
 

  EAGLE MOUNTAIN 
PLANNING COMMISSION MEETING 
 
JULY 8, 2025, 5:30 PM 
EAGLE MOUNTAIN CITY COUNCIL CHAMBERS 
1650 EAST STAGECOACH RUN, EAGLE MOUNTAIN, UTAH 84005  

5:30 PM – PLANNING COMMISSION WORK SESSION 

1. DISCUSSION ITEMS 

 1.A. DISCUSSION - Architectural Standards 

 1.B. DISCUSSION/TRAINING - Review Code Workshop 

6:30 PM PLANNING COMMISSION POLICY SESSION 

2. CALL TO ORDER 

3. PLEDGE OF ALLEGIANCE 

4. DECLARATION OF CONFLICTS OF INTEREST 

5. MINUTES 

 5.A. June 24, 2025 Planning Commission Minutes 

6. STATUS REPORT 

7. ACTION AND ADVISORY ITEMS 

 7.A. ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain City, Utah, 
Amending the Eagle Mountain Municipal Code 17.100 Site Plan Review.   
 
BACKGROUND: (Presented by Senior Planner, David Stroud). Amending Chapter 
17.100 regarding Site Plan submission requirements. 

 7.B. AMENDED PRELIMINARY PLAT - Marketplace 4 

 7.C. ORDINANCE/PUBLIC HEARING - An Ordinance of Eagle Mountain City, Utah, 
Amending the Eagle Mountain Municipal Code Section 16.05.260, Table 6.10.080, and 
creating Chapter 6.15 for establishing standards for Alternative Animal Management 
Plans. It also amends EMMC Table 17.05.200(a) & Sections 17.65.050, 17.65.100, 
17.70.040, and 17.105.050. 
 
BACKGROUND: (Presented by Planner 2, Steven Lehmitz) A proposal to amend 
EMMC Section 6.05.260, Table 6.10.080, and to create Chapter 6.15 for establishing 
standards for Alternative Animal Management Plans. It also amends Table 
17.05.200(a), sections 17.65.050, 17.65.100, 17.70.040, and 17.105.050 to remove 
exceptions to Home Business License and Accessory Dwelling Unit standards -- as well 
as eliminating public hearings for Variances and Land Use Appeals pursuant to UCA 
10-9a-701(5). 

 7.D. SITE PLAN - Meta/Available Storage Wireless Communication Tower 



8. DISCUSSION ITEMS 

9. NEXT SCHEDULED MEETING 

10. ADJOURNMENT 

  

 
THE PUBLIC IS INVITED TO PARTICIPATE IN PUBLIC MEETINGS FOR ALL AGENDAS. 

In accordance with the Americans with Disabilities Act, Eagle Mountain City will make reasonable 
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 801-789-6611. 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.  

 
 

 
 



 

EAGLE MOUNTAIN CITY 
PLANNING COMMISSION MEETING 

JULY 8, 2025 

TITLE:   Discussion of Architectural Standards 

ITEM TYPE:   Discussion 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  David Stroud, Senior Planner David Stroud 
 
RECOMMENDATION: 
N/A 
 
BACKGROUND: 
VCBO will present to the Planning Commission the latest draft regarding architectural standards of 
commercial and multifamily development. Formal recommendation is scheduled on the August 26 
Planning Commission. 
 
ITEMS FOR CONSIDERATION: 
N/A 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 

1.   2025-07-02 17.72 Design Standards 
 
 



Chapter 17.72 
COMMERCIAL AND MULTIFAMILY DESIGN STANDARDS 

Sections: 
17.72.010    What this chapter does. 
17.72.020    Purpose. 
17.72.030 Commercial design standards 
17.72.04030    Commercial sSite design. 
17.72.05040    Commercial aArchitectural standards. 
17.72.060    Multi-family design standards 
17.72.070    Multi-family site design 
17.72.080    Multi-family architectural standards 
 

17.72.010 What this chapter does. 

This chapter provides standards and guidelines for the site and building design of 
commercial and multifamily developments. Although these standards are not 
required for industrial parks, warehouses, or large corporate office or campus 
developments, they are highly encouraged. [Ord. O-11-2008 § 3 (Exh. B § 24.1)]. 

17.72.020 Purpose. 

The purpose of this chapter is to provide standards and guidelines to enhance the 
visual quality of development, to help create developments that encourage 
pedestrian activity, to promote buildings of lasting architecture and aesthetic 
appeal, to increase functionality and safety of parking areas for pedestrians and 
vehicles, to minimize the visual expanse of pavement through good site design, and 
to ensure that a sense of place is created and maintained while the city 
experiences growth and development. This chapter shall be applied to all 
commercial and multifamily projects within the city and shall be reviewed during the 
site plan application process. [Ord. O-11-2008 § 3 (Exh. B § 24.2)]. 

https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain17/EagleMountain1772.html#17.72.010
https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain17/EagleMountain1772.html#17.72.020
https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain17/EagleMountain1772.html#17.72.030
https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain17/EagleMountain1772.html#17.72.040
https://www.codepublishing.com/UT/EagleMountain/ords/O-11-2008.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-11-2008.pdf


 

17.72.030 Commercial design standards. 
These commercial design standards apply to commercial zones referenced in 
Chapter 17.35 with the addition of Downtown Commercial Area and Business Park 
Zones.  

17.72.04030 Commercial Site design. 

The arrangement of different elements of a project on the site is vital to creating an 
environment that is focused on the street and the pedestrian, rather than the 
vehicle and parking areas. A site can be designed to be visually appealing from the 
street and still be functional and safe for vehicular circulation and pedestrian 
access. Minor variations to these standards may be considered by the Pplanning 
Ccommission and Ccity Ccouncil if a property contains one of the following 



constraints: wetlands, steep hillsides, major drainage washes, unusual property 
shape, existing easements, or a similar constraint/difficulty that can be directly tied 
to a design standard and adequately justified by the applicant. 

 

A. Building Location. Buildings should be located at or near the minimum front 
setback line as identified in Title 17, with pedestrian access leading to the primary 
entrance and landscaping placed between the building and the street. Parking 
should be located to the side or the rear of commercial buildings, not between the 
street and the building. If parking is situated between the building and the street, 
significant increases in landscaping, berming, and architectural features are 
required to break up and screen the expanse of pavement. 

1. Commercial Building Orientation. The primary entrance to a commercial 
building should be oriented toward the street and the sidewalk. Orienting the 
primary entrance to a parking area without addressing the street-facing 
facade with entrances, display windows, awnings, increased architectural 
elements, increased landscaping, and/or other pedestrian-oriented features is 
prohibited. 

Table 1. Downtown Commercial Setbacks 

 Downtown Commercial Area 

Front Min: 10 feet 

Max: 10 feet except the main 
entry which can be set back 
an additional 5 feet 

Rear Min. 10 feet 

Side Min. 0 feet at interior sides, 
Min. 10 feet at side street 
facing activity zone areas. 

 



 

Required: Building located near front setback, addressing the street. 

B. Commercial Parking Location.  Locate surface parking to the side or the rear of 
buildings so that they are screened from view from the primary street. Parking 
should not be located between any commercial building and the street. This is 
especially important on corners. Large 30,000+ square-foot buildings (excluding 
Business Parks) shall follow the same standard, or be designed with pad site 
buildings along the street edge to screen the expanse of pavement. 

1. Downtown Commercial Areas. Parking shall be located as indicated in the 
Downtown Master Plan. 

Table 2. Commercial Parking 

 Downtown 
Commercial Area 

Commercial 
Neighborhood 

Commercial 
Community 

Commercial 
Regional 

Business 
Park 

% Screened 
by building 
from Primary 
Street 

As indicated 50%  50% - pad sites may be 
used to help screen 
parking 

NA 

Landscape 
between lot 
and primary 
street 

10’ NA 20’ 

Structured 
parking 
façade 
treatment 

Shall be wrapped by a façade 
that meets all of the same 
architectural standards as the 
buildings. 

NA 



Structured 
parking 
fronting 
primary street 

Shall have an 
active use on the 
ground floor. 

< Should this 
also apply 
here? Ask 
Council 

NA 

 

 

 

Inappropriate Not Permitted – Parking and pavement between pad site buildings 
and street; buildings do very little to screen parking 

 

Appropriate Encouraged – Pad site buildings are placed at street edge and shield 
a majority of the parking area 

 



 

Discouraged Not Permitted – Parking between building and street 

 

EncouragedAppropriate – Parking to the side of the building and behind the front 
facade of building 

C. Vehicular Circulation. All commercial developments shall provide a clearly defined 
and efficient vehicular circulation system that promotes safe and logical traffic flow 
throughout the site. Vehicular entrances shall comply with Title 16 SUBDIVISIONS, 
Table 16.35.130 (b). Any drive throughs shall be located to the rear and side of the 
buildings where feasible and may require screening from street view.  

Table 3. Drive Through Standards 

 Downtown 
Commercial 
Area 

Commercial 
Neighborhood 

Commercial 
Community 

Commercial 
Regional 

Business 
Park 

Drive 
Through 
Screening 

NA 100% 0% NA 

Drive 
Through 

NA Min width: 10’ Min width: 10’ NA 



Service Lane 
Standard 

Max width: 12’  

Only 1 permitted 

Max width: 12’  

Maximum 2 permitted  

Drive 
Through 
Escape Lane 

NA 1 lane minimum of 10’ wide required in 
addition to service lane 

NA 

 

 

Permitted: Drive through located on the side of the building. 

D. Sidewalks. A public sidewalk from the public right-of-way to the primary entry or 
entries is required for all developments. Pedestrian access must also comply with 
17.55.090 Pedestrian walkways and accesses. 

1. Downtown Commercial Areas. Sidewalks shall be provided as indicated in 
the Downtown Master Plan. 

E. Landscaping. Open space and native landscape are a key definingx feature of 
Eagle Mountain. The entirety of setback area must be landscaped in accordance 
with Chapter 17.60 LANDSCAPING, BUFFERING, FENCING AND TRANSITIONING. 
Landscape shall align with waterwise planting requirements and turf grass is limited 
to areas where it will be actively used for recreation such as sports, playgrounds, 
and community event space within the development. Landscaping shall also 
comply with 17.55.080 Landscaping in parking and drive lane areas.  

1. Downtown Commercial Areas. Landscape elements such as hanging plants 
and small planters are encouraged in activity and circulation zones and shall 



be designed to ensure they enhance and do not interfere with pedestrian 
activities. 

F. Signage. Signage for a commercial development shall be rooted in the ground as 
a monument sign. Large aerial or pole signage is not permitted. The monument 
signage shall be located at each primary entryway and shall incorporate natural 
materials such as natural stone and/or wood. Individual business signage shall be 
wall or awning-mounted, and is permitted on a maximum of three sides of a 
building. Animated and digital building-based signage is not permitted. All signage 
shall comply with Chapter 17.80 SIGN REGULATIONS AND SIGN PERMITS (Chapter 
6 of the Eagle Mountain Branding Playbook presents the City Signage, and should 
be used as a design reference for future developments.) 

1. Downtown Commercial Areas. Sidewalks shall be provided as indicated in 
the Downtown Master Plan. 

G. Activity Zone. An activity zone is encouraged and may be required in front of the 
primary building. This zone shall include hardscape to support pedestrian activities 
such as outdoor dining, seating, sales area, covered entryways, etc. 

Table 4. Activity Zone Standards 

 Downtown 
Commercial Area 

Commercial 
Neighborhood 

Commercial 
Community 

Commercial 
Regional 

Business 
Park 

Activity zone  Required Encouraged 

Minimum 
depth 

10’ 15’ 

Minimum 
frontage 

Entirety of 
building frontage 

50% of 
building 
frontage 

Minimum 30’ located at primary 
building entryway 



 

Required: Activity zone in front of primary entrances 

 

Plaza and open space within retail developments enhances the pedestrian and 
shopping experience 

 



 



Unless otherwise indicated by the Downtown Master Plan. 



 



 

C. Multifamily Parking/Garages. Garages and parking areas should be placed to the 
rear of buildings, accessed by a service drive. If garages are placed on the front 
facade, they shall be staggered and set back so as to minimize their appearance 
from the street. Garages shall never dominate the street-facing facade of a 
building. 

1. Fire Access. 

a. Access Off of a Minimum 26-Foot-Wide Over-Sized Alley or Service 
Drive (Functions in Such Case as a “Fire-Access Road”). The 26-foot-wide 
drive fire access, when used, shall be restricted to having parking along 
only one side (those sides which adjoin fire hydrants) and shall have “No 
Parking” signs posted along those same sides. In cases where a roadway 
is at least 35 feet wide, parking may be allowed along both sides of a fire 



access road and no parking restriction will be required.

 

  

 

Appropriate – Multifamily facades not dominated by garages 

 



 

Garages accessed by private service drive 

D. Open/Plaza Space. It is important to treat the unbuilt portion of a site as a 
designed, functioning space. The different elements of a site shall be arranged in a 
way that maximizes useable open/plaza space. This is especially important in 
multifamily projects. Buildings should be clustered and open space should be 
combined in larger, more useable areas. Creativity with open space design is also 
encouraged. 

 

Buildings are clustered to maximize useable open space 



  

Plaza and open space within retail developments enhances the pedestrian and 
shopping experience 

[Ord. O-46-2023 § 2 (Exh. A); Ord. O-02-2019 § 2 (Exh. A); Ord. O-11-2008 § 3 (Exh. B 
§ 24.3)]. 

17.72.040 050 Commercial Architectural standards. 

The architectural elements of a building can either enhance the building’s visual 
appeal or detract from the quality of the neighborhood. In order to prevent the 
construction of bland, out-of-scale buildings that are oriented to vehicular traffic 
and discourage pedestrian activity, the following minimum architectural standards 
shall be applied to commercial and multifamily developments. Minor variations to 
these standards may be considered by the Pplanning Ccommission and Ccity 
Ccouncil with very specific justification provided by the applicant of how the 
proposal is more appropriate for the neighborhood and of higher quality than the 
standard. 

For the purpose of this section, a duplex or twin home shall not be considered a 
multifamily dwelling. The architectural design standards contained in this section 
shall not apply to duplex or twin home dwellings unless contained in a development 
agreement. 

A. Architectural Style/Theme. Commercial buildings should be similar in style as 
significant adjacent buildings. All facades of commercial and multifamily structures 
shall be designed with consistent architectural style, detail, and trim features as the 
primary facade. Separate structures on the site shall be designed similar to the 
primary structure, including colors, materials, and design elements. 

B. Primary Entrance. Building entries must be clearly identifiable through their 
design from the primary street frontage and the primary vehicular and pedestrian 
access points. The primary entrance shall be articulated from the primary facade by 

https://www.codepublishing.com/UT/EagleMountain/ords/O-46-2023.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-02-2019.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-11-2008.pdf


a minimum of three feet. All primary entries shall be sheltered either through a 
setback from the primary façade or through the inclusion of a sheltering element 
such as an awning, arcade, or roof element that creates a protective entry that is a 
minimum of three feet in depth. 

B. Main Entrance. The main entrance of a structure should orient to major 
sidewalks, pedestrian ways, plazas, courtyards, or other public spaces. It shall also 
be clearly identifiable, and consist of a sheltering element such as a porch, stoop, 
awning, arcade, or portico. 

 

Required: Clearly identifiable covered entry 



 

Multifamily unit entry defined with covered porch

 

InappropriateNot Permitted: Entryway not clearly defined; no sheltering element 

C. Building Height. The max allowable building height shall align with Chapter 
17.35.040 Commercial development standards. An additional story may be 
permitted if the standards for upper level setbacks are met for DC, CC, and CR 
zones. 

1. Downtown Commercial and Commercial Neighborhood. The ground floor 
shall be a minimum of 15’ in height to preserve the prominence of pedestrian 
level experience.  



