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HIGHLAND CITY PLANNING COMMISSION AGENDA
Tuesday, April 27, 2021

Highland City Council Chambers, 5400 West Civic Center Drive, Highland Utah 84003
VIRTUAL PARTICIPATION
YouTube Live: http://bit.ly/HC-youtube
Zoom: Call 1-346-248-7799 Meeting ID: 875 4033 8203
Email comments prior to meeting: planningcommission@highlandcity.org

7:00 PM REGULAR SESSION

Call to Order – Jerry Abbott, Chair
Invocation – Jerry Abbott, Chair
Pledge of Allegiance – Commissioner Seth Barrus

1.
2.

UNSCHEDULED PUBLIC APPEARANCES

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

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.

3.

4.

Approval of Meeting Minutes Administrative
Regular Planning Commission Meeting – March 23, 2021

PUBLIC HEARING: PRELIMINARY PLAT: SUNRISE FARMS Administrative

The Planning Commission will hold a public hearing to consider a request by Patterson
Development for a Preliminary Plat approval for Sunrise Farms, a proposed 10-lot single
family subdivision located at approximately 11241 N 6000 W. The Planning Commission will
take appropriate action.

PUBLIC HEARING: TEXT AMENDMENT: FENCES, WALLS, AND HEDGES
Administrative
The Planning Commission will hold a public hearing to consider a request by Highland City
Staff to amend Section 3-612 Fences, Walls, And Hedges of the Highland City Development
Code. The Planning Commission will take appropriate action.
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5.

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.
a.
Future Meetings
• May 4, City Council Meeting, 7:00 pm, City Hall
• May 18, City Council Meeting, 7:00 pm, City Hall
• May 25, Planning Commission Meeting, 7:00 pm, City Hall

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.

ADJOURNMENT
In accordance with Americans with Disabilities Act, Highland City will make reasonable accommodations to participate in the meeting. Requests
for assistance can be made by contacting the City Recorder at (801) 772-4505 at least three days in advance of the meeting.
ELECTRONIC PARTICIPATION
Members of the Planning Commission may participate electronically via telephone, Skype, or other electronic means during this meeting.
CERTIFICATE OF POSTING
I, Kellie Bronson, the Planning Coordinator, certify that the foregoing agenda was posted at the principal office of the public body, at the Lone Peak
Fire Station and Lone Peak Police Station, on the Utah State website (http://pmn.utah.gov), and on Highland City’s website (www.highlandcity.org).
Please note the order of agenda items are subject to change in order to accommodate the needs of the Planning Commission, staff and the public.
Posted and dated this agenda 22th of April, 2021.

Kellie Bronson, Planning Coordinator

THE PUBLIC IS INVITED TO PARTICIPATE IN ALL PLANNING COMMISSION MEETINGS.
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NEXT

AGENDA

HIGHLAND CITY PLANNING COMMISSION MINUTES
Tuesday, March 23, 2021

Highland City Council Chambers, 5400 West Civic Center Drive, Highland Utah 84003
VIRTUAL PARTICIPATION
YouTube Live: http://bit.ly/HC-youtube
Zoom: Call 1-346-248-7799 Meeting ID: 895 2644 1484
Email comments prior to meeting: planningcommission@highlandcity.org

7:05 PM REGULAR SESSION

Call to Order – Commissioner Audrey Moore
Invocation – Commissioner Tyler Standifird
Pledge of Allegiance – Commissioner Mino Morgese
The meeting was called to order by Planning Commissioner Audrey Moore 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 Tyler Standifird and those in attendance were led in the Pledge of Allegiance
by Commissioner Mino Morgese.
PRESIDING:
COMMISSIONERS
PRESENT:

Commissioner Audrey Moore
Sherry Carruth (electronically), Chis Howden (electronically), Claude Jones
(electronically), Mino Morgese (electronically), Tyler Standifird

CITY STAFF PRESENT: City Administrator/Community Development Director Nathan Crane, Planner &
GIS Analyst Kellie Bronson, Planning Commission Secretary Heather White
OTHERS PRESENT:

1.

Kareena Elisaia, Joe Ham, Daniel Schmidt, Marsh Meier

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 Commission Meeting – February 23, 2021

Commissioner Morgese MOVED to approve the minutes for the February 23, 2021 meeting. Commissioner
Carruth SECONDED the motion. All present were in favor. None were opposed. The motion carried
unanimously.

3.

PRELIMINARY/FINAL PLAT
MARKETPLACE Administrative

CONCURRENT

REVIEW:

HIGHLAND

The Planning Commission will hold a public hearing to consider a request by MNG
Management LLC for approval of a 7-lot subdivision to be known as Mid-town Highland
Marketplace Subdivision. The property is located at the northwest corner of Alpine Highway
and Timpanogos Highway. The Planning Commission will take appropriate action.
Ms. Bronson explained that the Highland Marketplace master site plan was approved by the town council on 22-21. She said the property was in the Commercial Retail (CR) Zone. She mentioned that access to the property
was from Alpine Highway and Timpanogos Highway.
Commissioner Morgese wondered if the city had heard back from UDOT (Utah Department of Transportation).
Ms. Bronson said she had sent them information via email but had not hear back yet.
Commissioner Moore opened the public hearing at 7:19 PM and asked for public comment. Hearing none, she
closed the public hearing at 7:20 PM. She asked for additional questions or comments.
Commissioner Morgese wondered if there were any changes to the retail drop-off plan. Ms. Bronson explained
that the retail was located on Lot 5 and no changes were made to the site plan.
Commissioner Standifird wondered if there were considerations for parking and access points so that traffic
issues could be fixed. Mr. Crane explained that the city review of the site plan was limited to the back portion.
He said the city had done what could be done to improve what was already there and the internal circulation. He
said access on SR-74 (Alpine Highway) and SR-92 (Timpanogos Highway) was controlled by UDOT.
Commissioner Standifird asked about tenets in the Marketplace property. Joe Ham with MNG explained that
they had not contracted yet with any grocery stores because of the pandemic and the economy. He said they
were in contract for the building to the north and that it would be office use.
Commissioner Morgese asked about access to the residential road. Ms. Bronson confirmed that there would not
be access to the residential road on the west side of Lot 2. She mentioned that the fire chief reviewed the plans
and did not submit comments.
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Commissioner Chris Howden MOVED that the Planning Commission accept the findings and recommend
approval of the Highland Marketplace Preliminary/Final Plat subject to the following three stipulations
recommended by staff:
1. The final plat shall be in substantial conformance with the preliminary plat received March 18, 2021.
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.
Commissioner Tyler Standifird SECONDED the motion.
The vote was recorded as follows:
Commissioner Jerry Abbott
Commissioner Seth Barrus
Commissioner Sherry Carruth
Commissioner Chris Howden
Commissioner Claude Jones
Commissioner Audrey Moore
Commissioner Mino Morgese
Commissioner Tyler Standifird

