
 

 

 
 

 

 
 

 

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

meeting was held on Thursday, May 7, 2020 at 6:00 p.m. in the Herriman City Hall 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 Electronically: Andy Powell, Adam Jacobson, Brody Rypien, Jackson Ferguson, Lorin 

Palmer, and Heather Garcia. Commissioner Andrea Bradford and alternate Joy Kaseke were present but did not vote.  

 

Staff Present in the Council Chamber: Assistant City Planner Bryn MacDonald, Deputy City Recorder Wendy 

Thorpe, Communications Specialist Mitch Davis 

 

Staff Present Electronically: Community Development Director Blake Thomas, Planner I Nick Whittaker, City 

Planner Michael Maloy, and City Attorney John Brems 

 

*THIS MEETING WAS CONDUCTED ELECTRONICALLY* 

 

 

Chair Berbert called the meeting to order at 6:03 

 

 

Assistant City Planner MacDonald reviewed recent City Council decisions. Mountain Ridge had been approved with 

no commercial included. 

 

Assistant City Planner MacDonald reviewed the agenda items.  

 

Item 3.1, Preliminary plat approval for the 30 lot subdivision has been updated to reflect the Commission’s previous 

recommendations.  
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Item 3.2, Subdivision plat amendment was for a very small adjustment of less than three feet between houses.  

 

Item 3.3, Review of a requirement for recessed windows at Parkside at Herriman Towne Center, which was a 

request to not have to comply with the installation of recessed windows on all buildings. The recessed windows 

were a condition of approval.  Commissioners debated the requirement and possible design elements would add 

dimension to windows. It was stated that recessed windows were better suited for some building materials, such as 

brick and may be more difficult to install in others, but the City was looking for a higher quality of product. It was 

offered that recessed windows add character and depth. Assistant City Planner Maloy interjected that conditions 

were at times added to correct an exhibit. Recessed windows were in multiple developments throughout the City. 

The request stated all windows facing the U road would be recessed. Commissioners offered the opinion that the 

building lacked transition from the brick front, to the stucco on the side.  

 

Community Development Director Blake Thomas discussed the requirement with a veteran City Planning Inspector 

who offered that they require extra work and expertise, but they could be done. The concern he had was the Utah 

climate could cause wood to move and joint movement may cause leaking. Commissioners discussed deep trim 

benefits and appearance. Fake shutters were not preferred by the Commissioners, but they are a popular design 

choice. The Commissioners agreed recessed windows should be in the brick fronts along the main road, and design 

elements could be utilized to provide the appearance of depth in lesser seen areas. Commissioner Ferguson 

mentioned that another way to get window depth was by having continuous exterior insulation on all the buildings. 

Two inches of rigid insulation creates a deeper window improves energy efficiency. However, it does cost more.  

 

Item 3.4 The applicant did not understand they were required to remove the existing vinyl fence. Thought they 

would only need to install fencing were none was none. Neighborhood feedback was requested. The Ordinances 

requiring six foot masonry walls, and prohibiting double fencing may not be waived by the Commission.  

Construction could be deferred until lot two is developed, but the Commission was not fond of that possibility.  

 

Item 3.5 Lot sizes were adjusted and the private street situation with a neighbor was resolved.  

 

Item 3.7 Pedestrian access and landscaping locations near Mister Carwash and WinCo were discussed.   

 

Item 3.9 An access point condition that required a slight revision. 

 

City Planner Maloy reviewed items 4.1, and 4.3. The developer offered a zoning condition to limit building height. 

Neighborhood concerns were, landscape buffers and the bike path location were discussed and identified. 

 

Item 4.3 The commercial zoning line required adjustment.  

 

Planning Commission work meeting adjourned by consensus at 6:58. 
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Chair Berbert to order at 7:02 p.m.

 

Full Quorum Present 

 

Commissioner Palmer stated he worked on Teton Ranch a couple of years ago but it did not present a conflict.  

 

Commissioner Garcia moved to approve item 2.3 Approval of Minutes for February 20, 2020 and March 5, 2020, 

and all voted aye.   

 

 

 

Assistant City Planner MacDonald said the applicant requested preliminary plat approval for a subdivision of 30 single 

family lots, known as Butterfield Hollow. This application was on the Planning Commission agenda on February 20th 

and March 5th for a public hearing. The item was continued to allow the applicant time to respond to some concerns 

that were raised during the meeting, which have been addressed. Access for a neighbor was resolved by selling them 

a section of the property and revised density criteria has been submitted. The Public hearing has been open since 

February.  

 

Applicant Clark Colledge addressed Right Of Way access for property to the west. The property in question was sold 

to that neighbor and removed from this development.   

 

Chair Berbert opened the Public Hearing. 

 

Deputy Recorder Thorpe read James Oliphant’s comment.  

He had 3 concerns with the new development (file number S2019-087). 

