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6:00 P.M. - Eagle Mountain City Planning Commission Policy Session  
 
1. Pledge of Allegiance 
 
2. Declaration of Conflicts of Interest 
 
3. Approval of Meeting Minutes 

A. May 24th, 2016 
 
4. Items Noticed but removed from the Agenda 

A. City Center Commercial, Master Site Plan 
Item removed from the agenda at the applicant’s request, this item will be re-noticed prior to 
being presented to the Planning Commission.  
 

5. Action and Advisory Items (Recommendations to the City Council) 

A. Overland Phase A Preliminary Plat, Public Hearing, Action Item, Recommendation to City 
Council: 
A 137 lot 64.93 Acre Preliminary Plat residential subdivision located within the SITLA Mid-Valley 
Master Plan. 

 
B. Gateway Park Phase B Preliminary Plat, Public Hearing, Action Item, Recommendation to City 

Council: 
A 4 lot 8.18 Acre Commercial Subdivision along Cory Wride Memorial Highway and Mt. Airey 
Drive. 
 

C. Metro Ready Mix Concrete Plant, Site Plan, Public Hearing, Action Item, Recommendation to 
City Council: 
A proposed Concrete Plant located on the Talon’s Cove Property on the North side of the City 
bordering Camp Williams 
 

D. Lakeview Estates Preliminary Plat, Public Hearing, Action Item, Recommendation to City 
Council: 
A 65 lot 68.36 Acre Preliminary Plat, Located south of SR-73, and East of Sunset Drive. 
 

E. Pole Canyon Phase 1 Preliminary Plat, Public Hearing, Action Item, Recommendation to City 
Council: 
A 20 lot Preliminary Plat, located within the Pole Canyon Master Development Plan Area. 
 

F. Chapter 17.25 Development Code Amendments, Public Hearing, Action Item, 
Recommendation to City Council: 
An applicant proposed change to Base and Tier I residential setbacks 
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G. Chapters 17.10 & 17.70 Development Code Amendments, Public Hearing, Action Items, 
Recommendation to City Council 

A staff proposed amendment defining Tiny Homes on wheels and allowing them to serve as 
Accessory Apartment in Base and Tier I Residential Developments 
 

H. Chapter 17.10 & 17.25 Development Code Amendments, Public Hearing, Action Items, 
Recommendation to City Council: 

A staff proposed amendment clarifying the definition of Manufactured Home or Dwelling and 
creating a minimum design standard for residential developments. 
 

I. Chapter 16.35.100 Development Code Amendment, Public Hearing, Action Item, 
Recommendation to City Council 

A Staff proposed amendment removing a clerical mistake from the code, and increasing the 
ROW of Local streets to 53’ allowing for 5’ sidewalks. 

 
6. Next scheduled meeting: July 12th, 2016 

 
7. Adjournment 
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  EAGLE MOUNTAIN CITY 2 

PLANNING COMMISSION MEETING MINUTES 3 

TUESDAY, MAY 24TH, 2016 AT 6:00 P.M. 4 

Eagle Mountain City Council Chambers; 1650 E. Stagecoach Run, Eagle Mountain, UT 84005 5 
 6 
 7 

6:00 P.M. - Eagle Mountain City Planning Commission Policy Session  8 
 9 

COMMISSION MEMBERS: Wendy Komoroski, Matthew Everett, Daniel Boles, John Linton, 10 

and Mike Owens.   11 

 12 

CITY STAFF PRESENT: Steve Mumford, Planning Director; Mike Hadley, Senior Planner; 13 

Tayler Jensen, Planner, and Johna Rose, Deputy Recorder. 14 

 15 

1. Pledge of Allegiance 16 

 17 

Commissioner Linton led the Pledge of Allegiance. 18 

 19 

2. Declaration of Conflicts of Interest 20 

 21 

None 22 

 23 

3. Approval of Meeting Minutes 24 

A. May 10
th

, 2016 25 

 26 

MOTION: Wendy Komoroski moved to approve the May 10, 2016 meeting minutes. 27 

Matthew Everett seconded the motion.  Those voting aye: Matthew 28 

Everett, Daniel Boles, Mike Owens, John Linton, and Wendy 29 

Komoroski. The motion passed with a unanimous vote. 30 
 31 

4. Action and Advisory Items (Recommendations to the City Council) 32 

 33 

A. Gotta Dance Studios-Dance Studio Site Plan. Public Hearing, Action Item, 34 

Recommendation to City Council: 35 

 36 

Tayler Jensen explained that the proposal is for a dance studio located in City Center, 37 

South of Eagle Mountain Boulevard, and East of Ira Hodges Scenic Parkway.  38 

 39 

Staff Recommendations: 40 

1. Increasing Building Articulation 41 

 Use of  building pop-outs  in addition to awnings (larger, better awnings) 42 

 Use of more or different materials –reduce the amount of Stucco 43 

 Reduce blank expanse of wall 44 

 45 

Commissioner Linton opened the public hearing at 6:03 p.m. 46 

 47 

Jamie Adams, owner of Gotta Dance Studio, said that she and the developer will work on 48 

any corrections needed. 49 

 50 
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Scot Hazard, the developer, stated that the articulation of the building will be done before 1 

the plan is presented to the City Council. Commissioner Linton asked if he was good with 2 

the conditions recommended in the staff report. Mr. Hazard confirmed that he was.  3 

 4 

Commissioner Linton closed the public hearing at 6:07 p.m. 5 

 6 

MOTION: Wendy Komoroski moved to recommend approval of the Gotta Dance 7 

Studio Site Plan to the City Council with the following conditions.  8 

1. Building elevations be modified to comply with City Commercial 9 

Design Standards. 10 

2. Refuse location and details of adequate screening shall be submitted 11 

to staff. 12 

3. Spec sheets for outdoor lighting shall be provided. 13 

4. A Master Site Plan shall be completed and a Final Plat shall be 14 

recorded prior to issuing of building permits. 15 

 Matthew Everett seconded the motion.  Those voting aye: Mike Owens, 16 

Daniel Boles, Matthew Everett, John Linton, and Wendy Komoroski. 17 

The motion passed with a unanimous vote. 18 
 19 

5. Next scheduled meeting: June 14
th

, 2016 20 

 21 

6. Adjournment 22 

 23 

The meeting was adjourned at 6:12 p.m.  24 

 25 

APPROVED BY THE PLANNING COMMISSION ON JUNE 14, 2016 26 

 27 

        28 

Steve Mumford, Planning Director 29 
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Project: Overland Phase A – Preliminary Plat 

Applicant:  Ivory Development (Agent – Bryon Prince) 

Type of Action: Action Item; Public Hearing; Recommendation to the City Council

 

PROPOSAL 
 

Project Location: West of Pony Express Parkway and north of Mid-Valley Road (north and east of 
Frontier Middle School); Parcel 
58:054:0026.  
 
Zoning: Town Core Residential 
 
The proposed Overland project is the 
first residential plat within the SITLA 
(State of Utah School and Institutional 
Trust Lands) Master Development Plan 
(Mid-Valley Parcel). The plat 
tabulations are shown here. 
 
We are working with the applicant to 
draft a new or revised master 
development agreement for this project, along with a 
new master development plan. However, the 
applicant has existing vested rights under the SITLA 
master development agreement (MDA) for this 
project, and wishes to proceed with the first phase of 
development prior to finalizing a new MDP and 
MDA. The existing MDA requires the following: 

 Minimum acres for a preliminary plat in this 
area: 40 acres 

 Minimum lot size in this area: 5,000 square 
feet  

 Minimum lot width/frontage: 60 feet 
 
A preliminary plat review includes the layout of lots, 
proper street circulation, utility demands, park and 
recreation sites, etc.  
 

Lots 
The lots in this development average 0.35 acres (15,246 
sq ft), with the smallest lot being just under a ¼ acre 
(10,169 sq ft). Lot frontages/widths are all well over the 
required 60 feet. The setbacks are consistent with those in the City Code.  
 
Street Circulation 
This development provides two access points to Pony Express Parkway, located at existing breaks in the 
medians. There is also only one cul-de-sac, which seems to be necessary based upon the triangle property 
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that exists as a result of the middle school and the Pony Express Trail property. Street connections (stubs) 
are shown in all directions to future phases.  
 
Utilities 
The utilities for this project are fairly straightforward, although the proposal is to place temporary retention 
ponds within the Pony Express Trail property, between the trail and the development. In the future this storm 
water will be piped and directed down to the detention pond to be located in a future phase of the Cory Wride 
Memorial Park.  
 
