




 

 

 

 

 

 

 

 
      

 
 

The following are the minutes of the Planning Commission Meeting held on Thursday, November 3, 2016 at 

6:00 p.m. in the Herriman City Community Center, 13011 South Pioneer Street (6000 West), Herriman, Utah. 

Adequate notice of this meeting, as required by law, was posted in the Community Center, on the City’s 

website, and delivered to members of the Commission and media. 

 
Presiding:  Chair Clint Smith 
 
Commission Members Present:  Adam Jacobson, Jessica Morton, Curt Noble, Robyn Shakespear 
       
Council Members Present:  Mayor Carmen Freeman, Coralee Wessman-Moser 
 
City Staff Present:  City Planner Bryn McCarty, Planner I Sandra Llewellyn, Planning Intern Craig 

Evans, Communications Specialist Destiny Skinner, Assistant City Manager Gordon Haight, City 

Engineer Blake Thomas, Assistant City Engineer City Attorney John Brems 

 
 

 6:05:29 PM 

Applicant asked if they could install a full privacy, six foot vinyl or precast fence instead of a four 

rail fence. Commissioners felt fine with the change requested.  

 
 

 6:08:05 PM 

City Planner Bryn McCarty reported on the process of updating the overall ordinance. There has been 

a text changes list staff have been working on and it will be incorporated into the update. One change 

would be for a lot line adjustment. She wondered if the commission would feel comfortable to have 

staff approve lot line adjustments. Chair Smith commented that he felt fine with that as long as it 

doesn’t negatively affect what could happen on the lot between the two neighbors and the setbacks. 

Commissioner Adam Jacobson mentioned that he did not want any unusual or out of the ordinary lot 

lines. If there were adjustments proposed that were considered to be unreasonable or out of the 

ordinary that those come before the commission for approval. City Planner McCarty suggested the 

language state that staff approves lot line adjustments but could at any point bring those requests 
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before the commission. City Attorney John Brems suggested, simple lot line adjustments consisting of 

a straight line be approved by staff.  

 
A PUD is a conditional use with conditions. City Planner asked commission to consider making a 

PUD a zoning item, like an overlay zone. It would be a legislative item which would allow council to 

approve and gives more flexibility. There would be a zone which would be rezoned with a PUD 

overlay. It would be a bubble plan with pods and densities. Each pod would come back for final 

approval and each phase would go before commission before final approval. A question was asked 

about how it would affect the development agreement. The response was that it would be tied to it. 

Commissioners thought that there was merit for making the PUD a zoning issue and would make 

sense that it go to the council.  

 
Planning Intern Craig Evans did an audit of Herriman City code enforcement issues. Parking of RV’s 

and trailers was a large issue. The ordinance was not very clear. One question posed was if they wanted 

to require that RV’s or trailers are parked on pavement or concrete. Commissioner Adam Jacobson 

would like to see it parked behind a fence. Many cities have the requirement already. City Planner 

McCarty reported that currently RV’s or trailers can park on the street. Chair Smith thought that 

trailers and RV’s should not be tarped on the road or in front of the home for a six month period. He 

did think it was appropriate for them to be in the back yard and he didn’t think it mattered if it was on 

concrete or gravel. His concern was more with the wear. A suggestion was made that trailers or RV’s 

be allowed to park behind the front plane of a home. Another thought was for corner lots and felt the 

trailers should be required to be behind a fence. The commission felt fine for them to move forward 

and hash out fine details with the commission later.  

 6:24:56 PM 

Item 2.1 – Burgeois Gas Station – this was approved last month and then went to the Appeals 

Authority. The appeal was held and was sent back to the commission to receive further information. 

There was information received from the applicant and from residents. City Attorney John Brems 

explained that this was an MU-2 gas station which is prohibited unless the commission finds it 

compatible. Their job would be to identify how it is compatible. The city used a conditional use 

language and talked about what the detrimental effects and how those can be mitigated. Commission 

were tasked with explaining why they believe it is compatible, why it is not compatible or to take it 

under advisement. He explained if he was the applicant he would object and then the city can have 

someone be brought in to help with the process. The suggestion was to allow public comment. Chair 

Smith asked commission to remember when considering a decision that it would be whether or not it 

is compatible for the whole town center which is zoned MU-2. City Planner McCarty explained that 

the intent was mixed use and the prohibited use was so it wouldn’t go into the middle of single family 

homes. Commissioner Adam Jacobson wondered the advisement would happen in a closed meeting. 

The response was affirmative.  

 
Item 2.3 – RSL Training Academy fencing – was required to be brought back for approval.  

 
Item 2.4 – Ivory Subdivision on the Hamilton property. The subdivision had standard setbacks. Some 

lots were not as deep as the builder would have liked. He asked for an exception right up front to be  
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able to sell bigger homes for those lots. The exception would allow a 20 foot setback instead of 25 

foot setback. If the commission prefers not to allow the exception, then the builder could bring the 

exception request in per home or situation. Chair Clint Smith voiced a concern that those homes 

granted the exception might also request an additional setback for a rear deck or patio. He would 

prefer that if an exception was granted that it be the only exception and that no further adjust would 

be allowed. Commissioner Adam Jacobson preferred that the exception be proposed on a case by case 

basis.  

 

Item 2.5 – Dance Studio – City Engineer Blake Thomas reported that the road was 60 feet wide and 

the driveway was 30 x 27 feet which would fit three cars. There would not be enough room to go two 

cars deep. The applicant was requesting three classes per day. The commission would need to put 

conditions on the business to mitigate those concerns. Commission concerns noted were the time of 

day for the classes, staggered start and stop times and parking. 

 

Item 2.7 & 2.8 – South Hills Pod 2 – approved plan was shown. The development would have public 

streets. A clubhouse and a couple park areas were pointed out. Commissioner Adam Jacobson 

questioned where the driveways were for the four-plexes. The subdivision does have CC&R’s and 

design guidelines. The builder is a new builder. Commissioners requested more information regarding 

the elevations. A discussion about the townhomes facing 15000 S took place.  

