
 

 

 

 

 

 

 

 

 

The following are the minutes of the Planning Commission Meeting of the Herriman Planning Commission.  

The meeting was held on Wednesday, February 20, 2020 at 6:00 p.m. in the Fort Herriman Conference 

Room and the Herriman City Council Chambers, 5355 West Herriman Main Street, Herriman, Utah.  Adequate 

notice of this meeting, as required by law, was posted in the City Hall, on the City’s website, and delivered to 

members of the Council, media, and interested citizens. 

 

Presiding:  Chair Chris Berbert 

 

Commissioners Present:  Andrea Bradford, Adam Jacobson, Brody Rypien, Jackson Ferguson, Lorin Palmer, 

and Heather Garcia 

 

Staff Present:  City Planner Michael Maloy, Assistant City Planner Bryn MacDonald,  Deputy City Recorder 

Wendy Thorpe, Communications Specialist Destiny Skinner, Planner I Nick Whittaker, City Engineer Blake 

Thomas,  Staff Engineer II Josh Petersen, Economic Development Coordinator Sandra Llewellyn, and HPD 

Officer Jose Lopez 

 

Commissioners Excused:  Andy Powell, and Joy Kaseke 

 

 

 

Chair Berbert called the meeting to order at 6:09 p.m. 

 

Assistant City Planner MacDonald said that Mountain Ridge development might be sent back to Planning 

Commission for review. The Jordan School District would not change their property, which meant the 

development contained no commercial. City Council may make changes to the item and approve it, or remand 

the item back. Assistant City Planner MacDonald displayed the latest version of the Mountain Ridge 

development and reviewed the changes.  

 

Academy Village had not been approved yet and parking structure details were being worked on.   

   



 

Commissioner Jacobson inquired if schools could be required to install sidewalks for safe walking routes. Some 

new schools do not have sidewalks in the safe walking route and children walk on the road. It was stated that 

Charter schools were required to install them but Jordan School District was not. Assistant City Planner 

MacDonald stated staff would research the requirements and check the State Code. 

 

 Commissioner Jackson Ferguson arrived at 6:29 

 

The City now has an administrative law judge involved with City code enforcement violations. Commissioners 

stressed the importance of sidewalk installation early in the phasing, and walkability between developments. The 

Game Point development is currently going through engineering requirements.   

 

Teton Ranch has moved the park into the centre of the development and they have expressed interest in a 

commercial 1.5-acre lot on the corner of the property. 

 

Assistant City Planner McDonald reviewed the agenda items. The Bullfrog sign locations and sizes were briefly 

reviewed and Commissioners discussed the importance of a precast wall between Bullfrog and nearby homes.      

 

Commissioner Jacobson disclosed that he worked for applicant Elliott Smith about 10 years ago, but no longer 

had any association with him, so there was no conflict of interest.  

 

Commissioners discussed asphalt trail locations, further expansion of the road and clarified the width of 

Herriman Parkway. Connections to bike trails in Butterfield Canyon would be researched by the staff. Density 

bonus and trail connectivity and trail width were discussed at length. Commissioners would prefer a 10-foot 

trail along the road. Commissioners expressed concern with potential future loss of trails due to roadway 

expansion, and mentioned Provo Canyon as an example of how it should be done. Commissioners expressed 

concern that the trail connection was very small and lots 21 and 22 had issues. Per City Engineer Blake Thomas, 

the Parks department preferred an asphalt path in lieu of a sidewalk. The Engineering department offered to 

change the shoulder cross section. It was recommended to keep the 80 foot ROW and allow the trail in lieu of 

sidewalk.  Commissioner Garcia was unhappy with a park only containing a pavilion and table. Assistant City 

Planner Bryn MacDonald reminded the Commission that they were to decide if that met the requirement.  

Commissioners offered the opinion that additional amenities might be needed to meet the definition.  Creek 

and trail locations were identified. Commissioners debated the benefits of a trailhead for parking in one of the 

lots.  

 

The work meeting adjourned by consensus at 6:58 p.m.   

 

 

Chair Berbert called the meeting to order at 7:08 p.m. 

 

George Hudak led the audience in the Pledge of Allegiance.  



