
Adopted Minutes
Development Review Committee

August 25, 2004

The meeting was called to order at 10:00 a.m. by Richard Heap.

Staff Members Present: Richard Heap, Engineering/Public Works Director; David A. Oyler, City
Manager; Emil Pierson, Planning Director; Richard Nielson, Assistant Public Works Director;
Ryan Bagley, Electric Department; Carl Johnston, Public Safety Lieutenant; S. Junior Baker, City
Attorney; Seth Perrins, Assistant City Manager; Doug Shorts, Chief Building Inspector; Ryan
Baum, Public Works Inspector; Keith Broadhead, Public Works Inspector; Marvin Banks, Public
Works Superintendent; Shawn Beecher, GIS Specialists; Connie Swain, Deputy Recorder.

Citizens Present: Blair Hamilton, Hamilton Estates; Dave Grant, D.P.G. Construction; Jim
Johns; D.P.G. Construction; Richard Davis, Self; Kathleen Koyle, Richard Davis Rezone; Mark
Banovick, Epic; Mark Dallin, Self; Richard Mendenhall, Westfield Development; Farley
Eskelson, Dominion Engineering; Daniel Schmidt, Westfield Development; Brent T. Cook, Gary
Miller Architects; Milan Malkovich, L.D.S. Project Manager; Ernie Thorton, David Simpson,
Wood Springs LLC; and Nathan Simpson, Wood Springs LLC.

General Plan Amendment and Rezone

Mr. Pierson said the applicant, Richard Davis, is requesting to amend the General Plan for
property located at 60 East 800 North. Currently, the property is shown in the General Plan as
Residential Office (R-O), 5-12 units per acre and zoned Residential Office.  The surrounding
properties are in the General Plan as General Commercial, Professional Office and Residential
Office.  Mr. Davis is requesting to amend the property to General Commercial in the General
Plan and to rezone the property to General Commercial (C-2).

Mr. Oyler asked concerning the other two adjacent parcels.

Mr. Pierson said the two parcels are not part of the request.  He said the whole area could be
zoned General Commercial or Professional Office.

Mr. Davis presented a plan for the project, including almost 30 percent landscaping.

A discussion took place to include the entire area amended in the General Plan.

Mr. Davis said he does not want to do anything that may upset the neighboring property owners. 
If changing the request causes a delay in the process, he does not want to change the request.

Kathleen Koyle said she represents Mr. Davis and he has some units under contract and if he
cannot close and move forward he will lose the contract and the property. 



Mr. Pierson said the change will not delay the process  for Mr. Davis’ property.

Mr. Pierson made a motion to recommend approval of the Richard Davis General Plan
Amendment request amending the property located at 60 East 800 North from Residential Office
to Professional Office.  Mr. Oyler seconded and the motion passed with a unanimous vote.

Mr. Pierson made a motion to recommend approval of the Richard Davis Rezone request for the
property located at 60 East 800 North from Residential Office (R-O) to Commercial Office (C-O)
with the following findings:

1. The property meets the General Plan requirements for the Commercial Office
Zone,

2. The rezone does not adversely impact the adjacent properties.
Mr. Nielson seconded and the motion passed with a unanimous vote. 

L.D.S. Church Meat Packaging Plat Site Plan - 1173 North 200 East

Mr. Pierson said the L.D.S. church is requesting to build an addition and remodel portions of the
meat packaging plant.  No areas with nonconforming uses will be expanded or remodeled.  Also,
they will be redoing some parking areas and site improvements.

Brent Cook, Architect on the project, said he wanted to talk concerning guarding the resources. 
The plant will receive a warehouse and office extension.  The production at the plant and the use
will not increase.  An area near the retention area could be used for the required turnaround for
the fire department.  Another property owner will also need access to his property.  Mr. Cook
proposed a hammerhead style turnaround rather than a cul-de-sac turnaround.  He proposed an 8-
inch storm drain line which he said would be sufficient for the area.  Also, he asked if just two
fire hydrants would be sufficient.  He said this improvement will be a great addition to the area. 

Mr. Heap said a temporary turnaround is needed.

Mr. Johnston said a gate was installed to control the area. 

Mr. Banks said the gate is always open and there is no control of the area.

