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6:00 P.M. - Eagle Mountain City Planning Commission Policy Session  
 
1. Declaration of Conflicts of Interest 
 
2. Approval of Meeting Minutes  
 A. October 22, 2013 
 
3. Development Items 
 

A. Clearview Ranch Phase A Plats 1 & 2; Final Plats –Action Item 
These are the two phases of the recently approved Clearview Ranch Preliminary Plat. Each plat 
contains 27 lots, with a minimum lot size of ½ acre. The project is located north of SR-73, west 
of the North Ranch neighborhood.  
 

B. Development Code Amendment – Infrastructure & Building Permits – Public Hearing, Action 
Item 
Includes proposed amendments to Chapter 16.05.100 Compliance Required, Chapter 16.05.130 
Most Restrictive Standards Apply, and Chapter 15.10.230 Building Permits. The amendments 
require that electrical and natural gas infrastructure be installed and functioning prior to issuing 
any building permits, including model homes. 
 

C. Development Code Amendment – Public Hearing, Land Use Authority, Appeal Authority – 
Public Hearing, Action Item 
Includes proposed amendments to Chapter 16.05.220 Tables and Chapter 17.05.190 Tables. The 
proposed changes streamline some administrative development applications to the benefit of 
all parties (City, Residents, Developers).  
 

4. Work Session 
 
A. Discussion of Potential Changes to the General Plan & the Municipal Code 
 
B. Next Scheduled Meeting: November 26 
 

5. Adjournment 
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   1 
6:00 P.M. - Eagle Mountain City Planning Commission Policy Session  2 
 3 
COMMISSION MEMBERS PRESENT:   Preston Dean, Bonnie ElHalta, Wendy Komoroski, 4 
Matthew Everett, and John Linton. 5 
 6 
CITY STAFF PRESENT:  Steve Mumford, Planning Director; Mike Hadley, City Planner; 7 
Tippe Morlan, Planning Intern; and Johna Rose, Deputy Recorder. 8 
 9 
ELECTED OFFICIAL PRESENT: Donna Burnham 10 
 11 
Commissioner Linton called the meeting to order at 6:04 p.m. 12 
 13 
1. Pledge of Allegiance 14 
 15 
None 16 
 17 
2. Declaration of Conflicts of Interest 18 
 19 
None 20 
 21 
3. Approval of Meeting Minutes  22 
 A. September 24, 2013 23 
 24 
MOTION: Preston Dean moved to approve the September 24, 2013 meeting minutes.  25 

Bonnie ElHalta seconded the motion.  Those voting aye:  Preston Dean, 26 
Matthew Everett, Wendy Komoroski, Bonnie ElHalta, and John Linton. The 27 
motion passed with a unanimous vote. 28 

  29 
4. Development Items 30 
 31 

A. Evans Ranch Phase B Plat 1, Preliminary & Final Plat – Public Hearing, Action Item 32 
This is the second phase of the approved Evans Ranch master development plan, and is 33 
located east of Porter’s Crossing Parkway, at the intersection of Porter’s Crossing and 34 
Clark Street.  An application for the first phase, located on the northern end of the 35 
project, has been postponed until further notice.  The proposal consists of 3 single-family 36 
residential lots on .86 acres.  These 3 lots are planned as model homes for the project.  37 

 38 
Steve Mumford explained that Evans Ranch Phase A was just approved by City Council. 39 
Due to timing the developer will not be able to finish the infrastructure for Evans Ranch 40 
phase A before winter. The developer feels that he could get all the asphalt and infrastructure 41 
for Evans Ranch Phase B Plat 1 in before winter.  Phase B Plat 1 is only three model home 42 
lots that are located at the entrance to Evans Ranch along Porter’s Crossing. With the 43 
approval of the area Fire Marshal, these model homes may be allowed prior to completing 44 
roads with asphalt as long as the roads are completed before any residents move into the 45 
homes. That is due to the proximity of the homes to Porter’s Crossing.  46 
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 1 
The Master Development Agreement requires that an off-site sewer pipe be installed for the 2 
project, connecting to existing pipes in the SilverLake development. This “initial phase,” 3 
however, was given the right to develop prior to completion of that sewer pipe. These three 4 
homes/lots would be the only lots in the project that will connect to the existing sewer pipe in 5 
Porter’s Crossing Parkway; the remainder will be serviced by the off-site pipe to be 6 
constructed prior to the next phase of development. There are no concerns with the other 7 
utilities.  8 

 9 
Commissioner Linton opened the public hearing at 6:13 p.m. 10 
 11 
None 12 

 13 
Commissioner Linton closed the public hearing at 6:13 p.m. 14 
 15 
MOTION:  Preston Dean moved that the Planning Commission approve the 16 

Evans Ranch Phase B Plat 1 Preliminary Plat and recommend the 17 
Evans Ranch Phase B Plat 1 Final Plat to the City Council with the 18 
following recommended conditions: 19 

 20 
1. A cash bond shall be posted with the recording of the plat that 21 

equals 1.24% of the total cost of public open space 22 
improvements, and $1,720 ($2,000/buildable acre) for 23 
community improvements.  24 

