
 

 

 
 

 

 
 

 

 

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

meeting was held on Thursday, June 18, 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 In Person: Andy Powell, Adam Jacobson, Brody Rypien, Jackson Ferguson, Lorin Palmer, 

and Andrea Bradford. Alternates Joy Kaseke and Heather Garcia were present but did not vote  

 

Staff Present: City Planner Michael Maloy, Deputy City Recorder Wendy Thorpe, Communications Specialist Jon 

Lafollette, Assistant City Manager Wendy Thomas, and Engineer Josh Petersen.  

 

Staff Present Electronically: Community Development Director Blake Thomas, City Attorney Chase Andrizzi, 

Planner I Nick Whittaker 

 

*THIS MEETING WAS CONDUCTED IN PERSON AND ELECTRONICALLY* 

 

 

Chair Berbert called the meeting to order at 6:03 

 

 
Assistant City Planner Maloy mentioned the Auto Mall rezone had been tabled by the City Council. They 
considered adding zoning conditions to encourage land uses that would generate sales tax and be compatible with 
the future auto mall. The Council also looked into general plan and zoning amendment rezone for office space and 
outdoor storage east of MVC and south of 11800 South. Building height maximum has been discussed by Council. 
Heather Garcia and Joy Kaseke were reappointed as Planning Commission Alternates. Council further requested for 
staff to begin the process of looking for a third alternate Planning Commissioner and applications have been 
requested on social media.  
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Commissioners did not request further clarification for any items.   

 
Susie Petheram with FFKR presented the Key objectives for the General Plan survey. Goals for the latest survey 
were more specific and focused on information, amenities and ideal locations.  
 
Kyreene Gibbs described the survey methodology and sampling frame of respondents from the City online billing 
system. Of 1,800 panelists about 30% completed the survey. Long term residents have different concerns than 
those that have recently moved to Herriman. Residents defined neighborhoods to be about 8 minutes by car or 12 
minutes by bicycle. Resident priority rankings were presented and broken down by district. Residents over forty 
years old were more interested in preserving character. Younger residents were more interested in community 
amenities. She offered a summary of categories and responses. Commissioners discussed the importance of sharing 
the vision between the Commission and City Council and inquired for the best way to share the vision with 
developers.   
 
The Planning Commission work meeting was adjourned by consensus at 6:54 p.m. 
 

 

 

 

Chair Berbert called the meeting to order at 7:01 p.m. 

 

Brandon Watson led the audience in the Pledge of Allegiance. 

 

Full Quorum Present. 

 

None were offered.  

 

Commissioner Andy Powell moved to approve item 2.4 Approval of Minutes for May 7, 2020, Commissioner Adam 

Jacobson seconded the motion.  

 

Chair Chris Berbert reviewed the public hearing guidelines.  
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City Planner Maloy stated the current City code required the subdivision process for property that had not been 

previously platted. He reviewed the location and lot size.    

 

Applicant Adam Orme approached the podium and briefly reviewed the request.  

 

Chair Berbert opened the Public Hearing. 

 

Deputy Recorder Thorpe read the following comment: 

 

Roger Dalton Thank you for the opportunity to respond to this public hearing via e-mail. I would have like to have 
attended in person, but underlying health conditions preclude me from attending this public event, at this time. 
 
Regarding the subdivision proposal (# S2020-029) to divide the 1 acre lot into .25 acre lots, I vehemently oppose 
such a change. Doing so would lower the property value of my home (and neighbors), quadruple the amount of 
construction that will need to take place, increase the traffic to our neighborhoods, inhibit views, increase the 
potential for more noise, and allow for less privacy. 
 
In my neighborhood and the neighborhood behind me, all of the lots are anywhere from 1/3 to 1 acre. Breaking 
this plot down to .25 lots, is inconsistent with the country feel, which is one of the reasons many of us moved to 
Herriman in the first place.  
 
Is there anything that us home owners can say or do, to change the course of this proposal, or is it already set in 
stone?  
 
Please consider reducing the amount of house\lots to either one or two. I realize that could slightly reduce the taxes 
generated for Herriman city, but it would truly make a huge difference in the quality of this area and in the long run 
would be a much better choice. 