1. He felt the proposed neighborhood entrance has limited visibility.  Facing west are trees and a winding road, 

to the east is a slight bend sloping up. He’s worried vehicles exiting the neighborhood would not have enough 

visibility as they turn left (east).  Since the city is mainly to the east, the left turn out of the neighborhood is 

probably going to be the direction the majority of the traffic goes.  What are the plans to increase the visibility, 

will there be a dedicated right turn lane into the neighborhood when traveling west? 

2. The neighborhood will increase traffic on Herriman Highway which is a very narrow two lane road.  This 

does not seem sufficient to handle the increased traffic from the neighborhood. 
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3. The increased traffic will adversely affect the intersection of 7300 W and Herriman Highway.  Already there 

can be a line of cars heading west waiting to turn left from Herriman Highway onto 7300 W.  With added 

traffic traveling east from the neighborhood, will anything be done to handle the increased traffic congestion 

at this intersection? 

 

Chair Berbert closed the Public Hearing.  

 

Blake Thomas addressed the site distance traffic issues. The ingress and egress had been pushed to the west to 

maximize sight distance. Eighty foot road allowed enough shoulder for a pocket right turn. Volume and wait times 

operate at an acceptable level of service, except for 6400 West and Main where a traffic signal should be installed by 

this fall. Intersection improvements at 7300 West have been scheduled for this summer. 

 

Requirements: 

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

2. Final plat to be reviewed and approved by the Engineering Department. 

3. Receive and agree to the recommendations from other agencies, including those  

listed in the Development Review Committee comments dated October 2, 2019. 

4. Construct a 6 foot precast wall on Herriman Highway. The wall should maintain the clear view at all 

intersections.  

5. Setbacks shall be standard City setbacks.  

6. All building elevations shall meet the requirements of the Single Family Design Criteria as found in the 

Herriman Land Development Code.  

7. No residential driveways shall access onto Herriman Highway. This should be placed on the plat.  

8. 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. 

9. Install curb, gutter, park strip, street lights, and sidewalk along all public streets in accordance with City 

standards.  

10. Streets shall be public and built in accordance with city standards and specifications. All streets shall be 53 

feet. 

11. No more than 30 building permits to be issued on one access.  

12. No driveways will be allowed within 50 ft of the right-of-way line of Herriman Highway.  

13. Dedicate right of way on the north side of Herriman Highway in order to provide an 80 foot ROW width.   

14. Coordinate with Salt Lake County for necessary permits regarding work in Herriman Highway on Salt Lake 

County’s portion of roadway. 

15. Install all necessary improvements along north side of Herriman Highway including curb and gutter, 5 foot 

wide landscaped area, 8 foot wide asphalt trail, and necessary street lighting to Herriman City Standard.   

16. Storm drainage along Herriman Highway must be routed through storm drain system and detention 

provided for to limit discharge to 0.20 cfs/acre. 

17. Storm drain detention area must be dedicated to Herriman City and landscaped to Herriman City Standards. 

Provide landscaping plan for park strips and Lot A. 

18. Show storm drain outfall. Salt Lake County Flood control/State of Utah stream alteration permit may be 

needed depending on outfall location. 
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19. Provide plan for Herriman Highway drainage/existing culvert. 

20. Show safe site triangle areas on plat. This should be made an open space area on the plat. 

21. Provide traffic impact study to Herriman City Standard. 

22. Provide storm drainage report to Herriman City Standard. 

23. Provide geotechnical report for pavement design of interior roads and Herriman Highway. 

24. Provide approval of pertinent irrigation companies for work affecting irrigation lines. 

25. UPDES stormwater permit through State of Utah will be necessary (project greater than 1 acre). 

26. Provide a contaminated soils report and remediation plan, if necessary.  

 

Commissioner Adam Jacobson motioned to approve item 3.1 File number S2019-087 Preliminary Plat approval for a 30 lot 

subdivision (This public hearing was opened on February 20, 2020) with 26 requirements and an adjustment to # 7 requiring no 

residential or driveway access onto Herriman Highway which will be placed on the plat.  Commissioner Heather Garcia seconded the 

motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson  Aye 

Commissioner Andy Powell  Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Heather Garcia  Aye 

Commissioner Brody Rypien             Aye 

 

The motion passed unanimously. 

 

 

Assistant City Planner MacDonald reviewed the lot line adjustment. She informed the Commission that Lots 407 

and 408 of the Graystone subdivision were being built by Edge Homes. The home under construction on lot 407 

was inadvertently built too close to the property line. The owner requested a plat amendment to move the property 

line 3.88 foot into lot 408. There is a home under construction on lot 408, however there is plenty of room to adjust 

this lot line without impacting the required setback. A public hearing was not required because both lots had the 

same owner.  