Parks & Trails   
This development will include some trails which consist of either widened sidewalks or asphalt trails, along 
with some trail connections to the Pony Express Trail and one connecting the neighborhood to the Middle 
School through the back fence. We have reached out to the School District for their feedback concerning this 
connection, and although the initial feedback has been positive, it will require approval by the School Board. 
A trails plan will be submitted prior to Tuesday’s meeting indicating trail locations, sizes, and materials.  
 
Required Improved Open Space: 3.145 Acres (137 lots x 1,000 sq ft = 137,000 sq ft / 43,560 = 3.145 acres) 
 
Section 16.35.105A2 states: 

Developers are encouraged, whenever possible, to consolidate improved open space into larger 
parks that may be used by more than one neighborhood, or improve existing nearby parks. 
Collocation with schools or other institutions is also encouraged. If the neighborhood is within 1,320 
feet of an existing park, the developer may be required to improve the existing park rather than 
create additional park space within the development, at the discretion of the planning commission 
and city council. 

 
The applicant is proposing to make improvements or contributions to the Cory Wride Memorial Park rather 
than place a 3.15-acre park within this development. While the furthest north lots in this development are 
approximately ½ mile away from the park, a majority of the neighborhood is within walking distance of the 
park, and it is also adjacent to the middle school soccer field, track, basketball court, and tennis courts. The 
applicant has also committed to improving a park in a future phase of this development, to the north or west, 
within walking distance of this development. We will have to watch for that with a future application. 
 
Section 16.35.105A-11 states: 
 
If the applicant elects, or the city council requires the applicant, to pay a fee in lieu of park construction, the 
fee is due with the recordation of each plat. The fee in lieu is calculated at $5.75 per square foot of required 
park space. If less than one acre of park space is required, a fee in lieu may be required instead of improved 
open space. If a fee in lieu is collected, the city shall determine the timing and location of park improvements, 
but the improvements should be made on a park to be used by the future residents of the development. If the 
developer is required to improve an existing park, the improvements shall be made prior to recording the first 
plat. 
 
Using this calculation, the 3.145 acres of required improved open space would equal $787,728. Unless a 
separate agreement is reached between the City and the applicant, this fee will be required along with each 
plat recording based on the number of lots within a plat.  
 
Fencing 
Six-foot tall privacy fencing will be provided along the back of the lots adjacent to the Pony Express Trail 
property.  
 
Residential Bonus Density 
At 2.86 units/acre the proposed plat is a Tier II development and must provide the appropriate bonus density 
improvements. This includes the following required improvements: 

o Entryways and monuments. In accordance with EMMC 17.30.070C, a landscaped entryway 
with a monument sign shall be located at each entry to the subdivision. There shall be a 
prominent monument at the principal entry to the development that may consist of a water 
feature, sculpture, or monument sign. The entryway signs require approval by the City 
Council.  
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o Improved Open Space. This was discussed earlier in this report.  
o Fund or construct community improvements/amenities. This project requires community 

improvements equaling $2,000 / buildable, or a total of $129,860 for this project (64.93 acres 
x $2,000). Unless a separate agreement is reached between the applicant and the City, this 
will be collected at plat recordation with each final plat.  

o Professional land planning. 
The applicant will have to choose from the following Tier II improvements for an additional 1.26 units/acre. 
We recommend “Masonry Materials” and “Residential Lot Landscaping.” 

 
 
Dark Sky: All exterior lights must comply with the City’s Dark Sky Ordinance. 
 
Recommended Conditions of Approval 
 
If the Planning Commission chooses to recommend approval of the Preliminary Plat to the City Council, the 
following are the recommended conditions and may be read or referenced when making a motion. 
 
I move that the Planning Commission recommend approval of the Overland Phase A Preliminary Plat with 
the following conditions: 
 

1. Unless a separate agreement is reached between the applicant and the City, the developer must 
fund or construct community improvements in the Cory Wride Memorial Park equaling $129,860, to 
be paid or accounted for with each final plat at plat recording.  

2. Unless a separate agreement is reached between the applicant and the City, the developer must pay 
a park fee-in-lieu totaling $787,728, to be paid or accounted for with each final plat at plat recording. 
This fee-in-lieu will be used in the Cory Wride Memorial Park.   

3. Six-foot tall privacy fencing shall be installed along the backs of the lots adjacent to the Pony 
Express Trail property along with the infrastructure for the subdivision.  

4. A landscaped entryway monument plan shall be submitted for review and approval of the Planning 
Commission and City Council, and be installed prior to the first certificate of occupancy in the 
development.  

 
Attachments 

 Overland Preliminary Plat and Plans 

 SITLA Master Development Plan 
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PRELIMINARY PLAT
OVERLAND

LOCATED IN THE SE1
4 OF SECTION 18, T5S, R1W, SLB&M

EAGLE MOUNTAIN CITY, UTAH COUNTY, UTAH

PLAT CALCULATIONS

TOTAL ACREAGE: 64.93± ACRES
BUILDABLE ACREAGE: 63.77± ACRES
TOTAL ACREAGE IN LOTS: 47.48± ACRES
TOTAL OPEN SPACE: 1.16± ACRES
TOTAL IMPROVED OPEN SPACE: 0.00± ACRES
AVERAGE LOT SIZE: 0.35± ACRES
LARGEST LOT SIZE: 0.84± ACRES
SMALLEST LOT SIZE: 0.24± ACRES
OVERALL DENSITY: 2.86 LOTS/ACRE
TOTAL # OF LOTS: 137 LOTS

OVERALL BOUNDARY
A portion of  Section 36, Township 5 South, Range 2 West, Salt Lake Base & Meridian,

located in Eagle Mountain, Utah, more particularly described as follows:
Beginning at the northwest corner of  MIDVALLEY ROAD Phase 1 Subdivision, according to

