V. JdR

HIGHLAND CITY

HIGHLAND CITY PLANNING COMMISSION MINUTES
Tuesday, October 26, 2021

Approved November 16, 2021

Highland City Council Chambers, 5400 West Civic Center Drive, Highland Utah 84003

VIRTUAL PARTICIPATION
2 YouTube Live: http://bit.ly/HC-youtube
&J Email comments prior to meeting: planningcommission@highlandcity.org

7:05 PM REGULAR SESSION

Call to Order — Jerry Abbott, Chair

Invocation — Commissioner Chris Howden

Pledge of Allegiance — Commissioner Mino Morgese

The meeting was called to order by Planning Commission Chair Jerry Abbott as a regular session at 7:05 PM.
The meeting agenda was posted on the Utah State Public Meeting Website at least 24 hours prior to the meeting.
The prayer was offered by Commissioner Christopher Howden and those in attendance were led in the Pledge of
Allegiance by Commissioner Mino Morgese.

PRESIDING: Commissioner Jerry Abbott

COMMISSIONERS

PRESENT: Jerry Abbott, Christopher Howden, Audrey Moore, Mino Morgese, Tyler
Standifird

CITY STAFF PRESENT: City Administrator/Community Development Director Nathan Crane, City
Attorney Rob Patterson, City Planner and GIS Specialist Kellie Smith, Planning
Commission Secretary Heather White

OTHERS PRESENT: Doug Cortney, Spencer Moffat

1. UNSCHEDULED PUBLIC APPEARANCES

Please limit comments to three minutes per person. Please state your name.

None was offered.
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2.CONSENT ITEMS
Items on the consent agenda are of a routine nature or have been previously studied by the
Planning Commission. They are intended to be acted upon in one motion. Commissioners
may pull items from consent if they would like them considered separately.

a. Approval of Meeting Minutes Administrative
Regular Planning Commaission Meeting — September 28, 2021

Commissioner Chris Howden MOVED to approve the minutes for the September 28, 2021 Planning
Commission meeting. Commissioner Audrey Moore SECONDED the motion. All present were in favor. None
were opposed. The motion carried.

3. PUBLIC HEARING: PRELIMINARY PLAT: RIDGEVIEW POD B Administrative
The Planning Commission will hold a public hearing to consider a request by Boyer
Ridgeview Commercial, L.C. for preliminary plat approval for a 424-lot subdivision located
at approximately North County Boulevard and Canal Boulevard. The Commission will take
appropriate action.

Ms. Smith reviewed the history and background of the Ridgeview development. She reviewed the phases
and product type of Pod B. She talked about the various developers, product type, and average densities
of each area as explained in the staff report. Ms. Smith said the Parkway detail would be maintained by
the city, but everything else would be maintained by the HOA. She talked about open space and
mentioned that the detailed landscape plans had not yet been submitted. She reviewed roadways and trail
connections within Pod B. Ms. Smith mentioned that there was a sewer line issue along the back of lots
101 and 118 that needed to be resolved before final plat approval.

Planning Commissioners discussed the dry sewer line on lots 101 and 118. Ms. Smith explained that the
city could not find any recorded easement for the dry sewer line that was installed around 2004. A
portion of it was in private property. If needed, rerouting the line would be the city’s burden to pay. She
mentioned that the city administrator and city engineer were considering different options. Spencer
Moffat with Boyer explained that the sewer line needing to be amended was a small section; about 300
feet and two manholes. He said the developer and city had conversations about the situation and he was
confident that there would be a solution by final plat.

Commissioner Abbott opened the public hearing at 7:26 PM and asked for public comment. Hearing
none, he closed the public hearing at 7:26 PM.

