NEXT

Call to Order – Mayor Pro Tempore Brian Braithwaite
Invocation – Linda P. Walton
Pledge of Allegiance – Council Member Scott L. Smith
Time has been set aside for the public to express their ideas, concerns, and comments. (Please
limit comments to three minutes per person. Please state your name and address.)

a.
b.
c.
Items on the consent agenda are of a routine nature or have been previously studied by the
City Council. They are intended to be acted upon in one motion. Council members may pull
items from consent if they would like them considered separately.
Regular Session March 20, 2018

Darin Juncker of New Element Construction is requesting a rezone. City Council will hold a
public hearing and determine if the proposed rezoning: 1) is consistent with the purpose of the
General Plan; 2) will or will not adversely affect the community; and 3) will or will not result
in compatible land use relationships. The Council will take appropriate action.

AMENDMENT OF SECTION 3709(1)A
OF THE DEVELOPMENT CODE PERTAINING TO MONUMENT SIGNS FOR
SERVICE STATIONS IN THE C-1 ZONE (TA-18-01)
Rhinehart Oil is requesting an amendment in the development code. City Council will hold a
public hearing and determine if the proposed amendment is fair and consistent when compared
to other non-residential uses, will or will not have an impact on the visual/aesthetics of the
community, and if it is in the best interest of the community long term. The Council will take
appropriate action.

NEXT

AGENDA

City Council will consider a request to convert a part-time Library employee to a full-time
employee. The Council will take appropriate action.

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.
Members of the City Council may participate electronically via telephone, Skype, or other electronic means during this meeting.
I Cindy Quick, the duly appointed City Recorder certify that the foregoing agenda was posted in three public places within Highland City limits.
The agenda was also posted at the principal office of the public body, 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 City Council, staff and the public.
Posted and dated this 12th day of April, 2018

Cindy Quick, CMC
City Recorder

NEXT

AGENDA

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

Mayor Rod Mann

COUNCIL MEMBERS PRESENT:
CITY STAFF PRESENT:

Brian Braithwaite, Ed Dennis, Tim Irwin, Kurt Ostler, Scott L. Smith

City Administrator / Community Development Director Nathan Crane, Assistant City
Administrator Erin Wells, Finance Director Gary LeCheminant, City Engineer Todd
Trane, Public Works O&M Director Justin Parduhn, City Attorney Tim Merrill, City
Recorder Cindy Quick

OTHERS: Claudia Stillman and Brei Hofelat

Call to Order – Mayor Rod Mann
Invocation – City Attorney Tim Merrill
Pledge of Allegiance – Council Member Kurt Ostler
The meeting was called to order by Mayor Rod Mann as a regular session at 6:00 p.m. 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 City Attorney Tim Merrill and those assembled were led in the Pledge of Allegiance by Council
Member Kurt Ostler.
Mayor Mann asked if there was anyone who wanted to make a public comment. There were no public
comments, so he continued with the consent agenda.

Items on the consent agenda are of a routine nature or have been previously studied by the
City Council. They are intended to be acted upon in one motion. Council Members may pull
items from consent if they would like them considered separately.
Regular Session February 20, 2018
City Council will consider ratifying the appointment of Tim Ball to the Highland City
Planning Commission. The Council will take appropriate action.
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City Council will consider ratifying the appointment of Claudia Stillman to the Highland
City Library Board. The Council will take appropriate action.

City Council will consider the approval of a Memorandum of Understanding with
American Fork for a Sewer Connection at 4265 West 11000 North. The Council will take
appropriate action.
Council Member Brian Braithwaite asked how the Council could be sure that American Fork would live
within the 200-gallon limit.
City Attorney Tim Merrill said that the sewer would not be metered, so they would simply have to take
American Fork at their word. Staff could periodically inspect it to confirm that the discharge was within the
limit.
City Engineer Todd Trane explained that this would be a soft water discharge. He did not anticipate them to
exceed 200 gallons per day.
Council Member Tim Irwin MOVED to approve consent items a., b., c. and d. as listed on the agenda.
Council Member Kurt Ostler SECONDED the motion.
The vote was recorded as follows:
Council Member Brian Braithwaite
Council Member Ed Dennis
Council Member Tim Irwin
Council Member Kurt Ostler
Council Member Scott L. Smith

Yes
Yes
Yes
Yes
Yes

The motion passed unanimously.