 

Requirements:  

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

2. Final plat to be reviewed and approved by the Engineering Department.  
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Commissioner Heather Garcia moved to approve item 3.2 file number S2020-018 Subdivision plat amendment to adjust the lot line 

between Graystone Phase 4 lots 407 and 408 with staff recommendations. Commissioner Adam Jacobson seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson  Aye 

Commissioner Andy Powell  Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Heather Garcia  Aye 

Commissioner Brody Rypien             Aye 

 

The motion passed unanimously. 

 

 

Assistant City Planner MacDonald reviewed the application and conditions. The Commission may choose to modify 

the condition or not.  

 

The applicant received approval for the Parkside project in October 2019. One of the conditions of approval required 

the following:  

 

1. All windows shall comply with the Herriman Towne Center Design Guidelines for “Window Characteristics” 

including a minimum window recess of three-inches to express building mass. 

 

The applicant has some concerns with complying with this condition. They have submitted a letter which states that 

“recessed windows on all buildings is problematic” (See Attachment B). They claim it will lead to leaking and 

maintenance issues. 

The applicant is proposing to build the elevations as they were approved by the Planning Commission, however they 

are asking to not have to comply with the condition of recessed windows on all buildings. The recessed windows were 

not shown on the approved elevations, it was a condition of approval that they change their elevations to add the 

recessed windows. They have submitted an exhibit which shows where they can meet the recessed windows 

requirement, and what all of the windows in the project will look like.  

 

As stated previously by staff, the Design Guidelines do not specify the level of compliance that is necessary to warrant 

Planning Commission approval.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                             

 

Applicants Brandon Watson and Jaran Nicholls reviewed the request to remove some recessed windows was due to 
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leaking issues and was not to reduce cost. He stated some exteriors such as brick and masonry were better suited to 

recessed windows. Others, such as stucco, were more likely to have leaking and warranty issues. Some elements were 

proposed to create the look of recessed windows, such as shutters, roof over-hangs, and pop-outs to achieve depth. 

Graphics displayed the proposed changes to townhomes and specific design elements were identified.  

 

Commissioners talked through the proposed change and confirmed that flanged windows were to be used. Thicker, 

extra deep trim would create more dimension and eliminate the need for all to be recessed. Specific street requirements 

for Black Lotus and, Herriman Parkway were clarified. Commissioners expressed appreciation to the developer for 

presenting a good product. It was requested for Commissioners to be very specific when they make a motion. 

Commissioners stressed the importance for highly visible areas to be visually appealing.  

 

Commissioner Jackson Ferguson motioned to approve item 3.3 file number C2008-014-26 Review of a Requirement for Recessed 

Windows on Parkside at Herriman Towne Center and locations for recessed windows on the brick locations were acceptable for 

Herriman and Black Lotus Drive. At the other Hardy Board locations double deep trim would be required at the windows, and at 

stucco locations a two inch deep trim would be required at the windows, in lieu of extra depth at the windows, along all interior and 

exterior streets. Commissioner Brody Rypien seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Heather Garcia  Aye 

Commissioner Brody Rypien             Aye 

 

The motion passed unanimously. 

 

 

 

 

 

Assistant City Planner MacDonald reviewed the requirement for the 7/11. The applicant expressed concerns with 

removal of pre-existing vinyl fencing. Notices were mailed to all neighbors. The ordinances and requirements that 

apply to precast wall locations between zones were reviewed.    

 

Applicant Elliott Shupe stated he was not the official applicant as his company had only purchased lot one and this 

requirement was for lot two. Paxton Guymon had recently left the meeting and was not available. Mr. Shupe expressed 
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concern that double fencing was not allowed and precast wall installation could damage existing landscaping. They 

requested guidance for landscape damage liability. 

 

Commissioners requested the age of the Ordinance. Assistant City Planner MacDonald clarified the policy always 

required the precast wall and property had always been commercial.    

 

Deputy Recorder Thorpe summarized comments received from neighbors. Some were in favor of precast wall 

installation, some sought compensation for the removal of their fence and damage to landscaping. One expressed 

concern with precast wall encroaching onto private property.   

 

Height of nearby wall was clarified. Commissioners expressed that precast wall requirement could not be waived by 

the Commission and recommended moving forward with installation of the precast wall. Precast wall would be placed 

on the commercial property lot line and the post would be right on the property line. Compensation would be between 

the applicant and homeowner. Homeowner could arrange to keep the removed vinyl fencing but the Commissioner 

offered the opinion that compensation for a more expensive product would seem unlikely.   

 

Commissioner Adam Jacobson motioned to deny item 3.4 file number S2020-003 Reconsideration of a subdivision condition requiring 

a 6 foot precast wall adjacent to commercial property, and fencing will stand as previously approved  Commissioner Andy Powell 

seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Heather Garcia  Aye 

Commissioner Brody Rypien             Aye 

 

The motion passed unanimously. 