Mr. Johnston said the area becomes a dumping zone without the gate.  The gate should also be
sufficient enough to prevent vehicles from driving around it.  The turnaround is needed since
large vehicles, such as fire trucks, have no place to turn around after entering the area.

Mr. Heap said all improvements will also need to go to the end of the property.

Mr. Cook said they plan to extend the improvements beyond the property line.

Mr. Heap asked Mr. Banks if a hammerhead turnaround is sufficient.

Mr. Banks said a full turnaround is better, however, the fire code allows either one.



Mr. Johnston said the dumping issue is the city’s problem.  If there is a sufficient gate it will
prevent people from dumping garbage in the area.

10:10 a.m. - Junior Baker arrived

Mr. Broadhead asked if the retention basin could be used for the turnaround.  It is currently
covered with gravel.

Mr. Cook said the road will be extended to the end of their property.  They would prefer not to
use the retention basin as the turnaround.

Mr. Oyler said a gate could be installed at the end of the road.

Mr. Heap said the Construction and Development Standards require a 12-inch storm drain line.

Mr. Cook said they will install a 12-inch line as required.

Mr. Nielson said after looking at the redline drawings the water meter needs to be in a
landscaped area.

Mr. Banks said the old water meter should be shut off if it is not to remain in use.

Mr. Malkovich said the existing water meter will remain in use.

Mr. Banks said there should also be three fire hydrants and he reviewed the coverage
requirements. 

Mr. Cook said he could see the need for three fire hydrants.

Mr. Baker said the nonconforming areas of the property must remain the same.  

Mr. Pierson said the nonconforming portion of the property will not be changed.

Mr. Bagley asked if the electric load will increase with the expansion.

Mr. Cook said he will not be expanding the electrical load.

Mr. Malkovich said portions of the service will be converted to propane.  

Mr. Oyler asked Mr. Cook for the long range plans for the property.

Mr.  Cook said he is aware the property is prime retail property.  However, the church hopes to
continue using the meat packaging plant for 20 to 30 years.  There is an on going discussion to
relocate the plant to Alberta.  They do not see fit to relocate the plant at this time.  This is the
only meat packing plant the church has in service at this time.



Mr. Baker said if there is a new water service line, there will be impact fees.  

Mr. Malkovich said they are interested in hooking up separate meters for pressurized irrigation.  

Mr. Nielson said the pressurized irrigation is a separate pipeline.

Mr. Malkovich said the will use the existing water system then.

Mr. Heap said they will work out the details when the building permit application is received.

Mr. Oyler made a motion to approve the L.D.S. Church Meat Packaging Plat Site Plan subject to
the following conditions:

1. Extend the road to the north property line with improvements,
2. Extend utilies to the north,
3. Install a hammerhead turnaround to the north property line,
4. The nonconforming use cannot expand into the improved areas,
5. Move existing gate as directed.

Mr. Pierson seconded and the motion passed with a unanimous vote.

Hamilton Estates Preliminary Plat - 1830 South 1320 East

Mr. Pierson said the applicant, Blair Hamilton, is requesting an 11-lot straight-up subdivision. 
The lots overlook the River Bottoms.

Mr. Baker asked if a soil report is needed.

Mr. Hamilton said a soil report was completed and submitted to the city.

Mr. Nielson reviewed the location of the drain if needed.

Mr. Shorts said a soil report is necessary to determine if drains are needed on the property to
drain water away from the houses.  Laterals will be needed if the soil report indicates drains are
necessary.

Mr. Nielson said the improvements need to be completed.

Mr. Banks requested a numbered address for the cul-de-sac rather than Hamilton Circle.

Mr. Pierson said we need to make sure the Engineering Department signs off on all the building
permits. 

Mr. Heap said the Engineering Department will also need to approve the drain system if the
system is needed.

Mr. Pierson made a motion to recommend approval of the Hamilton Estates Preliminary Plat



subject to the following conditions:
1. Obtain and submit a soils report addressing ground water and drains, if not

already done,
2. Receive a sign-off on all home designs from the Engineering Department,
3. Meet all of the requirements for the R-1-12 Zone,
4. Meet all of the Construction and Development Standards, including the

American’s With Disability Act requirements for the sidewalks and the conduit
size and wiring requirements for meter reading.

