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APPROVAL OF MINUTES:   
  

• November 27, 2012 – Regular Meeting 
 
PLANNING STAFF REPORT: 

 
• Review of recent City Council Actions 

       
      COMMISSION COMMENTS AND SUGGESTIONS: 
 

 
ADJOURNMENT: 

 
NEXT MEETING:  Tuesday, March 26, 2013 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) 772-4505 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 7th day of February, 2013.  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 7th day of February, 2013 the above agenda 
notice was posted on the Highland City website at www.highlandcity.org. 
 
Dorinda King, Secretary 
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HIGHLAND CITY 

PLANNING COMMISSION MEETING 
FEBRUARY 12, 2013 

 
REQUEST: 

 
Minor Subdivision Approval – Country Farm Meadows Plat D (PP-12-03) 

 
APPLICANT: Don Wakefield 

 
 FISCAL IMPACT: None 

GENERAL PLAN DESIGNATION 

Low Density Residential 

CURRENT ZONING 

R-1-40 

ACREAGE 

40,012 sqft 

LOCATION 

10891 North 5750 West 

 

BACKGROUND: 

 

The development standards for the R-1-40 District are as follows: 

 Maximum Density: one unit per 40,000 square feet of land area 

 Minimum Lot Area: 20,000 square feet (only 25% of the lots within a subdivision can be 

between 20,000-30,000 square feet) 

 Minimum Lot Frontage: 130 feet 

 

The property is lot 14 of the Country Farm Meadows Subdivision that was platted in 1992.  The Country 

Farm Meadows Subdivision included 18 lots on 18.58 acres.  The R-1-40 District allows a density of 

one lot per 40,000 square feet.  A total of 20 lots were permitted on the 18.58 acres.  As a result two 

additional lots can be created in the subdivision. 

 

The Development Code provides a Minor Subdivision Option.  This allows the preliminary and final 

plats to be processed concurrently for subdivision with three lots or less. 

 

Subdivision review and approval is an administrative process. 

 

SUMMARY OF REQUEST: 

 

1. The applicant is requesting minor subdivision approval for a three lot subdivision.  Lot one will 

be 10,010 square feet and lot two will be 2002 square feet. 

 

2. Access to the subdivision is provided from 10900 North and 5750 West.  

 

CITIZEN PARTICIPATION: 

 

Notice of the January 31, 2013 Development Review Committee meeting was mailed to 37 property 

owners within 500’ of the proposed plat on January 16, 2013. Three residents attended the meeting and 

were opposed to the subdivision. 

 

Notice of the Planning Commission public hearing was published in the Daily Herald on January 27, 

2013.  Notice of the Planning Commission public hearing was mailed to 37 property owners within 500’ 

of the proposed plat on January 28, 2013.  Four letters of opposition have been received. 
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ANALYSIS: 

 

 The General Plan designation is Low Density Residential.  The proposed subdivision is in 

conformance with the General Plan. 

 

 All of the surrounding property has been developed as single family residential homes. The 

proposed subdivision is compatible with the surrounding existing uses. 
 

 Utility are be provided to existing lines in in 10900 North.  
 

 The proposed subdivision meets all of the requirements of the R-1-40 District. 

 

 The standard ten (10) feet public utility easements have been included on the plat. 

 

FINDINGS: 

 

The proposed 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 AND  
 

Staff recommends the Planning Commission should recommend approval of the proposed plat subject to 

the following stipulations:  

 

1. The recorded plat shall conform to the final plat date stamped February 9, 2013 except as 

modified by these stipulations. 

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

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

 

PROPOSED MOTION: 
 

I move that the Planning Commission accept the findings and recommend APPROVAL of case PP-12-

03 a request for minor subdivision approval for the Highland Heights Subdivision subject to the three 

stipulations.  

 

ALTERNATIVE MOTION: 

 

I move the Planning Commission recommend that the City Council deny the proposed plat subject to the 

following findings: (The Commission should draft appropriate findings). 