City Council will consider authorizing the approval of the Site Plan for Norton Performance.
The Council will take appropriate action.
City Administrator/Community Development Director Nathan Crane presented the site plan for Norton
Performance located at 5342 West Parkway East Drive in the Town Center Overlay Zone. He identified a
small outdoor training area on the site plan. The site would provide 42 parking spaces, which met code
requirements. Nathan Crane reported that the Planning Commission had discussed the item previously and
recommended approval, subject to four stipulations listed in the staff report.
Council Member Kurt Ostler asked if there was a cross access easement between the subject property and
the neighboring Arctic Circle. Nathan Crane confirmed that there was, and the parking lots could be used as
overflow for both businesses. Council Member Kurt Ostler expressed a concern that the two dumpsters for
these businesses would be right next to each other. Nathan Crane responded that the two property owners
would coordinate the dumpster locations.
Ricky Norton, the applicant, addressed the outdoor training area explaining that it would be a three-lane
track extending from a track inside. He reported that he did not have any plans to hold classes outside. The
outdoor area was a place for patrons to go if they wanted to exercise outside on a nice day.
Highland City Council – March 20, 2018
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Council Member Kurt Ostler suggested including a requirement that prohibited classes from being held
outside. He was concerned that the classes would be a noise nuisance to the future residential development
near that location.
Council Member Brian Braithwaite felt that restricting outdoor classes was not necessary. There would
already be plenty of noise coming from the nearby street, and the outdoor area was too small to hold large
classes.
Ricky Norton suggested that a cement barrier wall be installed along that property line. Nathan Crane
reported that the Blackstone Development would be required to install a concrete wall, so Mr. Norton did
not need to worry about installing a barrier wall. Staff was not concerned about outdoor classes.
Council Member Kurt Ostler asked about the size of the outdoor area. It was estimated that the dimensions
were 25 feet by 30 feet. Ricky Norton reported that they may add an outdoor children’s play set in the
future.
Council Member Scott Smith was concerned about patrons parking on the street in front of the building
rather than in the parking area. Ricky Norton conveyed that he had debated about the location of the
entrance.
Brei Hofelat, owner of the training center in Lehi, reported that they had experienced a similar issue. The
entrance to their building was far away from the parking lot, so patrons were parking on the street.
Eventually, Lehi City had to come in and mark off the area as “No Parking”.
Nathan Crane explained that the doors were located on the street because of the Town Center Design
Standards. The City could paint the curb red if the street parking became an issue.
Ricky Norton reported that there were some doors at the back of the building. The Council suggested that
Mr. Norton look into creating customer entrances in the back to help with potential parking issues.
There was a brief discussion about the hours of operation and plans to extend the hours past 5:00 p.m.
Council Member Tim Irwin MOVED to accept the findings and approve File No. SP-17-03a request for site
plan approval for the Norton Performance Center subject to the four stipulations recommended by the
Planning Commission.
1. Development of the site shall comply with the site plan and building elevations dated February 27, 2018
except as modified by these stipulations.
2. All signage shall require a separate permit and comply with the Development Code requirements.
3. Prior to the issuance of a building permit the landscape plan shall be revised to show a minimum of 15%
landscaping.
4. The trash enclosure shall meet the requirements of Section 3-4723.3.

Council Member Ed Dennis SECONDED the motion.
The vote was recorded as follows:
Council Member Brian Braithwaite
Council Member Ed Dennis
Council Member Tim Irwin
Council Member Kurt Ostler
Highland City Council – March 20, 2018

Yes
Yes
Yes
Yes
Page 3 of 4

Council Member Scott L. Smith

Yes

The motion passed unanimously.
Ricky Norton invited Mayor Mann and the City Council to the grand opening, which was estimated to be
sometime in early July 2018. Mayor Mann referred him to work with Nathan Crane to get the grand opening
and ribbon cutting scheduled.

Mayor Rod Mann called for a motion to adjourn.
Council Member Brian Braithwaite MOVED to adjourn the meeting and Council Member Tim Irwin
SECONDED the motion. All voted yes and the motion passed unanimously.
The meeting adjourned at 6:30 PM.
I, Cindy Quick, City Recorder of Highland City, hereby certify that the foregoing minutes represent a true, accurate and
complete record of the meeting held on March 20, 2018. This document constitutes the official minutes for the Highland
City Council Meeting.

Cindy Quick, CMC
City Recorder

Highland City Council – March 20, 2018

Page 4 of 4

AGENDA

NEXT

The City Council should conduct a public hearing, draft findings and determine if the
property should be rezoned. The City Council may also want to further discuss the impact
of using the R-1-20 zoning district.

The applicant would like to subdivide and develop this property into low density single
family residential and has requested that the zoning be changed to R-1-20 from R-1-40.
Rezone requests are a legislative process.

