
 

 

ELK RIDGE PLANNING COMMISSION MEETING 

October 18, 2007 

   
TIME AND PLACE OF 

PLANNING 

COMMISSION 

MEETING 

A regular meeting of the Elk Ridge Planning Commission was held on Thursday, October 18, 
2007, 7:00 p.m., at 80 East Park Drive, Elk Ridge, Utah. 
 

ROLL CALL  

 

 

Commissioners: Dayna Hughes, Sean Roylance, Kevin Hansbrow, Kelly Liddiard, Paul Squires 
Late: Russ Adamson, Shawn Eliot, Scot Bell 
Absent: None  
Others: Ken Young, City Planner 
 Margaret Leckie, Planning Commission Coordinator 
 Randy Young, Eric Allen, Legrand Woolstenhulme  
 

` 

 

As the chairman and co-chair, Dayna Hughes was presided over the meeting until chairman, 
Russ Admason arrived. Dayna Hughes welcomed those present. Opening remarks were given by 
Kevin Hansbrow followed by the Pledge of Allegiance.   

 

APPROVAL OF 

AGENDA 

 

The agenda order and content was reviewed. There were no corrections or changes. 
 

DAYNA HUGHES MADE A MOTION THAT WAS SECONDED BY KEVIN 

HANSBROW TO MAKE ALTERNATE MEMBER, PAUL SQUIRES. A VOTING 

MEMBER FOR TONIGHT’S MEETING. VOTE: YES-ALL(4), NO-NONE(0), LATE (3) 

RUSS ADAMSON, SHAWN ELIOT, SCOT BELL. 

 

1. PROPOSED 

ELEMENTARY 

SCHOOL IN ELK 

RIDGE MEADOWS 

PHASE 3.  

 

The following discussion ensued: 
 
a. The Nebo School District has approached Randy Young, developer of Elk Ridge Meadows, 

Phase 3, with an offer to purchase some of that property for an Elementary School. Randy 
spoke with the Elk Ridge City staff, including the Mayor, and was met with a favorable 
reaction. 
 

b. The overall change would create a new school in the place of 24 residential lots, and the 
attached recreational park areas could be in place of a portion of the required open space (as 
long as the 25% requirement is still met). The acreage involved for the new school is 
approximately 12.98 acres. 

 
c. The Elementary School will add more open space to the proposed development. The school 

district would like to purchase the property in November. They approached Randy through 
realtor/developer, Eric Allen. The school district loves the site and wants to be in Elk Ridge. 

 
d. Developer, Randy Young, said he will lose money on the purchase (as opposed to keeping 

the lots that would have been where the school is planned) but the market is soft now and he 
would like to do this. Ken Young stated that the school will definitely be an elementary 
school. The lot is not large enough for a middle school.  

 
e. Randy Young said the school district has already built two schools using the proposed plan. 

He responded to a question regarding fencing, that the whole perimeter will be fenced. 
 
f. Kevin Hansbrow told Randy that the extra open space would benefit him in meeting his 

open space requirement. 
 
g. Randy passed out a map showing the school design, and where lots would be removed to 

provide ground for the school. 
 
h. There will still be 25 feet on both sides of the street for open space and the main corridor. 

The school will not effect the planned landscaping for the main corridor. 
 
i. Mr. Young is looking for a nod of approval from the commissioners before he goes ahead 

and sells the property to the school. He is not looking for a motion. He will bring his 
preliminary plat to the next meeting. 
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j. Ken Young responded to a question from Dayna Hughes as to whether Elk Ridge will 

receive revenues from the school. He said “no”, but other benefits will come. 
 
k. Sean Roylance asked if there will be an outlet for the cul-de-sac that dead ends on the school 

property. Randy showed that on his map it shows a path going from the cul-de-sac into the 
school property between Lots 22 and 23.  

 
l. The commissioners concurred that this was a great idea and would probably not meet with 

public opposition. 
 
m. Paul Squires asked Randy if the round-about issue had been resolved. City Planner, Ken 

Young, said he did not think the round-about will happen, there are too many unresolved 
issues, including Mr. Cloward not wanting to change the access to his property, some of 
which would be needed for the round-about. 

 
n. A poll was taken of the commissioners and all were in favor of allowing the school to be 

built at the proposed site. 
 
o. A new final plat for Elk Ridge Meadows Phase 3 will be prepared showing the location of 

an elementary school and the school recreation areas meeting the open space requirements. 
 