 

Item 2.9 and 2.10 – Miller Crossing – the proposal would be a recommendation to council. A 

discussion regarding the change in open space took place.  

 

Item 2.11 and 2.12 – Miller Crossing Pod 7 – approved for 230 units. City Engineer Blake Thomas 

explained that there was a condition saying detention can be off site and another one saying it can be 

off site. He preferred that it say storm water detention will discharge. Number eight traffic study 

question it will be required for each pod. Item number three include a note that says a fee in lieu is 

okay for the precast wall. Parking was briefly discussed.  

 

Item 3.2 – Southeast Rezone. 
 

Item 3.1 – Text Change – turned time to Mayor Freeman to provide more detail regarding the request 

for the text change. He felt the change would provide an avenue to give more accountability for 

members of the planning commission and would give council the opportunity to look at the planning 

commission members as they serve. If there were problems, they would want to work with those 

commission members. He felt the ultimate reason was to give an option for council to work with the 

commissioners during the time they serve. City Planner Bryn McCarty reported about the discussion at 

the retreat. They talked about rules for attendance and requiring a four hour training each year. They 

also mentioned giving a benchmark for minimum requirements like being prepared, reading the 

packet, etc. She noted that it was a discussion item and if they had something they were uncomfortable 

with to please provide those comments because the Mayor and staff were open to changes. Chair Clint 

Smith said he would share thoughts during the meeting. This would be a recommendation to the 

council. 

 

Meeting Adjourned 7:00:29 PM 
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7:06:29 PM     
 

Presiding:  Chair Clint Smith 
 
Commission Members Present:  Adam Jacobson, Jessica Morton, Curt Noble, Robyn Shakespear 
       
Council Members Present:  Mayor Carmen Freeman, Coralee Wessman-Moser 
 
City Staff Present:  City Planner Bryn McCarty, Planner I Sandra Llewellyn, Planning Inter Craig 

Evans, Deputy Recorder Cindy Quick, Communications Specialist Destiny Skinner, Assistant City 

Manager Gordon Haight, City Engineer Blake Thomas, City Attorney John Brems 

            

 

Chair Clint Smith welcomed those in attendance.  

 

 7:07:00 PM  
 

Robyn Van Shaar offered the invocation and David Howe led us in the pledge. 

 7:08:09 PM  
 

Full Quorum, Andrea Bradshaw, Jeramy Burkinshaw and Wade Thompson absent 

7:08:23 PM  
 

Commissioner Jessica Morton MOVED to approve the minutes for October 6, 2016. 

Commissioner Robyn Shakespear SECONDED the motion.  
 

The voting was unanimous.  
 

 

7:08:51 PM  Chair Clint Smith reviewed the public comment policy and procedure. 

7:11:10 PM 

City Planner Bryn McCarty oriented the commission with an aerial map, site plan and other images 

prepared to show the location of the proposed gas station. The MU-2 zone has a statement that says 

‘unless it is found to be compatible, service stations are considered prohibited uses.’ Planning 

commission approved the station a few months ago. The appeals authority granted the appeal and 

remanded the application back to the commission to provide more evidence that it was appropriate for 

the location.  The location  of  the station  was shown and  it  was noted that it  would  be part  of  the  
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Herriman Town Center and that the location was shown as commercial on the plan. The site plan was 

shown to orient commission how the station would sit on the lot. Elevations were shown and they were 

approved by the Town Center Architectural Committee. Pictures of the building and inside of the store 

were shown. Commissioners were reminded that the issue before them was whether or not the use was 

compatible within the mixed use development.  

 
Danny Burgeois (applicant), noted that the major concerns were light pollution, noise pollution, possible 

increase in crime and increase in traffic. As far as the concern of noise, he noted that there would be no 

more noise than any other type of business. There would not parties or events at the gas station. The 

noise would be from cars pulling in and out. As for light pollution, all lighting would point downward. 

No lights would be shining into neighboring windows. Mr. Burgeois reported that an engineering firm 

provided a report regarding light data and how far the light would be cast. At the fence, behind the 

building, there was no light cast from the building lights. The back of the building faces the townhomes 

which would block any light from the front of the building. The document was part of the packet. He 

also mentioned that street lighting would be the same with any building because those come from the 

city. He had pictures showing the light from three other store parking lots to show how it fades. Privacy 

concerns would be mitigated by a duel fence. There was currently a vinyl fence along the back of the 

property and the commission required a six foot precast concrete fence, as well as, trees every 20 feet. 

He was willing to space the trees even closer if necessary. There will also be trees and shrubs along the 

front and sides of the property. He reported that north west of the property there was 87 acres that 

could be developed and that development would need a place for fueling. South east of the property, 

across Main Street, there was 156 acres of property to be developed which shows a need for an 

additional store. Safety concerns would be mitigated because C stores don’t typically bring more traffic 

to the area. The traffic would be from the surrounding area. He reported about an issue with a store in 

Vernal with residents who opposed the store but are now daily customers. He felt those who had 

concerns with this store, would most likely be future customers.  

 
Chair Clint Smith reiterated that the decision needed was to show compatible use for the proposed gas 

station. He reported that there had been comments received on the item and commissioners felt that 

public comment should be allowed for whether or not the station was a compatible use.  

7:22:04 PM  Chair Smith allowed public comment on the item and reminded those who would like 

to make comment to fill out a comment form and state their name for the record. 

 

Citizen Comments:    

 

Robyn Van Shaar, thanked the commission, staff and developer for the efforts they have made to 

mitigate the damage to those living next to the station. She reported that they have failed to mention 

the concern of smells that will come from the gas station. She explained that gas fumes contain 

benzene which is a cancer causing agent. She noted that there are hundreds of uses for the area. She 

asked that they deny the application. 
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David Howe was pleased that the commission would allow public comment. He was concerned with 

the hours of operation from 4:00 am to 11:00 pm. He would assume that employees would arrive at 

3:00 am to 3:30 am and that the neighbors would have only 3 to 5 hours of sleep without noise. He 

was concerned about the noxious odors and fumes, as well. He reported that California has 

implemented a recommendation that there be a 300 foot separation between gas stations and sensitive 

areas and 1,000 feet from schools. He reported that Silver Crest Elementary is 600 feet from the gas 

station.  