 

ATTACHMENTS: 
 

Attachment A – Proposed Plat date stamped February 7, 2013 

Attachment B – Country Farm Meadows Plat 

Attachment C – Letters of Opposition 

Attachment D – Applicant Response Letter 
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HIGHLAND CITY 

PLANNING COMMISSION MEETING 
FEBRUARY 12, 2013 

 
REQUEST: 

 
PUBLIC HEARING: Skye Estates Planned Development (PD-12-01) 

 
APPLICANT: MRFP LLC 

 
 FISCAL IMPACT: Unknown 

GENERAL PLAN DESIGNATION 

N/A 

CURRENT ZONING 

N/A 

ACREAGE 

± 85 Acres 

LOCATION 

4900 West and 11300 North 

 

BACKGROUND: 

 

The site is currently located in Utah County and the applicant has applied for annexation.   

 

The property is not included in the General Plan Land Use Map. The property is included in the 

Highland City Annexation Plan that was adopted in 2007. Detailed infrastructure studies and planning 

were completed for the annexation area as part of the annexation plan.  This area was identified for 

future residential development as open space subdivisions. 

 

The applicant has submitted a request for an Annexation Agreement which is currently under review by 

staff.  It is anticipated that the annexation, annexation agreement, and PD District will be considered 

concurrently at a future public hearing before the City Council.   

 

The adoption of a PD District is a legislative process. 

 

SUMMARY OF REQUEST: 

 

1. The request is to zone approximately 85 acres to PD-1 (Planned Development) to allow a 1.75-acre 

office/retail center, a 7.5-acre active adult community and a 74.30-acre single-family residential 

subdivision.  The applicant has submitted a PD plan and narrative and intends to subdivide the 

property at a later date.  A subdivision plat will be required prior to development of the single-family 

residential development. 

 

Office/Retail Center 

 

2. Generally, the proposed commercial uses are similar to the PO (Professional Office) and Residential 

Professional (RP) districts except as modified to meet the desired character of the development and 

to be compatible with existing and future residential development.  The proposed uses include: 

 

o Retail Sales of Merchandise and Food 

o Restaurants 

o Medical Facilities 

o Skilled Nursing Facilities 

o Professional Offices 

o Daycare or Nursery 
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o Educational Institutions 

o Sports and Fitness Centers 

 

3. Access to the retail center will be available from Highland Boulevard.  Pedestrian access from the 

adjacent neighborhood is provided through the interconnected trail system.   

 

4. Parking is located behind the buildings.  Any screen walls will coordinate with the single-family 

residential development theme walls. 

 

5. The PD District includes architectural design guidelines for the center. Sample elevations have been 

provided as part of the district. 

 

Active Adult Community 

 

6. A 56-unit age restricted active adult attached townhome development is proposed.  The maximum 

density is 7.47 units per acre.  The minimum age required for ownership or rental privileges is 55 or 

above for at least one adult.  Age restrictions will be enforced through the Home Owner’s 

Association (HOA). 

 

7. All recreation areas and roads within the community will be private and owned and maintained by a 

HOA. 

 

8. Each unit will feature a two car garage.  In addition, a sixteen stall guest parking lot will also be 

provided. 

 

9. Each unit will include a private 10-foot fenced in area in the rear of the unit.  The developer will be 

responsible for installing common fencing for these areas.  All of the property outside of this area 

will be owned and maintained by a HOA. 

 

10. This area includes 2.30 acres of formal landscaped areas and 1,600 feet of sidewalk that can be used 

as walking trails. 

 

11. The PD District includes architectural design guidelines for the townhomes. Sample elevations have 

been provided as part of the district. 

 

Residential Subdivision 

 

12. A 176-lot single-family residential subdivision is proposed with a maximum density of 2.37 

dwelling units per acre.  All lots are a minimum of 10,000 square feet.  There are three different lot 

categories as follows: 

 

Minimum Lot 

Area 

Number 

of Lots 

Average Lot 

Area 

Percentage of 

Total Lots 

10,000-11,000 79 10,308 44.88% 

11,000-15,500 46 13,562 26.14% 

15,500 51 18,760 28.98% 

Total 176  100% 
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13. The front yard setback is 20 feet, the rear yard setback is 15 feet, and the side yard setback is 10 feet. 

 

14. The PD District includes architectural design guidelines.  The guidelines include rood pitch, window 

treatments, garage door upgrades, and treating of exposed foundations. Sample elevations have been 

provided as part of the district. 

