PLANNING COMMISSION
Tuesday, May 12, 2026, at 7:00 PM

Council Chambers at City Hall Building and Online
110 S. Center Street, Santaquin, UT 84655

MEETINGS HELD IN PERSON & ONLINE

The public is invited to participate as outlined below:
e In Person — The meeting will be held in the Council Chambers on the Main Floor in the City Hall
Building
e YouTube Live — Some public meetings will be shown live on the Santaquin City YouTube
Channel, which can be found at https://www.youtube.com/@santaguincity
or by searching for Santaquin City Channel on YouTube.

ADA NOTICE

If you are planning to attend this Public Meeting and due to a disability need assistance in understanding
or participating in the meeting, please notify the City Office ten or more hours in advance and we will,
within reason, provide what assistance may be required.

AGENDA

WELCOME
INVOCATION/INSPIRATIONAL THOUGHT
PLEDGE OF ALLEGIANCE
ORDER OF AGENDA ITEMS
PUBLIC FORUM
DISCUSSION & POSSIBLE ACTION
1. Grey Cliffs Mass Grading Conditional Use Permit Renewal

2. Meeting Minutes Approval - April 14, 2026
STAFF REPORTS
ADJOURNMENT

CERTIFICATE OF MAILING/POSTING

The undersigned duly appointed City Recorder for the municipality of Santaquin City hereby certifies that
a copy of the foregoing Notice and Agenda may be found at www.santaquin.gov, in three physical
locations (Santaquin City Hall, Zions Bank, Santaquin Post Office), and on the State of Utah’s Public
Notice Website, https://www.utah.gov/pmn/index.html. A copy of the notice may also be requested by
calling (801)754-1904.



https://www.youtube.com/@santaquincity

Stephanie Christensen, City Recorder
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MEMORANDUM

Iltem 1.

April 10, 2026
To: Santaquin City Planning Commission
From: Norm Beagley, MPA, P.E., City Manager
RE: Grey Cliffs Development Agreement Amendment Proposal

The owners of the Grey Cliffs Development, South Valley Holdings, LLC, are proposing changes
to their development plan through a proposed development agreement amendment.

There are multiple aspects of the proposed development agreement amendment that the City
Council will consider. These include, a potential rezone from R-10 Residential to C-1 Commercial
(approx. 1.09 acres), reducing the number of residential lots by 5, increased natural open space
dedicated to Santaquin City from 155 acres to 160 acres, including a new parking area/trailhead,
safety enhancements to access roads and trails, realignment of one public road, using a portion of
City property, minor changes to the grading plan, additional acreage (1.81 Acres) of fully improved
park space immediately adjacent to the existing City park, stormwater enhancements, and better
roadway connectivity.

The reason for the Planning Commission’s review of this proposal is because there are provisions
in the proposed development agreement amendment that are land use related and require the
normal legislative review process which includes a public hearing and a recommendation from the
Planning Commission to the City Council.

The specific items that the Planning Commission will consider in a recommendation to the City
Council are:

e Rezone of approximately 1.09 Acres from R-10 PUD to Interchange Commercial (C-1)
e Other land use related suggestions regarding the proposed development agreement
amendment

Other items presented in their plan are informational for the Planning Commission to bring you up
to speed on the proposed development agreement amendment that the Council will consider.

Additionally, the existing mass grading permit allows the developer to continue with his grading
under that valid permit. Because the current application is two years old and needing to be
renewed, materials for a mass grading permit renewal will be forthcoming at a future meeting
where the Planning Commission will provide a recommendation to the City Council.

Recommended Motion:

It is proposed that the Planning Commission review the proposed changes and forward a positive
recommendation to the City Council.
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Santaquin City Planning Commission

P o ~
dﬁm April 14, 2026

Planning Commission Members in Attendance: Commissioners Jesse Christopher, Mike Weight, Trevor
Wood, BreAnna Nixon, Jayson Johnson and Tyrell Russell.

