
 

 

 

 

 

 

 

 
      

The following are the minutes of the Planning Commission Meeting held on Thursday, October 19, 2017 at 6:00 

p.m. in the Herriman City Community Center, 5355 W. Herriman Main Street (12090 South), 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:  Vice Chair Jessica Morton 
 
Commission Members Present:  Chris Berbert, Andrea Bradford, Adam Jacobson   
    
Council Members Present:  Mayor Carmen Freeman 
 
City Staff Present:  City Planner Bryn McCarty, Community Development Coordinator Sandra 
Llewellyn, Communications Specialist Mitch Davis, City Engineer Blake Thomas, Assistant City Engineer 
Jonathan Bowers, City Attorney John Brems 

 

There were no city council decisions to report. City Planner Bryn McCarty thanked the commission for the 

comments submitted regarding the updated ordinance that they were working on. Several of the comments 

received were for small typos and she will get those changed. Any substantive comments received were reviewed 

with the consultant. 

 
 

City Planner McCarty reminded the commission of recent discussion to involve the commission and council 

from the beginning of the proposal process. The council had approved zoning for the gas station and they had 

been working on a development agreement. Before they would act on the development agreement, City Council 

members wanted to be sure the Planning Commission was able to take a look at the updated proposal and 

provide feedback. After the Council received the feedback from the commission and made an action on the 
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proposal, the Planning Commission would have it on a future agenda as a conditional use. The time was turned 

over to Rick Magness for a presentation of the updated proposal. 

 
Rick Magness (applicant) passed out information to the commission and staff and briefly reviewed the process 

to date. The most recent changes were an increase to the landscaping with a berm around the perimeter. A 

preliminary grading and utility plan was displayed and it was pointed out that there was a transmission water line 

in the area that needed to be left alone. They eliminated a rear drive isle and reduced access off of Ashfield. The 

underground storage tank had been moved to allow homes across the street on Main Street to be able to finance 

through HUD. They worked with engineering to mitigate the drainage from the roof of the storage next door. 

The city had also worked with them for the drainage to connect to the existing infrastructure and would be 

carried off site. Underground storage had been moved as far away from residents as possible and additional 

landscaping would be provided. The lighting plan would be detailed when they came back. He asked for any 

feedback from the commission. Commissioner Chris Berbert asked whether or not the gas station would also 

have a restaurant and the response was yes, that it would. Mr. Magnus then displayed elevations for the store 

and noted that it would be a full brick building. He reported that they had asked the council for the maximum 

square footage for their sign and would allow additional square footage for an element that would display the 

town center. City Council was okay to add the element and not take away from the square footage of their sign. 

Commissioner Adam Jacobson was concerned that the drive isle for the three units would force people onto 

Ashfield he asked them to push it back through the gas station. Mr. Magnus explained that it would be marked 

internally for direction and thanked the commission for their time and remarks. 

 

 

Item 2.1 – Elevations – the applicant will present a material board in the main meeting.  
 
Item 3.1 – Text Change – the text change was a request from a resident to add kennels. The city does not 

currently allow overnight boarding for animals. The applicant was asking for kennels to be allowed in 

agricultural and commercial zones. 

 
Item 3.2 & 3.3 – Rezone and PUD Overlay Zone for Adalyn – the applicant submitted revised information 

hoping to address the commission concerns; a map, design guidelines and a traffic study. Commissioner Chris 

Berbert commented about the traffic impact study and requested further clarification regarding the roadways 

that received an F level of service. City Engineer Blake Thomas explained that the applicant provided 

suggestions of how to mitigate that level of service. He noted that those roads were failing because of the other 

traffic around it, not because of the impact from the residential development. The roads were failing during the 

start and stop times of schools. Commissioner Adam Jacobson asked for clarification regarding the open space 

along Midas Creek. City Engineer Thomas explained that they did the FEMA study and he had provided an 

exhibit showing that the stream is contained in a small area. Commissioner Jacobson believed the calculations 

for the required open space were not accurate and was requesting more precise information. City Planner 

McCarty explained that she was fine with the information not being precise because it was still at the beginning 

of the planning stages and she believed that as the process went along it would be important that they make sure 

they are meeting the requirement. Commissioner Berbert asked for clarification regarding how unbuildable open 

space was calculated. City Planner McCarty pointed out the acreage information provided for each lot and noted 
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they’d have to reduce density if the numbers were off. Exact numbers would be difficult to know until they were 

able to actually lay it out. Commissioner Jacobson was still very concerned with the numbers presented because 

he did not see any changes to the numbers from what was previous presented. He was concerned with errors or 

omissions and unfulfilled expectations. City Planner McCarty reported regarding the zoning of R-1-21 that the 

applicant was proposing at the bottom of their development to allow animal rights for those larger lots. 