 

15. Primary access to the site will be available from Highland Boulevard.  Secondary access will be 

provided from two future local streets to the south and the east and one connection to the Chambery 

Subdivision.  All internal roadways will be public.    

 

Recreation Areas 

 

16. A minimum of 20% (16.3 acres) of the total development will be utilized for recreation and natural 

open space areas.   

 

17. A minimum of 10.7% (8.7 acres) of the residential subdivision will be utilized for active recreation 

areas.  All recreation areas will be owned and maintained by the HOA with the exception of the city 

trails.  The developer will be responsible for the cost of the installation of all the recreation areas 

including the city trails. 

 

18. The primary recreation area will be in the single family residential area and will feature a two acre 

neighborhood park.  The park will include a play structure, ramada, volleyball courts, tennis courts, 

and a large open play area.  A second three-quarter acre pocket park will be located in the southeast 

corner of the site.  This park will also include a ramada and play structure.  A 3,000 sqft community 

center with adult and child pools will also be provided.  The community center will include a full 

kitchen, gym, sitting areas, and yoga room. 

 

19. The development also includes an interconnected trail system.  The trail system incorporates the Bull 

River Trail, Highland Boulevard Trial and a connection to the existing neighborhood trail in the 

Chambery subdivision to the south.  The trails will be five or six feet in width. 

 

20. A minimum of 9.6% (7.8 acres) will be provide be provided as natural open space.  The purpose of 

the natural open space is to protect the existing natural drainage corridors and tree canopies. These 

areas will be protected by a conservation easement to be placed in drainage ways and areas with 

existing tree canopies.  The total width of the easement is sixty feet.  A thirty foot access easement at 

the bottom of the drainage way which allows access by the city to maintain the area to protect the 

drainage corridor.  The location of the easement will be marked on each lot by a 2-3 foot tall rock 

marker.  These areas will also include a nature discovery trail. 

 

Theming  

 

21. A Scottish theme has been chosen for the development.  This theme will be carried out through the 

architecture of the buildings and homes, parks, and through several theme elements.  These elements 

include: 

o Grand and Secondary Entrances 

o Common Logo 

o Highland History Monument Rocks 

o Bridges 
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o Decorative Community Mail Boxes 

o Theme wall used in the adult community and retail/office area 

o Street Trees 

o Design Standards 

 

22. The PD specifies design standards for all buildings.  The design standards are established to ensure 

that all buildings feature four-sided architecture.  Examples of the architectural theme are provided 

in the PD to show how the architecture of the development fits in with the development theme.   

 

Site Circulation 

 

23. Primary access to the site will be provided by Highland Boulevard.  Secondary access is provided to 

the vacant property to the east and south and east.  A connection to the Chambery subdivision is also 

provided. 

 

24. The applicant is proposing alternative street cross-sections for the development.  The following chart 

shows the modifications: 

 

Street Type Right of Way 

Width 

Park Strip Sidewalk Pavement 

Connector 

Standard 

56 ft 5 ft 5 ft both sides 32 ft 

Proposed 

Connector  

52 ft 4 ft 6’ trail one side 34 ft 

Local Standard 54 ft 5 ft 5 ft both sides 30 ft 

Proposed Local 

with Trail 

48 ft 4 ft one side 6 ft one side, 4 ft 

opposite side 

30 ft 

Proposed Local 50 ft 4 ft 4 ft both sides 30 ft 

 

25. A cross section is also proposed for the private streets in the adult community area.  This includes 28 

feet of right-of-way, a four foot sidewalk on one side and a pavement width of 20 feet.  These roads 

will be owned and maintained by an HOA. 

 

Project Phasing 

 

26. It is anticipated that the project will begin with the single family subdivision.  The office/retail and 

adult community areas will be developed in the future. 

 

27. The applicant is proposing to install the recreation areas and theme elements concurrently with the 

adjacent phase with the exception of the grand entrance, community center, and pools which will be 

installed during the first phase. 