 



 

D. Upper Level Setbacks. Setbacks shall be designed to maximize sight lines, create 
patio/balcony space, and provide visual interest and articulation. The step back 
from the main facade shall be equal to or greater than the floor height. 

1. Commercial Community and Commercial Regional. A minimum of 20% of the 
length of the front elevation of the fourth floor shall be stepped back from 
the main façade.  

 



 

E. Level Differentiation. For Downtown Commercial, Commercial Neighborhood. and 
Commercial Community zones, buildings shall be designed with a clear delineation 
between the ground floor and upper floors. This may be articulated through 
material variation, detailing such as cornices, lintels, and horizontal detailing above 
the ground floor. Additional detailing and articulation at the cap or roof are 
required. This may be achieved through detail elements such as eaves, cornices, 
and frieze or bracket elements. 

F. Façade Articulation. Vertical and horizontal articulation and relief reduces the 
perceived scale of buildings. All exterior walls facing a street, activity zone, or 
public space shall be articulated to reflect a human scale. This variation shall include 
the following strategies:  



• Modulate the facade by stepping portions of the building in or out to create shadow 
lines and visually delineate areas of the building. Or visually highlight the building 

column structure of the building by using different materials or detailing to articulate 
engaged columns at the building exterior with a change in plane at the column bays.   

• Divide the storefront into distinct areas to provide visual interest. Storefront or 
window bays should not exceed the length specified without a break or change in 

material to reflect a human scale. 

Table 5. Articulation Standards 

 Downtown 
Commercial Area 

Commercial 
Neighborhood 

Commercial 
Community 

Commercial 
Regional 

Business 
Park 

Max wall 
section 
without 
architectural 
variation on 
ground floor 

35’ 50’ NA 

Max wall 
section 
without 
architectural 
variation on 
upper floors 

70’ 50’  

Minimum 
façade step in 
or out 

1’ 2’ 

Minimum 
change in 
plane at the 
column bays 

4” 6”  

Maximum 
continuous 
storefront or 
window bays 

20’ 25’ 30’ 



    

Appropriate Articulation 

 

Inappropriate Articulation 

 

Not Permitted: Flat facades with only color changes 

G. Window/Wall Ratio. A minimum window-to-wall ratio is required on the ground 
level at exterior walls facing a street, activity zone, or public space and a minimum 
or maximum window to wall ratio is identified for the upper levels. Windows are 
required on all street facing facades at a minimum of 7.5%. 

1. Downtown Commercial and Commercial Neighborhood. Windows must 
meet a 50% minimum of the ground level façade. Upper levels or non-primary 
facades may have up to 30% windows. Architectural detailing is required at 
the head and sill of each window.  

2. Commercial Community and Commercial Regional. Windows must meet a 
25% minimum of the ground level façade. Architectural detailing is 
encouraged at the head and sill of each window.  



HC. Roof DesignExpression. The primary roof form of a structure should help 
reduce the perceived scale of the building. All commercial buildings shall contain 
either sloping roofs with overhanging eaves, or a decorative parapet and multiple 
roof planes and heights. Decorative cornices and roof projections such as cupolas 
or towers are also encouraged. Multifamily buildings shall contain overhanging 
eaves and multiple roof planes when pitched roofs are used, and varying parapet 
heights when flat roofs are used.  

1. Flat roofs shall be screened with parapets on all sides of the building. The parapet 
height shall be sized to visually obscure any rooftop equipment from the pedestrian 
view from public and private streets. Where this is not viable, a screen or wall 
system shall be used to block rooftop equipment from view.  

Pitched roofs shall be varied to ensure no singular roof element dominates the 
building. pitched roofs shall be a minimum slope of 6:12.  

Lower roof elements, trellises, awnings, and other architectural shade elements are 
required to create visual interest and provide a human scale. These shall be located 
over the main entry and over occupied rooftop space.   

 1. Downtown Commercial. Flat roofs are preferred. Pitched roof elements 
shall be used for architectural interest and variation. No pitched roof shall 
extend more than 25% the length of the primary street-facing façade.     
Parapets shall be varied and feature cornice treatments with architectural 
relief to and an architecturally detailed cap element to clearly delineate the 
top of the building. 

2. Commercial Neighborhood and Commercial Community. Cap element to 
clearly delineate the top of the building. 

3. Commercial Regional and Business Park. The roof must be vertically varied 
in height with a minimum 2’ elevation change, in conjunction with horizontal 
articulation to add architectural interest to the building. 



 

 

 



 

 

 

Decorative parapets and multiple roof planes/projections 



D. Building Articulation. Vertical and horizontal articulation and relief reduces the 
perceived scale of buildings. Buildings shall include facade modulation (stepping 
portions of the facade), horizontal and vertical divisions (textures or materials), 
window patterns, offsets, recesses, projections, varied front setbacks or staggered 
and jogged unit planes within the same structure, and other techniques to help 
identify individual residential units in a multifamily structure, and to avoid large, 
featureless and/or panelized surfaces on commercial buildings. Large uninterrupted 

expanses of a building wall are prohibited.  

Appropriate Articulation  

Inappropriate Articulation 

 

 



 

Inappropriate Not permitted building articulation 

E. Architectural Detailing. Pedestrian-scaled architectural features/details shall be 
incorporated into commercial and multifamily buildings to orient the building to 
pedestrian activity and to increase the overall visual appeal of the structure. 

1. Commercial buildings shall incorporate a majority of the following 
architectural details: reveals, canopies, awnings, popouts, columns, decorative 
trim and moldings, architectural lighting, ornamental cornices, decorative 
masonry pattern, decorative doors and windows, exposed timbers, and trellis 
structures. All sides of a building shall include the chosen details. 

 



Area between building entrances is treated with awning and windows to create a 

pedestrian-friendly environment  

Appropriate use of awnings, building materials, and windows addressing the 
street and sidewalk 

 



Trellis structure, decorative parapet, building articulation, awnings

 

Tower feature, overhanging eaves, decorative windows, mix of building 
materials, trellis structures, etc. 

2. Multifamily townhome buildings shall incorporate a majority of the following 
architectural detailing: decorative shutters, bay windows, popouts, trellis or 
arbor structures, porches, decorative gables, dormer windows, exposed 
timbers, balconies, columns, turrets, decorative trim and moldings, detailed 
grilles and railings, architectural lighting, decorative masonry pattern, window 
grids, and decorative doors and windows. All sides of a building shall include 
the chosen details, where applicable. 

3. Multifamily stacked buildings shall incorporate a majority of the following 
architectural detailing: decorative shutters, bay windows, popouts, trellis or 
arbor structures, porches, decorative gables, dormer windows, exposed 
timbers, columns, turrets, decorative trim and moldings, detailed grilles and 
railings, architectural lighting, decorative masonry pattern, window grids, and 
decorative doors and windows. All sides of a building shall include the chosen 
details, where applicable. In addition to the above standards, the following 
shall apply: 

a. Each unit above grade shall include a minimum of a 50 square foot 
balcony; 

b. At grade or below grade units shall include a minimum of a 75 square 
foot patio; and 

c. If rooftop amenities are provided, such amenities shall not be used in 
the calculation of overall required development amenities. 



 

 

Porches, window grids, material mix, building articulation 

 



Porch, balcony, columns, building articulation, window grids, decorative garage 
doors, decorative roof treatments, multiple roof planes, variation in building color 

and materials 

IF. Building Materials. Buildings should incorporate materials used throughout the 
city and be similar in character and architectural theme as significant neighboring 
structures. The building facades shall be clad in high-quality natural materials such 
as brick masonry, natural stone, wood, composite concrete siding that emulates 
traditional wood siding, or high-quality metal. 

• Masonry and stone should reflect natural tones. 
• Wood and wood-look materials should be natural in color.  
• Painted, powder-coated and high-quality composite metals may be used, 

colors should be neutral grays and browns. 

A material board with actual materials and colors shall be presented to the Land 
Use Authority for approval. 

1. Commercial Neighborhood and Commercial Community. Wood and high-
quality wood-look materials are encouraged to reflect the natural 
environment of Eagle Mountain. 

Table 6. Building Material 

 Downtown 
Commercial Area 

Commercial 
Neighborhood 

Commercial 
Community 

Commercial 
Regional 

Business 
Park 

Primary 
building 
material 

Brick or stone 
masonry 

High-quality natural 
material 

  

Percent of 
building entry 
and primary 
façade using 
high-quality 
natural 
materials 

100% 100% 30% 20% 

Secondary 
material 

One or more 
required. 

One or more required and 
distinct materials in addition 
to glass 

  



Other façade 
treatments 

   15% of all 
other 
facades 
should also 
include one 
or more of 
these 
materials for 
visual 
interest and 
quality. 

10% of 
all other 
facades 
should 
also 
include 
one or 
more of 
these 
materials 
for 
visual 
interest 
and 
quality. 

Not Permitted 
Building 
Materials 

Corrugated metal 
and EIFS 

Corrugated metal   

 

 

J. Accent Colors. Accent Colors may be used to support a business brand, or 
highlight key architectural features or elements.  

• No more than 7.5% of any façade and should be finished using an accent 
color. Accent colors and materials shall compliment the material palette 
above as well as the Eagle Mountain City Brand Standards, and be approved 
by the Land Use Authority.  

• Artwork, signage and awnings as approved by the Land Use Authority are 
exempt from this standard. 

1. Downtown Commercial. Accent colors may only be used to support a 
business brand through signage and awnings.  Accent colors must be 
presented to and approved by the Land Use Authority. 



 

Permitted: Accent colors used to support brand while complimenting building 
materials  

 

InappropriateNot Permitted: bright colors and creative architecture overpower 
the building form and clash with architecture and theming of neighboring 

buildings and community 

KI. Lighting. All lighting shall be dark sky approved and designed to be shielded and 
directed downward to prevent light glare from adversely affecting neighboring 
uses/properties. The light bulb or light source of building lighting shall not be visible 
from beyond the property. Building lighting and parking lot lighting should be 
decorative in design to add to the architectural style and character of the building 
and area. Lighting shall be reviewed based on aesthetics, glare, and adequate light 



for safety. A lighting plan and lighting design details are required with a site plan 
application. 

 

 

L. Mechanical Equipment. All mechanical equipment shall be screened so as not to 
be visible from any public or private streets. Screens shall be aesthetically 
incorporated into the design of the building  and shall conform to the color and 
materials of the primary building. Screening includes walls, landscaping, parapet 
walls, or a combination. All electrical service equipment should be painted to match 
the wall color or screened to blend with the surrounding terrain. 

M. Storage, Loading Areas, and Trash Enclosures. Storage and loading areas and 
trash enclosures shall be located out of view from public streets, and shall be 
screened and designed with the architectural style of the building, including 
materials, colors, details, etc. Chain link fences and fencing with vinyl slats are 
prohibited as screening. The consolidation of trash areas between businesses is 
encouraged. 

 



Screening wall – same materials as building 

[Ord. O-50-2023 § 2 (Exh. A); Ord. O-11-2023 § 2 (Exh. A); Ord. O-09-2017 § 2 (Exh. A); 
Ord. O-25-2008 § 2 (Exh. A §§ 24.4.9 – 24.4.12); Ord. O-11-2008 § 3 (Exh. B § 24.4)]. 

 

1. Multifamily structures shall utilize at least two exterior materials, including stucco, 
vinyl or fiber/cement siding, decorative rock/stone, brick, or other material deemed 
appropriate by the planning director. Each material shall be used on a minimum of 
30 percent of the building, and used on all sides of the building. Other materials 
may be included as accents. Aluminum siding is prohibited. 

 

  2. All commercial buildings shall avoid large panelized products or 
featureless surfaces. Commercial buildings shall utilize an appropriate mixture of 
building materials on all sides, including brick, rock, fiber/cement siding, wood, 
glass, stucco, and colored architectural CMU (concrete masonry unit). Stucco may 
not be used on more than 50 percent of a building. Metal, plain CMU, or other 
materials deemed appropriate by the planning commission and city council may be 

used as accents only.  

https://www.codepublishing.com/UT/EagleMountain/ords/O-50-2023.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-11-2023.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-09-2017.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-25-2008.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-11-2008.pdf


Varied materials: brick, stone, decorative CMU, and even tile and metal – 

identifiable franchise elements  

 

Architectural detailing and mixture of materials on all sides – especially all street-
facing sides 

G. Building Color. Buildings should not be restricted to using desert landscape 
colors, such as beige, tan, grays, browns, etc. A wide palette of colors is 
recommended, excluding any neon, ultra-bright, or reflective colors. A building’s 
color palette should be similar to that of significant neighboring structures. 
Franchise colors and elements may be incorporated, but shall not overpower the 



architectural form/theme of the building and/or development.

 

Inappropriate: bright colors and creative architecture overpower the building 
form and clash with architecture and theming of neighboring buildings and 
community 

H. Multifamily Garage Doors. Garage doors shall not be the most prominent or 
visible feature on a building. They shall be accessed from the side or rear, or set 
back from the front facade. If garages are visible from the street, white doors are 
discouraged. Decorative doors are encouraged.

 

I. Lighting. All lighting shall be designed to be shielded and directed downward to 
prevent light glare from adversely affecting neighboring uses/properties. The light 
bulb or light source of building lighting shall not be visible from beyond the 
property. Building lighting and parking lot lighting should be decorative in design to 
add to the architectural style and character of the building and area. Lighting shall 
be reviewed based on aesthetics, glare, and adequate light for safety. A lighting 



plan and lighting design details are required with a site plan application.

 

J. Mailbox Structures. Cluster mailboxes are generally required by the U.S. Postal 
Service for multifamily developments. These mailboxes, however, should not 
detract from the project, as they generally do when designed as a metal structure. 
Cluster mailboxes should emulate the buildings in materials and color.

 

Inappropriate  

Appropriate 

K. Mechanical Equipment. All mechanical equipment shall be screened so as not to 
be visible from any public or private streets. Screens shall be aesthetically 
incorporated into the design of the building and shall conform to the color and 



materials of the primary building. Screening includes walls, landscaping, parapet 
walls, or a combination. All electrical service equipment should be painted to match 
the wall color or screened to blend with the surrounding terrain. 

 

Screening for mechanical equipment matches building in material and color

 

L. Storage, Loading Areas, and Trash Enclosures. Storage and loading areas and 
trash enclosures shall be located out of view from public streets, and shall be 
screened and designed with the architectural style of the building, including 
materials, colors, details, etc. Chain link fences and fencing with vinyl slats are 
prohibited as screening. The consolidation of trash areas between businesses is 
encouraged 



.  

Screening wall – same materials as building 

[Ord. O-50-2023 § 2 (Exh. A); Ord. O-11-2023 § 2 (Exh. A); Ord. O-09-2017 § 2 (Exh. A); 
Ord. O-25-2008 § 2 (Exh. A §§ 24.4.9 – 24.4.12); Ord. O-11-2008 § 3 (Exh. B § 24.4)]. 

2. Multifamily Building Orientation. Multifamily developments often have buildings facing 

onto internal courtyards and open space. The buildings adjacent to streets, however, shall 

front those streets and provide a primary entrance toward the street. If the side of a 

building faces a street, an entrance should be provided on that facade. Blank walls and/or 

rear facades should not be placed adjacent to streets. Orienting the primary entrances to a 

courtyard or open space without addressing the street-facing facade with entrances, 

windows, awnings, increased architectural elements, increased landscaping, and/or other 

pedestrian-oriented features is prohibited.  



C. Multifamily Parking/Garages. Garages and 

parking areas should be placed to the rear of buildings, accessed by a service drive. If 

garages are placed on the front facade, they shall be staggered and set back so as to 

minimize their appearance from the street. Garages shall never dominate the street-facing 

facade of a building. 