 

 

Full Quorum Present.  

 

 

Commissioner Jacobson disclosed that he worked for Elliot Smith about ten years ago, but it did not present 

a conflict.   

 

 

Commissioner Rypien moved to approve item 2.4 approval of Minutes for October 30, 2019, Specialal Planning 

Commission Meeting, December 5, 2019 and January 2, 2020 Regular Session Planning Commission Meetings. 

Commissioner Jacobson seconded and all voted aye.  

 

Chair Berbert reviewed the Public Hearing guidelines.  

 

 

 

Assistant City Planner MacDonald reviewed the applicant’s request for master plan approval for the monument 

and directional signs at Bullfrog Spas.  A conditional use was an administrative decision and the Commission 

would base their decision on compliance with the City approval standards. City Ordinance prohibited signs in 

the designated Right of Way. The subject property was located in the TM zone, which does not have any specific 

standards for signs.  

 

Applicants Mariela Rawlings and Samson Madsen requested clarification regarding the ROW location. They 

found the site plan verbiage stating Proposed ROW to be confusing.    

 

Staff identified the property lines and informed the applicant it could be in the Public Utility Easement (PUE) 

with a waiver from the provider. Signs needed to be behind the property line.  

 

The applicants added that Bullfrog tries to maintain a peaceful life mantra. They would like signs to be as close 

to the curb as possible. It is important that the signs be easily readable for delivery truck drivers and potential 

customers. Applicant expressed concern with landscaping mature trees covering the signs. They provided photos 

of sign samples for the Commissioners to review.   

 



The Commissioners clarified that as long as they meet the landscaping plan requirements, they may be able to 

move the tree locations. They discussed the size, attractiveness and distance to the trail.     

 

Commissioners offered the opinion that if the signs and landscaping needed to be changed the item should be 

continued to allow the applicant time to work with staff.   

 

Assistant City Planner MacDonald offered they could approve the signs as they were, allow the staff to work 

with the applicant on the location, and if the signs need any changes the item would come back to the 

Commission. It was also mentioned that they could allow sizing changes within a specific size range as part of 

the motion. 

 

The applicant added that only the width might need to be expanded, not the height. The Commissioners debated 

potential width sizes. 

 

Recommendations: 

1. Meet with the Staff for review and final approval of the site plan. 

2. No signs can be located on City property or in the right of way. 

3. All signs must meet the clear view requirements at the intersections. 

4. All signs must receive building permit approval prior to beginning construction. 

5. The signs shall be less than eight feet wide. 

6. Require a utility easement waiver. 

 

Commissioner Heather Garcia moved to approve item 3.1 file number C2018-041-01 Master Plan review of signage for Bullfrog 

Spas with staff recommendations and an additional requirement #5 for the sign to not be over 8 feet in width and add requirement 

# 6 to require a utility easement waiver. Commissioner Adam Jacobson seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson Aye 

Commissioner Heather Garcia Aye 

Commissioner Jackson Ferguson Aye 

Commissioner Lorin Palmer           Aye 

Commissioner Andrea Bradford Aye 

Commissioner Brody Rypien  Aye 

 

The motion passed unanimously. 

  

 



Assistant City Planner Bryn MacDonald reviewed the applicant request for preliminary plat approval for a two 

lot commercial subdivision. The applicant had also submitted a separate application for a conditional use for a 

7-11 gas station and convenience store on one of the lots. The property was located at 12480 S 5600 W. The 

property was zoned C-2 (Commercial). The item was on for a Public Hearing. She reviewed the property 

layout and access.  

 

Applicant Elliott Smith approached the podium. He stated they were under contract to purchase lot one, which 

consisted of about one acre.  Remaining lot 2 future plans were to be determined. He offered to answer 

questions.  

 

The Commissioners asked if the drive approach for Herriman Boulevard would be paved with this development. 

The applicant replied in the affirmative. As part of the process, a new access road would be constructed across 

Herriman City property. They were working with the City on an access agreement, wherein they would pay for 

improvements and maintenance for the access road and landscaping along the frontage. The owner of lot two 

was also in agreement. They would install that road to the end of lot one lot and utilities for lot two.  The 

applicant would enter into a reciprocal easement and access agreement with the owner of lot two, in addition to 

an encroachment / access agreement with the City.   

