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Naples Planning and Land Use  
Regular Meeting 

Minutes –JULY 31, 2007 
 
 

The Regular meeting of the Naples Planning and Land Use Commission opened at 7:30 p.m. 
 
 
Commission Present: Chairman Dale Harrison, Vice Chairman Bruce Cook, Jim Richards, 

Lloyd Barton, Jim Garner, Stan Johnson and Wally Gale. 
 
Commission Absent: None. 
 
Council Rep. Present: Kenneth Reynolds  
 
Others Present: Bret Stringham, Cliff Grua, Paul Hawkes, Michael Lenz, Kelly Hansen,  
 Greg Platt, Craig Blunt, Dale Bowden 
  
Welcome: Chairman Dale Harrison welcomed the Commission and the Public to 

the Regular Planning and Land Use meeting for this evening.   
 
Approval of Agenda: Lloyd Barton moved to accept the revised agenda for July 31, 2007. 

Jim Garner seconded the motion. The motion passed with all voting 
aye.  

  Roll Call Taken: 
 
  Vice Chairman Cook  Aye 
  Jim Richards   Aye 
  Lloyd Barton   Aye 
  Jim Garner   Aye 
  Wally Gale   Aye 
  Stan Johnson   Aye 
    
Disclosures/Conflicts: Jim Richards indicated that Brent Cooper is his Brother-in-law and 

Kristine Cooper is his sister.  Three members of the commission live by 
the pheasant run subdivision. 

 
Approval of Minutes: Minutes to be approved:   
 May 8, 2007 regular meeting - Stan Johnson has concerns about who 

seconded the motion to adjourn the meeting.  Stan was not present.  
Bruce Cook seconds the motion to adjourn. Jim Garner motions to 
approve minutes of May 8, 2007 with changes stated, James Richards 
seconds the motion. 

 May 22, 2007 regular meeting – Page 2 has two type errors to be 
corrected.  Bruce Cook motions to approve minutes of May 22, 2007 
with changes made, Wally Gale seconds the motion. 

 June 12, 2007 regular meeting – Page 3, recommendation from 
commission needs to be stated to read:  With extra cost to be worked 
out with Cliff Grua, developer and Ashley Valley Sewer and water.  
With changes made James Richards motions to approve minutes of 
May 12, 2007, Wally Gale seconds the motion. 

 June 26, 2007 regular meeting – meeting canceled, lack of quorum  
 July 10, 2007 regular meeting – meeting canceled, lack of quorum  
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 All minutes approved with corrections made.  All voting Aye 
 
 
  Roll Call Taken: 
 
  Vice Chairman Cook  Aye 
  Jim Richards   Aye 
  Lloyd Barton   Aye 
  Jim Garner   Aye 
  Wally Gale   Aye 
  Stanley Johnson   Aye 
  
 
Administrator’s Updates: 1. & 2.  I-1 Zone Conflict - C-2 Travel Trailer Court Conditional 

Use.  Greg goes over the conflict with the ordinance on travel trailer 
courts.  Page 218 section 02-28-005 Travel trailer courts are not 
permitted, page 228 section 02-30-002 travel trailer courts are 
permitted.  Need to make clarification of ordinances for travel trailer 
courts.    

 3. Vested right Cooper Subdivision - Concerning Cooper 
Subdivision.  Greg has taken this issue and documents to Attorney 
Dennis Judd. A vote is needed from commission on the right of the 
developer and whether Cooper Subdivision has vested rights.  The Utah 
Law on vested rights states if you have an approved application from 
the commission than the developers have certain rights for 
development.  Provisions of Second Substitute Senate bill 60 Page 8 
Section 38 clarifies vested development rights.  Requires that complete 
applications for land use approvals are to be considered under the law 
that was in place when a complete application was submitted and all 
fees have been paid, unless the application jeopardizes a compelling, 
countervailing public interest or pending amendment to the ordinances 
was initiated as provided in local ordinance prior to application.  The 
amendment we have in this case is the RA-2 zone was changed after 
the developer had made a conceptual application to the commission.  
The commission needs to decide if that application constitutes whether 
the applicant has vested right.  Lloyd Barton and Bruce Cook 
concerned that they will be expected to interrupt the law.  In ordinance 
now a preliminary needs to be paid in order to qualify for vested rights.  
At the time of Cooper subdivision there was no clarification on vested 
rights. Greg Platt states that the original plan was approved.  Jim 
Richards would like to point out the changes that have been made by 
Cooper Subdivision are because of Naples City and the development of 
1000 South.  If it is determined that he does have vested rights the 
changes made will fall within the parameters to develop the property, a 
revised application must be submitted.  If he does not have vested 
rights he will need to follow the ordinance as it stands now.   

