
 

 

 

 

 

 

 

 
      

The following are the minutes of the Planning Commission Meeting held on Thursday, June 4, 2020 at 6:30 

p.m. in the Herriman City Council Chambers, 5355 W. Herriman Main Street (12090 South), Herriman, Utah. 

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

to members of the Commission and media. 

 

Presiding:  Chair Chris Berbert  

 

Commission Members Present in Person: Jackson Ferguson, Adam Jacobson, Lorin Palmer, Heather Garcia 

 

Commission Members Electronically: Andrea Bradford, Brody Rypien 

 

Commission Members Absent: Andy Powell, Joy Kaseke 

 

Staff Present in Person: Assistant City Planner Bryn MacDonald, Communication Specialist Destiny Skinner, 

Deputy Recorder Wendy Thorpe, City Engineer Blake Thomas, Staff Engineer II Josh Peterson, City Attorney 

Chase Andrizzi 

 

Chair Chris Berbert called the work meeting to order at 6:38 pm.  

 

 

 

Assistant City Planner MacDonald informed the Planning Commission of the recent approval of the Mountain 

Ridge project, and the first eight phases have been submitted for review. It is anticipated this request will be 

scheduled to come before the Planning Commission next month. She also advised the Planning Commission 

there were a couple small changes to the Master Development Agreement, but nothing would surprise them.  
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3.1 – Assistant City Planner MacDonald informed the Planning Commission that City Council had expressed 

concerns with the reduction in the Auto Mall acreage and changing it to commercial. Assistant City Planner 

MacDonald informed the Commission there have been no changes since the City Council meeting. The only 

reason for continuing this item is so Engineering has adequate time to review some items prior to the plat 

approval.  

  

3.2 – Assistant City Planner MacDonald advised the Planning Commission of the packet they received from 

Belle Vea. She explained nothing had changed with the  project. 

 

4.1 – Assistant City Planner MacDonald referenced the re-zone from A-1 (Agriculture – 1 acre) to A-.25 

(Agriculture – 10,000 square foot minimum). The applicant will bring a subdivision request of one acre in the 

future. Engineering has requested the house to face the dirt road, and not 6000 West, and to have the driveway 

paved.  

 

Planning Commission work meeting adjourned by consensus at 6:45 p.m. 

 

 

Chair Chris Berbert called the meeting to order at 7:00 p.m. and welcomed those in attendance.  

 

Mr. Tyler Kirk led the audience in the Pledge of Allegiance. 

  

Full Quorum Present.  

 

No Comments were offered.   
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Chair Chris Berbert advised of the continuation of this item; however, a public hearing would still be 

conducted.  

 

Assistant City Planner Bryn MacDonald explained the applicant had requested preliminary plat approval for an 

eight lot commercial subdivision.This property is north of 12600 South and west of Mountain View Corridor. 

Planning Commission recommended to rezone this property to commercial at a prior meeting. Staff 

recommended continuing due to some engineering details that still needed to be considered. Planner 

MacDonald oriented the Commission of the property location.  

 

Applicant Larry Myler offered to answer any questions. He stated the slope and road issues still needed to be 

revised. Mr. Myler explained the  challenges with the parcel, and notated the plan is to have Gorilla Car Wash 

located on parcel three.  Additionally, restaurants and other tax producing business are being soliciated for the 

remaining parcels. Mr. Myler indicated their group may decide to aquire a single lot plat approve since there 

were less challenges associated with the parcel. Mr. Myler explained they  want Gorilla Car Wash  moving 

forward, then finalize the remaining details with the rest of the commercial lots. Chair Berbert asked if 

anything could change the concept of the overall view? Mr. Myler responded the remaining parcel would all be 

commercial.  He envisioned restaurants, convenience stores or a specialty grocery store in the area. He 

explained the City Council had some concerns of the rezone diminishing the capacity of the Auto Mall by 

explanding this C-2 zone northward. He opined this was not the case, as they have had discussions with 

different dealerships and all have requested  five to seven-acre lots rather then the intial 10-acre lots. He 

explained they would still get the same amount of dealerships, but with smaller piece of land. He observed the 

60- acres Auto Mall zone and suggested 50 acres would be adequate.  

 

Assistant City Planner MacDonald advised the Planning Commission this project is not going to grow or 

diminish; however,  it may change the number of lots, but relayed her opinion of it remaining as depicted. She 

explained the engineering issues with the project. Chair Berbert explained he was just making sure there was 

no reason to keep the item open. Commisioner Adam Jacobson commented since they are continuing it then it 

should be fine.  

 

Chair Chris Berbert opened the public hearing.  