Absent
Absent
Yes
Yes
Yes
Yes
Yes
Yes

The motion carried 6:0.

4. SITE PLAN: HIGHLAND TOWN PLAZA WEST PAD Administrative

The Planning Commission will consider a request by Daniel Schmidt on behalf of WPI
Enterprises, Inc., for approval of a Site Plan and architectural review of a retail building
located at approximately 5513 W 11000 N. The Planning Commission will take appropriate
action.

Ms. Bronson reviewed the details of the application. She mentioned that the developer had requested to
purchase 2,433 square feet of Highland City land to the west of the property to be included as part of the site
plan. She said the purchase would be considered at the March 30th council meeting and was needed to allow
them to build according to the proposed site plan. She reviewed access for the property and mentioned that 46
parking stalls would be provided. Ms. Bronson explained that the developer tried at length to contact UDOT
regarding another access from Timpanogos Highway, which was denied. Rocky Mountain Power also denied
additional access. She said that after discussing different options, city staff reached out to UDOT and had not
yet received approval. The site plan was with the existing access and would move forward unless they heard
otherwise. Ms. Bronson reviewed the traffic flow plan for the drive thru. She mentioned that people did not
always park in the designated Meiers parking area. She reviewed the landscaping plan and architectural plan.
Daniel Schmidt representing WPI Enterprises, Inc. thought the architecture complimented the existing
buildings. He said the proposed building could host four, maybe five, businesses.
Commissioner Morgese voiced concern with the Meiers parking lot. Ms. Bronson said it was a concern for staff
as well, so a traffic plan was requested from the developer.
Marsh Meier, owner of Meiers Meats explained that several year ago Mr. Schmidt wanted to change the plat.
He said the original plat had two entrances. They negotiated and Mr. Meier was told that WPI would work hard
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to get a second entrance; a service entrance from SR 92. Mr. Meier signed off on the building. He said he was
sorry he did. He said FiiZ was a disaster for them. He talked about traffic issues in the parking lot. He said
customers said they had to wait 15 minutes to back out. He said the traffic was impeding their business. Mr.
Meier was opposed to putting any more traffic in the area.
Commissioner Moore asked about the area where the snow cone business was in the past. She thought the area
was treated more like employee parking and suggested parking signage. Mr. Meier said employees were now
parking by Wendy’s and that the snow cone business would not be coming back because parking was too
hectic. He was not opposed to expansion but thought one entrance was not enough for five more businesses.
Commissioner Moore wondered who owned the entrance. She asked about a parking area near Toscana. Mr.
Crane said that it was a city entrance. He said it serviced a well site as well as two cell towers. He said the other
parking area was owned by WPI. Mr. Schmidt explained that the area near Toscana was striped a couple years
ago and used for overflow. He said there was an intent for a new building at that location in the future. He said
there was an area on the existing asphalt that they would restripe for people to use. He explained that they
worked with Mr. Meier regarding the traffic and stacking issues. He said the problem started with the pandemic
when restaurants were shut down. He did not think it would be a problem in the future. Mr. Schmidt talked
about efforts made trying to obtain additional access. He thought the general increase in traffic on SR 92 would
warrant an additional light in the future which may help them gain another access to the property.
Commissioner Moore thought part of the problem was high-density housing around the area. She thought foot
traffic would increase. She wondered if there were plans for additional signage. Mr. Schmidt said they would
restripe and could place a sign if it would be helpful.
Commissioner Standifird agreed that the Meiers parking was a traffic nightmare. He asked about using the
parking on the east side. Mr. Schmidt talked about the required number of stalls for food stores versus general
warehouse uses. He said the lack of development allowed Meiers customers to park on the north, but the
designated parking was the area on the east side. Mr. Schmidt said pull-up and take-out stalls were being used
more and thought they were more convenient than a drive thru. He said they had been monitoring and had not
noticed quite as much stacking as there had been in the past.
Commissioner Morgese suggested that the median north to south be removed to create natural flow to the new
structure that was being proposed. Mr. Schmidt said they were open to discussing it with the city. He said it was
originally created to allow pedestrian access from SR 92 to Meiers. He preferred to develop the plat as proposed
and then address traffic if it was an issue.
Commissioner Standifird wondered if Mr. Meier thought the stacking was an issue before the pandemic. Mr.
Meier was not sure. He said cars had always lined up on hot and sunny days. He said the FiiZ owner was
frustrated too.
Commissioner Carruth thought the stacking was a problem even before the pandemic. She talked about the
traffic issues and was concerned with more businesses that would use one entrance.
The commissioners discussed options to improve traffic flow. They discussed signage, arrows, and educating
the general public.
Commissioner Standifird MOVED that the Planning Commission accept the findings and approve the
architectural plans of the Highland Town Plaza West pad subject to the two (2) stipulations recommended by
staff.
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1. Architecture, materials, and colors shall comply with the site plan and building elevations dated March
1, 2021 except as modified by these stipulations.
2. All signage shall require a separate permit and meet the requirements of the Development Code.
Commissioner Howden SECONDED the motion.
The vote was recorded as follows:
Commissioner Jerry Abbott
Commissioner Seth Barrus
Commissioner Sherry Carruth
Commissioner Chris Howden
Commissioner Claude Jones
Commissioner Audrey Moore
Commissioner Mino Morgese
Commissioner Tyler Standifird