 

Sandy Fink reported living within 300 feet of the proposed gas station. She thanked the commission 

for allowing public comment. She was concerned with the fumes and light pollution. She compared it 

to an average business exposure and felt a regular business would have business hours from 9:00 am to 

5:00 pm or even 8:00 am to 5:00 pm. She felt that traffic and foot traffic would be much more than a 

typical business. She was also concerned that this would affect her quality of life. She noted that there 

was already a neighboring gas station and did not see a need for an additional station in the area. 

 

Brandon Ball was in support of the gas station. He lives behind the Maverick and felt that it had been a 

benefit to him. He recoginzed the demand in the area for the gas station. He felt that most residents 

give their revenue to other business outside of the city. He felt the store would bring increased revenue 

and jobs for the residents and the city. He was surprised at the concerns for fumes because of the gas 

station across the street and no complaints with that gas station. He talked about the double insulated 

tanks to avoid emission of fumes. He felt the concern of light pollution was invalid because there are 

no lights in the back of the building. He reitereated that the lot was already zoned for a commercial lot 

and a key intersection for Herriman.  

 

Martha Black had turned in a comment form and was asked to explain what her concern was. She 

reported that her concern was with the safety of Herriman roads. Chair Smith explained that her 

comment form would be submitted and perhaps her concerns were more in line with the general 

comment period during the city council meeting next week.  

 

Nancy Smith had concern for safety of children having to walk past the gas station on their way to 

school. She felt that cars would be traveling quickly in an out of the business and was nervous about 

safety for those children traveling to two different schools. She felt that the area was better suited for 

regular business hours.  

 

7:36:40 PM  Chair Smith closed the public comment time. 

 

Danny Burgeois (applicant) readdressed concerns and pointed out that the traffic would be in the area 

no matter what; he felt the area would be very busy regardless of what was built there. Regarding 

noxious fumes and smells he explained that there would be no more than the fumes that are already in 

the area. The store would actually provide a convenience for residents being able to walk to the store 

to get milk, juice, a snack or ice cream. Noise would not be increased due to the store because the 

store business slows down around 7 to 8pm and employees only arrive 15-20 min before the store 

opens.  
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Chair Clint Smith turned to the commission for further discussion and possible action on the item. He 

explained the options available would be to approve the item with conditions and specifications of 

how the store is compatible and how the concerns could be mitigated or deny the item based on the 

same reasoning. He heard comments that may warrant further discussion and felt the item may need to 

be continued. Commissioner Jessica Morton asked if there had been any complaints about the Holiday 

gas station, the response was that there had been no complaints. Commissioner Curt Noble asked if 

there was an RV Dump at the Holiday gas station. The response was that there was an RV dump. 

Commissioner Noble felt that regular vehicle traffic was not a concern. Commissioner Jessica Morton 

goes to the Holiday station regularly and RV’s are there about 3 times a week. Commissioner Noble 

struggled as to whether or not the RV dump was a compatible use for the area. He did feel the gas 

station would be compatible for the town center with the exception of the RV dump. Commissioner 

Robyn Shakespear wondered when the garbage pickup would be. Mr. Burgeois reported that trash was 

usually picked up between 6:00 to 7:00 am. Sometimes it was even at 1:00pm in the afternoon and only 

three to four times a week. He reported that the garbage bins were dumped often enough that they 

don’t build up a smell and that the garbage is typically cardboard and packaging materials. The 

dumpsters are in cinderblock enclosures that are six feet tall with gates and are out of sight, out of 

mind. The dump station was proposed only for convenience. Commissioner Shakespear wondered if 

there was control over when the trash was picked up. Jessica Burgeois (applicant) reported that she 

does not know when garbage collection would happen but typically it would be during normal 

business hours 7:00am – 7:00pm. Commissioner Adam Jacobson explained that the garbage removal 

would be by contract for the business, it would not be a city service. She explained that the RV dump 

would be capped and goes straight into the sewer. There would not be smells in that area. 

Commissioner Morton asked about time frames for tankers coming and filling up the pumps. Mrs. 

Burgeois reported that it would be during business hours and not after they are closed. She reported 

that she could work with the fuel suppliers to come at certain times. Commissioner Adam Jacobson 

mentioned that the RV dump was not of concern to him and being that there is a gas station across 

the street he felt that the gas station would make sense in the location but he was still conflicted as to 

whether or not it was compatible use. Commissioner Noble had concern with RV traffic. Chair Clint 

Smith commented that the corner had been designated as commercial for as long as he could 

remember and he always felt like it would be a gas station. However, after hearing the comments made 

there were points brought up that needed to be looked at to decide whether those concerns can be 

mitigated. He felt that further investigation may be warranted. 

Commissioner Adam Jacobson MOVED to continue the item without date to take it under advisement and issue a 

decision at a later date. 

Commissioner Jessica Morton SECONDED the motion. 
 

The motion passed unanimously. 

Chair Smith noted that there would not be a new notice sent out to residents but it will be posted on the 
agenda.  
 

Craig Evans was excused 



 

 

7:51:57 PM

City Planner Bryn McCarty oriented the commission with an aerial map, site plan and other images 

prepared to show location of the proposed subdivision. The proposal was for a plat amendment which 

the commission approves.  

 
The applicant for Argyle Homes was not present. 

7:53:59 PM  Chair Smith opened the public hearing and called for any citizen who would like to 

speak on this item to come to the podium, fill out a comment form and state their name for the 

record. 

 

Citizen Comments:    

 

None 

 

7:54:08 PM  Chair Smith closed the public hearing. 

 

Chair Clint Smith turned the time to commission for further discussion and possible action. 

Commissioners were fine with the lot adjustment. City Planner Bryn McCarty explained that both lots 

have different owners but they have both agreed to the change. Commissioner Adam Jacobson was 

concerned with the location of the utilities because the utilities would most likely be right in front of 

the home. He wanted the applicant to be aware that the utilities could be in their driveway and would 

have to pay for relocation of those utilities. 

