
/ELK RIDGE PLANNING COMMISSION 1 

July 10, 2014 2 
 3 
 4 

TIME AND PLACE OF MEETING 5 
A regularly scheduled meeting of the Elk Ridge Planning Commission was held on Thursday, July 10, 2014, at 7:00 p.m. at 80 East Park 6 
Drive, Elk Ridge, Utah.  7 
 8 

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

 Others: Shay Stark, City Planner  12 
  Marissa Bassir, Planning Commission Coordinator 13 
  Mayor Shelley 14 
  Public:  Steve Youngberg, Becky Shelley, Sandy Packard, Richard Barton, Cade and Shea Harding,  15 
  Amber Haskell, Tecia Palombo, Garrett Palombo, Mike Moore, Trish Moore  16 
   17 
OPENING ITEMS 18 

Kelly Liddiard, Chair, welcomed at 7:00 PM.  Opening remarks were said by Kevin Hansbrow, followed by the pledge of allegiance. 19 
 20 
APPROVAL OF AGENDA 21 

There were not any changes to the agenda.  22 
 23 

JUNE 12, 2014 AND JUNE 26, 2014 PLANNING COMMISSION MINUTES 24 
There were not any corrections to the minutes. 25 
 26 
KELLY LIDDIARD MOTIONED AND COLIN LOGUE SECONDED TO ACCEPT THE JUNE 12, 2014 PLANNING 27 
COMMISSION MEETING MINUTES AS CURRENTLY WRITTEN.  VOTE: YES - ALL (4), NO - NONE, ABSENT - (4) 28 
DAVID CLARK, CLINT ASHMEAD, ANDY COSTIN, CORY THOMPSON 29 
 30 
COLIN LOGUE MOTIONED AND KELLY LIDDIARD SECONDED TO ACCEPT THE JUNE 26, 2014 PLANNING 31 
COMMISSION MEETING MINUTES AS CURRENTLY WRITTEN.  VOTE: YES - ALL (4), NO - NONE, ABSENT - (4) 32 
DAVID CLARK, CLINT ASHMEAD, ANDY COSTIN, CORY THOMPSON 33 
 34 