Absent
Absent
Yes
Yes
Yes
Yes
Yes
Yes

The motion carried 6:0.
Commissioner Howden moved that the Planning Commission accept the findings and recommend approval of
the site plan for Highland Town Plaza West pad subject to the five (5) stipulations recommended by staff and
two (2) additional stipulations:
1. Development of the site shall comply with the site plan and bui8lding elevations dated March 1, 2021
except as modified by these stipulations.
2. All signage shall require a separate permit and meet the requirements of the Development Code.
3. Final civil engineering plans shall be reviewed and approved by the City Engineer. The site shall meet
all requirements of the City Engineer.
4. The site plan shall include a pedestrian connection for SR92 to the building entrance. Said access shall
be a minimum of five (5) foot concrete path.
5. The site plan shall be modified to exclude the City property if a purchase agreement is not approved by
the Council.
6. A canopy to be added on the west side of the building.
7. Directional signage plan to address drive thru and user circulation and user parking to be approved by
staff and installed prior to issuance of certificate of occupancy.
Commissioner Jones SECONDED the motion.
The vote was recorded as follows:
Commissioner Jerry Abbott
Commissioner Seth Barrus
Commissioner Sherry Carruth
Commissioner Chris Howden
Commissioner Claude Jones
Commissioner Audrey Moore
Commissioner Mino Morgese
Commissioner Tyler Standifird

Absent
Absent
Yes
Yes
Yes
Yes
No
Yes

The motion carried 5:1.
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5.

MINOR

SUBDIVISION

FINAL

PLAT:

HIGHLAND

TOWN

PLAZA

Administrative
The Planning Commission will hold a public hearing to consider a request by Daniel Schmidt
on behalf of WPI Enterprises, Inc., for approval of a proposed 3-lot subdivision located at
approximately 5513 W 11000 N. The Planning Commission will take appropriate action.

Ms. Bronson explained that this was the same project as the previous discussion, but the developer wanted to
subdivide the land. She said the proposed subdivision would simply realign the lines to where they should have
been.
Commissioner Moore opened the public hearing at 8:26 PM and asked for public comment. Hearing none, she
closed the public hearing at 8:27 PM and asked for a motion.
Commissioner Standifird MOVED that the Planning Commission accept the findings and recommend approval
of the Highland Town Plaza subdivision plat subject to the four (4) stipulations recommended by staff.
1. The recorded plat conforms to the final plat date stamped March 1, 2021 except as modified by these
stipulations.
2. All public improvements shall be installed as required by the City Engineer and City Fire Marshall.
3. The civil construction plans shall meet all requirements as determined by the City Engineer.
4. Lot 1 shall be modified to exclude the City property if a purchase agreement is not approved by the
Council.
Commissioner Moore SECONDED the motion.
The vote was recorded as follows:
Commissioner Jerry Abbott
Commissioner Seth Barrus
Commissioner Sherry Carruth
Commissioner Chris Howden
Commissioner Claude Jones
Commissioner Audrey Moore
Commissioner Mino Morgese
Commissioner Tyler Standifird

Absent
Absent
Yes
Yes
Yes
Yes
Yes
Yes

The motion carried 6:0.

ADJOURNMENT
Commissioner Mino Morgese MOVED to adjourn the regular meeting. Commissioner Jones SECONDED the
motion. All present were in favor. The motion carried unanimously.
The meeting adjourned at 8:29 PM.
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I, Heather White, Planning Commission Secretary, hereby certify that the foregoing minutes represent a true,
accurate and complete record of the meeting held on February 23, 2021. The document constitutes the official
minutes for the Highland City Planning Commission Meeting.
/s/Heather White
Planning Commission Secretary
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NEXT

AGENDA

PLANNING COMMISSION AGENDA
REPORT ITEM #3
DATE:

April 27, 2021

TO:

Planning Commission

FROM:

Kellie Bronson
Planner and GIS Analyst

SUBJECT: PRELIMINARY PLAT – Sunrise Farms Administrative
PURPOSE:
The Planning Commission will hold a public hearing to consider a request by Patterson
Development for a Preliminary Plat approval for Sunrise Farms, a proposed 10-lot single
family subdivision located at approximately 11241 N 6000 W. The Planning Commission
will take appropriate action.
BACKGROUND:
The property is approximately 13.59 acres and located at approximately 11241 N 6000 W.
The applicant is requesting to create a 10-lot subdivision.
The property is in the R-1-40 Zone.
Preliminary Plat approval is an administrative process.
SUMMARY OF THE REQUEST:
1. The applicant is requesting Preliminary Plat approval of 10 single-family residential
lots located at approximately 11241 N 6000 W.
2. Access to the site will be from 6000 West. It aligns with the current 11200 North
intersection. A stub road with a temporary turn-around is proposed on the west that
can connect to the property to the south when it is developed.
3. Lot sizes range from 23,175 to 40,325 square feet.
4. Parcel A is a 4.41-acre parcel proposed to be kept for future development.
CITIZEN PARTICIPATION:
Notice of the public hearing associated with this meeting was mailed to all property
owners within 500 feet of the proposed site on April 8, 2021. Notice was also published on
the Daily Herald on April 10, 2021 and posted on the state and city websites on April 8,
2021.