Excused: Commissioners Drew Hoffman and LaDawn Moak

Others in Attendance: City Council Member Jeff Siddoway, City Manager Norm Beagley, Assistant City
Manager Jason Bond, Community Development Director Morgan Brim, City Engineer Jon Lundell,
Deputy City Recorder Gwen Butters and other members of the public.

Wood called the meeting to order at 7:02 p.m.

INVOCATION/INSPIRATIONAL THOUGHT
Weight offered an invocation.

PLEDGE OF ALLEGIANCE
Christopher led the Pledge of Allegiance.

ORDER OF AGENDA ITEMS
PUBLIC FORUM
Wood opened the Public Forum at 7:04 p.m.

Resident Robert Blandon stated that, as a long-time resident, he has concern for the development of the
city. He feels the open spaces and clean air are being replaced by commercial growth, the rezoning East
of Maverick, negatively impacts nearby resident’s quality of life. He stated that growth is necessary but
should be done responsibly. He expressed concern about possible runoff from the mountain and
inquired what plans are in place to prevent damage to homes in that area.

Wood allowed Bond to respond in the public forum. It was stated that the concerns about debris flow
and drainage in that area are understood, and the city has been working for over ten years with federal
partners to secure funding for retention and debris basins. As part of recent development negotiations,
land was obtained for these basins since grant funds cannot be used to purchase property. Multiple
basins are planned along the east bench to help protect homes from debris flow. Regarding commercial
development, the area’s proximity to the interchange makes it a logical location, especially with the
interchange expansion already funded and underway, with construction expected to begin next year
and finish in 2029. Traffic and safety concerns, including the Maverick intersection being too close to the
interchange, are being addressed through planned road realignments. Overall, the City is working to
balance growth with safety and community impact, and while not every decision satisfies everyone,
efforts are being made to plan responsibly and address key concerns like debris flow and infrastructure.

Wood closed the Public Forum at 7:12 p.m.

DISCUSSION & POSSIBLE ACTION ITEMS
1. PUBLIC HEARING: Grey Cliffs Development Agreement Amendment

Beagley introduced the item stating that it is a recommendation to the City Council, as it involves land
use within an existing development agreement and grading permit. The proposal includes rezoning 1.09
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acres from residential (R10) to commercial (C1) to strengthen the city’s commercial base, while reducing
residential lots by five. The proposal also increases open space from 150 to 160 acres, adds a trailhead
parking area, improves road access and connectivity, and includes minor grading adjustments.
Additional benefits include 1.1 acres of improved park space next to Eastside Park and enhanced
stormwater management. An outline of the proposal was presented using the project map and key
elements were explained to the public.

Wood opened the Public Hearing at 7:20 p.m.

Resident Kylie Lance acknowledged this is a major project and requested clarity on the timeline;
whether it will be ongoing or completed within a reasonable timeframe.

Resident Bruce Bradley expressed concern regarding the fault line in that area and inquired if the park
within the project is still planned to expand.

Resident Kara Gannaway stated that she is not opposed to growth, but it should be matched with
infrastructure, especially schools. This development could add 60—-85 students, pushing already near-
capacity schools beyond their limits. She inquired if Nebo School District has confirmed a plan for this
growth or if housing is being improved without a plan for schools. She stated her concern for runoff and
landslides and the desire to see clear plans showing where debris basins will be, their capacity, and what
happens if they overflow.

Resident Bailey Wall inquired if there is a timeline to anticipate when the rock crushing will end. This
process produces a large amount of dust which affects nearby orchards and has led to an increase in
dust mites.

Wood closed the Public Hearing at 7:25 p.m. and invited developer, Steve Larson to address the
guestions posed in the Public Hearing.

Larson stated that the project originally had a 56 year timeline, however due to challenges, current
estimates are about 3—4 more years for rock crushing and 8—10 years for full buildout, depending on
market conditions. Efforts are underway to reduce dust, including completing higher elevations and
increasing water access for dust control. Significant measures have been taken to manage runoff and
debris flow, using tiered systems that capture, slow, and return water to the ground rather than
allowing it to flow downbhill. Design adjustments have also been made to improve safety, including
converting certain roads to trails and enhancing access to the park. Additional safety features, such as a
rock trap and reinforced embankments, are designed to capture debris and prevent it from impacting
lower areas. Overall, the goal is to balance development with safety, environmental management, and
long-term community benefit.