Commissioner Jacobson used that area as an example explaining that the estate lots had 80 units and when you 

divide 80 by .14 the largest lot that could be obtained would be .34 acres, however, once public streets were built 

the size would only reduce and the applicant would barely be able to obtain quarter acre lots in that area the way 

they were proposing it now; their numbers were not working. City Planner McCarty explained that he should be 

looking at the base number not the max number. The base number was more in line with what they would be 

putting in the area. The max number was only provided to show a possibility of what could ever be achieved in 

the area. Commissioner Jacobson was concerned with the possibility of that density. City Planner McCarty 

restated that the applicant would have to lose lots because they would be required to maintain a certain size of 

lots in the area and she asked if he would like to change the max numbers. The max numbers were being 

provided to show the flexibility in the area. Commissioner Jacobson questioned where the 1,100 number came 

from. City Planner McCarty explained that the 1,100 number came from the general plan and she pointed it out 

to him in the packet. 

 

Meeting Adjourned 7:06 PM 

 
 

► ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ◄ 

 

      
 

 
Presiding:  Vice Chair Jessica Morton 
 
Commission Members Present:  Chris Berbert, Andrea Bradford, Adam Jacobson  
       
Council Members Present:  Mayor Carmen Freeman 
 
City Staff Present:  City Planner Bryn McCarty, Community Development Coordinator Sandra 
Llewellyn, Deputy Recorder Cindy Quick, Planning Administrative Coordinator Craig Evans, 
Communications Specialist Mitch Davis, City Engineer Blake Thomas, Assistant City Engineer Jonathan 
Bowers, City Attorney John Brems 
            

 

7:13 PM

Vice Chair Jessica Morton welcomed those in attendance and excused Chair Clint Smith.  
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Bennett Bangerter led us in the pledge. 
 

 
 

Full Quorum ~ Curt Noble, Clint Smith, Robyn Shakespear and Wade Thompson absent 

 

Commissioner Chris Berbert asked for a small correction to the minutes from September 21st. The 

statement he made in the work meeting when reviewing agenda item 2.1 and stated that the commission 

was advised by council he wanted to have it changed to legal counsel.  

 

Commissioner Chris Berbert MOVED to approve the minutes for September 21 as amended and approve the minutes for 

October 5, 2017. 

Commissioner Adam Jacobson SECONDED the motion.  

The voting was unanimous.  
 

Vice Chair Jessica Morton reviewed the public comment policy and procedure. 
 

 

City Planner Bryn McCarty oriented the commission with the request to review the elevations for a retail 

building at Herriman Corner lot 8. The building was approved a few months ago and the final elevations 

were now being proposed. 
 

Brad Lassiter (representing applicant) presented the material boards and explained what percentage would 

be used for each one. Commissioner Adam Jacobson asked what was planned for each building. Mr. Lassiter 

reported that there would be a burger place and juice place in the end units, and nothing was set for the 

middle unit. 
 

Commissioner Chris Berbert MOVED to approve item 47C15. 

Commissioner Adam Jacobson SECONDED the motion. 

The vote was recorded as follows: 

Commissioner Chris Berbert Yes 

Commissioner Andrea Bradford Yes 

Commissioner Adam Jacobson Yes 

The motion passed unanimously. 
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Planning Administrative Coordinator Craig Evans oriented the commission with the proposed text 

change to the land use ordinance to add kennels as a conditional use in the agricultural and commercial 

zones. The city did not currently have a zone that included kennels. The Bangerters asked for it to be 

added to all agricultural zones as well as the commercial zones.  