Commissioner Howden asked about landscaping. Mr. Moffat said they were supposed to follow the
Parkway detail, but they were open to installing xeriscaping. He added that it would be good to have a
consistent landscaping design from Canal Blvd. to the high school. Discussion ensued regarding what
was stipulated in the General Plan and standard drawings, especially for the Parkway detail. Mr.
Patterson explained that the Planning Commission and Council could modify a requirement as long as it
was supported by the Highland General Plan, which xeriscaping was, and if the developer agreed to it.
Commissioner Abbott wondered if the parkstrips in front of the houses could also be hardscaped. Mr.
Moffat thought it was a great best practice, but said it was hard for him to commit to at this point because
of the various builders. He thought it should be a strong recommendation.
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Commissioner Howden asked about the road exiting onto North County Blvd near the gas station. He
voiced concern with cars turning left. Mr. Moffat explained that they had limited access to North County
Blvd because it was a UDOT road. He said UDOT did not want multiple access points on North County
Blvd so the road was centrally located between Canal Blvd and Cedar Hills Dr.

Commissioner Morgese discussed road connectivity within the development. He asked about the difference
between the Boyer and Weekley products. Mr. Moffat explained that the Boyer product was town homes
with 18 ft driveways, two car garages, and guest parking. He said the Weekley product was a detached,
small lot, single family home with two car garage and driveway. He said parking stalls would be included
in Parcels H and J.

Commissioner Howden MOVED to accept the findings and recommend approval of the of the Preliminary
Plat for Ridgeview Pod B subject to the following eight stipulations recommended by staff and one
additional stipulation:
1. The recorded plat conforms to the preliminary plat dated October 20, 2021, except as modified by
these stipulations.

2. All public improvements shall be installed as required by the City Engineer.

3. The civil construction plans shall meet all requirements as determined by the City Engineer.

4. The sewer line along the backs of lots 101 to 118 be resolved. The back lot lines will either adjust
to be off of the sewer line, or the sewer line is to be rerouted. This will need to be addressed before
final plat approval.

5. The developer will also be responsible for construction of the improvements on the south side of
Cedar Hills Drive and to provide curb and gutter on the east side of extension of Knight Avenue
as determined by the City Engineer.

6. The 4.8-acre community park shall be completed before 35% of the homes within the development
have been issued a certificate of occupancy.

7. Trash and recycling containers are to be stored behind a side yard screen wall. They shall be
placed behind curb lines in a designated location for each unit. The location shall be a concrete
pad. The location where the containers are to be stored shall be shown on the site plan.

8. The home builder shall be responsible for the front yard landscaping on the flex residential and
carriage lots.

9. Because of a strong affinity for xeriscaping, the Planning Commission recommends that City
Council and Staff work with Boyer to explore xeriscaping options for the Parkway detail along
North County Blvd.

Commissioner Standifird SECONDED the motion.

The vote was recorded as follows:

Commissioner Jerry Abbott Yes
Commissioner Seth Barrus Absent
Commissioner Sherry Carruth Absent
Commissioner Christopher Howden Yes
Commissioner Claude Jones Absent
Commissioner Audrey Moore Yes
Commissioner Mino Morgese Yes
Commissioner Tyler Standifird Yes

Motion carried 5:0
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4. PUBLIC HEARING: PRELIMINARY/FINAL PLAT: RIDGEVIEW RETAIL
Administrative
The Planning Commission will hold a public hearing to consider a request by Spencer Moffat
for final plat approval for a 4-lot commercial subdivision located at approximately North
County Boulevard and Canal Boulevard. The Commaission will take appropriate action.

Ms. Smith explained that the Ridgeview Retail was part of the Ridgeview Planned Development approved in
2019. She mentioned that Lot 102 would be Costa Vida, 103 would be Arby’s, and lots 101 and 104 were
potentially for office buildings. Access would be from Canal Blvd and Oakbrook Dr. She mentioned that the
site plan, landscaping plan, and traffic flow was approved administratively by staff as defined in the
Development Code. She reviewed the easements and talked about elevations of the proposed buildings.

Commissioner Abbott opened the public hearing at 7:48 PM and asked for public comment. Hearing none, he
closed the public hearing at 7:48 PM.

Commissioner Moore MOVED that the Planning Commission accept the findings and recommend approval of
the proposed final plat for Ridgeview Retail subject to the following two stipulations recommended by staff:
1. The recorded plat shall be in conformance with the final plat dated October 13, 2021.
2. The civil construction plans, and public improvements shall meet all requirements as determined by
the City Engineer.