In addressing the fault lines in the area, Larson stated they have been clearly identified through studies
by Brigham Young University and additional engineering work, including multiple trench analyses. The
project design follows professional engineering standards and is part of an approved development
agreement that accounts for these conditions. Fault lines cannot run beneath homes; they are limited
to areas such as roads or open space like parks, in accordance with engineering requirements. This has
been carefully studied, designed, and reviewed over several years to ensure safety and compliance.
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Bond stated the parks are designed in a linear layout to align with identified fault lines, helping keep
those areas out of residential development. Beagley stated this approach follows sound engineering
practices, though no plan can guarantee that future events won’t occur. Fault lines are not always
continuous, so extensive geotechnical studies have been conducted across the area to guide safe design,
including for debris basins. Significant investment has already been made in engineering and design,
with additional funding planned for construction along the east bench to ensure the highest safety
standards.

Larson stated the goal is to design debris basins, so they are not visible, with most water storage
handled underground through pipes that capture, store, and slowly release water back into the ground.
While a few basin locations are currently planned, efforts are being made to minimize their visibility.
The system is also designed to prevent mud flow by slowing water and stabilizing soil, using debris
capture features to reduce runoff speed. Overall, the focus is on managing water safely while limiting
surface impact. Beagley offered his time to meet with anyone who would like a more detailed overview
through the past eight and a half years of design, funding, and federal review. It’s difficult to fully explain
that process in a meeting like this, especially as the project is currently in its final review stage.

Larson stated the road leading to the park on the north will be a new road, not the existing one. It will
follow the natural terrain and connect through the area currently being developed. Its final use,
including whether it will be gated, will be determined by the city.

Beagley stated that multiple roads in the area will remain for fire and Forest Service access. These are
necessary for emergency response but will not be open for public use.

Larson addressed the question posed regarding dust control and stated that the upper area has been
hydroseeded to reduce dust, and work is progressing down toward the road. Due to the season, seeding
will pause soon, but additional dust control measures will be used, with plans to reseed in the fall.
Exhibits (photos) were presented at the meeting and are attached for the record; they were not
included in the distributed packet. Larson further explained that the park area is largely established,
with final grades still to be completed. Significant progress has been made, and much of the area is now
stabilized, improving overall dust control.

Bond stated that school capacity and planning are determined by the school district. The city regularly
updates the district on development activity so plans can be made accordingly. Resident Kara
Gannaway interjected outside of the Public Forum and stated that she feels, as a city, overbuilding is
happening in hopes that the district will respond. Beagley stated that recent discussions with the school
board indicated that enrollment has been declining over the past two years. Bond stated that while the
city considers the impact of growth, it does not have authority over school district decisions. Questions
about school capacity or future school construction are best directed to the school district, which is
responsible for planning and budgeting for these needs. Regarding the expansion of the existing park,
more area will be added rather than being taken for the road realignment. In addition to this expansion,
the development provides significant open space, including over 160 acres of natural open space and
several additional parks. This land, originally privately owned, is being dedicated to the city, allowing for
local control and future amenities such as trails. Overall, the development adds a substantial amount of
park and open space to the community.

Resident Judy Vincent interjected outside of the designated public forum period stating that many years
ago, a gravel pit proposal included an offer from the developer to build a community baseball complex,
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which the city declined at the time. She expressed concern that the current project offers long-term
benefits but does not provide immediate value to the community. She asked what the city receives
from gravel extraction and suggested that the developer consider contributing something tangible now,
such as recreational facilities, for residents, especially children, in recognition of the impacts.

A resident interjected outside of the designated public forum period and inquired whether testing is
being conducted on soil and dust in the development area; particularly given the presence of old mine
sites to ensure there are no harmful contaminants affecting residents.

Beagley stated that the project is required to meet state air quality standards and is regularly monitored
and inspected by the State.