ANALYSIS:
• The property is designated as Low-Density Residential in the General Plan Land
Use Map. It is zoned as R-1-40.
•

The subdivision consists of 13.59 acres. With R-1-40 density requirements, the
developer is allowed 14 lots on the entire parcel. When the square footage of Parcel
A is subtracted from the property, the remaining square footage allows for 10 lots.
The developer’s request is consistent with the R-1-40 density requirement.

•

There are 2 lots that are less than 30,000 square feet. This meets the requirement
that no more than 25% of the lots can be under 30,000 square feet in the R-1-40
Zone.

•

The properties directly north, south, and east of the proposed project are zoned R-140. The property to the west is the R-1-40 Bull River subdivision. The proposed
project is compatible with the surrounding uses.

•

The stub road for future development on the west side of the property exceeds 600
feet and therefore requires a temporary turn-around as shown on the plat.

FINDINGS:
With the proposed stipulations, the preliminary plat meets the following findings:
• The plat is consistent with the General Plan.
• The plat is complaint with R-1-40 Zoning requirements.
• The plat meets the requirements of the Development Code.
RECOMMENDATION AND PROPOSED MOTION:
The Planning Commission should hold a public hearing, accept the findings, and
recommend APPROVAL of the proposed plat with the following stipulations:
1. The final plat shall be in substantial conformance with the preliminary plat
received March 15, 2021.
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.
I move that the Planning Commission accept the findings and recommend APPROVAL of
the Sunrise Farms Preliminary Plat subject to the seven stipulations recommended by
staff.
FISCAL IMPACT:
This action will not have a financial impact on this fiscal year’s budget expenditure.
ATTACHMENTS:
1. Vicinity Map

2. Narrative
3. Proposed Preliminary Plat

ATTACHMENT 1:

ATTACHMENT 2:

Project Narrative
To:

Highland City

From:

Ken Berg, P.E., Berg Civil Engineering

Subject:

Sunrise Farms – Preliminary Plat Narrative

02/22/21

Proposed Use
The proposed Sunrise Farms Preliminary Subdivision Plat is to create a ten lot subdivision within the R-1-40,000
zoning. All lots meet the requirements of the zone. No additional improvements such as open space amenities,
landscape themes, or perimeter theme wall are proposed with this standard subdivision.

Consistency with the General Plan
The general plan currently shows this area to be R-1-40,000 Zoning. The proposed subdivision meets this
requirement with lots ranging between 0.53 ac and 0.93 ac.

Ingress and Egress
The proposed addition will be accessed from 6000 West and aligns with the current 11200 North
intersection. A future stub road is proposed to the west that can connect to additional property in the
future.

Regards,

Ken R. Berg, PE

ATTACHMENT 3:
SURVEYOR'S CERTIFICATE
I,
, DO HEREBY CERTIFY THAT I AM A REGISTERED LAND
SURVEYOR, AND THAT I HOLD CERTIFICATE NO.
AS PRESCRIBED UNDER THE
LAWS OF THE STATE OF UTAH. I FURTHER CERTIFY BY AUTHORITY OF THE OWNERS,
I HAVE MADE A SURVEY OF THE TRACT OF LAND SHOWN ON THIS PLAT AND
DESCRIBED BELOW, AND HAVE SUBDIVIDED SAID TRACT OF LAND INTO LOTS,
OPEN SPACE AND EASEMENTS AND THE SAME HAS BEEN CORRECTLY SURVEYED
AND STAKED ON THE GROUND AS SHOWN ON THIS PLAT AND THAT THIS
PLAT IS TRUE AND CORRECT.
SURVEYOR
(SEE SEAL BELOW)

DATE

BOUNDARY DESCRIPTION
BEGINNING AT A POINT WHICH IS N 89°59'04" W 37.34 FEET ALONG THE SECTION LINE FROM THE
SOUTH QUARTER CORNER OF SECTION 26 TOWNSHIP 4 SOUTH, RANGE 1 EAST, SALT LAKE BASE &
MERIDIAN.

180
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11:037:0063
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EXISTING ZONING
R-1-40,000
LAND USE:
RESIDENTIAL LOW DENSITY
FLOOD ZONE DESIGNATION:
X
FIRM MAP PANEL #:
49049C0166F
EFFECTIVE DATE:
JUNE 19, 2020

SIDEWALK

TYPICAL 56' STREET SECTION
SCALE: NONE

10' PUE

10' PUE

11250 NORTH

10' PUE

15'

AVONMORE

11140 NORTH

10'

Approved this

10890 NORTH

HIGHLAND
CEMETARY

10930 NORTH

6000 WEST

10940 NORTH

INTERIOR LOT

day of

20

Dominion Energy By:

There are conditions of approval attached to this subdivision which are indicated on this
plat. These conditions have also been recorded with this subdivision. Potential buyers are
requested to read these conditions carefully and obtain a copy of these conditions and
restrictions prior to purchasing or contracting to purchase any lots within this subdivision.
These conditions are binding and have been imposed by the legislative body of Highland City.
A copy of these conditions may be obtained through the Utah County Recorder's office or
the Highland City Recorder's office. In addition, Highland City has approved binding zoning
laws through a legally binging Development Code. It is the responsibility of the buyer to
do their due diligence in obtaining all accurate information and/or regulations that may
directly or indirectly affect the use of property prior to purchasing or contracting to
purchase any property anywhere. Conditions of approval conveyed on this property by the
legislative body of Highland City, which are in addition to the Development Code, are as
follows:
1)
2)
3)
4)

70% of the front yard landscaping shall be installed by the homeowner within one year
after receiving a certificate of occupancy.
Landscaping and construction materials of any type are not permitted upon or within
the street, curb & gutter, park strip or sidewal (street right-of-way) with the
exception of the park stripwhich requires 75% to be landscaped.
A fence that abuts open space or has a trail has additional restrictions of size and
opacity. Fences along open space or a trail must comply with Highland City Ordinance.
A fence permit is required for all fences.
Highland City Ordinances restrict height of foundation above curb. It is the
responsibility of the buyer to contact the city prior to purchasing any lot. This
restriction applies to all lots in this subdivision.