 
Commissioner Adam Jacobson MOVED to continue the item without date so the applicant can review the utilities. 

Commissioner Robyn Shakespear SECONDED the motion. 
 

The motion passed unanimously. 

7:58:54 PM

City Planner Bryn McCarty oriented the commission with an aerial map to show the location of the 

property. The layout and perimeter fencing of the property was shown. One condition was that final 

fencing come to commission for approval. Pictures of the fencing were shown; chain link fencing with 

netting and rod iron fencing along the road.  

 
Craig Martin, REO Tinto Stadium, explained that rod iron fencing would be along Academy Parkway 

and the chain link would be six feet with fourteen feet of netting on top of it. He said the design was 

common and works well.  
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City Planner Bryn McCarty noted that the chain link fence should be clarified as six foot black vinyl 

dipped chain link fence. Commissioner Adam Jacobson felt that the fencing along the residential should 

be precast. All commissioners concurred.   

Commissioner Adam Jacobson MOVED to approve the item with staff recommendations with an alteration of item two 

to say six foot black coated vinyl chain link fence and item four stating that along the south east side property against the 

residential is a six foot precast wall. 

Commissioner Jessica Morton SECONDED the motion. 
 

The vote was recorded as follows: 

Commissioner Adam Jacobson Yes 

Commissioner Jessica Morton Yes 

Commissioner Curt Noble  Yes 

Commissioner Robyn Shakespear Yes 

The motion passed unanimously. 

8:06:10 PM

City Planner Bryn McCarty oriented the commission with an aerial map, site plan and other images 

prepared. The subdivision was approved a couple months ago and the applicant was asking for a special 

exception for some of the lots to reduce the rear yard setback from 25 feet to 20 feet. This would allow 

the applicant to offer more floor plans that would fit better on the lots. The decision would need to also 

include whether or not the deck setback could change as well.  

 
Brian Prince (applicant), Ivory Development, explained that Juniper Estates was designed with ¼ acre 

and ⅓ acre lots, focusing on bigger lots. He explained that the width of most of the lots is okay, 

however, the depth was of concern for about 35% of the lots. The special exception would allow them 

to be able to offer several more floor plans. He did not contemplate the setback for decks and would 

appreciate comments from the commission. Chair Smith had mentioned the concern of setbacks for a 

deck during the work meeting. He felt that the special exception could in general be allowed but he 

would not be okay to change the deck setback. Commissioner Adam Jacobson felt that an occasional 

exception may be okay but an overall approval was not preferred. He would like to evaluate each home 

on a case by case basis. Chair Smith and Commissioner Shakespear agreed. Mr. Prince felt that the 

request would make it easier for the city to approve several lots at once instead of lot by lot, however, he 

was fine with submitting the site plans, as well. City Planner McCarty suggested that the proposal could 

be approved with a final site plan to come back. Mr. Prince like that suggestion he reiterated that he was 

only asking for the exception on 66 lots and it’s likely that a good percentage of them may not even ask 

for an exception. Commissioner Jacobson noted that he wanted to see the style of home that would 

require the setback. Mr. Prince explained that he looked at all the standard floor plans to see which 

homes would work and suggested that 25-30% of the plans would not fit on the lots being discussed 

and 10-15 plans may require a foot to five feet of adjustment. It was pointed out that none of the homes 

can be the same home next to each other. A discussion as to whether staff could approve the proposal  
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and bring it back to the commission, only if it does not meet the terms of the exception took place. 

Commissioner Jacobson didn’t want to create a burden on staff and create a situation for errors. A 

discussion amongst the commission and the applicant regarding options for allowing the exception took 

place. The applicant wondered if it was okay to submit a special exception for each lot if the scenario 

arises. The response was yes, if the setback is needed or desired then the applicant could bring it to the 

commission to ask for an exception. 

Commissioner Adam Jacobson MOVED to deny the item with the option that case by case individual lots can come back 

in. 

Commissioner Curt Noble SECONDED the motion. 
 

The vote was recorded as follows: 

Commissioner Adam Jacobson Yes 

Commissioner Jessica Morton Yes 

Commissioner Curt Noble  Yes 

Commissioner Robyn Shakespear Yes 

The motion passed unanimously. 

8:34:36 PM

City Planner Bryn McCarty oriented the commission with an aerial map and other images prepared. She 

explained that typically home occupations are approved by staff unless concerns are voiced. Concerns 

expressed were forwarded to the commission. The general concerns were due to traffic.  

 
Teresa McElprang (applicant) explained that she had taught dance in her home for 25 years. She just 

recently moved to Herriman and would like to continue having a dance studio. She explained that she is 

well aware of traffic and parking issues. Most students have been coming to her studio for a long time 

and they are instructed where to park and what would be allowed. She reported that 90% of her 

students are dropped off and picked up. She has RV parking in her driveway and stated that six to seven 

cars can fit in her driveway. She has six to seven students in each session. The children range from three 

to eighteen. Right now she has only five to six students that drive. The proposed classes would be three 

days a week from 4:00 pm to 7:00 pm. The classes start and end at the same time, classes are back to 

back and students leave and arrive at the same time. Chair Smith suggested allowing time in between 

each session to allow adequate time for traffic. Ms. McElprang was not opposed to staggering start and 

end times. Parking would not be allowed on the street for the business. Ms. McElprang reported that 

she does have classes September through May with one class in the summer to practice for the stadium 

of fire performance. 

 
Commissioner Robyn Shakespear felt that parking and traffic was a concern. Commissioner Adam 

Jacobson would like to see a plan to mitigate the potential of twelve vehicles all at once. Commissioner 

Jessica Morton suggested staggering start times by at least fifteen minutes.  
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8:43:55 PM Commissioners received a comment form and allowed for public comment. 

 

Shyloh Hall lives next to the proposed business and her biggest concern was for safety of children. She 

noted that she had a child hit by a car and was very concerned about children’s safety. The sidewalk has 

been blocked before and her children had to walk in the road to go around the car. She was not 

concerned with parking on the street but was nervous about safety. She reported being fine with the 

dance studio and even hearing the music. She was just concerned with the safety aspect. She reported 

that last week there were 13 cars parked along the road waiting to pick up the children. She was 

concerned with people blocking her driveway. 

