
 

 
 

AGENDA 

 

HIGHLAND CITY PLANNING COMMISSION 

Tuesday, August 25, 2015 – Regular Meeting 7:00 p.m. 

 

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

 

CALL TO ORDER: Chris Kemp, Chair 

 Attendance – Chris Kemp, Chair 

 Invocation –  Commissioner Scott Temby  

 Pledge of Allegiance – Commissioner Chris Kemp 

 

APPEARANCES: 

 

Time has been set aside for the public to express their ideas, concerns, and 

comments on non-agenda items.  Speakers will be limited to three (3) 

minutes. 

 

WITHDRAWALS AND CONTINUANCES: 

 

 None 

 

PUBLIC HEARING ITEMS: 

 

1. CU-15-03: A request by Lafe Harris with BDH Architects for the approval 
of a conditional use permit for a LDS Church meetinghouse.  The property is 
approximately 3.59 acres in size and is located at 9681 North 6900 West.  

Admin 

 

2. PP-15-03: A request by Millhaven Construction, LLC. for preliminary 

plat approval of an 11 lot subdivision called The Flats at Fox Hollow. The 

property is approximately 9.80 acres and is located at 9600 N and 5560 W. 

Administrative 

 

3. CU-15-04: A request by City Council for the approval of a conditional use 

permit for a Salt Storage Building. The property is approximately 2.46 

acres and is located at the northwest corner of SR-92 and North Park Dr. 

Admin 

 

OTHER BUSINESS: 

 

APPROVAL OF MINUTES:   

 

PLANNING STAFF REPORT: 

 

COMMISSION COMMENTS AND SUGGESTIONS: 

 



 
ADJOURNMENT: 

 

NEXT MEETING: September 8th, 2015 at 7:00 pm City Council Chambers 

 

Legislative: An action of a legislative body to adopt laws or polices. 

Administrative: An action reviewing an application for compliance with adopted laws 

and policies. 

 
FOR SPECIAL ACCOMMODATIONS 

 

Any individual with a qualified disability may request a reasonable accommodation by contacting the City 

Recorder at (801) 772-4506 at least 48 hours prior to the Commission meeting.   

 

CERTIFICATE OF POSTING 

 

The undersigned does hereby certify that the above agenda notice was posted in three public places within 

Highland City limits on this 20
th

 day of August 2015.  These public places being bulletin boards located 

inside the City offices and located in the Highland Justice Center, 5400 W. Civic Center Drive, Highland, 

UT; and the bulletin board located inside Lone Peak Fire Station, Highland, UT.  On this 20
th

 day of 

August, 2015 the above agenda notice was posted on the Highland City website at www.highlandcity.org. 

 

Kelsey Bradshaw, Planning Coordinator  

 

http://www.highlandcity.org/
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TO:   Planning Commission 
 
FROM:   Nathan Crane, Community Development Director 

John Janson, Temporary Planning Assistant 
 
 
REQUEST: Conditional Use Permit for an LDS Meetinghouse 
 
PARCEL SIZE:  3.6 Acres 
 
LOCATION: 9681 North 6900 West 
 
APPLICANT:  BHD Architects – Lafe Harris 
 
OWNER: The Church of Jesus Christ of the Latter Day Saints, Bryan Stephenson (PM) 
 
 
BACKGROUND: 
 
The property is designated as Low Density Residential on the General Plan Land Use Map.  The 
property is zoned R-1-40 (Single Family Residential).  The R-1-40 District is primarily a residential 
zone but allows for certain limited other uses such as churches subject to a conditional use permit.  
The minimum lot width is 130 feet. 
 
The church will be located on Lot 3 of the 9600 North Subdivision.  This subdivision was approved by 
the City Council in December of 2009 and recorded in September of 2010. 
 
A Conditional Use Permit is an administrative process. 
 

SUMMARY OF REQUEST: 
 
1. The applicant is requesting approval of a 19,422 square foot church.  The site includes a 205 

square foot storage building and a 2,295 square foot pavilion. 

 

2. Access to the site will be from two driveways on 9600 North. 

 

3. The minimum 30 foot setback is provided along 9600 North.   

 

 

           SUBJECT:  PUBLIC HEARING – Conditional Use Permit LDS 
Meetinghouse (CU-15-03) 

 

      MEETING DATE: August 25, 2015 
   

 

     

Community Development 



Page 2 of 3 
 

4. Approximately 55,186 square feet (35.26%) of the site is landscaped.  Ten foot landscape buffer 
are included on the north and south sides and a 76 foot landscape buffer is provided on the 
west side. A six foot concrete wall will also surround the site. 