 

Chair Berbert opened the public hearing. 

 

Paxton Guymon the current landowner, encouraged the Commission to approve the development. He added 

that it met the ordinance requirements and all of the easements and agreements were in the process of being 

finalized.  7/11 would pioneer the improvements with a shared approach on some of the costs. He was of the 

opinion the 7/11 would attract other commercial users. They were determined to develop the entire site in 

compliance with current zoning standards and would appreciate support and approval from the Commission.  

 

George Hudak wanted to know when the construction would start and when the walls would be installed. 

 

Chair Berbert closed the public hearing. 

 

Commissioner Jacobson proposed additional recommendations that sidewalks along all roadways and all fencing 

around the entire commercial property be required. He recommended an adjustment to requirement number 

four, to install improvements behind the back of curb on 5600 West and Herriman Boulevard along the entire 

length. He also proposed an additional requirement number seven requiring a commercial standard precast wall 

be required along the south and west of the entire subdivision. Commissioner Rypien agreed that the entire 

precast wall be installed with the first subdivision. Lighting would be determined when the applicant returns for 

conditional use approval.  

  

Paxton Guymon, the current landowner and Land Use Attorney, stated he understood the concept of installing 

perimeter fencing when the entire site was developed. He opposed imposing that requirement for only one of 

the five and a half acres.  He said that to impose a requirement to put up fencing around the entire site would 

be an unlawful exaction.  He encouraged the Commission to seek counsel from the City Attorney before 

imposing that requirement.  



 

Commissioners debated fencing installation timing and the current fencing situation. Ordinance requirements 

were reviewed and it was reiterated that precast walls were required between residential and commercial 

developments and all incompatible uses.  Commissioners cited safety concerns along with the potential for a 

long gap in development for lot two.  

 

City Planner Maloy read City Code 10-21-7 for fencing in between incompatible uses. He offered that perhaps 

the Commission should consider continuing the item due to the absence of the City attorney.  

 

The requirements, ordinance and development definition were debated at length.  It was offered that the code 

referred to development activity, which the applicant argued, was not part of this approval. He offered the issue 

should be addressed at the conditional use approval phase.  

 

Some Commissioners debated lack of comfort with approving the item with no legal counsel present, while 

others offered the wall was required by City code.   

 

Guy Paxton stated they would accept the condition, but did not agree with it.    

 

Recommendation 
Staff recommends preliminary plat approval for this two lot commercial subdivision, with the following 
conditions: 
 

1. Receive and agree to the recommendations from other agencies. 
2. Final plat to be reviewed and approved by the Engineering Department. 
3. Provide a cross access easement between lots 1 and 2 on the final plat. 
4. Install improvements behind back of curb on 5600 West and Herriman Blvd. These improvements shall 

include: landscaping, park strip, street lights, and sidewalk.  and  install improvements behind the back 
of curb on 5600 west and Herriman Boulevard along the entire length of the property 

5. After preliminary plat approval, a traffic study will be required by Engineering during the first round of 
submittals for final approval.   

6. The existing curb cut on Herriman Boulevard will need to be removed and replaced in favor of a new 
shared drive approach.  

7. Require installation commercial standard 6 foot precast wall along the South and West side of the 
subdivision boundaries. 

 

Commissioner Adam Jacobson moved to approve item 3.2 file number S2020-003 Preliminary Plat approval for a two lot 

commercial subdivision (Public Hearing) with staff 6 recommendations, with an alteration to # 4 to read install improvements 

behind the back of curb on 5600 west and Herriman Boulevard along the entire length of the property and an additional #7 that 

says install commercial standard six foot precast wall along the South and West side of the subdivision boundaries. Commissioner 

Lorin Palmer seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson Aye 

Commissioner Heather Garcia Aye 

Commissioner Jackson Ferguson Aye 



Commissioner Lorin Palmer                   Aye 

Commissioner Andrea Bradford Aye 

Commissioner Brody Rypien                    Aye 

 

Assistant City Planner McDonald briefly reviewed the request and the process for a preliminary plat approval. 