Larson stated that the project is closely regulated by multiple agencies, including Utah Department of
Transportation (UDOT), the Division of Water Quality, Air Quality, and Mining Safety. Ongoing
monitoring and compliance come with significant cost and oversight. Meeting these requirements is
standard for industry and has taken several years to achieve.

Wood stated that the duty of the commissioners at this time is to provide a recommendation to the City
Council on the proposed amendment to the existing development agreement and inquired if the
commissioners and any further questions or comments.

Weight further addressed the question regarding school capacity concerns. He noted that a local group
spent two years proposing a K-8 school, but it was denied by the Nebo School District and the Utah
State Board of Education due to insufficient demand. He encouraged residents to direct concerns to
school district and state board representatives, participate in meetings, and stay engaged in voting and
public input processes. It was emphasized that it is important for the community to be involved at both
the local and state levels, noting that many planning decisions are influenced by state regulations and
that public participation is key to shaping outcomes.

Wood closed the discussion by stating that the role of the Commission at this time is to provide a
recommendation to the City Council on the proposed amendments to the existing development
agreement. The City Council members will make the final decision on how to proceed. Wood referred
to the staff memo that outlined the proposed changes, including the rezoning of 1.09 acres from R10
Residential to C1 Commercial, along with related modifications that were discussed.

Commissioner Weight made a motion to approve the amendment to the Grey Cliffs Development
Agreement. Commissioner Christopher seconded the motion.

Commissioner Jesse Christopher Yes
Commissioner Mike Weight Yes
Commissioner Drew Hoffman Absent
Commissioner Trevor Wood Yes
Commissioner BreAnna Nixon Yes
Commissioner LaDawn Moak Absent
Commissioner Jayson Johnson Yes
Commissioner Tyrell Russell Yes

The motion passed.
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2. Meeting Minutes Approval - January 27, 2026

Commissioner Christopher made a motion to approve the January 27, 2026 Planning Commission
Meeting Minutes. Commissioner Weight seconded the motion.

Commissioner Jesse Christopher
Commissioner Mike Weight
Commissioner Drew Hoffman
Commissioner Trevor Wood
Commissioner BreAnna Nixon
Commissioner LaDawn Moak
Commissioner Jayson Johnson
Commissioner Tyrell Russell

The motion passed.

Yes
Yes
Absent
Yes
Yes
Absent
Yes
Yes

3. Meeting Minutes Approval - March 10, 2026

Commissioner Nixon made a motion to approve the March 10, 2026 Planning Commission Meeting
Minutes. Commissioner Christopher seconded the motion.

Commissioner Jesse Christopher
Commissioner Mike Weight
Commissioner Drew Hoffman
Commissioner Trevor Wood
Commissioner BreAnna Nixon
Commissioner LaDawn Moak
Commissioner Jayson Johnson
Commissioner Tyrell Russell

The motion passed.

Yes
Yes
Absent
Yes
Yes
Absent
Yes
Yes

4. Meeting Minutes Approval - March 24, 2026

Commissioner Christopher made a motion to approve the March 24, 2026 Planning Commission
Meeting Minutes. Commissioner Weight seconded the motion.

Commissioner Jesse Christopher
Commissioner Mike Weight
Commissioner Drew Hoffman
Commissioner Trevor Wood
Commissioner BreAnna Nixon
Commissioner LaDawn Moak
Commissioner Jayson Johnson
Commissioner Tyrell Russell

The motion passed.

Yes
Yes
Absent
Yes
Yes
Absent
Yes
Yes
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STAFF REPORTS

Bond introduced Morgan Brim as the new Community Development Director. He stated that Brim will
attend Planning Commission meetings, serving as the primary staff contact. He has nearly 10 years of
experience with Vineyard City. Bond expressed enthusiasm about his addition.

ADJOURNMENT

Commissioner Weight made a motion to adjourn the meeting.

The meeting was adjourned at 8:03 p.m.

Deputy City Recorder — Gwen Butters Planning Commission Chair — Trevor Wood
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