 
Bennett Bangerter (applicant) explained that he and his wife had looked for kennels in the area and there 

was nothing close to their home. He wanted to incorporate it in the ordinance to allow kennels in 

Herriman. He had requested to allow kennels in the residential areas, however, after more thought, he 

believed there could be a lot of complaints in the agricultural and residential zones. Therefore, he 

requested to rescind the request for kennels to be allowed in agricultural or residential and requested 

that kennels be allowed in commercial zones. Commissioner Chris Berbert thanked the applicant for his 

work. Commissioner Adam Jacobson asked what he recommended as a distance from residential 

because many of the commercial zones border residential zones. Mr. Bangerter suggested 250 feet from 

the outdoor areas to the property line. City Planner Bryn McCarty reported that they could add a 

requirement for distance from residential areas. Commissioner Jacobson wondered if the applicant was 

requesting indoor kennels or outdoor kennels. Mr. Bangerter responded that he was requesting both 

indoor and outdoor, noting that the outdoor kennels would include dog runs and would provide solid 

walls to mitigate the noise. He indicated that dog owners really like the option for off leash areas. 

Commissioner Jessica Morton asked the applicant if they had found an area for the kennel. Mr. 

Bangerter responded that they were still looking and had investments to move forward. He reported 

that he would like to have someone on staff at the kennel 24/7 and he believed that would be similar to 

a storage facility. City Planner McCarty said that it could be allowed in the commercial zone for an 

attached unit to be used for business. Commissioner Jacobson suggested placing restrictions to minimize 

the effects of the kennel next to another business to create a sort of segmented off area, even though it 

would be next to another commercial use. City Planner McCarty reported that she could bring back 

some suggestions for restrictions such as distance from residential, etc. Commissioner Jacobson 

requested a requirement for a maximum number of dogs, as well. Mr. Bennett said he would speak with 

animal control to see what was common for a kennel. City Planner McCarty suggested adding the ability 

for animal control to monitor the business. Commissioner Jacobson would appreciate feedback from 

someone involved in that type of business.  

 

7:29 PM Vice Chair Morton opened the public hearing and called for any citizen who would like 

to speak on the 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 liked the idea of including kennels in the ordinance and setting some requirements. He 

lives in an A-1 zone and thought kennels could be allowed that type of zone as well. He thought there 

should be restrictions and parameters included. He suggested defining a nuissance for the business and 

suggested that dogs could not bark past 10:00 pm or that dogs must be kept indoors after a certain time 

period. He felt the requirement of a concrete wall around the half acre would be good too but there 

should be a requirement to have a building for the dogs to kennel overnight. He also suggested 

restrictions during drop off and pick up times, as well as, parking requirements.  

 

David Watts was not supportive of having kennels in an agricultural zone. He did not feel there would 

be sufficient room for that type of business in an agricultural zone. He did not have the same concerns 

if it were located in a commercial zone, as long as there were mitigating factors with requirements set.  

 

7:32 PM Vice Chair Morton closed the public hearing. 

 

Vice Chair Jessica Morton requested that the business be required to provide hours of operation. 

Commissioner Chris Berbert liked the suggestion of a restriction for the hours of operation and the 

suggestion of requiring that the dogs kennel inside at night. He was okay with allowing kennels in a 

commercial zone but had concerns of allowing kennels in an agricultural zone. He liked the suggestino 

of requiring a distance from adjoining businesses and especially from a residential area, as well as, a 

requirement for a precast wall surrounding commercial property. Commissioner Adam Jacobson agreed 

and felt that any open kennel should not be visible and should be screened, even during the day. He 

requested that staff obtain advice from animal control for the proposal.  

 

Commissioner Adam Jacobson MOVED to continue item Z2017-31 for staff and the applicant to review the proposal 

without date. 

Commissioner Andrea Bradford SECONDED the motion. 

The vote was recorded as follows: 

Commissioner Chris Berbert Yes 

Commissioner Andrea Bradford Yes 

Commissioner Adam Jacobson Yes 

The motion passed unanimously. 
 
 

City Planner Bryn McCarty noted that she would be discussing item 3.2 & 3.3 together. She oriented the 
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commission with the proposal to rezone property located at 6200 W 12200 S from A-1 to R-2-10 and C-

2. The applicant was also requesting a PUD overlay zone which would go on top of the zone with 

additional requirements for the PUD. The site layout, general plan and proposed zoning plan was 

displayed. It was noted that the applicant was willing to have the R-1-21 zone at the bottom of the 

development which would allow animal rights for those 50 acres. Zoning would establish density and 

the PUD would require open space as well as a bubble plan or preliminary plan outlining the density of 

each pods, showing the major roads and an idea of where open space would be. Details would come 

back with each pod. Both items were a recommendation to the City Council. Public hearings were held, 

neighborhood meetings were held and weekly meetings had also been held. A master development 

agreement was being worked out. The plan was shown with the PUD overlay zone. It showed the open 

space, overall units and total number of units that they could not exceed. A grading and drainage plan 

was also displayed. 

