meeting. Staff will consult with 
Council members on needed changes. Staff will bring this back 
to the Council at their 10.15.24 meeting.

5/16/2023 Larsen X

2023.004 22 MDP/MDA Amendment Proposals Establish criteria for MDP/MDA amendment proposals. 
Require side by side vesting comparison (may be 
appropriate for EMMC 16.10.090). 

Secondary 
Priority

Schedule On Hold 4/30/2024 5/14/2024 Staff has begun work on this issue, but paused briefly because 
of HB476. We want to make sure we work in harmony with 
the Utah Code. Staff will resume exploring this issue now that 
the 2024 regular legislative session has concluded.

5/16/2023 Larsen X
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Legislative Priorities List

2023.015 22 Zone Transition Code Review Zone Transition Code (17.60.160). Secondary 
Priority

Schedule Not Started 6/30/2024 8/1/2024 This has been assigned to a planner and the research/drafting 
process will resume.

5/16/2023 Larsen X

2023.025 22 Powerline Corridor Development We have applications and need to think about how to 
develop the power corridor and what uses, vegetation, 
etc., benefit the city.

Secondary 
Priority

Schedule In Progress 6/30/2024 8/15/2024 Map all City properties and designate each property with an 
appropriate designation, along with criteria for which 
designations could be developed (to what extent), which ones 
could be improved with trails and/or landscaping, and which 
ones could be disposed of (sold). Todd has finished cataloging, 
is reviewing and resolving encroachments, and categorizing all 
the open space by function.

8/15/2023 Larsen X

2023.048 22 Parking and storage Consider a code to enable parking garages based on 
counting as two parking spaces. 

Secondary 
Priority

Schedule Not Started 4/30/2024 Staff believed that the Legislature would address this issue, 
but did not. Staff will review.

10/3/2023 Larsen X

2023.009 23 Facilities Master Plan Create or update the Facilities Master Plan. Include civic 
buildings in the plan. Need to have a financial plan to 
accomplish.

High 
Priority

Do In Progress 6/30/2024 7/19/2024 The consultant, Galloway, presented the draft plan to the 
Council for discussion on May 21.

5/16/2023 Weber X X X

2023.032 24 Irrigation pipe requirements Currently, we don’t require it everywhere. EMMC 15.40 
authorizes where city can supply water within 3 years. All 3 
phases of the plan would cost >$70M.

High 
Priority

Do In Progress 6/30/2024 8/14/2024 A report will include proposed upgrades to the system and 
where it can be implemented. Report was expected in June, 
now July. This project has been delayed due to the CIty's reuse 
application to the state being rejected. The report has been 
resubmitted and although we do not have an approved reuse 
permit, we are moving forward with the reuse plan and expect 
it to be completed late October/ early November. Currently 
Parkway Fields is installing purple pipe for use in their 
subdivision.

5/16/2023 Trusty X X

2023.011a 24 Airport Road Road needs to be prioritized and upgraded. Don't use the 
funds for this road on other projects. Council wants to 
know where this is in the process.

High 
Priority

Do In Progress 12/31/2024 5/30/2024 Contractor is on site. 5/16/2023 Trusty X X

2023.011b 24 Mid Valley Road Road needs to be prioritized and upgraded. Don't use the 
funds for this road on other projects. Council wants to 
know where this is in the process.

High 
Priority

Schedule In Progress 12/31/2025 8/1/2024 Civil Science has been awarded the design contract for this 
project. Completion is expected by fall 2025.

5/16/2023 Trusty X X

2023.043 24 Adjust Transportation Master Plan 
to designate MidValley as an 
expressway

Extend it via the future Hidden Valley Road as an 
expressway as a expedited way in/out of the city. Bring 
forward earlier the MAG project priority. The Hidden Valley 
Road project from East Expressway (aka Airport Road) 
eastward to Redwood Road is unfunded but included in 
consideration for Phase 3 covering 2043-2050. 

Secondary 
Priority

Do In Progress 12/5/2023 10/2/2024 CC approved an interlocal cooperation agreement with 
Mountainland Association of Governments for funding the 
Midvalley Road Feasibility Study (from Pony Express Parkway 
to Mountainview Corridor) on 10/01/2024.

