
ELK RIDGE PLANNING COMMISSION 1 
February 27, 2014 2 

 3 
 4 
TIME AND PLACE OF MEETING 5 

A regularly scheduled meeting of the Elk Ridge Planning Commission was held on Thursday, February 27, 2014, at 7:00 p.m. at 80 East 6 
Park Drive, Elk Ridge, Utah.  7 
 8 

ROLL CALL 9 
Commissioners: Kelly Liddiard, Cory Thompson, David Clark, Ann Brough, Andy Costin (Tardy) 10 
Absent: Kevin Hansbrow, Clint Ashmead, Colin Logue 11 

 Others: Shay Stark, Aqua Planner 12 
  Marissa Bassir, Planning Commission Coordinator 13 
  Council: Dale Bigler Public: Paul Tervort, Bruce Ward 14 
   15 
OPENING ITEMS 16 

Kelly Liddiard, Chair, welcomed at 7:00 PM.  Opening remarks were said by Cory Thompson, followed by the pledge of allegiance. 17 
 18 
ALTERNATE MEMBER 19 
 KELLY LIDDIARD MOTIONED TO APPROVE, ALTERNATE MEMBER, ANN BROUGH AS A VOTING MEMBER.  20 

VOTE: YES – ALL (3), NO – NONE, ABSENT – (4) KEVIN HANSBROW, CLINT ASHMEAD, COLIN LOGUE, ANDY 21 
COSTIN 22 
 23 

APPROVAL OF AGENDA 24 
No changes were made to the agenda. 25 

 26 
PERFORMANCE GUARANTEE CODE AMENDMENT 27 

Shay Stark, City Planner explained that the amendment was brought forth to bring the City’s bonding code in line with state code.  The 28 
durability retainer is a one year warranty bond.  Once the development has been constructed and accepted, the warranty bond is put into 29 
place to cover any issues with the development that may occur within the first year.  The City’s code was at 20 percent, but the state has 30 
lowered the requirement to 10 percent.  The other issue that will be adjusted is the warranty bond code.  Code on the warranty bond 31 
stated that in the case of a performance bond had been in place.  There are a lot of cases where the performance bond doesn’t have to be 32 
in place, but there still needs to be a warranty bond of some sort.  If the developer chooses to wait to record the development after it has 33 
been completed, the developer doesn’t have to use a performance bond.  A statement will be added to the city’s code that makes it so in 34 
the case where there isn’t a performance guarantee; the durability retainer will be in place and has the same calculation of the 10 percent.  35 
In the administration fee that is tied to the engineering and inspection bonds, the fee that the city actually charges is five percent and the 36 
code had it as .001%, which doesn’t even cover anything.  So the code will be amended to reflect five percent and allow it to be adjusted 37 
with the fee schedule by resolution. 38 
Cory Thompson, PC confirmed that current code 10-16 would be amended to come into compliance with Utah State Code 10-9a-6045. 39 
Kelly Liddiard, Chair opened the public hearing at 7:05 pm for comment. 40 
Dale Bigler, Council asked about the proposed development, Horizon View Farms, whether it was normal to require a landscaping bond. 41 
Shay Stark, City Planner replied that it is required in some cases.  The issue is that each unit’s boundary line on the property is the edge 42 
of the house and a small 15 foot area behind the house.  All the additional landscaped area is part of the HOA, which will be covered 43 
under the bond.  If the developer is required to complete all the landscaping all at once, then a landscape bond would be required.  There 44 
would not be any certificates of occupancy issued until the landscaping was all complete and accepted, but in the case of Horizon View 45 
Farms, it will be worked out in the developer agreement that the landscaping will be phased with the building of the units.  The building 46 
and the landscaping will all be covered under the bond. 47 
Kelly Liddiard, Chair closed the public hearing at 7:09 pm. 48 
 49 
CORY THOMPSON MOTIONED AND DAVID CLARK SECONDED TO RECOMMEND APPROVAL TO THE CITY 50 
COUNCIL OF THE AMENDMENT IN THE ELK RIDGE CITY PERFORMANCE GUARANTEE CODE AS FOLLOWS:  51 