2. The fencing for the lots shall comply with the Master 25 
Development Agreement Fencing Exhibit, and must be 26 
installed prior to obtaining building permits. 27 

3. The plat must include driveway locations for every lot. The 28 
driveways for these three lots shall be no more than 12 feet 29 
wide at the street, since the garages will be located more than 30 
30 feet from the property line.  31 

4. Prior to obtaining any building permits, the developer must 32 
submit engineered drawings depicting the location of the 33 
driveway and utilities for each lot within the subdivision, 34 
including storm water drainage plans for areas between lots.  35 
 36 

Wendy Komoroski seconded the motion.  Those voting aye:  Preston 37 
Dean, Bonnie ElHalta, Matthew Everett, John Linton, and Wendy 38 
Komoroski.  The motion passed with a unanimous vote. 39 

 40 
5. Work Session 41 

 42 
A. Discussion of Potential Changes to the General Plan & the Municipal Code 43 
 44 
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Mr. Mumford reviewed the growth and development of The Ranches subdivision and a brief 1 
explanation of City Center.  He reviewed a new internal tracking system that would track the 2 
total number of lots that are improved with infrastructure, permitted lots, and vacant 3 
remaining lots. The tracking system also tracks the number of building permits by month and 4 
subdivision. The tracking system can help project population in the coming year. 5 
 6 
Commissioners, residents , and City Planners addressed transportation goals, visions and 7 
issues that the City has for the General Plan. 8 

• Access (into/out of the City) 9 
• Transit (buses, school buses) 10 
• Internal planning (neighborhoods, connections) 11 
• Bike lanes (major roads) 12 
• Trails 13 
• Future landscaping (median) 14 
• Lighting (maintenance, small town feel, and safety) 15 
• Crosswalk (pedestrian safety, sight vision, and accessible) 16 
• Parking (parks, commercial, community events, maximums, and connecting to the 17 

trail system) 18 
 19 

Nikki Wickman, 2766 E. Fort Hill Rd., suggested that a pedestrian flashing signs be placed at 20 
Porter’s Crossing. She also requested proper lighting along trails. 21 

 22 
Donavon Largent, 8846 N. Princeville Dr., was concerned with the lack of a crosswalk on 23 
Ranches Parkway. He stated that he lives in Highlands on the Green and has two children 24 
that walk to Rockwell Charter School. 25 
 26 
Commissioner Linton was concerned about the construction of roads, freeways, and 27 
highways after housing was in place. 28 
 29 
Commissioner Dean asked how much control the City’s  future transportation plan has on 30 
future developers. 31 
 32 
Mr. Mumford explained that would be an attorney question, but what the City is finding with 33 
SR 73, the City cannot make the developer or owner develop or not develop the land. The 34 
City can inform the developer of future plans that the City, MAG, or UDOT has for future 35 
roads. The City should look into how to reserve future right-of-ways. 36 

 37 
Commissioners and  City Planners discussed the positive and negative issues with having 38 
cul-de-sacs in the City. 39 

 40 
Attached are the Transportation Goals and Strategies. 41 

 42 
B. Next Scheduled Meeting: November 12 43 
 44 

6. Adjournment 45 
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 1 
The meeting was adjourned at 7:18 p.m. 2 
 3 
APPROVED BY THE PLANNING COMMISSION ON NOVEMBER  12, 2013. 4 
 5 
        6 
Steve Mumford, Planning Director 7 
 8 



 
 

 
 
 
 

Project: Development Code Amendments: Chapters 15.10.230, 16.05.100, 16.05.130,  
Applicant: City Staff 
Request: Recommendation of Approval to City Council 
Type of Action: Action Item, Public Hearing 

 
Background 
After beginning infrastructure improvements in a subdivision, developers are generally anxious to sell lots 
to builders, and the builders are anxious to begin construction of model homes. The builder often wants to 
begin the model homes before the infrastructure is completely installed. This can be problematic, 
especially for the dry utilities. If the dry utilities are not “energized,” or active, they cannot be “blue-
staked.” The blue stakes equipment can only locate active gas and power lines. It becomes much easier 
to hit a gas line if it has not been blue staked, which can have dire safety consequences. The City’s 
Energy Director has requested that the City Codes be amended to require that the dry utilities be 
completely installed and active prior to approval of any building permits, including model homes.  
 
The following changes are proposed: 

 
16.05.100 Compliance required. 

The following general requirements and standards apply to the development of property within the 
corporate boundaries of Eagle Mountain City: 