HARRISON HEIGHTS SUBDIVISION PUBLIC HEARING 35 
Shay Stark, City Planner present the Harrison Heights Subdivision located approximately at 600 North Goosenest Drive surrounding 36 
Burke Cloward’s home.  Included in the subdivision is the land between Elk Ridge Meadows Phase II and Doe Hill Estates was part of 37 
the Doe Hill development, but never was platted.  It is zoned R-1-15,000 and R-1-20,000.  The developer is requesting an exception to 38 
the lot frontage length on lots 22, 23, 24 & 25 of Goosenest Drive so the road can be aligned with Star Lane.  The required minimum 39 
frontage length in the R-1-20,000 zone is 120 feet.  The developer is also asking for an exception on lot frontage for lots 8, 9, 10 and 11 40 
of Street 2.  The lots are also located in the R-1-20,000 zone.  The reason for the exception request is because of the existing water and 41 
sewer lines in the Street 2 right-of-way that preclude the adjustment of the street a little further west.  One lot would need to be 42 
eliminated in order to meet the 120 foot minimum frontage requirement. 43 
Cory Thompson, PC, asked the planner if it would make a difference on what type of home could be built on lots 8, 9, 10 and 11.  44 
Would it impact the home size or orientation? 45 
Shay Stark, City Planner explained that the buildable area is huge.  On the larger lots, it is not an issue.  On the smaller lots in other 46 
developments that have a requirement of only 100 feet for frontages, it makes it difficult to accommodate a three-car garage, which is 47 
the market now.  There is plenty of room to put a large house on a ½ acre lot.  There are 102 lots in the subdivision.  Mr. Stark continued 48 
to explain that five acres of the property by 11200 will be parceled off to be a church site.  There is also an existing home that will 49 
remain on a larger lot.  The driveway for the existing home would be adjusted to go to the street so there would not be an encroachment 50 
on the side setback for the existing home.  There is also a location for the city well.   51 
Kelly Liddiard, Chair, opened the public hearing at 7:22 pm. 52 
Public, Steve Youngberg commented that he lives across the street from Lot 7 on Goosenest Drive.  He was curious why lot 7 was 53 
narrower being a corner lot, which requires more setback space.  He thinks it is a good plan.  If all the lots were in the R-1-15,000 zone, 54 
then all the lots would be oversize.  On the preliminary plat, the detail for Goosenest Drive might be an error.  He wondered if there was 55 
an exception applied for a 66-foot wide street. The dimensions don’t add up.  There is a two foot error. 56 
Public, Garrett Palumbo was wondering if sewer was planned for along Goosenest because his home is one of the few that has a sewer 57 
pump.  Is it in the plan to hook those homes up? 58 
Public, Tecia Palumbo indicated their home was right across from the Clowards and there are four houses that have a sump pump, which 59 
they have had for over ten years.  She indicated they are hard to deal with.  She knows the City is working to bring the sewer to where 60 
the future city offices are planned.  It isn’t much further to hook up those homes.  She was wondering if that area could be one of the 61 
first phases so they could be hooked up to the sewer. 62 
Mayor Shelley indicated that the City is looking to try to re-route the sewer in a couple of areas.  They are aware of the situation, but 63 
don’t know where or when.  The City could talk about it.  Especially, where the developer will be bringing it up the new Elk Ridge 64 
Drive in his current development. 65 
Shay Stark, City Planner indicated those proposed lots/homes along Goosenest Drive would have to be tied into the sewer so there 66 
would have to be sewer brought along there.  In earlier discussions with Mr. Ingram (Developer), he indicated he would start on the side 67 
where there are existing sewer lines (west side). 68 
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Public, Garrett Palumbo indicated that he was told all the houses were hooked up and there is a main run out to the corner of Park Drive 69 
[Elk Ridge Drive]. 70 
Public, Tecia Palumbo said that she talked with Lee Haskell and he mentioned that it would only require two additional manholes to be 71 
put in.  Since the Public Works building has sewer and now it is brought to the corner of Elk Ride Drive, Mr. Haskell said he would be 72 
happy to be the project manager on the project if they, the residents, could get things rolling. 73 
Mayor Shelley said it might be something that could be tied into the proposed subdivision. It will be addressed by the city and see how it 74 
could be tied in. 75 
Kelly Liddiard, Chair, said it looked like there was already a manhole there and the line goes through.   76 
Public, Amber Haskell indicated that Lee Haskell is the developer who developed the property and he said it goes to the stop sign Elk 77 
Ridge Drive.  So it needs to hook into that. 78 
Kelly Liddiard, Chair, asked if the sewer runs any further east from the stop sign. 79 
Public, Amber Haskell indicated it starts up again at Concoby's.  There is a gap. 80 
Kelly Liddiard, Chair, said Mr. Haskell would have to hook up west of Clowards. 81 
Public, Garrett Palumbo indicated he is ready because he has the lateral stubbed in.  Apparently, there is another sewer line. 82 
Kelly Liddiard, Chair, told him not to use that sewer line because it isn’t hooked up to anything. 83 
Shay Stark, City Planner told Scott Peterson, Engineer, that the sewer line that isn’t hooked up is probably what the surveyor shot so it 84 
must be dry. 85 
Scott Peterson, Engineer said he would look into it, but it has to be hooked up for those proposed lots. 86 