 
Doug Young (applicant) explained that he had several staff members available at the meeting for 

questions the commission may have. He presented an aerial view of the site including the daybreak area. 

Their hope was to establish a retail center, a senior community and an area with live/work type housing. 

The open space would be connected throughout the development. They would require 3,600 square 

foot homes with 3 car garages. An area with half acre lots was pointed out and he explained that there 

would be high restrictions with the ability for animal rights. Every pod would have a connecting trail 

system. He reported that they would meet every requirement and city ordinance and each pod would 

come back to the commission with more details. The bubble plan was shown indicating the types of 

homes for each pod.  

 
Cory Shupe reported that he took the suggestions of the commission and made alterations to the plan to 

reflect what the ordinance required. He explained that each neighborhood map included a reference 

table. The map showed the total amount of acres for the project at 274 and the open space would 

slightly exceed the 20% requirement at 44.90 acres with a total gross density of 4.01, excluding the 

commercial of 4.91. The project objectives were architecture with a craftsman feel and all open space 

and trails would connect. The trails and open space map was displayed showing how they connect 

through each pod. He reported that there would be three major exercise nodes along the trail. 

Neighborhood amenities were also pointed out; pavilions and tot lots. Design guidelines were 

highlighted. The major entry ways were outlined and displayed, as well as, the plan for walls and 

landscaping to act as a buffer. Each pod was detailed. Pod 1 and 2 would be single family estates with 

half acre to quarter acre lots. The open space, architecture style and setbacks were outlined and it was 

noted that they planned for public streets. Pod 3 and 4 were midrange lots and would be called 

Meadows with .1 to .25 acre lots. He reported that the acreage calculations excluded the open space. 

The Villas would have multi-family homes. There would be a range of buildings would be between 446 

to 495 on 31.62 acres. The active senior living area was in pod 6 with acreage of 42.51. The base and 

max would vary. There would be an ally loaded product and there would be 1,200 square foot homes 

with two car garages. Commissioner Adam Jacobson thanked them for taking the time to outline their 

proposal, however, he felt the density stills seemed too high. The calculations for pod 1 and 2 stated that 

lots were between .25 to .60 acres, however, the biggest lot that could be obtained would be between .45 
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and a third of an acre. When they pull out the roadways, the area could only have quarter acre lots. 

Doug Young reiterated that the area would include 35% to 40% half acre lots. He divulged that he did 

not think they would obtain the 1,100 units shown as max density. He suggested that they could bring 

back the entire subdivision with more detail if he would like that. Commissioner Jacobson again voiced 

that the max number was very concerning to him. He then noted that the flood plain area would take 

out additional open space. City Engineer Blake Thomas provided further information about the flood 

plain and explained that the development to the west was required to do a map revision for the FEMA 

flood plain because 100 feet of 6000 West had not been mapped. He reported that the revision was 

completed on October 10, 2017 and the shape files had been included showing the flood plain. Mr. 

Young said he was showing that flood plain and would only apply the land at 25% to would match city 

ordinance. He further explained that the Planning Commission would have the opportunity to look at 

each pod individually. He again stated that he did not believe they would reach the 1,100 max density 

for that area. Commissioner Jacobson felt that the area would be more likely at the minimum density 

numbers in the range when they excluded roadways. Mr. Shupe reiterated the guarantee for larger lots 

and open space. Bruce Baird addressed questions asked during the work meeting. The first was, where 

did the 1,100 number come from and he responded that the number was not new to the general plan, 

there had only been a slight configuration of properties. He was also aware of the calculus regarding 

roads and acreage which were not predesigned yet and was the reason they presented a range. He 

believed the development agreement would be self-correcting because of the requirements outlined. If it 

were to turn out that because of open space and roadways the math no longer worked, they could only 

build what the math showed. He felt it was compliant and thanked staff for working endless hours with 

them through the process. They had included roads and trails that weren’t originally proposed. He 

informed Commissioner Jacobson that the proposal may not be what he thought of as perfect because 

that was in the eye of the beholder. However, he respectfully requested that the commission make 

recommendation to the city council. He understood that Commissioner Jacobson could suggest less 

density but he did not feel like they could provide enough information to make everyone happy. He 

again requested that the commission make a recommendation to council to move forward to allow them 

to adhere to the time frame required by council.  