the Official Plat thereof  on file in the Office of  the Utah County Recorder located S89°17'16”E along
the Section line 982.89 feet and N0°25'39”E 1,110.53 feet from a 1976 Utah County monument
marking the Southwest Corner of  Section 36, T5S, R2W, S.L.B.& M.; thence N89°34'21”W 178.96
feet; thence N1°11'36”E 120.01 feet; thence N2°55'49”E 51.05 feet; thence N4°24'59”E 267.15 feet;
thence N8°24'20”E 267.15 feet; thence N9°35'37”E 51.66 feet; thence N10°31'50”E 234.63 feet;
thence N2°35'20”W 161.23 feet; thence S89°34'21”E 1,566.34 feet; thence S85°42'38”E 164.14 feet;
thence N29°11'11”E 90.52 feet; thence along the arc of a 15.00 foot radius curve to the left 28.86 feet
through a central angle of  110°13'31” (chord: N25°55'35”W 24.61 feet); thence N8°57'40”E 51.00
feet; thence Southeasterly along the arc of  a 1374.50 foot radius non-tangent curve (radius bears:
S8°57'39”W) 29.41 feet through a central angle of  1°13'34” (chord: S80°25'34”E 29.41 feet) to a
point of  reverse curvature; thence along the arc of  a 15.00 foot radius curve to the left 18.59 feet
through a central angle of  71°00'02” (chord: N64°41'12”E 17.42 feet); thence N29°11'11”E 183.76
feet; thence along the arc of  a 15.00 foot radius curve to the left 26.80 feet through a central angle of
102°21'51” (chord: N21°59'45”W 23.37 feet); thence N16°49'19”E 51.00 feet; thence Southeasterly
along the arc of  a 1,025.50 foot radius non-tangent curve (radius bears: S16°49'19”W) 17.47 feet
through a central angle of  0°58'34” (chord: S72°41'24”E 17.47 feet) to a point of  reverse curvature;
thence along the arc of  a 15.00 foot radius curve to the left 20.58 feet through a central angle of
78°36'42” (chord: N68°29'32”E 19.00 feet); thence N29°11'11”E 108.13 feet to the southwesterly
line of  Airport Road as described in Deed Entry 19071:2005 of  the Official Records of  Utah County;
thence S61°32'47”E along said road 480.80 feet to the westerly line of  lands of  the State of  Utah
described as Exhibit “B” in Deed Entry No. 28888:2007 of  the Official Records of  Utah County;
thence along said lands the following 2 (two) courses and distances: S28°27'14”W 517.50 feet;
thence Southwesterly along the arc of  a 795.58 foot radius non-tangent curve (radius bears:
S61°36'35”E) 64.28 feet through a central angle of  4°37'46” (chord: S26°04'32”W 64.26 feet) to the
southwesterly line of  that Real Property conveyed to Eagle Mountain City described as Pony Express
Trail D1 in Deed Entry No. 63439:2005 of  the Official Records of  Utah County; thence S65°29'22”E
along said property 197.11 feet to the westerly line of  Sweetwater Road described as Exhibit C in
Deed Entry No. 19071:2005 of  the Official Records of  Utah County; thence S24°30'33”W along said
road 59.86 feet to the northeasterly line of  that Real Property conveyed to Eagle Mountain City
described as Pony Express Trail E in Deed Entry No. 63439:2005 of  the Official Records of  Utah
County; thence N65°29'22”W along said property 197.17 feet to the easterly line of  lands of  the State
of  Utah described as Exhibit “B” in Deed Entry No. 28888:2007 of  the Official Records of  Utah
County; thence along said lands the following 3 (three) courses and distances: S24°30'38”W 886.52
feet; thence along the arc of  a 202.61 foot radius curve to the right 60.92 feet through a central angle
of  17°13'38” (chord: S33°07'27”W 60.69 feet); thence S41°44'16”W 716.26 feet to the southwesterly
line of  said Trail D1; thence along said trail parcel the following 5 (five) courses and distances:
Southeasterly along the arc of  a 655.00 foot radius non-tangent curve (radius bears: N84°54'06”E)
269.20 feet through a central angle of  23°32'52” (chord: S16°52'20”E 267.31 feet); thence
S30°48'02”E 180.77 feet; thence along the arc of  a 15.00 foot radius curve to the left 17.21 feet
through a central angle of  65°43'37” (chord: S63°39'50”E 16.28 feet) to a point of  reverse curvature;
thence along the arc of  a 130.00 foot radius curve to the right 21.26 feet through a central angle of
9°22'07” (chord: N88°09'25”E 21.23 feet) to a point of  reverse curvature; thence along the arc of  a
15.00 foot radius curve to the left 14.99 feet through a central angle of  57°15'43” (chord:
N64°12'37”E 14.38 feet) to the northwesterly line of  said Sweetwater Road; thence along said road
the following 2 (two) courses and distances: S27°16'59”W 74.53 feet; thence along the arc of  a
2,495.00 foot radius curve to the left 40.92 feet through a central angle of  0°56'23” (chord:
S26°48'48”W 40.92 feet); thence N65°14'49”W 24.00 feet; thence along the arc of  a 267.00 foot
radius curve to the left 62.47 feet through a central angle of  13°24'21” (chord: N71°56'59”W 62.33
feet) to the southeasterly line of  that Real Property conveyed to Eagle Mountain City described as
Pony Express Trail F in Deed Entry No. 63439:2005 of  the Official Records of  Utah County, the
previous 2 (two) courses along the extension of, and along the northerly line of  Midvalley Road as
dedicated as part of  MIDVALLEY ROAD Phase 1 Subdivision, according to the Official Plat
thereof  on file in the Office of  the Utah County Recorder; thence along said Trail parcel the
following 4 (four) courses and distances: Northeasterly along the arc of  a 130.00 foot radius
non-tangent curve (radius bears: S61°05'44”E) 12.89 feet through a central angle of  5°40'49” (chord:
N31°44'41”E 12.88 feet) to a point of  reverse curvature; thence along the arc of  a 15.00 foot radius
curve to the left 17.12 feet through a central angle of  65°23'09” (chord: N1°53'31”E 16.20 feet);
thence N30°48'04”W 182.70 feet; thence along the arc of  a 745.00 foot radius curve to the right
227.50 feet through a central angle of  17°29'47” (chord: N20°02'13”W 226.62 feet) to the
southeasterly line of  lands of  the State of  Utah described as Exhibit “B” in Deed Entry No.
28888:2007 of  the Official Records of  Utah County; thence S41°44'18”W 0.54 feet to the easterly
line of  said MIDVALLEY ROAD Phase 1 Subdivision; thence along said Plat the following 3 (three)
courses and distances: Northwesterly along the arc of  a 745.00 foot radius non-tangent curve (radius
bears: N78°39'39”E) 153.00 feet through a central angle of  11°46'00” (chord: N5°27'21”W 152.73
feet); thence N0°25'39”E 513.37 feet; thence N89°34'21”W 1,084.31 feet to the point of beginning.

Contains: 64.94+/- acres

MATCH LINE SEE SHEET C02
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Boundary Curve Table

CURVE

C1

C2

C3

C4

C5

C6

C7

C8

C9

C10

C11

C12

C13

RADIUS

15.00

1374.50

15.00

15.00

1025.50

15.00

15.00

130.00

15.00

2512.89

267.00

130.00

15.00

DELTA

110Á13'31"

1Á13'33"

71Á00'02"

102Á21'51"

0Á58'33"

78Á36'42"

65Á43'37"

9Á22'07"

57Á15'43"

0Á55'59"

13Á24'21"

5Á40'49"

65Á23'09"

LENGTH

28.86

29.41

18.59

26.80

17.47

20.58

17.21

21.26

14.99

40.92

62.47

12.89

17.12

CHORD DIRECTION

N25Á55'35"W

S80Á25'34"E

N64Á41'12"E

N21Á59'45"W

S72Á41'24"E

N68Á29'32"E

S63Á39'50"E

N88Á09'25"E

N64Á12'37"E

S26Á49'00"W

N71Á56'59"W

N31Á44'41"E

N01Á53'31"E

CHORD LENGTH

24.61

29.41

17.42

23.37

17.47

19.00

16.28

21.23

14.37

40.92

62.33

12.88

16.20
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PRELIMINARY PLAT
OVERLAND

LOCATED IN THE SE1
4 OF SECTION 18, T5S, R1W, SLB&M

EAGLE MOUNTAIN CITY, UTAH COUNTY, UTAH

MATCH LINE SEE SHEET C01

PLAT CALCULATIONS

TOTAL ACREAGE: 64.93± ACRES
BUILDABLE ACREAGE: 63.77± ACRES
TOTAL ACREAGE IN LOTS: 47.48± ACRES
TOTAL OPEN SPACE: 1.16± ACRES
TOTAL IMPROVED OPEN SPACE: 0.00± ACRES
AVERAGE LOT SIZE: 0.35± ACRES
LARGEST LOT SIZE: 0.84± ACRES
SMALLEST LOT SIZE: 0.24± ACRES
OVERALL DENSITY: 2.86 LOTS/ACRE
TOTAL # OF LOTS: 137 LOTS
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MAJOR BASIN CHARACTERISTICS:
THE PROPERTY FALLS WITHIN "ZONE X" OF THE CURRENT FEMA FLOOD-PLAIN
MAP (PANEL No. 4955170115B).  "ZONE X" CONTAINS AREAS DETERMINED TO BE
OUTSIDE THE 500-YEAR FLOOD-PLAIN

SUB-BASIN DESCRIPTIONS:
THE PROPERTY CURRENTLY RESIDES ON UNDEVELOPED LAND ON THE WEST
SIDE OF PONY EXPRESS PARKWAY. HISTORICALLY THE PROPERTY DRAINS
FROM NORTH TO SOUTH AND WEST TO EAST .  THERE ARE CURRENTLY NO
KNOW WASHES OR UNDERGROUND STORM DRAIN FACILITIES IN THE AREA.
THE HOMES WILL BE GRADED IN SUCH A FASHION AS TO PROMOTE POSITIVE
DRAINAGE AWAY FROM ANY STRUCTURE IN ACCORDANCE WITH ALL
APPLICABLE CODES AND REGULATIONS.

PROPOSED SYSTEM NARATIVE:
THE PROPOSED STORM DRAIN CONVEYANCE SYSTEM WILL BE DESIGNED TO
ACCOMMODATE THE 10-YEAR STORM EVENT AND IN ACCORDANCE WITH
EAGLE MOUNTAIN STANDARDS AND SPECIFICATIONS.  NO MAJOR
EARTHWORK IS EXPECTED ON THE SITE, WHICH WOULD ALTER THE
HISTORICAL DRAINAGE PATTERNS.  VARIOUS RETENTION FACILITIES WILL BE
CONSTRUCTED TO ACCOMMODATE THE NEEDS OF THIS VILLAGE.

EROSION CONTROL NARRATIVE:
EROSION CONTROL BEST MANAGEMENT PRACTICES SHALL BE IMPLEMENTED
IN ACCORDANCE WITH AN APPROVED STORM WATER POLLUTION
PREVENTION PLAN.  THESE BEST MANAGEMENT PRACTICES (BMP'S) SHALL
CONTROL BOTH ONSITE WATER AND OFFSITE WATER ENTERING THE
PROPOSED DEVELOPMENT AND SHALL PREVENT ANY SILTS AND/OR DEBRIS
FROM ENTERING INTO THE PUBLIC STORM WATER SYSTEM.
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Project: Gateway Park Ph.B 

Applicant:  Scot Hazard 

Request: Preliminary Plat 

Type of Action: Public Hearing; Action Items

 

 
 
Location 
The proposed Eagle Mountain Business Park is located northwest of SR73 and Mt. Airey Drive. The 
properties have been referred to in the past as Talon Cove and the Smith Sisters properties. 
 