 
The following resident spoke in person: 

Zack Orman He noticed 30 feet was dedicated to the City for a right of way and wondered what the City could do 

to develop out the road? People drive like it’s the Wild West which created a huge public hazard. A truck passed a 

slower vehicle when he was riding bikes with his family. He has paid about $37,000 in fees and bonds to the City for 

improvements, the City had funds allocated and should looked into road completion.  

 

Chair Berbert closed the Public Hearing.  

 

Commissioners requested more information about lots that extended into the middle of the road and had created 

issues with development. Engineer Josh Petersen stated money from lots being developed had been designated for 

improvement and two lots were holdouts. The City had a deed from one property owner, two property owners were 

still questionable and have not worked with the City regarding an easement for improvements. Commissioners asked 

if Council could authorize a claim to the property, for the purpose of completing road improvements. The 

Commissioners stated this hazard needed to be addressed with Council and resolved speedily. They further requested 

that maps of this area, and roadways in the City with similar issues, be presented at the next joint meeting or work 

meeting. Engineer Peterson said they would be provided at the next possible meeting.  
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Preliminary Plat Requirements: 

1. Receive and agree to the recommendation of other agencies. 
2. Final plat to be reviewed and approved by the Engineering Department. 
3. Pay the $250 Preliminary Plat application fee. 
4. Dedicate 30 feet of right of way along Gina Road and pay a fee in lieu of the required improvements.  
5. Storm water to be retained on-site by piping roof drains into underground retention system, or other means. 
6. Developer to pay fee in lieu for Gina Road improvements including curb and gutter, sidewalk, landscaped 

park strip, and street lighting. 
7. Fence along west lot line shall be relocated to property line to eliminate strip between adjoining property. 

Commissioner Adam Jacobson moved to approve item 3.1 File # S2020-029 File Preliminary Plat approval for a 1 lot subdivision 

(Public Hearing) with staff 7recommendations. Commissioner Jackson Ferguson seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Brody Rypien             Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Adam Jacobson  Aye 

Commissioner Andy Powell  Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Andrea Bradford  Aye 

The motion passed unanimously. 

 

 

Chair Berbert stated this would be continued, pending approval of the Legislative rezone for the property.   
 
City Planner Maloy stated the lot line adjustment would require the Legislative item rezone approval by City 
Council. The public hearing would be left open.  
 
Applicant Travis Penningham approached the podium and offered a brief overview of the property and request, 
which would contain a cul-de-sac to accommodate the existing home and the addition of four homes. He stated the 
neighborhood across the street included half acre lots also. He said neighbors have requested minimal street 
improvements to accommodate horse riding along the road.  
 
Chair Berbert opened the Public Hearing. 
 
Deputy Recorder Thorpe read the following comments:  
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Tara and Robert Baum We strongly disagree with rezoning the 5 acre lot, we think the zoning rule should stay 
exactly the way it currently is. Us along with the majority of the residence on the street purchased our properties for 
the one reason of having horse property and minimal 1 acre between all of our homes that is why we purchased at 
this location and we want it to stay that way. Our reasons being: traffic increase, water pressure decrease, the 
appearance and feeling of being socked in with homes instead of having open space, which is the whole reason why 
we purchased our homes in this particular area. I feel that it is wrong that you only contacted people within 300 feet 
of this proposal because it affects so many more families in the surrounding area and I think that more residence 
should be given the chance to share their opinion and concerns.  
 