1. Fire Access. 

a. Access Off of a Minimum 26-Foot-Wide Over-Sized Alley or 

Service Drive (Functions in Such Case as a “Fire-Access Road”). The 26-foot-

wide drive fire access, when used, shall be restricted to having parking along 

only one side (those sides which adjoin fire hydrants) and shall have “No 

Parking” signs posted along those same sides. In cases where a roadway is at 

least 35 feet wide, parking may be allowed along both sides of a fire access 

road and no parking restriction will be required.

 

  



 

Appropriate – Multifamily facades not dominated by garages 

 

 

Garages accessed by private service drive 



D. Open/Plaza Space. It is important to treat the unbuilt portion of a site as a designed, 

functioning space. The different elements of a site shall be arranged in a way that 

maximizes useable open/plaza space. This is especially important in multifamily projects. 

Buildings should be clustered and open space should be combined in larger, more useable 

areas. Creativity with open space design is also encouraged. 

 

Buildings are clustered to maximize useable open space 

  



17.72.060 Multi-family design standards. 
These standards apply to buildings within the multi-family residential zones 
including MF1 and MF2. 

17.72.080 Multi-family site design. 

A. Building Location. Building Location and Orientation. Buildings should be located 
at or near the minimum front setback line, with pedestrian access leading to the 
primary entrance and landscaping placed between the building and the street. 
Multifamily developments often have buildings facing onto internal courtyards and 
open space. The buildings adjacent to streets, however, shall front those streets 
and provide a primary entrance toward the street. Each unit for a townhouse, 
rowhouse, or stacked flat shall have a uniquely designed entrance. These entries 
shall be highlighted through the integration of a covered porch.  

Mansion house or Big house style multi-family buildings can have shared 
entryways, but these entries shall be clearly identifiable the main entry and 
shall include a protective roof element with a minimum of four feet in depth. If 
the side of a building faces a street, an entrance should be provided on that 
facade. The minimum front setback shall be 15 foot and rear setback 30 foot 
between buildings, with a side setback minimum of 15 foot. Sidewalks shall be 
constructed at public right-of-way (ROW) and from ROW to all building 
entrances in accordance with Title 16 SUBDIVISIONS. Blank walls and/or rear 
facades should not be placed adjacent to streets. Orienting the primary 
entrances to a courtyard or open space without addressing the street-facing 
facade with entrances, windows, awnings, increased architectural elements, 
increased landscaping, and/or other pedestrian-oriented features is 
prohibited. 

B. Parking. Surface and guest parking areas shall be located to the rear or side of 
buildings wherever feasible. Where parking may be visible from the primary street, 
it shall be screened by landscaping or other site elements. Garages shall be placed 
to the rear of buildings, accessed by a service drive where feasible. If garages must 
be located on the side or front of the building(s), they shall be a minimum distance 
of 15' from each other. See Title 17 Residential Zones, Table 17.25.040 Residential 
development standards. If garages are placed on the front facade, they shall be 
staggered and set back 5 foot from the front façade and at least 20 foot from the 
front property line so as to minimize their appearance from the street. Driveways 
shall not exceed grades of 12 percent. Private services drive to residential parking 
areas are encouraged, in alignment with Title 16 SUBDIVISIONS, Table 16.35.30 (b). 



1. Fire Access. Access Off of a Minimum 26-Foot-Wide Over-Sized Alley or 
Service Drive (Functions in Such Case as a “Fire-Access Road”). The 26-
foot-wide drive fire access, when used, shall be restricted to having parking 
along only one side (those sides which adjoin fire hydrants) and shall have 
“No Parking” signs posted along those same sides. In cases where a 
roadway is at least 35 feet wide, parking may be allowed along both sides of 
a fire access road and no parking restriction will be required. 

 

 

Appropriate – Multifamily facades not dominated by garages 



 

Garages accessed by private service drive 

 

D. Vehicular circulation. Private services drives to residential parking areas are 
encouraged, in alignment with Title 16 SUBDIVISIONS, Table 16.35.30 (b). 

E. Open Space. It is important to treat the unbuilt portion of a site as a designed, 
functioning space. The different elements of a site shall be arranged in a way that 
maximizes useable open/plaza space. This is especially important in multifamily 
projects. Buildings should be clustered and open space should be combined in 
larger, more useable areas. Creativity with open space design is also encouraged. 



 

Buildings are clustered to maximize useable open space 

F. Landscaping: Open space and native landscape are a key defining feature of 
Eagle Mountain. The entirety of setback area must be landscaped in accordance 
with Chapter 17.60 LANDSCAPING, BUFFERING, FENCING AND TRANSITIONING. 
Landscape shall align with waterwise planting requirements and turf grass is limited 
to areas where it will be actively used for recreation such as sports, playgrounds, 
and community event space within the development. Landscaping in surface 
parking areas shall also comply with 17.55.080 Landscaping in parking and drive 
lane areas. Traditional, landscaped front yards are required within the front 
setback. Landscaping shall align with Chapter 17.60 LANDSCAPING, BUFFERING, 
FENCING AND TRANSITIONING. 

G. Signage: All signage shall comply with Chapter 17.80 SIGN REGULATIONS AND 
SIGN PERMITS (Chapter 6 of the Eagle Mountain Branding Playbook presents the 
City Signage, and should be used as a design reference for future developments.) 

I. Lighting: All exterior lighting shall be dark sky complaint. All lighting shall be 
designed to be shielded and directed downward to prevent light glare from 
adversely affecting neighboring uses/properties. (Chapter 17.72 EMMC). Building 
lighting and parking lot lighting should be decorative in design to add to the 
architectural style and character of the building and area. Lighting shall be 
reviewed based on aesthetics, glare, and adequate light for safety.   

 [Ord. O-46-2023 § 2 (Exh. A); Ord. O-02-2019 § 2 (Exh. A); Ord. O-11-2008 § 3 (Exh. B 
§ 24.3)]. 

17.72.080 Multi-family Architectural standards. 

The architectural elements of a building can either enhance the building’s visual 
appeal or detract from the quality of the neighborhood. In order to prevent the 
construction of bland, out-of-scale buildings that are oriented to vehicular traffic 

https://www.codepublishing.com/UT/EagleMountain/ords/O-46-2023.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-02-2019.pdf
https://www.codepublishing.com/UT/EagleMountain/ords/O-11-2008.pdf


and discourage pedestrian activity, the following minimum architectural standards 
shall be applied to multifamily developments. Minor variations to these standards 
may be considered by the planning commission and city council with very specific 
justification provided by the applicant of how the proposal is more appropriate for 
the neighborhood and of higher quality than the standard. 

For the purpose of this section, a duplex or twin home shall not be considered a 
multifamily dwelling. The architectural design standards contained in this section 
shall not apply to duplex or twin home dwellings unless contained in a development 
agreement. 

A. Architectural Style/Theme. All facades of multifamily structures shall be designed 
with consistent architectural style, detail, and trim features as the primary facade. 
Separate structures on the site shall be designed similar to the primary structure, 
including colors, materials, and design elements. 

B. Main Entrance. The primary entrance for each unit for a townhouse, rowhouse, 
or stacked flat shall have a uniquely designed entrance. These entries shall be 
highlighted through the integration of a covered porch. Entryways (roofs and 
porches at a minimum) shall be set forward a minimum of 3 feet from the primary 
façade. Mansion House or Big House style multi-family buildings may have shared 
entryways, but these entries shall be clearly identifiable and shall include a 
protective roof element with a minimum of three feet in depth. 

 

Multifamily unit entry defined with covered porch 



 

Not Permitted: Entryway not clearly defined; no sheltering element 

C. Building Height. The maximum allowable building height is 35 feet and up to 3 
stories. An additional story may be permitted if the standards for upper level 
setbacks are met. For any ancillary structure, the maximum height allowed is 10' 
above primary structure. (Title 17.25 Residential Zones)  

D. Upper Level Setbacks. Setbacks shall be designed to maximize sight lines, create 
patio/balcony space, and provide visual interest and articulation. The step back 
from the main facade shall be equal to or greater than the floor height. 

1. An additional story may be permitted if a minimum of 30% of the length of 
the front elevation of the fourth floor is stepped back from the main façade.  

E. Unit Outdoor Amenities. Each unit above the ground floor shall include a minimum 
of a 50 square foot balcony or patio with a minimum of 5-foot depth. Each unit on 
the ground floor or below shall include a minimum of 75 square foot patio.  

F. Façade Articulation. All facades shall include articulation. All facades shall not 
exceed 30 feet without horizontal articulation of at least 2 feet to create visual 
interest and shadow patterns along the elevation to avoid monotonous building 
facades in accordance with 17.25 EMMC. A horizontal break in materials or 
horizontal articulation is required between the second and third floors.  

G. Window/Wall Ratio. The front façade should have a minimum of 20% window to 
wall ratio and the side and rear facades shall have a minimum 12.5% window to wall 
ratio. All required windows shall be transparent. All windows on the primary façade 
shall incorporate at least two (2) of the following features 

• Trim or molding at least four inches in width 
• Canopies, shutters, or awnings proportional to window size; or 



• Recessed insets from the primary facade by at least two inches 

H. Roof Expression. For multifamily buildings, both flat and pitched roofs are 
permitted. Multifamily buildings shall contain overhanging eaves and multiple roof 
planes when pitched roofs are used, and varying parapet heights when flat roofs 
are used. Pitched roofs shall contain overhanging eves and multiple roof planes for 
visual interest. A minimum roof pitch of 6/12 is required for each dwelling, with a 
minimum 16-inch overhang at the eaves (including gutters) on non-gable ends. 
Deep eaves, overhangs, canopies and other architectural features that provide 
shelter from the elements in winter and shade in summer shall be incorporated in 
the building entryway. Flat roofs are permitted where rooftop amenities are 
located. Flat roofs shall be buffered from view by using varying parapets heights 
on all sides to visually obscure any rooftop equipment from the pedestrian view 
from public and private streets. Mechanical equipment on roofs must be hidden 
with a visual barrier so it is not readily visible from nearby properties. No roof form 
shall exceed 30 feet in length without vertical articulation or change of form 

 

Decorative parapets and multiple roof planes/projections 

I. Building Materials. Buildings should incorporate materials used throughout the 
city and be similar in character and architectural theme as significant neighboring 
structures. The primary building material shall be a human-scaled material such as 
brick, stone, or composite concrete siding that emulates traditional wood. A 
secondary material must be provided for a minimum of 20% of any street-
facing building façade. Secondary materials must also have a human scale, and 
may include any of the materials noted above. Non-street facing facades shall have 



a human-scaled material for a minimum of 35% of the facade. EIFS, stucco, or other 
more monolithic materials may only be used on non-street facing facades. 

All proposed materials shall be presented to the Land Use Authority on a material  
board with actual product samples for approval.  

• Masonry and stone should reflect natural tones. 
• Wood and wood-look materials should be natural in color.   
• Corrugated metal is not permitted. 
• EIFS, stucco, or other more monolithic materials may only be used on non-
street facing facades.  

 

Varied materials: brick, stone, decorative CMU, and even tile and metal – 
identifiable franchise elements 

 

 

Architectural detailing and mixture of materials on all sides – especially all street-
facing sides 



J. Primary and Accent Colors. Each building, excluding the roof, shall use no more 
than four colors, maintaining a consistent color scheme that follows natural 
element patterns. A building’s color palette should be similar to that of significant 
neighboring structures. Accent Colors may be used to highlight key architectural 
features or elements. Accent colors and materials shall compliment the material 
palette above as well as the Eagle Mountain City Brand Standards, and be 
approved by the Land Use Authority. Accent materials and colors outside those 
noted above may be used for up to 10% of the building finishes. 

*Developer is responsible for construction of the public right-of-way elements 
associated with the project in accordance with Chapter 16 of the Eagle Mountain 
Municipal Code 

 

Permitted: Natural colors that compliment building materials 



 

Not Permitted: bright colors and creative architecture overpower the building 
form and clash with architecture and theming of neighboring buildings and 

community 

K. Mailbox Structures. Cluster mailboxes are required by the U.S. Postal Service for 
multifamily developments. These mailboxes, however, should not detract from the 
project, as they generally do when designed as a metal structure. Cluster 
mailboxes should emulate the buildings in materials and color. 

 

Not Permitted 



 

Encouraged 

L. Mechanical Equipment. All mechanical equipment shall be screened so as not to 
be visible from any public or private streets. Screens shall be aesthetically 
incorporated into the design of the building and shall conform to the color and 
materials of the primary building. Screening includes walls, landscaping, parapet 
walls, or a combination. All electrical service equipment should be painted to match 
the wall color or screened to blend with the surrounding terrain. 

M. Storage, Loading Areas, and Trash Enclosures. Storage and loading areas and 
trash enclosures shall be located out of view from public streets, and shall be 
screened and designed with the architectural style of the building, including 
materials, colors, details, etc. Chain link fences and fencing with vinyl slats are 
prohibited as screening.  



 

EAGLE MOUNTAIN CITY 
PLANNING COMMISSION MEETING 

JULY 8, 2025 

TITLE:   Discussoin/Training - Reviewing Titles 16 and/or 17 

ITEM TYPE:   Discussion 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  Jason Allen Jason Allen 
 
RECOMMENDATION: 
N/A 
 
BACKGROUND: 
N/A 
 
ITEMS FOR CONSIDERATION: 
N/A 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 
None 
 
 



 

EAGLE MOUNTAIN CITY 
PLANNING COMMISSION MEETING 

JULY 8, 2025 

TITLE:    

ITEM TYPE:   Minutes 

FISCAL IMPACT:    

APPLICANT:    
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

  
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
 

  

 

RECOMMENDATION: 
 
 
BACKGROUND: 
 
 
ITEMS FOR CONSIDERATION: 
 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
 
 
ATTACHMENTS: 

1.   Approved Meeting Minutes 6.24.2025 
 
 



EAGLE MOUNTAIN PLANNING COMMISSION 
MEETING MINUTES

June 24, 2025, at 5:30 p.m.
Eagle Mountain City Council Chambers
1650 East Stagecoach Run, Eagle Mountain, Utah 84005

Eagle Mountain Planning Commission Meeting – June 24, 2025 Page 1 of 8

COMMISSION MEMBERS PRESENT: Commissioners Jason Allen, Rod Hess, Robert Fox, Brent Strong, and Craig 
Whiting. Commissioner Brayn Free was excused. 

CITY STAFF PRESENT:  Brandon Larsen; Planning Director; Marcus Draper, City Attorney; Robert Hobbs, Senior 
Planner; David Stroud, Senior Planner; Steven Lehmitz, Planner; David Salazar, Assistant City Engineer; Heather 
Lamb, Planning Secretary; Megan Green, Planning secretary and Elizabeth Fewkes, Planner. 

5:30 P.M. – Eagle Mountain City Planning Commission Work Session

Commissioner Allen called the meeting to order at 5:32 p.m. 

1. Discussion Items

1. A. DISCUSSION ITEM – Future Land Use Map (FLUM)
• The map includes designations for open space, industrial, residential, 

commercial, and mixed-use areas.
• The commission emphasized the importance of balancing land use, creating 

destination areas, and addressing housing, water, and energy issues.
• Improved traffic flow was also a topic of discussion.

Commissioner Allen adjourned the work session at 6:33 p.m.

6:30 P.M. – Eagle Mountain City Planning Commission Policy Session

2.            Commissioner Allen called the policy session to order at 6:40 p.m. 

3. Pledge of Allegiance

 Commissioner Allen led the Pledge of Allegiance. 

4. Declaration of Conflicts of Interest

None. 

5. Approval of Meeting Minutes

5. A.

MOTION: Commissioner Hess moved to approve the minutes of the June 10, 2025, Planning 
Commission Meeting. Commissioner Whiting seconded the motion. 