Chairman, Russ Adamson, arrived at 7:15 p.m. and took charge of the meeting. Shawn Eliot and 
Scot Bell also arrived about this time. 
 

2A.  ADD R-1 8,000 

PUD ZONE – 

GLADSTAN VIEW 

AND PARK VIEW 

CORNER 

 

Developer, Eric Allen, was present, along with his partner, LeGrand Woolstenhulme, to take the 
planning commissioners pulse regarding creating a new PUD zone to allow for more dense units 
than now allowed – an R-1-8,000 PUD Zone. The city currently has an R-1-12,000 PUD Zone 
which the Elk Ridge Meadows PUD falls in. He is proposing twin homes to be built in this new 
zone. 
 
The discussion included the following points: 

a. Developer Eric Allen brought in concepts for two proposed developments, which would fall 
under the proposed new zone, Gladstan View (near the northwest corner of Gladstan Drive 
and Elk Ridge Drive) and Park View Corner (northeast corner of Park Drive and Elk Ridge 
Drive). 

b. He proposed two different options for a zone to include his twin home developments. One 
was to create the new zone and the other was to revise the existing R-1-12,000 PUD zone, in 
order to allow for his proposed twin home development. The areas for the proposed twin 
home developments are relatively small. 

c. The process would be first to change the code to create the new zone or alter the existing 
zone, then come forward with a plan for the twin homes. The drawings he brought in this 
evening show what type development would work in the newly created zone. 

d. The overall density would be an average of one unit per 8,000 sf,  but the twin homes would 
be on smaller lots with open space around them. 

e. From the city planners memo for this item for tonight the following was read: 

…The proposed new zoning code (attached in tonight’s packet) has followed closely 
the existing code for the R-1 12,000 PUD Zone, with some modifications to allow for 
twin home development, including the following provisions: 

1. PUD Compliant: Chapter 14 requirements for PUD developments apply (with some 
proposed amendments, attached) 

2. Base density: Average of 1 unit per 8,000 square feet, with bonus density allowed. 

3. Setbacks: Street = 20’, Side =12’, Rear=30’ 

4. Min. Dwelling Area: One story = 1,200 sf, Multi story = 1,400 sf total / 1,000 sf 
footprint 
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5. Lot size: Not less than building footprint. 

6. Min. Development.  1.5 acres, unless approved. 

As a concept proposal for how this zoning might be applied, the applicant has provided 
concept drawings of two proposed developments: Gladstan View and Park View 
Corner. These concept plans may be reviewed for consideration of approval only after 
the proposed zoning is approved. 

Recommendation: It is recommended that the Planning Commission offer feedback and 
direction regarding the proposed new R-1-8000 PUD zone, and set a public hearing. 

f. Eric Allen further explained that he had spoken to some of the city council and the mayor 
and was told there was a need for twin homes for people in the mid-price range, younger and 
older. The first concept he presented (Park View Corner) had 10 units, each similar to a 
single family home. They have basements, are ramblers, and have 2-car garages.  

g. There is a common area that a home-owner’s association will take care of the landscaping. 
The landscaping would go in right after the units were built and be well-maintained. 

h. The second development Eric is proposing is on what is now Hole 8 of the Gladstan Golf 
Course. The land just to the west of it is in Payson. There are homes in Elk Ridge along 
Gladstan Drive that border the south of the property. Payson is talking about doing upscale, 
high density, golf-course destination type condos on the property bordering Eric’s property 
on the west side.  