 
5. The site plan shows 212 parking spaces.  There are 7 ADA accessible stalls. 

 
CITIZEN PARTICIPATION: 
 
Notice of the Neighborhood Meeting was mailed to all property owners within 500’ of the proposed 
conditional use permit on July 1, 2015  Nine people attended the meeting.  Based on the 
information submitted by the applicant no one in attendance opposed the proposed conditional use 
permit (Attachment 2). 
 
Notice of the Planning Commission meeting was published in the Daily Herald on August 9, 2015.  
Notice of the meeting was also mailed to all property owners within 500’ on August 10, 2015.  No 
comments have been received. 
 
REQUIRED FINDINGS: 
 
The City Council must determine that the proposed use meets three findings prior to granting a 
Conditional Use Permit.  The burden of proof rests with the applicant.  Each finding is presented 
below along with staff’s analysis. 
 

1. The use will not be detrimental to the health, safety, or general welfare of persons 
residing or working in the vicinity or injurious to property or improvements in the vicinity. 

 
The property to the north, south, east, and west is zoned R-1-40.  The property to the north is 
vacant and is owned by the Alpine School District.  The property to the west, east, and south is 
existing single family residential.  The proposed use is compatible with the existing and planned land 
uses. 
 

2. The use complies with all applicable regulations in the Development Code. 
 
The proposed buildings meet or exceed all required setbacks. The site meets the minimum 35% 
landscaping. A six foot wall is also proposed along the rear property line. 
 
There will be no parking lot lighting. If lighting is needed it will be mounted to the building and will 
be fully shielded and directed downward. Lighting on the site will be limited to one foot candle at 
the property line. 
 
The proposed building will meet all requirements of the Development Code. 
 

3. Conditions are imposed to mitigate any detrimental effects. 
 
Four stipulations have been included to ensure compliance with the Development Code. 
 
  



Page 3 of 3 
 

CONCLUSION: 
 
With the proposed stipulations, the proposed use appears to meet the required findings. 
 
RECOMMENDATION: 
 
The Planning Commission should hold a public hearing and recommend APPROVAL of the 
conditional use permit subject to the following stipulations: 
 

1. The final site plan shall be in substantial conformance with the site plan dated July 13, 2015.  

 

2. Final civil engineering plans to be reviewed and approved by the City Engineer. 

 

3. Final landscape plans to be approved prior to issuance of a building permit. 

 

4. All required public improvements shall be installed as per City Engineer’s approval 

 

PROPOSED MOTION: 
 
I move that the Planning Commission accept the findings and recommend APPROVAL of the 
conditional use permit for the Cedar Hollow 6, 8 LDS Meetinghouse, subject to the four stipulations 
recommended by staff. 
 
ALTERNATE MOTION: 
 
I move that the Planning Commission recommend denial of the conditional use permit for the Cedar 
Hollow 6, 8 LDS Meetinghouse, subject to the following findings (The Commission should draft 
appropriate findings that demonstrate the proposed conditional use permit does not meet the 
standards established in the Development Code): 
 
ATTACHMENTS: 
 
Attachment 1 – Site Plan, Landscape Plan, Elevations 
Attachment 2 – Neighborhood Meeting Summary 
Attachment 3 – Applicant’s Narrative 























Neighborhood Notification Meeting Minutes 

Project: Proposed LDS Church Meetinghouse, Conditional Use Permit and Site Plan 

Approval, 9681 North 6900 West 

Date of Meeting: 16 July 2015, 6:00 pm – 7:00 pm 

Location of Meeting: LDS Church Meetinghouse, Relief Society Room 

   2178 North 1200 East, Lehi, Utah 

Attendees: 

1. Mike Davey, BHD Architects 

2. Eric Duclos, LDS Church Facilities Manager 

3. President Raines, LDS Church Stake Presidency 

4. President Duncan, LDS Church Stake Presidency 

5. Ben Fietkau 

6. Mike Gagon 

7. Chet and Shoni Smith 

8. Earl Simmons 

9. Cole Peck 

10. Shawna Horne 

11. Gary Cooper 

12. Mark Whittington 

Items Discussed: 

A. Ben Fietkau (the neighbor to the east) needs to continue receiving the irrigation water 

from the open ditch on the church site.  The Church will pipe the irrigation ditch and 

provide gate controls on a new irrigation control box. 

B. Gary Cooper was concerned about the sanitary sewer line depth under the dead end 

6900 West Street.  Gary owns property north of the Alpine School District parcel.  The 

sewer line depth at the end of the road is 13 feet deep. 