 

Utilities 

 

28. Utilities will need to be extended to the site to serve the property.  All costs associated with these 

extensions will be the responsibility of the developer.  There is capacity in the existing system to 

serve the development. 
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CITIZEN PARTICIPATION: 

 

The applicant held two neighborhood meetings. The first neighborhood meeting was held on November 

1, 2012 at the site.  According to the materials presented by the applicant twenty-seven people attended 

the meeting.  Comments included purchasing lots within the subdivision, canceling the project in favor 

of open space, providing trails that access the hills, matching lot lines along Atlas Drive, and adding a 

stop sign and speed bumps on Atlas Drive. 

 

The applicant conducted a second neighborhood meeting at 6:00 PM on Thursday, January 3, 2013 at 

the Ridgeline Elementary School.  According to materials presented by the applicant six people attended 

the meeting. 

 

Notice of the Planning Commission public hearing was published in the Daily Herald on January 27, 

2013 and mailed to all (18) property owners within 500’ of the proposed plat on January 28, 2013.  One 

request for additional information was received. 

 

ANALYSIS: 

 

General Plan 

 

 The property is not included in the General Plan Land Use Map. However, the Low Density 

Residential land use category includes developments with densities ranging from 1-2.4 units per 

acre.  

 

 The proposed PD meets the General Plan goals of: 

 

o Providing a wider range of housing options 

o Preserving critical open spaces 

o Ensuring new annexations are consistent with established land use patterns 

o Integrating commercial uses with the community character 

o Providing city-wide trails 

o Assuring residents have access to parks and trails 

o Providing housing for seniors 

 

Compatibility with Surrounding Land Uses 

 

 Although, the proposed density of a maximum density of 2.37 dwelling units per acre for the 

residential subdivision exceeds the densities of the surrounding existing subdivisions, it will be 

compatible with the existing and future development in the area.  The lots that border the existing 

development on the south and east side are equal to or larger than the existing lots. In addition, the 

10,000 square foot lots are located in the interior of the project. 

 

 The proposed office/retail center will be compatible with the existing and future developments in 

this area.  Permitted uses in the center are consistent with typical office and neighborhood scale 

retail uses.   

 

 The scale and design of the office/retail center and adult active community will mitigate any 
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potential impacts on the adjacent residential lots and ensure that it is compatible with the desired 

residential character of the area.  The office/retail buildings will be located more than 250 feet from 

the nearest home. 

 

 All buildings will feature four-sided architecture specifically designed to complement the theme of 

the development.  All buildings in the center will share common materials and architectural accents.   

 

Site Circulation 

 

 The proposed entrances to the development will provide adequate access to the site.  The impact on 

the existing subdivision to the south has been reduced through the street layout. 

 

 The proposed cross sections meet the minimum pavement width requirements for streets in 

Highland.  Staff is recommending a stipulation prohibiting on street parking in the adult community. 

 

Conformance with Zoning Ordinance 

 

 The proposed development is consistent with the purpose of a PD district. 

 

 The proposed development standards are consistent with the requirements for a PD including 

recreation areas and providing a mix of uses. 

 

 The PD addresses permitted and conditional uses.  Any use not expressly listed in the PD is 

prohibited 

 

Justification for Density  

 

 The development includes a theming that exceeds quality of existing development in the area. The 

project theme has been integrated in all aspects of the development. 

 

 The proposed development includes a neighborhood office/retail center that is carefully integrated 

with surrounding residential uses.  The scale and design of the center will reflect the residential 

character of the surrounding area. 

 

 The applicant is proposing architectural design standards for the residential units to ensure a high 

quality of design.   

 

 The development provides a mix of housing products including an age restricted community. 

 

 The development exceeds the minimum amount of open space required by the Development Code. 

 

 The proposed development protects natural drainage corridors. 

 

FINDINGS: 

 

With the proposed stipulations, the proposed PD appears to meet the following required findings: 
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 The PD is in substantial conformance with the City’s General Plan. 

 Adequate access and infrastructure will be provided. 

 The PD will result in compatible land use relationships. 

 The development standards in the PD exceed the desired quality for development in the area. 