 
Ryan Hales addressed the commission and was glad to answer any questions regarding road ways. 

Commissioner Jacobson understood that roads were not being designed at this point but he was 

concerned with the control on 6000 West. Mr. Hales thanked the commission for their service and 

explained that he served on a commission for 9 years and felt it was a tough job. He spoke about the 

traffic on 6000 West and how it was primarily related to the school. There was a peaking problem for 

about a 15 to 20 minute period each week day and he noted that charter school children were not 

bussed which may create the greater issue. The data collected was during those peak times. He spoke 

about the average daily traffic (ADT) on the roadway and provided projections for traffic on that road. 

Outside of the school hours the road would function well and be sufficient. It could be mitigated with 

signals in the future. 

 
Mr. Young said that the school would be required to have a roundabout maintained on school property 

to mitigate traffic. He described a 100 foot wide by-road at 6200 West that would go through the 
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subdivision and along the commercial area with a bike trail that would provide a three lane highway out 

to 11800 South. Numerous land planners had looked at the development several times to create a 

trophy subdivision. He requested a positive recommendation to be allowed to present it to the City 

Council. He thanked the commission members for being at the meeting.  

 
Commissioner Chris Berbert noticed that in pod 5 and 6 that the driveways were proposed as 20 feet 

and he had found that a lot of SUV’s, vans and trucks were 22 feet long. He would like the city to 

require 22 foot driveways as more of a norm. He did not want any private roads allowed except for pod 

6. He was nervous about the entry ways off of 6000 West especially in pod 6 and would like the City 

Council to consider traffic in the area, he felt there needed to be a better solution. Pod 5, from a general 

plan perspective, was originally 13 acres with higher density and he thought that the City Council should 

really look at that area well. He mentioned that he felt the development could be better than what was 

being proposed. He also voiced concern that the general plan was just barely approved and he struggled 

to see how the proposal matched that general plan. Commissioner Andrea Bradford requested more 

details on the traffic study. She wondered if they did an AM study. Scott Johnson explained that they 

counted both the AM and PM peak times. The AM peak was approximately 20% higher. Commissioner 

Bradford wanted to see the difference between the AM and PM study. She wondered what it looked like 

in the evenings around 4:00 to 6:00 pm and whether or not the road would always be poor due to the 

development during the evenings. Mr. Johnson said that the biggest concern occurred in the morning. 

Mr. Young agreed to the suggestion of requiring 22 foot driveways. He reported that there would be 

numerous schools coming in the area and believed the center road would help get residents out to 11800 

South remedying their concerns of traffic. Commissioner Jacobson still voiced concern with the max 

number of 1,100 units. He noted that the density proposed was five. He felt it should be four units per 

acre for the net density and that the commercial should not be part of the PUD. He explained that if the 

commission approved the proposal, they would be violating the newly approved general plan. He 

believed the density needed to be closer to 900 units to comply with the general plan that the council 

just approved. Mr. Young asked them to make a recommendation to the City Council to go off of the 

general plan and make it a condition. He did not have a problem meeting the ordinance and was fine 

with his suggestion of 900 units. Bruce Baird clarified that Mr. Young did not believe the math agreed 

with Commissioner Jacobson but he could make that recommendation that it would be subject to 900 

units, however, he was not necessarily agreeing with the 900 units. Mr. Young will meet what is required 

of him. Commissioner Berbert felt that they did need to make a recommendation to the council, 

however, he did not believe the proposal met the general plan. Vice Chair Jessica Morton mentioned 

that she agreed with Commissioner Jacobson’s calculations. Planner McCarty reminded the commission 

of the 22 recommendations from staff and that they were looking at zoning as well as a proposal for an 

R-1-21 zone at the bottom of the development with R-2-10 and C-2 zones at the top.  

Commissioner Adam Jacobson MOVED to recommend to city council approval of item Z2017-28 with staff’s 

requirements. 

Commissioner Chris Berbert SECONDED the motion. 

The vote was recorded as follows: 
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Commissioner Chris Berbert Yes 

Commissioner Andrea Bradford Yes 

Commissioner Adam Jacobson Yes 

The motion passed unanimously. 