i. Eric mentioned that his twin homes would be a good transition from Elk Ridge into the high 
density units proposed by Payson. Eric currently has 5-6 acres in this location and is looking 
at purchasing more property from Payson in the same vicinity. He stated the location would 
be most suitable for retired couples who wanted to downsize.  

j. There will be some steep open space remaining and the development will have to work 
around climbing up the hill to the south end. 

k. Ken Young mentioned this will not be low income housing because of the price range. 

l. Shawn Eliot mentioned that from the results of the survey recently passed out to the 
citizens, most are not in favor or higher density units. We have the Elk Ridge Meadows 
PUD that should already meet our moderate income housing requirement. 

m. Kevin Hansbrow stated that he would be less opposed if there was some way to limit 
residents to seniors. Ken Young stated that you might get a range of age, but the range of 
income would not be there. Shawn Eliot mentioned a similar project in Provo where the 
units are in the $275,000 range. Shawn Eliot said some of the higher end twin homes in 
Provo are in the $350,000 to $400,000 range.  

n. Shawn Eliot said on one hand it might to nice to have a place where seniors can live and not 
have to maintain a yard. He was sort of split on his own opinion. He mentioned a lot of the 
residents stated they moved here because of the type of city it is and do not want high 
density housing. He stated we do need to share this information with the city council. 

o. Kevin Hansbrow mentioned that if we had code which allowed this type of development, 
the commissioners would have to support the code, but since we do not, we should listen to 
what the residents are wanting regarding this type of development as gleaned from the 
recent general plan survey results (which are now posted on the city web site). 

p. Dayna Hughes felt that since the units are dense and there is not a lot of area for children to 
play in, it makes sense to make it a retirement community. She also felt there were similar 
housing opportunities close enough to Elk Ridge, that we did not need to repeat that type of 
development here. 

q. Eric Allen’s partner, LeGrand Woolstenhulme,  stated that in these units you attract seniors, 
single moms with a couple of kids, young professionals who might enjoy the environment 
for mountain biking, etc.  

r. Chairman Adamson asked Eric if he knew how soon Payson was going to put in the high 
density units. Eric responded that his road needs to go in first, for access. Russ mentioned 
that if they put those condos in, they will be very visible and look like they are part of Elk 
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Ridge, but we have no control over what goes in. 

s. Eric’s partner mentioned that in order for Payson to get the density they are seeking, they 
will have to be stacked units. Eric and LeGrande stated they were looking into developing 
these units but the market is not there now and it would be very costly to do this type of 
development nicely.  

t. Scot Bell mentioned that this proposed development will be on our main entrance road, Elk 
Ridge Drive. The units proposed for Park View corner (where the first concept showed 5 
home) are now up to 10 units (5 twin homes). He stated he is not sure this is what we want 
as we come into the city. He also did not like the idea of creating zones within zones.  

u. Shawn Eliot mentioned that on the survey only 12.9% of the residents expressed a positive 
response for twin homes. Chairman Adamson said that due to his responsibility to the 
citizen’s, he could not vote for this concept.  We are now working on the general plan vision 
and he felt he should support that in his views where there is no code demanding 
acceptance. He said he would be more amenable to the idea if they were doing two units on 
15,000 sf rather than 8,000 sf. He asked Eric why he was wanting to go to an 8,000 sf PUD? 

v. Eric responded that when they went to the city council they did not express opposition to 
this type development for Gladstan View (west side of Elk Ridge Drive) but did on the east 
side (Park View Corner). 

w. Shawn Eliot mentioned we are in the middle of tabulating the survey and re-writing the 
city’s general plan. We need to invite the public to more open houses to air their feelings 
and also to meet with the city council regarding this type development. 

x. Eric said he does like to get the neighbors involved and has talked to the neighbor to the 
north (Nick Nelson) and he did not express a negative opinion re: this type of development 
going in next to him. 