 

Chair Berbert asked Deputy Recorder Wendy Thorpe if there were any comments submitted electronically. 

Wendy responded in the negative. No comments were offered electronically or in person. 

 

Chair Berbert left the public hearing open.  

Chair Berbert indicated some of the Planning Commission would like to leave this item open. The 
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Commission agreed. Comissioner Jacobson asked if the applicant reduced the parcels, would they be required 

to reapply. Planner MacDonald responded, they would have to consider what would be proposed; however, 

the entire development could be approved and have the applicant return to the Planning Commission to phase 

the project. She acknowledged this was one reason why staff requested the continuation of the item to clearly 

identify the Engineering challenges with the area.  

 

Commissioner Adam Jacobson moved to continue without date item 3.1file C2015-045-03 Preliminary Plat Approval for an 8 

Lot Commercial Subdivision (Public Hearing). Commissioner Lorin Palmer seconded the motion. 

The vote was recorded as follows: 

Commissioner Andrea Bradford Aye 

Commissioner Lorin Palmer Aye 

Commissioner Adam Jacobson Aye 

Commissioner Jackson Ferguson Aye 

Commissioner Brody Rypien Aye 

Commissioner Heather Garcia  Aye 

The motion passed unanimously.  

Assistant City Planner MacDonald explained the applicant asked for an amendment to phase three of their site 

plans, which is on fourteen-acres. Planner MacDonald compared the various renditions of the elevations.. She 

reminded the Commission about the grade of the site, and explained they turned some of the buildings to 

make up for some of the issues. She also reminded them of a previous discussion regarding the parking. She 

noted they where able to add additional garages to the courtyard units and some additional detached garages. 

She explained they have met all of the required residential parking, and referenced the parking study that had 

been conducted for commercial requirements. The parking will be shared for about thirty thousand square feet 

retail space. She also addressed the changes regarding units, and presented pictures of where the retail space 

would front the street. The Landscaping plan was also reviewed.  Planner MacDonald reminded the Planning 

Commission this meeting was not a public hearing, as it is a conditional use amendment. She acknowledged 

the applicants presence to answer questions. 

 

Land Use Attorney Loyal Hulme expressed his appreciation for the work that Assistant City Planner 

MacDonald had done with this project. He highlighted they have a wonderful elevation with a sixty foot 

difference from one end of the site to the other. He explained when the original application was approved by 

the Planning Commision they went back and realized people would not want to walk it, and there were 
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problems with parking and access. He explained they have addressed these issues and felt that it will make it an 

even better development, and much better for Herriman City. He responded to a couple of the requests from 

last time they met with the Planning Commission. The first concern was with garages, he advised they have 

added eighty-one new garages with a total of one hundred and twenty-nine garages. This is for a total of one 

hundred and thirty-two courtyard units, so virtually each unit will have a garage. Commissioner Jacobson asked 

if that was underneath the building or included with the others? Mr. Hulme responded it included sixty-three 

integrated and sixty-six standalone garages. He explained the standalone ones were now in the middle and 

similar to the ones that you would have in a residential area.  He also pointed out they had moved and 

increased a few of the courtyard units. He explained they felt this was the biggest concern of the Planning 

Commisson, and the developer agreed. He expressed appreciation for Commissioner Jacobson’s excellent 

comments from the previous discussion. The retail space is more visible and accessible. Attorney Hulme 

opined this would be a good retail space for Herriman due to the changes that have been conducted including 

parking, signage and a more walkable development. He observed the twelve conditions that the Planning 

Commission had required, to which all have been met. The two substantive changes included: addressing the 

garage needs, and the parking requirements have been exceeded. Chair Berbert asked in what section the 

thirty-four parking units were located. Mr. Tyler Kirk stated these were distributed evenly throughout the site, 

but were concentrated around the retail area. Commisioner Jacobson asked where the tandem parking was on 

the map. Mr. Kirk explained they were integrated within the courtyard buildings in the garages. Commissioner 

Jacobson stated with double deep garages, it was more like twenty rather then thirty-four. Mr. Kirk agreed, and 

relayed his understanding of  the ordinance was that these would be allowed to be counted. He continued to 

explain  there were two tandem garages in each courtyard building, so total of four stalls. Commissioner 

