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  January 21st, 2015 

 

 

 

REGULAR MEETING 
OF THE VINEYARD PLANNING COMMISSION,  

Vineyard Town Hall, 240 East Gammon Road, Vineyard, Utah 
Wednesday, January 21st, 2015 at 7:00 p.m. 

_______________ 
 

PUBLIC NOTICE is hereby given that the Planning Commission of Vineyard Town, Utah, will 
hold a Public Hearing and Regular Planning Commission Meeting, on Wednesday, January 
21st, 2015 starting at 7:00 p.m. The meeting will be held at the Vineyard Town Hall, 240 
East Gammon Road, Vineyard, Utah. The Public is invited to participate in all Town 
Planning Commission meetings. The agenda will consist of the following:  
     
1. CALL TO ORDER 
 

2. INVOCATION – Individuals are invited to volunteer. 
 

3. OPEN SESSION – This is a Public Comment period (see definition below). 
 

4. MINUTES REVIEW AND APPROVAL – No Minutes to approve. 
 

5. BUSINESS ITEMS:  
 

DISCUSSION AND ACTION 

5.1 255 MILL APARTMENTS –  
The applicant is requesting site plan approval for a 468 unit apartment complex. 
One, two, and three bedroom units will be offered within ten four-story buildings. 
The number of units per building will be 18. Living areas will range from 789 to 
1,322 square feet. All units will have patios/balconies totaling range from 50 square 
feet to 67 square feet which meets the required minimum of 5%. A 4,834 square 
foot clubhouse will be located onsite. The clubhouse will contain the leasing office, 
fitness facility, business center, and social area. 
 
 

5.2 LAKESIDE APARTMENTS -  
The applicant is requesting site plan approval for a 414 unit (26.03 units per acre) 
apartment complex. One, two, and three bedroom units will be offered within two 
four-story and eight three-story buildings. 
 

6. PLANNING COMMISSION MEMBERS’ REPORTS 
 

7. STAFF REPORTS 
 

 Nathan Crane, Town Planner 
 Don Overson, Town Engineer  
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8. ITEMS REQUESTED FOR NEXT AGENDA  

 
9. ADJOURNMENT  
 
 
 OPEN SESSION – Open Session is defined as time set aside for the public to express their views. Each 

speaker is limited to three (3) minutes. If action is necessary, the item will be listed on a following 
agenda. However, the Planning Commission may elect to discuss the item if it is an immediate matter of 
concern. 

 SPECIAL ACCOMMODATION – In compliance with the Americans with Disabilities Act, individuals 
needing special accommodations during this public meeting should notify Kinsli McHargue, Deputy 
Recorder, at least 24 hours prior to the meeting by calling (801) 226-0210. 

 ELECTRONIC OR TELEPHONE PARTICIPATION – One or more members of the Vineyard Planning 
Commission may participate electronically or by phone. 

The foregoing notice and agenda was posted on the Utah Public Notice Website, posted on the 
Vineyard Town Website and at the Vineyard Town Office, delivered to each member of the Vineyard 
Town Planning Commission, and emailed to the Daily Herald and surrounding entities.  
 
 

AGENDA NOTICING COMPLETED ON:  January 20th, 2015   
   
 
CERTIFIED (NOTICED) BY:  /s/ Kinsli McHargue  
 Kinsli McHargue, Deputy Recorder/Planning Coordinator 
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        COMMUNITY DEVELOPMENT 
   

  
SUBJECT: Development Plan and Site Plan Approval 

for 255 Mill Road Apartments 
 

 
MEETING DATE: January 21, 2015 
 

 
TO:   Planning Commission 
 
FROM:   Nathan Crane, Town Planner 
 
REQUEST: Approval of a development plan and site plan for 255 Mill Road Apartments 
 
PARCEL SIZE:  17.91 Acres 
 
LOCATION: 255 Mill Road 
 
APPLICANT:  R2R Ventures 
 
OWNER:  R2LU, LLC 
 
 
BACKGROUND: 
 
The property is designated as Regional Mixed Use General on the General Plan land use map. The 
property is zoned RMU (Regional Mixed Use).  The Mill Road Subdivision was approved on February 
27, 2013. 
 
An amendment to the RMU District was also approved by the Town Council on February 27, 2013.  
The amendment increased the density for a specific project to 26 units per acre, capped the number 
of residential units in the RMU District to 2,000 and increased the building height to four stories and 
52 feet. On October 10, 2014, the Council approved an amendment to increase the number of units 
to 2,009. 
 
The RMU District allows a development plan and site plan application to be processed concurrently. 
 