 

RECOMMENDATION: 

 

Staff recommends that the Planning Commission conduct a public hearing, determine whether or not the 

proposed PD meets the required findings and provide a recommendation to the City Council.  If the 

Commission chooses to recommend approval the following stipulations should be included: 

 

1. Development shall be in substantial conformance with the development plan and narrative dated 

February 7, 2013 except as modified by these stipulations. 

 

2. The required development standards shall be as shown in the narrative request dated February 7, 

2013. 

 

3. Uses for the property shall be as shown in the narrative request dated February 7, 2013. 

 

4. The developer shall be responsible for all costs associated with extending culinary water, 

secondary water, sanitary sewer and all pertinent structures associated with these utilities. 

 

5. The developer shall be responsible to pay all fees associated with the connection to any TSSD 

sewer lines. 

 

6. All residential and non-residential buildings shall be in substantial conformance to the style and 

character of the elevations provided in the PD narrative. 

 

7. All conditional uses shall be evaluated and processed in accordance with the Highland City 

Development Code. 

 

8. A public use easement shall be dedicated for all Highland City trails. 

 

9. The total minimum width of the conservation easement shall be sixty feet. The conservation 

easement shall be revised to run parallel with the rear lot lines.  Neighborhood pylons shall be 

placed at each intersection of the lot line and conservation easement and shall be installed prior 

to the issuance of a certificate of occupancy. 

 

10. All building construction shall meet the minimum requirements of the geotechnical report. 

 

11. The developer shall install the east half street improvements for Highland Boulevard including 

the parkway detail as determined by the City Engineer. 

 

12. Prior to preliminary plat approval, the applicant shall submit a wall plan that shows the location 

and of the community theme wall.  The theme wall shall be used for the active adult community, 

required screening for the office/retail area and along the main connector street from Highland 

Boulevard to lot 128.   
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13. All theme walls and landscaping shall be developed in the first phase of development for each 

phase. 

 

14. No lots shall front or have access onto the main connector street. 

 

15. A note shall be added to the Final Plat and the Covenants, Conditions, and Restrictions for the 

adult active community stating the Homer Owner’s Association shall be responsible for the 

maintenance of all private drives including repaving the private drives after a leak or break is 

repaired. 

 

16. The preliminary plat shall include all the single family residential portion of the development.  

The developer shall provide an exhibit of the phasing of this area. 

 

17. The developer shall establish an irrevocable maintenance fund to ensure the maintenance of the 

private streets. 

 

18. The street side yard setback for the single family residential area shall be 20 feet.  The minimum 

setback to any trail shall be 10 feet. 

 

19. The main culinary water line shall be in a minimum twenty foot wide easement dedicated to 

Highland City.  All permanent structures, including retaining walls are prohibited within the 

easement. 

 

20. Each individual phase shall meet the infrastructure requirements as determined by the City 

Engineer.  Further financial guarantees shall be provided for each phase in accordance with city 

requirements. 

 

21. One street parking shall be prohibited on all private streets. 

 

PROPOSED MOTIONS: 

 

I move the Planning Commission accept the findings and recommend APPROVAL of the proposed PD 

district subject to the twenty-one stipulations recommended by staff. 

 

I move the Planning Commission recommend DENIAL of the proposed PD district subject to the 

following findings: (The Commission should draft appropriate findings). 

 

ATTACHMENTS: 

 

Attachment A - General Plan Land Use Map 

Attachment B - Air Photo  

Attachment C - Neighborhood Meeting Summaries 

Attachment D - PD Master Plan (8.5 x 11) 

Skye Estates PD District dated stamped February 7, 2013 

 



ATTACHMENT A 
 

General Plan Land Use Map  
 
 
 
  

 



ATTACHMENT B 
 

Aerial Photo 
 
 

 
 

 













Skye Estates Neighborhood Meeting Summary 
 
 
 
A neighborhood meeting for Skye Estates was held on January 3, 2013.   It was held at 
Ridgeline Elementary School in Highland. It was held between the hours of 5:30-7:30 
p.m.  Site maps as well as pictures of home and amenity examples were displayed for 
residents to view.  Chad Christofferson, Rob Clauson and Bart Brockbank were in 
attendance explaining to neighbors the plans for this development.  Sign in sheets with 
names and emails were collected from the residents.  A comment box was also made 
available, but no one left written comments.   
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