Mr. Nielson seconded and the motion passed with a unanimous vote.

Coyote Cove Final Plat A

Mr. Pierson said the applicant Mark Dallin is requesting a straight up, 10-lot, subdivision
including the existing Mike Gardner home.

Mr. Dallin said the senior housing building is going well and has not hindered lot sales.

Mr. Nielson made a motion to approve Coyote Cove Final Plat A subject to the following
conditions:

1. Meet all of the Construction and Development Standards, including the
American’s With Disability Act requirements for the sidewalks and the conduit
size and wiring requirements for meter reading,

2. Provide a soils report addressing ground water as part of the building code.
Mr. Baker seconded and the motion passed with a unanimous vote.

River Cove Final Plat A and Bridge Designs

Mr. Heap said they walked the River Cove area this morning.  He asked for clarification of the
areas within the flood plain.

Mr. Eskelson said he did cross sections up the river.  The area indicated as part of the flood plain
will be removed from the flood plain after low areas are filled.  The finished floor for the
basements of houses along the river will be above the water line.

Mr. Pierson said he is concerned with lots 13-16 located along the river to the south east of the
areas to be filled.  

Mr. Oyler said he is concerned with erosion of the river bank in the area of lot 13-16.  

Mr. Eskelson said armorment is needed in the area of lots 13-16.  They are prepared to install
armorment as needed.  There will be no houses in the flood plain.  The city council was
concerned flood waters could overflow the banks at low areas.  With fill and grading this will not
be possible.

Mr. Heap asked Mr. Eskelson how they will deal with the possibility of the river water backing



up and flooding basements through the land drain.

Mr. Eskelson said they will install a flap gate in a man hole.  Any water backing up will be
stopped.  A common problem with flap gates is caused when sticks and debris prevent the flap
from sealing.  This problem will be minimized by installing the flap gate in a manhole.  

Mr. Oyler said the city council was concerned with the set backs for the lots along the river.  Mr.
Oyler said after viewing the area today he cannot see why there would be problems.

Mr. Eskelson said they will be installing 3 feet of fill.  A common cause of flooding is roof
drains.  The roof drains will be installed to route runoff away from homes.  

Mr. Pierson said he is still concerned with lots 13-16.

Mr. Eskelson said there are 20-foot set backs and they will armor the area.  They still need to be
provided with the actual locations for armorment.

Mr. Heap said the issue needs to be resolved before this item comes before the city council.

Mr. Short asked concerning the drainage capacity.

Mr. Eskelson said there is adequate drainage for an average 75-year storm, but not a 100-year
storm.  They looked at the infiltration rate when the water levels are high.  They have considered
installing pumps.

Mr. Heap said pumps will not be used often enough and will not be maintained.

Mr. Oyler suggested viewing the area with members of the city council when the final elevations
are available.  He said when he viewed the area he had a new view point.  

Mr. Eskelson said with the bridge and installing fill in low areas the water will not break through
and access low areas.  Also, the low areas will have 3 feet of fill.

Mr. Oyler said concerns with flooding could be alleviated by visiting the area.

Mr. Pierson said a time could be set next week to get as many of the city councilmembers as
possible to view the area.

Mr. Oyler said he will call and set a time during an evening next week to view the area prior to
the next city council meeting.

Mr. Short asked if there will be problems when a detached garage or shed is built.  He cannot
issue a permit if the area is in the flood plain.  

Mr. Heap said a flood plain coordinator will make it possible.  Mr.  Heap said he did not have an



artist’s rendering of the bridge.  The bridge plans were discussed and reviewed.

Mr. Pierson asked for the new legal description for the area.

Mr. Beecher said a legal description is needed for the overall boundary of the project.  There
were prior concerns with the property lines.

Mr. Pierson said he has reviewed the conditions of the preliminary plat and the issues have been
resolved.  There are no other concerns with this plat.

Mr. Mendenhall said the bridge should be completed within six months.

Mr. Pierson read the conditions from the preliminary plat.

Mr. Oyler asked if the plat includes the property to get to the bridge.

Mr. Thorton said they still need to work out a small boundary issue near the north side of the
bridge where the property line jogs.