Kathleen Lee: 
My name is Kathleen Lee. My husband and I live at 6273 W 13900 S. Our home sits on the 3 acres that run directly 
along the western perimeter of the development in question. In 1995, we purchased and subdivided 5 acres into two 
1-acre horse lots and one 2.85 acre lot.  Our intent and our goal were not for financial gain but to be part of the 
dream of an equestrian community as stated by the Herriman Planning Committee. 
My concerns with the proposed development next door to our property are the following: 
 1. There are two families that live directly along the property line of the proposed development.  Together we own 
5 horses, 2 barns, and 3 riding arenas.  Our horse related activities and those of multiple other families on our street 
create dust, flies, horse smells and sounds, as well as horse trailer transportation-type traffic in and out of properties. 
These smells, sounds and sights are generally embraced by the residents along 13900 S because most of us belong 
an equestrian culture that comes with living with horses. 
Residents of all ages on 13900 S. and neighboring roads feel safe to ride horses on our road, due to the quiet and 
safe nature of our street.   Horses can be reactive and unpredictable. Drivers who are unaware of a horse’s nature 
can put horses and riders into potentially dangerous situations.  Currently, the cars that travel on our road are driven 
mostly by careful, aware and respectful people who are aware of this danger. Non-horse people have a tendency to 
drive too fast and too close to equines which can result in catastrophic results and even death. I fear for our horse 
and rider safety when considering the addition of more residents resulting in more traffic with drivers who 
may not understand the nature of the horse. 
I strongly object to anything that may bring harm to the growing long-term conditions of our horse community.  I 
am concerned that a development with higher density lots will bring ill will and complaints about the smell of the 
horses, their noises, their manure and the flies that come with horses. Ill will that could particularly affect the 
Thompsons and the Lees who live next door.   

A. 2.  My second concern relates to the lack of properly preplanned infrastructure which is already creating 
problems with the residents who currently live on our street.  More homes will further stress the 
infrastructure in multiple ways. 

 

B. Our road is very narrow, creating a safety issue for traffic.  Garbage trucks have to backup vs driving 
forward in order to pick up the garbage. 

C. Our water pressure is extremely low for the current population.  Adding multiple homes will only add to the 
already stressed water system that cannot keep up with the current demands. This is documented by the 
Herriman water service by frequent service calls and complaints. 

D. The internet service is inadequate. Some of us can only get service from Century Link who can only offer 
levels of Megabytes (MGBs) that are insufficient to properly and consistently run some security systems. 
Other providers state their hubs are full and they have no plans to add additional service to our street.  
Additional homes will further stress the effectiveness of the internet. 

 
I strongly oppose any subdivision of property along our property’s eastern perimeter that that breaks with the 
tradition of less than 1 acre.  I strongly oppose a subdivision of the same property that does not honor the special 
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continuity of equestrian culture that exists here in our small community, or that does not take into consideration the 
already stressed infrastructure along our road. I would prefer to see a subdivision next to our property that mirrors 
the Lee Subdivision or Rodeo Acres, which are both 1-acre parcels. I realize this would not be as equitable for any 
developer, but it would certainly enhance the unique long-term quality of life in our neighborhood and most 
probably enhance the property values as well. 
 
The following residents approached the podium and offered comments in person: 
 
Jessica Farnsworth She and her husband had no problem with this development as long as they were half acre lots. 
She was not concerned with the lack of sidewalks because it is a dead end street and already had sidewalks on the 
Ken Cove side of the street. She was concerned with the loss of open access to land at the rear that was not 
included in the subdivision, but she did not know if that would be restricted.  
 
Nathan Hardman He had no issue with this subdivision, but was concerned with safety along 13900 South. The 
weird traffic pattern, lack of street lights, curb, gutter and sidewalks and the horses, cars and bikes all on same street, 
had caused many near collisions. He requested for a plan to make it safe for vehicle and non-vehicle traffic. 
Emergency vehicles and snowplows were unable to turn safely. He requested a pathway to connect this 
neighborhood to the park, and for children to walk back and forth to school.  
 
Craig Adamson He was completely opposed to the proposal due to traffic issues and it being a dead end street. He 
said this would add 50 more vehicle trips per day. He enjoyed riding horses on the road and to the rodeo grounds. 
Others have tried to subdivide their properties after Ken Cove was approved. They were denied so this should be 
too. This will create more traffic and answers were not provided at the neighborhood meeting. He questioned the 
value of properties that were supposed to be million dollar properties. He questioned Western Flats existence and 
previous projects. He said he purchased Western Flats in Utah and he questioned the legitimacy of the applicants’ 
ownership of the land.  
 
Dan Lewis He thanked the applicant for listening to homeowner comments. He questioned if parcel A would go to 
the city or if the applicant was keeping it. He wanted a better understanding of what would happen on parcel A, if 
this was approved.  
 