Jacobson asked if these garages were attached.  Mr. Kirk answered in the affirmative. There were some units 

that would transition through a hallway from the garage. Mr. Kirk informed the Planning Commsion they 

integrated as much as possible. Garages were utilized to help transition the grade of the site. This also helped 

reduce the height of the courtyard buildings to a two-story element. Commissioner Jacobson asked if there was 

a walkway between some of the buildings. Mr. Kirk answered in the affirmative, and added they would be 

accessible walkways. Commissioner Ferguson wanted to know if there was a desire to connect the garage 

access route to the roadway along the north side. Commissioner Ferguson pointed out that currently there 

were only three access points for the project. Planner MacDonald explained there used to be another one; 

however, it had to be removed. Mr. Kirk explained there was a lot of debate regarding the access as they tried 

to limit the access to the townhome area. Commisioner Jacobson felt they had accomplished more in line with 

what the Commission was asking, but he liked the architecture of the old buildings better. Commissioner Lorin 

Palmer asked Assistant City Planner MacDonald where they were on open space with the addition of the 

parking. Planner MacDonald explained the project was still at 33-percent. Commissioner Palmer felt a lot of 

open space had been lost. Mr. Kirk said he felt they were very close to the original plan and opined there was a 

1,500 square foot difference. Planner MacDonald agreed. Mr. Hulme explained there was more open area in 

the courtyard as well as throughout, and referred to the map for retail space.  He explained it opened up more 

for pedestrian access which would make it more functional with this distribution of open space. He explained 

the project felt more open even though the space was not connected.  
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Chair Berbert asked if there was any further questions. There were none.  

 

Chair Berbert commented the only part that he was disappointed with was the original courtyard architecture 

and feel. He felt it had changed quite a bit from the original plan and didn’t feel as open. He agreed the plan 

had met the requirements set forth by the Planning Commission. The Commission discussed if they should 

have the applicant bring back the material boards for review. Commissoner Jackson Ferguson stated he felt the 

only big difference that he saw was instead of a row of garages they have a row of parking stalls in front of the 

buildings. He felt there was really no way past that with the slope of the site. The Commission felt the 

transition of the building was positive. Commissioner Brody Rypien felt the transition was nice, and 

appreciated the walkability of the project.  

 

Recommendations: 
1. Buildings shall be setback a minimum of 50 feet from 4000 West and have  

10 feet between buildings, including any porches. 
2.  Park/Amenities to be installed by the developer or builder prior to 50 percent of the building 

permits being issued.   
3. The total number of units approved is 501. This is 141 townhomes, 132 courtyards units, and 228 

stacked flats.  
4. The density of 13.42 units per acre is based on the retail component of the project. If the plan is 

changed to remove the retail, the density will be adjusted and must be below 10 units per acre 
overall.  

5. Elevations, material boards and colors approved as submitted for phase 3. The elevations, materials, 
and color boards for the courtyard units shall come back to the Planning Commission for review prior 
to plat approval. 

6. Residential parking shall be provided per City Code, which requires 725 parking spaces. Parking for 
the commercial area shall be provided per the parking study, which states 22 parking spaces is 
adequate. The current plan provides 781 parking spaces to comply with this requirement.  

7. At least fifteen percent (15%) of the total site shall be landscaped. A landscaping plan shall be 
submitted to the staff for approval as part of the engineering review. This shall include trees and other 
landscaping elements around the perimeter of the development.  

8.  Complete a traffic impact study. 
9. Work with development to the north to combine retention ponds into one facility. All stormwater 

runoff to be retained on-site. The retention pond must be landscaped per City standard by the 
developer.  

10. Dedicate 33 feet of property along east side of development to serve as a maintenance access road 
to the retention pond.  

11. Install the full width of 4000 W, including curb, gutter, parkstrip, and sidewalk on the west side and 
only curb/gutter on the east side of the road.  This should be installed prior to any building permits 
being issued for Phase 3.  

12. The height of each portion of the building shall be less than the height shown in the  
 “Building Height Exhibit” dated March 3, 2016. 
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Commissioner Adam Jacobson moved to approve item 3.2 file number C2015-045-03 Amendment of the Site Plan and Building 

Elevations for Belle Vea with staff twelve recommendations, including an alteration to number five that the elevations, material 

boards and colors shall come back for the courtyard units prior to plat approval. Commissioner Lorin Palmer seconded the motion.  

The vote was recorded as follows: 

Commissioner Heather Garcia Aye 

Commissioner Brody Rypien Aye 

Commissioner Jackson Ferguson Aye 

Commissioner Adam Jacobson Aye 

Commissioner Lorin Palmer Aye 

Commissioner Andrea Bradford Aye 

The motion passed unanimously. 

 

 

Assistant City Planner Bryn MacDonald reviewed the application request to rezone 1.13 acres located at 13609 

South 6000 West. Planner MacDonald oriented the Commission to the location of the property. The applicant 

wanted to rezone the property A-.25 to be able to subdivide the property due to the location of the home.  