Mr. Pierson said none of the properties involved will get recorded until the property line issue is
resolved.

Mr. Mendenhall asked if the property on the north side of the river for the trail is being deeded to
the city.

Mr. Thorton concurred.

Mr. Mendenhall said lots 1-8 are not in the flood plain.  There is a distance on the north side of
the lots not in the plat.

Mr. Eskelson said at this time the lots are shown as lot 1 and lot 1A.

Mr. Mendenhall asked what the city wants as private property.

Mr. Heap said he understood the entire lot would be private property.  He said to simplify matters
the existing lot lines could be used.

Mr. Nielson said the top of the berm will belong to the city and the city will be asked to provide
maintenance.

Mr. Mendenhall said the home owners can be required in the Covenants, Conditions and
Restrictions to provide maintenance of the river banks.  In addition the city could adopt an
ordinance concerning river front property maintenance.  Highland City and Alpine City have
access easements along the rivers in their communities.  The residents have invested in the
properties and they provide maintenance to the area.  Mr. Mendenhall said the property lines



could go to the edge of the water.  The property line will be determined by the current water
level.  

Mr. Nielson said he needs the breakdown costs for the bridge.

Mr. Pierson clarified that Keith Broadhead will calculate the bond.  The road needs to be cut so
the bridge can be constructed.   The north side property and the south side property are separate
issues.

Mr. Mendenhall said amendments are needed to the agreement with Mr. Finch.  There have been
some irregularities in the property lines.  A portion of  Mr. Hill’s property is titled to James
Finch.  The Finch property is in a family trust under a trustee.  They do not know if Mr. Hill will
receive the deed to the property in a timely manner.  He has a business arrangement with Mr.
Hill.  The city will receive a portion of the property to the north of the river as indicated by the
deed Mr. Hill currently has.  The road can go through on whatever deed the city will hold.  Mr.
Mendenhall said Plat A is clear to move forward at this time.  He will have the issue with Mr.
Hill resolved in 24 to 48 hours.  The city will then be able to purchase a portion of the Hill
property for the roadway to Volunteer Dr.  

Mr. Oyler said the city will construct half of the road less ten feet through the Hill property.  The
developer of the property to the northwest of the road will be required to complete the other half
of the road, and curb, gutter and sidewalk.

Mr. Nielson made a motion to approve River Cove Final Plat A subject to the following
conditions:

1. Make revision to the construction drawings and the plat as needed based on the
outcome of the property line issues,

2. Meet all of the Construction and Development Standards, including the America’s
With Disability Act requirements for the sidewalks and the conduit size and
wiring requirements for meter reading,

3. Meet of all of the conditions of the preliminary plat,
4. Deed the property on the south side of the river bank to the city,
5. The subdivision boundary line along the river will be the south side of the river as

determined by the current water level, 
6. Include in the covenants, conditions, and restriction verbiage pertaining to

maintenance.
Mr. Pierson seconded and the motion passed with a unanimous vote.

Other Business

Mr. Nielson said he talked with Dave Simpson yesterday and UDOT is giving him flack
concerning the position of the roadway at 400 North.  

Mr. Simpson said he submitted a request to UDOT to access 400 North.  UDOT came back
requiring changes due to the speed limit in the area.  He asked if the city could reduce the speed



limit in the area.

Mr. Heap said UDOT controls the speed limit.

Mr. Simpson said the current speed is 55 MPH.  

Mr. Nielson said the UDOT requirement exceeds our requirements for similar conditions existing
in the city.  He said the city could go to UDOT supporting the current design.

Mr. Oyler said a motion could be made to UDOT to reduce the speed in the area.

Mr. Pierson made a motion to leave the road as shown and strongly recommended UDOT also
leave the road as shown due to the nature of the road changing from rural to urban.  Mr. Banks
seconded and the motion passed with a unanimous vote.

Mr. Johnston said he hates T-intersections.

Mr. Oyler said Chief Rosenbaum should be more vocal in expressing concerns with T-
intersections.

Adjournment

Mr. Bagley made a motion to adjourn.  Mr. Banks seconded, the motion passed unanimously,
and the meeting adjourned at 12:10 p.m.