Katherine Thompson She wanted to know what improvements to the perimeter were planned, if they would impact 
her property line and asked if the half acre lots would be horse properties.  
 
Jane Kelleher Atkinson She defined non-use value impact as something on which a dollar amount cannot be placed. 
She moved to Herriman for quiet, rural lifestyle and more development will decrease the quality of life. When she 
moved here she thought Herriman was committed to the country way of life. She does not want more development 
which would increase noise and traffic. The small road was not safe for more development and zoning was already 
ignored by residents. She was concerned horse owners would be forced out. The turnaround at the end was 
personal property and she said the owner will not allow people to turn their vehicles around. Mr. Cunningham was 
only making money. She thinks people will relocate from big cities to urban areas after the pandemic.  
 
Joe Cunningham, He stated he was a Western Flats Representative, the company was a Wyoming LLC, and they 
were registered to conduct business Salt Lake County. He said the existing home would be redone and the whole 
area was low density. They requested for the minimum number of homes, even though they could’ve requested 
more. Parcel A was separate due to water issues.  
 
Chair Berbert left the Public Hearing open.  
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Commissioner Adam Jacobson requested for staff to look into the long spurs of land on lots 4 and 5, back to the 

creek, which were required to make them equal half acres. He further requested for the engineering department to 

report back to the Commission regarding the Right of Way (ROW). Staff should also verify the size of lots one and 

five. All of this needed to be addressed before the item came back. Park access should also be looked into by staff 

and the parks department. 

  

Commissioner Adam Jacobson moved to continue without date item 3.2 file number S2020-016 Request: Preliminary Plat Approval 

for a 5 Lot Residential  Subdivision (Public Hearing). Commissioner Andy Powell seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Andrea Bradford  Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Andy Powell  Aye 

Commissioner Adam Jacobson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Brody Rypien             Aye 

The motion passed unanimously. 

 

 

City Planner Maloy explained items 3.3 and 3.4 would be discussed simultaneously. He reviewed the application and 
described planned development overlay zones.   
 
Commissioner Adam Jacobson questioned the water rate, which was one tenth of normal. Engineer Josh Petersen 
responded the discharge rate was based on guidelines from Salt Lake County.  
 
Applicant Brandon Watson with Edge Homes addressed all phases and offered to answer questions. Completing the 
storm drain outfall was of high importance.    
 
Chair Berbert opened the Public Hearing. 
 
Deputy Recorder Thorpe read the following comments: 

 
Lilac Rhodes My question is about the building elevations for the Mountain Ridge townhomes. What is the 
likelihood that all three of the elevation types could be present on a single street? Is there an infographic available 
for how the elevations will be laid out? The styles don't appear to be very cohesive and more could be done to make 
them complementary to each other. The contemporary style (David) is refreshing and in my opinion would be a 
welcome change. The more traditional stylings present in the Drake and Chantelle elevations are all too common in 
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a lot of townhome communities. Could the other two elevations be made more contemporary to help the 
development feel more uniform? 
 
Ashley Sanderson I received letter in the mail notifying me of a City Planning Commission meeting on Thursday 
6/18. I am unable to attend but I’d like to make it known I wish for bigger lot sizes among the single family homes. 
 
Courtney Poole I noticed on the new site plan submitted for review on Thursday June 18, that there are only 5 out of 
94 single family lots that are over 0.2 acres. In previous Planning Commission meetings I know it has been discussed 
that the city is in need of more lots in the0.2 - 0.25 acre range. This area would be great opportunity to create at least 
a few more lots in this size. 
 
Chair Berbert closed the Public Hearing.  
 
Applicant Brandon Watson stated this project had been evolving for years. He reviewed the variety of homes being 
sold and highlighted the diversity for allowing some product types. This single family residential development included 
varying sizes and widths with two and three car garage options. Lot sizing ranged from .10 acre to .25 acre lots. They 
would not allow the same models near each other. Edge would be the master builder for the entire development.  
 