8/15/2023 Trusty X X

2023.041 24 Shared Parking 17.55.100 Add traffic engineer's data into the city code to 
determine what is the right amount of shared parking; and 
for the Council to become the land use authority rather 
than PC.

Secondary 
Priority

Schedule In Progress 6/30/2024 5/30/2024 The council wants clarity to the parking code and become the 
land use authority. Engineering is collaborating with Planning 
to move this forward.

8/15/2023 Trusty X

2023.033 32 Capital Asset Management Plan Incorporate into our planning and budget process, 
financing etc. Do impact fees sufficiently cover state 
mandates like ADUs?

Secondary 
Priority

Schedule In Progress 12/31/2024 8/13/2024 Public Works selected OpenGov - Cartegraph software for 
asset management. PW staff are currently adding their assets 
to the program. Preliminary work has begun on a draft capital 
asset policy. 

5/16/2023 Ruesch 
Hickman

X X
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Legislative Priorities List

2023.042 41 Safe Routes for Schools as a 
Calendar Item

Bring forward each year a staff report on safe routes for 
school including completing infrastructure projects before 
school commences.

Secondary 
Priority

Schedule In Progress 5/31/2024 8/14/2024 All school zones have been freshly painted. Possible new 
locations will warrant crossing guards; city staff will be 
monitoring as school starts. Silverlake, Blackridge, Mountain 
Trails, and Eagle Valley Elementary Schools will be a focus for 
evaluation (UDOT formula).

8/15/2023 Hickman 
Kofoed 
Hilton

2023.008 41 Rodeo Feasibility Study Coordinate a feasibility study to consider relocating the 
rodeo.

Secondary 
Priority

Schedule Not Started 1/16/2024 The rodeo facility is not included in the Facilities Master Plan. 
A study for relocating would be done separately.

5/16/2023 Hickman X X

2024.002 Matching Grant Program for 
Neighborhood/Parks Improvements

Create a grants program to support residents/groups who 
wish to install make parks or other neighborhood 
improvements.

Proposed - - 4/16/2024 A program was established in 2016, funded with $1M. The 
program fell into disuse by 2020. Council discussed this item 
and determined to not adopt move forward at this time.

Strachan 
Hickman

X

2023.019 31 Advise and Consent Coordinate with city boards, committees, and 
commissions.

Proposed - - 1/16/2024 Currently there are empty positions. See what the EMMC 
directs. What is the status now? There is one PC vacancy, 2 
still to fill on the cemetery.

 

2023.012 41 City Food Orchard Suggests planting wild fruit trees in the city. Mayor 
supports? Put property to use for community benefit…use 
city resources to beautify and create a commodity for 
community use.

Proposed - - Hickman X

2023.029 21 Master Plan Process Council members want to know how they can be involved 
in the city infrastructure master plan process.

Proposed - - 7/2/2024 Write a memo; also relates to EMMC 2.19.030.J. Mumford X

2023.031 21 Dashboard of city data and 
demographics

Provide a dashboard showing data and demographics, for 
example, permits, population, etc.

Proposed - - 2/13/2024 Dashboard for Economic Development is live, but going 
through some updates. Dashboard that includes more data 
from OpenGov is pending final rollout to Building Department 
7/18/2024.

Mumford 
Berrett

X

2023.045 21 Review business licensing with a 
view to approving or denying 
licenses based on parking or other 
code constraints.

The goal is to ensure that businesses seeking licensing are 
compliant with other code sections.

Proposed - - 1/31/2024 Staff will review the code to determine any necessary or 
suggested updates. 

Mumford X

2023.050 21 City-sponsored Waterwise 
Landscaping Grants Program

Create a grants program to support residents who wish to 
install waterwise landscaping instead of grass.

Proposed - - 1/31/2024 This is currently on hold until it is approved to be added to the 
priorities list and to allow us to work on other higher priority 
items. 

Mumford X

2023.016 22 Staff Report for Development 
Projects

Wants a staff report before unofficial council feedback. 
Developments - need more information before meeting 
with developers. Suggest having the staff report (even the 
one before the PC) before such meetings. Its hard to meet 
with the developer without useful information (#units, 
setbacks, etc.). SM - perhaps a summary of the project, a 
memo etc. 

Proposed - - 9/19/2023 This is a process issue. Planners don't always know developers 
are already talking to councilors. It may be possible to provide 
the staff report to the PC to the Council. Could also provide a 
memo or "heads up" email of some sort to the Council if 
requested. 