y. Shawn Eliot mentioned there is a lot of potential for growth in the city and the citizens are 
expressing distrust in the city development right now. We need to take time to hear them 
and listen to what they are saying. 

z. Chairman Adamson mentioned we will have more work sessions and go over with the city 
council what they want and see how the survey is interpreted. From what he is hearing from 
the public now, he cannot give a resounding “yes” to Eric’s proposal, but he stated more 
discussion will happen. Chairman Adamson did express being impressed with Eric’s 
presentation, very organized, nice visuals. 

aa. Eric mentioned he has enjoyed developing in this community and has had a good experience 
as a developer here. He would like to see this development happen.  

 

2B.  PUBLIC 

FACILITIES ZONE 

CODE (GENERAL 

PLAN AND ZONING 

MAP AMENDMENT) 

 

Shawn Eliot requested that discussion on this item, Public Facilities Zone Code, be postponed 
until the next meeting. 

 

 

2C.  STREET 

FACILITIES CODE – 

SECTION 7-4-6-C-4 

 

As read from the memo for tonight’s meeting:  
This item was reviewed in a public hearing held on October 4, 2007. The planning 
commission recommended the following changes: 
1. Clarify the verbiage regarding the 3 and 7 day requirement. The proposed changes 

(shown on the attached code – in the file for tonight’s meeting) are intended to more 
clearly state that street projects must be done within 3 days, and that there must be a 7-
day period before any other road projects begin. This allows sufficient time for detour 
and other signs to be removed and allows community traffic to re-adjust to a regular 
flow, before the new adjustments need to be made. 

2. The amount of the fine for work not completed is changed to $500 a day. 
 

DAYNA HUGHES MADE A MOTION THAT WAS SECONDED BY KEVIN 

HANSBROW TO RECOMMEND APPROVAL OF THE PROPOSED AMENDMENT 

TO THE ELK RIDGE CITY CODE, SECTION 7-4-6-C-4, REGARDING STREET 

FACILITIES AS EXPLAINED ABOVE. VOTE: YES-ALL (7), NO-NONE (0). 
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3. RECOMMENDED 

TREES FOR PLANTER 

STRIPS 

 

This discussion was in response to a request from the developers of the Elk Ridge Meadows 
PUD regarding what type of trees to plant in the planter strips. Paul Squires, planning 
commissioner who works as a contracting officer for the improvement of the large recreation 
plan for Deer Creek Reservoir, and is involved in plant selection, presented several options for 
trees which would be suitable to plant in the planter strips which will be adjacent to many of the 
sidewalks to be installed in the city in the near future. Elk Ridge Meadows PUD will be the next 
development to plant these trees along their streets. 
 
The following points were made: 
1. Paul passed out a list (attached in tonight’s file), which included nine  trees which have been 

proven to have the best survivability rate for Utah and at Elk Ridge’s elevation and weather 
patterns (he added one tree during his discussion – see No. 10). 

 
He stated that Maples and Ash trees are the most desirable. Ornamentals are not as desirable 
but do add attractive color which some people seem to like. They are more for yards, and 
not strips. The trees recommended were: 

1) Autumn Blaze – Maple Family 
2) Norway Maple – Maple Family 
3) Honey Locust – Ash Family 
4) Summit Ash – Ash Family 
5) Green Spire Linden – Ash Family 
6) Autumn Purple Ash – Ash Family 
7) Spring Snow Crab Apple – Ornamental, Apple Family – Blossoms only, no fruit 
8) Kwanzan Flowering Cherry Ornamental, Cherry Family – Blossoms only, no fruit 
9) Flowering Plum Ornamental, Cherry Family – Fruit dries up on tree and does not drop 
10) Prairie Fire Crab Apple – Ornamental, Apple Family – Blossoms only, no fruit 

 
2. The trees do not grow overly tall, nor wide. (about 25’ – 40’ tall) The Ash trees have small 

leaves, hardy bark and turn orange in the fall. 