The Planning Commission requested for exact color key options to be presented when they return and agreed that 
specific architecture types should be further discussed. Material types and color schemes for specific elevations were 
discussed. Applicant Watson mentioned the broad types of colors and materials available to buyers. The Edge 
architectural review committee would approve all elevations, materials and colors. The alley load driveways were 21 
feet long. Commissioners discussed the importance of requiring a variety of products and requested to see 
examples, and/or to ensure the MDA required variety. Single pitch and double pitch gables were described and 
displayed. City Planner Michael Maloy read from page 9 of the design guidelines and reviewed the standards. 
Minimum roof pitch shall be 5 / 12. He added, for the record, the requirement for the amended Rosecrest MDA 
plat to be recorded had not been completed and that requirement could be added with the motion.  
 
Preliminary Plat Requirements:  

1. Receive and agree to the recommendations from other agencies.  
2. Comply with all of the requirements of the DRC comments dates June 3, 2020.  
3. No residential driveways shall access directly onto Sentinel Ridge Boulevard or 13800 South. Residential 

driveways along these streets shall only access the slip lanes as proposed.  
4. Infrastructure for each phase shall be reviewed and approved by Engineering to verify that adequate systems 

are in place for that pod. This shall include review of transportation, water, and storm drain systems.  
5. Provide a traffic impact study for the entire development, including the portion in Riverton and 13400 South.  
6. Comply with all recommendations from the Traffic Study, including additional right of way dedication for 

future traffic signals or turn lanes.  
7. 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. 
8. Install curb, gutter, sidewalk, park strip, and street lights along all public streets in accordance with city 

standards.  
9. The existing asphalt trail along Sentinel Ridge Boulevard shall be preserved except where access to the slip 

roads is located.  
10. Provide a stormwater report. Ensure reduced discharge rate of 0.02 CFS. 
11. Storm drain outfall and detention shall comply with the approved Storm Drain Master Plan. 
12. An amendment to the Rosecrest MDA to remove this property must be approved prior to final plat approval. 
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Commissioner Adam Jacobson moved to approve item 3.3 file number S2020-034 Preliminary Plat Approval for Mountain Ridge 

Phases 1-2, including 94 Townhomes and 12 Single Family Lots (Public Hearing). With staff 11 requirements and the addition of 

#12 stating the Rosecrest amendment must be approved prior to final plat approval, Commissioner Andy Powell seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Andrea Bradford  Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Adam Jacobson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Brody Rypien             Aye 

The motion passed unanimously. 

 

 

 

 

 

Item 3.4 was discussed simultaneously with item 3.3.  

 

Site Plan Requirements:  
1. Receive and agree to the recommendations from other agencies.  
2. The site plan is approved as attached with 106 units, including 94 townhomes and 12 single family lots, to be 

in compliance with the approved Planned Development Overlay Zone.   
3. All townhomes and single family homes shall comply with the approved Mountain Ridge Design Guidelines.  
4. The colors and building elevations for the townhomes shall come back to the Planning Commission for final 

approval prior to building permit.  
5. At least 20 percent of the planned 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.  

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

7. Trails between lots shall be at least a 20 feet wide with an 8-foot hard surface trail and landscaping approved 
by the Parks Department. 

8. No residential driveways shall access directly onto Sentinel Ridge Boulevard or 13800 South. Residential 
driveways along these streets shall only access the slip lanes as proposed.  

9. Comply with all off-street parking requirements for single-family detached and attached dwellings.  
10. 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. 
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11. The site color and elevations will come back to the Planning Commission for approval. 

12. An amendment to the Rosecrest MDA to remove this property must be approved prior to final plat approval. 

 

Commissioner Adam Jacobson moved to approve item 3.4 file number P2020-035 Site Plan Approval for Mountain Ridge Phases 1-

2, including 94 Townhomes and 12 Single Family Lots with staff requirements and an additional requirement that the Rosecrest 

MDA will be amended and another requirement that the site color and elevations will come back.  Commissioner Brody Rypien 

seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Andrea Bradford  Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Adam Jacobson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Brody Rypien             Aye  

The motion passed unanimously. 

 

City Planner Maloy briefly reviewed the plan.   

 

Applicant Brandon Watson had nothing further to add and offered to answer questions.   

 

Chair Berbert opened the Public Hearing. 