Commissioner Chris Berbert explained that item 3.6 was a text change to adopt the overlay zone. He 

was unclear how he could approve or make a recommendation for the overlay zone when they did not 

have the text for the overlay zone yet. City Planner McCarty explained that council could not approve it 

until the zone had been approved.  

 
Bruce Baird suggested that they could make a recommedation to approve the PUD subject to the 22 

conditions, subject to the 900 number, subject to the council subsequently adopting the PUD form or 

ordinance in substantially the form that it is currently being considered by you. That way, if it doesn’t 

happen, than it wouldn’t happen. It would save the applicant from having to come back and do the 

presentation all over again. It would allow the applicant to meet a time table critical for the city because 

of the requirement the city imposed to get it completed by December 31st. The applicant would not 

meet that requirement if they could not move forward. He pleaded with them to make it conditioned 

upon the passage of the PUD, etc. City Attorney John Brems gave his thumbs up. Commissioner Adam 

Jacobson asked if they could make the recommendation conditional that if council changed the Planning 

Commission decision, at all, then it would have to come back to the commission. Commissioner Berbert 

was comfortable with that suggestion and City Attorney Brems suggested that they could state there was 

no substantive changes. Mr. Baird suggested that it would be conditioned upon the City Manager and 

City Attorney certifying to the council that no substantive changes had been made from the PUD 

ordinance as they recommended. City Engineer Thomas asked the commission to change 22b to make 

them dependent on one. Commissioner Berbert asked to include the requirement that driveways shall be 

22 feet instead of 20 feet. Commissioner Jacobson summarized what he would like to include in his 

motion, stating that for item number two it would state a max of 900 units with an overall density to be 

4.0 for the 224 acres. An alteration to number four to say driveways in pods 5 and 6 to be 22 feet long. 

A change to 22b with an addendum to the master traffic study each time it comes back in and item 23 

that the city attorney will ensure that no substantive changes are made to the PUD ordinance, or if so, it 

would come back to the commission. City Planner McCarty restated that for item number 23 that the 

City Attorney shall ensure that if any substantive changes are made to the planned development overlay 

zone than this PUD would come back to the commission. Commissioner Jacobson confirmed that was 

his intent.  
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Commissioner Adam Jacobson MOVED to recommend to City Council to approve the proposed rezone to apply the 

PUD overlay zone to the Anthem Utah LLC for the 224 acres at a density of 4.0 to be in compliance with the general 

plan that was just approved. That was why they were requesting an alteration to item number two that states a max of 

900 units with an overall density to be 4.0 for the 224 acres. An alteration to number four to say driveways in pods 5 and 

6 to be 22 feet long. A change to number 22b an addendum to the master traffic study each time it comes back in and item 

number 23 that the City Attorney shall ensure that if any substantive changes are made to the planned development overlay 

zone than this PUD would come back to the commission. 

Commissioner Chris Berbert SECONDED the motion. 

Requirements:   

1. Receive and agree to the recommendations from other agencies.  

2. The preliminary site plan is approved as attached with a maximum of 1100 900 units. with an overall density is to 
be no greater than 4.91 units per acre 4.0 for the 224 acres.  

3. When each pod comes in for final site plan approval, the applicant shall demonstrate how the proposal complies with 
the overall density of the project. 

4. Design guidelines are approved as submitted, including setbacks, architectural requirements, minimum lot sizes and 
driveways in pods 5 and 6 to be 22 feet long. 

5. At least 20 percent of the planned unit development shall be preserved as permanent open space. At least one-half of 
the open space required shall be maintained in single contiguous lot, not including any unbuildable property, configured 
in a usable size and shape. Open space that is unbuildable because of, among other things, slope, wetlands, flood 
drainage, or contamination, shall be counted at 25 percent of the acreage required to satisfy applicable open space 
requirements. Detention basins may count as open space only if they provide recreational amenities, including, but not 
limited to, playgrounds, gazebos, exercise stations, or sports fields with parking lots. Park strips adjacent to a street 
shall not count as open space. 

6. The developer shall incorporate the designated open space in each pod.  With each phase submitted, the applicant shall 
submit an open space summary. 

7. Trails shall provide connectivity throughout the development, to residential, schools, and commercial.  Trails between 
lots shall be at least a 20 feet wide with an 8 foot hard surface trail and landscaping approved by the Parks 
Department. 

8. Provide a 20 foot wide trail along the south side of Midas Creek. The trail shall be outside the top of bank. The trail 
should include an 8 foot paved trails and an 8 foot unpaved/aggregate trail.   