Background 
Mountainland Association of Governments approved money for UDOT to purchase a portion of the 
proposed preliminary plat property for future ROW expansion. The applicant has been working with 
UDOT but has been unable to finalize any purchase of the land. So the applicant is moving forward with 
this preliminary plat.  UDOT’s future plans show expansion of Cory Wride Memorial Hwy (SR73) to 
become a major transportation corridor. 
 
Proposal  
The proposed preliminary plat consists of 4 
lots on 8.18 acres.  The property is zoned 
commercial.  The project is proposed as two 
phases.  Phase 1 will be Lot 1 only and 
Phase 2 will be lots 2,3 & 4 of the preliminary 
plat. 
 
Surrounding Zoning 
These properties are bordered on the south 
by SR 73, on the west by vacant commercial 
and Industrial property and on the east by 
agricultural and industrial land.  
 
Access 
Currently the only lot of the proposed plat 
that has access is lot 1.  Talons Dr. is not 
built yet so the only access is along /Mt. 
Airey Dr.  Before phase 2 of the project can 
be approved as final plat, lots 2, 3 & 4 will have to have access. 
 
Easements 
There are two major easements located on the plat.  There is a 40’ water line easement the water line is 
currently being installed.  There is also a 20’ sewer line easement along the northern portion of lots 2, 3, 
& 4.  
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Site Plan 
All of the lots in this proposed plat will be required to submit for a site plan application and site approval 
as the lots begin to get developed. 
 
 
Planning Commission Recommendations 
The Planning Commission may recommend: approval, approval with conditions, denial, or may 

table/continue the meeting to a later date. The following motions are provided for the benefit of the 

Planning Commission and may be read or referenced when making a motion.  

 
The Planning Commission recommends that the Gateway Park Ph.B Preliminary Plat be approved to the 
City Council with the following condition(s): 
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Project:  Metro Ready Mix Concrete Plant 

Applicant:  John Dunn 

Request:  Site Plan Approval 

Type of Action: Public Hearing, Action Item, Recommendation to City Council

 

Preface 

This application is for a concrete plant located North of State Road 73, on the Talons Cove Property. 

Items for Consideration 

 Zoning. The proposed concrete plant is located within the Extractive Industries Overlay Zone. 

Asphalt and Concrete production is a Permitted Use in the Extractive Industries Overlay Zone. 

o Minimum lot sizes in this zone are 10 acres, the application is for a four (4) acre 

development that is located on an approximately eighty-three (83) acre parcel, located 

entirely within the Extractive Industries Overlay Zone. 

 

 Buffering and Screening. The Eagle Mountain Municipal Code (EMMC) requires uses in the 

Extractive Industries Overlay Zone that produce substantial noise to be located at least a quarter 

of a mile (1/4)  or one thousand three hundred and twenty feet (1,320’)from properties 

containing residential development. The proposed location does comply with this standard. 

o Berms and Landscaping may be required to buffer the use from public roads, however, 

the proposed concrete plant location is separated from public roads by a large hill, and 

staff doesn’t believe any additional buffering is necessary. 

o The applicant placed a 94’ model at the site location on Google Earth, and street views 

confirmed that it could not be seen from any Street in Eagle Mountain, staff has 

confirmed the results.  

 

 

 

 



A 101’ tall model was added to google earth 

(above left) this model is not visible from any city 

street (SR-73 above left, Hillside Drive at Ranches 

Parkway right) 

 Lighting.  Lights should be positioned in 

such a way as to reduce the amount of light 

trespass onto other properties. 

 

 Truck Traffic. The applicant has indicated that truck traffic to and from the Concrete Plant will 

leave through Saratoga Springs, and will not result in increased truck traffic in Eagle Mountain. 

 

 Noise Restrictions. The use shall comply with Eagle Mountain Noise Ordinances which restricts 

sound below sixty-five (65) decibels, measured at the property line from the hours of 9:00 PM to 

7:00 AM Monday-Saturday, and 9:00 PM to 9:00 AM Sunday.  

Recommendation 

Staff recommends that the Planning Commission recommends approval of the Metro Ready Mix 

Concrete Plant Site Plan to the City Council. The following is a recommended motion provided for the 

benefit of the Planning Commission and may be read or referenced when making a motion.  

I move that the Planning Commission recommend approval of the Metro Ready Mix Concrete Plan Site 

Plan to the City Council with any conditions: 

Attachments 

□ Site Plan 

□ Batch Plant Drawing 

□ Pictures of Site 
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Project: Lakeview Estates 

Applicant:  Steve and Rod Allred 

Request: Preliminary Plat 

Type of Action: Public Hearing; Recommendation to the City Council

 

Location 
The proposed Lakeview Estates preliminary plat property is located southeast of the Cory B. Wride 
Memorial Highway (SR 73) and Sunset Drive.  The property sits between the Cedar Pass Ranch 
subdivision and the Westview Heights subdivision. 
 
 
Proposal  
The applicant is proposing a 
preliminary plat consisting of 
65 lots.  The lots range from 
½ acre to 1.5 acres in size.  
The density of the plat is 1.58 
units per acre. The proposal 
does comply with the City’s 
Future Land Use General 
Plan.  The General Plan land 
use designation for this area 
is Rural Residential which 
requires lots of a ½-acre 
minimum.  This preliminary 
plat does comply with the 
buffering & transitioning 
requirements with the 
exception of Lot 128 it does 
not comply it is .97 ac should 
be 1.0. 
 
 

 
 
 
The proposed preliminary plat includes the 
following:  

 11 1-acre lots abutting the Cedar Pass 
Ranch development to the east and south. 

 Fifty-four ½-acre lots. 

 Total Lots = 65 lots for a density of 1.58 
units per acre. 
  
Surrounding Zoning 

EAGLE MOUNTAIN CITY 

Planning Commission Staff Report 
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This property is bordered on the north by Cory Wride Memorial Hwy (SR73), on the south by large 
residential lots, on the west by 1/2 acre or more residential lots and on the east by large residential lots.  
 
UDOT Right of Way 
UDOT has requested that land is preserved along Cory Wride Memorial Hwy (SR73) for future expansion 
of the roadway.  The applicant preserved and designated area along Cory Wride Memorial Hwy for 
expansion of the roadway.   
 
Parks/Open Space 
The proposed application requires 1.49 acres of improved open space and 149 amenity points.  The 
proposed open space for the project is 1.65 acres in size however this does include a large portion 
designated as detention basin. City code states: “Stormwater detention or retention basins may only be 
considered towards meeting the required improved open space if the useable portion of the pond is 
improved with sod and the basin is designed to be an amenity, including trails around the pond, 
boardwalks, bridges, or other features. The 10-year flood area will not be counted”.   This park detention 
area is designed with a sod and a trail surrounding the basin.  The applicant will need to complete and 
submit the Parks and Open space worksheet calculating the required amenity points.  The applicant will 
also be required to pay the community improvement fee which is $2,000 per buildable acre. 
 
Street Lights 
The applicant will need to submit a street light plan.   The street lights can be added to the utility plan.  
The City will submit the plan to a third party to create an estimate of cost for the street lights.  The 
applicant will pay the fee to the Planning department before the plat can be recorded.  All lights will need 
to be dark sky compliant. 
 
Remnant Piece of Ground 
The proposed plat is showing a left over piece of property in the southwest corner of the plat.  Staff feels 
that this piece should be incorporated into the proposed plat.  The applicant can propose an alternative 
use for this piece.  Staff is afraid that the piece would eventually end up in a tax sell with Utah County. 
 
Staff Recommendation 
In staff’s opinion the proposed preliminary plat meets the requirements for approval, so we recommend 
that the Planning Commission recommend approval of the preliminary plat to the City Council   The 
Commission can recommend approval, denial, or can table this application with findings of fact (valid 
reasoning). 
 
Recommended Motions 
The following motion is provided for the benefit of the Planning Commission. It may be read as the motion 
or referenced when making motion.   
 
I move that the Planning Commission recommend approval to the City Council of the Lakeside Estates 
Preliminary Plat application with the following conditions: 

1. The applicant shall submit a parks and open space amenities worksheet. 
2. Street lights are added to the utility plan. 
3. The street names for Church Way and Lake View are changed. 
4. Leftover piece of property in southwest corner of plat be incorporated in to the proposed plat or 

an alternative plan for the piece be approved. 
 