 

No comments were offered.  

 

Chair Berbert closed the Public Hearing. 

 

Chair Berbert requested the exact trail layout and location along Welby-Jacobs canal. Applicant Watson identified the 

location of the eight foot meandering trail, and bulb-outs for parking would be included. The HOA would maintain 

landscaping as outlined in the MDA. Commissioner Ferguson requested actual width on narrow, angled lots and 

questioned if they were buildable. Applicant Watson identified specific two story homes would fit on those narrow 

lots. City Planner Maloy stated, for the record, the design guidelines allowed a minimum lot width of forty feet, with 

a minimum lot area of 4,000 square feet.  

 

Preliminary Plat Requirements:  
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1. Receive and agree to the recommendations from other agencies.  
2. Comply with all of the requirements of the DRC comments dates June 3, 2020.  
3. Infrastructure for each phase shall be reviewed and approved by Engineering to verify that adequate systems 

are in place for that pod. This shall include review of transportation, water, and storm drain systems.  
4. Provide a traffic impact study for the entire development, including the portion in Riverton and 13400 South.  
5. Comply with all recommendations from the Traffic Study, including additional right of way dedication for 

future traffic signals or turn lanes.  
6. 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. 
7. Install curb, gutter, sidewalk, park strip, and street lights along all public streets in accordance with city 

standards.  
8. Provide a stormwater report. Ensure reduced discharge rate of 0.02 CFS. 
9. Storm drain outfall and detention shall comply with the approved Storm Drain Master Plan.  
10. An amendment to the Rosecrest MDA to remove this property must be approved prior to final plat approval.  

 

Commissioner Adam Jacobson moved to approve item 3.5 file number S2020-036 Preliminary Plat approval for Mountain Ridge Phases 

5-6, including 81 Single Family Lots (Public Hearing)  With staff 9 recommendations with an additional #10 that Rosecrest MDA 

will be adjusted. Commissioner Andy Powell seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Andrea Bradford  Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Adam Jacobson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Brody Rypien             Aye 

The motion passed unanimously. 

 

 

Item 3.6 was discussed simultaneously with item 3.5.  

 

Site Plan Requirements:  

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

2. The site plan is approved as attached with 81 single family lots, to be in compliance with the approved 

Planned Development Overlay Zone.   

3. All single family homes shall comply with the approved Mountain Ridge Design Guidelines.  

4. At least 20 percent of the planned 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 
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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.  

5. The developer shall incorporate the designated open space in each pod. With each phase submitted, the 

applicant shall submit an open space summary. 

6. Comply with all off-street parking requirements for single-family dwellings.  

7. 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. 

8. An amendment to the Rosecrest MDA to remove this property must be approved prior to final plat 
approval. 
 

 

Comissioner Adam Jacobson moved to approve item 3.6 file number P2020-037 Final Site Plan approval for Mountain Ridge Phases 

5-6, including 81 Single Family Lots with staff 7 recommendations with an additional  # 8 to amend the Rosecrest MDA Commissioner 

Lorin Palmer seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Andrea Bradford  Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Adam Jacobson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Brody Rypien             Aye 

The motion passed unanimously. 

 

 

City Planner Maloy identified the phase location on the map and briefly reviewed the subdivision.    

 

Applicant Brandon Watson identified the trail continuation that would connect with the Rosecrest trail. South side 

lots were of similar lot widths to be consistent with the bordering neighborhood.  

 

Chair Berbert opened the Public Hearing. 

 

No public comments were offered.  

 

Chair Berbert closed the Public Hearing. 
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Preliminary Plat Requirements:  
1. Receive and agree to the recommendations from other agencies.  
2. Comply with all of the requirements of the DRC comments dates June 3, 2020.  
3. Infrastructure for each phase shall be reviewed and approved by Engineering to verify that adequate systems 

are in place for that pod. This shall include review of transportation, water, and storm drain systems.  
4. Provide a traffic impact study for the entire development, including the portion in Riverton and 13400 South.  
5. Comply with all recommendations from the Traffic Study, including additional right of way dedication for 

future traffic signals or turn lanes.  
6. 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. 
7. Install curb, gutter, sidewalk, park strip, and street lights along all public streets in accordance with city 

standards.  
8. Provide a stormwater report. Ensure reduced discharge rate of 0.02 CFS. 
9. Storm drain outfall and detention shall comply with the approved Storm Drain Master Plan.  
10. An amendment to the Rosecrest MDA to remove this property must be approved prior to final plat approval. 