C. The neighbors approved of the proposed precast concrete fence around the new 

Church site. 

D. There was a concern expressed that Church traffic only can go in one direction – to the 

intersection of 6900 West and 9600 South. 

E. The neighbor to the south was concerned that there may be on-street Church parking 

that would block his gates. 

F. None of those present were opposed to the proposed Church meetinghouse. 
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TO:   Planning Commission 
 
FROM:   Nathan Crane, Community Development Director 

John Janson, Temporary Planning Assistant 
 
 
REQUEST: Preliminary Plat for 11 lots for The Flats at Fox Hollow 
 
PARCEL SIZE:  9.8 Acres 
 
LOCATION: 5650 West and 9600 North 
 
APPLICANT:  Jeremy Ackley for Millhaven Construction 
 
OWNER: MillHaven Construction, LLC 
 
BACKGROUND: 
 
The property is designated as Low Density Residential on the General Plan Land Use Map.  The 
property is zoned R-1-40 (Single Family Residential).  The R-1-40 District allows one home per 
40,000 square feet but includes an allowance for streets to be deducted from the lot size.  The 
minimum lot width is 130 feet. 
 
Subdivision review and approval is an administrative process. 
 
SUMMARY OF REQUEST: 
 

1. The applicant is requesting approval of an 11 lot single family residential subdivision.  

The proposed density is approximately .90 units per acre. 

Lot Square Footage  Lot Square 
Footage 

1 35,926  7 35,471 

2 35,783  8 35,409 

3 35,555  9 37,850 

4 44,304  10 34,523 

5 41,717  11 27,253 

6 26,982 

 

 

           SUBJECT:  PUBLIC HEARING – Preliminary Plat for The Flats 
at Fox Hollow 

 

      MEETING DATE: August 25, 2015 
   

 

     

Community Development 
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2. Access to the site will be from 5650 West and 9600 North. 

 
CITIZEN PARTICIPATION: 
 
Notice of the August 18, 2015 Development Review Committee Meeting was mailed to all property 
owners within 500’ of the proposed plat on August 6, 2015.  Four citizens attended the meeting.  
Issues discussed at this meeting include the existing irrigation ditch and road improvements along 
9600 North. 
 
Notice of the Planning Commission meeting was published in the Daily Herald on August 9, 2015.  
Notice of the meeting was also mailed to all property owners within 500’ on August 10, 2015.  No 
comments have been received. 
 
ANALYSIS: 

 

 The property is designated as low density residential in the General Plan Land Use Map.  The 

proposed subdivision meets the intent of the General Plan. 

 

 The property to the north and west is existing single family residential.  To the south and 

east are agricultural uses.  The proposed subdivision is compatible with surrounding uses, 

but an agricultural area notification on the plat would be a reasonable requirement to assure 

future buyers are aware of potential conditions resulting from adjacent agricultural 

operations. 

 

 The proposed development includes one existing home, located on lot 11, which fronts on 

9600 North.  By including this home in the subdivision the improvements along 9600 North 

adjacent to the lot will be completed.  In addition, the applicant has agreed to install the 

curb and asphalt along 9600 North to complete the improvements.  The City will reimburse 

the applicant for this cost. 

 

 There is an existing ditch on the property.  This ditch will need to be piped and relocated. 

Approval from the American Fork Irrigation District will be required prior to final approval of 

the civil construction plans. 

 

 Utilities will be extended from 9600 North to serve the site. 

 

 Water will be dedicated as required by the Development Code prior to final plat recordation. 

FINDINGS: 
 
The proposed subdivision plat meets the following findings with stipulations: 

 It is in conformance with the General Plan, the R-1-40 District and the Highland city 

Development Code 

RECOMMENDATION: 
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The Planning Commission should hold a public hearing and recommend APPROVAL of the 
preliminary plat subject to the following stipulations: 
 

1. The final plat shall be in substantial conformance with the preliminary plat dated July 20, 

2015. 

 

2. Final civil engineering plans to be reviewed and approved by the City Engineer. 

 

3. Prospective homebuyers shall be informed by an affidavit of the proximity of agricultural 

uses. 

 

4. Written approval from the American Fork Irrigation District regarding the piping and 

relocation of the ditch shall be provided prior to approval of the final civil construction plans. 

 

5. All required public improvements shall be installed as per City Engineer’s approval. 

PROPOSED MOTION: 
 
I move that the Planning Commission accept the findings and recommend APPROVAL of the 
preliminary plat for Plat “A”, The Flats at Fox Hollow, subject to the six stipulations recommended 
by staff. 
 