The applicant would be unable to make two half-acre lots due to the location of the home. Planner 

MacDonald reported there would be a public hearing for the rezone, which would be followed by a 

subdivision application. She explained staff had been working with the applicant regarding issues and other 

improvements to the property. She futher explained this subdivision would essentially make a flag lot. She 

advised the Planning Commission the applicant may not be able to meet all of the flag lot ordinance, which 

would require an exception to the ordinance approved by City Council. Commissioner Jacobson clarified the 

need to look at making this a public street through this phase. He explained this would happen everywhere in 

Herriman, especially if the A-.25 zoning was recommended. Chair Berbert asked if a zoning condition be 

placed on the development to not allow parcels smaller than one-third acre. Commissioner Jacobson asked if 

there was any way the applicant would consider A-50. A discussion ensued regarding the problematic issues 

pertaining to zoning this property to A-.50 mainly due to the location of the driveway and the need to dedicate 

right-of-way along Pioneer Street.  The City Council previously changed the Flag Lot Ordinance which makes 
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this specific property difficult to subdivide resulting in the applicant requesting the A-.25 Zone.  

 

Applicant Brandon Marble addressed the Commission and  recognized this lot does present a lot of problems 

based on the current ordinance. He explained the lot was created in the 1990’s legally through Salt Lake 

County. He relayed their preference to have this subdivided as half-acre lots. The current easement prohibiting 

this has been in place for over thirty years. He explained they would like to make this a simple subdivision. He 

stated their willingness to work with Herriman City to accomplish the goal. Chair Berbert asked the 

Commission if they had any questions. No questions where asked.  

 

Chair Berbert opened the public hearing. Chair Berbert asked Deputy Recorder Wendy Thorpe if there were 

any comments submitted electronically. Wendy responded in the negative. There were no public comments 

offered. 

 

Chair Chris Berbert closed the public hearing. 

 

Commission Rypien suggested the Planning Commission offer a recommendation to the City Council for the 

property to be zone to A-.50. Commissioner Jacobson agreed. Chair Berbert asked if this subdivision was 

feasible in an A-.50 zone. Commissioner Heather Garcia stated the applicant was trying to do what would fit 

into the community. She referenced the easement which ruined their chances of requesting the A-.50 zone. 

She relayed her position of allowing the A-.25 zoning for this instance. Commissioner Jacobson explained his 

concern of having the quarter acre zoning around all of the one-acre parcels.  He added the drawback 

ultimately caused a flag lot issue, which was the reason other subdivisions were not granted the A-.25 zoning. 

Planner MacDonald explained the different subdivisions surrounding this project.  Commissioner Ferguson 

asked if there had been a survey done on this property? Planner MacDonald responded in the negative. The 

Commissioners continued their discussion regarding flag lots. The Planning Commission consensus 

determined that by definition this would be a flag lot. Commissioner Palmer questioned if they recommended 

A-.50, could the City Council still approve A-.25 zoning. Planner MacDonal responded in the affirmative, 

because the Planning Commision offers a recommendation; the City Council could adjust the recommendation 

as deemed necessary.  

 

Commissioner Adam Jacobson moved to recommend to City Council approval of a rezone from A-1 to A-.50, for item 4.1 file 

number Z2020-027 Rezone Property from A-1 (Agricultural- 1 acre) to A-.25 (Agricultural – 10,000 square foot minimum). 

This recommendation would be to ensure the City does not continue spot zoning throughout the old town community. Commissioner 

Andrea Bradford seconded the motion. 

The vote was recorded as follows: 

Commissioner Heather Garcia Nay 

Commissioner Brody Rypien Aye 

Commissioner Jackson Ferguson Aye 

Commissioner Adam Jacobson Aye 
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Commissioner Lorin Palmer Aye 

Commissioner Andrea Bradford Aye 

The motion passed with a vote 5:1  

 

Commissioner Heather Garcia asked if Localscapes had been approved by the City Council. Planner 

MacDonald responded in the negative. Commissioner Garcia asked for a status update on the General Plan. 

Planner MacDonald advised the Commission the first draft was anticipated to be finished this month; 

however, was not certain of that deadline. Commissioner Adam Jacobson commented for engineering to 

consider roadway requirements if they were going to require the City to continually approve zoning changes, 

which could ultimately affect multiple properties.   

 

Commissioner Adam Jacobson moved to adjourn the meeting at 8:05 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 June 4, 2020.  This document 

constitutes the official minutes for the Herriman Planning Commission Meeting. 

  

      

Wendy Thorpe 