A. Subdivision of Property.  

B. Conveyance of Property.  

C. Compliance of Owner.  

D. Installation of Utilities. It shall be unlawful for any person to receive a building permit, including model 
homes, on a parcel or tract of land in a subdivision until all the required improvements are installed, which 
may include: (1) water and sewer utilities and all other underground utilities located under the street 
surface are installed; (2) all streets in the subdivision are rough-graded; (3) curb and gutter has been 
installed; and (4) electrical and natural gas service to the subdivision has been completed and is 
functioning (“energized”); and (5) as-built plans must be submitted to the City. It shall be the responsibility 
of the subdivider developer and builders to allow no human occupancy until all necessary utilities are 
installed and basic improvements are adequate to render the subdivision habitable. These improvements 
shall include paved streets and sidewalks (when required) which connect to street systems outside and 
adjacent to the subdivision. Prior to issuing any building permits, the Building Department must receive 
approval from the Public Works Director, Energy Director, Fire Marshal, and Planning Director.  It shall be 
unlawful for any subdivider developer to sell any portion of an approved subdivision until the plat is 
recorded and until the prospective buyer or builder has been advised that the occupancy will not be 
permitted until all required improvements are completed. Recorded plats shall contain a notice to all 
potential buyers of this provision. 
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In the case of model homes, building permits may be issued prior to the completion of the improvements 
required by this title if the city engineer determines that access to the building site may be provided for the 
purposes of inspections and that the fire chief determines that there is adequate water for fire flow. All 
other utilities (with the exception of phone service) shall be provided and operating prior to the issuance 
of a certificate of occupancy. 

 

16.05.130 Most restrictive standards apply. 
Eagle Mountain City adopts complies with uniform codes to provide minimum standards for protecting the 
public health, safety, and welfare through regulating and controlling the design, construction, quality of 
materials, use and occupancy, location, and maintenance of all private and public buildings, 
infrastructure, and public facilities. These codes include, but are not limited to, the following: International 
Fire Code (IFC); International Building Code (IBC); International Residential Code (IRC); Manual of 
Uniform Traffic Control Devices (MUTCD); American Association of State Highway and Transportation 
Officials (AASHTO) standards; National Electrical Safety Code (by IEEE); National Electrical Code (by 
NFPA); APPA Safety Manual; International Plumbing Code (IPC); International Mechanical Code (IMC); 
International Fuel Gas Code (IFGC); International Energy Conservation Code (IECC); and Eagle 
Mountain City Construction Specifications and Standards. When these codes along with state or federal 
laws impose additional requirements on activities governed by this title, the most restrictive shall apply. 
[Ord. O-23-2005 § 3 (Exh. 1(2) § 1.13)]. 

 

15.10.230 Building permits. 
The city may issue a building permit upon application, in compliance with all laws, ordinances, rules, and 
regulations. No building permits will be issued until all required infrastructure improvements are installed 
and accepted by Eagle Mountain City, in accordance with EMMC Chapter 16.05.100. Required 
infrastructure shall include city-owned utilities such as sanitary sewer, water, pressurized irrigation, storm 
drain, gas, and electrical, as well as streets, sidewalks, and street signs. Exceptions may be granted 
between the months of October and April when asphalt hot plants may not be in operation. Building 
permits may be recommended without pavement; provided, that all contaminated road base is removed 
and replaced prior to asphalt placement. Subdivisions which receive building permits without asphalt must 
have asphalt placed by June 1st, weather permitting.  

The city engineer or his/her designee is hereby designated as the responsible official to accept the 
improvements. Once acceptance has been granted, a building permit may be obtained. Temporary model 
home building permits may be granted if basic safety-related infrastructure has been installed. Such 
infrastructure should include at a minimum a drivable street, street sign, fire hydrants and all required 
sanitary sewer, water and storm drain systems. A checklist detailing required improvements and 
acceptance by the city is included in the appendix attached to the ordinance codified in this chapter. [Ord. 
O-03-2010 § 1 (Exh. A § 2.200)]. 
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Motion  
The City Staff recommends that the Planning Commission review, provide feedback, and recommend 
approval of the proposed amendments to the Development Code as proposed or as modified by the 
Commission.  
 
 
 
 
 
 
 



 
 

 
 
 
 

Project: Development Code Amendments: 
Chapter 16.05.220 Tables (Public Hearing, Land Use Authority, 

Appeal Authority) 
Chapter 17.05.190 Tables (Public Hearing, Land Use Authority, 

Appeal Authority) 
Applicant: City Staff 
Request: Recommendation of Approval to City Council 
Type of Action: Action Item, Public Hearing 

 
Background 
As you know, there are two different kinds of actions or decisions that the Planning Commission and City 
Council are involved in concerning development:  

(1) Legislative Actions with public hearings (valid if reasonably debatable that it advances the 
general welfare);  
(2) Administrative or Quasi-Judicial Actions (valid if supported by substantial evidence in the 
record).  
 

Legislative Actions 
The State Code governs the process for legislative actions, including rezoning and amendments to the 
City’s General Plan and Development Code. The rezoning portion of a Master Development Plan is also 
considered a legislative action. The City Council is the approval authority for these decisions, and public 
hearings must be provided. Decisions for these applications also contain the most flexibility, as a decision 
has to be reasonably debatable that it advances the general welfare. Citizens should be involved in these 
public hearings, as their “reasonably debatable” opinions can make a difference. We are not proposing 
any changes to the approval process of these types of applications. 
 
Administrative Actions 
Administrative applications include preliminary plats, final plats, site plans, and conditional uses.  
Although it has been considered to be generally acceptable practice in many cities, administrative 
applications do not require approval by the City Council. In fact, many cities have streamlined approval 
processes of these applications for the following reasons (among others): 

• To reduce or eliminate frustration of the City Council when they review plans. The Council can 
become frustrated when they cannot make substantial changes to a final plat because a 
preliminary plat was already approved by the Planning Commission. Changes sometimes may 
not be made if the proposed subdivision plat complies with the City Code.  