SUMMARY OF REQUEST: 
 
1. The applicant is requesting site plan approval for a 468 unit apartment complex.  One, two, and 

three bedroom units will be offered within ten four-story buildings.  The number of units per 
building will be 18.  Living areas will range from 789 to 1,322 square feet.  All units will have 
patios/balconies totaling range from 50 square feet to 67 square feet which meets the required 
minimum of 5%.  A 4,834 square foot clubhouse will be located onsite. The clubhouse will contain 
the leasing office, fitness facility, business center, and social area. 
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2. The primary ingress/egress to the apartment complex will be via a drive onto Mill Road.  A 

landscaped traffic circle, monument signs, and enhanced landscaping will be used to enhance the 
primary entry.  A secondary access point will also be provided on Mill Road.   

 
3. The minimum 25 foot landscape setback is provided along Mill Road.  

 
4. A 40 foot landscape buffer is provided along the western boundary and adjacent to the rail road 

tracks.  A ten foot asphalt trail is provided in this area.  The trail is part of the Town’s trail master 
plan and will also serve as a maintenance access to the irrigation and drainage pipes located 
underground. 

 
5. Two drainage pipes and a Central Utah Water Conservancy District water line will be located 

within an easement adjacent to the rail road tracks. 
 

6. Approximately 6.06 acres (33.4%) of the site is landscaped.  2.68 acres (15%) of the site is 
recreational amenities. Recreation amenities include pool, playground, and open turf areas.   

 
7. The site plan shows 908 parking spaces are provided.  905 parking spaces are required. A three 

foot high planted landscape berm is provided along Mill Road to screen the parking.  Staff 
believes the height of the soil should be raised to three feet. 

 
8. The applicant has chosen a modern architectural theme.  The buildings will feature four-sided 

architecture. The elevations depict stone venner, metal panels, and stucco.  Colors include blues, 
grays, browns, and tans.  The clubhouse will utilize the same architectural theme. Stairwells have 
been screened with metal guard rails.  Staff believes that opaque screening should be provided 
for the stairways. The Town Council has discretion over the architectural theme. The Town 
Council and the Planning Commission will need to review the proposed architecture and 
determine whether or not it is appropriate for the Town 
 

CITIZEN PARTICIPATION: 
 

Citizen notification is not required. 
 
ANALYSIS: 
 

 The maximum density allowed in the RMU District is 26 units per acre. According to the plans 
provided by the applicant the site is 18.0 acres which would allow 468 units.  However, 
according to the Utah County Recorder’s office legal description, the site is only 17.91 acres 
which allows 465 units.  Under either scenario, the proposed number of units exceeds what is 
allowed by the RMU Zoning District. The applicant will need to revise the project to meet the 
requirements of the RMU District.  The applicant should inform the Commission regarding 
how this is to be addressed before the Commission makes a recommendation to the Council. 
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 The RMU District requires interconnectivity between adjoining parcels.  The proposed trail 
and internal walkways provide the required interconnectivity.   
 

 The two proposed access drives for the facility will provide adequate access to the site for 
both residents and emergency vehicles. 
 

 The two proposed access drives for the facility will provide adequate access to the site for 
both residents and emergency vehicles.  
 

 The site plan has been reviewed for compliance with fire lane widths and fire turning radius 
and are shown on the site plan. 
 

 Staff is recommending a stipulation requiring opaque screening for the stairwells. 
 

 The Central Utah Water Conservancy District (CUWCD) owns a parcel that is proposed to be 
relocated.  Preliminary approval from CUWCD has been provided for both the well site 
relocation and the trail design.  Staff is including stipulation that final approval from CUWCD is 
provided prior to issuance of a building permit.  
 

FINDINGS: 
 

The proposed site plan meets the following findings if the number of units does not exceed the 
maximum permitted: 

 

 It is in conformance with the General Plan. 

 It satisfies the requirements of the Town of Vineyard Zoning Ordinance.  
 
RECOMMENDATION: 
 
The Planning Commission should review the proposed site plan and discuss the maximum 
number of units and the proposed architecture with the applicant.  If these issue can be 
resolved, the Planning Commission should recommend APPROVAL of the development plan and 
site plan subject to the following stipulations: 
 

1. The site plan shall conform to the site plan, elevations, and landscape plan dated January 16, 
2015, except as modified by these stipulations. 

 
2. All signage shall require a separate permit. 

 
3. In accordance with Section 1416 of the Town of Vineyard Zoning Ordinance, the approval of 

the site plan shall expire in (180) days if a building permit has not been issued. 
 

4. The civil construction drawings shall meet all requirements as determined by the Town 
Engineer. 
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5. The final landscape plans shall be reviewed and approved prior to issuance of a building 

permit.   
 

6. All building and free standing lighting shall be fully shielded and include cut-off lenses.  All 
light levels shall not exceed one foot candle at the property line.  The maximum height of the 
freestanding lightings is 16 feet. 
 