Jason Allen Yes
Robert Fox Yes
Rod Hess Yes
Brent Strong Yes
Craig Whiting Yes
Bryan Free Excused
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The motion passed with a unanimous vote.

6. Status Report

Planning Director Brandon Larsen reviewed the planning items discussed and voted upon during the City Council 
meeting. 

7. Action and Advisory Items

7. A. Transportation Master Plan/IFFP

Presentation Summary Points: Eagle Mountain City has contracted with Horrocks Engineering to update the 
Transportation Master Plan and IFFP. With the tremendous growth in the City, it is important to review and update 
the Plan and associated IFFP. David Salaazar and a representative/engineer, Shane Eller, from Horrocks Engineers 
provided a power point presentation to the Planning Commission and those in attendance. The following items were 
presented:

• Updated travel demand models to 2035 and 2050, which prioritize roadway 
projects based on capacity, connectivity, and safety.

• Regional analysis with average daily trips (ADT), and level of service. 
• Projects descriptions and rankings based on necessity and cost.

 
Discussion Summary Points: 

• Concerns were raised about population projections and the need for mass 
transit planning.

• Commissioner Whiting voiced his concerns with project 128, and requested his 
comments be noted in the minutes. Project 128 would add a new road going 
through Cedar Pass Ranch, an HOA Equestrian Community. The roads in the 
community are only to county standards, not city. There are also no streetlights 
and no sidewalks. This is a concern for the safety and welfare of people in the 
Cedar Pass community. There are people on horseback that use the roads, 
bikers, runners, etc.  The new road would go through the wildlife corridor and 
interrupt the character of the neighborhood. 

Commissioner Allen opened the public hearing at 7:05 p.m.

Bettina Cameron with the Eagle Mountain Nature and Wildlife Alliance spoke about the importance of wildlife 
crossings and suggested incorporating them into the Transportation Master plan.
,
Commissioner Allen closed the public hearing at 7:09 p.m.
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MOTION: Commissioner Whiting moved to recommend approval to the City Council of Item 7.A. with 
recommendations that Project 19 connect to Airport Road, Project 128 be removed 
completely, and that the comments from the Eagle Mountain Nature and Wildlife Alliance 
be included. Commissioner Strong seconded the motion. 

Jason Allen No
Robert Fox Abstain
Rod Hess No
Brent Strong Yes
Craig Whiting Yes
Bryan Free Excused

The motion did not pass with a 2 to 2 vote and one abstained. 

MOTION: Commissioner Allen moved to recommend approval to the City Council of Item 7.A. with 
recommendations that the comments from the Eagle Mountain Nature and Wildlife Alliance be 
included. Commissioner Hess seconded the motion. 

Jason Allen Yes
Robert Fox Yes
Rod Hess Yes
Brent Strong No
Craig Whiting No
Bryan Free Excused

The motion passed with a 3 to 2 vote. 

7. B. ANIMAL MANAGEMENT PLAN-RICHARD’S ANIMAL MANAGEMENT PLAN

Presentation Summary Points: A proposed Animal Management Plan by Ashley Richards for her property located at 
18423 W Carter Cir. Parcel #: 55:158:0009. The Applicant moved to the White Hills Neighborhood for the rural feel 
and lack of HOA regulations in order to raise animals to help educate her children and provide emotional support. 
However, EMMC 6.10.080 regarding residential livestock requires at least a 1/2 acre for goats and 1 acre for horses. 
As the White Hills zoning is currently under review, it could be argued that residential livestock requirements do not 
apply. However, the property is designated as residential in the future land use map, and the residential livestock 
requirements are applied according to the size of the lot. Additionally, all surrounding uses are residential regardless 
of the current zoning. The code does allow for exceptions within the Equine Overlay Zone, but this overlay does not 
apply to the White Hills Subdivision. Therefore, the Applicant is currently out of compliance with code and seeks to 
apply for an animal management plan to mitigate nuisances and retain their animals.

Discussion Summary Points: Commissioner Allen moves to table Item 7b, the animal management plan, until July 8, 
2025, PC meeting due to new information and ongoing discussions with the applicant.

Applicant’s Statements Summary Points: Applicant requests this be continued after finding a code issue.

MOTION: Commissioner Allen moved to table Item 7.B., Richard’s Aminal Management Plan, until the July 
8, 2025, meeting. Commissioner Strong seconded the motion. 

Jason Allen Yes
Robert Fox Yes
Rod Hess Yes
Brent Strong Yes
Craig Whiting Yes
Bryan Free Excused

The motion passed with a unanimous vote.
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7. C. An Ordinance of Eagle Mountain City, Utah, Amending the Eagle Mountain Municipal Code Chapter 
16.05.260, Table 6.10.080, and creating Chapter 6.15 for establishing standards for alternative 
animal management plans. It also amends Table 17.05.200(a), 17.65.050, 17.65.100, 17.70.040, 
and 17.105.050.

 

Presentation Summary Points: A proposal to amend EMMC Chapter 6.05.260, Table 6.10.080, and create Chapter 
6.15 for establishing standards for alternative animal management plans. It also amends Table 17.05.200(a), 
17.65.050, 17.65.100, 17.70.040, and 17.105.050 to remove exceptions to home business license and accessory 
dwelling unit standards, as well as eliminating public hearings for variances and land use appeals pursuant to UCA 
10-9a-701(5). 

MOTION: Commissioner Allen moved to table Item 7.C., A Proposed Amendment for Establishing 
Standards for Alternative Animal Management Plans, until the July 8, 2025, meeting. 
Commissioner Fox seconded the motion. 

Jason Allen Yes
Robert Fox Yes
Rod Hess Yes
Brent Strong Yes
Craig Whiting Yes
Bryan Free Excused

The motion passed with a unanimous vote.

7.D. An Ordinance of Eagle Mountain City, Utah, Amending the Eagle Mountain Municipal Code 
Chapter 17.55.040 E.

Presentation Summary Points: A proposal to amend EMMC 17.55.040.E regarding parking lot proximity to uses by 
specifying a minimum distance between a parking lot and the building which it serves; and 17.55.100 regarding 
shared parking by reducing the amount of shared parking allowed between businesses, making the City Council the 
approval authority for shared parking arrangements, to require a users’ maintenance agreement with any approved 
shared parking agreement, and, to provide standards affecting approval of shared parking agreements. About two 
years ago, the City Council wrestled with the City's shared parking code when evaluating a site plan for a commercial 
daycare. Separately, the City Council once expressed the desire to have parking lots be in close proximity to the 
use(s) which they were intended to serve. This latter concern seemed to originate when considering a large, mixed-
use commercial and apartment development proposed to the east of the Ridley's store along Pony Express. The 
proposed amendments seek to stipulate a distance allowance between parking lots and the uses/buildings they are 
intended to serve, and to reduce the amount of shared parking allowable from 50% of what is required for a business 
place to 40%, to make the City Council the arbiter of a decision to approve a shared parking agreement, and to 
require some form of joint maintenance agreement between parties to an approved shared parking lot arrangement.

Discussion Summary Points:
• The need for parking lots to be located near the land use they serve and the 

concept of shared parking.
• The code requires sufficient parking for each use and that shared parking 

agreements would be decided by the City Council.
• Does the City have the ability to enforce appropriate parking lot placement and 

shared parking agreements?
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Commissioner Allen opened the public hearing at 7:35 p.m. As there were no comments, he closed the hearing at 
7:35 p.m.

MOTION: Commissioner Allen moved to recommend approval to the City Council of Item 7.D., Title 17 
Amendments to Require Parking Lots be in Proximity to Uses and to Standards Governing 
Shared Parking Arrangements, Commissioner Hess seconded the motion. 

Jason Allen Yes
Robert Fox Yes
Rod Hess Yes
Brent Strong No
Craig Whiting Yes
Bryan Free Excused

The motion passed with a 4 to 1 vote.

7. E. An Ordinance of Eagle Mountain City, Utah, Amending the Eagle Mountain Municipal Code Chapter 
17.35.050 Drive-Thru Lanes.

Presentation Summary Points The idea of requiring some form of diminutive but still effective bypass/escape lane 
has been discussed with City decision-makers before. Varying municipalities require or recommend bypass (escape) 
lanes around drive-thru lanes to ensure traffic can circulate on-site and vehicles are not trapped in queues. Drive-
thru bypass lanes help maintain site safety and accessibility, especially in high-traffic commercial areas. Even in 
places that don't require their presence, various businesses install them as a matter of course. Over a year ago, the 
Planning Commission recommended their adoption by the City Council. The City Council took the matter of requiring 
their implementation under advisement, and subsequently tabled the request. One question raised by one of the 
members of council asked which other jurisdictions in Utah require drive-thru bypass/escape lanes.

Discussion Summary Points:
• What are the stacking distance requirements for drive-through lanes and should 

they increase them?
• The need for escape lanes in case of medical emergencies, vehicles that may 

break down, etc.
• Escape lanes would be one car length in front and one care length behind so 

people can get out.  

Commissioner Allen opened the public hearing at 7:44 p.m. As there were no comments, he closed the hearing at 
7:44 p.m.

MOTION: Commissioner Hess moved to recommend approval to the City Council of Item 7.E., EMMC 
17 Amendments to Drive-Thru Lanes. Commissioner Whiting seconded the motion. 

Jason Allen Yes
Robert Fox Yes
Rod Hess Yes
Brent Strong Yes
Craig Whiting Yes
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Bryan Free Excused
The motion passed with a unanimous vote.

7. F. An Ordinance of Eagle Mountain City, Utah, Amending the Eagle Mountain Municipal Code Chapter  
17 and 10.030 Structure Definition.

Presentation Summary Points: : A proposal to amend Title 17, Chapter 10.030 by adding a definition for a 
“structure”, and, EMMC 17.25.040 the “Residential Development Standards Table” to better clarify that structures 
housing livestock are to be kept 50’ from neighboring residences and 6’ from all other structures in the RA1, RA2, 
RD1, RD2 and FR Zones, and, that structures housing livestock shall be kept 6’ away from all structures (including 
neighboring residences) in the R1, R2, R3, RC, MF1 and MF2 Zones. Also, to amend footnote number 3 under the 
Table to specify that setback(s) for structures not requiring a building permit shall not be required – save for those 
that house livestock. Some time ago, a code enforcement matter revealed there would be a benefit to clarifying 
required setbacks for structures housing livestock (especially chicken coops) as set forth in Table 17.25.040 from 
neighboring houses, property lines and "other structures". This item is being brought back to the Planning 
Commission as some time has passed since action was taken on the same, and to re- present it as a stand-alone 
ordinance draft to the City Council.

Discussion Summary Points:
• Clarifying what is considered a livestock structure versus an accessory and what 

are the setback requirements?
• Accessories, including chicken coops, are not livestock structures and have 

different set back requirements than structures housing livestock.

Commissioner Allen opened the public hearing at 7:52 p.m.

Bettina Cameron made a public comment.

Commissioner Allen closed the public hearing at 7:52 p.m.

MOTION: Commissioner Strong moved to recommend approval to the City Council of Item 7.F., Table 
17 Changes to Required Setbacks for Structures Housing Animals. Commissioner Hess 
seconded the motion. 

Jason Allen Yes
Robert Fox Yes
Rod Hess Yes
Brent Strong Yes
Craig Whiting Yes
Bryan Free Excused

The motion passed with a unanimous vote.

Commented [BL1]:  Check the language in the public 
notice and use it. I do prefer using Table in this 
situation, but we want to match the notice language.
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7. G. An Ordinance of Eagle Mountain City, Utah, Amending the Eagle Mountain Municipal Code Chapter 
17 and 10.030 Definitions.

Presentation Summary Points: A proposal to amend Title 17, Chapter 10.030. Definitions by revising the definition 
of “lot frontage” and adding one for “Property width” for a “structure”, and EMMC 17.25.040 the “Residential 
Development Standards Table” by denoting that townhouse lots in the MF-1 and MF-2 zones require street frontage 
to be buildable and that apartments in those zones also require street frontage but may have their parking areas 
accessed via service drives. A somewhat recent proposal to develop a townhouse project in the MF-1 and MF-2 
Zones [wherein townhouse buildings only front on, and make use of, service drives for on-site vehicular circulation 
and parking] prompted the creation of the attached amendment draft. The proposed code changes are intended to 
cause both townhouse and apartment lots to have [direct] street frontage – though they would allow apartments to 
still make use of service drives for on-property traffic circulation and parking.

Discussion Summary Points:
• The front of the town home would require access to a public street.

Commissioner Allen opened the public hearing at 7:56 p.m. As there were no comments, he closed the hearing at 
7:57 p.m.

MOTION: Commissioner Fox moved to recommend approval to the City Council of Item 7.G., Title 17 
Amendments to Definitions and Controls Pertaining to Property Frontage.  Commissioner 
Whiting seconded the motion. 

Jason Allen Yes
Robert Fox Yes
Rod Hess Yes
Brent Strong Yes
Craig Whiting Yes
Bryan Free Excused

The motion passed with a unanimous vote.

8. Discussion Items: City Planner, Rob Hobbs presents a request from a property owner to replace a wooden 
fence with a vinyl fence along a parkway. Commissioners discuss the need for consistency in fencing along 
parkways and the potential impact of allowing exceptions. The consensus is to maintain the current fencing 
standards to avoid patchwork and maintain community aesthetics. Rob agrees to explore a code 
amendment that allows exceptions in keeping with existing fencing standards.

9. Next Scheduled Meeting

The next Planning Commission meeting is scheduled for July 8, 2025.

10. Adjournment

MOTION: Commissioner Whiting moved to adjourn the meeting at 8:08 p.m. Commissioner Strong 
seconded the motion. 

Jason Allen Yes
Robert Fox Yes
Rod Hess Yes
Brent Strong Yes
Craig Whiting Yes
Bryan Free Excused
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The motion passed with a unanimous vote.

The meeting was adjourned at 8:08 p.m. 

Approved by the Planning Commission on 

______________________________________
Brandon Larsen
Planning Director
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RECOMMENDATION: 
Staff recommends that the Planning Commission forward a positive recommendation to the City 
Council respecting the proposed site plan amendments. 
 
BACKGROUND: 
The proposed amendments contain two primary changes. The first is regarding how access onto a 
public street from a parking lot or private drive is measured. This was reviewed by the Planning 
Commission several months ago with the City Council then wanting clarification. The second is 
adding administrative approval by Staff to review and approve minor site plat amendments. The 
proposed code lists items that would qualify for administrative site plan approval. If determined a 
proposal is not minor in nature, the request will be processed as a standard site plan with review by 
the Planning Commission and final approval by the City Council. 
 
ITEMS FOR CONSIDERATION: 
The Planning Commission should consider the potential consequences associated with the proposed 
code changes if later recommended for adoption. Ordinances pertaining to Development Code 
Amendments, and processing of the same, may be found in EMMC 17.05.120 & UCA 10-9a-501. 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 

1.   17.100 Site Plan Review 
 
 



Chapter 17.100 
SITE PLAN REVIEW 

Sections: 
17.100.010 What this chapter does. 
17.100.020 Purpose. 
17.100.030 Site plan approval required. 
17.100.040 Master site plans. 
17.100.050 Site plan development standards. 
17.100.060 Architectural requirements. 
17.100.070 Application. 
17.100.080 Review and approval process. 
17.100.090 Expirations and extensions of approvals. 
17.100.100 Issuance of building permit. 
17.100.110 Issuance of a certificate of occupancy. 
17.100.120 Temporary site plans. 
17.100.130 Amended site plans. 

17.100.010 What this chapter does. 

This chapter identifies the application requirements and approval process for site 
plans. [Ord. O-16-2010 § 3 (Exh. B); Ord. O-18-2008 § 2 (Exh. A § 20.1); Ord. O-11-
2008 § 2 (Exh. A § 20.1); Ord. O-23-2005 § 3 (Exh. 1(1) § 20.1)]. 