SUNRISE FARMS
PLAT "A"

Title:

SCALE: 1" = 60 FEET
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PLANNING COMMISSION CHAIR

Dominion Energy approves this plat solely for the purpose of confirming that the plat contains public utility easements. Dominion Energyr may
require other easements in order to serve this development. This approval does not constitute abrogation or waiver of any
other existing rights, obligations or liabilities provided by law or equity. This approval does not constitute acceptance, approval
or acknowledgement of any terms contained in the plat, including those set forth in the Owners Dedication and the Notes and
does not constitute a guarantee of particular terms of natural gas service. For further information please contact
Dominion's right-of-way department.
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WE, ALL OF THE UNDERSIGNED OWNERS OF ALL THE PROPERTY DESCRIBED IN THE SURVEYOR'S
CERTIFICATE HEREON AND SHOWN ON THIS MAP, HAVE CAUSED THE SAME TO BE SUBDIVIDED INTO
LOTS, BLOCKS, STREETS AND EASEMENTS AND DO HEREBY DEDICATE THE STREETS AND OTHER PUBLIC
AREAS AS INDICATED HEREON FOR PERPETUAL USE OF THE PUBLIC, THE PUBLIC UTILITY EASEMENTS
TO ALL PROVIDERS, PUBLIC OR PRIVATE, AND THE IRRIGATION EASEMENTS TO ALL LOT OWNERS, AND
THEIR SUCCESSORS AND ASSIGNS IN PERPETUITY.
IN WITNESS HEREOF WE HAVE SET OUR HANDS THIS
DAY OF
,A.D. 20
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RUNNING THENCE N 89°59'04" W 1311.65 FEET; THENCE N 04°39'00" W 123.61 FEET; THENCE N
00°03'00" E 111.00 FEET; THENCE N 72°27'07" E 165.51 FEET; THENCE N 27°53'54" E 142.40 FEET;
THENCE N 85°19'32" E 47.20 FEET; THENCE N 85°20'44" E 325.21 FEET; THENCE S 01°49'36" E 40.25
FEET; THENCE N 86°04'32" E 277.12 FEET; THENCE N 85°30'58" E 447.79 FEET; THENCE S 00°11'55" E
500.12 FEET TO THE POINT OF BEGINNING.

Utilities shall have the right to install, maintain and operate their equipment above and below ground and all other related
facilities within the Public Utilities Easements identified on this plat map as may be necessary or desirable in providing utility
services within and without the lots identified herein, including the right of access to such facilities and the right to require
removal of any obstructions including structures, trees and vegetation that may be placed within the PUE. The utility may
require the lot owner to remove such structures at the owner's expense, or the utility may remove such structures at the
owner's expense. At no time any permanent structures be placed within the PUE or any other obstructions with interferes
with the use of the PUE with out the prior written approval of the utilities with facilities in the PUE.
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AGENDA

PLANNING COMMISSION AGENDA
REPORT ITEM #4
DATE:
TO:

April 27, 2021
Planning Commission

FROM:

Kellie Bronson
Planner and GIS Analyst

SUBJECT: PUBLIC HEARING/ORDINANCE: Text Amendment – Fences, Walls, and
Hedges – Legislative

PURPOSE:
The Planning Commission will hold a public hearing to consider a request by Highland
City Staff to amend Section 3-612 Fences, Walls, And Hedges of the Highland City
Development Code. The Planning Commission will take appropriate action.
BACKGROUND:
Over the past 6 months, Staff has received approximately one call per week about the
interpretation of the Development Code section regarding fences. Fence, retaining wall,
theme wall, and screen wall requirements are defined in the Code. Highland residents and
Staff agree that the way this section is written is difficult to read and interpret.
Staff is requesting to clarify the existing setbacks, height maximums, and permitted
materials by reorganizing and rewording the section. Additional amendments were agreed
upon by staff and are listed below under the summary of the request.
A development code amendment is a legislative process.
SUMMARY OF THE REQUEST:
1. Materials
The proposed amendment clarifies that chain link is prohibited for fences. This is
consistent with what the City Council has requested.
Precast concrete has been added as a permitted material.
2. Fences on top of Retaining Walls
The Engineering and Public Works departments have requested that a height
maximum be added regarding fences on top of retaining walls. Staff agreed with the

request to add the following to the Retaining Walls section of the Development
Code:
Under no condition shall a fence and retaining wall exceed nine (9) feet in
height on the same vertical plane. If a privacy fence that is on top of a
retaining wall would exceed nine (9) feet, the fence shall be set back at least
four (4) feet from the back side of the retaining wall. Open style fences are
permitted to be on the same plane as a retaining wall.
3. Typical Lot Illustration

4. Corner Lot Illustration

5. Corner Lot Setback
The existing code states that the side setback along the street may be reduced 6 feet
from the back of the curb if the fence is 66% open. The proposed amendment
clarifies that it cannot go past the property line.
6. “See Section 3-4112(4) for fencing around athletic courts” has been added at the
beginning of the section.
7. The rest of the changes were made for the purpose of reorganizing and clarifying
existing regulations. Because the amendment is a reorganization and rewording of

this section of code, Exhibit A in the proposed ordinance is presented as a new code
rather than the current code with insertions and deletions. See Attachment 1 for
the full proposed amendment and Attachment 2 for the existing section of code.
ANALYSIS:
• These changes are needed to update the Development Code to clarify fencing
requirements as well as to be consistent with the desires of the City Council and
Staff.
•

There is no clear differentiation between fences built by residents versus
developers.