9. Construct a 6 foot precast wall along 6000 West and 6400 West. Construct an 8 foot precast wall or a 6 foot precast 
wall with a minimum 2 foot berm along Herriman Blvd. The wall along Herriman Blvd to match the “Farm” 
pattern. The walls shall be installed when the adjacent pod is being constructed.  Fencing on the interior of the project 
will be discussed with each phase.  

10. Herriman Blvd, 6200 West and 6000 West shall be built adjacent to the phase being constructed. Roads shall be 
built curb to curb, with sidewalks, park strips, and street lights being installed along the phase being developed.  

11. No residential driveways shall access onto 6200 W, 6400 W, 6000 W, Herriman Blvd, or 11800 South.  

12. Infrastructure for each phase shall be reviewed and approved by Engineering to verify that adequate systems are in 
place for that pod. This shall include review of transportation, water, and storm drain systems.  
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13. If there is going to be regional storm water detention for the project, temporary retention/detention may be used in each 
pod as long as it is owned and maintained by the developer and has temporary storm water easements placed over the 
property as well as easements for any necessary conveyance.  

14. All single family dwellings shall provide basements, excluding homes in pod 6 (Active Senior).  

15. The active senior pod (pod 6) shall have at least 40 percent single family dwellings.  

16. Comply with all recommendations from the Traffic Study, including additional right of way dedication for future traffic 
signals or turn lanes.  

17. Comply with all off-street parking requirements for single family detached and attached dwellings.  

18. The size, location, design, and nature of entry monument signs, and the intensity and direction of area floodlighting, 
shall be detailed in a separate site plan application. 

19. Infrastructure improvements, including but not limited to utilities, street signs, street lighting, fencing, and other 
required improvements, shall be provided in accordance with city standards and specifications. 

20. Install curb, gutter, sidewalk, park strip, and street lights along all public streets in accordance with city standards.  

21. A development agreement for the entire project shall be reviewed and approved by the City Council prior to any pods 
receiving final site plan approval.  

22. Each pod shall submit an application for approval of a site plan pursuant to chapter 30 of this title. The site plan for 
each pod shall include, but not be limited to, the following:  

a. Lot area and widths shall be shown on an approved site plan for each phase. 

b. An addendum to the master traffic study each time a pod comes back to the commission. Traffic studies will be 
required for each pod in compliance with the Engineering Design Standards. 

c. Each pod that is adjacent to Midas Creek shall provide verification from Salt Lake County Flood Control that 
the top of bank line has been established and there is an additional 20 foot maintenance access outside the top of 
bank. This access should be dedicated to the City. No lots can be located within the top of bank or 20 foot access. 
The access can be combined with the trail.  

d. A detailed grading and drainage plan shall be submitted as part of a site plan application. 

e. Landscaping, fencing, and screening related to the uses within the site and as a means of integrating the proposed 
development into its surroundings shall be submitted as part of a site plan application. 

f. Open space that is provided in each pod shall demonstrate any unbuildable area that counts as 25%. The overall 
open space acres required shall be adjusted accordingly. 

23. The City Attorney shall ensure that if any substantive changes are made to the planned development overlay zone 
that this PUD would come back to the commission. 

 The vote was recorded as follows: 

Commissioner Chris Berbert Yes 

Commissioner Andrea Bradford Yes 

Commissioner Adam Jacobson Yes 

The motion passed unanimously. 
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City Planner Bryn McCarty oriented the commission with a proposed text change to the land use 

ordinance to create a low-density agricultural zone. Item 3.4 and 3.5 were continued together. Nothing 

had been changed at all for item 3.4. For item 3.5, in the chart, all incentives for PUD’s were removed. 

There would still need to be a density for the PUD because there could be an existing PUD with the 

zone. The max could be 2.5 for the subdivision.  

Commissioner Andrea Bradford MOVED to recommend to the city council approval of item 17Z17. 

Commissioner Chris Berbert SECONDED the motion. 

The vote was recorded as follows: 

Commissioner Chris Berbert Yes 

Commissioner Andrea Bradford Yes 

Commissioner Adam Jacobson Yes 

The motion passed unanimously. 

City Planner Bryn McCarty oriented the commission with the proposed text change to the land use 

ordinance to allow the use of the A-.25 zone on property less than 15 acres. She suggested that they 

approve as staff recommended provided however, in no event shall the resulting density exceed 2.5 lots 

per acre.