 

Commissioner Adam Jacobson moved to approve item 3.7 file number S2020-038 Preliminary Plat Approval for Mountain Ridge 

Phases 7-8, including 51 Single Family Lots (Public Hearing) with 9 requirements with an additional #10 to amend the Rosecrest 

MDA. Commissioner Andrea Bradford seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Brody Rypien             Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Adam Jacobson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Andrea Bradford  Aye 

The motion passed unanimously. 

 

 

 

This item was discussed simultaneously with the previous item. 

 Site Plan Requirements:  

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

2. The site plan is approved as attached with 51 single family lots, to be in compliance with the approved Planned 
Development Overlay Zone.   

3. All single family homes shall comply with the approved Mountain Ridge Design Guidelines.  
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4. At least 20 percent of the planned 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.  

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

6. Comply with all off-street parking requirements for single-family dwellings.  

7. 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. 

8. An amendment to the Rosecrest MDA to remove this property must be approved prior to final plat approval.  

 

Commissioner Adam Jacobson moved to approve item 3.8 file number P2020-039 Site Plan Approval for Mountain Ridge Phases 7-8, 

including 51 Single Family Lots with staff recommendations and an additional # 8 to amend the Rosecrest MDA. Commissioner Jackson 

Ferguson seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Brody Rypien             Aye  

Commissioner Lorin Palmer                    Aye 

Commissioner Adam Jacobson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Andrea Bradford  Aye 

The motion passed unanimously. 

 

 

City Planner Maloy informed the Commission requested for elevations and materials be brought back for review. The 
changes were displayed.   
   
Applicant Loyal Hume offered they have complied with all Commission requests and were really pleased with the 
improvements. He displayed the Courtyard from three different views, old compared to new. He offered they now 
had more character, improved concepts, and a simple palate.  
 
Commissioner Jacobson requested for specific colors to be identified. Commissioners questioned the exact brick 
materials. Commissioner Rypien stated he liked the old courtyard better because of the pop-outs and windows. 
Commissioner Ferguson offered the courtyards were more private 
 
Applicant Hume added that specific color combinations would be determined by professional designers, from 
provided options.  
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Requirement: 
1. All building facades include full brick. 

 
Commissioner Lorin Palmer motioned to approve item 3.9 file number C2015-045-03 Review of the Courtyard Elevations for the Belle 

Vea Development, with the requirement that the brick be a full brick. Commissioner Jackson Ferguson seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Andrea Bradford  Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Adam Jacobson  Aye 

Commissioner Lorin Palmer                    Aye 

Commissioner Brody Rypien             Aye 

The motion passed unanimously. 

 

 

City Planner Maloy explained the request was consistent with the general plan and the Planning Commission will refer 

the item to the City Council, with a recommendation. The Council will make the final decision.    

 

Applicant Travis Cunningham representing Western Flats approached the podium. He stated a turnaround in the cul-

de-sac had been requested by the City.  He requested half acre horse properties. Intention with lot shape was for 

horse properties to have access to the horse trail.  

 

Commissioner Rypien requested neighborhood access to the park. The applicant stated some neighbors did not want 

park access. Issue with Parcel A, the area below the creek was zoned a flood plain and was not buildable. FEMA and 

City approval would be needed for that area to be buildable.  

 

Chair Berbert opened the public hearing.  

 

Tyson Redson Said he had no problem with the subdivision but he did have concerns with the development reducing 

water pressure. 
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Craig Atkinson He said other neighbors tried to rezone and were denied, and this should also be denied. The reason 

for denial then was due to street capacity being already full. Rezone should not be allowed now. It’s a dead end street 

and he thought the Commission should take a field trip to see the property. He thought the City should notify further 

than within 300 feet.  