•

46 fence permits were issued in 2020. Sixteen (16) have been applied for in 2021.
Most fence permit applications are sent back to the applicant with revisions that
need to be made because of misinterpretations of the Code.

•

The Council has expressed understanding that chain link is prohibited. The existing
Code does not explicitly state that and is therefore unclear to residents that apply
for a permit. Residents have disagreed with Staff when this has been enforced.

CITIZEN PARTICIPATION:
Notice of the Planning Commission meeting was published in the Daily Herald on April
10, 2021 and posted on the state and city websites April 8, 2021. No comments have been
received.
FINDINGS:
The proposed amendment appears to meet the following findings:
• The amendment is needed to update the Development Code.
• The proposed amendment is consistent with the General Plan.
RECOMMENDATION AND PROPOSED MOTION:
Staff recommends that the Planning Commission accept the findings and recommend
APPROVAL of the proposed amendment.
I move that the Planning Commission accept the findings and recommend APPROVAL of
the proposed amendment to Section 3-612 Fences, Walls and Hedges based on the
following findings: (The Commission will need to draft appropriate findings.)
ALTERNATIVE MOTION:
I move that the Planning Commission recommend DENIAL of case TA-20-18 a request for
a text amendment for several sections of development code based on the following
findings: (The Commission will need to draft appropriate findings.)

FISCAL IMPACT:
This action will not have a financial impact on this fiscal year’s budget expenditures.
ATTACHMENTS:
1. Ordinance
2. Existing Development Code Section 3-612 Fences, Walls and Hedges

ATTACHMENT 1:
AN ORDINANCE OF THE HIGHLAND CITY COUNCIL AMENDING HIGHLAND
CITY DEVELOPMENT CODE SECTION 3-612 FENCES, WALLS, AND HEDGES
AS SHOWN IN FILENAME TA-21-03.
WHEREAS, all due and proper notices of public hearings and public meetings on this
Ordinance held before the Highland City Planning Commission (the “Commission”) and the
Highland City Council (the “City Council”) were given in the time, form, substance and
manner provided by Utah Code Section 10-9a-205; and
WHEREAS, the Commission held a public hearing on this Ordinance on April 27,
2021 and
2021.

WHEREAS, the City Council held a public hearing on this Ordinance on May 18,

NOW, THEREFORE, BE IT ORDAINED BY THE Highland City Council as follows:
SECTION 1: ADOPTION Section 3-612 Fences, Walls, and Hedges of the Highland
City Development Code is hereby amended as shown on “Exhibit A” attached hereto and
incorporated herein.
SECTION 2: REPEALER CLAUSE All ordinances or resolutions or parts thereof,
which are in conflict herewith, are hereby repealed.
SECTION 3: SEVERABILITY CLAUSE Should any part or provision of this
Ordinance be declared by the courts to be unconstitutional or invalid, such decision shall
not affect the validity of the Ordinances a whole or any part thereof other than the part so
declared to be unconstitutional or invalid.
SECTION 4: EFFECTIVE DATE This Ordinance shall be in full force and effect
from January 5, 2021 and after the required approval and publication according to law.
PASSED AND ADOPTED by the Highland City Council, May 18, 2021
HIGHLAND CITY, UTAH
_________________________________
Rodney W. Mann
Highland City Mayor
ATTEST:
_________________________________
Stephannie Cottle

HighlandCity Recorder
COUNCILMEMBER
Timothy A. Ball
Brittney P. Bills
Kurt Ostler
Kim Rodela
Scott L. Smith

YES
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□
□
□
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□

□
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□

EXHIBIT A
3-612 Fences, Retaining Walls, Theme and Screen Walls
1. All fences, screen walls, and theme walls shall be subject to review and approval by the
Zoning Administrator. All fences, screen walls, and theme walls shall comply with the
conditions set forth herein, unless a more specific standard applies. An application shall
contain an application form, any information specifically required by this ordinance,
such additional information specified by the Zoning administrator, and when required,
a fee. See Section 3-4112(4) for fencing around athletic courts.
2. Fences
For the purposes of this section, fences shall include walls and hedges, and any other
combination of plants, shrubs, trees, barriers, structures, or objects that act as a visual
or physical screen or barrier. In no event shall a fence be installed within the front
setback parallel to a street.
a. General
i. Fences shall be set back not less than the front setback approved for the
subdivision.
ii. Fences may be installed on the side and rear lot lines behind the front
setback. The fence shall not exceed six (6) feet in height. A fence along the
side lot lines may extend into the front set back up to fourteen (14) feet
from the back of curb with a maximum height of three (3) feet.
iii. A fence shall be set back a minimum of fourteen (14) feet from the back of
curb on all sides that abut a street. This setback may be reduced to be on
the property line if the fence is 66% open and is at least six (6) feet from
the back of the curb.
iv. All fences shall not exceed three (3) feet in height in the clear vision area
and shall comply with the clear view area requirements as defined in
Section 3-610 Clear View of Intersecting Streets. In no event shall a fence
be installed within the front setback parallel to a street.
v. In no event shall a fence be installed within the front setback parallel to a
street.
b. Materials
i. Permitted: Vinyl, wood, wrought iron, precast concrete
ii. Prohibited: Chain link
c. Specific lot considerations
i. Typical Lot