                                                          4.  Utah Housing Survey – Letter from the Department Of 
Community and Culture dated June 18, 2007 about state wide survey 
and report on moderate income housing plans per Utah Code Section 
10-9a-408.  The Code requires that each city complete a biennial report 
concerning their review of their plan.  The purpose of the survey will 
help identify cities needing technical assistance with their housing 
plans and opportunities for the state’s agency to collaborate with the 
cities for housing project financing.  Affordable housing is outlined in 
Naples City general plan, Chapter 6.  A good portion of our housing 
stock will fall under the affordable housing category.  Commission will 
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need to address whether the general plan will need to be amended and 
submit the recommendation to the Council.  A copy of Chapter 6 has 
been forwarded to the Department of Community and Culture.  If we 
need to make any changes we will need to resubmit.  

 5.  Pheasant Run Photos - Pheasant run subdivision located at 500 
East 2800 South, Old Plum development.  When Plum submitted their 
original concept plan and was approved the photos and graphics that 
were submitted were of such a character that the commission did 
approve.  Since then conceptual was sold to Pheasant Run subdivision.  
The photos now of the houses that Pheasant Run will be putting in the 
subdivision are not within memory of the photos originally presented to 
the Planning Commission.  There is no record of the photos or what the 
concept was originally from the Plum Subdivision.  The lot lay out will 
be the same and has not been changed.  The only difference will be the 
quality of the homes built.  You can sell a concept to anyone.  Changes 
can not be made to the original plat plan.  Pictures are shown to the 
commission of the new houses that will be built at the Pheasant Run 
Subdivision.  They are pre-fab in sections and brought into the 
subdivision.  Pheasant Run is here for approval for their second phase.  
The concern is does this subdivision fit in the neighborhood with the 
other homes being built in the area.  

 
     
Chairman Dale Harrison: The Farm, Cliff Grua 
 
Residential Subdivision Cliff Grua addresses the items noted that will need to be on plats 
The Farm for approval 
 1.  Soil, rocks, sands and clays.  No material will be imported for the 

construction of this project.  The soils are adequate for building. 
 2.   Street Lighting. Will be specified by the city. 
 3.   Traffic Signs.  Will be specified by UDOT.  
 4.   Green Space.  We will hire a professional landscaper to give ideas 

on how to arrange plants and trees. 
 5.   2.7' piece of land between the Olsen properties.  The street on the 

plat will be moved and widened to eliminate the problem.  All lots will 
be adjusted and the green space will be added to the landscaping and 
maintained by the home owners association. 

 6.  Will comply with ADA specifications as soon as they know what 
they are. 

 7.  Will stick with the modified curb and gutter.  Still needs to have that 
approved by their engineer.  Feels that will be the best way to meet 
with ADA specifications and the best way to sell the homes without 
having to have the driveways all specified before.  Also feel there will 
be proper compaction for the drive way strength. 

 8.  Shows photographs of the homes that will be built in the 
subdivision.   The photographs will be put in with the development   

 With those changes request is for approval 
 Bruce Cook:  I missed how you corrected the space on the north street. 
 Cliff Grua:  The lot and fence line did not meet the legal description of 

the property line.  Would have had to ask for a change in the set back 
requirements or move everything to make the correction. 

 Bruce Cook:  Does that put you to close to the other home. 
 Cliff Grua:  The mobile home will be moved.  That will no longer be 

an issue.  Plenty of room on the South side   
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 Cliff Grua:  Letter has been obtained from Ashley Valley Water, they 
are happy with what is being proposed.   Not interested in running any 
more sewer through the subdivision.   

 Bruce Cook:  Do you have agreement with Postmas? 
 Cliff Grua:  We do 
 Bruce Cook:  So this is a preliminary? 
 Dale Harrison:  In minutes on June 12, 2007, city planner is pleased 

with the design, has concerns with the preliminary on the curb and 
gutter.  Requests the developer to go with high back curb and gutters.  
Developer is approved for modified in this subdivision.  

    Wally Gale motions to approve Preliminary for The Farm Subdivision Phase 1.   
    James Richards Seconded motion with all voting aye.    
    Roll call taken: 
      
  Vice Chairman Cook  Aye 
  Jim Richards   Aye 
  Lloyd Barton   Aye 
  Jim Garner   Aye 
  Wally Gale   Aye 
  Stanley Johnson   Aye 
 
 
Chairman Dale Harrison: Pheasant Run Phase 2.  Kelly Hansen to present proposal. 
 