 

Nathan Hardman He encouraged a field trip for the Commission to drive down the road and walk down the road 

and determine if it’s safe. He said the City should do a traffic study to determine if the street can handle additional 

traffic safely. A recent conflict escalated and a loaded firearm was produced. High level of concern for safety due to 

conflicts escalating. Please mitigate before proceeding.  

 

Chair Berbert closed the public hearing.  

 

Commissioner Jacobson stated he always heard this area would remain A-1. He worried if it was rezoned now, further 

rezones would be requested. He stated he was against the rezone. Water pressure and roadway problems were major 

issues. Commissioner Jackson Ferguson agreed that the one acre plots should be preserved. City Planner Maloy 

offered the General Plan identified this area as low density single family, and quarter acre and one acre lots were both 

consistent with that range. He stated notification for residents within 300 feet of the development was the State 

requirement. He added the Commission could make their own recommendation based on findings to the City Council. 

Commissioner Berber mentioned trying to adapt around the existing house created odd lot shapes and sizes. He stated 

it was conducive to the area to leave it A-1. Commissioner Rypien and Commissioner Bradford agreed. Commissioner 

Bradford encouraged the residents to make their voices heard when the item was presented to the City Council and 

she would like the City to look into notifying a larger area than just 300 feet. Commissioner Palmer offered the opinion 

that he thought a half acre would be okay. Commissioner Rypien emphasized the road capacity and hazards needed 

to be addressed.  

 

Commissioner Adam Jacobson moved to recommend denial to the City Council of item 4.1 file number Z2020-017 Rezone from A-1 to 

A-.50 (Agricultural – 21,780 square foot minimum (Public Hearing) due to the fact that this provides a form and function to the A-1 

area surrounding, and to transition from A.5 across the steet to the park, which is A.,1 and to keep it consistent with this area and to 

minimize other areas. Commissioner Jackson Ferguson seconded the motion. 

 

The vote was recorded as follows: 

Commissioner Andrea Bradford  Aye 

Commissioner Jackson Ferguson  Aye 

Commissioner Andy Powell   Aye 

Commissioner Adam Jacobson  Aye 

Commissioner Lorin Palmer                    No 

Commissioner Brody Rypien             Aye 

The motion passed with a vote of 5 to 1. 

 

Commissioner Jacobson expressed the need to look into ownership and right of way for 13900 South which was an 

issue regardless of further subdivision. He also noticed the graphics on the screen were blurry, and requested for 
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staff to improve them. It was mentioned it may be a problem with the pdf setting. Graphics were clear on the 

mailed packet but not on the screen at the meeting. Chair Berbert requested for recently approved MDAs to be 

added to the packets. Commissioner Rypien stated the R-2-10 zone setbacks were five feet for single family sizes, 

but ten feet for multi family homes. He has noticed large homes on small lots offer no character on the sideviews 

and did not look appealing. He would like to see more 10 feet setbacks, and larger lots. City Planner Maloy said the 

City would review setbacks, but the challenge was developer requests for modifications. Commissioners added tight 

single family home lots needed to be re-addressed. Chair Berbert stated the City lacked inventory in .2 to .25 acre 

single family lot sizes. City should offer more upgrade options for families to move from townhome to single family 

and stay in Herriman. City needed to focus more on multi-family standards and slow down on multi-family 

developments. City Planner Maloy stated any changes would not be retroactive on completed development 

agreements. He hoped General Plan would have supportive language for making these changes for setting policy. 

Commissioner requested for the City to look into encouraging smaller homes on larger lots. The Commission 

requested more discussions with staff instead of training in work meetings. Commissioners requested Ordinance 

reviews with staff to identify necessary changes. Chair Berbert recommending choosing areas of the City to discuss, 

and anlyzing the zones in that area. City Planner Maloy recommended more work session time, and possibly 

continuing work meeting after the general meeting.  Commissioners discussed an issue with the  density increase 

near the proposed SLCC location, then SLCC moved but the density was not changed. 

 

 

 

 

 

Commissioner Adam moved to adjourn the Planning Commission meeting at 9:17 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 18, 2020.  This document constitutes the official 

minutes for the Herriman Planning Commission Meeting. 

  

      

Wendy Thorpe 