7. All parking canopies shall include a full fascia located at the edge of the canopy. 
 

8. The height of the soil on the berm shall be raised to three feet. 
 

9. Final approval of the construction plans from CUWCD is required prior to issuance of a 
building permit. 
 

10. Opaque screening shall be provided for the stairways. 
 

11. A public access easement to the trail is required to be recorded prior to issuance of a building 
permit. 
 

12. (A stipulation addressing the maximum number of units needs to be drafted and included.) 
 

13. (A stipulation addressing the architecture needs to be drafted and included if applicable.) 
 
PROPOSED MOTION:  
 
I move that the Planning Commission accept the findings and recommend APPROVAL of a request for 
development plan and site plan approval in the RMU District subject to the thirteen stipulations 
recommended by staff. 
 
ALTERNATIVE MOTION: 
 
I move that the Planning Commission recommend DENIAL of the development plan and site plan 
based on the following findings: (The Commission should draft appropriate findings.) 
 
ATTACHMENTS: 
 

 Exhibit A –  Site Plan, Landscape Plan, Building Elevations, Floor Plan dated January 
16, 2015 
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        COMMUNITY DEVELOPMENT 
   

  
SUBJECT: Development Plan and Site Plan Approval 

for Lakeside Apartments 
 

 
MEETING DATE: January 21, 2015 
 

 
TO:   Planning Commission 
 
FROM:   Nathan Crane, Town Planner 
 
REQUEST: Approval of a development plan and site plan for 255 Mill Road Apartments 
 
PARCEL SIZE:  15.9 Acres 
 
LOCATION: Southwest Corner of Mill Road and 400 North 
 
APPLICANT:  Jeff Hawkes 
 
OWNER:  CCP Vineyard LLC 
 
 
BACKGROUND: 
 
The property is designated as Regional Mixed Use General on the General Plan land use map. The 
property is zoned RMU (Regional Mixed Use).  The Mill Road Subdivision was approved on February 
27, 2013. 
 
An amendment to the RMU District was also approved by the Town Council on February 27, 2013.  
The amendment increased the density for a specific project to 26 units per acre, capped the number 
of residential units in the RMU District to 2,000 and increased the building height to four stories and 
52 feet. On October 10, 2014, the Council approved an amendment to increase the number of units 
to 2,009. 
 
The RMU District allows a development plan and site plan application to be processed concurrently. 
 
SUMMARY OF REQUEST: 
 
1. The applicant is requesting site plan approval for a 414 unit (26.03 units per acre) apartment 

complex.  One, two, and three bedroom units will be offered within two four-story and eight 
three-story buildings.  The number of units per building will varies.   
 

2. Living areas are 743 to 1,060 square feet.  It is unclear whether or not this applies to both building 
types as only two floor plans were provided.  The Planning Commission should request 
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clarification before making a recommendation to the Town Council. All units will have 
patios/balconies totaling range from 56 square feet to 64 square feet which exceeds the required 
minimum of 5%.   

 
3. A 2,945 square foot clubhouse will be located onsite. 

 
4. The primary ingress/egress to the apartment complex will be via a drive onto Mill Road.  A 

landscaped traffic circle, monument signs, and enhanced landscaping will be used to enhance the 
primary entry.  A secondary access points will also be provided on 400 North.   

 
5. The minimum 25 foot landscape setback is provided along Mill Road and 400 North. 

 
6. A 30 foot landscape buffer is provided along the western boundary and adjacent to the rail road 

tracks.  A ten foot asphalt trail is provided in this area.  The trail is part of the Town’s trail master 
plan and will also serve as a maintenance access to the irrigation and drainage pipes located 
underground. 

 
7. Two drainage pipes and a Central Utah Water Conservancy District water line will be located 

within an easement adjacent to the rail road tracks. 
 

8. Approximately 4.9 acres (30.8%) of the site is landscaped.   
 
9. The site plan shows 804 parking spaces are provided.  There will be 688 standards stalls, 99 

garage stalls, and 22 ADA accessible stalls. 800 parking spaces are required. Parking canopies are 
also proposed. 

 
10. The applicant has chosen a modern architectural theme.  The buildings will feature four-sided 

architecture. The elevations depict brick veneer, metal panels, and stucco.  Colors include reds, 
browns, and tans.  The clubhouse will utilize the same architectural theme. Stairwells have been 
screened.  The Town Council has discretion over the architectural theme. The Town Council and 
the Planning Commission will need to review the proposed architecture and determine whether 
or not it is appropriate for the Town. 
 

CITIZEN PARTICIPATION: 
 

Citizen notification is not required. 
 
ANALYSIS: 
 

 The maximum density allowed in the RMU District is 26 units per acre. According to the plans 
provided by the applicant the site is 15.92 acres which would allow 413.92 units.  However, 
according to the Utah County Recorder’s office legal description, the site is only 15.90 acres 
which allows 413.4 units.  Under either scenario, the proposed number of units exceeds what 
is allowed by the RMU Zoning District. The applicant will need to revise the project to meet 
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the requirements of the RMU District.  The applicant should inform the Commission regarding 
how this is to be addressed before the Commission makes a recommendation to the Council. 
 