• To reduce frustration of residents. Residents come to public hearings expecting that their voices 
are heard and their concerns reflected in the Planning Commission or City Council’s decision, but 
if a subdivision plat or site plan complies with the City Code requirements, they may not be able 
to implement any of the residents’ concerns.  

• To reduce “government red tape.” Each year various applications are reviewed by the Planning 
Commission and City Council that seem to be more of a formality than a necessary process, 
since the decisions are fairly “cut-and-dry.”  

• To free up time for the Planning Commission to focus on actual planning, rather than only 
subdivision review. The Planning Commission should be spending a majority of their time on the 
General Plan, the Future Land Use and Transportation Corridors Map, the City Code, and other 
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planning-related items. Subdivision and site plan reviews are important, but the real planning for 
the City happens long before these applications are even submitted.  

• To free up some time for the City Staff to get more involved in future/long range planning, capital 
improvement projects, community development, and other important duties. A majority of the 
Planning Department’s time is taken up with receiving & routing applications for review, reviewing 
plans, writing and preparing staff reports, putting together packets for both the Planning 
Commission and City Council, preparing the proper notices for public hearings, and preparing 
PowerPoint presentations for meetings. Any simplification of the review/approval process will be 
beneficial to the future planning of the city.   

 
Proposal 
This proposal may be changed or modified prior to the meeting, and any changes will be presented at the 
meeting.  
 
The following proposed changes are noteworthy: 

1. Preliminary Plats  
a. Residential & non-residential plats with greater than 5 lots or a multi-family plat would be 

reviewed by both the Commission and the Council, with public hearings at both.  
b. Plats with less than 5 lots would be approved by the Planning Director & City Engineer. 
c. Major amendments to a plat would require approval by the City Council. 

i. Major amendments include an increase in lots or units, a decrease in improved 
open space, or a significant change to a road or lot configuration. 

d. Minor amendments would be approved by the Planning Director and City Engineer. 
i. Minor amendments include changes that do not fall into the category of “major 

amendments.” 
2. Final Plats & Final Plat Amendments 

a. Final Plats would be reviewed for approval by the Planning Director and City Engineer. 
These plats should conform to the approved preliminary plat. If they do not (except for 
minor modifications), an amendment to the preliminary plat would be required prior to any 
approval of the final plat.  

3. Site Plans & Master Site Plans 
a. Master site plan (multi-family, non-residential > 5 acres or to be developed in phases) 

would still be approved by the City Council. 
b. A site plan that is less than 5 acres would be approved by the Planning Commission. 
c. A site plan that is a phase of an approved master site plan would be approved by the 

Planning Director and City Engineer. 
d. A minor amendment to a site plan would be approved by the Planning Director and City 

Engineer. Major amendments would be approved by the original approval authority. 
 

The City Attorney is reviewing this proposal and has not yet provided his feedback. We have also 
contacted the development community and received feedback. This will be a public hearing, and any 
resident feedback will be considered as well. 
 
Additional changes will need to be made to the City Code for each chapter that may be affected, including 
Chapter 16.20 Preliminary Plats, Chapter 16.25 Final Plats, and Chapter 17.100 Site Plans. These will 
likely be proposed at the next meeting.  
 
Motion  
The Planning Commission and City Staff recommend that the Planning Commission review, provide 
feedback, and recommend approval of the proposed amendments to the Development Code as proposed 
or as modified by the Commission.  
 
Attachments 
Proposed amendments to Chapter 16.05.220 Tables and Chapter 17.05.190 Tables.  
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Advisory Body Land Use Authority

MASTER DEVELOPMENT PLANS

Master Development Plan Planning Commission City Council

CONCEPT PLANS

Concept Plan None Planning Commission

PRELIMINARY PLATS

Preliminary Plat Planning Director Planning Commission*

Preliminary Plat - Residential & Non Residential > 5 Lots; Multi-
Family (less than 5 lots do not require a preliminary plat)

Planning Commission City Council

Preliminary Plat Major Amendment Planning Commission City Council

Preliminary Plat Minor Amendment None Planning Director & City Engineer

FINAL PLATS

Final Plat & Final Plat Amendments Planning Commission City Council

None Planning Director & City Engineer

LOT SPLITS

Lot Split None Planning Director

LOT LINE ADJUSTMENTS

Lot Line Adjustment None Planning Director

APPROVED RECORDED PLAT AMENDMENTS

Approved Preliminary Plat Planning Director Planning Commission*

Approved Final Plat Planning Commission City Council

Recorded Plat Amendment Planning Commission City Council

Recorded Plat Amendment – Vacating Street Planning Commission City Council

BUILDING PERMITS

Building Permit None Building Official

Table 16.05.220(b) Land Use Authority

Land Use Authority

* The city council  reserves the right to become the land use authority by requesting that the item be scheduled for review and action by 
the council  within 15 calendar days of the planning commission’s action. See EMMC 16.05.200 for additional details.