Public, Sandy Packard indicated she moved into the Salisbury Subdivision (Elk Ridge Meadows) last week.  She understood that there 87 
was some controversy earlier about flooding that is occurring from the bank that goes up (south) in her backyard.  She understands the 88 
subdivision in discussion will be just south of the bank.  Ms. Packard indicated her house is about six feet from the bank so she is really 89 
concerned about the stability of the bank.  They were going to dig a ditch because of the flooding that had occurred. 90 
Mayor Shelley stated that the initial intent was to dig a ditch because of the flooding that had happened in the past.  Shay Stark, City 91 
Planner, and the mayor had explored any idea to mitigate the flooding that could occur.  They knew at some point there would be the 92 
development of the property and had asked the developer, Dean Ingram, if there could be a ditch dug to channel the water away from 93 
those spots on the back of Wolverine Creek.  The mayor indicated he would need to get with Mr. Ingram to determine the phasing of the 94 
development and when it would be appropriate. 95 
Shay Stark, City Planner commented that there isn’t a ditch currently.  He mentioned the detention pond in the plan for Harrison Heights 96 
where the flow would be diverted to go.  The homes and streets of the development will help with the flooding.  Currently, all the run-97 
off from that field is running into those yards.   98 
Public, Sandy Packard asked what kind of timeframe between now and then until the situation is remedied.  How long are they at risk 99 
for flooding? 100 
Mayor Shelley asked the developer’s engineer, Scott Peterson, what kind of timeframe until that could be fixed. 101 
Scott Peterson, Engineer indicated there are 14 phases in the project and those areas are phases 11 and 12.  During the development, they 102 
will be building and protecting. 103 
Public, Sandy Packard asked if they were talking several years. 104 
No one knows because it is the market that determines how fast homes are built. 105 
Public, Sandy Packard indicated that she was still concerned about her lot.   She doesn’t know whose responsibility it is in the interim – 106 
developer or the City’s, but she would appreciate it if something was being done to prevent flooding like last year. 107 
Public, Michael Moore indicated he lives at the corner of the development at 1022 Quail Run Lane.  He understands the phasing.  His 108 
main concern is if there is consideration of building from Goosenest down north – are the roads going in first? [yes]  So the drainage will 109 
be in the roads diverting it away.  The run-off will be much faster and stronger without the homes so they need to make sure it is taken 110 
care of. 111 
Kelly Liddiard, Chair, asked the engineer if they were developing the asphalt roads for everything or in phases. 112 
Scott Peterson, Engineer, explained that the road for one phase will go in first and the drainage will be controlled per phase until it is 113 
into the final bond. 114 
Kelly Liddiard, Chair, asked if there was a way the City could dig and create a berm along the North side to direct the drainage to where 115 
the pond is going to be located. 116 
Mayor Shelley indicated that he had talked with Dean Ingram for the City to go and do that.  Mayor Shelley hasn’t received a response 117 
from Mr. Ingram recently.  He had talked to Mr. Ingram when he was considering purchasing the property.  Mayor Shelley will contact 118 
Mr. Ingram to discuss it with him.  He doesn’t want to create an issue with Mr. Ingram, but would like to rectify the flooding issues with 119 
Mrs. Packard and the others. 120 
Public, Sandy Packard stated that she had a geotechnical engineer named Kent Hartley to go and look at the area.  The Packards and 121 
some neighbors discussed the bank and how to protect their properties.  Mr. Hartley suggested a berm along the upper edge of the bank 122 
just for the Packard property.  If it was just on the Packard property, the drainage would just move to the edge of either side of the berm. 123 
Mayor Shelley said that the entire area would need the berm, not just one property.  The drainage would be allowed to drain onto the 124 
soccer fields.  The Mayor is going to get permission from the property owner to have the berm created. 125 
Scott Peterson, Engineer, didn’t see a problem with the berm.  He had talked with Dean Ingram to solve the problem. 126 
Public, Michael Moore stated that he knew the sewer line runs on Street 2.  He asked if there are plans to pull that sewer line and put it 127 
under the future road. 128 
Shay Stark, City Planner replied that once the project is built out, the sewer line will be diverted so that line will not be a live sewer line. 129 
Public, Sandy Packard asked if there was any buffer between her backyard and the lots in that development.  Is there a trail or anything?   130 
Kelly Liddiard, Chair, indicated there wasn’t anything in between her yard and the proposed lots besides the fence she installs. 131 
Kelly Liddiard, Chair, closed the public hearing at 7:42 pm. 132 
 133 
Colin Logue, PC, agreed with the comment the mayor had made about the City creating a berm to divert drainage to the pond. 134 
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Kelly Liddiard, Chair, asked the planning commission what their thoughts were regarding the proposed exception for lot frontage. 135 
Cory Thompson, PC, commented that on a half acre lot, the reduction of frontage of five feet is irrelevant. 136 
Discussion among the planning commission and the planner took place regarding the corner lot #7 on Goosenest Drive and Street 2 and 137 