Pheasant Run Phase 2 Kelly Hansen:  Plum abandoned their plan for several reasons; we 

stepped in and made a big investment.  We are excited about the home 
we are bringing in.  All homes are built to the exact same code the RIC 
code has to be built to.  Working hard to make sure these homes are 
nice and yet affordable.  The homes will range from about $200,000.00 
- $250,000.00.  The homes will be above the low income housing 
number.  The homes all have 2x6 exterior walls, R25 insulation in the 
walls, R42 in the ceiling, 30 year shingles, low E windows, natural gas.  
The reasons as to having the homes built off site are because of the 
labor problem in the Uintah Basin.  The problem with commercial 
development is the housing count in Naples City.  The housing count 
needs to accommodate commercial growth.   

 Bruce Cook:  Are there any 2 level houses?  What are the sizes, 
exterior and what kind of yards are planned for this development? 

 Kelly Hansen:  There will be no vertical siding on these homes.  They 
will be built with Hardy Plank.  Like a cement board.  Some will have 
stucco or brick with the hardy plank siding.  Almost all homes will 
have a 2 car garage which will be oversized to accommodate trucks.  
All garages will be stick built.  Foundations will be poured and garages 
built at the same time.   Not allowing any homes with less than a 4 - 12 
pitch roof.  The homes are really stick built homes.  Trying to respond 
to the market needs quickly.  The approval was for single family 
homes.  That is what we are bringing to the community.  The homes are 
nice and upgraded on the inside.  All homes are one level with or 
without a basement.  The largest home will be 2,000 sq ft all on one 
level.  The smallest home will be 1,280 sq ft.  None will be less than 
three bedrooms, two baths.  Yards will have sprinkling systems and 
front landscaping.  All will have a good curb appeal.         

 Bruce Cook:  Are you required to put a bond for the landscaping. 
 Dale Harrison:  you are not responsible for landscaping. 
 James Richards:  will you plant grass or do sod? 
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 Kelly Hansen:  We have not decided if we will do sod or hydro 
seeding. Sod will most likely be done at the first houses. 

 Bruce Cook:  Are you selling homes now 
 Kelly Hansen:  first house will arrive next month.  Century 21, Carol 

Judd, will be selling the homes. 
 Kenneth Reynolds:  How many homes face east? 
 Kelly Hansen:  None, no driveways going on to 500 east.  At the 

request of Naples City.  Privacy fence along 500 East will be 6 foot tall 
from water pump to corner 

 Dale Bowden:  I asked Plum’s when they started this and they said that 
all the houses built on 500 East would be bigger houses.  Is that still 
true? 

 Kelly Hansen:  No, we will not be building any houses on 500 east.  
Some of the lots back up to 500 East will be bigger than some of the 
back homes.  We could go two stories, but that would be up to the 
buyer at an extra charge.   

 Dale Harrison:  What happened to the wider entrance for the three 
lanes instead of the two lanes coming in on 2700? 

 Craig Blunt:  They will put in extra entrance. 
 Kelly Hansen:  Explains Phase 2.  One of the things after the plat was 

recorded was there was a second entrance opened immediately.  The 
second phase will add 10 lots that will get 750 east done and opened to 
high county estates. Next phase will have 45 lots.  The sewer stubs are 
all done and in and ready for the next phase. A bond was put up in the 
amount of $54,000.00 to guarantee to pay for the road to 750 East.  We 
would like to get that road done and in now.  It will be better for 
everyone.  All construction documents are attached.   Two engineering 
firms working on this, Summit engineering from Heber and Paul 
Hawks from Tri State, here in Vernal.  They have completed the 
engineering for phase 2.  

 Dale Harrison:  The T intersection that you are bringing down 975 
east will that remain blocked off at 2780? 

 Kelly Hansen:   Yes, until phase 4, Phase 3 will get the traffic flowing 
through to the west side of the subdivision.  Next summer we will hope 
to be here to ask to complete phase 4, which will open up the whole 
subdivision. 