* A major amendment includes  an increase in lots  or uni ts , a  decrease in improved open space, or a  s igni ficant change ot a  road or lot 
configuration. 
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P.C.Hearing C.C.Hearing Notice Type NoticePeriod Affected Entities*

MASTER DEVELOPMENT PLANS

Master Development Plan Yes Yes

Published in paper –Direct mailed 
notice to property owners within 600 
feet including at least 25 property 
owners and to affected entities –Post 
notice in three public places

10 Days
Perhaps – Check 
definition of“affected entity”

Master Development 
Plan Amendments Yes Yes

Published in paper –Direct mailed 
notice to property owners within 600 
feet including at least 25 property 
owners and to affected entities –Post 
notice in three public places

10 Days
Perhaps – Check 
definition of“affected entity”

CONCEPT PLANS

Concept Plans No No N/A N/A N/A

PRELIMINARY PLATS

Preliminary Plat - Residential & Non-
Residential > 5 Lots; Multi-Family Yes No Yes

Direct mailed notice to property 
owners within 600 feet including at 
least 25 property owners and to 
affected entities –Post notice in three 
public places

10 Days

Perhaps – Check 
definition of“affected entity” 
(Yes, if subdivision is multi-
unit residential, 
commercial, or industrial) 
N/A

Preliminary Plat Major Amendment Yes Yes

Direct mailed notice to property 
owners within 600 feet including at 
least 25 property owners and to 
affected entities –Post notice in three 
public places

10 Days N/A

Preliminary Plat Minor Amendment No No N/A N/A N/A

FINAL PLATS

Final Plats & Final Plat Amendments No No N/A N/A N/A

LOT SPLITS

Lot Split – Planning Director No No

Direct mailed notice to property 
owners within 300 feet including at 
least 15 property owners –Post 
notice in three public places

10 Days N/A

LOT LINE ADJUSTMENTS

Lot Line Adjustments No No N/A N/A N/A
APPROVED RECORDED PLAT 
AMENDMENTS

Preliminary Plat Yes No

Direct mailed notice to property 
owners within 600 feet including at 
least 25 property owners and 
affected entities –Post notice in 
threepublic places

10 Days

Perhaps – Check 
definition of“affected entity” 
(Yes, if subdivisionis multi-
unit residential, 
commercial, or industrial)

Final Plat No No N/A N/A N/A

Recorded Plat No Yes

Direct mailed notice to property 
owners within 600 feet including at 
least 25 property owners and to 
affected entities –Post notice in 
threepublic places

10 Days
Perhaps – Check 
definition of“affected entity”

Recorded Plat –Vacating Street Yes Yes

Published in newspaper one week 
for four consecutive weeks and 
posted in three public places –Direct 
mailed notice to property owners and 
affected entities

28 Days
Perhaps – Check 
definition of“affected entity”

BUILDING PERMITS

Building Permit No No N/A N/A N/A

Table 16.05.220(a) Public Notice 

NOTES: Posting the agenda for a public meeting on the w ebsite (http://emcity.org) counts as a public place.

* “Affected entities” include but are not limited to: State Planning Coordinator, Automated Geographic Reference Center, Utah Department of Transportation, Utah County, 
Mountainland Association of Governments, Alpine School District, Timpanogos Special Service District, Saratoga Springs, Fairf ield, and Cedar Fort.
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Days 
toAppeal Body Days 

toAppeal Body Days 
toAppeal Body

MASTER DEVELOPMENT PLANS

Master Development Plan City Council 30 District Court N/A None N/A None

Master Development 
Plan Amendments City Council 30 District Court N/A None N/A None

CONCEPT PLANS

Concept Plan N/A N/A N/A N/A N/A N/A N/A

PRELIMINARY PLATS

Preliminary Plat Planning Commission 10 City Council 30
District 
Court

N/A None

Preliminary Plat - Residential & Non-
Residential > 5 Lots; Multi-Family City Council 30 District Court N/A None N/A None

Preliminary Plat Major Amendment City Council 30 District Court N/A None N/A None

Preliminary Plat Minor Amendment Planning Director & City 
Engineer

10
Planning 

Commission
10

City 
Council

30
District 
Court

FINAL PLATS

Final Plat & Plat Amendments City Council 30 District Court N/A None N/A None
Planning Director & City 

Engineer
10

Planning 
Commission

10
City 

Council
30

District 
Court

LOT SPLITS

Lot Split Planning Director 10
Planning 

Commission
10

City 
Council

30
District 
Court

LOT LINE ADJUSTMENTS

Lot Line Adjustment Planning Director 10
Planning 

Commission
10

City 
Council

30
District 
Court

APPROVED PLAT AMENDMENTS

Preliminary Plat Planning Commission 10 City Council 30
District 
Court

N/A None

Final Plat City Council 30 District Court N/A None N/A None

Recorded Plat City Council 30 District Court N/A None N/A None

Recorded Plat –Vacating Street City Council 30 District Court N/A None N/A None

BUILDING PERMITS

Building Permit Building Official 30 District Court N/A None N/A None

ADMINISTRATIVE DECISIONS

Administrative Decisions* Planning Director 10
Planning 

Commission
10

City 
Council

30
District 
Court

*Administrative decisions include but are not limited to: interpretations of this title, etc.