the placement of the front of the home.  The 30 feet back setback indicates the home would be facing Street 2 and therefore, it would be 138 
really tight or they would need a long narrow home for the lot with the 101 foot frontage.  120 foot frontage is required.  It would take 139 
the lot from a 20,000 square foot lot to a 26,000 square foot lot if they complied with the frontage requirement.  It seemed like the 140 
planning commission was in the opinion that the exception was not going to be a huge difference in design or orientation of the home.   141 
Kevin Hansbrow, PC, indicated that in his opinion the frontage exception would be fine for lots 21-25 so the street intersection could be 142 
lined up with Star Lane and it was only a difference of a few feet. 143 
Shay Stark, City Planner explained that if the 30 foot setback was removed on the back of Lot #21 and faced the home on Goosenest, 144 
there would only be 41 feet width for the house.  If it faces the other street, there would be 58 feet for the home.   145 
Kelly Liddiard, Chair, commented that if it were his house, he would want to face the less busy road anyway. 146 
Shay Stark, City Planner replied that if they wanted a three-car garage, then that might not work. 147 
Public, Steve Youngberg explained that lots 7 through 11 are 17 feet less than the requirement for lot frontage.  If the lots were each 120 148 
feet minimum frontage, then there would be only five feet wider than the requirement, but one less lot.  The lots back up to horse 149 
property and there should be more space if there is going to be horses. 150 
Kelly Liddiard, Chair, corrected Mr. Youngberg that the lots weren’t zoned for animals. 151 
Cory Thompson, PC, clarified that Mr. Youngberg thought it wise to pull a lot out and make the lots bigger. 152 
Public, Steve Youngberg pointed out that the lot across the street was 156 feet frontage. 153 
Public, Richard Barton believed that the model home was going to be placed on Lot #7 so Mr. Ingram would make it anyway he thought 154 
it would fit. 155 
Kelly Liddiard, Chair, and Kevin Hansbrow, PC, liked the idea of pulling a lot. 156 
Kelly Liddiard, Chair, said that it would be closer to the size of the frontage across the street.  Mr. Liddiard asked if there was a problem 157 
with the trail coming off of Street 5 going to Cottontail Lane. 158 
Scott Peterson, Engineer indicated the trail was 20 feet wide.  It would be paved and fenced appropriately with an open slat fence or 159 
whatever. 160 
Kelly Liddiard, Chair, indicated he would like to see lights along that part of the trail to deter some criminal activity.  Make sure it is 161 
wide enough for a car to get down there if necessary. 162 
Kevin Hansbrow, PC, explained that there are down pointing lights where there won’t be a lot of light pollution.  LED lights that won’t 163 
be a problem. 164 
Shay Stark, City Planner  pointed out that the development is kind of “L” shaped and the trails come in from Elk Ridge Meadows Phase 165 
2 and want to connect to Elk Ridge Meadows Phases 5-10 and to the school and along Elk Ridge Drive.  The other part of the trails 166 
connectivity issue is bringing something into the proposed development to the North.  Eventually, there will be a trail tied into the 167 
aqueduct.   There are connections from Street 2 and phase 2.  There is a 56 foot wide right-of-way.  Typically, there is a four-foot 168 
sidewalk, planter strip, and curb and gutter on each side, which equals nine feet.  There is a public utility easement that is usually 10 feet 169 
behind the back of curb or behind the back of the sidewalk.  Mr. Stark proposed to pave a nine-foot wide trail on one side of the street 170 
and then bump out the public utility easement to 15 feet.  Typically, the PUE would have the water meter, communications, and possibly 171 
a gas line.  The 56 foot right of way would be maintained with the proposal.  There wouldn’t be a planter strip on the one side, it would 172 
be a trail. 173 
Colin Logue, PC, asked if the distance from the front of the house. 174 
Shay Stark, City Planner explained that it wouldn’t change the front setback.  There is still 30 feet setback and the PUE would take up 175 
15 feet.  The easement can still be landscaped however the property owner desires. 176 
It was pointed out that there wouldn’t be any trees along that part of the trail because trees cannot be planted within the PUE.  Shade 177 
would be nice. 178 
Scott Peterson, Engineer indicated that the trail is long and it would double the cost of the sidewalk cost.  It is a huge cost for a 179 
neighborhood street.   180 
Kelly Liddiard, Chair, looked at it as if he was living there and he wasn’t sure that he would like a nine-foot sidewalk in front of his 181 
house.   182 
Colin Logue, PC, indicated that residents use the trails. 183 
Further discussion took place regarding the placement of trails and also the width and streetscape.  A suggestion was to put in a five-foot 184 
sidewalk and still have a planter strip.  The planning commission talked about viewing some images of trails to make a decision. 185 
 186 
KELLY LIDDIARD MOTIONED AND KEVIN HANSBROW, SECONDED TO RECOMMEND APPROVAL TO THE CITY 187 
COUNCIL OF THE HARRISON HEIGHTS PRELIMINARY PLAT WITH THE EXCEPTION FOR THE SMALLER LOT 188 
FRONTAGE ON LOTS 21 – 25 LOCATED ON GOOSENEST DRIVE.  AN EXCEPTION FOR STREET 2 LOTS 7 189 
THROUGH 11  LOT FRONTAGE WAS NOT APPROVED AND PLANNING COMMISSION RECOMMENDS REMOVING 190 
A LOT ON STREET 2 TO ACCOMMODATE LOT FRONTAGE REQUIREMENTS.  THE PLANNING COMMISSION 191 
ALSO REQUESTED EXAMPLES OF TRAILS ON STREETS FOR THEIR REVIEW FROM THE 192 
DEVELOPER/ENGINEER.   VOTE: YES - ALL (5), NO - NONE, ABSENT - (3) CLINT ASHMEAD, DAVID CLARK, ANDY 193 
COSTIN 194 
 195 