ii. Corner Lot

1. The side setback along the street may be reduced to be on the
property line if the fence is 66% open and is at least six (6) feet
from the back of the curb.
iii. Lots adjacent to trails or open space
1. The fence along the side or rear lot line that is adjacent to a trail or
open space must be four (4) feet solid with the two (2) remaining
feet at least 55% open in either of the following circumstances:
a. The trail or open space area is less than forty (40) feet in
width and is not immediately adjacent to a public street.
b. The trail or open space corridor is wider than forty (40) feet
but cannot be seen from two public areas such as a street or
park.
2. The Zoning Administrator may approve an alternative fence design
for either circumstance described above based on the following
factors:
a. The proposed alternative meets the intent of this section;
and,
b. There are special circumstances attached to the property
that do not generally apply to other properties in the same
subdivision; and,
c. The natural visibility or observation of the trail or open
space is not diminished if the proposed alternative is
constructed on all the lots adjacent to the trail or open
space.
iv. Highways/arterial lots
1. On all state highways or arterial streets, fences shall be set back a
minimum of thirty (30) feet or from the back of curb or as required
by the parkway detail. This 30-foot restriction is applicable to
fences along the front, side, and rear property lines that abut the
highway or arterial street, no matter the height.

3. Retaining Walls
a. A retaining wall within the front setback shall be a minimum of ten (10) feet
from the front property line and shall not exceed four (4) feet in height.
b. A retaining wall may exceed four (4) feet in height, to a maximum of eight (8)
feet, if it is behind the front setback and designed and engineered by a licensed
engineer.
c. Retaining walls shall not be placed any closer to another retaining wall than at a
ratio of one foot horizontal to one foot vertical height of the wall.
d. Under no condition shall a fence and retaining wall exceed nine (9) feet in height
on the same vertical plane. If a privacy fence that is on top of a retaining wall
would exceed nine (9) feet, the fence shall be set back at least four (4) feet from
the back side of the retaining wall. Open style fences are permitted to be on the
same plane as a retaining wall.
e. Retaining walls shall not be permitted within public utility easements without
city approval, and no approval will be granted where a storm drain, culinary
water line, pressurized irrigation line, or sewer line is installed.
f. Retaining walls require a building permit if it exceeds four (4) in height. The
submittal for the building permit must include:
i. a stamped engineered plan from the licensed engineer,
ii. a drainage plan which provides for containment of run-off water on site or
discharged to a City approved location,
iii. plans for a conduit as required by the City Engineer if the retaining wall
is to be constructed within the public utility easement where utilities do
not exist. The property owner shall be financially responsible for the
removal or reconstruction of a retaining wall in a public utility easement
if the easement is needed per Utah Law (UCA 54-3-27).
4. Theme Walls
A theme wall is a wall that is installed along state highways, arterial, and collector
streets, and open space areas as determined during the development review process.
a. Any developer of a residential subdivision shall provide a six (6) foot theme wall
adjacent to all arterial and collector streets, open space areas, and trails except
as provided herein. Gates connecting to open space areas may be allowed in
theme walls if approved as part of the development review process.
b. Materials and Design
i. Permitted Materials: Precast concrete, concrete, masonry block, brick,
stone, or a similar solid, durable material of equal or better quality.
Accent landscaping and design elements such as stone veneer, brick,
planters, marble, rock, decorative pilasters, decorative caps, stone or tile
insets, or other significant design features are also permitted.
ii. Prohibited: Vinyl, wood, chain link.
iii. All theme walls between different uses shall provide columns every fifty
(50) feet to provide variety and visual interest. Said columns shall extend
a minimum of six (6) inches from the face of the theme wall and be
architecturally enhanced as required above.

5. Screen Walls
A screen wall is a wall that is installed between different land uses as required in this
section or used to screen trash enclosures, loading docks, outdoor storage areas, etc., or
as determined during the development review process.
a. The developer of any residential development with a density greater than six (6)
units per acre which abut any R-1-40, R-1-20, or A-1 district must provide a
screen wall with a minimum height of six (6) feet along the abutting property
line.
b. The developer of any nonresidential use that abuts any residential district must
provide a screen wall with a minimum height of six (6) feet along the abutting
property line. Any loading docks within one hundred (100) feet of a residential
district must have a separate eight (8) foot high screen wall of similar materials
compatible with the building design to screen the dock areas.
c. All outdoor storage areas shall have a six (6) foot screen wall as required in this
section.
d. Materials and Design
i. Permitted: Precast concrete, concrete, masonry block, brick, stone, or a
similar solid, durable material of equal or better-quality. Accent
landscaping and design elements such as stone veneer, brick, planters,
marble, rock, decorative pilasters, decorative caps, stone or tile insets, or
other significant design features.
ii. Prohibited: Vinyl, wood, chain link.
iii. If a screen wall is erected as an enclosure, a gate of equal height shall be
required in order to secure the enclosure. The gate shall be opaque and
shall be compatible with the design of the building(s).