 
Attachments:  Preliminary plat, Landscape plan 
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Project:  Pole Canyon Phase 1 Preliminary Plat 

Applicant:  Nate Shipp/DAI 

Request:  Preliminary Plat Approval 

Type of Action: Public Hearing, Action Item, Recommendation to City Council

 

Background Information 

In 2010 the Pole Canyon area, which includes the White Hills Development, was annexed into Eagle 

Mountain, at the time of annexation, a Master Development Plan and a Master Development 

Agreement were also adopted. The MDA/MDP created twenty one (21) different planning areas, 

defining density and land use.  

In 2013, Pole Canyon Phase A Plat 1 was presented to the Planning Commission, however, the item was 

eventually removed by the applicant as infrastructure and other issues were worked out. 

Proposal 

This project (Phase 1 of the Pole Canyon Master Development Plan) is located 

adjacent to the existing White Hills development, in Neighborhood Planning 

Area 11 (NPA 11) of the approved Pole Canyon Master Development Plan. 

This phase meets the approved standards of the Pole Canyon Master 

Development Plan, as lots meet the minimum lot size of 10,000 Square Feet. 

The tabulations are shown here: 

A preliminary plat review includes the layout of lots, proper street circulation, 

utility demands, park and recreation sites, etc.  



Location 

Pole Canyon is located West of City Center, South of Cedar Fort, 

North of Fairfield, and West of State Road 73 as shown on the map 

(left, asterisk). 

Parks, Landscaping, & Open Space 

The applicant has previously completed a park on the West side of 

Wilson Avenue. When the application was first presented in 2013 it 

was decided that the work being done on Phase 1 of White Hills Park 

would suffice as the open space requirement for NPA 11 of the Pole 

Canyon MDP. The City accepted 

the park and confirmed it was 

completed in accordance with 

city standards on December 2, 2014. No additional parks or open 

space improvements are required for this phase of development as 

the park has already been completed.  

Plat Details 

The Minimum lot size for this phase of 

development is 10,000 Square Feet 

(1.2 Zoning); the plat shows all lots of 

an appropriate size. A setback exhibit 

is provided on the plat which shows 

public utility easements, a front 

setback of 15’, a driveway setback of 

22’, a 20’ rear setback, and side 

setbacks of 5’ minimum 15’ total, these conform with the City’s 

standard setbacks for Tier II Residential Development. 

Road Cross Section 

The Right-of-Way (ROW) is 56’ this is in excess of the city standard ROW of 51’, the larger ROW was 

selected and installed in the existing White Hills development. 

Traffic Study 

The applicant has completed a traffic study, which shows an “A” level of service on intersections serving 

this project at project buildout, and no mitigation measures are recommended. 

 

 



Items for Consideration 

Infrastructure 

No building permits shall be issued by the City for the construction in the Pole Canyon property, unless 

PCIG or its successor has substantially completed the required infrastructure to comply with City 

requirements for phasing of infrastructure and completion of off-site improvements required by the 

relevant project or proposed construction. 

The Water Line is currently under construction, and is anticipated to be completed shortly, at which 

time it is planned that Wilson Avenue will be repaired. Sewer plans are currently being reviewed by the 

state. 

Street Lights 

The Eagle Mountain Municipal Code (EMMC) (15.10.390 Street Lighting) requires street lights to be 

placed in residential developments at a minimum of 250’, and at a maximum of 350’ on residential 

roads. The applicant is asking for this requirement to be waived for Phase 1 of the Pole Canyon 

Development as the existing White Hills community does not have street lights. The applicant does not 

believe street lights match the character of the existing community. 

Motions 

The Planning Commission may recommend: approval, approval with conditions, denial, or may 

table/continue the meeting to a later date. The following motions are provided for the benefit of the 

Planning Commission and may be read or referenced when making a motion.  

 I move that the Planning Commission recommend approval of the Pole Canyon Phase 1 

preliminary plat to the City Council. 

 

 I move that the Planning Commission recommend approval of the Pole Canyon Phase 1 

preliminary plat to the City Council with the following conditions: 

1. A community enhancement fee of$10,658 ($2,000 per buildable acre) is paid at plat 

recording 

2. Building permits shall not be issued for construction until infrastructure needed to 

comply with City requirements has been substantially completed (Sewer, Water, & 

Wilson Avenue Repair) 

3. Street lights shall be installed in accordance with the EMMC 

 

 I move that the Planning Commission recommend denial of the Pole Canyon Phase 1 preliminary 

plat to the City Council. 

 

 I move that the Planning Commission Table the Pole Canyon Phase 1 preliminary plat to a later 

date. 



Attachments 

□ Proposed preliminary plat/plans 

□ Approved Pole Canyon Master Development Agreement 

□ Approved Pole Canyon Master Development Plan (Map) 

□ Park Acceptance Letter 

□ White Hills Park (Exhibit 13.8 of MDA) 

□ Traffic Study 
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SURVEYOR'S CERTIFICATE

OWNER'S CERTIFICATION AND DEDICATION

SUBDIVISION DESCRIPTION

DATE

I, DENNIS K. WITHERS, DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND SURVEYOR, AND THAT I HOLD CERTIFICATE NO.:6135190 PRESCRIBED
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L.S. LICENSE NO. 6135190
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PLAT TO BE DIVIDED INTO LOTS, STREETS, PARKS, OPEN SPACE, EASEMENTS, AND OTHER PUBLIC USES AS DESIGNATED ON THE PLAT AND NOW TO BE
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ALL OTHER PLACES PUBLIC USE AND ENJOYMENT TO EAGLE MOUNTAIN CITY, UTAH TOGETHER WITH ALL IMPROVEMENTS REQUIRED BY THE
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THE CITY COUNCIL OF EAGLE MOUNTAIN CITY, COUNTY OF UTAH, APPROVES THIS SUBDIVISIONAND HEREBY ACCEPTS THE DEDICATION OF ALL
STREETS, EASEMENTS AND OTHER PARCELS OF LAND INTENDED FOR THE PUBLIC PURPOSE OF THE PERPETUAL USE OF THE PUBLIC THIS
_________________ DAY OF _____________________ A.D., 20____.

APPROVED BY MAYOR

(SEE SEAL BELOW)APPROVED BY CITY ENGINEER: CITY RECORDER
(SEE SEAL BELOW)
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LEGEND
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POLE CANYON PHASE 1 SUBDIVISION

A PARCEL OF LAND SITUATE IN THE NORTHEAST QUARTER OF SECTION 18, TOWNSHIP 6 SOUTH, RANGE 2 WEST, SALT LAKE BASE & MERIDIAN, LOCATED
IN EAGLE MOUNTAIN CITY, COUNTY OF UTAH, STATE OF UTAH AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT NORTH 89°58'40” WEST (EAST PER RECORD), A DISTANCE OF 66.00 FEET FROM THE NORTHEAST CORNER OF WHITE HILLS PLAT 'C'
SUBDIVISION, AS DETERMINED BY FOUND CENTERLINE MONUMENTS WITHIN SAID WHITE HILLS PLAT 'C' SUBDIVISION, RECORDED IN BOOK 7746, AT PAGE
90, OF OFFICIAL RECORD ON FILE WITH THE UTAH COUNTY RECORDER'S OFFICE, SAID POINT OF BEGINNING ALSO BEING SOUTH 0° 28' 00” WEST (SOUTH
0°26'40” WEST PER RECORD) ALONG THE SECTION LINE, A DISTANCE OF 1017.23 FEET, AND NORTH 89° 58' 40" WEST, A DISTANCE OF 174.92 FEET, FROM
THE FOUND UTAH COUNTY MONUMENT MARKING THE NORTHEAST CORNER OF SAID SECTION 18; AND RUNNING THENCE NORTH 89° 58' 40" WEST, ALONG
THE NORTH LINE OF SAID WHITE HILLS PLAT 'C', A DISTANCE OF 828.15 FEET, TO THE NORTHWEST CORNER THEREOF; THENCE SOUTH 0° 01' 20" WEST,
ALONG THE WEST LINE OF WHITE HILLS PLATS 'C' & 'B', A DISTANCE OF, 869.89 FEET TO THE NORTH LINE OF JEFFERSON AVENUE AS SOWN ON THE PLAT
OF WHITE HILLS PLAT 'B' SUBDIVISION, RECORDED IN BOOK 6262, AT PAGE 75 OF OFFICIAL RECORDS; THENCE NORTH 89° 58' 40" WEST, ALONG SAID
NORTH LINE AND EXTENSION THEREOF, A DISTANCE OF 401.03 FEET; THENCE DEPARTING SAID LINE EXTENSION BEARING NORTH 0° 01' 20" EAST, A
DISTANCE OF 107.28 FEET; THENCE SOUTH 89° 58' 40" EAST, A DISTANCE OF 190.04 FEET; THENCE NORTH 51° 43' 51" EAST, A DISTANCE OF 123.88 FEET,
TO A POINT 113.80 FEET PERPENDICULAR AND WESTERLY OF THE AFORESAID WEST LINES OF WHITE HILLS PLAT 'B'; THENCE NORTH 0° 01' 20" EAST,
PARALLEL WITH SAID WEST LINE, A DISTANCE OF 685.88 FEET; TO EXTENSION OF THE NORTH LINE OF JACKSON STREET; THENCE NORTH 89° 58' 40"
WEST, ALONG SAID LINE EXTENSION, A DISTANCE OF 10.09 FEET; THENCE NORTH 0° 01' 20" EAST, A DICTATION OF 110.09 FEET; THENCE SOUTH 89° 58' 40"
EAST, PARALLEL WITH AND 110.09 FEET NORTHERLY OF AFORESAID NORTH LINE OF WHITE HILLS PLAT 'C', A DISTANCE OF  958.82 FEET, TO A POINT IN
THE ARC OF A NON-TANGENT CURVE TO THE LEFT; THENCE SOUTHWESTERLY 56.30 FEET ALONG THE ARC OF SAID CURVE, HAVING A RADIUS OF 233.00
FEET, THROUGH A CENTRAL ANGLE OF 13° 50' 41”, SUBTENDED BY A LONG CHORD BEARING SOUTH 06° 56' 40” WEST, A DISTANCE OF 56.16 FEET, TO A
POINT OF TANGENCY; THENCE  SOUTH 0° 01' 20" WEST, A DISTANCE OF 54.34 FEET, TO THE POINT OF BEGINNING.