17.100.020 Purpose. 

The site plan procedure establishes a process to evaluate proposed projects, 
ensuring that development will occur in a safe, functional manner and will not 
create nuisances for adjacent landowners. [Ord. O-16-2010 § 3 (Exh. B); Ord. O-18-
2008 § 2 (Exh. A § 20.2); Ord. O-11-2008 § 2 (Exh. A § 20.2); Ord. O-23-2005 § 3 
(Exh. 1(1) § 20.2)]. 

17.100.030 Site plan approval required. 

Site plan approval shall be required for all developments which contain an 
industrial, commercial, institutional, or multifamily dwelling, or for other uses for 
which a site plan is required elsewhere in this title. [Ord. O-16-2010 § 3 (Exh. B); 
Ord. O-18-2008 § 2 (Exh. A § 20.3); Ord. O-11-2008 § 2 (Exh. A § 20.3); Ord. O-23-
2005 § 3 (Exh. 1(1) § 20.3)]. 
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17.100.040 Master site plans. 

When development proposals are larger than five acres in size, proposed to be 
developed in phases or sold in separate parcels, a master site plan approval by the 
CCity cCouncil is required prior to approving the individual sites within the project. 
The master site plan application shall address the following issues for the entire 
site: land use, open space and landscaped areas, architectural guidelines, buildable 
square footage, parking requirements, access and circulation, phasing and timing of 
improvements, project monument sign locations, storm drainage and all preliminary 
calculations for infrastructure improvements and traffic impact mitigation related to 
a traffic impact study, if required. The proposal and accompanying documents shall 
be reviewed using the same procedure as any site plan application. 

A. Waiving Previously Reviewed Materials. All new construction in master site plans 
shall be required to go through a separate site plan review. To the extent that site 
plan requirements such as storm drainage, traffic circulation, parking, lighting, or 
other provisions have been met through the master site plan process, such 
information may not be required. 

B. Planning Commission Final Approval of Phases. The cCity cCouncil may elect to 
delegate to the pPlanning cCommission the final approval responsibilities for each 
site plan phase. This shall be stated in the development agreement for the master 
site plan. However, if one or more of the following conditions exists, final site plan 
approval must be obtained from the cCity cCouncil, upon recommendation from the 
pPlanning cCommission: 

1. The site plan deviates from the approved master site plan. 

2. Previous phases have created unforeseen impacts requiring the 
reevaluation of site standards for subsequent phases with respect to such 
impacts. 

C. Industrial Master Site Plans – Special Conditions. The pPlanning dDirector may 
waive certain requirements of the master site plan that may not be necessary for 
an industrial proposal larger than five acres in size. The following requirements 
cannot be waived: land use, open space and landscaped areas, architectural 
guidelines, access and circulation requirements, and traffic impact study, if 
required. 

D. Master Site Plans Serving as Preliminary Plat. The preliminary plat process 
described in Chapter 16.20 EMMC may not be required if a master site plan, while 
going through the initial approval process, complies with the following criteria: 



1. A preliminary arrangement of larger blocks of land – later to be subdivided 
during the final plat process – is included. 

2. All required utilities, storm drainage, landscaping, access and circulation 
requirements, and other aspects of the eventually built-out project are 
addressed sufficiently with the master site plan. 

3. The cCity is not responsible if, over time, the project is unable to service a 
possible user due to undersized utilities, roadways, or other infrastructure. If 
upgrades to such facilities are necessary, they will be borne solely by the 
applicant. [Ord. O-13-2016 § 2 (Exh. A); Ord. O-16-2010 § 3 (Exh. B); Ord. O-18-
2008 § 2 (Exh. A § 20.4); Ord. O-11-2008 § 2 (Exh. A § 20.4); Ord. O-23-
2005 § 3 (Exh. 1(1) § 20.4)]. 

17.100.050 Site plan development standards. 

The following are standards required for all site plans in any zoning district: 

A. Use of Property. The entire parcel area shall be built upon, landscaped or paved 
in accordance with the zoning district’s open space requirements and other 
generally applicable development standards. 

B. Screening Requirements. Any commercial lot which abuts a residential or 
agricultural use shall be effectively screened by a combination of a wall, fencing, 
and landscaping of acceptable design. Required walls or fences shall not be less 
than six feet in height, unless a wall or fence of a different height is approved by 
the cCity cCouncil. Such wall, fence and landscaping shall be maintained in good 
condition with no advertising thereon. All developments shall have the minimum 
number of trees as required by Chapter 17.60 EMMC, Landscaping, Buffering, 
Fencing and Transitioning, to provide for shade and visual relief. 

C. Access Requirements. 

1. Access Onto a Public Street. Access onto public rights-of-way shall not be 
closer than 100 feet from a public right-of-way intersection or another 
driveway intersection on the same side of the street. This shall be measured 
from the curbline of the driveway at the point of intersection with the public 
right-of-way to the nearest point of the public right-of-way. In the instance of 
driveway to driveway separation, the measurement shall be from closest 
curbline to closest curbline at the point of intersection with the public right-of-
way. When a parcel has less than 200 feet of frontage on a public right-of-
way, then all necessary efforts shall be made to work collaboratively with 
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adjacent property owners to share a common ingress and egress straddling 
the common property line. 

1. Access Onto a Public Street. Private driveways or drive lanes that intersect 
with a public right-of-way shall be located a minimum of 100 feet from another 
private driveway or drive lane on the same side of the street as shown on 
Figure 17.100.50(a). This shall be measured from the closest points of each 
where the top back of curb intersects with the public right-of-way. A private 
driveway or drive lane shall be located a minimum of 100 feet from a public 
right-of-way intersection. This shall be measured from the nearest point of the 
public right-of-way to the top back of curb of the private driveway or drive 
lane where it intersects with the public right-of-way. When a parcel has less 
than 200 feet of frontage on a public right-of-way, then all necessary efforts 
shall be made to work collaboratively with adjacent property owners to share 
a common ingress and egress straddling the common property line or permit 
internal cross-access between lots.  

Figure 17.100.50(a) 

 



 

2. Access Dimensions. For each commercial lot, access shall be provided and 
shall meet the following requirements: each roadway shall not be more than 
40 feet in width, measured at right angles to the centerline of the driveway 
except as increased by permissible curb return radii. The entire flare of any 
return radii shall fall within the right-of-way. 

3. Interconnection. All parking and other vehicular use areas shall be 
interconnected with adjacent properties in order to allow maximum off-street 
vehicular circulation. 

4. Acceleration and Deceleration Lanes. Acceleration and deceleration lanes 
shall be required on arterials and collectors when deemed necessary by the 
cCity eEngineer. 

D. Off-Street Truck Loading Space. Every building or structure built, remodeled or 
occupied after the effective date of the ordinance codified in this chapter for 
manufacturing, commercial trade, or other uses similarly involving the receipt or 
distribution by vehicles or materials or merchandise shall have provided and 
maintained on the building’s lot adequate space for standing, loading, and 
unloading of the vehicles in order to avoid undue interference with public use of 
streets or alleys. 

E. Utilities. All utility lines shall be underground in designated easements. No pipe, 
conduit, cable, line for water, gas, sewage, drainage, steam, electrical or any other 
energy or service shall be installed or maintained upon any lot (outside of any 
building) above the surface of the ground except for hoses, movable pipes used for 
irrigation or other purpose during construction. Transformers shall be grouped with 
other utility meters where possible and screened with vegetation or other 
appropriate method. Each contractor and owner/developer shall be responsible to 
know the whereabouts of all underground utilities. Protection of such utilities shall 
also be the responsibility of the developer. 

F. Grading and Drainage. Drainage from any lot must follow current cCity 
requirements for on-site retention and a maximum allowable discharge at the 
calculated historical rate for the site. Drainage shall not be allowed to flow upon 
adjoining lots unless the owner of the lot upon which the water flows has granted 
an easement for such purpose. The pPlanning cCommission must approve a site 
plan with grading, drainage, and clearing plans before any such activities may 
begin. Lot grading shall be kept to a minimum. Where possible, roads and 
development shall be designed for preservation of a natural grade. 



G. Dedication of Water Shares. The applicant shall comply with 
Chapter 13.25 EMMC and shall dedicate to the cCity the amount of water rights 
specified in that chapter or purchase sufficient water from the cCity prior to the 
issuance of any building permit. 

H. Protection of Steep Slopes and Natural Drainages. Steep slopes and natural 
drainages shall be protected from development and erosion. It is encouraged that 
they be incorporated into the design of development. Development or construction 
near these features shall comply with Chapter 15.80 EMMC, Hillside Site 
Development. No building lot may have an average slope that exceeds 25 percent. 
[Ord. O-19-2023 § 2 (Exh. A); Ord. O-09-2017 § 2 (Exh. A); Ord. O-13-2016 § 2 (Exh. 
A); Ord. O-16-2010 § 3 (Exh. B); Ord. O-18-2008 § 2 (Exh. A § 20.5); Ord. O-11-
2008 § 2 (Exh. A § 20.5); Ord. O-23-2005 § 3 (Exh. 1(1) § 20.5)]. 

17.100.060 Architectural requirements. 

A. Mechanical Equipment. All mechanical equipment shall be located or screened 
and/or other measures taken so as not to be visible from any public or private 
streets. Screens shall be aesthetically incorporated into the design of the building 
whether located on the ground or roof. Rooftops of buildings shall be free of any 
mechanical equipment unless completely screened from all horizontal points of 
view. Line of sight measurements may be required. Screening materials shall 
conform to the color scheme of the primary building. Measures taken to shield 
mechanical equipment from view, other than screening, must be approved by the 
cCity cCouncil after recommendation from the pPlanning cCommission. 

B. Windows. Windows are encouraged as accents and trim. 

C. Building Lighting. Plans for exterior building lighting shall be approved as part of 
the site plan approval. Building lighting shall be fully shielded and directed 
downward so that the light source is not visible from beyond the property where 
the structure is located. Lighting shall be in conformance with Chapter 17.56 EMMC. 

D. Trash Enclosures, Storage Areas, and External Structures. Landscaping, fencing, 
berms or other devices integral to overall site and building design shall screen trash 
enclosures, storage areas, and other external structures. Trash and storage areas 
shall be comparable to the proposed or existing building and with surrounding 
structures. These areas shall be well maintained and oriented away from public 
view. The consolidation of trash areas between business and the use of modern 
disposal and recycling techniques are encouraged. Chain link fences and fencing 
with vinyl slats are prohibited. 
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E. Exterior Materials. Buildings shall be finished with high-quality materials. Building 
elevations shall be submitted that indicate all colors, styles, materials and other 
proposed building treatments. 

F. Landscape Guidelines. All site plans shall conform to the landscaping guidelines 
established by the cCity. 

G. Parking Lot and Street Lighting. All parking lot light fixtures shall be installed to 
prevent light glare from adversely affecting adjacent properties. Pole-mounted 
fixtures are required in lots or along roads. Lighting of all pedestrian pathways is 
required. Lighting will be judged as to how adequately it provides for the health and 
safety of citizens. Design and location of standards and fixtures shall be specified 
on the site development drawings. Illumination shall be controlled so that glare or 
excessive direct light will not adversely affect neighboring areas. All streetlights 
and interior parking lot lights shall meet the cCity’s adopted design standards for 
lighting. 

H. Enclosed Uses. All uses established for any commercial or industrial uses shall be 
conducted entirely within a fully enclosed approved building except those uses 
deemed by the cCity cCouncil in consideration of the prior recommendation of the 
pPlanning cCommission to be customarily and appropriately conducted in the open. 
Uses which qualify for this exception are vegetation nurseries, home improvement 
centers with lumber and/or vegetation nurseries, outdoor cafes or auto 
dealerships. Approved seasonal temporary uses, such as Christmas tree lots, shall 
be exempt from this requirement. 

I. Businesses Moving into Existing Buildings. New businesses moving into existing 
conforming or nonconforming buildings shall comply with the requirements of this 
section where possible prior to a business license being issued. 

J. Nuisances. All commercial uses shall be free from objectionable odors, noises, 
hazards or other nuisances. [Ord. O-12-2014 (Exh. A); Ord. O-16- 

2010 § 3 (Exh. B); Ord. O-18-2008 § 2 (Exh. A § 20.6); Ord. O-23-2005 § 3 (Exh. 1(1) 
§ 20.6)]. 

17.100.070 Application. 

The property owner or an authorized agent shall make application on forms created 
by the pPlanning dDirector. No site plan application shall be processed without the 
submission of the application, all the supporting materials as required by this 
chapter, and processing fee. Incomplete applications shall not be processed under 
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any circumstance. When the cCity’s ordinances require a conditional use and/or 
subdivision approval, these applications may be processed concurrently with a site 
plan. 

A. Supporting Materials. The site plan application shall be submitted with the 
materials listed in this section. The pPlanning dDirector and pPlanning cCommission 
may determine and require that additional items not listed herein be submitted in 
order to evaluate the proposed site plan application. If a development has been 
previously reviewed (conditional use or subdivision approval), or the applicant 
believes that some of the required supporting materials are not applicable, then the 
applicant may submit a written statement to identify and clarify why they believe 
these materials are not needed for review of the project. Upon review of this 
statement, the pPlanning dDirector may waive the requirements of certain materials 
relating to improvements that have been reviewed and approved in a previous 
application process or are not found to be applicable to the project. The following 
materials must be submitted with a complete application, unless otherwise waived 
as allowed herein. The number of hard copies and electronic copies, as well as the 
appropriate format of each, will be determined by the pPlanning dDirector. 

1. Ownership Affidavit. A document detailing all covenants, grants of easement 
or other deed restrictions applicable to the site and an ownership affidavit 
shall be submitted. 

2. Vicinity Map. A vicinity map (which can be included on the site plan) 
showing the general location and indicating the approximate location of the 
subject parcel. 

3. Context Plan. A context plan including the existing features on the property 
and within 200 feet of the proposed site plan property line. Existing features 
include, but are not limited to, buildings, roads, ingress and egress points, 
landscaping areas, pedestrian paths, and property names. 

4. Survey. The survey prepared and stamped by a Utah-registered land 
surveyor listing the metes and bounds, legal description, and the gross 
acreage within the subject parcel. 

5. Site Plan. A site plan, prepared and stamped by licensed and/or certified 
professionals including, but not limited to, architects, landscape architects, 
engineers, surveyors, or other professionals deemed necessary by the 
pPlanning dDirector. The cCity may require plans prepared by any or all of the 
above-noted professionals. The site plan shall contain the date, scale, north 
arrow and the following items: 



a. Boundaries of the subject parcel and the entire parcel (where the 
project does not occupy the entire parcel of which it is part). 

b. Existing and proposed streets, watercourses, easements and other 
rights-of-way, and section lines. 

c. Locations, dimensions, uses and heights of all proposed buildings and 
structures, including overhangs, porches, stairwells, and balconies, and 
the locations of all structures on adjoining properties. 

d. Access points, provisions for vehicular and pedestrian circulation on 
site and off site, interconnection to adjacent sites and dimensions of such 
access and circulation. 

e. Acceleration and deceleration lanes, and dimensions thereof, if 
required. 

f. Off-street parking and loading areas complying with 
Chapter 17.55 EMMC and indicating the required number of stalls and 
aisles scaled to the correct dimensions, the correct number of 
handicapped-accessible parking spaces, lighting, landscaping and 
irrigation, the percentage of landscaping to impervious surfaces, and 
pedestrian walkways. 

g. Screening and buffering provisions, including types and heights of 
existing and proposed buffering and fencing elements. 

h. Location and treatment of refuse collection areas, storage areas, 
mechanical equipment, and external structures. 

i. Location and size of existing utilities and general location of utility 
access points and hookups. 

j. Location, type and size of all signage including advertising and 
directional signage. 

k. Tabulation of square footage devoted to various land uses, ground 
coverage by structures and other impervious surfaces. 

l. Location of existing and proposed curb, gutter, sidewalk, park strip and 
edge of asphalt, to be signed and stamped by a licensed professional 
engineer. 
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m. Type of construction of all structures, presence or absence of fire 
sprinkling and location of existing and proposed fire hydrants. 

n. Location of all existing and proposed irrigation systems, both on site 
and on adjacent properties, including, but not limited to, ditches, pipes, 
and culverts. 

o. A statement on the site plan that all applicable elements of the 
Americans with Disabilities Act accessibility guidelines will be adhered to. 

p. The piping of all existing irrigation ditches which affect the site. 

q. The names of all adjacent property owners. 