 

Assistant City Planner MacDonald informed the Commission that item 3.5 for preliminary plat approval & 3.6 for 

final site plan approval required two different motions but would be discussed simultaneously. She reviewed recent 

changes. Lot sizes were varied by 1,000 feet for every two lots. Location of lot 737 was clarified to be a seminary 

building and would be fixed on the plat.  
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Applicant Brad Mackey appreciated the new layout and thanked the Commission for their review. They are ready to 

move forward.   

 

Chair Berbert opened the Public Hearing. 

 

Deputy Recorder Thorpe read the following comment: 

 

Smokey Peck I am emailing regarding this notice and have two questions.  

1. What is the discussion about as they have already started construction? 

2. When will they place the cement wall that was discussed in the meeting prior to the overall approval??   

 

Chair Berbert closed the Public Hearing. 

 

Assistant City Planner MacDonald addressed that sewer line and soil remediation have begun. Precast wall required 

by the MDA would be installed with pod five, dependent on the trail installation.  

 

Preliminary Plat Requirements: 

1. Receive and agree to the recommendations from other agencies, including those included in the 

Development Review Committee comments dated January 8, 2020. 

2. Meet with staff to review compliance with all requirements of the Master Development Agreement when 

each phase is submitted for final engineering review.   

3. An addendum to the traffic study shall be submitted with each pod. The addendum needs to address the 

intersection of 6400 West and Main Street. The purpose is that the original study projects that at some 

point there will be LOS E or worse at 6400 West and Main Street. When that occurs a traffic signal must 

be installed. Developer must comply with all recommendations from the Traffic Study, including 

additional right-of-way dedication for future traffic signals or turn lanes.  

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

standards, including Herriman Main Street.  

5. Construct a 6 foot precast wall along the south side of pod 5, per the MDA.  

6. A long term stormwater maintenance agreement is required for any private detention ponds. 

7. Main Street and roadway improvements, and the water system (pipes and PRV) shall be completed along 

the frontage to the development per the MDA. 

8. Provide a geotechnical report for pavement design. 

9. Provide dedication for Herriman Main Street. This should be an 80 foot right of way.  

10. All existing overhead powerlines must be buried.  

11. No more than 30 building permits to be issued on one access. A second access must be constructed before 

any additional building permits can be issued.  

12. Comply with the Road Cross sections as found in the Hidden Oaks MDA. This includes the width of 

sidewalks and park strips.  

13. Open space within pods 4-7 shall be dedicated to the City prior to any building permits being issued in 

pods 4-7, per the MDA.  

14. Receive approval from Herriman City for the contaminated soils mitigation plan. 
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15. Identify lot number 737 on the plat.  

 

 Commissioner Adam Jacobson moved to approve item 3.5 file number S2020-06 Preliminary Plat approval for 161 single family lots 

known as Hidden Oaks pods 4-7 (Public Hearing). With staff recommendations and with an additional requirement to identify lot 737 

on the plat. Commissioner Lorin Palmer seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Heather Garcia  Aye 

Commissioner Brody Rypien             Aye 

 

The motion passed unanimously. 

 

 

This item and item 3.5. were discussed simultaneously.  

 

Site Plan Requirements: 

1.  Receive and agree to the recommendations from other agencies, including those included in the 

Development Review Committee comments. 

2.  Meet with staff to review compliance with all requirements of the Master Development Agreement when 

each phase is submitted for final engineering review.   

3.  All homes shall meet the design guidelines and the Herriman City single family design criteria. 

4.   All single family dwellings shall provide basements.  

5.  Setbacks shall be as follows: 

 Front: 12’ to living; 24’ to garage 

 Rear:  15’ to building; 10’ to deck/covered patio 

 Sides:   5’ to any part of building 

 Corners: 15’ 

6. All lots shall have at least 45’ of frontage. 

7. Provide detailed landscaping plans for the offsite detention pond and for the open space next to Main 

Street. 

8. No more than 30 building permits to be issued on one access.  
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9. 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. 

10. All building elevations shall meet the requirements of the Hidden Oaks Design Guidelines and receive 

approval from the Hidden Oaks ARC.  

11. 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. 

12. All street trees must comply with Herriman City requirements.  

13. Submit a revised Land Use Table to demonstrate how each of the pods complies with the density transfer 

provisions of the MDA.   

14. Open space within pods 4-7 shall be dedicated to the City prior to any building permits being issued in pods 

4-7, per the MDA.  

15. The lots on the west side of Pod 7 shall be adjusted to comply with the MDA, specifically there shall not 

have more than two (2) lots adjacent to one another whose total square footage is within 1,000 square feet 

of the other. 