 
John McElprang reported that it was his family’s Halloween party that caused the parking on the street. 

He also reported that the father waiting to pick up his daughter was only parked in front of a gravel area 

and not in front of the neighbor’s driveway. 

 
Commissioner Adam Jacobson asked whether or not the dance studio was in the basement or the 

garage. The response was that it was located in the basement. He would like to see a plan for parking 

and how six vehicles fit in the driveway. Commissioners agreed. He would also like the applicant to 

bring back a scheduling plan for the sessions with the start and end times. Currently the classes are six to 

eight but he would like her to include worst case scenario for times of business. He was also worried 

about the time frame for some of the classes and that it would affecting the safe walking route for 

school children. Mr. McElprang explained that she currently only has classes from 6:00 pm to 8:00 pm 

but she was trying to be flexible to accommodate her students’ schedules. Chair Smith asked the 

applicant to provide worst case scenarios when it comes to the hours of operation for the studio. 

Commissioner Adam Jacobson MOVED to continue the item to ask the applicant to bring back how they plan to 

address all parking on property behind the sidewalk, as well as, how they plan to mitigate the hours of schedule, providing 

the actual schedule, with start and end time worst case, the actual business hours and the staggered arrival of those times. 

Commissioner Jessica Morton SECONDED the motion. 
 

The motion passed unanimously. 

8:54:26 PM

City Planner Bryn McCarty oriented the commission with an aerial map and site plan. She explained that 

the proposal was for a lot line adjustment in the town center. It was for a typo on the plat. It would not 

physically change anything on the ground it was just a label on the plan.  

 

The applicant was not present. 
 

8:56:01 PM  Chair Smith opened the public hearing and called for any citizen who would like to 

speak on this item to come to the podium, fill out a comment form and state their name for the 

record. 
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Citizen Comments:    

 

None 

 

8:56:08 PM  Chair Smith closed the public hearing. 

 
Commissioner Adam Jacobson MOVED to approve the item with staff recommendations. 

Commissioner Robyn Shakespear SECONDED the motion. 
 

The vote was recorded as follows: 

Commissioner Adam Jacobson Yes 

Commissioner Jessica Morton Yes 

Commissioner Curt Noble  Yes 

Commissioner Robyn Shakespear Yes 
 

The motion passed unanimously. 

8:56:37 PM

Chair Smith noted that item 2.7 and 2.8 would be discussed together.  
 
City Planner Bryn McCarty oriented the commission with an aerial map, site plan and other images 

prepared. The proposal was for the first pod in the South Hills development. It would be the first phase 

of residential. It was on for subdivision and final PUD approval. It was shown as a multi-family town 

home type density and the plan was less than that. The plan shows single family and town homes mixed. 

The development would be adjacent to the canal and would continue the trail through the area. There 

would be a public park and clubhouse. Elevations of the town homes were shown. The design 

guidelines were approved with the original PUD and development agreement. Standards require a 

precast wall along Academy Parkway. The current open space and density summary will be required 

with every phase.  

 
Chair Smith asked about the noted buffer and setback of 140 feet whether it was part of the 

development agreement. The response was that it was part of the original approval. He asked about 

restrictions on a lot that showed as just a sliver at the top of the buffer zone. The response was that it 

would need to be looked into. He wondered if there was a copy of the CC&R’s for design guidelines. 

Chair Smith requested being able to see the design guidelines and elevations submitted to make sure 

they meet the CC&R’s. City Planner noted that the applicant would need to indicate that it meets the 

approval. Commissioner Curt Noble noticed that the request was for 282 units but the PUD 

requirements say 283. The 283 was a typo. 

 
John Lindsley (applicant), Wasatch Development, thanked the commission for working with them. He 

explained that the proposal was for the first phase of the development. He said that the allocated density 

was 335 but they changed it to a density of 282. He felt the planned community would benefit both 

Herriman and Bluffdale residents. He explained that they were honoring the buffer. He reported that  
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the sliver lot in the buffer area would restrict any building on it. Chair Smith asked why the townhomes 

face 15000 South. The response was for efficiency and curb appeal. They wanted to make sure that 

15000 South looks good. He said a rear loaded product would hinder the density. He also noted that 

15000 South was a political connection that may never happen; it may be a dead end street. 

Commissioner Adam Jacobson wondered how someone would access the sides of the four-plexes; 

where they would park and where their garage would be. The response was that it would be a side yard 

garage. There would also be some with garages in the front. Commissioner Jacobson requested that the 

applicant show how the building sits on the lot to see how the parking will be addressed. The response 

was that all units will have a two car garage with a two car driveway. Commissioner Jacobson reiterated 

that the garages are not being shown on the plan. The applicant explained that all four-plexes will have 

garages and driveways 18 to 20 feet. The elevation shown did not show a front load or side load garage. 

Commissioners would like to see the product that will be built showing the garages and driveways. 

Commissioner Jacobson wondered if all homes will have basements. The response was affirmative. 

Guest parking would be in the driveway or on the street and Mr. Lindsley pointed out a parking lot with 

15-16 parking stalls. There would be a disclosure document for every home owner that would talk about 

the clubhouse and HOA dues; it would also outline all of the ‘no build’ areas. The clubhouse would be 

for general use and would have parking stalls. The amenities will also have parking. Commissioner 

Jacobson asked for more information regarding the clubhouse and parks. The applicant responded that 

the HOA maintains the clubhouse and parks and that the HOA fee would probably only be an annual 

due. Commissioner Morton asked if the HOA would maintain the lawn areas as well. The applicant 

reported that they are still deciding. Commissioner Jacobson asked if the shared wall between the units 

would be maintained by the HOA, as well as, the roof. The applicant stated that the owner would 

maintain it and that it would be shared. Commissioner Jacobson would like to see the division of 

ownership for the townhomes. The applicant reported that the definition would be provided on the plat. 

Commissioner Jacobson requested to see it on the plat because the commission needs to approve that. 