CONTAINS:  238,474 SQ. FT. OR 5.475 ACRES IN 20 LOTS

POLE CANYON PHASE 1 SUBDIVISION

LOCATED IN THE NORTHEAST QUARTER OF SECTION 18
TOWNSHIP 6 SOUTH, RANGE 2 WEST,

SALT LAKE BASE AND MERIDIAN

1. THE BASIS OF BEARING FOR THIS PLAT IS SOUTH  00°28'00" WEST, ALONG THE EAST LINE OF THE NORTHEAST QUARTER OF SECTION 18, TOWNSHIP 6
SOUTH, RANGE 2 WEST, SALT LAKE BASE & MERIDIAN, AS SHOWN HEREON.

2. COURSES AND DISTANCES SHOWN ON THIS MAP ARE MEASURED DIMENSIONS TAKEN FROM ACTUAL FIELD MEASUREMENTS, UNLESS CONTAINED
WITHIN PARENTHESIS INDICATING A RECORD COURSE OR DISTANCE. RECORD INFORMATION IS TAKEN FROM MAPS, PLATS, DEEDS OF RECORD, OR
OTHER SOURCES OF RECORD INFORMATION.

3. PROPERTY CORNERS NOT FOUND WERE MONUMENTED WITH A 5/8" REBAR AND RED NYLON CAP STAMPED "McNEIL ENG.", OR A NAIL & WASHER BEARING
THE SAME INSIGNIA, UNLESS OTHERWISE NOTED HEREON.

4. THE BOUNDS OF EXISTING WHITE HILLS SUBDIVISIONS WERE ESTABLISHED BASED UPON THE OFFICIAL PLATS THEREOF
5. LOT LINES INTERSECTING WITH ARCS ARE RADIAL TO THE CURVE UNLESS FOLLOWED WITH "(NR)" INDICATING A NON RADIAL LINE.
6. EXISTING EASEMENTS SHOWN ON THIS PLAT ARE BASED UPON THE COMMITMENT FOR TITLE INSURANCE PREPARED BY: UNITED WEST TITLE INSURANCE

AGENCY, INC., ORDER NO.: UW-6443, WITH AN EFFECTIVE DATE OF APRIL 20, 2016 AT 8:00 AM
7. THE ESTATE OR INTEREST IN THE LAND DESCRIBED ON THIS PLAT IS FEE SIMPLE AND THE TITLE THERETO IS VESTED IN: OQUIRH WOODS RANCH LLC., A

UTAH LIMITED LIABILITY COMPANY ACCORDING TO THE ABOVE REFERENCED COMMITMENT FOR TITLE INSURANCE.
8. STREETS ABUTTING THIS SUBDIVISION WHERE PREVIOUSLY DEDICATED PER THE WHITE HILLS PLATS 'A', 'B', AND 'C'.
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ON THIS _______ DAY OF _________________, 20__, PERSONALLY APPEARED BEFORE ME, THE PERSON(___) SIGNING THE FOREGOING OWNERS
DEDICATION KNOWN TO ME TO BE AUTHORIZED TO EXECUTE THE FOREGOING OWNERS DEDICATION FOR AND ON BEHALF OF THE OWNERS WHO
DULY ACKNOWLEDGE TO ME THAT THE OWNERS DEDICATION WES EXECUTED BY_____________ON BEHALF OF THE OWNERS.

NOTARY PUBLIC: __________________________________________
RESIDENCE: _____________________________________________
MY COMMISSION EXPIRES: ___________________________________

ACKNOWLEDGEMENT

EAGLE MOUNTAIN CITY, UTAH COUNTY, UTAH

P.U.E. (PUBLIC UTILITY EASEMENT)

SETBACK LINE

PLAT CALCULATIONS

TOTAL ACREAGE: 5.475 ACRES

BUILDABLE ACREAGE: 5.329 ACRES

TOTAL ACREAGE IN LOTS: 5.329 ACRES

TOTAL OPEN SPACE: 0.00 ACRES

TOTAL IMPROVED OPEN SPACE: 0.00 ACRES

AVERAGE LOT SIZE: 0.266 ACRES

LARGEST LOT SIZE: 0.277 ACRES

SMALLEST LOT SIZE: 0.234 ACRES

OVERALL DENSITY: 3.753 LOTS/ACRE

TOTAL # OF LOTS: 20 LOTS
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1.0 INTRODUCTION 

Eagle Mountain City requires a traffic study for the proposed project. The City study requirements were 

met and are provided in this document. This document uses as a basis a 2008 study prepared by 

DMJM Harris for the greater Pole Canyon Master Plan area with specific focus on the impacts of the 

22 lots associated with the Pole Canyon Phase 1 project. A description of the project, existing traffic 

conditions is provided followed by a project trip forecast and distribution for the proposed project. 

The results of a Level of Service (LOS) analysis are discussed and finally, the findings of the study are 

summarized and conclusions are provided. 

 

1.1 Purpose and Objective of Study 

This study evaluates the potential traffic impacts associated with the proposed 22 residential lots 

associated with the Pole Canyon Phase 1 in Eagle Mountain City, Utah County, Utah. Three 

scenarios analyzed including: 

1.  Existing,  

2.  Background 2018, and 

3.  Background 2018 and buildout of 22 residential lots. 

These scenarios were evaluated at the intersection of Wilson Ave. and Hwy 73 to determine the 

potential project related traffic impacts to the existing transportation network. 

 

1.2 Project Description and Location 

The proposed development site is located in the western area of Eagle Mountain City approximately 

1.7 miles south of Cedar Fort City. Figure 1 illustrates the location of the project in relation to nearby 

streets. The project site includes undeveloped residential property fronting existing roadways within the 

White Hills subdivision including Jackson Street, Eisenhower Street, and Jefferson Avenue. The proposed 

project consists of 22 residential single family units. Access to the project will be provided from 

the intersection of Wilson Ave. and SR-73. The proposed project is anticipated to be completed 

in 2015. 

 

2.0 EXISTING TRAFFIC CONDITIONS 

SR-73 is the only major road located near the proposed project. A single lane is provided in 

each direction on SR-73 with a two-way left turn lane and separate right-turn deceleration 

lane at the Wilson Ave. intersection which is currently unsignalized. The speed limit el SR-73 is 

posted at 55 miles per hour. Wilson Ave. provides access to SR-73 for the White Hills Subdivision 

which consists of an existing 112 residential lots. 
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FIGURE 1 
PROJECT VICINITY AND STUDY INTERSECTION 
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Existing turning movement counts were completed at the SR-73/Wilson Ave. intersection from 

7:00 am to 9:00 am and 4:00 pm to 6:00 pm on July 10, 2008. No significant change has 

occurred to the population and development of the area since 2008, therefore, this data is 

considered to be valid for the purposes of this study. Detailed count sheets are provided in 

Appendix A. Figure 2 provides the existing peak hour traffic volumes during the am, and p.m. 

count peed. 