She presented the density criteria and the applicant’s density calculations. Their density calculation qualified for 

31 total lots, however only 30 were allowed for one access. The property is in the A-.25 zone and a Public 

Hearing was required. Open space areas were identified and trail connectivity locations were identified. Open 

space and detention pond locations, grading and site plan were displayed. 

 

The applicant was not present. He had emailed Assistant Planner MacDonald that he was stuck in traffic due to 

a traffic accident.    

 

Chair Berbert opened the public hearing.  

 

Amber VanHorn lives in High Country Estates and own the property that backs borders the subject property 

to the south. They expressed concerns with the Right of Way turn into the subdivision. The intersection has 

blind hills to the east and west. The road was not suitable for more traffic and the developer needed to work 

with Salt Lake County to address safety issues.   

 

Rob VanHorn as an HOA President for High Country Estates I, he offered that Dominion approached the 

HOA regarding a one-acre lot for a low-pressure gas valve, which may affect the intersection. Mr. and Mrs. 

Johnson would be allowed out of the HOA. He was disappointed that the developer was not present to answer 

questions. He asked if the south side of the road would be widened with curb and gutter. He would have 

concerns if the road were widened on the south side, because that would eliminate his ability to park his 

equipment. He requested definition of the Right of Way. 

 

Michelle Buckley owns the property immediately to the west, and stated that when she moved in the old plat 

showed the road further west. She tried to buy lot 1, but was told that selling raw land would cause a loss of 

density. Concerned that wall installation would block her driveway. Her property has a horseshoe driveway; she 

only owns half of it, which was an issue that should be discussed with the developer.    

 

Chair Berbert indicated the Commission would continue this Public Hearing to a future meeting. 

 

It was explained that the City would be responsible for curb and gutter improvements on the North side, and 

the County was responsible for improvements to the south side of the road. It was recommended for the 

landowner on the west side to work with developer to discuss access.  



 

The Commission requested for the City Engineering department to design the concept roadway, on both sides, 

to show what it would look like widened and provide an aerial view of the road and intersection.  The area 

needed to be evaluated for property impacts and trail paths needed to be identified.  

 

Commissioners requested more information regarding park amenities that would justify acceptable 

improvements to qualify for bonus density. The developer density calculations were reviewed at length, and 

Commissioners requested staff to examine and recalculate them to ensure the proper density is allowed. 

Different options for property access were offered.  

 

Staff stated they would work with the developer to implement the changes. 

 

Commissioner Lorin Palmer moved to continue without date item 3.3 file number S2019-087 Preliminary Plat Approval for a 

30 lot subdivision (PUBLIC HEARING), Commissioner Adam Jacobson seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson Aye 

Commissioner Heather Garcia Aye 

Commissioner Jackson Ferguson Aye 

Commissioner Lorin Palmer                   Aye 

Commissioner Andrea Bradford Aye 

Commissioner Brody Rypien                   Aye 

 

  

Commissioner Jacobson has noticed lots of attorneys and did not appreciate being pressured by them. He 

requested for staff to look into options for separate legal discussions with attorneys. Chair Berbert stated the 

City Attorney recommended precast wall at this stage for previously. They requested direction for what to do 

when an attorney is present. If the language in the subdivision ordinance is unclear perhaps, it should be 

reworded. Commissioner Rypien requested bonus density requirement training. Commissioner Bradford 

requested follow-up on a request from the Joint meeting. The Council and Commission requested current 

commercial area totals and vacant commercial area totals. Commissioner Rypien said bonus density requirements 

should have a standard depending on how many lots a development has.    

 

 

5.1  Wednesday, February 26, 2020 – City Council Meeting 

5.2  Thursday, March 5, 2020 – Planning Commission Meeting 

5.3  Wednesday, March 11, 2020 - City Council Meeting 

 

 

Commissioner Adam Jacobson moved to adjourn the meeting at 8:34 p.m. and all present voted aye.

 



I, Wendy Thorpe, Deputy Recorder for Herriman City, hereby certify that the foregoing minutes represent 

a true, accurate and complete record of the meeting held on February 20, 2020.  This document constitutes 

the official minutes for the Planning Commission Meeting. 

  

      

Wendy Thorpe