Larsen

2023.026 22 Visitor Parking in Code Visitor parking proximity in multi-family housing. Wants 
parking close to units, not all grouped in one area. It 
requires a code amendment.

Proposed - - 9/19/2023 This is on hold while we work on higher priority code 
amendments. Will pursue as those are approved/completed. 

Larsen X

Proposed

Completed



10/9/2024 LEGISLATIVE PRIORITIES LIST

Order Dept Issue / Item Description Priority [see 
EMMC 

2.15.100]

E Matrix: Status Target Date Date of last 
update

Comments/Update Date 
Adopted 

Assigned

Ec
on

om
ic

 G
ro

w
th

In
fr

as
tr

uc
tu

re
 N

et
w

or
ks

Re
pu

ta
tio

na
l E

vo
lu

tio
n

G
en

er
at

io
na

l P
la

nn
in

g
En

vi
ro

nm
en

ta
l S

te
w

ar
ds

hi
p

Se
rv

ic
e 

En
ha

nc
em

en
t

Legislative Priorities List

2023.044 22 A review of Conditional Uses in 
Zoning Code leading to 
reclassification based on defined 
specifications.

The goal is to eliminate conditional uses in Commercial 
Storage, Agriculture, and Industrial zones by adopting 
defined specifications for such uses. See EMMC 17.38.040, 
17.40.020, and 17.40.040, for conditional uses listed in 
each zone.

High 
Priority

Do Completed 4/30/2024 9/17/2024 Agriculture, Industrial, and Commercial Storage zones have 
been to PC, coming to Council in September. We have an 
update ready to go. This is going to the Council on 9.3.24. This 
was approved by the Council on 9.3.24.

9/19/2023 Larsen X

2023.036 21 MIHP re Impact fees for ADUs Eliminate impact fees for any accessory dwelling unit that 
is not an internal accessory dwelling unit as defined in 
Section 10-9a-530.

Secondary 
Priority

Delete Completed 12/31/2024 8/20/2024 Per MIHP 9.4, Strategy 3; Once per year staff will provide a 
report to the Council concerning ADU fees. Last report 
provided December 2023. An update on MIHP strategies was 
presented on 6/4/2024. The city does not assess impact or 
other fees for ADUs. The city's Consolidated Fee Schedule was 
updated to reflect this policy.

8/15/2023 Mumford

2023.003c 22 Development Code: Mobile Business 
Regulations

In 2023, HB408 Mobile Business Licensing Amendments, 
necessitated a review of the code. It deals with the 
distinction between "Enclosed Mobile Business" and food 
trucks, carts, etc.

High 
Priority

- Completed 5/16/2024 5/7/2024 If a local mobile business owner needs a license, we will issue 
it as a normal business license; but state law requires us to 
honor other instate business licenses. There is no action 
required.

5/16/2023 Larsen X

2023.003b 22 Development Code: Military 
Compatibility Amendment

In 2023, HB265 Sentinal Landscape Amendments, required 
municipalities and counties to develop a compatible use 
plan to ensure proposed land uses within a certain distance 
of military land are compatible with military uses.

High 
Priority

- Completed 4/30/2024 4/16/2024 The Council adopted code amendments based on 2023's 
HB265 and 2024's HB 256 Military Compatible Land Use 
Amendment.

5/16/2023 Larsen X

2023.006 22 Wildlife Overlay Zone Facilitate bringing forward a presentation soon. Secondary 
Priority

- Completed 3/31/2024 4/2/2024 Adopted with amendments. 5/16/2023 Larsen X

2023.003a 22 Development Code The Utah Legislature passed several bills in 2023 that 
necessitate changes to the city's code.  SB174, HB364, 
HB406, HB265, and SB118 all affect the city's development 
codes. SB199 makes certain land use laws not referrable 
but no changes are needed to the code.

High 
Priority

- Completed 3/19/2024 3/7/2024 Most required ordinance changes have been completed. 
Some unfinished items are split into new priority items. The 
final EMMC code changes due to SB174 and HB406 regarding 
lot line adjustment item was presented and adopted on 
3/6/2024.

5/16/2023 Larsen X

2023.002 22 Zoning Map Update Update the city's zoning map(s). High 
Priority

- Completed 2/20/2024 2/20/2024 Staff presented and the CC adopted the new zoning map 
which was demonstrated electronically. Staff is expected to 
maintain the map going forward.