6. Landscaping Plan. A landscaping plan prepared and stamped by a licensed 
landscape architect, indicating the location, spacing, types and sizes of 
landscaping elements, sprinkler system plans, existing trees, if any, and 
showing compliance with the landscaping or buffering requirements of the 
appropriate zoning district. The landscaping plan shall include, at a minimum, 
the following information: 

a. The location and dimension of all existing and proposed structures 
(when feasible), property lines, easements, parking lots, power lines, 
rights-of-way, ground signs, refuse areas, and lighting. 

b. The plant names (both botanical and common name), location, quantity, 
and size of all existing and proposed plants. The proposed plan should 
indicate the size of the plant material at maturation. 

c. The landscaping plan should also exhibit the existing landscaping 20 
feet beyond the property lines. 

d. Existing and proposed grading with contours at one-foot intervals for 
areas with grades less than five percent. Areas in excess of five percent 
shall have contours shown at two-foot intervals. 

e. Plans showing the irrigation system shall also be included in the 
landscaping plan submittal. 

f. Proposed and existing fences and identification of the fencing materials. 



g. A summary of the total percentage of landscaped areas, domestic turf 
grasses, and drought-tolerant plant species along with the estimated cost 
of all the improvements. 

7. Grading, Drainage, and Erosion Plan. A grading, drainage, and erosion plan 
prepared and stamped by a licensed engineer shall be submitted. The report 
shall contain the drainage basin map and a plan view of the overall storm 
water system. The grading, drainage, and erosion plan shall address the 
following issues: description of features and hydrological conditions; drainage 
basin and sub-basin; drainage facility design criteria; infrastructure design 
criteria; grading plan; and erosion control. Specifical ly, the report shall contain, 
at a minimum, the following information: 

a. The existing roadways, drainage ways, vegetation and hydrological 
conditions of a 10-year, 24-hour event and a 100-year, 24-hour event. 

b. The major basin descriptions referencing all major drainage reports 
such as FEMA, major drainage planning reports, or flood insurance maps 
and the basin characteristics and planned land uses. 

c. The sub-basin description showing the historical drainage pattern and 
off-site drainage patterns both upstream and downstream of the 
property. 

d. A general discussion of how the proposed system conforms to existing 
drainage patterns and off-site upstream drainage will be collected to 
protect development. 

e. The water quality evaluation showing the water quality shall not be 
degraded from existing storm water quality including how solids are 
collected and not allowed to be discharged into downstream waters and 
how oils and greases are separated from storm water. 

f. Maintenance plan and procedure for storm water system; thorough 
narrative of all charts, graphs, tables or other information included in the 
report describing how it affects the proposed development. 

g. Infrastructure design criteria showing the piping is sized to handle the 
peak intensity of the 10-year storm event; all detention basins are sized to 
handle 100-year storms while discharging at a maximum 10-year, 24-hour 
historical rate; a 10-foot traffic lane in both directions is maintained at all 
locations within the development; and that the roadway and 



infrastructure will handle a 100-year storm event without flooding homes 
or damaging public property. 

h. Grading plan showing soil map depicting unique soil features such as 
collapsible soil, rock features, etc.; a grading plan showing all cut and fill 
areas within a development including: the identification of slopes; fill and 
cut depths; and rock features within 10 feet of post-grade soil surface. 

i. Erosion control shall show: how erosion will be controlled during 
construction; explanation and design showing that such construction 
debris and silts will not be collected by storm water system; show and 
design for all cut and fill slopes will not be eroded and how these areas 
will be restored to their natural vegetative state. 

8. Lighting Plan. A lighting plan, which indicates the illumination of all interior 
areas and immediately adjoining streets showing the location, height, lumen 
output and type of lighting proposed. 

9. Elevations. Elevations of all buildings, fences and other structures viewed 
from all sides indicating heights of structures, the average finished grade of 
the site at the foundation area of all structures, percentage of building 
materials proposed, and color of all materials. A letter of approval from the 
applicable architectural review committee must also be submitted. 

10. Traffic Impact Study. A traffic impact study (completed by a professional 
that is competent in the field of traffic engineering) may be required if it is 
estimated by the cCity eEngineer that the project could generate traffic 
impacts that require further study or that may require site improvements to 
transportation facilities. Said study shall include, but not be limited to, the 
following: an analysis of the average daily trips generated by the proposed 
project; an analysis of the distribution of trips on cCity street systems; a 
description of the type of traffic generated; and recommended on-site 
improvements that may mitigate negative traffic impacts. 

11. Phasing Plan. If the site plan is to be developed in phases, a plan that shows 
the phasing of the development must be submitted. 

12. Water Rights. Documentation of sufficient water rights for the proposed 
project must be provided. 



13. Utility Demands. A summary projecting the utility demands that the 
development will create for communication lines, water, electricity, natural 
gas, and sewer. 

14. Electronic Files. Electronic files of all the drawings for the project must be 
submitted. 

15. Signage Plan. A signage plan shall be submitted as required by 
Title 1 Section 15.7.2 and in accordance to the submittal requirements 
contained in EMMC 17.80.040(A). 

16. Public Notice. Addressed and stamped envelopes (the city’s address will be 
the return address on the envelopes) of property owners located within 600 
feet of the proposed site plan (including a minimum of at least 25 adjacent 
property owners). Noticing as required by EMMC 17.05.200(a). 

17. Fee. The processing fee required by the current consolidated fee schedule 
approved by the cCity cCouncil. [Ord. O-12-2014 (Exh. A); Ord. O-16-2010 § 3 
(Exh. B); Ord. O-18-2008 § 2 (Exh. A § 20.7); Ord. O-11-2008 § 2 (Exh. A § 20.6); 
Ord. O-23-2005 § 3 (Exh. 1(1) § 20.7)]. 

17.100.080 Review and approval process. 

The review and approval process for a site plan permit shall be as follows: 

A. Planning Commission Public Hearing. Upon receipt of a completed application 
and subsequent review by the pPlanning dDirector, the pPlanning dDirector shall 
place the application on the next available pPlanning cCommission agenda for a 
public hearing no later than 28 days after a complete application has been 
submitted. The pPlanning dDirector shall cause all property owners within 600 feet 
of the boundaries of the proposed application area (including a minimum of at least 
25 adjacent property owners and affected entities if there be any) to be notified by 
first class mail of the time and place of the public hearing at least 10 days prior to 
the pPlanning cCommission meeting. A copy of the public notice of the hearing 
shall also be posted in three public places (including the cCity offices) within the 
cCity at least 10 days prior to the hearing. 

B. Planning Commission Review. The pPlanning cCommission will review each 
application and may recommend to the cCity cCouncil: approval; approval with 
conditions to ensure compliance with standards in this or any other title or 
representations made by the applicant; or denial of the application based upon 
finding of facts. The pPlanning cCommission may also defer action if an applicant 
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fails to appear at the meeting or if the pPlanning cCommission requests additional 
information. After the pPlanning cCommission’s review and recommendation and 
prior to cCity cCouncil review, a development agreement based on conditions and 
special provisions in the pPlanning cCommission action for that project shall be 
prepared and it shall be transmitted to the cCity cCouncil with the site plan unless 
the cCity aAttorney advises otherwise. The development agreement may include 
such items as the architectural drawings, site plan, phasing plans, water rights, and 
bonding requirements, if any. 

C. City Council Review. The cCity cCouncil will review each application and 
consider the pPlanning cCommission’s recommendation and may approve; approve 
with conditions to ensure compliance with standards in this or any other title or 
representations made by the applicant; or deny the application based upon finding 
of facts. The cCity cCouncil may also defer action if an applicant fails to appear at 
the meeting or if the cCity cCouncil requests additional information. The cCity 
cCouncil may also remand any application, or portion thereof, to the pPlanning 
cCommission for further study and recommendation. Upon the granting or denying 
of a site plan application, the cCity shall prepare and mail or deliver to the applicant 
a written statement of the decision and, in the case of a denial, the reasons 
therefor. [Ord. O-16-2010 § 3 (Exh. B); Ord. O-18-2008 § 2 (Exh. A § 20.8); Ord. O-
11-2008 § 2 (Exh. A § 20.7); Ord. O-23-2005 § 3 (Exh. 1(1) § 20.8)]. 

17.100.090 Expirations and extensions of approvals. 

Master site plan approvals shall expire two years from the date of cCity cCouncil 
approval if a site plan application has not been approved by the cCity cCouncil; site 
plan approvals shall expire one year from the date of cCity cCouncil approval if a 
building permit has not been obtained for the project. 

A. Extensions of Time. An extension of time may be requested by an applicant with 
the following requirements: 

1. A written, signed request for an extension of time shall be received by the 
pPlanning dDirector prior to the expiration date of the project. 

2. The request for an extension of time shall specify any progress made on the 
project’s conditions of approval, and the reasons for the extension request, 
along with supporting documentation. 

B. Criteria for Approving Extensions of Time. It is the responsibility of the applicant 
to request an extension of time prior to a project’s expiration. The cCity is not 
responsible to remind applicants of expiration dates. The pPlanning dDirector shall 
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approve or deny a request for an extension of time within a reasonable period of 
time after receiving the request. The pPlanning dDirector may grant up to a single 
one-year extension of time to any project that meets one of the following criteria: 

1. The applicant must have shown a good faith effort to initiate the project by 
systematically completing predevelopment conditions. 

2. The applicant’s initiation of development activities is based on an action by 
the cCity or other public agency which has not taken place or was delayed, 
resulting in a time delay beyond the permit holder’s control. 

C. Appeals. An applicant may appeal the pPlanning dDirector’s decision to the 
pPlanning cCommission within 15 days of the date of the decision. The applicant 
may then appeal a decision of the pPlanning cCommission to the cCity cCouncil 
within 15 days of the pPlanning cCommission’s decision. In no case shall the 
pPlanning cCommission or cCity cCouncil approve more than a single one-year 
extension of time. 

D. Resubmitting an Expired Project. A project that has expired may be resubmitted 
within two years of the expiration date for a fee to cover time and materials, not to 
exceed 50 percent of the original fee, if the project is substantially similar to the 
expired plan. The resubmitted project must be in compliance with the current 
development code at the time of resubmittal. [Ord. O-16-2010 § 3 (Exh. B)]. 

17.100.100 Issuance of building permit. 

Any building permit issued shall expressly require that development be undertaken 
and completed in conformity with the provisions of the approved site plan. 

A. Application Compliance. A building permit shall not be issued for any building or 
structure, external alterations thereto, or any sign or advertising structures until the 
provisions of this chapter have been met. 

B. Bonds. In order to assure that the development will be constructed to completion 
in an acceptable manner, the applicant (owner) shall enter into an agreement and 
provide a bond similar to the requirements applicable to subdivisions. The 
agreement and bond shall assure timely construction and installation of all required 
public improvements, including, but not limited to, landscaping, flood control 
facilities, parking, street improvements and other improvements required for site 
plan approval. The applicant (owner) shall enter into an agreement and provide a 
bond for 110 percent of the cost as estimated by the cCity eEngineer. The 
developer may request 90 percent of the amount for one line item to be released 
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with authorization by the cCity eEngineer, when that line item is completed, 
inspected, and accepted by the cCity inspector. One hundred percent of the entire 
bond may be released when the site is completed, inspected, and accepted by the 
cCity. The remaining 10 percent will be held to ensure that the improvements shall 
be maintained in a state of good repair for a period of two years from the date of 
completion and acceptance by the cCity inspector. Improvement collateral 
requirements shall be recalculated if the project was approved more than 180 days 
prior to the date of proposed recordation. [Ord. O-16-2010 § 3 (Exh. B); Ord. O-18-
2008 § 2 (Exh. A § 20.9); Ord. O-11-2008 § 2 (Exh. A § 20.8); Ord. O-23-2005 § 3 
(Exh. 1(1) § 20.9). Formerly 17.100.090]. 

17.100.110 Issuance of a certificate of occupancy. 

A certificate of occupancy shall be issued for any building or structure, external 
alterations thereto, or any sign or advertising structures, when provisions of the 
approved site plan and/or written development agreements have been met. 
[Ord. O-16-2010 § 3 (Exh. B); Ord. O-18-2008 § 2 (Exh. A § 20.10); Ord. O-11-
2008 § 2 (Exh. A § 20.9); Ord. O-23-2005 § 3 (Exh. 1(1) § 20.10). Formerly 
17.100.100]. 

17.100.120 Temporary site plans. 

The pPlanning dDirector and pPlanning cCommission may recommend waiving 
some of the requirements of this title or chapter when a site plan is temporary in 
nature. A temporary site plan approval shall be valid for a period of time as 
determined by the cCity cCouncil as part of the initial review. Applicants may 
request that temporary site plan approval be renewed. The same approval process 
procedures described in this chapter shall be followed, with the exception of the 
mandatory public hearing requirement. At the discretion of the pPlanning dDirector 
or pPlanning cCommission, a public hearing may be required when renewing a 
temporary site plan application. [Ord. O-16-2010 § 3 (Exh. B); Ord. O-18-2008 § 2 
(Exh. A § 20.11); Ord. O-11-2008 § 2 (Exh. A § 20.10); Ord. O-23-2005 § 3 (Exh. 1(1) 
§ 20.11). Formerly 17.100.110]. 

17.100.130 Amended site plans. 

Site plan amendment approval shall be required when the City Council, owner of 
property, or duly authorized agent seeks to execute a site plan that materially 
deviates from the previously approved site plan. 
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A. Minor Site Plat Amendments. The Planning Director or designee may approve 
minor modifications to a site plan previously approved by the City Council or 
Planning Commission if the amendments do not deviate from the original purposes 
of the approved site plan and will comply with all requirements of this Section. 

B. Process. All processes and procedures set out in Section 17.100, Site Plan 
Review, shall be applicable. 

C. Decisions. Decisions to approve or deny a minor amendment to an approved site 
plan shall be based on the following criteria: 

 1. The amendment will be in the public interest; and 

 2. The amendment will not: 

  a. Negatively impact the adjoining property or neighborhood. 

  b. Adversely impact the site on which the minor modification is   
  requested or any surrounding property. 

  c. Endanger the public health or safety. 

  d. Adversely affect the enjoyment, use, development or value of any  
  property. 

D. Minor Amendments. The proposed amendments to the site are minor in nature 
and enhance the overall site. Minor amendments include, but are not limited to, the 
following:  

 1. Increasing the amount of parking. 

 2. Restriping the parking areas. 

 3. Reducing the building size. 

 4. A building addition or new structure, where the proposed addition or 
 structure does not exceed ten percent (10%) of the square footage of the 
 existing building(s) on the same lot. 

 5. Relocating the on-site utility services. 

 6. Altering the exterior site lighting. 



 7. Increasing the amount of landscaping. 

 8. Relocating parking stalls or changing the number of parking stalls on site.          
 Parking stalls required by EMMC shall not be reduced beyond the minimum 
 number required by Chapter 17.55. 