1. The applicant is requesting a rezoning for their property from R-1-40 Single Family
Residential to R-1-20 Single Family Residential to allow for a seven lot singlefamily subdivision.
2. The maximum density permitted in the R-1-20 District is 2.18 lots per acre. The
minimum lot size for the R-1-20 District is 20,000 square feet. The minimum lot
frontage is 115 feet except for those lots on a cul-de-sac. The maximum number of
lots allowed is determined by platting the subdivision and applying the square foot
and frontage requirements.
3. The maximum density in the R-1-30 District 1.45 units per acre. The minimum lot
width is 130 feet. The minimum lot frontage is 120 feet except for those lots on a
cul-de-sac. The maximum number of lots is determined by dividing the total square
footage by 30,000 square feet.
4. The maximum density in the R-1-40 District 1.09 units per acre. The minimum lot
width is 130 feet. There are no exceptions for lots on a cul-de-sac. The maximum

number of lots is determined by dividing the total square footage by 40,000 square
feet.
5. Assuming all applicable standards can be met the maximum allowable lots under
the residential zoning district is as follows:
• R-1-40: 5
• R-1-30: 7
• R-1-20: 11

The applicant held a neighborhood meeting on March 13, 2018. Eleven people attended
the meeting. A summary of the meeting is attached.
Notice of the Planning Commission public hearing was published in the March 11, 2018
edition of the Daily Herald and mailed to all property owners within 500 feet on March 12,
2018.
Notice of the City Council public hearing was published in the April 1, 2018 edition of the
Daily Herald and mailed to all property owners within 500 feet on April 2, 2018.

•

Since 1977 Highland has been a large lot rural residential community. This was
reinforced in the 2008 update of the General Plan. As part of the update the
community expressed strong support of low density large lot development. The
intent is to have large lots with wide lots and large front and side yard setbacks.

•

The first goal in the land use element of the General Plan is:
Goal: To maintain the established pattern of development in Highland City
Policy: Continue to allow low-density residential development that respects existing
land use patterns
Implementation: Follow established land use patterns

•

The R-1-40 District is a density based district and not a lot size district. The
number of lots permitted on property is determined by dividing the number of acres
by 40,000 square feet. In other words one lot is allowed for every 40,000 square feet
of land area. Subdivisions are allowed to have up to 25% of the lots between 20,000
to 30,000 square feet. All other lots are required to be greater than 30,000 square
feet. As a result, there are lots in the R-1-40 District that vary from 20,000 square
feet to over an acre.

•

In addition, past City Councils have approved open space subdivisions. Generally,
the minimum lot size is 14,000 square feet with a minimum average of 16,000
square feet for the subdivision. Thirty percent of the land area is required to be

open space and densities do not exceed 1.4 units per acre. Based on a preliminary
analysis done in 2013 the average density of all open space subdivisions are 1.6
units per acre. Further study would be needed to confirm these numbers.
•

Because of the varying lot sizes, there is a misconception that the density in
Highland is higher than what it actually is. Staff believes that justification is
needed to exceed densities above the R-1-40 District.

•

The objective of the R-1-20 District is outlined in Section 3-4201 and summarized as
follows:
o Support medium low density residential environment within the City.
o Create transitional areas between higher density zones in adjacent cities and
development in Highland.
o Establish transition between higher densities in Highland and lower
densities where practical.
o Better manage land use on properties not suited to lower density zones.
o Create areas for people who do not want large animals or large lots.

•

The R-1-20 District has not been used extensively within Highland. The primary
areas it has been used is the south side of 9600 North, the Alpine Country Club and
other non-conforming areas. Non-conforming areas are lots that do not meet the
minimum lot size. Many of these lots were approved in the County prior to
incorporation of the City.

•

The properties to the west have been developed as single family homes in the R-1-40
zone. Most of the lots are between 30,000 to 40,000 square feet.

•

The lots directly to the north and to the east are identified as R-1-20 Nonconforming and were developed under Utah County prior to Highland being
incorporated. These are lots that average 21,000 square feet but most do not meet
the required 115 linear feet of frontage on a road.

•

To the south and to the west of the applicant’s property is identified as R-1-40.

•

Primary access will be from 10100 North. The proposed subdivision will provide
traffic circulation to and from residents on 10040 North to the south.

•

The proposed road is being extended to the property to the east as required by
Section 5-8-105.4.b of the Development Code.

•

Extending the road to the property line allows water and pressurized irrigation
lines to be connected to the lines in 10100 North and 5800 West. The benefits

include, redundant source of water in case of a leak, more consistent water
pressure, reducing the chances of water stagnation, etc. Further, it allows the
sewer to gravity flow to the east instead of having to reverse the grade to flow to the
north.
•

The proposed curve on the new street does not meet City Standards. The curve is
being used to accommodate the specific design of the subdivision. The subdivision
could be designed to meet the City standard without affecting the number of
proposed lots. The City standard is based on ASHTO standards, which is a national
standard. The standard is to ensure proper site distances around the curve. The
current design does not include the required temporary turnaround.

•

The sewer, culinary water, pressurized irrigation and storm drain system will be
installed as part of the development. All utilities will be stubbed to the property to
the east.