- DURABILITY RETAINER OF 10 PERCENT,  52 
- CORRECT THE ADMINISTRATION FEE TO FIVE PERCENT OF THE ENGINEERING AND 53 

INSPECTION BOND,  54 
- AND EXEMPT THE ADDITIONAL LANGUAGE CONCERNING DURABILITY RETAINER IF A 55 

PERFORMANCE BOND IS NOT NECESSARY. 56 
  IN ORDER THAT THE ELK RIDGE CODE MAY COMPLY WITH THE UTAH ANNOTATED CODE 10-9A-604.5.   57 
 VOTE: YES – ALL (4), NO – NONE, ABSENT (4) KEVIN HANSBROW, CLINT ASHMEAD, COLIN LOGUE, ANDY 58 

COSTIN 59 
 60 

ANNEXATION WATER REQUIREMENT CODE AMENDMENT 61 
Shay Stark, City Planner explained that the current code states multiple requirements as far as what water a person would have to bring 62 
into the city with annexation.  The code states the applicant is supposed to bring in all the water that will be needed for all future 63 
development and turn it over to the City as part of annexation.  It also states that the water will be provided at the time the development 64 
is approved, which is consistent with what is required of any developer.  There is also an exemption for property owners who don’t want 65 
to be annexed into the city and are forced to annex and they don’t have to provide water.  The objective is to clarify the code and have it 66 
make a little more sense.  The proposal is to add a few statements, which are to require the developer to provide water at the time of final 67 
approval for new development.  The conveyance of title to water rights to the City shall occur prior to the recording of the annexation 68 
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for the necessary water to serve existing uses.  If there are homes or are actively farming, the city would need to serve the water.  69 
Additional language to clean up the code is as follows. 70 
The City Council may allow the conveyance of only the necessary water required to serve the existing uses based upon the City’s 71 
calculated needs if: 72 

i. It can be shown that the area is built out, or, 73 
ii. The land owner has no water beyond what is necessary to serve the land in its current use and is not 74 

proposing to alter the existing use or develop the land to a more intensive use at the time of annexation. 75 
Cory Thompson, PC quoted from the memo “and to add further confusion, the code states that those property owners who have not 76 
agreed to the annexation do not have to transfer water”.  So under the proposed language, if the city is annexation some property and the 77 
land owners do not agree to the annexation, what are their rights? 78 
Shay Stark, City Planner indicated that the City has to retain the property owners do not have to transfer water.  It follows state code.  79 
When a group of land owners annex into a city, there is a certain percentage of the owners that have to be willing to annex.  If there is 80 
somebody that falls in the middle of the land and doesn’t want to annex into the city, there cannot be an island left.  Therefore, the city 81 
would allow the annexation because the majority agreed and the middle owner would be forced to annex in.  But the middle owner 82 
would not be required to bring water. 83 
Cory Thompson, PC wanted to make sure the concern of the property owners are addressed.  His preference would be that if someone 84 
didn’t want to be annexed, they would not lose their rights if forced to annex. 85 
Shay Stark, City Planner confirmed that their rights remain within the code.  There is a reason that those statements were put into the 86 
code.  There are only a few remaining areas within Elk Ridge’s boundary for annexation.  If more annexation is desired, the city would 87 
have to go through a long, complex process to amend the annexation boundary.  So in reviewing the proposed and existing annexation 88 
code, Mr. Stark was sensitive to those remaining properties and the possible issues that could result.  The amendment was a result of a 89 
property owner who would like to annex, but the city would also like Mr. Wendell Hansen to annex with Gary and Lorri Hansen. 90 
Kelly Liddiard, Chair opened the public hearing at 7:20 pm. 91 
There was not any public comment. 92 
Kelly Liddiard, Chair closed the public hearing at 7:21 pm. 93 
 94 
CORY THOMPSON MOTIONED AND DAVID CLARK SECONDED TO RECOMMEND TO THE CITY COUNCIL 95 
APPROVAL THE AMENDMENT TO THE ANNEXATION CODE TO INCLUDE THE FOLLOWING STATEMENTS. 96 
 C.   THE CITY COUNCIL MAY ALLOW THE CONVEYANCE OF ONLY THE NECESSARY WATER 97 
REQUIRED TO SERVE THE EXISTING USES BASED UPON THE CITY’S CALCULATED NEEDS IF: 98 
 99 

i. IT CAN BE SHOWN THAT THE AREA IS BUILT OUT, OR, 100 
ii. THE LAND OWNER HAS NO WATER BEYOND WHAT IS NECESSARY TO SERVE THE 101 