16. Identify lot number 737 on the site plan.  

 

 Commissioner Adam Jacobson moved to approve item 3.6 file number P2020-007 Final Site Plan approval for 161 single family lots 

known as Hidden Oaks pods 4-7 (Public Hearing) with 15 staff recommendations and an additional requirement # 16 to show lot 737 

on the site plan. Commissioner Brody Rypien seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Heather Garcia  Aye 

Commissioner Brody Rypien             Aye 

 

The motion passed unanimously. 
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Assistant City Planner MacDonald reviewed the development for a Mister Carwash at the corner of Anthem Park and 

Mountain View. All City requirements have been met.  

 

Applicant Elliott Smith informed that approval from WinCo and Arbor Group had been received. CMU detail for 

the garbage enclosure would match the building.  

 

Requirements: 

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

2. Submit final landscaping plans showing types, sizes and placement of plant material to 

      the Staff for review and final approval as part of the engineering review. 

3. All building elevations shall meet the approved Anthem Design Guidelines. The building  

 elevations are approved as submitted.     

4. No signs are approved with this request, separate approval will be required. No signs are  

      allowed on public property. All signs must be located on private property.  

5. At least 15% of the total site must be landscaped. At least 5% of the parking lot interior  

      must be landscaped.  Comply with the landscaping requirements of Herriman Land Development Code 

Chapter 23. 

6. Provide storm drain detention to meet City standards. Detention ponds shall be landscaped  

 per City standards.  This may be in a detention facility off site.  

7. Parking shall be provided at 1 space per employee and 4 stacked spaces per car wash bay.  

8. Provide curb, gutter, sidewalk, park strip, and street lights on all public streets.  

9. Provide ADA access to a public way.  

10. Provide a sidewalk along the south side of the site, adjacent to the drive aisle to the south, in  

 order to provide a sidewalk connection to the future development to the east.  

11. Parking lot lights shall match the lights approved in the Anthem Design Guidelines and being 

 used by WinCo.  

12. Screen all outside trash and dumpster areas. Dumpster enclosures shall have similar  

 architectural features as the main building and be gated. The CMU on the dumpster enclosure  

 should be either #5 or #7 as noted on the materials board.  

 

Commissioner Jackson Ferguson motioned to approve item 3.7 file number C2020-010 Site Plan approval for a Mister Carwash with 

staff recommendations and a modification to #12 requiring the CMU materials be either #5 or #7 as noted on the materials. 

Commissioner Adam Jacobson seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Heather Garcia  Aye 

Commissioner Brody Rypien             Aye 
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The motion passed unanimously. 

 

 

Assistant City Planner MacDonald reviewed the development which fronts onto 13400 and also a cul-de-sac and 

already contains one home. The applicant requested to break up the subdivision into three lot. Each lot would be 

horse property and the subdivision is zoned A-.50.  

 

Applicant Lynn Rindlisbacher offered to answer questions. The utilities were in place and no utility easements 

encroach through the lots. Water and sewer lines were already stubbed. Has been reviewed already with engineering.  

 

Chair Berbert opened the public hearing. 

 

No comments were offered. 

 

Chair Berbert closed the public hearing. 

 

Requirements: 

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

2. Final plat to be reviewed and approved by the Engineering Department. 

3. Install necessary streetlight(s) and appurtenances. Work with engineering department for exact locations. 

4. The plat shall be approved and recorded prior to a building permit being issued for the newly created lot. 

5. Dedicate necessary right-of-way needed for sidewalk to be ADA compliant for new driveways. 

6. Plat shall include easements for existing City utilities. 

7. Storm water to be retained on site through the use of French drains connected to the roof drains. 

8. Utah Pollutant Discharge Elimination System (UPDES) storm water permit through the State of Utah will be 

required. 

9. Pay fee in lieu for improvements on 134th including curb and gutter, 5 foot concrete sidewalk, and asphalt for 

future road widening. 

10. Provide necessary dedication for 134th buildout. 

11. Applicant must bury overhead powerlines along frontage of 134th. 

 

Commissioner Brody Rypien motioned to approve item 3.8 file number S2020-028 Preliminary plat for a 3 lot subdivision (Public 

Hearing) with 11 staff recommendations. Commissioner Heather Garcia seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson  Aye 

Commissioner Andy Powell   Aye 
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Commissioner Jackson Ferguson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Heather Garcia  Aye 

Commissioner Brody Rypien             Aye 

 

The motion passed unanimously. 

 

 

Assistant City Planner MacDonald reviewed that the applicant requested to amend a condition of approval for a 

preliminary plat for a subdivision of 222 single family lots, known as Teton Ranch. This property is subject to the 

Teton Ranch Development Agreement.   

This subdivision was approved by the Planning Commission on April 16, 2020. Condition number 17 of the approval 

states the following:  

 

17. No more than 30 building permits to be issued on one access. The second access onto 6400 West must be 

connected to meet UFA requirements before more than 30 permits are issued. 