 9. Changing the exterior finishing materials from one acceptable material to 
 another acceptable material as listed in the standards for the zone in which 
 the amended site plan is proposed. 

 10. Additions to an existing building that do not increase the gross floor area 
 of the building such as awnings, canopies, decks, patios, and architectural 
 features designed solely to enhance the aesthetic appeal of the building. 

E. Staff Decision. Within 10 business days of the application, the Planning Director 
or designee shall issue a written decision to approve or denycontinue review of the 
minor modification until the proposed site amendment complies with Code, or 
determine that the amendment exceeds the criteria for a minor amendment to an 
approved site plan. Written findings shall be filed documenting the results of the 
review and the rationale for the decision.  

F. Building Permits. Permits granted on the basis of an approved site plan for which 
a minor amendment was also approved shall only authorize those uses, 
arrangement, and construction set forth in such approved plans and applications 
and no other use, arrangement, or construction. Use, arrangement, or construction 
at variance with the approved site plan shall be deemed a violation of this Title.  

G. Major Amendments. All site plan amendments other than those described as 
Minor Site Plan Amendments in 17.130.030 shall be considered to be Major Site Plan 
Amendments and may only be approved after filing a site plan amendment 
application as set out in Section 17.130.050. 

H. Site Plan Amendment Application.  

1. The City Council, the property owner, or their duly authorized agent shall 
make an application for a site plan amendment on forms prepared by the 
Planning Director.  

2. No site plan amendment application shall be processed without the 
submission of the application, all the supporting materials as required by this 
Chapter and the application fee. Incomplete applications shall not be 
processed under any circumstance. 



3. The following items shall be submitted electronically via the application 
portal on the City website or as otherwise directed by the Planning Director. 

  a. Signed application 

  b. Explanation of the purpose of the proposed site plan amendment; 

  c. The name and address of all owners of record of the property  
  included in the original site plan, if available; 

  d. Signatures of all property owners are directly affected by or have  
  an interest in the proposed amendment. 

  e. Current title report shall be submitted for the property affected by  
  the site plan amendment. 

  f. The amended site plan which must clearly depict what portion of the 
  original site plan is proposed to be amended. 

  g. A copy of the previously approved site plan shall be submitted for  
  reference. 

  h. Any relevant development agreements affected by the proposed  
  amendment shall be provided. 

  i. The application fee required by the current consolidated fee   
  schedule approved by the City Council.  

I. Approval Process and Exceptions 

 1. The site plan amendment application shall not be construed as an absolute 
 right upon submission of an application and does not require the Land Use 
 Authority to take action based upon findings of facts.  

 2. Upon receipt of a complete application, the Planning Director shall conduct 
 a preliminary review. If, upon review, the Planning Director determines that 
 the proposed amendment constitutes a major site plan amendment, the 
 application shall be placed on the Planning Commission’s agenda as a public 
 hearing within 30 days. If the Planning Director determines that the 
 proposed amendment constitutes a minor site plan amendment, the 
 application shall be processed in accordance with Section 17.130.030. 



 3. Upon recommendation from the Planning Commission, the City Council 
 shall have 45 days to conduct a public meeting on the application. 

4. Following the public meeting and review of the major site plan 
amendment, the City Council may approve, deny, or conditionally approve 
the proposed amendment. Approval shall only be granted upon finding that 
the amendment: 

  a. Complies with applicable law; 

  b. Does not materially injure public or private interest; and 

 c. Advances legitimate planning objectives. 

J. Exceptions: A site plan amendment application is not required for adjustments to 
internal building layout, signage modifications consistent with City code, or similar 
insubstantial changes as determined by the Planning Director. 

 



 

EAGLE MOUNTAIN CITY 
PLANNING COMMISSION MEETING 

JULY 8, 2025 

TITLE:   Amended Preliminary Plat - Marketplace 4 

ITEM TYPE:   Preliminary Plat 

FISCAL IMPACT:   n/a 

APPLICANT:   Forrest Gaskill 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

Agriculture / Commercial Community 16.56 
 
PUBLIC HEARING PREPARED BY PRESENTED BY 
Yes  David Stroud, Senior Planner David Stroud 
 
RECOMMENDATION: 
Staff recommends the Planning Commission forward a positive recommendation to the City Council 
regarding the proposed preliminary plat with the condition to correct the minor redlines at final plat 
review. 
 
BACKGROUND: 
The Marketplace at Eagle Mountain Town Center Development Agreement contains the Master Site 
Plan which also serves as the preliminary plat. The Applicant has submitted a revised preliminary 
plat to reconfigure lots in Phase 4. The Macey's lot will also be amended. Four commercial lots and a 
City storm water parcel exist on the approved preliminary plat along with the amended Macey's lot. 
Four commercial lots are proposed on the new preliminary plat along with the City storm water plat 
and Macey's lot. The Agreement states the City and the developer will swap parcels to relocate the 
storm water basin. The Planning Commission does not act on the property swap. The Master Site 
Plan contained in the Agreement is not required to be amended. 
 
ITEMS FOR CONSIDERATION: 
 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
The Planning Commission shall make a recommendation to the City Council regarding the proposed 
preliminary plat. 
 
ATTACHMENTS: 

1.   Marketplace Phase 4  
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2010 North Redwood Road, Salt Lake City, Utah 84116
(801) 521-8529 - AWAengineering.net
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Callout
Wall to extend full length of west property line. Phase 4 and Phase 3. Landscape buffer as per agreement, too.
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EAGLE MOUNTAIN CITY 
PLANNING COMMISSION MEETING 

JULY 8, 2025 

TITLE:   Animal, Exceptions, Public Hearings, and Appeals Code Amendment 

ITEM TYPE:   Development Code Amendment 

FISCAL IMPACT:   N/A 

APPLICANT:   City-intiated 
 

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 Planning Commission forward a positive recommendation to the City 
Council respecting the proposed amendments. 
 
BACKGROUND: 
Recent situations brought to the City regarding animals have prompted this code amendment to 
provide clarification and add standards. The ability to seek exceptions to Home Occupation and 
Accessory Dwelling Unit standards is also being removed. Finally, a recent change to state code 
(UCA 10-9a-701(5)) requires the City to remove public hearings for Variances and Land Use 
Appeals. 
 
ITEMS FOR CONSIDERATION: 
The Planning Commission should consider the potential consequences associated with the proposed 
code changes if later recommended for adoption. Ordinances pertaining to Development Code 
Amendments, and processing of the same, may be found in EMMC 17.05.120 & UCA 10-9a-501. 
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 

1.   Draft Code Amendment 
 
 



6.05.260 Number of animals. 

No person may harbor or possess more than the number of dogs shown in Table 
6.05.260(a) or more than four cats, four months of age or older, without acquiring a short-
term pet sitting license, kennel license, or a hobby breeder license for such use or facility 
from the city. Ownership of more than four cats without said licenses must be approved by 
the animal regulation coordinator for a legitimate business purpose. 

Table 6.05.260(a)  
Maximum Permitted Number of Dogs by Lot Size 

Dog 
Size Lot Size 

Dogs Allowed 
as Pets (No 
License 
Required) 

Hobby 
Breeder 
License* 

Short-
Term Dog 
Sitting* 

Kennel 

Small Condos/Apartments or 
Townhomes 

2 n/a N/A 2 n/a N/A 

Large 2 n/a N/A 2 n/a N/A 

Small 
Under 5,500 SF 

2 4 4 n/a N/A 

Large 2 3 3 n/a N/A 

Small 
5,501 – 8,000 SF 

3 4 4 n/a N/A 

Large 3 4 4 n/a N/A 

Small 
8,001 – 21,780 SF 

4 6 6 n/a N/A 

Large 4 5 5 n/a N/A 

Small 
21,781 SF – l Acre 

4 6 6 n/a N/A 

Large 4 6 6 n/a N/A 

Small 
> l Acre to < 10 Acres 

4 8 8** n/a N/A 

Large 4 8 8** n/a N/A 

Small 
> 10 Acres to < 20 
Acres 

6 12** 12** As approved by PC 

Large 6 12** 12** As approved by PC 

Small 
> 20 Acres 

8 16** 16** As approved by PC 

Large 8 16** 16** As approved bvy 
PC 

* Total number of dogs allowed on property 

** Additional dogs may be approved by the planning commission 

 

*    Total number of dogs allowed on property 



**    Exceptions to these standards must be presented by the property owner through an alternative 
animal management plan to be heard by the Planning Commission. If an approved plan is violated or 
causes situations that become a nuisance to adjoining property owners, the approval shall be 
subject to revocation by the Planning Director or Code Enforcement Officer. 

 

6.10.080 Residential livestock requirements. 

A residential property may have a mix of the permitted animals so long as the required 
fencing area is provided. (Chickens, ducks, and similar fowl are exempted from these 
regulations and are allowed per EMMC 17.25.030, residential land use table.) 

Table 6.10.080 – Residential Livestock Requirements*  

Animal*** 
Max. Number Allowed on Lots Available 

Fenced Area per 
Animal 

Minimum 
Lot Size 1/2 to 0.99 

Acre 
1 to 1.99 
Acres 

2 to 2.99 
Acres 

3 or More 
Acres 

Horse/Mule 0** 4 8 12 2,500 s.f. 1 Acre** 

Buffalo 0 2 4 6 2,500 s.f. 1 Acre 

Cattle 2 4 8 12 2,500 s.f. 1/2 Acre 

Donkey 2 4 8 12 2,500 s.f. 1/2 Acre 

Llama 2 4 8 12 2,500 s.f. 1/2 Acre 

Emu/Ostrich 4 8 12 16 500 s.f. 1/2 Acre 

Sheep/Goat 4 8 12 16 500 s.f. 1/2 Acre 

Pig (all 
kinds) 

2 4 6 8 500 s.f. 1/2 Acre 

 

*    Exceptions to these standards must be presented by the property owner through an alternative animal 
management plan to be heard by the pPlanning cCommission. Approval of the plan by the commission shall be 
considered a conditional use and shall be subject to all required conditions. If an approved plan is violated or 
causes situations that become a nuisance to adjoining property owners, the conditional use approval shall be 
subject to revocation by the Planning Director or cCode eEnforcement or animal control oOfficer. 

**    Two horses/mules allowed on one-half-acre+ properties within the equine overlay zone. 

***    Any animal that a reasonable person would define as a half-size (or smaller) of an average adult animal 
shall count as a half-unit including offspring and miniature animals. Offspring shall not count towards maximum 
animal numbers until weaned.  

https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain17/EagleMountain1725.html#17.25.030


Chapter 6.15 
ALTERNATIVE ANIMAL MANAGEMENT PLANS 

 

6.15.010 Application. 

Individuals may propose an alternative animal management plan to the Planning 
Commission for their review and approval. Interested persons shall submit an application 
for an alternative animal management plan on forms prepared by the Planning Director. No 
alternative animal management plan shall be processed without the submission of the 
application and all supporting materials (including processing fee) as required by this 
chapter. 

A. Supporting Materials. The alternative animal management plan application shall be 
submitted with the materials listed in this section. The planning director may determine and 
require that additional items not listed herein be submitted in order to evaluate the 
alternative animal management plan application. 

1. Narrative. A detailed narrative explaining the reasons for an alternative animal 
management plan proposal. 

2. Site Plan. A detailed site plan showing the entirety of the property. Provide 
locations of animals and their distances from the property lines and all adjacent 
residential dwellings. 

3. Mitigation Plan. A detailed plan that describes mitigation efforts to reduce the 
impacts caused by animals or animal-related home businesses (i.e. sound, refuse, 
smell, flies, traffic, parking, etc.) 

4. Applicable Photos. Detailed photos of where the animals are being housed, 
applicable fencing, etc. 

5. Fee. The processing fee required by the current consolidated fee schedule 
approved by the City Council.  

 

6.15.020 Approval process. 

The approval process for an alternative animal management plan shall be as follows: 

A. Planning Commission Public Hearing. Upon receipt of a completed application and 
subsequent review by the Planning Director or designee, the application shall be placed on 
the next available Planning Commission agenda for a public hearing no more than 28 days 
after a complete application has been submitted. The planning director shall cause all 



property owners within 600 feet of the boundaries of the proposed application area 
(including a minimum of at least 25 adjacent property owners) to be notified by first class 
mail of the time and place of the public hearing at least 10 days prior to the Planning 
Commission meeting. A copy of the public notice of the hearing shall also be posted in 
three public places (including the city offices) within the city at least 10 days prior to the 
hearing. 

B. Planning Commission Review. The Planning Commission will review each application and 
may approve, approve with conditions, or deny the application based upon findings of 
facts. The Planning Commission may also defer action if an applicant fails to appear at the 
Commission meeting or there is insufficient application information provided. 

C. City Council Review. The action of the Planning Commission shall be final unless a 
member of the City Council requests that the alternative animal management plan be 
reviewed by the City Council within 15 days of the Planning Commission’s action. If an 
alternative animal management plan application is placed upon a City Council meeting for 
action, the City Council shall be the land use authority. 

 

6.15.030 Determination 

The Planning Commission may approve an alternative animal management plan located 
within an agriculture or single-family residential zone. In approving an alternative animal 
management plan, the Planning Commission may impose such requirements and conditions 
necessary for the protection of adjacent properties and the public interest. The Planning 
Commission may approve an alternative animal management plan upon determining the 
following: 

A. Health, Safety, and Welfare. That such use will not, under the circumstances, be 
detrimental to the health, safety or general welfare of persons residing or working in the 
vicinity, or injurious to property or improvements in the vicinity and will not institute a 
nuisance to property owners; 

B. General Plan. That the proposed use does not conflict with the intent of the Eagle 
Mountain City general plan. 

 

6.15.040 Considerations and standards. 

In reviewing an application for an alternative animal management plan, the Staff and 
Planning Commission shall review, but not limit their review to, the following considerations 



and standards. Some considerations and standards may only apply to animal-based home 
businesses: 

A. The Site of the Structures or Use, and in Particular: 

1. Adequacy of Site. The adequacy of the site to accommodate the proposed use and 
all related activities. 

2. Screening. The location and possible screening of all outdoor accommodations and 
activities. 

3. Adjoining Uses. The relation of the proposed buildings or use to any adjoining 
buildings with particular attention to protection of light, air, noise, and odor. 

B. Traffic Circulation and Parking: 

1. Street. The type of street serving the proposed use in relation to the amount of 
traffic expected to be generated. 

2. Access. The adequacy, convenience, and safety of provisions for vehicular access 
and parking, including the location of driveway entrances and exits. 

3. Truck Traffic. The amount, timing, and nature of associated truck traffic. 

C. The Impact of the Proposed Buildings or Use on Surrounding Uses, and in Particular: 

1. Impact of Patrons. The number of customers or users and the suitability of the 
resulting activity level to the surrounding uses and especially to any neighboring uses 
of public importance such as schools, libraries, playgrounds, religious or cultural 
meeting halls, and hospitals. 

2. Hours of operation. 

3. Off-Site Effects. Adequacy of provisions for the control of any off-site effects such 
as noise, dust, odors, light, or glare, etc. 

4. Special Hazards. Adequacy of provisions for protection of the public against any 
special hazards arising from the intended use. 

 

6.15.050 Optional conditions. 



Applicants for alternative animal management plans shall meet all applicable requirements 
of this title. In addition, the Planning Commission may establish conditions and 
requirements as part of the approval that address concerns regarding safety for persons 
and property, health and sanitation, nuisances, master plan proposals, and neighborhood 
characteristics. Specifically, the Planning Commission may require: 

A. Conditions Relating to Safety of Persons and Property. 

1. Increased Setbacks. Increased setback distances from lot lines where the Planning 
Commission determines it to be necessary to ensure the public safety and to prevent 
nuisances to adjacent properties. 