LAND IN ITS CURRENT USE AND IS NOT PROPOSING TO ALTER THE EXISTING USE OR 102 
DEVELOP THE LAND TO A MORE INTENSIVE USE AT THE TIME OF ANNEXATION. 103 
 104 

 ADDITIONALLY, TIME OF CONVEYANCE: THE CONVEYANCE OF TITLE TO WATER RIGHTS TO THE CITY 105 
SHALL OCCUR; 106 

A. PRIOR TO THE RECORDING OF THE ANNEXATION FOR THE NECESSARY WATER TO 107 
SERVE EXISTING USES, AND, 108 

B. PRIOR TO FINAL PLAT APPROVAL FOR NEW DEVELOPMENT. 109 
 110 

VOTE: YES – ALL (5), NO – NONE, ABSENT – (3) KEVIN HANSBROW, CLINT ASHMEAD, COLIN LOGUE 111 
 112 

 113 
HASKELL GOLF COURSE PLAT AMENDMENT 114 

Shay Stark, City Planner explained that he had been working with the Payson City engineer to work out the temporary turnaround on 115 
Sunbrooke Drive.  Mr. Stark displayed the updated plat with Sunbrooke Drive with the bulb temporary turnaround.  After Mr. Haskell 116 
had submitted for Final Approval, the engineers were looking at the plat and realized that coming off the intersection it was on a 10 117 
percent slope and the way it was designed, the existing dirt road to the RV park was where Sunbrooke Drive would tie in.  There can’t 118 
be a 10 percent slope starting right at the edge of the intersection.  There has to be either 50 or 100 feet of run-in depending on the grade.  119 
So they were going to have to push it back.  It means that they have to steepen it up, which the city doesn’t want.  The other problem 120 
was that they were going straight into the dirt road that continues to the west and the Sunbrooke Drive would go South, which would 121 
mean Payson City would have to redo the greens on the golf course.  The current Payson engineer didn’t want to stick with that plan.  122 
He would like to utilize the same right-of-way as the existing dirt road.  So the plan is to curve Sunbrooke Drive and have it align with 123 
the current dirt road.  Sunbrooke Drive will not connect with the dirt road for a while, therefore, it will be a dead end and requires a 124 
temporary turnaround.  It will sit about three feet lower than the dirt road. 125 
There was further discussion that took place regarding the dirt road, alignment with Olympic Lane and the dirt road running through 126 
lots.  Payson City owns a large lot being developed in Mr. Haskell’s development, which has the dirt road running through it.  Payson 127 
City could also split the lot because it is large enough.  If Payson City was to sell the lot, the dirt road would then be abandoned.  Mr. 128 
Haskell is developing the subdivision for his currently owned property, as well as David Nixon’s property and Payson Property.   129 
Shay Stark, City Planner indicated that since there was a modification to the preliminary plat, it is considered an amendment and must 130 
be approved. 131 
Dale Bigler, Council commented that Lot 1 near the proposed city park seems to be located on the natural drainage.  He questioned 132 
where homes can be built in natural drainage. 133 
Shay Stark, City Planner responded that there are a couple of things that come into play.  The regulations are that the natural drainage 134 
has to be allowed to run through.  One option is to pipe the drainage.  There are two reasons why the natural drainage is a little different 135 
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in the area, which are that the area has been used as a gravel pit and will be re-graded once they are done so the natural drainage will 136 
change from what it once was before.  The property will probably be three or four feet below the proposed road.  So the drainage will 137 
now flow directly north from that property.  The other thing is that there will be a road that will be constructed with curb and gutter so 138 
that will control some drainage.  Realistically, the drainage will all be caught by the road.  There will have to be a low point maintained 139 
for the drainage to flow.  There will be a detention pond down by the temporary turnaround on Olympic Lane.  There will also be catch 140 
basins and sumps.   141 
  142 
DAVID CLARK MOTIONED AND CORY THOMPSON SECONDED TO RECOMMEND APPROVAL TO THE CITY 143 
COUNCIL FOR THE AMENDED PLAT OF THE HASKELL GOLF COURSE SUBDIVISION.  VOTE: YES – ALL (5), NO – 144 
NONE, ABSENT – (3) KEVIN HANSBROW, CLINT ASHMEAD, COLIN LOGUE 145 