Commissioner Standifird SECONDED the motion.

The vote was recorded as follows:

Commissioner Jerry Abbott Yes
Commissioner Seth Barrus Absent
Commissioner Sherry Carruth Absent
Commissioner Christopher Howden Yes
Commissioner Claude Jones Absent
Commissioner Audrey Moore Yes
Commissioner Mino Morgese Yes
Commissioner Tyler Standifird Yes

Motion carried 5:0

S. PUBLIC HEARING: TEXT AMENDMENT: SHIPPING CONTAINERS
Legislative
The Planning Commission will hold a public hearing to consider a request by Highland City
Staff to add Section 3-625 Shipping Containers to Chapter 3 Article 6 Supplementary
Regulations in the Development Code. The Planning Commission will take appropriate
action.

Ms. Smith reviewed the history of the shipping containers discussion. She reviewed the proposed amendment
and said that “commercial transportation” was intended to include pods. She said the amendment was to be
added to Article 6 in Chapter 3 of the Development Code. As details of the proposed amendment were being
discussed, Ms. Smith clarified that if following the accessory structure code, shipping containers would not be
permitted if there was no home on the lot. The Planning Commission agreed. They discussed shipping
containers potentially being used as barns or something to provide for livestock. They discussed the purpose of
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the amendment and generally concluded that a house would be needed on the property to hide the container.
Some commissioners did not like the idea of using a container as a barn or for animal feed/bedding storage.
They discussed the color of shipping containers and their placement.

Commissioner Abbott opened the public hearing at 8:09 PM and called for public comment. Hearing none, he
closed the public hearing at 8:09 PM.

Commissioner Standifird MOVED that the Planning Commission accept the findings and recommend approval
of the proposed addition of Section 3-625 Shipping Containers to Chapter 3 Article 6 Supplementary
Regulations of the Development Code with the following stipulations:
= #6 should read “Shipping containers shall be painted a color consistent with that of the main
dwelling.”
= #7 should be added and read “Shipping containers will not be allowed on a lot without a home.”
* Bolded section in #5 should be removed.

Commissioner Morgese SECONDED the motion.

The vote was recorded as follows:

Commissioner Jerry Abbott Yes
Commissioner Seth Barrus Absent
Commissioner Sherry Carruth Absent
Commissioner Christopher Howden Yes
Commissioner Claude Jones Absent
Commissioner Audrey Moore Yes
Commissioner Mino Morgese Yes
Commissioner Tyler Standifird Yes

Motion carried 5:0

6. TRAINING: GENERAL PLAN

Staff will give the Planning Commission a training on the existing vision, goals, and policies
of the Highland City General Plan. This item is bring presented for discussion only.

Ms. Smith reviewed some of the details of the existing General Plan. She talked about the role of the Planning
Commission to maintain the vision and objectives of the General Plan. She talked about the need for public
involvement during a General Plan adoption and amendment processes. Ms. Smith reviewed the Highland
vision statement and explained that the General Plan elements included land use, transportation, environment
and natural systems, economic elements, moderate income housing, community design, parks/recreation
facilities and trails, and senior housing. The Planning Commission reviewed details and maps of each element
of the General Plan.

Commissioner Moore discussed the need, as voiced by Highland residents, for senior housing in areas without
age restrictions.

7. PLANNING COMMISSION AND STAFF COMMUNICATION ITEMS

The Planning Commission may discuss and receive updates on City events, projects, and
issues from the Planning Commissioners and city staff. Topics discussed will be
informational only. No final action will be taken on communication items.
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Commissioner Howden asked to address the following topics. The Planning Commission discussed each

topic:

a. Conditional Uses — Commissioners thought this would be addressed during the General Plan
amendment process.

b. Defining Setbacks/Boundary Lines - Commissioners thought this could be addressed now.
They asked that Commissioner Howden review the code, work with staff, and suggest changes.