Table 16.05.220(c) Appeal Authority 

Land UseAuthority
1st Appeal 2nd Appeal 3rd Appeal
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Advisory Body Land Use Authority

GENERAL PLAN

General Plan Planning Commission City Council

LAND USE ORDINANCE

EMMC Title 17, Zoning Planning Commission City Council

EMMC Title 16, Subdivisions:

Requirements and Approvals

HOME BUSINESS

License Official Approval None License Official

Planning Commission Approval License Official Planning Commission*

ACCESSORY APARTMENTS

Planning Director Approval None Planning Director

Planning Commission Approval Planning Director Planning Commission*

SIGN REGULATIONS

Sign Permit – Planning Director None Planning Director

Model Home Signage Planning Commission City Council

Directional/Advertising Business 
Signage Planning Commission City Council

ANIMAL MANAGEMENT PLANS

Animal Management Plan Planning Commission 
Director

City Council Planning 
Commission*

REZONING OF PROPERTY

Rezoning Planning Commission City Council

CONDITIONAL USE

Conditional Use Permit Planning Director Planning Commission*

SITE PLAN REVIEW

Master Site Plan (Multi-Family, Non-
Residential > 5 acres or to be developed 

in phases)
Planning Commission City Council

Site Plan (Multi-Family, Non-Residential < 
5 acres) Planning Director Planning Commission*

Site Plan (phase of an approved master 
site plan) None Planning Director & City Engineer

Site Plan Minor Amendment None Planning Director & City Engineer

VARIANCES

Variance Planning Director Planning Commission

Table 17.05.190(b) Land Use Authority 

Land Use Authority

Planning Commission City Council

* The City Council reserves the right to become the land use authority by requesting that the item be 
scheduled for review and action by the Council within 15 calendar days of the Planning Commission’s 
action. See EMMC 17.05.170 for additional details.
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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, and17, 
Zoning: Requirements andApprovals

Yes Yes

Published in paper – Direct mailed 
notice 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 N/A No N/A 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 APARTMENTS

Planning Director Approval No N/A No N/A 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

SIGN REGULATIONS

Sign Permit – Planning DirectorApproval No N/A No N/A N/A N/A N/A

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

Directional/Advertising BusinessSignage 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 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 N/A

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) N/A

SITE PLAN REVIEW

Master Site Plan (Multi-Family, Non-
Residential > 5 acres or to be developed 

in phases)
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) N/A

Site Plan (Multi-Family, Non-Residential < 
5 acres) Yes N/A

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 N/A

Site Plan (phase of an approved master 
site plan) N/A N/A N/A N/A N/A

Site Plan Minor Amendment N/A N/A N/A N/A N/A

VARIANCES

Variance Yes No N/A

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

NOTES: Posting the agenda for a public meeting on the w ebsite (http://emcity.org) counts as a public place.
* The general plan requires a notice of intent of 10 days to prepare a plan amendment w hich is mailed or e-mailed to the affected entities.

** Affected entities include but are not limited to: State Planning Coordinator, Automated Geographic Reference Center, Utah Department of Transportation, Utah County, 
Mountainland Association of Governments, Alpine School District, Timpanogos Special Service District, Saratoga Springs, Fairf ield, and Cedar Fort.

Table 17.05.190(a) Public Hearing 
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Land Use 
Authority

Days to 
Appeal Body Days to 

Appeal Body Days to 
Appeal Body

GENERAL PLAN

General Plan City Council 30 District Court N/A None N/A None

LAND USE ORDINANCE

EMMC Title 17, Zoning City Council 30 District Court N/A None N/A None

EMMC Title 16, Subdivisions:
Requirements and Approvals

HOME BUSINESS

License Official Approval License Official 10
Planning 

Commission
10 City Council 30 District Court

Planning Commission Approval Planning 
Commission

10 City Council 30 District Court N/A None

ACCESSORY APARTMENTS

Planning Director Approval Planning Director 10
Planning 

Commission
10 City Council 30 District Court

Planning Commission Approval Planning 
Commission

10 City Council 30 District Court N/A None

SIGN REGULATIONS

Sign Permit – Planning Director Planning Director 10
Planning 

Commission
10 City Council 30 District Court

Model Home Signage City Council 30 District Court N/A None N/A None
Directional/Advertising 

BusinessSignage City Council 30 District Court N/A None N/A None

ANIMAL MANAGEMENT PLANS

Animal Management Plan Planning 
Commission

10 City Council 30 District Court N/A None

REZONING OF PROPERTY

Rezoning City Council 30 District Court N/A None N/A None

CONDITIONAL USE

Conditional Use Permit Planning 
Commission

10 City Council 30 District Court N/A None

SITE PLAN REVIEW
Master Site Plan (Multi-Family, Non-

Residential > 5 acres or to be 
developed in phases)

City Council 30 District Court N/A None N/A None

Site Plan (Multi-Family, Non-
Residential < 5 acres)

Planning 
Commission

10 City Council 30 District Court N/A None

Site Plan (phase of an approved 
master site plan)

Planning Director 
& City Engineer

10
Planning 

Commission
10 City Council 30 District Court

Site Plan Minor Amendment Planning Director 
& City Engineer

10
Planning 

Commission
10 City Council 30 District Court

VARIANCES

Variance Planning 
Commission

10 City Attorney 30 District Court N/A None

ADMINISTRATIVE DECISIONS

Nonconforming Use or Structure Planning Director 10 City Attorney 30 District Court N/A None

Vested Rights Planning Director 10 City Attorney 30 District Court N/A None

Administrative Decisions* Planning Director 10
Planning 

Commission
10 City Council 30 District Court

None

*Administrative decisions include but are not limited to: interpretations of this title and the zoning map, etc.