Chair Smith reiterated that the elevations of the townhomes that will be built need to be provided, as 

well as, how they line up on the property line. Also the development agreement approval should be 

provided to make sure the elevations submitted match the development agreement. City Planner Bryn 

McCarty stated that she would provide a copy of the development agreement. Applicant commented 

that he exceeds what was originally approved. Chair Smith noted that he would like to see what was 

approved compared to what the current design guidelines are. He would like to see them make an effort 

to come closer to what the current brick/stone requirements are. Applicant wanted to be clear that it 

was their responsibility to make sure they meet those design guidelines and development agreement. 

Commissioner Jacobson reminded the applicant to bring in a tabulation of what has been built and what 

was left to be built. Applicant understood that requirement and stated that he would provide it ahead of 

time in the future. Chair Smith also wanted them to include open space. The builder would be Century 

Communities which the applicant stated was the fifteenth largest home builder in the United States and 

bigger than Ivory Homes.  

9:25:33 PM  Chair Smith opened the public hearing and called for any citizen who would like to 

speak on this item to come to the podium, fill out a comment form and state their name for the 

record. 
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Citizen Comments:    

 

Greg Poulsen, had concerns with the development being adjacent to the canal. He was concerned that 

the open space next to a canal did not have a fence. He would also like to make sure the homes have 

basements.  

 

9:27:08 PM  Chair Smith closed the public hearing. 

 

Commissioner Adam Jacobson MOVED to continue the item without date, with the need to provide plans on the four 

plex units that show us better ingress and egress of the driveways, as well as the actual design of the units and what they 

look like from an elevation perspective; to show the building setbacks for the single family and the townhomes on the plan; 

to show the ownership of those on the plat; to show the parking of the parking lot at a better scale so it can be seen and 

viewed and to show the amenities for the proposed development and what level of amenities those will actually be: size and 

appropriate equipment for parks, etc.; as well as, the development numbers in accordance with the development agreement. 

Commissioner Jessica Morton SECONDED the motion. 
 

The motion passed unanimously. 

9:29:52 PM

Commissioner Adam Jacobson MOVED to continue the item with similar comments for item 30S16 as above. 

Commissioner Curt Noble SECONDED the motion. 
 

The motion passed unanimously. 

Chair Smith asked City Engineer Blake Thomas to look at the traffic and engineering on 15000 S to see 

if the layout works out what the future will hold for that road.  

9:30:43 PM

City Planner Bryn McCarty oriented the commission with an aerial map, site plan and other images 

prepared to show the location of the proposed property. Part of the property is owned by the city and 

the other lot is owned by Miller Crossing. City Council approved a property swap to straighten out the 

corner. All property is commercial. One lot was a proposed future public work yard and the other for a 

commercial lot.  

 
Lynn Bowler (applicant), Miller Crossing, was available for questions. 

9:32:53 PM  Chair Smith opened the public hearing and called for any citizen who would like to 

speak on this item to come to the podium, fill out a comment form and state their name for the 

record. 
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Citizen Comments:    

 

None 

 

9:33:08 PM  Chair Smith closed the public hearing. 

 
Commissioner Jessica Morton MOVED to approve the item with the recommendations outlined by staff. 

Commissioner Robyn Shakespear SECONDED the motion. 
 

The vote was recorded as follows: 

Commissioner Adam Jacobson Yes 

Commissioner Jessica Morton Yes 

Commissioner Curt Noble  Yes 

Commissioner Robyn Shakespear Yes 
 

The motion passed unanimously. 

9:33:57 PM

City Planner Bryn McCarty oriented the commission with an aerial map, site plan and other images 

prepared. The approved layout was shown. It was pointed out that the open space was amended. The 

numbers show that the open space goes up in the plan because it would be increased in pod 14. The 

open space requirement of 20% was still being met. The plan was attached to a development agreement 

and therefore the council would need to amend the development agreement. 

 
Lynn Bowler (applicant), Miller Crossing LLC, was available to answer any questions.  
 
Chair Smith asked if the reason for the amendment was to allow for a better layout on the pod.  The 

response was yes to increase the open space throughout all the units. Chair Smith questioned why it was 

designated as open space originally. Mr. Bowler explained, one reason was because of a request from the 

commission to put in 20% open space and that the open space could move around. It also seemed like 

there was a park next door and perhaps it made sense to add to that park. Trail connectivity will 

continue. The subdivision won’t come back until the proposal gets approved. The trail connectivity will 

come back with the development agreement approval.  

 
Mr. Bowler asked for flexibility as long as the percentage of open space was maintained for items that 

may change. The answer was yes, because of it being tied to the development agreement.  

 
Commissioners commented that the layout looked great. Chair Smith said he would typically like larger 

open space areas. However, having the open space throughout the development did look good for the 

overall flow of the development.  

Commissioner Adam Jacobson MOVE to recommended approval of the item to city council. 
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Commissioner Jessica Morton SECONDED the motion. 
 

The vote was recorded as follows: 

Commissioner Adam Jacobson Yes 

Commissioner Jessica Morton Yes 

Commissioner Curt Noble  Yes 

Commissioner Robyn Shakespear Yes 
 

The motion passed unanimously. 

9:42:20 PM

Chair Smith noted that item 2.11 and 2.12 will be discussed together.  

 

City Planner Bryn McCarty oriented the commission with an aerial map, site plan and other images 

prepared for PUD and subdivision approval. The development would be along future Main Street. The 

layout was shown. It was noted that most units will have driveways but some do not. Elevations were 

shown. The applicant was aware of the brick / stone requirement however wanted to present elevations 

for an exception. A vimeo was shown illustrating the actual units.  

 
Chriselle Travis (applicant), D.R. Horton, explained that the video was shown to request an allowance of 

the farmhouse style and craftsman style in the development. The styles do not have rock or brick. The 

styles are a great look for the community. This product would be cementageous hardy board. The 

buildings are high quality and will meet the demand of the market. She reported that 17 to 25 units are 

sold per month in these developments. The development would have 230 affordable townhome units. 