C. Overall Theme/Design of Highland — Commissioners thought this would be addressed
during the General Plan amendment process.

d. Xeriscaping- Commissioner Howden thought that xeriscaping should be a mandate along new
development. Commissioners thought this needed to be addressed now with a minor amendment to
the General Plan.

e. Grading/Retaining Walls - Commissioner Howden voiced concern that the current code
allowed a resident on a slope to build up the property with retaining walls even if neighbors didn’t.
It created very uneven grades from lot to lot. The commissioners talked about potential draining
issues. They agreed to have Commissioner Howden review the code, work with staff, and suggest
changes.

ADJOURNMENT
Commissioner Howden MOVED to adjourn the regular meeting. Commissioner Abbott SECONDED the
motion. All present were in favor. The motion carried unanimously.

The meeting adjourned at 9:08 PM.

I, Heather White, Planning Commission Secretary, hereby certify that the foregoing minutes represent a true, accurate and complete
record of the meeting held on October 26, 2021. The document constitutes the official minutes for the Highland City Planning
Commission Meeting.

/s/Heather White
Planning Commission Secretary
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Planning Commission PowerPoint 10/26/2021

Welcome to the Highland M

Planning Commission
Meeting PUBLIC APPEARANCES

Time set aside for the public to express their ideas and
comments on non agenda items. Please limit comments to
OCtOber 26’ 202] (3) three minutes

CONSENT ITEMS m’:

* Item 2a - Approval of Meeting Minutes -
Regular Planning Commission Meeting

September 28, 2021 Administrative RIDGEVIEW POD B
ADMINISTRATIVE

ltem #3 - Preliminary Plat - Public Hearing
Presented by - Kellie Smith

Background

* Rezoned to Ridgeview Planned
Development - May 21st, 2019

» Pod A Final Plats - June 16, 2020

* Minor Amendment updates - September
7th 2021

VICINITY MAP




Planning Commission PowerPoint

Preliminary Plat

Lennar

* 98 Lots
* 12 Carriage
* 86 Towns
* Min Lot Square
footage
* Carriage: 2,946
sq ft
* Towns: 1,386 sq
ft
* 9.5 |ots/acre
* 1 construction
phase

Preliminary Plat

Approx. 70 acres

424 units

Housing Types

— Townhomes

— Carriages

— Cottages

— Estate Lots

Access

— Canal Blvd

— North County Blvd

— 10100 N (Cedar Hills
Dr)

Developers
— Boyer

— Lennar

— David Weekley
— lvory

* 145 Lots
» 78 Cottage
* 67 Estate
* Min Lot Square
footage
» Cottage: 3,500
sq ft
» Estate: 7000
sq ft
» 4.5 |lots/acre
» 7 construction
phases

57 Carriage Lots

Min Lot Square
footage: 2,700 sqg ft
6.9 lots/acre

1 construction phase

10/26/2021



Planning Commission PowerPoint

124 Townhome Units
Min Lot Square
footage: 1188 sq ft
10.4 lots/acre

1 construction phase

2. Lennar Phase 1

3. lvory Phase 1

Weekley Phase 1

after Plats C&D are

completed

Boyer Phase 112-18

months from
Preliminary
Approval

ROW w/

il . 10100 N: 66
ROW

— Ivory to
park

(Pod A)
— Murdock

(Pod A)

» Featherstone: 69’
connector trail
* 56’ Public ROW
* 28’ Private ROW
« Trail Connections
community

— Highland Glen

Canal Trail

10/26/2021

Community Park & Featherstone Dr

acreage: 83.4
acres

» Total Open Space:
19.3 acres (23.2%)

Citizen Participation

* Public Hearing Notice
* 500 ft radius letters
» State and City websites

* No written correspondence has been

received.




Planning Commission PowerPoint

Recommendation

Staff r nends he Planning sion ep
and rec a of t preliminary plat s
the foll

RIDGEVIEW COMMERCIAL

ADMINISTRATIVE

Iltem #3 - Preliminary Plat (Concurrent Review) - Public
Hearing
Presented by - Kellie Smith

Background

* Ridgeview Planned Development - May
21st, 2019

» Concurrent Review

10/26/2021

Proposed Motion

| move that the Planning Commission
accept the findings and recommend
APPROVAL of the Preliminary Plat for
Ridgeview Pod B subject to the eight
(8) stipulations recommended by staff.