ALTERNATE MOTION: 
 
I move that the Planning Commission recommend denial of the preliminary plat for Plat “A”, The 
Flats at Fox Hollow, subject to the following findings (The Commission should draft appropriate 
findings that demonstrate the proposed plat does not meet the standards established in the 
Development Code). 
 
ATTACHMENTS: 
 
Attachment 1 –Proposed Preliminary Plat for Plat “A” The Flats at Fox Hollow  
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TO:   Planning Commission 
 
FROM:   Nathan Crane, Community Development Director 
   Justin Parduhn, Operations and Maintenance Director 
 
 
REQUEST: Conditional Use Permit for a Salt Storage Building 
 
PARCEL SIZE:  2.46 Acres 
 
LOCATION: Northwest Corner of Park Drive and SR92 
 
APPLICANT:  Highland City Council 
 
OWNER: Highland City 
 
 
BACKGROUND: 
 
The site is designated as Low Density Residential on the General Plan Land Use Map.  The site is 
zoned R-1-40 (Residential Zone).  Public buildings and grounds are permitted in the R-1-40 District 
subject to a conditional use permit. 
 
One of the requirements of the Environmental Projection Agency (EPA) requires that all salt storage 
be contained and covered to prevent ground water discharge during storms.  The EPA has been 
active in auditing this requirement on surrounding cities. The purpose of this facility is to address 
these requirements before an audit. 
 
A Conditional Use Permit is an administrative action. 
 
SUMMARY OF REQUEST: 
 

1. The Highland City Council is requesting approval of a 1,600 square covered salt storage 
facility with a 1,600 square foot concrete pad.  The facility will be used to store salt for use 
during the winter. The facility has been sized to meet current and future needs.  
 

2. The facility is enclosed on three sides with a cover.  The fourth side will have metal gate that 
will be locked. Salt will be delivered to the site and placed on the concrete pad.  It will then 

 

           SUBJECT:  PUBLIC HEARING – Conditional Use Permit Salt 
Storage Building (CU-15-04) 

 

      MEETING DATE: August 25, 2015 
   

 

     

Community Development 
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be pushed with a front end loader into the storage facility.  When needed a front end loader 
will be used to remove the salt and load it into the plow trucks. 
 

3. Hours of operation will be dependent on weather.  Deliveries will occur early to the middle 
of fall.  There will be no staff stationed at this site.  The only use will be during winter storms.   
 

4. Access to the site is provided from Park Drive which has been constructed. 
 

5. There will be no staff parking. 
 

6. The proposed building is a maximum of 16’ feet in height.  
 

7. The site includes over 35% of existing natural vegetation.  The road improvements adjacent 
to SR92 will be constructed in conjunction with a road widening project in the future. 

 
CITIZEN PARTICIPATION: 
 
Since this is a City application, the Planning Commission meeting serves as the neighborhood 
meeting. 
 
Notice of the August 25, 2015 Planning Commission meeting was published in the Daily Herald on 
August 9, 2015.  Notification letters were mailed out to surrounding property owners on August 10, 
2015. No comments have been received.  
 
REQUIRED FINDINGS: 
 
The City Council must determine that the proposed use meets three findings prior to granting a 
Conditional Use Permit.  The burden of proof rests with the applicant.  Each finding is presented 
below along with staff’s analysis. 
 

1. The use will not be detrimental to the health, safety, or general welfare of persons 
residing or working in the vicinity or injurious to property or improvements in the vicinity. 

 
The surrounding property is zoned R-1-40.  The property to the north and west is an active gravel 
pit.  The property to the east is the existing public works facility.  The property to the south is the 
debris basin. There are no existing homes adjacent to the property. The proposed use is compatible 
with the existing land uses. 
 

2. The use complies with all applicable regulations in the Development Code. 
 
The building is setback in excess of 30 feet from both streets. The site meets the minimum 35% 
landscaping. There will be no lighting.  There will be a two foot berm on the north side of the site 
that will protect the American Fork River from potential runoff. The proposed building will meet all 
requirements of the Development Code. 
 

3. Conditions are imposed to mitigate any detrimental effects. 
 
Three stipulations have been included to ensure compliance with the Development Code. 
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CONCLUSION:  
 
The Planning Commission and City Council will need to determine if the proposed site plan meets 
the required findings for approval. 
 
RECOMMENDATION: 
 
The Planning Commission should hold a public hearing and make a recommendation to the City 
Council. 
 
ATTACHMENTS: 
 
Attachment 1 – Proposed Site Plan 
Attachment 2 – Proposed Elevation 
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