 146 
FEBRUARY 13, 2014 PLANNING COMMISSION MINUTES 147 

There were some corrections to the minutes.  There were questions regarding Horizon View Farms motion on the meeting minutes for 148 
February 13.  The question was about the amount of completion before having to move onto the next phase and the requirement of 149 
landscaping and it was decided that the developer would need to make a recommendation of how many buildings competed was feasible 150 
to move on.  Each building would need to be two thirds sold and landscaping done to move on. 151 
 152 
CORY THOMPSON MOTIONED AND KELLY LIDDIARD SECONDED TO ACCEPT THE FEBRUARY 13, 2014 153 
PLANNING COMMISSION MEETING MINUTES AS AMENDED IN THE DISCUSSION.  VOTE: YES - ALL (5), NO - 154 
NONE, ABSENT - (3) KEVIN HANSBROW, CLINT ASHMEAD, COLIN LOGUE 155 

 156 
NON-AGENDA ITEM - HORIZON VIEW FARMS PLAT 157 
 Dale Bigler, Council indicated he helped landscape the townhouses in Salem and it has a rock wall around it.  It is located South of 158 

Stokes Market.  It has been brought up in City Council.  They would like to ask the developer to fence around the subdivision.  It defines 159 
the area that the association would be responsible for landscaping, plus there would be less liability and provides some privacy.  He also 160 
thinks it will improve the esthetics.  He would like to address Chris Salisbury regarding the fence issue and also about cleaning up the 161 
fenced area along 11200 along phase 2.  Councilman Bigler indicated that the city council had tabled Horizon View Farms plat 162 
amendment because they want Chris Salisbury to answer their questions. 163 
David Clark, PC indicated that, initially, everyone agreed that a fence would be nice, but Chris Salisbury made it seem like it wasn’t in 164 
the finances to do it. 165 
Kelly Liddiard, Chair agreed that a fence wouldn’t be in the finances because they are expensive.  1800 linear feet of pre-cast rock wall 166 
is about $80,000.   167 
Dale Bigler, Council said it didn’t have to be the rock wall.  He thought a vinyl fence would work. 168 
Kelly Liddiard, Chair asked Councilman Bigler why he would want something like a vinyl fence to look trashy.  He explained that 169 
everyone was worried that the townhome development was going to look like some trailer park - if there was vinyl fence around it, it 170 
would look that way.  Mr. Liddiard thought that having it open would make it look more upscale.  He referenced golf courses as an 171 
example.  Mr. Liddiard said they were working with Mr. Salisbury to use the landscaping to make it more privatized by taking some of 172 
the trees from the west side of the property and placing them along the east side of the subdivision. 173 
Dale Bigler, Council disagreed that the fence would look trashy.  He thought there should be hedges along with the trees.  He said that 174 
something needed to be done before the city council approves the plat amendment for the two phases. 175 
Kelly Liddiard, Chair suggested maybe a rail fence would work better than a 6 foot vinyl or chain link fence. 176 
Dale Bigler, Council agreed that a rail fence would be nice.  At least something to maintain the boundaries for maintenance. 177 
David Clark, PC liked the idea of defining the area because he could see it going back and forth as to whose responsibility it is to 178 
maintain the area.  At the public hearing, there were some pictures and examples brought in and it was a concern. 179 
The HOA was discussed and some of the concerns that come with HOA’s.  A rail fence out of vinyl was amiable among Councilman 180 
Bigler and the planning commission.  There needs to be a balance with the trees, shrubs, and the fence so it is financially feasible for the 181 
developer. 182 
 183 

CITY COUNCIL UPDATE 184 
Dale Bigler, Council indicated there was a meeting that night (2/27/14) down in phase 2 of Elk Ridge Meadows to get all 82 resident’s 185 
signatures to have the City take over the park and trails.  The City has agreed to accept a quit claim deed from Salisbury as recommended 186 
by the attorney.   187 
The city is partnering with Salem City to run the athletic program.  They indicated they were interested in helping develop the soccer 188 
fields. 189 
Haskell Golf Course subdivision and Horizon View Farms were discussed at City Council.   190 
 191 

OTHER BUSINESS 192 
 Kelly Liddiard, Chair explained that each planning commission member will take 5-10 minutes at each meeting to train others on the 193 

topics in the list.  The list will be distributed and each planning commission member will sign up for a topic and let Marissa know. 194 
 195 
ADJOURNMENT – Chair, Kelly Liddiard, adjourned the meeting at 8:10 p.m. 196 

 197 
 198 

  ____________________________________________ 199 
         Planning Commission Coordinator 200 