    Lloyd Barton Motions to approve preliminary for phase 2 would like to 
    see this move to final. 
    Kelly Hansen:  This is ready for final 
    Craig Blunt:  If this goes to final can you make it subject to approval  
    from our engineering. 
    Lloyd Barton:  Would like this moved to final. Before this can record  
    engineering will have to review.  Make sure the fire marshal signs off  
    on the three points turn around  
    Kelly Hansen:  They made us put 100 foot temporary turn around  
    down at the bottom.  It will take up lots until the final turn around is put 
    in 
    Lloyd Barton motion to move phase 2 to final with recorded fire truck  
    turn around for temporary use and engineering approval. 
    Bruce Cook:  Problem with opening up phase 2 until sales are done in  
    phase 1. The roads are city roads, worried that if the sales do not go  
    through, we will be taking care of a road for one house at the end of  
    phase 2. 
    Kelly Hansen:  Does not plan on putting any homes in phase 2 until  
    phase one is complete. 
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    Dale Harrison: Someone comes in and wants to buy lot 145 or 146 the 
    roads will have to be maintained for snow removal and everything else  
    for that one house on the road. 
    Bruce Cook:  Would you consider agreeing to no sales in phase 2 until  
    50% of houses are sold in phase one. 
    Kelly Hansen:  Yes, we will agree to 50%.  Very reasonable 
    Lloyd Barton amends motions to move that we have 50% occupancy  
    on phase one before any homes are occupied in phase 2.   
    Bruce Cook:  I would like to see no construction in phase 2 until phase 
     one is occupied  
    Lloyd Barton motion to approve final for Pheasant run phase 2 with  
    stipulations that 50% of homes must be sold or under contract before  
    any building or construction of homes can be done in phase two. 
    Stan Johnson seconds the motion with all voting aye. 
    Roll call taken: 
      
  Vice Chairman Cook  Aye 
  Jim Richards   Aye 
  Lloyd Barton   Aye 
  Jim Garner   Aye 
  Wally Gale   Aye 
  Stanley Johnson   Aye 
 
Chairman Dale Harrison: General Business 
 
    1.  UTSSD Update.   The Uintah county / Vernal City / Naples City  
     Chip seal projects were combined and accepted.  Everything else was  
    denied.   
    Craig Blunt:  Explains what the UTSSD did.   Application was made  
    For chip seal and denied other than taking part with UTSSD bids. 
    I have been instructed to type a letter appreciating everything that has  
    been done and to remind them that the roads that need replaced are  
    industrial. 
    Bruce Cook:  Are Vernal and Naples being charged 
    Craig Blunt: Only if we approve.  We can only go in with them 
    If we agree to pay.  Waiting for the joint meeting 
    Lloyd Barton:  Do we have a list of individuals who resprent the 
    UTSSD.  Please get me a list. 
    Brett Stringham:  The way I understand it is that it is energy money.  
    Craig Blunt:  It is one of the roads that they have already built for us  
    All we are doing is sealing all the work that has been done from Ifa to  
    the end of 1100 south. 
     
Chairman Dale Harrison:             I-1 Zone Conflict and C-1 Travel trailer court conditional use. 
     
    Dale Harrison:  Need to have discussion and vote. 
    Lloyd Barton:  Would like to know what the original wording is 
    Dale Harrison:  Is 02-28-005 in now 
    Greg Platt:  They are both in now.  02-28-005 and 02-30-002 
    Lloyd Barton motions to strike travel trailer courts on 02-28-005 from  
    the ordinance. 
    Jim Garner Seconds motion with all voting aye 
    Roll call taken: 
   
     Vice Chairman Cook  Aye 
  Jim Richards   Aye 
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  Lloyd Barton   Aye 
  Jim Garner   Aye 
  Wally Gale   Aye 
  Stan Johnson   Aye 
 
   
 Greg Platt:  States we will go through and clarify the reading of the 

ordinance for PUD  
 
Chairman Dale Harrison: Vested Rights Cooper Subdivision 
 
 Commission discussed what vested rights means and when is it 

relevant. Craig makes it clear that the commission is not sitting 
precedence.  The question is whether Cooper Subdivision is vested or 
not.  Remember that we must be consistent.   

   If he does not have vested rights he still has an approved concept he 
can still come back with his original concept plan and take it through to 
preliminary.  Any changes made will have to follow the new ordinance.  
If he does have vested rights the old concept or any new concept can be 
presented.  He requires a certified letter from the Planning & Zoning 
Commission that he does or does not have vested rights to move 
forward. 

                        Commission votes:  Cooper Subdivision does have vested rights in the 
original concept plan. 

 Roll call taken: 
    
   
     Vice Chairman Cook  Aye 
  Jim Richards   Aye 
  Lloyd Barton   Aye 
  Jim Garner   Aye 
  Wally Gale   Aye 
  Stanley Johnson   impartial 
 
Chairman Dale Harrison:    Utah Housing Survey 
 
 Lloyd Barton gives a strong opinion on what this survey means. 
 Naples city has zoned out all the low income housing available in 

Naples Utah.  We have cut out all the zoning for duplex and 4 plexes.  
We have already come into noncompliance for the future.  We the city 
need to get in spot zones to be in compliance of the survey. 