ATTACHMENT 2:
EXISTING ORDINANCE

3-612 Fences, Walls, And Hedges
1. Permit Required.
1. All fences, screen walls, theme walls, and hedges shall be subject to review and approval
by the Zoning Administrator. An application shall contain an application form, any
information specifically required by this ordinance, such additional information specified
by the Zoning administrator, and when required, a fee.
2. All screen walls or theme walls that are required as part of the development proposal
shall be reviewed and approved as part of the development approval process.
3. All fences, screen walls, or theme walls in excess of six (6) feet shall require a building
permit and construction plans to ensure structural stability, as required by the city's
adopted Building Code.
4. For the purposes of this section a theme wall shall be a wall that meets the height,
material and design requirements of this section that is installed along state highways,
arterial, and collector streets, and open space areas as determined during the development
review process.
5. For the purposes of this section a screen wall shall be a wall that meets the height,
material and design requirements of this section that is installed between different land
uses as required in this section or used to screen trash enclosures, loading docks or out
door storage areas as determined during the development review process.
6. For the purposes of this section natural surveillance shall mean an area that maximizes
natural visibility or observation where one feels they can be easily observed or
monitored.
2. General.
1. The maximum height of any wall, fence, or hedge shall be measured from the highest
adjacent finished surface of the ground, paving or sidewalk within five (5) feet of the
base of the wall.
2. The developer of property in a non-residential zoning district which abuts any residential
district shall provide a screen wall with a minimum height of six (6) feet along the
abutting property line.
3. The developer of any nonresidential use in any residential district which abuts any
residential district must provide a screen wall with a minimum height of six (6) feet along
the abutting property line.
4. The developer of any residential development with a density greater than six (6) units per
acre which abut any R-1-40, R-1-20, or A-1 district must provide a screen wall with a
minimum height of six (6) feet along the abutting property line.
5. Any developer of residential subdivisions shall provide a six (6) foot theme wall adjacent
to all arterial and collector streets, open space areas, and trails except as provide herein.
Gates connecting to public areas may be allowed in theme walls if approved as part of the
development review process.
6. On all state highways or arterial streets, fences, walls, or hedges shall be setback a
minimum of thirty (30) feet or from the back of curb or as required by the parkway detail.

On all other streets the minimum setback shall be fourteen (14) feet from the back of
curb. This setback may be reduced to six feet if the fence is 66% open.
7. Walls, fences, or hedges on a side property line within the required front or corner side
yard setback shall be three (3) feet maximum in height. However, in no event shall a
fence be installed in a front yard parallel to a street.
8. No wall or fence, or other obstruction shall be constructed in the road and walkway right
of way.
9. In areas behind a required front yard building setback and within the required rear and
side yards, including walls for single-family dwellings, the maximum height of fences,
walls, or hedges shall be six (6) feet.
10. In areas where a fence, wall, or hedge is located adjacent to a trail or open space area less
than forty (40) feet in width and excluding open space areas adjacent to a public street, or
open space areas that are greater than forty (40) feet in width that cannot be seen from
two public areas such as a street or park, bordering fences, walls, or hedges may not
exceed six (6) feet in height of which the lower four (4) feet may be solid and the
remaining two feet shall be a minimum of 55% open. The developer shall install all
fencing adjacent to open space areas for new subdivisions.
1. The Zoning Administrator may approve an alternative fence design for areas
located adjacent to a trail or open space less than forty (40) feet in width and not
installed by a developer, if the following findings can be met:
1. The proposed alternative meets the intent of this section; and,
2. There are special circumstances attached to the property that do not
generally apply to other properties in the same subdivision; and,
3. And the natural surveillance, as defined herein, of the trail or open space is
not diminished if the proposed alternative is constructed on all the lots
adjacent to the trail or open space.
11. Hedges shall be maintained to the same height requirement as fences.
12. All fences, walls, or hedges shall not exceed a height of three (3) feet in the clear vision
area and shall comply with the clear view area requirements as defined in Section 3-610
Clear View of Intersection Streets.
13. Any loading docks within one hundred (100) feet of residential district must have a
separate eight (8) foot high screen wall of similar materials compatible with the building
design to screen the dock area.
14. All outdoor storage areas shall be screened by a six (6) foot screen wall as required in this
section.
15. In those instances where a screen wall is erected as an enclosure, a gate of equal height
shall be required in order to secure the enclosure. The gate shall be opaque and shall be
compatible with the design of the building(s).
3. Materials and Design.
1. The materials for all theme and screen walls shall be precast concrete, concrete, masonry
block, brick, stone or a similar solid, durable, equal or better quality material. Vinyl,
wood, or chain link is not permitted for theme or screen walls. Vinyl, wood, wrought
iron, is permitted for all other fencing.
2. All theme and screen walls are to be of an enhanced decorative surface with accent
landscaping and design elements such as stone veneer, brick, planters, marble, rock,
decorative pilasters, decorative caps, stone or tile insets, or other significant design
features.

3. All theme along state highways, arterial or collector streets and screen walls between
different uses shall provide columns every fifty (50) feet to provide variety and visual
interest. Said columns shall extend a minimum of six (6) inches from the face of the
theme wall and be architecturally enhanced as required above.
4. Retaining Walls.
1. Retaining walls shall not be placed any closer to another retaining wall than at a ratio of
one foot horizontal to one foot vertical height of the wall.
2. Retaining walls in the front yard shall not exceed a height of four feet and shall be set
back a minimum of 10 feet from the front property line.
3. A retaining wall may exceed four (4) feet in height within a rear yard if it has been
designed and engineered by a licensed engineer, however, any wall in the rear yard shall
not exceed eight (8) feet in height.
4. Any person constructing a retaining wall that requires design by a licensed engineer shall
be required to submit a stamped engineered plan as part of the permit.
5. Any construction of a retaining wall shall include a drainage plan which provides for
containment of run off water on site or discharged to a City approved location.
6. The property owner shall be financially responsible for the removal or reconstruction of a
retaining wall in a public utility easement if the easement is needed per Utah Law (UCA
54-3-27).
7. Any person constructing a retaining wall within a public utility easement where utilities
do not exist shall install conduit as required by the City Engineer.
8. Retaining walls shall not be permitted within public utility easements where a storm
drain, culinary water line, pressurized irrigation line, or sewer line is installed.
(Amended: 9/15/98,11/2/99, 12/7/99, 6/5/01, 10/2/01, 6/17/03, 5/3/05, 4/4/06, 10/3/06, 5/15/07, Ord
#2010-18 11/3/10))