Vicinity Map

PROJECT
LOCATION

4 lots

Access
» Canal Blvd
» Oakbrook

Sidewalk
easement

& water
) sement f
wori i City utilities to
serve the lots
10’ public utility
easements




Planning Commission PowerPoint 10/26/2021

Site Plan - Approved by Staff Landscape Plan - Approved by Staff

Elevations - Approved by Staff Elevations - Approved by Staff

Recommendation & Proposed
Motion

; o : Staff recommends that the Planning Commission accept
* Public Hear ing Notice the findings and recommend approval of the proposed
* 500 ft radius letters final plat subject to the following stipulations:

Citizen Participation

: Statg and City websites 1. The recorded plat shall be in conformance with the
* No written correspondence has been final plat dated October 13, 2021
received 2. The civil construction plans, and public improvements
: shall meet all requirements as determined by the City
Engineer.

| move that the Planning Commission accept the findings
and recommend APPROVAL of the Final Plat for
Ridgeview Retail subject to the two (2) stipulations
recommended by staff.




Planning Commission PowerPoint

SHIPPING CONTAINERS
LEGISLATIVE

Iltem #4 - Text Amendment - Public Hearing
Presented by - Kellie Smith

Accessory Structures

No home o

10/26/2021

Background

* Planning Commissioner Concerns
— Long term vs short term (less than 60 days)
— Permit required? Building permit?
— Limited by lot size

— Setbacks (don’t want to be visible from
street; not on easements)

— Design - color consistent with house? No
vertical stacking

— Cannot be used for a business

Text Amendment
gned for intermodal

than

iner m
lling if it




Planning Commission PowerPoint

20’on
ide that
+ Lots < % acre: *abuts

. N street
Slalleleligte] Behind
h
containers shall be ouse

painted a color
consistent with the
main dwelling

Motions

Motion for Approval:

| move that the Planning Commission accept the
findings and recommend APPROVAL of the
proposed addition of Section 3-625 Shipping
Containers to Chapter 3 Article 6 Supplementary
Regulations in the Development Code.

Motional for Denial:

I move that the Planning Commission recommend
DENIAL of case TA-21-11 to add Section 3-625
Shipping Containers to Chapter 3 Article 6
Supplementary Regulations in the Development
Code based on the following findings: (The
Commission will need to draft appropriate
findings.)

Role of the Planning
Commission

Maintains the vision and objectives of the
General Plan.

Encourages land use compatibility.
Serves to help identify public issues.
Balances public and private interests.

Provides an opportunity for public
involvement.

Identifies and debates key facts and issues.
Ensures a fair and equitable process.

Provides recommendations to the City
Council.

Citizen Participation

* Notice of this public hearing was
posted on the state and city websites
October 14th, 2021.

No comments have been received.

GENERAL PLAN
LEGISLATIVE

Iltem #4 - Training/Discussion
Presented by - Kellie Smith & Rob Patterson, City Attorney

General Plan

+ A comprehensive, long-range plan for
present and future needs of the
municipality and growth and
development of all or any part of the
land within the municipality.

10/26/2021



Planning Commission PowerPoint

Public Involvement

Neighborhood meetings and
workshops

Community survey

Public Open House Meeting
Project website

Plan development review group
Transportation open house

Goals, Policies, and
Implementation Measures

* Goal: a broad statement describing a

desired outcome
— To promote a wider range of housing options to meet
Highland City’s fair share of moderate-income housing

» Policy: the desired outcome of the goal
xisting policy to allow higher density housing in
verse areas of the City.