 
 
 
Chairman Dale Harrison:   Cul-de-sac Front Set Back Changes 
 
 Greg Platt presents Cul-de-sac measure set back changes.             
 Many communities are using the new way to measure the front setback.  

If our city wants changes we will need to make recommendation to the 
city council.  The new lots may measure the front setback from a chord 
or straight line between front lot corners provided it does not decrease 
the front yard setback from the right of way of the cul-de sac or turn 
around more than 5 feet from the requirements of the zone in which the 
lot is located.  Minimum setback will be no less than 20 feet.  The 
ordinance now states 30 feet set back. 100’ radius.    
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 Bruce Cook make motion to change cul-de-sac lot front setback from a 
chord or straight line between front lot corners proved it does not 
decrease the front yard setback from the right-of-way of the cul-de-sac 
or turn around more than 5 feet from the requirements of the zone in 
which the lot is located. Measurement will be permandicular to the line. 

 Lloyd Barton seconds motion with all voting aye. 
 Roll call taken: 
    
   
     Vice Chairman Cook  Aye 
  Jim Richards   Aye 
  Lloyd Barton   Aye 
  Jim Garner   Aye 
  Wally Gale   Aye 
  Stanley Johnson   Aye 
 
 
Chairman Dale Harrison: Rear Lot line measurement change 
 
 Greg Platt presents rear lot line measurement changes. 
 Issue brought up by a developer at Sunstone.  The rear lot line should 

be the line most parallel with the front line.  If changes are to be made 
the recommendations will have to go before the council.  The new 
change will be written as follows: 

 Rear Lot line measurements the rear lot line from which the rear 
setback is measured shall be the major lot line which is most closely 
parallel to the front lot line and does not intersect the front line.  In the 
case where a lot is comprised of only three lot lines or where the rear 
lot is irregularly shaped so that the center of the rear lot falls upon an 
intersection of side lot lines, the rear setback shall be measured from a 
line running parallel to the front lot line, intersecting the two side lot 
lines at a distance no closer than ten feet to the intersecting of said lines 
and not shorter than then ten feet.  In no case shall any structure be 
allowed closer than eight feet to any side lot line with a total side 
setback of no less than twenty feet. 

 Bruce Cook motions to recommend the changes as written to Council 
Wally Gale seconds with all voting aye 

 Roll call taken: 
  
     
       Vice Chairman Cook  Aye 
  Jim Richards   Aye 
  Lloyd Barton   Aye 
  Jim Garner   Aye 
  Wally Gale   Aye 
  Stanley Johnson   Aye 
 
Chairman Dale Harrison: Curb & Gutter Ordinance Change 
 
 Greg Platt explains high back and low back curb and gutter along 

with ADA requirements.     
 Several reasons from safety to convenience to ADA Rules are 

discussed and evaluated. 
 Lloyd Barton motions to recommend changes to Council that 

Residential areas approve high back curb and gutter.  Do not allow 
Modified.  Commercial areas approve high back curb and gutter. Do 
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not allow Modified.  (Optional) Modified allowed in industrial areas 
without sidewalks only. 

 Jim Garner seconds motion with all voting aye 
 
 
 Roll call taken: 
 
     
                                Vice Chairman Cook  Aye 
  Jim Richards   Aye 
  Lloyd Barton   Aye 
  Jim Garner   Aye 
  Wally Gale   Aye 
  Stanley Johnson   Aye 
 
 
 Greg Platt:  Would like to jump in with one thing, we do have people 

calling in with the idea to do man camps or RV camps in commercial 
zones.  Now it is in a conditional use.  Leave it as a conditional use or 
change it   

 Lloyd Barton:  We need to leave it as is.  We need to have them in 
planned parks.  We need to open the door and be hospitable. 

 Lloyd Barton:  would like to address how friendly we are as a city and 
being user friendly.   Would like to see a questionnaire to get feed back 
on how we are as a city.  Are we lacking in an area?  We need to know.  
Let’s help these guys promote our City. 

 Bruce Cook:  What does some one face when they come in here?  
Where can the people go to get help?  What are the city requirements 
for development?  Make Copies for future review. 

 
  

Adjourn  Having no other business before the commission, Bruce Cook moved to 
adjourn.  Wally Gale seconded.  All voted aye.  The meeting adjourned at 
10:50 p.m. 

  
 
 
 
 
 
  
 
  
 
  
 
  
 
    The next regular meeting will be August 14, 2007 7:30 p.m.    
 . 