 

This condition was discussed with the applicant during the DRC, and they added a temporary access onto Herriman 

Blvd to meet UFA requirement. They also added a second access point onto 6000 West as part of the revision to the 

plans after the first Planning Commission meeting. This condition should have been modified to reflect the changes 

to the plan. Staff recommended amending condition number 17 of approval of the preliminary plat for a subdivision 

of 222 lots, and keeping the rest of the conditions the same. They still have to meet UFA requirements by adding 

access. An additional temporary access point was required.  

 

The applicant was not present. 

 

Requirements: 

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

2. Final plat to be reviewed and approved by the Engineering Department. 

3. Receive and agree to the recommendations from other agencies, including those  

included in the Development Review Committee comments dated May 29, 2019. 

4. Meet with staff to review compliance with all requirements of the Master Development Agreement when 

each phase is submitted for final engineering review.   

5. 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. 
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6. Construct a 6 foot precast wall on 6000 West, Herriman Blvd, and 6400 West. The walls shall be installed 

when the adjacent pod is being constructed. The wall should maintain the clear view at all intersections.  

7. Lots that back onto the trail shall have a 6 foot vinyl fence installed.  This can be private or semi-private, as 

long as it’s consistent the length of the fence. This shall also include the lots that back onto the large City 

park. Fencing shall be installed by the builder prior to certificate of occupancy on each home.  

8. 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. 

9. Setbacks shall be standard City setbacks.  

10. All building elevations shall meet the requirements of the Teton Ranch Design Guidelines and receive 

approval from the Teton Ranch ARC.  

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

12. 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.  

13. Comply with all recommendations from the Traffic Study, including additional right-of-way dedication for 

future traffic signals or turn lanes.  

14. 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. 

15. Install curb, gutter, park strip, street lights, and sidewalk along all public streets in accordance with City 

standards.  

16. Streets shall be public and built in accordance with city standards and specifications. All streets shall be 53 

feet, except for the main street that provides access to the City park shall be 60 feet.  

17. No more than 30 building permits to be issued on one access. The second access onto 6400 West must be 

connected to meet UFA requirements before more than 30 permits are issued. 

18. No driveways will be allowed within 50 ft of the right-of-way line of 6000 West or 6400 West. 

19. Indicate the location of the FEMA Floodway on the plats. 

20. Dedicate right of way on the north side of Herriman Blvd in order to provide a 126 foot ROW width.   

 

 Commissioner Adam Jacobson motioned to approve item 3.9 file number S2019-047 Discussion and consideration of a condition of 

approval for a subdivision of 222 single family lots, known as Teton Ranch with 20 staff recommendations and an alteration to number 

17 that no more than 30 permits would be permitted per access and the second access must be connected to meet UFA requirements before 

more than 30 permits were issued. This could be a temporary access onto Herriman Boulevard, or secondary access onto 6000 West or 

construction of 6400 West, Commissioner Andy Powell seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Heather Garcia  Aye 

Commissioner Brody Rypien             Aye 
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The motion passed unanimously. 

 

 

City Planner Maloy presented items 4.1 and 4.2 simultaneously. The request included indoor and outdoor storage on 

a wedge shaped property. Building materials were defined. The M-1 are would be for outdoor RV storage.  

 

Applicant Nate Shipp, Legal Counsel Bruce Baird and Andy Welk were present on behalf of the applicant. They 

shared that improvements on the easement were allowed to proceed as a gesture of good faith. The project was a 

culmination of years of work and recommendation to City Council would be greatly appreciated.  

 

Chair Berbert opened the Public Hearing. 

 

Deputy Recorder Thorpe read the following comments: 

 

Glen Larson From after the neighborhood meeting discussion, it looks like there is less open space and no parking 

access to the area. Can this be addressed why? The storage area is bleeding further into more house’s back yards. 

There was only a couple who didn’t want improved area or said it was better unimproved if it means we keep more 

space. Is that closed or will you talk to more in the community? Will any money be used for improvements to open 

space? There was no follow-up with neighbors after discussion. No proposals to them to address issues in person. 

If UDOT doesn’t approve South Self Storage pullout area, public access from black power in neighborhood is not 

acceptable. What should contingency be? Single level height restrictions should be a requirement for both properties 

as it’s matched next to the neighborhood. How is buffering and beautification between park and storage area? Will 

there be trees for Black Powder and open space side? For both properties, will there be a requirement of material 

for 8’ walls? Must improve area, be solid. Please address continuity between park trail to legacy ranch blvd through 

power line corridor in the legacy ranch area. Currently there’s a dirt trail in legacy ranch and at one time the city was 

talking about continuing the trail through the open space along that space. For business park, no desire for new 

interchange with light since it’s so close to Mountainview and East West traffic already in evening traffic already 

passes both entrances/exits to Copper Creek neighborhood. For business park, if traffic study shows a failing 

intersection, what other zoning would be possible? For business park, it doesn’t make sense for buildings over 2 
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stories tall next to neighborhood. Can limitations be made? Much better than one major tall building. How do 

power lines limit the area? Property owners have been expecting this area from current general plan to be park and 

open area. How is it fair changing this after they build or bought knowing the general plan? Are there other future 

powerline easements? On C1 business, will there be any park strip or spacing between road, trail, and homes? 