3. All the trees are deep rooted, that is why they are good in planter strips. The roots do not go 
along the surface. They develop deep tap roots and do well in rocky soil. 

4. When the trees are purchased, Paul would like to be involved in the bidding process, 
possibly we can do a community purchase and others in the community who would like to 
purchase trees, can. 

5. Different type trees can go along the trails since there are different requirements. 

6. Paul said that ash and maple trees are hardy, and deer resistant. The deer won’t eat and strip 
the leaves off them. When purchased they should be potted (not wrapped in burlap) and be 
two-inches in diameter. They seem to resist shock better when planted if they are potted. 

7. If you want to force growth (make them grow higher and quicker) you can trim off the 
bottom branches. 

8. The commissioners were in agreement that the ornamentals should be taken off the list. 

9. It was agreed that in our development and construction standards, where we list the 
acceptable trees, we should also stipulate they be potted and at least 2” in diameter when 
purchased. It was also agreed that, for aesthetic purposes, the same tree should go in on one 
street, though the trees can vary from street to street. 

10. All the trees should survive without being watered after they are established (about 2 years). 
They all have low sun requirements and will do well in our climate. 

11. Paul suggested we have the people we purchase the trees from plant the trees and guarantee 
them. They will clear the area and mound properly and we would not have to worry about 
those type problems. 

12. Ken Young suggested amending our city code (landscaping section) to state that there are 
required trees that go in planter strips and that the standards and tree list is found in the 
development and construction standards. 

13. Paul stated these trees are grown in Oregon and are available year round. 
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RUSS ADAMSON MADE A MOTION THAT WAS SECONDED BY KELLY LIDDIARD 

THAT WE ADOPT THE FIRST SIX TREES ON PAUL SQUIRES LIST OF 

RECOMMENDED TREES AS THE PLANTER STRIP TREES WITH THE 

FOLLOWING CONDITIONS: 

1. WHEN PURCHASED, THE TREES BE POTTED AND AT LEAST 2 INCHES IN 

DIAMETER. 

2. THE LANDSCAPING CODE WILL STATE THAT ONLY TREES FROM OUR 

LIST (IN THE DEVELOPMENT AND CONSTRUCTION STANDARDS) CAN BE 

PLANTED IN PLANTER STRIPS.  

3. ONLY ONE TYPE TREE BE PLANTED ON A GIVEN STREET, THOUGH THE 

TYPE TREES FROM STREET TO STREET CAN VARY, TO GIVE A 

CONSISTENT LOOK ON EACH STREET. 

VOTE: YES-ALL (7), NO-NONE (0). 

 

RUSS ADAMSON MADE A MOTION THAT WAS SECONDED BY KEVIN 

HANSBROW TO SET A PUBLIC HEARING FOR NOVEMBER 15, 2007 TO AMEND 

THE ELK RIDGE CITY LANDSCAPING CODE TO SPECIFY REQUIREMENTS FOR 

TYPES OF TREES ALLOWED IN PLANTER STRIPS. THIS INFORMATION WOULD 

BE IN THE DEVELOPMENT AND CONSTRUCTION STANDARDS. VOTE: YES-ALL 

(7), NO-NONE (0).  

The amended code will come back before the planning commission. 
 

4.  GENERAL PLAN 

SURVEY RESULTS 

 

Shawn Eliot presented a very well done draft tabulation of the General Plan Survey that was 
passed out to the residents on September 18th of this year. 
 
The survey results will be put on the Elk Ridge City web page once the tabulation is complete, a 
copy of the draft which was discussed tonight is in the file for tonight’s meeting in the city office. 
 
The results will not be included in the minutes as they are in tonight’s file in the city office and are 
on the web site. Shawn Eliot presented the survey results. Some of the discussion points on this 
agenda item were: 
 

1. There were about 475 surveys handed out and about 240 returned. Statistically the 
confidents level of the results should be about 95% with a +/-3% margin of error. 
 