* Implementation Measure: a plan of action

— Allow basement apartments to be occupied by no more
than two (2) people per bedroom

Existing Land Use Map (as of 2008)

oy o o e

MAP 2-1
EXISTING LAND USE

Highland City
General Plan Update

10/26/2021

Current Vision

» Highland City is a “bedroom community”

with large residential lots, single-family
homes, natural areas, and open space.”
The general plan documents existing
conditions, analyzes community issues,
and proposes future visions and growth
directions

— Goal

— Policy

— Implementation Measure

General Plan Elements

Land Use

Transportation

Environmental and Natural Systems
Economic

Moderate Income Housing
Community Design

Parks, Recreation Facilities, and Trails
Senior Housing

Future Land Use Categories

Low-Density Religious
Residential Open Space
Mixed Use Highland City Public

Development Park
Commercial

Trail Corridor &

: Greenway

Office Private Recreation &
Institutional Mini Park

Nelalele] Cemetery

Utility
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Future Land Use Map

Current Zoning Map

MAP 23
FUTURE LAND USE “

HIGHLAND CITY

Highland City
General Plan Update

Transportation

5 o i AL G 3 MAP 3-2
Traffic volumes/capacity of roads : AN A ; : i

Mode choice percentages

Future projects to match estimated
traffic volumes

Cross-sections
Parkway detail specifications

Highland City
General Plan Update

Environmental and Natural
Systems

» Critical Runoff Area (clay soils & steep
slopes)

Floodplains

Wetlands

Utilize less suitable lands for
development as open space/trail
corridors

Water-wise landscapes

Minimize impacts of growth on wildlife
habitats




Planning Commission PowerPoint

Environmental & Natural Conditions

MAP 4-1
ENVIRONMENTAL
& NATURAL CONDITIONS

Highland City
General PI

Survey Results

New Commercial Zoning
Location Preferences

Moderate Income Housing
(added 2019)

« As of 2017:

— Highland City Area Median Income (AMI):
$128,938

— Utah County AMI: $78,937
— Monthly housing cost: $1,900.
— Median gross rent: $1,750.

10/26/2021

Economic

« Commercial Analysis
— The City has an updated economic
development and market analysis that was
completed in 2019 (find on website in
Zoning)
* Goals

— Enhance shopping opportunities for
residents

— Integrate commercial uses while maintaining
Highland’s rural-residential character

— Maintain fiscal health & stability (healthy
balance of sales and property tax revenue)

Market Analysis Results (2019)

Goals & Policies

Support for alternative housing type

— Encourage development of moderate
income (mixed-use zones, ADUs) and
senior housing

— Maintain quality housing stock and the
current aesthetic style of Highland City

10
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Community Design 7 ey esion

Scenic backdrop north & east

Focused view corridors

Gateway treatments (entry nodes into the
City)

Corridor treatments (parkway detail, median
landscaping, etc.)

Traditional development patterns & local
heritage

Highland Town Center as the “Heart of the -l ‘
Community" i i ’ . . I:ig:llandi;m:e
Encourage special design treatments at key : v Z §
community destinations

Parks, Recreation Facilities, and
Trails
Mini parks (Merlin Larsen, Wimbleton) » 4.87 acres of park land per 1,000

Neighborhood parks (Windsor, residents
Canterbury North) — Currently at approx. 8 acres per 1,000

Community parks (Highland Glen, * 10.6 miles per 10,000 population
Town Center Plaza) — Currently approx. 11 miles per 10,000

Athletic complexes (Mitchell Hollow, * Funding Opportunities (private, local,
Beacon Hills, Mountain Ridge) state & federal)

NES

Goals

L Senior Housing
HIGHLAND CITY
NEIGHBORHOOD PARKS

Housing Types

— Age-restricted

— Independent living

— Continuing care retirement communities

— Assisted living

— Nursing facilities

Senior Population Projections

— 25% of population in Highland to be 55+ in 2030
canmighng Y Goal: make Highland a place where residents

can live in comfort as they age and their

housing needs change.
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PLANNING COMMISSION AND STAFF
COMMUNICATION ITEMS

. Conditional Uses
. Defining Setbacks/Boundary Lines

. Overall Theme/Design of Highland
. Xeriscaping

. Grading/Retaining Walls

. Future Meetings

12
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