Should also consider large easement for if 118th tracks line goes along road 

 

Don Pero I live in the area in regards to this project and have concerns. 

First: Just looking at this map in the back not only has the open space looks smaller, but the light industrial business

 park has expanded north in the proposed project. 

Second: You will be allowing Sunrise 3 LLC to build over the Kern River High Pressure Transmission Natural Gas 

Pipeline. I know looking at the map that the Recreational Vehicle Storage Yard will be placed there, but there are saf

ety concerns with this.  We as you know have had a few earthquakes in the area and if something happened to wher

e Kern River would need to come in and survey and or repair that very large transmission line it would make it very 

difficult to do so and take lots of time to respond. There is also the rodent problem that comes with this type of bus

iness.  I am not sure if you have talked to Pipeline Safety in regards to this or the State Disaster Agency. I have work

ed in the natural gas industry dealing with developers and builders for 35 years.  I think they could put something lik

e this maybe next to the Maverick on 12600 South or some other location. 

Third:  This is really a residential area not a light Industrial Business Park area!!!! These people paid extra for the lots

 that they built their houses on. Because of the view and the fact that there are Two Utility Easements between us a

nd the State Road (Mountain View) that should not be touched.  Herriman City will still charge higher property taxe

s. The property value will go down and your citizens will suffer because of this project. 

Fourth:  You should never have any kind of meeting like this until the Convid-

19 is over.  You are allowing Sunrise 3 LLC to take advantage of the times we are all in. 

I will be contacting Kern River, The State of Utah's office of Development, Pipeline Safety and the Safety Watchdo

g in this state and a attorney. 

This developer should not be able to destroy this neighborhood just so Herriman City and Sunrise 3 LLC can make 

money were their are other places in this city to put this where it does not destroy any neighborhood. 

Heber DeLand Leave them green zone's!!!! A place for hawks to hunt and birds and bees can live. Places free of the 

concrete that is now over taking all we see! 

 

Linda Stewart I received your letter regarding changing 5101 W. 11800 from Park's/Recreation, to Commercial 

property.    I don't like the proposal.  11800 South keep's getting more and more traffic, it's unbearable from 2 pm to 

6-7 pm. Steady line, stop and go clear back to 3500 west. 

Especially when school is in session. Too many building's are going up out here as it is, we don't need anymore.  We 

need breathing room, open space's, peace and quite. Motorcycle's are racing up and down 11800 S., ALL the time, 

they are extremely nosy!   There a nuisance, to say the least! There's alot of other space's to build on, that are not by 

residential area's. If you want to do anything with it, put in something that will create the ' Least ' amount of traffic, 

not more congestion. if they need to widen 11800 S., the road will have to be built in that open space, there's no 

where else they could put it. I will say there's only one and only one good thing about the proposal. It would cut down 

on the tumble weed population! and extreme dust from really bad wind's. Please, please just leave the land space as 

is, it's not hurting anything the way it is now. But if you mess with it, there will be a whole lot of unnecessary traffic 
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out here. Thanks for your service, please let the people decide, they are the one's who have to live with it, not those 

wanting to build on the land. 

 

Chair Berbert closed the Public Hearing. 

 

On behalf of the applicant Nate Shipp and Bruce Greer took offense to three of the issues: 

Number One: The applicant found the implication they were taking advantage of Covid-19 to be not relevant, as they 

have been working on this project with the City since 2018. 

Number Two: With regards to pipeline safety they comply with Kern River easement requirements, which were 

private not public restrictions. They comply with all so there was no issue there.  

Number Three: Regarding UDOT access, the Black Powder access would not be permanent. Without right in, right 

out access the storage would not be allowed, as storage cannot be done without UDOT access.   

 

Commissioners expressed the proposed usage and location were good for the irregular shaped  property along 

Mountain View Corridor (MVC). They reminded all that MVC would eventually be a freeway with sound barrier walls 

around it. The amount of open space near the trail was requested.      

 

City Planner Maloy identified the Rocky Mountain transition line in addition to the 20 foot landscape buffer, which 

an eight foot trail would run through.   

 

Applicant Nate Shipp provided that for the upper area the existing access road would be moved further west, 

providing a 20 foot buffer, which would include an eight foot meandering trail. To the west of that the access road 

would be relocated and enlarged to comply with City standards. Anticipated building locations would be to the west 

side of the property, pending City approval. The current ordinance required a precast wall. Mr. Shipp offered the 

residents at the neighborhood meeting preferred to not have a precast wall, and requested a landscape buffer with a 

trail instead. It had been previously stated the MDA would supersede the Ordinance, however City Attorney John 

Brems offered the opinion that the MDA would not supersede the Ordinance.  