ELK RIDGE MEADOWS PHASE 5-10 FRONT SETBACKS 196 
Shay Stark, City Planner, explained the issue with the front setbacks.  Elk Ridge Meadows Phases 1 and 2 were allowed an exception for 197 
a staggering of the setbacks on the front of the houses.  That exception is in the PUD ordinance, but the planning commission has to 198 
approve it.  The exception allows the developer to have as low as a 20 foot front setback on some lots and the others would have to 199 
maintain the 25 foot setback required.  Five homes on Elk Ridge Meadows Phase 5 have been approved with the 20 foot staggering front 200 
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setbacks.  The building inspector thought that was approved for phase 5.  The planner will now be doing site reviews for the submitted 201 
building permits to verify compliance of the development code.  On the small lots, the five feet makes a difference on the type of home 202 
that can be built.  Their model home cannot be built on most of the lots unless they can use the additional five foot setback. 203 
Kelly Liddiard, Chair, asked how many lots are affected with the setback issue.   204 
Shay Stark, City Planner indicated the building permits that have been approved already have foundation.  Mr. Ingram, Developer, is 205 
asking the planning commission to grant him the same exception to use the staggering front setbacks.  The front setback staggering was 206 
brought up after the PUD ordinance was approved.  It was an amendment to each of the development agreements for each phase.  It is an 207 
exception in the code. 208 
Scott Peterson, Engineer explained that Mr. Ingram is after the bigger, three car garages.  The look of the community is a worry for the 209 
developer when there are still other phases to sell.  A third garage will help to contain the junk storage. 210 
Ann Brough, PC, asked what the downside would be to approving the front setback exception. 211 
Shay Stark, City Planner didn’t think there was really a downside to allowing the staggering.  It is only five feet.  The square footage 212 
requirement was increased and the lot sizes didn’t so it is a little more difficult to fit the square footage needed along with garages. 213 
Kelly Liddiard, Chair, asked if the rear setback would be changed to allow the front setback. 214 
Shay Stark, City Planner indicated it wouldn’t change the rear setback. 215 
A percentage of how many homes could have the smaller front setback was discussed and it was decided it wouldn’t be 50/50.  Thirty 216 
percent staggering was discussed as an option. 217 
 218 
KEVIN HANSBROW MOTIONED AND KELLY LIDDIARD SECONDED TO ALLOW THE FRONT SETBACKS OF A 30 219 
PERCENT RATIO OF A 20-FOOT SETBACK FOR A STAGGERING EFFECT. 220 
[MOTIONED DROPPED] 221 
 222 
Scott Peterson, Engineer interrupted thinking it was the opposite of 30 percent at the 25-foot setback and 70 percent at the 20-foot 223 
setback.  They would like more homes with the three-car garages. 224 
 225 
KELLY LIDDIARD MOTIONED AND KEVIN HANSBROW SECONDED TO APPROVE THE EXCEPTION OF 226 
STAGGERING FRONT SETBACKS AS LITTLE AS 20-FEET WITH A NON-CONSECUTIVE PATTERN AT 50 PERCENT 227 
RATIO FOR ELK RIDGE MEADOWS PHASE 5-10 AS APROVED BY THE PLANNER AND STAFF.  VOTE: YES – ALL 228 
(4), NO – NONE, ABSENT (3) CLINT ASHMEAD, DAVID CLARK, ANDY COSTIN 229 
 230 