Commissioner Andrea Bradford MOVED to approve item Z2017-24 with the change that provided however, in no event 

shall the resulting density exceed 2.5 lots per acre in a subdivision or PUD. 

Commissioner Adam Jacobson SECONDED the motion. 

The vote was recorded as follows: 

Commissioner Chris Berbert Yes 

Commissioner Andrea Bradford Yes 

Commissioner Adam Jacobson Yes 

The motion passed unanimously. 
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City Planner Bryn McCarty oriented the commission with a text change to the land use ordinance to 

adopt a chapter regarding planned development overlay zones. Open space was of concern from last 

time but felt it was okay. Commissioner Chris Berbert felt it was the size of the lots as well. City Planner 

McCarty said nothing protects the size of the lots because there was no minimum lot size in a PUD, it 

was based off of density approved. Commissioner Berbert felt concerned for a balance of lot sizes. 

Commissioner Jacobson felt that if there was no minimum lot size, it would not give them a size to 

adhere to. He wanted to enforce the density per pod which would provide a balance. Commissioner 

Berbert wondered what the percentage of lots in the city was, for lots between .10 and .30. City Planner 

McCarty had created a report to show those percentages but did not hat it to present. She reported that 

she would send it to the commission. She believed it was 20% townhomes and 41% were lots between 

.25 and .50 acres that and were platted. There were some five acre lots and some smaller lots as well. 

Commissioner Berbert felt there should be some kind of balance in lot sizes. He did not want the 

overlay zone to allow an applicant to shove all the lots in one place. He wanted there to be more of a 

balance. City Planner McCarty reminded them that the text change would make the PUD a legislative 

item which would give the commission a lot more discretion. She believed there was a lot of good 

standards included in the ordinance and any issue they may have would fall within the ordinance 

requirements. When an applicant comes back for final approval, they would only come to the 

commission. Commissioner Jacobson felt fine with the text. He only had issue with the open space, he 

did not like that an applicant could show a huge piece of land intended to be open space and then come 

back with a tiny strip of land for open space. He wondered if a developer would be required to make a 

map adjustment first. City Engineer Thomas said the process involved could take at least a year and as 

long as it takes the development to build out, was as long as it takes to get a Conditional Letter of Map 

Revision (CLOMAR). He suggested that they could have them take the FEMA part out and submit a 

Hydrologic study for engineering to review. Commissioner Jacobson was comfortable with his 

suggestion, as long as it would not be a guess. He asked that the city enforce an applicant that wants to 

go with the zone A to understand that would be the flood plain, and the density that they would lose 

with the 25% reduction, unless they get the CLOMAR was done first. City Planner McCarty asked if 

they could even get the CLOMAR done without knowing what the development was going to be. City 

Engineer Thomas said the CLOMAR would be based off of the development and further explained of 

areas with flood plains where there could be future development. He was unsure that requiring a 

CLOMAR was a rational way to go about it. He would be more comfortable with the hydrologic 

analysis getting done because FEMA could always change it. Commissioner Berbert wondered if there 

was a way to protect the city to not allow clustering to a point that wouldn’t allow a balance of density. 

City Planner McCarty suggested requiring that minimum lot size should be established when they 

present to the commission for each lot. Commissioner Berbert liked her suggestion and restated that a 

minimum lot size should be established with each pod, he felt like that would protect the balance. City 

Planner McCarty clarified that they wanted to see the minimum lot size requirement with the 

preliminary site plan, which was confirmed.  

 

Commissioner Chris Berbert MOVED to recommend to city council to approve item 20Z17 as written with one minor 

change to B(1)(a) to add a minimum lot size be required at the time of request. 

Commissioner Adam Jacobson SECONDED the motion. 
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The vote was recorded as follows: 

Commissioner Chris Berbert Yes 

Commissioner Andrea Bradford Yes 

Commissioner Adam Jacobson Yes 

The motion passed unanimously. 

None 
 

 
Vice Chair Morton called for a motion to adjourn. 
 

Commissioner Adam Jacobson MOVED to adjourn the meeting. All voted yes and the motion passed unanimously. The 

meeting adjourned at 9:19 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 October 19, 2017.  This document constitutes the official minutes for the 

Herriman City Planning Commission Meeting. 

 
 
 