The farmhouse style, craftsman rear load style and craftsman front load style was shown. The color 

scheme was shown which would include red and yellow, green and blue, gray and light gray. The open 

space would include a terra park. Terra parks encourage natural play with boulders, tire swings, big 

stumps, large logs, buried rocks, ball fields, etc.  Pictures of terra parks were shown. The pictures were 

from Saratoga Springs, Redwood Road and 400 South. Commissioner Adam Jacobson asked for 

pictures of the ally way. Applicant said that the buildings will have four sided architecture. She reported 

that a similar development was being built in South Jordan. The alley would be 20 feet of asphalt and 

four feet of apron on both sides. It would be like pulling out of a parking lot in a grocery store. 

Commissioner Curt Noble wondered what would be the percentage of craftsman style and farmhouse 

style. The response was 50/50. Ms. Travis explained that home styles of the same kind are not allowed 

across the street from each other or next door to each other. She reported that there are other styles 

with a modern and traditional look that could be used throughout if there was a need to minimize 

repetition. However, the craftsman and farmhouse style was hot on the market right now and those are 

the styles that would be preferred. She reported that the developer does like the presented style and 

would be happy with it should the commission feel like they could approve it for the development.  
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9:56:29 PM  Chair Smith opened the public hearing and called for any citizen who would like to 

speak on this item to come to the podium, fill out a comment form and state their name for the 

record. 

 

Citizen Comments:    

 

Jamie Brewer was concerned with this type of development. She reported that the commission had 

been strong with requiring brick and stone. She felt that brick or stone could be included in the 

presented style of home. She also had concern that some of the buildings do not have driveways or 

parking.  

 

Ken Olsen was concerned with the fencing that would be required.  

 

9:58:58 PM  Chair Smith closed the public hearing. 

 

Ms. Travis reported that they are planning a vinyl, three rail fence along the south property line and 

noted that it would wrap around the corner. The two story, front loaded style will have basements 

while the two story, rear loaded style will have a crawl space which can be accessed for storage. Chair 

Smith asked for clarification that all of the alley loaded product would have a crawl space and the 

response was affirmative. All homes will have a two car garage. On street parking is not allowed. There 

would be designated parking areas or driveways for each unit and 65 guest stalls. She reported that 

they can provide a concept plan that shows amenity areas. There will not be a clubhouse or pool in the 

proposed development. 

 

Commissioner Adam Jacobson requested to see the amenities before an approval. Chair Smith asked 

for the opinions of the commission regarding allowing the townhomes to have less brick or stone. 

Commissioner Robyn Shakespear was not in favor of less brick or stone she felt the brick/stone 

requirement should be met. Commissioner Jessica Morton did like the farmhouse style but she felt the 

craftsman style needed more brick or stone to meet the 30% requirement. Commissioner Curt Noble 

agreed. Commissioner Adam Jacobson would also like to see the ally side and was appreciative of the 

parking presented and noted that he really liked the look of the product. Chair Clint Smith agreed but 

did feel it would be appropriate to mix in styles that would include more brick or stone. He would like 

to see more detail on the ammenities. Chair Smith was also excited to see that they plan to incorporate 

the terra park. Commissioner Jacobson asked City Engineer Blake Thomas about the southern side 

tapered road. He was concerned that it looked tight for parking purposes. Ms. Travis reported that the 

road would be 20 feet wide and would be a private drive instead of a street. Commissioner Curt Noble 

pointed out that the building elevations would be reviewed and approved to come back to the 

commission for final approval. 

 

Commissioner Adam Jacobson MOVED to continue the item without date to incorporate landscaping and more 

awareness of the architectural elements, the trade out between the buildings, as well as some of the views down the alleys 

and what they would look like and other styles as a possibility to consider adding to the development. 

Commissioner Jessica Morton SECONDED the motion. 
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The motion passed unanimously. 

10:15:26 PM

Commissioner Curt Nobel MOVED to continue the item without date. 

Commissioner Robyn Shakespear SECONDED the motion. 
 

The motion passed unanimously. 

10:15:59 PM

City Planner Bryn McCarty oriented the commission with a text change to the planning commission 

ordinance. The proposal was for alternate members that they serve only one year terms instead of three 

year terms. They could then roll over to a permanent three year position or serve another one year term. 

The second recommendation would change how members can be removed. Instead of being removed 

for cause by the Mayor upon written charges and public hearing that the city council could remove a 

commission member if it was in the best interest of the city.  

 

10:17:47 PM  Chair Smith opened the public hearing and called for any citizen who would like to 

speak on this item to come to the podium, fill out a comment form and state their name for the 

record. 

 

Citizen Comments:    
 

None 

 

10:18:02 PM  Chair Smith closed the public hearing. 

 

Chair Smith reported having a chance to visit with Mayor Freeman during the work session. Mayor 

Freeman reported the intent of the council for the text change. Chair Smith had no issue with the 

change for the time limits for an alternate. As far as the process of removal of a planning 

commissioner, he did not have have issue with being appointed by the Mayor, however, he was 

concerned with the text change from specific language to very vague language. He felt that more 

detailed language should be included. He did not like the public process previously laid out. However, 

he did feel that the vague language could be used at a disadvantage to someone down the road; saying 

it is in the best interest of the city but it could be politically motivated. He suggested providing a 

requirement that the reason for being removed be provided. He felt that the planning commissioners  
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do the best job they can and he doesn’t want the council to be able to take advantage of the proposed 

vague language and be allowed to remove a commissioner at will. Commissioner Adam Jacboson had 

no concern with the current council but he felt the way it was written could allow a new council 

member to use this for what was not actually in the best interest of the city. He thought there should 

be more of a justification outlined; for example, if a commissioner wasn’t attending meetings or wasn’t 

participating. However, if someone has a different opinion, that would not be justification for removal. 