 

A 5.8 percent annual growth rate was determined based on 20 years of AADT data collected by 

UDOT on SR-73. Comparing baseline and future traffic volumes on SR-73 from the regional travel 

demand model developed by Mountainlands Association of Governments (MAG) yielded an 

annual growth rate of 2 percent, Due to the relatively low volumes that currently exist on SR-

73 there was found to be little difference in the calculated volumes for the two growth 

rates. The 5.8 percent annual growth rate was applied to the existing traffic volumes for five 

years to obtain the background 2018 volumes. The background 2018 volumes are also 

depicted on Figure 2. 

 

3.0 PROJECT TRAFFIC FORCAST 

 

3.1 Trip Generation 

 

Table 1 shows the trip generation rate as well as the number of trips to be expected to be 

generated by the addition of the proposed 22 residential lots to the existing 112 lots within the 

White Hills subdivision based on a daily and peak hour basis. The trip generation forecast was 

completed for the proposed by using the standard rates for single-family homes from the 

Institute of Transportation Engineers (ITE) Trip Generation Manual, 7th Edition (Land Use Codes 

210). Peak hour trips were rounded to the nearest whole trip and daily trips were rounded to 

the nearest 10 trips. 

 

Table 1 Residential Trip Generation Forecast 

Description 
AM PEAK HOUR PM PEAK HOUR 

DAILY 
Inbound Outbound Total Inbound Outbound Total 

Rate: 
Single-Family Home 
Land Use Code 210 

(Trip/Unit) 

0.19 .56 .75 .64 .37 1.01 9.57 

Existing 112 Lots 21 63 84 72 42 114 1,070 

Proposed 22 Lots 4 12 16 14 8 22 210 

Total 134 Lots 25 75 100 86 50 136 1,280 
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 FIGURE 2 
EXISTING 2008 PEAK TRAFFIC VOLUMES 

AND 2018 BACKGROUND VOLUMES 
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The project is expected to raise the daily trips from Wilson Ave. to 1,280 (half inbound and half 

outbound) with 100 trips during the a.m. peak hour (25 inbound and 75 outbound) and 136 

trips during the p.m. peak hour (86 inbound and 50 outbound). 

 

3.2 Project Trip Distribution 

 

The project trips were distributed based on the existing and anticipated traffic patterns. The 

general trip distribution for the project is provided in Figure 3. 

 

Project traffic was added to background traffic to obtain conditions upon completion of the 

buildout of the project. Background 2018 plus full buildout project peak hour traffic volumes 

are presented in Figure 3. 

 

4.0 LEVEL OF SERVICE ANALYSIS  

 

A two-lane highway such as SR-73, the selected method for determining Level of Service (LOS) 

is based on mobility or volume divided by capacity (V/C).  

 

4.1 Level of Service Concept 

LOS is a qualitative measure describing traffic conditions and their perception by motorists. A 

LOS definition generally describes these conditions in terms of such factors as speed and travel 

time, freedom to maneuver, traffic interruptions, and delay. There are six levels of service 

describing these conditions ranging from A to F.  The specific LOS criteria from the 1994 HCM 

are presented in Table 2. The selected method takes into account the volume in both 

directions. The total volume is divided by the total capacity of 2,800 vehicles per hour. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Table 2 
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 FIGURE 3 
BACKGROUND 2018 PLUS PROJECT TRAFFIC 

VOLUMES 
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4.2 Results of LOS Analysis 

 

The results of the LOS analysis for existing, background and project scenarios at the SR-

73/Wilson Ave. intersection are provided in Table 3.  

 

Table 3  LOS Analysis 

 AM PM 

CASE SR73 SB SR73 NB WILSON TOTAL LOS SR73 SB SR73 NB WILSON TOTAL LOS 

EXISTING 43 49 34 126 A 74 145 25 144 A 

BACKGROUND 57 65 34 156 A 98 192 25 183 A 

BACKGOUND 

PLUS PROJECT 
57 65 100 222 A 98 192 136 426 A 

 

The analysis results indicate that the LOS for SR-73 remains a LOS A with the anticipated 

background and project traffic loadings. The existing SR-73 configuration and traffic control 

system will support the additional 22 lots associated with the proposed project. 

 

5.0 SUMMARY AND CONCLUSIONS 

 

 The addition of this project to existing Wilson Ave. traffic loads is expected to generate 

1,280 daily trips (half inbound and half outbound) with 100 trips during the a.m. peak 

hour (25 inbound and 75 outbound) and 136 trips during the p.m. peak hour (86 

inbound and 50 outbound). 

 The SR-73/Wilson Ave. intersection is expected to operate at LOS A during the a.m. peak 

hour and p.m. peak hour. 

 Existing roadway configurations and traffic control will support the proposed 22 lot 

project. 
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Project: Development Code Amendment: Chapter 17.25.180 (Residential Zone) 

Applicant: Scot Hazard 

Request: Development Code Amendment  

Type of Action: Action Item (Recommendation to the City Council); Public Hearing 

 

Background 
The applicant has proposed to reduce the front and rear setback requirements from 50’ to 35’ in Base and 
Tier I Residential Developments on both sides of a road when a road has been constructed with curb, 
gutter, and a trailway.  
 
Proposed Amendments 
The Proposed Amendment as drafted by the applicant is provided below: 
 

 
 

Staff Findings 
Staff has reviewed the minimum setbacks for large residential lots (over 20,000 Square Feet minimum) in 
surrounding cities, and found Eagle Mountain’s setbacks are more restrictive than those of other cities in 
the area, where 25’ or 30’ is the standard for both Front and Rear Setbacks, while side yard setbacks vary 
from 8’ to 12’ as shown below: 
 

Tier Level
Minimum 

Front Yard

Minimum 

Rear Yard

Minimum  

Side Yard

Minimum Street 

Side Yard
Base 50'* 50' 25' 25'

Tier I 50' * 50' 25' 25'

Tier II 15'/22' ** 20' 5' Min 15' Total 15'

Tier III (Single Family) 15'/22' ** 20' 5' Min 15' Total 15'

Tier III (Multi-Family)

Tier IV

Setbacks

Distance between Multi-Family Housing Structures

*Front setback may be reduced to 35' on lots that range from .5 AC to .75 AC if road is constructed with curb, gutter, and a 

trailway, regardless of whether the trailway is located on the same side of the street as the lot. Rear setbacks may also be 

reduced to 35'

** If accessed from the front, garage shall have a minimum front setback of 22'

20' Council may approve a standard that differs

20' Council may approve a standard that differs

EAGLE MOUNTAIN CITY 

Planning Commission Staff Report 

JUNE 14TH, 2016 

 



 
 

Staff has also pulled examples of homes on large lots (lots over 20,000 Square Feet) from surrounding 
communities and has compared them with large lots within Eagle Mountain as seen below: 

 

 
30’ Setback – Alpine 
 

City Front Rear Corner Side

Lehi 25' 30' 20' 10'

Alpine 30' 30' 30'
12' Minimum

 30' Combined

American Fork 30' 30' 20' 8'

Bluffdale 30' 30' 20' 12'

Cedar Hills 30' 25' 30
10' Minimum

24' Combined

Bountiful 25' 20' 20' 8'

Cottonwood Heights 30' 30' 20' 10'

Draper 30' 20' 20' 12'

Eagle Mountain 50' 50' 25' 25'

Herriman 25' 25' 20' 10'

Highland 30' 30' 30'
10' Minimum 

25' Combined

Logan 25' 10' 20' 8'

Pleasant Grove 25' 25' 25' 10'

Riverton 25' 25' 25'
8' Minimum

18' Combined

Sandy 30' 30'
10' Minimum

24' Combined

Minimum Setbacks



 
30’ Setback - Highland 
 

 
25’ Setback - Bountiful 
 



 
35’ Setback – Lehi 

 
50’ Setback – Eagle Mountain 
 
 
 



Setbacks in the Valley View Subdivision have been changed for lots between .5 and .75 acres per the 
development agreement to require front and rear setbacks of 25’ and side yard setbacks of 12’ minimum 
30’ combined. Staff feels the setbacks adopted for the Valley View Subdivision are more in line with the 
setback requirements of surrounding cities, and that they have by and large been developed positively 
within the Valley View subdivision. The Valley View Setback Exhibit is provided below: 
 

 

 
 

Valley View 25’ Setback 

 
 

Valley View 25’ Setback from Trail 



Staff Recommendation 
Staff feels that a change in the setbacks for Base and Tier I Residential developments is appropriate; 
however, staff recommends changes beyond what has been requested by the applicant. Changes 
recommended by staff are available below: 
 

 
 
17.25.110 Base Density Residential Development Standards 
 
C. Setbacks – Primary Structures. Lots  that are one-half to three-quarters of an acre shall have a front and 
rear setback of no less than 50 25 feet and a side yard setback no less than 25 12 feet, with the combined 
side yards being no less than 30 feet. If the road is constructed with curb and gutter and/or a trailway, then 
the front setback may be reduced to 35 feet. Lots in excess of three-quarters of an acre shall have a front 
and rear setback of no less than 50 feet and a side yard setback no less than 25 feet. Setbacks shall only 
apply to structures that require a city building permit or approval. No structure which cannot be removed 
shall be constructed across an easement. Up to a 10 percent variation in setbacks may be approved by the 
planning director and building official if the variation is deemed appropriate due to an issue with slope, 
unique lot configuration, or other unique circumstance. Home design is not considered a unique 
circumstance. 
 