5/16/2023 Larsen X X

2023.048 12 Residential Development Standards 17.25.040 Residential Development Standards: Footnote 
#7 requires the average lot size be calculated across the 
preliminary plat. 

High 
Priority

- Completed 2/28/2024 2/6/2024 Approved by the CC on 2/6/2024. 11/7/2023 Draper X

2023.047 13 Standard background for online 
meetings

Create a standard background for use in public, teams, and 
zoom meetings.

Secondary 
Priority

- Completed 1/31/2024 1/31/2024 A new, post-branding, background has been created and sent 
via email along with instructions for uploading to online 
meeting programs.

10/3/2023 Maffitt X

2023.007 14 Annual Council Training Code to establish yearly training of Council by DOLA; to 
include duties, responsibilities, and authorities granted to 
the council by the state; LUDMA, OPMA,  Ethics, etc.

Secondary 
Priority

- Completed 1/2/2024 1/30/2024 State code requires annual training for OPMA - on January 2 
agenda; an orientation manual for council members was 
presented and new council orientation on December 6.

5/16/2023 Strachan

2023.004 22 Fencing Code Council has made a lot of exceptions and wants to be very 
clear about fencing standards. See also 16.35.090.

Secondary 
Priority

- Completed 3/31/2024 2/6/2024 The CC adopted new fencing and buffer code on 2/6/2024. 8/15/2023 Larsen X

2023.001 21 Title 16 Subdivisions Review and update language, address concerns in 
preliminary and final plat approvals regarding language 
and requirements due to SB174.

High 
Priority

- Completed 2/1/2024 10/3/2023 Ordinance changes were approved on 9/19/2023. On 
10/3/2023 added an effective date.

5/16/2023 Mumford X

2023.034 24 Water Conservation Issues Adjust water rates to save for infrastructure needs. High 
Priority

- Completed 1/31/2024 10/3/2023 Rate changes to cover operations and maintenance were 
approved 9/19/2023.

5/16/2023 Trusty X

2023.027 14 Second Class City Requirements What needs to be done? When? Secondary 
Priority

- Completed 10/3/2023 Provided a memo listing requirements and trigger for changes. Strachan X



Mayor & City Council Updates as of October 10
Department Topic Update

Public Works

Public Utilities Well #2 It is "actively being pulled" to investigate lost of production. Discoveries: pump casing has deteriorated and will need to be replaced. The pump itself will likely need
to be replaced, too. It is 17 years old so a needed replacement is to be expected.

Public Services Pony Express x Porter's Crossing Installation of left turn traffic signal scheduled on 10/16 9am-2pm. Sheriff's Office will provide traffic control assistance.

Stormwater Improvements Replacing 15" storm drainpipe with 24" drainpipe on Horizon Drive and Dugway

Lone Tree Emergency Access The road has been graded. Next steps: needs to be sprayed with water, receive a finish grade, add signs. The only cost added to the project will be signs and a water
truck.

Smith Ranch Park The park has been selected by Playworld for a photoshoot for their catalog. Part of the park will be closed to the public on Oct 23 3pm-6pm. They have found 25 Eagle
Mountain kids to be in the photo shoot. Each child will be compensated $50.
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Tentative Upcoming Agenda Items for 
City Council Information 

 
 
 
Development Projects 
 Allgood Plat Amendment 
 AT&T Tower Gateway Site Plan 
 Cedar Corners Phase 5 
 Cedar Glen Concept Plan 
 Eagle Crest Storage 
 Eagle Mountain East Retail Concept Plan 
 Garner Farms Master Development Plan 
 Harmony A-13 and A-14 Site Plans 
 JDH Smith Concept Plan 
 Overland Village 2B Preliminary Plat 
 Strides Site Plan 

 
Code Amendments 
 Drive-Thru Regulations 
 Off-Street Shared Parking Agreements for Non-Single Family  
 Solar Power/Alternative Energy Code 
 Transfer of Density Rights 
 
Other Items 
 Commercial Water Rights Requirements  
 Firefly IFFP/IFA - Water, Sewer, Transportation, and Storm Drain  
 Strategic Planning Retreat/Conference 

 
 

Please note all items are tentative and are subject to change. 
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