He did feel that it made sense for the city council to make the decision, however, he would like 

language that says due to poor performance or lack of participating in meetings; not just because a 

council member may not like a commisisoner. Commissioner Robyn Shakespear suggested also 

including language that provides an opportunity to improve, to change or that a commissioner could 

work with council to resolve an issue. Chair Smith agreed and reiterated that the concern was with 

future commissions and council. Commissioner Curt Noble noted that Mayor Freeman had mentioned 

more specifics and he would like those specifics spelled out in the ordinance, for example, for lack of 

performance of duties. Commissioner Jessica Morton also asked that more detailed language be 

included with the recommended approval. City Planner Bryn McCarty suggested using the phrase, 

including but not limited to. Chair Smith suggested having it tied to performance. City Planner 

suggested the phrase, based on performance or policies. Commissioner Jacobson suggested that the 

phrase. . .”Due to performance” be added before the city council may. . . . 

 
Commissioner Adam MOVED to recommend approval of the item with an adjustment to state Due to performance the 

city council may remove. . . .  

Commissioner Jessica SECONDED the motion. 
 

The vote was recorded as follows: 

Commissioner Adam Jacobson Yes 

Commissioner Jessica Morton Yes 

Commissioner Curt Noble  Yes 

Commissioner Robyn Shakespear Yes 

The motion passed unanimously. 

10:28:10 PM

City Planner Bryn McCarty oriented the commission with the proposed rezone to comply with the 

general plan. The general plan shows the area as light industrial business park with the compatibility 

buffer area for Camp Williams. The proposed zoning on residential property would prefer no density 

adjacent to that buffer so the request was to change it to an A-1 zone. The light industrial would be 

changed to commercial and M-1 manufacturing for the rest.  

 
Chair Clint Smith clarified that the rezone was to match the current general plan and then asked what 

the status of the general plan was. City Planner Bryn McCarty reported that they are currently in the 

process of  amending the general plan with the council.  However,  the current proposed general plan  

tre://ftr/?label=&quot;Herriman&nbsp;City&quot;?datetime=&quot;20161103222801&quot;?path=&quot;C:/FTR&nbsp;Recordings&quot;?Data=&quot;25d7f9a3&quot;


 

 

 

amendment does not change the properties for the adopted general plan. However, it could change 

based on the conversations with the council.  

 

10:31:35 PM  Chair Smith opened the public hearing and called for any citizen who would like to 

speak on this item to come to the podium, fill out a comment form and state their name for the 

record. 

 

Citizen Comments:    

 

A comment form was submitted by Brad Daley who was no longer present.  

 

Greg Poulsen would like clarification about what was currently on the map and what was proposed. 

City Planner reiterated what was currently shown and what was being proposed was commercial and 

manufacturing. He felt that was a great choice.  

 

Gary McDougal pointed out the property he owns. He would like to keep the current zoning. He 

reported that he had spent a lot of money with architects to present a development for the area. He 

pointed out property where Camp Williams was planning to place an Emergency Center. He talked 

about an opporutnity for an intersection with Bluffdale. He wanted the area to remain residential.  

 

Ken Olsen pointed out that he too was a property owner and he would like to keep the current 

zoning. He would like opporutnity to show the council a presentation for the area before they change 

the general plan. He would also like the commission to wait until the general plan is amended.  

 

Paul Raymond runs the ACUB Team at Camp Williams and works for the Utah National Guard. The 

proposal would be more compatible to their use and the vibrations. The 500 series firing points are a 

quarter mile inside the fencing. He said they developed the firing points to move and do not want to 

loose them. The zoning change would be very beneficial to them. He reported that all the property 

was eligible for federal funds for easments and for purchase under the ACUB program. The 

Emergency Center that was spoken of would be built by non profit but will have state involvement 

along with several other agencies. He was very appreciative of the property owners working with them 

to change some of the development. Chair Smith asked for clarification regarding the proposal he was 

in favor of. His reponse was the proposed change along Redwood Road.  

 

Greg Poulsen suggested that the general plan map show where Mountain View Corridor crosses 

through the zones.  

 

Chair Smith explained that was unknown. Gary McDougal reported knowing where it was and pointed 

it out on the map. 

 

10:45:25 PM  Chair Smith closed the public hearing. 
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Chair Clint Smith asked if the proposal was all in one and whether or not the motion could be for 

some of the changes and not for all of the changes. City Planner Bryn McCarty explained that it was 

one application and the recommendation could not be split apart. Commissioner Adam Jacobson 

would prefer to match the general plan and where there was no plan to change the general plan, he felt 

that was the job of a planning commissioner to match the general plan. Commissioner Jessica Morton 

agreed. Commissioner Curt Noble would like to know what the amendment to the general plan would 

be before approving. Commissioner Adam Jacobson agreed, however, the general plan update had 

been done and submitted to the council and there was no adjustment in the area proposed. It was 

done because of additional areas added to Herriman. Chair Smith agreed with Commissioner Noble 

and Jacobson, however, he felt it should be mentioned that when there is a zoning in place and the 

property owner is working on a plan based on that current zoning that they should be able to present 

the plan before the general plan is amended. The zoning does currently exist and they should be 

allowed to present a plan based on the current zoning. City Planner reported that the owners have met 

with the commission and there has not been a complete application submitted. She reiterated that 

there was an application submitted, however, it lacks information to move forward. Commissioner 

Curt Noble asked for clarification that the current zoning does not meet the current general plan. City 

Planner explained that the amendment was for other areas of the city, nothing would change in the 

proposed area. Commissioner Jacobson explained that even if the owners submitted a complete 

application the general plan would have to be amended.  

 
Commissioner Adam Jacobson MOVED to recommend approval of the item with staff recommendations.  

Commissioner Jessica Morton SECONDED the motion. 
 

The vote was recorded as follows: 

Commissioner Adam Jacobson Yes 

Commissioner Jessica Morton Yes 

Commissioner Curt Noble  No 

Commissioner Robyn Shakespear Yes 

The motion passed unanimously. 

None 
 
 

Chair Clint Smith called for a motion to adjourn. 

 

Commissioner Jessica Morton MOVED to adjourn the meeting and the motion passed unanimously.  



 

 

 

The meeting adjourned at 10:53:49 PM . 

 

 

I, Cindy Quick, Deputy Recorder of Herriman City, hereby certify that the foregoing minutes represent a true, 

accurate and complete record of the meeting held on November 3, 2016.  This document constitutes the official 

minutes for the Herriman City Planning Commission Meeting. 
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