17.25.120 Tier I Residential Development Status 

D. Setbacks – Primary Structures. Primary structures shall maintain setbacks in accordance with the 

following lot sizes. Setbacks shall only apply to structures that require a city permit or approval. No 

structure which cannot be removed shall be constructed across an easement. Up to a 10 percent variation 

in setbacks may be approved by the planning director and building official if the variation is appropriate due 

to an issue with slope, unique lot configuration, or other unique circumstance. Home design is not 

considered a unique circumstance. 

1. Lots that are one-half to three-quarters of an acre shall have a front and rear setback of 

no less than 50 25 feet and a side yard setback no less than 25 12 feet, with combined side yards 

Tier Level
Minimum 

Front Yard

Minimum 

Rear Yard

Minimum  

Side Yard

Minimum Street 

Side Yard

Base
50'*  25' 50' 25'

25' 12' Min

30' Total
25' 20'

Tier I
50' * 25' 50' 25'

25' 12' Min

30' Total
25' 20'

Tier II 15'/22' ** 20' 5' Min 15' Total 15'

Tier III (Single Family) 15'/22' ** 20' 5' Min 15' Total 15'

Tier III (Multi-Family)

Tier IV

** If accessed from the front, garage shall have a minimum front setback of 22'

Setbacks

Distance between Multi-Family Housing Structures
20' Council may approve a standard that differs

20' Council may approve a standard that differs

*Front setback may be reduced to 35' on lots that range from .5 AC to .75 AC if road is constructed with curb, gutter, and a 

trailway



being no less than 30 feet. If the road is constructed with curb and gutter and/or a trailway, then the 

front setback may be reduced to 35 feet. 

2. Lots in excess of three-quarters of an acre shall have a front and rear setback of no less 

than 50 feet and a side yard setback no less than 25 feet. 

 



 

 

 
 
 
 

Project: Development Code Amendments:  

Applicant: City Staff   

Type of Action: Action Item (Recommendation to the City Council); Public Hearing 

 

Background 
Staff previously brought a code amendment to the Planning Commission defining minimum design 
standards for residential properties; during review the Planning Commission asked staff to prepare a code 
regarding Tiny Homes.  Currently there is no minimum home size in the city, just a requirement that homes 
be attached to foundations and utility services. Staff research determined that the majority of tiny homes 
are actually tiny homes on wheels, and are commonly used as Accessory Dwelling Units (ADUs). 
 
Proposed Amendments 
Staff recommends that the following code changes be made adopting a definition for Tiny Homes on 
wheels, and allowing tiny homes on wheels to serve as accessory apartments in Base and Tier I Residential 
Developments. The proposed code changes are provided below. 

Chapter 17.10 
DEFINITIONS 

“Tiny Home on Wheels means a detached self-contained unit which shall include permanent provisions for 
living, sleeping, eating, cooking and sanitation. A Tiny Home on wheels must have at least 140 square feet 
of first floor interior living space. 

 

Chapter 17.70 
Accessory Apartments 

17.70.010    What this chapter does. 

17.70.020    Purpose. 

17.70.030    Accessory apartment approval required. 

17.70.040    Application. 

17.70.050    Approval process. 

17.70.060    Approval criteria. 

17.70.070    Renewal of conditional use permit. 

17.70.080    Tiny Homes on wheels 

17.70.0890    Noncompliance. 

17.70.80 Tiny Homes on wheels 

A. Permitted as Accessory Apartments in Base and Tier I Residential 
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B. A Tiny Homes on Wheels is not allowed in addition to any other approved Accessory Apartment 

C. Requirements 

a. Must be licensed and registered with the State Department of Motor Vehicles 

b. Must meet ANSI 119.2 or 119.5 (NFPA 1192) Requirements 

c. Must be towable by a bumper hitch, frame-towing hitch, or fifth-wheel connection. 

d. Cannot (and is designed not to) move under its own power 

e. Is no larger than allowed by State Law for movement on Public Highways 

f. When sited on a parcel the wheels and undercarriage shall be skirted 

g. Must contain at least 140 square feet of first floor interior living space 

h. Must be designed and built to look like the conventional primary building structure  

17.70.0890 Noncompliance. 

 



 

 

 
 
 
 

Project: Development Code Amendments: Chapter 17.10 (Definitions) 

Chapter 17.25 Residential Zone 

Applicant: City Staff   

Type of Action: Action Item (Recommendation to the City Council); Public Hearing 

 

Background 
Staff has been reviewing the Eagle Mountain Municipal Code (EMMC) and making changes to ensure it is 
consistent, easy to understand, and useful.  During this review staff found a need to clarify the definition of 
Manufactured Home or Dwelling, and where they are permitted within the City.  The commission tabled 
the item and asked that staff look at addressing Tiny Homes, a new code section has been written 
addressing Tiny Homes, and staff feels that these changes remain beneficial. 
 
Proposed Amendments 
Staff recommends that the following codes be amended to clarify the definition of Manufactured homes or 
dwellings, and their permitted status within Eagle Mountain, and the addition of minimum design 
standards in the residential zone. The proposed code changes are provided below. 

Chapter 17.10 
DEFINITIONS 

“Manufactured home or dwelling” means a single-family dwelling complying with the National 
Manufactured Home Construction and Safety Standards Act (4 USC 5401), the International Building Code 
or the International Residential Code. Mobile homes, travel trailers, houses mounted on self-propelled or 
drawn vehicles, shipping containers and tents or other forms of temporary housing or portable housing are 
not included within this definition. 

17.25.080 Generally applicable residential zone provisions. 

C. Minimum Design Standards. All residential dwellings shall incorporate elements of masonry, siding, 

windows and main entry doors on front elevation.  
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Project: Development Code Amendments:  

Applicant: City Staff   

Type of Action: Action Item (Recommendation to the City Council); Public Hearing 

 

Background 
Staff has been reviewing the Eagle Mountain Municipal Code (EMMC) and making changes to ensure it is 
consistent, easy to understand, and useful.  During this review staff found a number of items that require 
attention 
 
Proposed Amendments 
Staff recommends that the following miscellaneous change to the EMMC. Among the change is the removal 
of a reference to a chapter of the code that no longer exists, and the increase of the Local Road Right-of-
Way (ROW) to 53’, the increase of 2’ will facilitate 5’ sidewalks,  the proposed code changes are provided 
below: 

16.35.100 Sidewalks, trails, and pathways. 

 
C. Street Lighting. Street lighting shall be installed where necessary to ensure the safety of pedestrians, but 
may not be required in agricultural, base density, or Tier I residential developments (see EMMC 16.30.090 
and Chapter 17.25 EMMC), except at subdivision entryways. [Ord. O-27-2006 § 2 (Exh. A § 7.10); Ord. O-
07-2006 § 2 (Exh. 1 § 7.10); Ord. O-23-2005 § 3 (Exh. 1(2) § 7.10)]. 

 

 

This code amendment increases the right-of-way to 53’ for local roads to require 5’ sidewalks. 

Local Street
Right-of-Way 51 53

Cross Slope 3%

Minimum Street Grade 0.50%

Maximum Street Grade 10%

Curb and Gutter Width (inches) 30

Swale Width (Feet) N/A

Turn Pocket Width 0

Acceleration/Deceleration Lane
0

Median Width 0

Planter Strip Width 5

Curb Mod Curb

Sidewalk Width/Multiuse Path 4 5

Minimum Distance Between 

Intersections (feet) 200

Minimum Horizontal Curve 

Centerline Radius 125

Number of Emergency Lanes 1

Emergency/Parking Lane Width 8

Number of Lanes 2

Lane Width 10

Signed Speed (MPH) 25

Parking allowed

Average Daily Traffic up to 3,000

Table 16.35.130(b) Right-of-Way Classifications
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