2. Some of the survey highlights were: 

• People moved to Elk Ridge for the quiet setting, scenery, rural feeling, mountains and 
lack of congestion. 

 

Some of the things the citizens want are: 

• Follow through with goals of city vision statement 

• Large lots in hillside 

• Some form of commercial services 

• Preserve hillsides and open space 

• Development of parks and recreation activities 

• Keep rural setting 

• Planned trail system 

• Recycling program 

• Protect wildlife habitat 

• Bond/possible tax for hillside and open space protection and water improvement 
 

Some of the things the citizens don’t want are: 

• Higher density housing 

• Bonding/Tax for sidewalks, new city center, additional code & law enforcement 
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The city is doing a good job with: 

Roads Garbage 
Water Utility Billing 
Sewer Snow removal 
Police Recreation 
Fire 
Parks 

 

The city needs help with with: 

Animal control 
Building and development department 
Senior citizen opportunities 

 
3. Shawn Eliot stated that sometimes developers try and talk the planning commission into 

approving things the citizen’s don’t want. When it is not written in the code, we need to not 
let them do that. It is very important to the citizens that we maintain open space. 

 
4. The commissioners asked Margaret Leckie to check with the Mayor and see if we could post 

the results on the city web page. 
 
5. Shawn told the commissioners to read through the results and use the trends in our decisions 

as we re-write the Elk Ridge City General Plan. 
 

5.  REPORT ON 

OCTOBER 9,2007 

CITY COUNCIL 

MEETING. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

6.  CE-1 CODE RE-

WRITE 

 

7.  APPROVAL OF 

MINUTES OF 

PREVIOUS 

PLANNING 

COMMISSION 

MEETING, OCTOBER 

4, 2007 

 

Dayna Hughes reported on the city council meeting held October 9, 2007. This was the joint 
meeting with the planning commission and city council. The following points were made re: that 
meeting: 
 

• Corbett Stephens, building inspector, did a good job presenting information to the 
council on indoor fire sprinkler systems. All council members present seemed to favor 
requiring fire sprinkling systems in all new development except Alvin Harward, who 
was uncertain. Ken Young will re-write the code for the upcoming public hearing. 

 

• Shawn Eliot did a good job presenting the general idea of open space code that would 
be appropriate for parks, golf courses, etc. He will continue doing research and present 
his findings at a later date.  

 

• Mary Rugg and Ray Brown were not there so they did not have a quorum. The city 
council will revisit the subject of changing the name of Loafer Drive. 

 

• The City is taking out a loan to purchase land for a new city center. 
 

• Dayna told the council members if they had questions for the commissioners to direct 
them to her that evening and from here on out the planning commission will always 
have someone represented at their meetings. 

 
 

The CE-1 code re-write agenda item was tabled until the next meeting. 

 

 

The following corrections were made to the minutes of the October 4, 2007 planning 
commission meeting. 

1. p1, Agenda Approval Item – change “there” to “their” 
2. p3, item p, change “whree” to “where” 

 

A MOTION WAS MADE BY RUSS ADAMSON AND SECONDED BY KEVIN 

HANSBROW TO APPROVE THE MINUTES OF THE OCTOBER 4, 2007 PLANNING 

COMMISSION MEETING WITH THE ABOVE NOTED CORRECTIONS. VOTE: YES-

ALL (7), NO-NONE (0). 
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8.  PLANNING 

COMMISSION 

BUSINESS 

 

Dayna Hughes suggested that if we need to replace planning commissioners after the city council 
election, we might ask some of those who ran for city council and did not get it so they can get 
some city government exposure. 

9. FOLLOW-UP 

ASSIGNMENTS, MISC. 

DISCUSSION 

 

Chairman Russ Adamson will be the planning commission representative for at the city council 
meetings during November 

ADJOURNMENT 
 
 
 
 
 

Russ Adamson adjourned the meeting at 10:00 p.m.. 
 
 
 _________________________________________________ 
 Planning Commission Coordinator 
  

  
 

 