 The RMU District requires interconnectivity between adjoining parcels.  The proposed trail 
and internal walkways provide the required interconnectivity.   
 

 The two proposed access drives for the facility will provide adequate access to the site for 
both residents and emergency vehicles.  
 

 The site plan has been reviewed for compliance with fire lane widths and fire turning radius 
and are shown on the site plan. 

 

 A public access easement will also be required for the trail along the rail road tracks. 
 

 Preliminary approval from CUWCD has been provided for the trail design.  Staff is including 
stipulation that final approval from CUWCD is provided prior to issuance of a building permit.  
 

 As only two floor plans were provided, the Planning Commission should ask the applicant for 
clarification and may want to review all floor plans, if applicable, before making a 
recommendation to the Town Council.  This will allow the Commission to ensure that all units 
meet the required private open space. 
 

 Section 734.10.3 requires a minimum of 15% of the site to be used as recreational amenities. 
These areas are to be a minimum of 5,000 square feet with one being at least 10,000 square 
feet in area. These areas are to be used for tot lots, play fields, pavilions, and similar uses. 
Required street setbacks are not included in this area.  The purpose of this requirement is to 
provide areas where residents can recreate. The 2010 US Census found the following:  1) The 
average persons per household for rental units in Utah County is 3.22;  2) 62.7% of all 
occupants of renter occupied housing units are between the ages of 15 to 34; 3) 35.3% 
percent of the occupants are between 25 to 34 years old. 
 

 The applicant is proposing 2.67 acres (16%) of the site as recreational amenities. Recreation 
amenities include pool, playgrounds, two dog parks, and open turf areas.  However, a large 
portion of this area is proposed to be a 20 to 30 foot landscape/detention area along the 
south boundary of the site.  This area is enclosed by a wall, garages, and a building. This area 
does include a sidewalk to serve as a walking path, however the primary use of this area is a 
four foot deep detention basin with no useable recreation area. In addition, the site lacks a 
multi use hard court and one of the play structures is also located in the bottom of a three 
foot detention pond.  As the site will be home to over 1,000, staff believes that the proposed 
recreational amenities do not meet the requirements or the purpose and intent of Section 
734.10.3 as the site will be home to over an estimated 1,000.  Staff recommends that the 
applicant submit a revised recreational amenities plan before the Planning Commission makes 
a recommendation to the Town Council. 

 



 

 

Page 4 of 5  

FINDINGS: 
 

As proposed, development and site plans do not meet the following findings: 
 

 It is in conformance with the General Plan. 

 It meets the requirements of the Town of Vineyard Zoning Ordinance.  
 
RECOMMENDATION: 
 
The Planning Commission should review the proposed site plan and discuss the maximum 
number of units, proposed architecture, recreation amenities, and floor plan issues.  
 

Staff recommends that the Planning Commission require the applicant to submit a revised 
recreational amenities plan showing compliance with Section 734, a revised site plan showing 
compliance with the maximum number of units, and clarify the floor plans before the Planning 
Commission makes a recommendation to the Town Council.   
 
If the Commission chooses to make a recommendation to the Town Council the following 
stipulations should be included: 
 

1. The site plan shall conform to the site plan, elevations, and landscape plan dated January 16, 
2015, except as modified by these stipulations. 

 
2. All signage shall require a separate permit. 

 
3. In accordance with Section 1416 of the Town of Vineyard Zoning Ordinance, the approval of 

the site plan shall expire in (180) days if a building permit has not been issued. 
 

4. The civil construction drawings shall meet all requirements as determined by the Town 
Engineer. 
 

5. The final landscape plans shall be reviewed and approved prior to issuance of a building 
permit.  The final landscape plans shall include a detail showing the required parking 
screening along 400 North. 
 

6. All parking canopies shall include a full fascia located at the edge of the canopy. 
 

7. Final approval of the construction plans from CUWCD is required prior to issuance of a 
building permit. 
 

8. A public access easement to the trail is required to be recorded prior to issuance of a building 
permit. 
 

9. A plat amendment shall be recorded prior to issuance of a building permit. 
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10. (A stipulation addressing the recreational amenities needs to be drafted and included.) 
 

11. (A stipulation addressing the floor plans needs to be drafted and included.) 
 

12. (A stipulation addressing the maximum number of units needs to be drafted and included.) 
 

13. (A stipulation addressing the architecture needs to be drafted and included if applicable.) 
 
ATTACHMENTS: 
 

 Exhibit A –  Site Plan, Landscape Plan, Building Elevations, Floor Plan dated January 
16, 2015 

   
   
   
   
   
   
   
   
   
   