 231 
PUD OVERLAY ZONE ORDINANCE DISCUSSION 232 

This discussion was tabled until the next meeting. 233 
 234 

MODERATE INCOME HOUSING DISCUSSION 235 
Shay Stark, City Planner, explained that the City received a letter from the state asking for an update for the moderate income housing 236 
plan.  By law, the City is required to update the plan every two years and the last time it was updated was in 2010 with the General Plan 237 
and was adopted with the General Plan.  The state has a model that the City is required to use.  Data from Self Help needs to be 238 
collected.  The planner needs to find all the homes for sale.  There is a lot of data required and the planner is working on it.  Once the 239 
report is complete, the update for the Moderate Housing Element in the General Plan will be complete.  He is not going to change the 240 
gist of what the general plan states, but just updating the statistics and a few other items that need to be added.  The planning 241 
commission will need to hold a public hearing to amend the general plan.  All needs to be done by August 31, 2014. 242 
Kelly Liddiard, Chair said to notice and put on the agenda for the next meeting. 243 
 244 

WATER CONSERVATION DISCUSSION 245 
This discussion was tabled until the next meeting. 246 
 247 

TRAILS DISCUSSION 248 
This discussion was tabled until the next meeting. 249 

 250 
CITY COUNCIL UPDATE 251 

Mayor Shelley reported that the city celebration went well with only a few problems.  The City is realigning the city staff to 252 
accommodate Jan Davis’ City Recorder position. 253 

  254 
KELLY LIDDIARD MOTIONED AND KEVIN HANSBROW SECONDED TO ADJOURN THE PLANNING COMMISSION 255 
MEETING.  VOTE: YES - ALL (4), NO - NONE, ABSENT - (4) CLINT ASHMEAD, ANDY COSTIN, DAVID CLARK, CORY 256 
THOMPSON 257 
 258 
ADJOURNMENT –Chair, Kelly Liddiard, adjourned the meeting at 8:52 p.m. 259 

 260 
 261 

  ____________________________________________ 262 
         Planning Commission Coordinator 263 