N/A None

Table 17.05.190(c) Appeal Authority 

1st Appeal 2nd Appeal 3rd Appeal

City Council 30 District Court N/A
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Project: Draft Parks and Open Space Element – General Plan 

Request: Review strategies and come prepared with suggestions 

Type of Action: Discussion Item

 
Background 
 

The Eagle Mountain General Plan was last updated in November 2005 under the provision that it 
is updated at least once every five years.  An update to the General Plan is long overdue, and 
over the next several months we will be reviewing and revising the different elements of the plan.  
As Eagle Mountain has experienced many changes in its growth and projected growth over the 
last few years, especially during the economic recession, the General Plan needs to reflect those 
changes.  Additionally, our goal is to create a plan that is more user-friendly, concise, and 
readable. 

 
Goals and Strategies 
 

The goals and strategies are the key component of the Parks and Open Space Element of the 
General Plan.  Having the Planning Commission review the desirable goals and strategies is the 
first step in a public process which will eventually include any stakeholders and community 
members who would like to participate in defining what the future of Eagle Mountain City should 
look like.  This review establishes the starting point for all future public meetings on the subject.  
 
Please review the draft goals and strategies and come prepared to provide feedback to the Staff. 

 
ATTACHMENTS:   
 

 Draft Parks & Open Space Element Goals and Strategies 
 2005 General Plan Open Space & Parks Element 

EAGLE MOUNTAIN CITY 

Planning Commission Staff Report 
NOVEMBER 12, 2013 

 



 
Parks & Open Space Strategies 
 

1. Provide a robust system of parks interconnected by trails and/or 

sidewalks. 

a. In new developments, require parks within a 5-minute walk from every 

residence, where possible (1/4 mile, or 1,320 feet). 

b. Provide safe walkable routes to parks from surrounding neighborhoods. 

c. Connect neighborhoods to each other and to commercial and recreational 

areas with trails and sidewalks. 

d. Follow the recommendations in the Parks and Open Space Master Plan & 

provide updates when necessary. 

2. Promote Eagle Mountain as a regional recreation destination. 

a. Provide and/or encourage innovative regionally attractive recreational 

opportunities. 

b. Actively advertise the City’s unique recreational amenities. 

3. Provide recreational opportunities for all ages, incomes, and 

lifestyles. 

a. Continue to expand the OHV and equestrian trail systems throughout the 

City, creating trailheads and loading/unloading areas.   

b. Pursue opportunities for equestrian trails and facilities.  Develop the Historic 

Pony Express Trail as an equestrian and pedestrian trail system.   

c. Not all parks should have the same elements and facilities.  Provide varying 

amenities/elements in parks throughout the city to make each park fairly 

unique.     

4. Provide sufficient parks for the population. 

a. Identify and obtain land for a regional park in the Ranches area. 

b. Review and update park improvement requirements as needed. 

c. Follow recommendations for growth and phasing in the Parks and Open 

Space Master Plan. 

d. Encourage the dedication of larger land parcels for community and regional 

parks. 

e. Parks and trail systems that are dedicated to the City should be commonly 

accessible to the general public and not reserved specifically to residents of a 

particular neighborhood.   

f. Where possible, work together with the Alpine School District to locate parks 

adjacent to schools to increase overall park size and park use.   



g. Require improvement of parks and open space in the first stages of a 

neighborhood’s development.   

5. Improve parks & facilities that are significant to the recreation 

program or city events.  

a. Focus efforts and funds on expanding and improving fields and amenities in 

Mid-Valley Park. 

b. Improve and upgrade the SilverLake Amphitheater and surrounding parking. 

c. Continue to expand the recreational elements in Pony Express Regional Park.   

d. Build and expand upon a permanent Rodeo facility, if feasible. 

e. Continue to upgrade and promote the bike park. 

f. Find a way to provide a recreation center for residents.   

6. Provide attractive parks and open spaces that minimize 

maintenance costs and are unique to Eagle Mountain. 

a. Be willing to spend a little extra money to build creative play structures, 

where possible. Encourage developers to be creative with their amenities. 

b. Irrigate wildflowers & native seed mixes, where planted. 

c. Provide an appropriate mix of grass and water-wise landscaping. 

d. Landscape large detention and retention basins with grass, where possible, 

so they become useable recreation fields. 

e. Maintain fairly consistent, water-wise landscaping in medians and park strips 

on the collector and arterial roads.  Minimize the use of evergreens or pines 

in the medians. 

f. Remain open to the possibility of using fake grass or turf, if feasible, 

specifically in the medians, subdivision entryways, or areas that are difficult 

to maintain and water.      