 

As for the lower section, the tot lot would remain, the east boundary would have an eight foot precast wall, as 

requested by residents. Residents requested a higher fence in that location to block view of the outdoor storage units, 

from their backyards.  The location of the UDOT detention basin, which provided storm water drainage for water 

from MVC, was identified on the map. Right in, right out access would be worked through with UDOT. Resident 

majority opinion was against having soccer fields in this location, per the neighborhood meetings.  

 

Chair Berbert reminded residents that the Commission would make a recommendation to the City Council, and they 

would make the final decision. Commissioners offered the opinion that this was a good proposal for the oddly shaped 

property and the location made sense for this type of development.  

 

Commissioners proposed locating the northern section precast wall (with a walkthrough) to the west side of the trail. 

Taller trees or other natural barriers were mentioned. Commissioners also offered it would be safer to have the park 

away from MVC. Trail locations in the area were discussed. Assistant City Planner MacDonald stated the open space 
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area along Midas Creek Ridge was a floodplain. City Planner Maloy offered to confirm the acreage and legal 

description before presentation to City Council.  

 

Commissioner Adam Jacobson motioned  to recommend to the City Council item 4.1 file number G2018-004 General Plan Amendment 

to amend the general plan for 10.81 acres of property from Parks and Recreation to Commercial and 8.54 acres from Open Space to 

Light Industrial/Business Park (Public Hearing) for referral to the City Council. Commissioner Jackson Ferguson seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Heather Garcia  Aye 

Commissioner Brody Rypien             Aye 

 

The motion passed unanimously. 

 

City Planner Maloy reviewed that the applicant requested a rezone of approximately 10.81 acres from A-1 Agricultural 

to C-2 Commercial, and approximately 11.14 acres from A-1 Agricultural to M-1 Manufacturing with Zoning 

Conditions. The property was sold to the applicant from UDOT. The Commission would make a recommendation 

to City Council, and they will make the final decision.  Maximum height for C-2 was 45 feet. The Commission may 

want to consider the implementation of height recommendations for the M-1 zone.   

  

Chair Berbert opened the Public Hearing. 

 

Deputy Recorder Thorpe read the following comments: 

 

Brook Hardee Questioned if there had been any consideration to change to OP zoning instead.  

 

Glen Larson requested for the Commission to consider a large easement to reserve land for a Trax line. Zoning 

condition should be added to limit building height. Additional sound barriers should be added. 

  

Chair Berbert closed the Public Hearing 
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Commissioners discussed the height limit was set to 45 feet for C-2. The growth of trees would change the impact 

on residents. The Profession Office (O-P) zone had no design criteria, which made the M-1 with zoning conditions 

to be preferable.  

 

Recommendations: 

1. Limit land uses within the M-1 Zone to “self service warehouse” and “recreational vehicle storage 

yard” only. 

2. City Council approval and recording of the master development agreement. 

3. The C-2 have a zoning condition for office space only 

4. The M-1 have a zoning condition with a maximum height of 45 feet. 

 

Commissioner Adam Jacobson moved to recommend to the City Council item 4.2 file number Z2018-022 Rezone from A-1 

(Agricultural) to C-2 (Commercial) and M-1 (Manufacturing)  (Public Hearing) with the two staff recommendatinos and two additional 

recommendations  the C-2 have a zoning condition for office space only, and that M-1 have a zoning condition with 45 feet maximum 

height.  Commissioner Heather Garcia seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Heather Garcia  Aye 

Commissioner Brody Rypien             Aye 

 

The motion passed unanimously. 

 

Assistant City Planner MacDonald reviewed that the City had received the commercial property plat and needed to 

extend the current commercial zone 6.2 acres to accommodate the planned commercial development.  

 

Chair Berbert opened the public hearing. 

 

No comments were offered. 

 

Chair Berbert closed the Public Hearing. 
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It was explained this would not limit the number of car dealers and is more in line with the original intent for the auto 

mall zone.  

 

Commissioner Andy Powell moved to recommend to the City Council  item 4.3 file number Z2020-026 Rezone property from AMSD 

to C-2 (Commercial) (Public Hearing) to the City Council. Commissioner Adam Jacobson seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Adam Jacobson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Heather Garcia  Aye 

Commissioner Brody Rypien             Aye 

 

The motion passed unanimously. 

 

 

Commissioner Rypien made a safety recommendation for the Herriman Towne Center area to add a temporary fence 

on the west side, between the construction and the houses. Assistant City Planner MacDonald said she would talk to 

the developer. 

 

 

 

 

 

Commissioner Adam Jacobson motioned to adjourn the Planning Commission meeting at 10:00 p.m. and all voted aye.    

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

a true, accurate and complete record of the meeting held on May 7, 2020.  This document constitutes the official 

minutes for the Herriman Planning Commission Meeting. 

  

      

Wendy Thorpe 