2. Lighting. Limitations and control of the number, location, color, brightness, and 
height of lighting units used on the property. 

B. Conditions Relating to Health and Sanitation. 

1. Culinary Water. A guarantee of sufficient culinary water to serve the intended land 
use and a water delivery system meeting standards adopted by the City Council. 

2. Wastewater. A wastewater disposal system and a solid waste disposal system 
meeting standards adopted by the City Council. 

3. Sizing of Utilities. Construction of water mains, sewer mains, and drainage facilities 
serving the proposed use, in sizes necessary to protect existing utility users in the 
vicinity and to provide for an orderly development of land. 

C. Conditions Relating to Environmental Issues. 

1. Pollution. Processes for the control, elimination, or prevention of land, water, or air 
pollution; the prevention of soil erosion; and control of objectionable odors and noise. 

2. Dust and Erosion. The planting of ground cover or other surfacing to prevent dust 
and erosion. 

D. Conditions Relating to Compliance with the Intent of the General Plan and 
Characteristics of the Vicinity or Neighborhood. 

1. Removal of Incompatible Materials. The removal of structures, debris, or other 
materials incompatible with the intended characteristics of the applicable zone. 

2. Fences and Screening. Limitations or controls on the location, heights, and 
materials of walls, fences, hedges, and screen plantings to ensure a buffer between 
adjacent properties. 



3. Landscaping. Landscaping to ensure compatibility with the intended 
characteristics of the applicable zone. 

 

6.15.060 Inspection. 

Following the approval of an alternative animal management plan by the Planning 
Commission, the City Staff shall ensure that site development and uses are conducted in 
compliance with the approved plan and any conditions that were applied. Upon request 
made by City Staff, property owners shall allow, within reasonable hours, an inspection of 
the property to determine compliance with the approved alternative animal management 
plan. The Planning Commission may request that alternative animal management plans be 
placed upon their agenda for review to ensure compliance with the conditions or 
requirements of approval as necessary. Failure to comply with the conditions or 
requirements of approval may result in the conditional use permit being revoked.  

 

6.15.070 Noncompliance. 

Owners of property where an alternative animal management plan has been approved shall 
be responsible for their property’s compliance with the approval, conditions of approval, 
and the City’s ordinances. Property owners that fail to maintain or violate the approval and 
City’s ordinances may have the conditions of approval revoked by the Planning 
Commission. Notice shall be given to the property owner that they have 14 days to correct 
a violation before the approval is revoked. 

  



17.05.200 Tables. 

Table 17.05.200(a) Public Hearing  

  
P.C. 

Hearing 
C.C. 

Hearing Notice Type 
Notice 
Period 

Affected 
Entities** 

GENERAL PLAN           

General Plan* Yes Yes Published in paper – 
Direct mailed notice to 
affected entities – Post 
notice in 3 public places 

10 
Days 

Yes – Check 
definition of 
affected entity 

LAND USE 
ORDINANCE 

          

EMMC Titles 16, 
Subdivisions, and 17, 

Zoning: Requirements 
and Approvals 

Yes Yes Published in paper – 
Direct mailed notice, 
with summary to be 
understood by a lay 
person, to property 
owners within 600 feet 
including at least 25 
property owners and to 
affected agencies – Post 
notice in 3 public places 

10 
Days 

Perhaps – 
Check 
definition of 
affected entity 

HOME BUSINESS           

License Official 
Approval 

No No N/A N/A N/A 

Planning Commission 
Approval 

Yes No Direct mailed notice to 
property owners within 
300 feet including at 
least 15 property owners 
– Post notice in 3 public 
places 

10 
Days 

N/A 

ACCESSORY 
DWELLING UNITS 
(ADUs) 

          

Planning Director 
Approval 

No No N/A N/A N/A 

Planning Commission 
Approval 

Yes  No Direct mailed notice to 
property owners within 
600 feet – Post notice in 
3 public places  

10 
Days  

N/A 

https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain16/EagleMountain16.html#16


Table 17.05.200(a) Public Hearing  

  P.C. 
Hearing 

C.C. 
Hearing 

Notice Type Notice 
Period 

Affected 
Entities** 

SIGN REGULATIONS           

Sign Permit – Planning 
Director Approval 

No No N/A N/A N/A 

Model Home Signage No No N/A N/A N/A 

Directional/Advertising 
Business Signage 

No No N/A N/A N/A 

ANIMAL 
MANAGEMENT PLANS 

          

Planning Commission Yes No  Direct mailed notice to 
property owners within 
600 feet including at 
least 25 property 
owners – Post notice in 
3 public places 

10 
Days 

N/A 

REZONING OF 
PROPERTY 

          

Rezoning Yes Yes Published in paper – 
Direct mailed notice, 
with summary to be 
understood by a lay 
person, to property 
owners within 600 feet 
including at least 25 
property owners and to 
affected entities – Post 
notice in 3 public places 

10 
Days 

Perhaps – 
Check 
definition of 
affected entity 
(required if 
rezoning to a 
multi-unit 
residential, 
commercial, 
and industrial) 

CONDITIONAL USE           

Conditional Use Yes No Direct mailed notice to 
property owners within 
600 feet including at 
least 25 property 
owners and to affected 
entities – Post notice in 
3 public places 

10 
Days 

Perhaps – 
Check 
definition of 
affected entity 
(required if 
rezoning to a 
multi-unit 
residential, 
commercial, 
and industrial) 



Table 17.05.200(a) Public Hearing  

  P.C. 
Hearing 

C.C. 
Hearing 

Notice Type Notice 
Period 

Affected 
Entities** 

SITE PLAN REVIEW           

Site Plan Review Yes No Direct mailed notice to 
property owners within 
600 feet including at 
least 25 property 
owners and to affected 
entities – Post notice in 
3 public places 

10 
Days 

Perhaps – 
Check 
definition of 
affected entity 
(required if 
rezoning to a 
multi-unit 
residential, 
commercial, 
and industrial) 

VARIANCES           

Variance Yes 
No 

No Direct mailed notice to 
property owners within 
600 feet including at 
least 25 property 
owners and to affected 
entities – Post notice in 
3 public places 
N/A 

10 
Days 
N/A 

Perhaps – 
Check 
definition of 
affected entity 
N/A 

 

  



17.65.050 Approval process. 

Home business licenses shall be approved by the lLicense oOfficial, or designee. Any 
petition for a minor exception from the standards listed in EMMC 17.65.060(A) through (F) 
may be approved administratively at the discretion of the lLicense oOfficial if the exception 
does not adversely impact surrounding residents or affect the residential characteristics of 
the neighborhood, or significantly increase traffic or the demand on utilities. Any other 
petition for an exception from the standards in this chapter requires approval by the 
planning commission before the license may be issued or renewed. In addition, any home 
business currently in operation that constitutes a nuisance may also be required to go 
before the pPlanning cCommission for continued use of the license and operation of the 
business. If the pPlanning cCommission denies the continued use of the license, the license 
shall not be renewed. 

17.65.100 Appeals. 

Aggrieved applicants may appeal the decision of the license official, or designee, to the 
pPlanning cCommission within 10 days of the announced decision. In all cases, the appeal 
board shall conduct a public hearing and review the application of the proposed business. 
The pPlanning cCommission may approve, approve with conditions, or deny the application 
of the proposed home business. 

Aggrieved applicants may appeal the decision of the pPlanning cCommission to the cCity 
cCouncil within 10 days of the announced decision. In all cases, the appeal board shall 
conduct a public hearing and review the application of the proposed business. The cCity 
cCouncil may approve, approve with conditions, or deny the application of the proposed 
home business. 

Aggrieved applicants of the cCity cCouncil’s decision may appeal to district court within 30 
days of the announced decision. 

  

https://www.codepublishing.com/UT/EagleMountain/#!/EagleMountain17/EagleMountain1765.html#17.65.060


17.70.040 Accessory dwelling unit permit. 

Any person owning an existing accessory dwelling unit that has not been permitted by the 
cCity, or any person constructing or causing construction of a residence that has an 
accessory dwelling unit, or any person remodeling or causing the remodeling of a 
residence for an accessory dwelling unit, shall obtain an accessory dwelling unit permit 
from the pPlanning dDivision of the cCity’s cCommunity dDevelopment dDepartment. This 
shall be in addition to any required building permit for the work to be performed. The 
applicant shall obtain all necessary building permits and pay all applicable fees prior to 
constructing the ADU, including permits for a basement that was finished previously 
without a permit. Accessory dwelling units constructed without an approved accessory 
dwelling unit permit shall be considered illegal until a permit is submitted to and approved 
by the cCity. 

A. Applications. Applicants for an accessory dwelling unit shall submit a complete 
application and the supporting materials listed in this section to the pPlanning dDivision of 
the cCommunity dDevelopment dDepartment. 

1. Owner Signature. The owner shall sign the application, agreeing to occupy the 
dwelling (either the primary unit or the ADU), except for bona fide temporary 
absences, and agreeing to comply with the standards in this chapter. 

2. Site Plan. A site plan shall be provided that shows property lines, dimensions, the 
location of existing buildings and building entrances, proposed buildings or additions, 
dimensions from buildings to property lines, the location of required off-street 
parking, and utility meters. 

3. Floor Plan. A detailed floor plan, to scale, showing the floor in which the accessory 
dwelling unit will be located, including labels on rooms indicating uses or proposed 
uses, shall be provided. 

4. Evidence of Building Permit. Evidence shall be provided that a building permit was 
obtained for the building and/or area containing the accessory dwelling unit. 

5. Fee. The processing fee required by the current cConsolidated fFee sSchedule 
approved by the cCity cCouncil shall be paid in full. 

B. Planning Director or Designee Approval. The pPlanning dDirector or designee shall 
approve an accessory dwelling unit application if it is in complete compliance with all the 
approval criteria standards identified in this chapter. As part of the pPlanning dDirector’s or 
designee’s review, inspections may be required by the pPlanning, or bBuilding Divisions, 
and/or fFire dDepartments. 



C. Exceptions to Standards. Accessory dwelling unit applications that deviate from the 
approval criteria may be considered by the planning commission in a public meeting. After 
conducting a public hearing and reviewing the application, the planning commission may 
approve, approve with conditions, or deny the application. Applicants requesting 
exceptions are not guaranteed approval and must provide evidence that the exceptions 
will not create negative impacts on neighboring properties. Conditions must be connected 
to the exceptions being requested, and may include increased setbacks, limitations on 
windows and doors adjacent to abutting property lines, privacy fencing, and additional 
parking. 

DC. Transfer of Ownership. Upon sale of the home or transfer of ownership, accessory 
dwelling unit permits shall remain valid so long as the accessory dwelling unit is in 
compliance with the cCity’s ordinances and conditions of approval. 

  



17.105.050 Approval process. 

A. Upon receipt of a complete application, the pPlanning dDirector shall set a date for the 
planning commission to consider the request for a variance. Upon receipt of a complete 
application, the planning director shall schedule the application for a public hearing before 
the planning commission. The planning director shall cause all property owners within 600 
feet of the boundaries of the proposed application area (including a minimum of at least 25 
adjacent property owners and affected entities if there be any) to be notified by first class 
mail of the time and place of the public hearing at least 10 days prior to the planning 
commission meeting. A copy of the public notice of the hearing shall also be posted in 
three public places (including the city offices) within the city at least 10 days prior to the 
hearing. 

B. Prior to the pPlanning cCommission meeting at which the variance application is 
scheduled to be heard, the pPlanning dDirector shall transmit the application materials 
together with a written analysis of the variance application, pertinent facts, a review of 
applicable regulations and a formal sStaff recommendation to the pPlanning cCommission. 

C. The pPlanning cCommission shall consider the variance request, together with all 
pertinent facts, applicable regulations and the sStaff recommendation and shall take action 
to approve, approve with modifications, disapprove or request further information prior to 
rendering a final determination on the variance application. 

 

 



 

EAGLE MOUNTAIN CITY 
PLANNING COMMISSION MEETING 

JULY 8, 2025 

TITLE:   Meta/Available Storage Cell Tower 

ITEM TYPE:   Site Plan 

FISCAL IMPACT:   N/A 

APPLICANT:   Sandra Layton, Atlas Tower 1, LLC 
 

CURRENT GENERAL PLAN DESIGNATION & ZONE ACREAGE 

General Plan Designation: Business Park/Light Industry 
Zoning: Industrial with the RTI Overlay 

7 Acres 

 
PUBLIC HEARING PREPARED BY PRESENTED BY 
Yes  Steven Lehmitz, Planner Steven Lehmitz 
 
RECOMMENDATION: 
Staff recommends that the Planning Commission forward a positive recommendation to the City 
Council respecting the proposed tower. 
 
BACKGROUND: 
The Applicant is proposing the construction of a 120' telecommunication monopole on the southwest 
corner of the Available Storage facility (2681 N Pony Express Parkway, Parcel No. 34:685:0001). A 
50'x50' area would be fenced around the monopole, allowing for other necessary structures. 
 
ITEMS FOR CONSIDERATION: 
EMMC 17.55 Off-street Parking -- Complies 
 
EMMC 17.72.030 Site design. 
A. Building Location -- n/a 
B. Commercial Parking Location -- n/a 
 
EMMC 17.75.091 Communication facilities and towers. 
A. General -- Complies 
B. Location and Type Priority -- Complies 
C. Burden of Proof -- Complies 
D. Setbacks -- Complies 
E. Collocation -- Complies 
F. Safety -- Complies 
... 
I. Specific Regulations by Type. 

2. Monopoles. 
a. Justification -- Complies 
b. Visual Analysis -- Complies 
c. Maximum Height -- Complies 



d. Setback -- Complies 
e. Spacing -- Complies 
f. Color -- Complies 
g. Screening -- Complies 

 
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 -- n/a 
E. Utilities -- Complies 
F. Grading and Drainage -- Complies 
G. Dedication of Water Shares -- n/a 
H. Protection of Steep Slopes and Natural Drainages -- n/a 
 
EMMC 17.100.060 Architectural requirements. 
A. Mechanical Equipment -- Complies 
B. Windows -- n/a 
C. Building Lighting -- Complies 
D. Trash Enclosures, Storage Areas, and External Structures -- n/a 
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 
 
 
 
  
 
PLANNING COMMISSION ACTION/RECOMMENDATION: 
N/A 
 
ATTACHMENTS: 

1.   Site Plan and Elevations 
2.   Photo Simulation 
3.   Justification Letter 
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TOWER ELEVATION
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FENCE NOTE:

GATE LOCK DETAIL
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PROPOSED 120’ MONOPOLE TOWER 
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June 11, 2025 
 
RE: RF Justification for Proposed 120' Wireless Communication Tower 
 
To Whom It May Concern, 
 
As a licensed Radio Frequency (RF) Engineer, I have conducted a technical analysis of wireless coverage 
in the vicinity of 2681 N Pony Express Parkway, Eagle Mountain, UT 84005, where a new wireless 
communication facility is proposed. 
 
The analysis confirms that a 120-foot tower is required at this location to provide adequate coverage to 
the growing community and to address current and anticipated service demands. The height is necessary 
to overcome terrain variations and existing vegetation and to ensure a clear line of sight for optimal 
signal propagation to the target service area. 
 
There are currently no existing structures within or near the intended coverage area that could support 
the antenna equipment at the necessary elevation. Additionally, because the area is in an active phase of 
development, viable co-location opportunities are unavailable at this time. 
 
This facility will play a crucial role in expanding wireless service, improving public safety communications, 
and supporting infrastructure for future technological growth in the community. 
If you have any further questions regarding the technical justification, I am happy to provide additional 
details. 
 
Sincerely, 
 
 
Jeffrey Jockumsen 
RF Engineer 
Verizon Wireless 
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