7. Prohibit development of property where ecological hazards exist 

and encourage instead that it is preserved as open space. 

a. Adopt ordinances to restrict development on lands constrained by ecological 

hazards to protect the public’s health, safety, and welfare. 

b. Limit development on hillsides and steep slopes. 

c. Require detailed drainage plans for subdivision submittals in order to 

eliminate flooding caused by drainage from open space. 
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Project: Clearview Ranch Phase A Final Plats 1 & 2 

Applicant:  Stephen Sowby 

Request: Recommendation of Approval to the City Council for Final Plats 1 & 2 

Type of Action: Action Item 

 
PROPOSAL 
The Planning Commission approved the Clearview Ranch Phase A Preliminary Plat, including 54 lots 
on 38.74 acres, on September 24, with the following conditions of approval: 

1) A revised water model for the entire subdivision is required that demonstrates the effect to 
existing residents. 

2) A stream alteration permit from the State is required for changes to West Wash.  
3) Include a split rail fence (3 rail) on the south side of the 1.10-acre park. 
4) A left-turn lane is required on SR-73 with this phase and all other UDOT requirements 

must be followed.  
5) The parks must follow current City Code, which will be determined by City staff.  
6) Allow the adjustment of the storm drain pipe locations to be worked out with the City 

Engineer.  
 
The two proposed final plats are simply two phases of the approved preliminary plat. The following 
are the tabulations for both plats: 
 
Plat 1 

  
 
Plat 2 

 

EAGLE MOUNTAIN CITY 

Planning Commission Staff Report 
NOVEMBER 12, 2013 

 



Page 2 of 3 
 

 
Surrounding properties 
North & West – Future phases of Clearview Estates, vacant property 
East – North Ranch neighborhood 
South – SR73 and Sage Valley 
 
Noteworthy Items 

• Water System. A report was submitted by the applicant that shows that the City cannot 
currently supply this subdivision adequately with water. More information and study is needed 
on the issue, and the applicant will work with the City Engineer to come up with a solution. 
The Commission may either table the item until this can be resolved, deny it, or recommend 
approval of the plats with a condition of approval that does not allow the plats to be placed on 
a City Council agenda for approval until the applicant can demonstrate that there is adequate 
water for this project.  

• SR-73. The applicant has submitted plans to the City and to UDOT that include the widening 
of SR73 to allow for right-turn deceleration lanes and left-turn deceleration lanes, as required 
by the Planning Commission.  

 
• Roads. 8000 North Street will be a 66-foot wide collector road, and all lots fronting onto that 

street are required to have a circular drive or must be designed for forward motion out of the 
driveway. The following are the cross-sections of the streets in the project: 
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• Parks, Open Space. The two parks have been revised to meet the required point totals for 

amenities, as shown on the submitted landscaping plans. Each City park must be completed 
prior to 50% of the building permits being issued in the respective plat. The parks will be 
included in the subdivision bonds as well. A split rail fence will be provided at the parks as 
shown on the plan as well, to separate the parks from SR-73 and from the wash/gulley. The 
entryway monuments shown on the plan must be improved along with the 1.10-acre park, 
prior to 50% of the building permits are issued.  

• Dry Utilities. Off-site utility improvements are required along SR73 from the east side of 
North Ranch across the project’s frontage. 

• Septic Tank Approvals. Each lot will be required to submit a septic tank approval letter from 
the County Health Department prior to obtaining a building permit. The lots have already 
been pre-tested and received feasibility clearance from the Health Department.   

• Community Improvements. $2,000 per acre of buildable land is required in a community 
improvement escrow fund for the project at plat recordation. Plat 1 Total = $38,813; Plat 2 
Total = $38,660.  

• Water Rights. The applicant will be using water rights for this project that have been banked 
with the City.  

 
RECOMMENDATION SECTION  

The Planning Commission may choose to table the item until specific issues are resolved, deny the 
item with specific findings of fact, or recommend approval of the item to the City Council.  
 
If the Planning Commission chooses to recommend approval of this project to the City Council, the 
following are possible conditions of approval: 

1) The plats may not be added to the City Council’s agenda for approval until the applicant 
can demonstrate to the City Engineer’s satisfaction that adequate water can be provided to 
these developments.  

2) If required by the State, a copy of an approved stream alteration permit for changes to the 
West Wash must be submitted.   

3) The SR-73 road widening improvements must be completed along with the infrastructure 
for the applicable plat, prior to receiving building permits.  

4) Comply with the City Engineer’s redline comments on the construction drawings and plats.  
 
Recommended Motion 

If the Planning Commission chooses to approve the proposed Clearview Ranch Phase A Final Plats 1 
& 2 Plat, 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 approve the Clearview Ranch Phase A final plats 1 and 2 with 
the conditions listed in the staff report (or with the following changes…).  

 
ATTACHMENTS:  Proposed Final Plats 1 & 2, Landscape plans, SR73 access plan 
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