•

Staff has completed two analyses regarding the impact on infrastructure using the
R-1-20 District. The following is a summary of the analysis:
o Staff estimates that there would be an additional 1,112 lots in the City if the
vacant land was developed as R-1-20 rather than R-1-40.
o Storm drain as handled by each developer wouldn’t be a problem. However,
the increase to impervious areas would be more Sumps/Detention facilities
for the City to maintain.
o Limited impact on the culinary water system, the system is robust with
looping to take more development.
o There would be limited impact on the pressurized irrigation as the demand
would likely decrease with less irrigated acreage overall.
o Additional upgrades to the sewer lines and capacity may be required sooner
in the northwest portion of the City than originally planned. In other areas of
the City there likely wouldn’t be a large impact as development is spread out
into different basins that ultimately fall to the TSSD Trunk Lines.

•

Since 1977 Highland has been a large lot residential community based on a density
of one unit per 40,000 square feet. Using the R-1-20 District will result in a
fundamental shift in policy and should be thoroughly discussed.

•

The definition of “large lots” is unique to each community. There are communities
where 8,000 square foot lots are considered large and there are communities where
one acre lots are considered small.

•

The R-1-20 District was not intended to be an “everyday district. It was only
intended to apply to areas as outlined above.

•

The intent of the R-1-30 District was not to replace the R-1-40 District, but rather to
have an alternative to the R-1-20 District since we were receiving so many requests
for R-1-20.

•

The decision to allow R-1-20 in this instance should be deliberated carefully as there
may be unintended consequences in the future. Rezoning is a legislative process.
The decision should be based on the following:
1) Is the R-1-20 District consistent with the goals and objectives of the General
Plan?
2) Is the proposed zoning in the best short and long term interest of the City?
3) Is there an alternative district that should be considered?
4) Is the R-1-20 District the appropriate district or should the site have a different
district?
5) What impact will there be on future development if R-1-20 is approved at this
location?

The Planning Commission held a public hearing on March 28, 2018 and voted 5-1 to
recommend rezoning the property to R-1-30. Two residents spoke regarding the request.
As requested by the Planning Commission and the Thurgood’s, staff met with the
Thurgood’s to discuss the request. The Thurgood’s are concerned about the use of R-1-40 or
R-1-30 due to the lot frontage requirements. With the local street being extended to the
east they would only have enough frontage for two lots. Staff worked with the Thurgood’s
to develop three options that they can pursue to address the issue.

The City Council should hold a public hearing and determine if the proposed rezoning: 1)
Is consistent with the purpose of the General Plan; 2) Will or will not adversely affect the
community; and 3) Will or will not result in compatible land use relationships.
If the Council chooses to recommend approval of the proposed rezoning, staff is
recommending the following stipulations (additional stipulations could be added as
needed):
1. The preliminary and final plat shall conform to the concept plan dated stamped
March 22, 2018 except as modified by these stipulations.
2. Road design shall meet all City Standards.

Regardless of the recommendation, the City Council will need to draft appropriate
findings.
I move that the City Council ADOPT the ordinance rezoning the property from R-1-40 to
R-1-30 or R-1-20 based on the following findings and subject to the two stipulations
recommended by the Planning Commission.
I move that the City Council recommend DENIAL the proposed rezoning based on the
following findings.

This action will not have a financial impact on this fiscal year’s budget expenditures.

1.
2.
3.
4.
5.

Ordinance
Zoning Map and General Plan Land Use Map
Concept Plan
Neighborhood Meeting Summary and Attendance List
Letter from Brenda Thurgood Dated March 27, 2018

ATTACHMENT 1
ORDINANCE NO. O-2018-06
AN ORDINANCE OF THE HIGHLAND CITY COUNCIL AMENDING THE
OFFICIAL ZONING MAP REZONING THE 5.475 ACRES LOCATED AT 5959
WEST 10100 NORTH FROM R-1-40 TO R-1-20 AND IMPOSING
CONDITIONS UPON SUCH CHANGE.
WHEREAS, the Highland City Council desires to amend the Official Zone Map of
Highland City; and
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 public hearing on this Ordinance on March 27,
2018; and
WHEREAS, the City Council held a public hearing on this Ordinance on April 17,
2018.
NOW, THEREFORE, BE IT ORDAINED BY THE Highland City Council as follows:
SECTION 1. That ± 5.475 acres of certain real property generally located at 5959
West 10100 North more particularly described and depicted on “Exhibit A”, attached and
incorporated herein by reference is hereby zoned R-1-30/R-1-20 Residential subject to the
following condition(s):
1. The preliminary and final plat shall conform to the concept plan dated
stamped March 22, 2018 except as modified by these stipulations.
2. Road design shall meet all City Standards.
This/These condition(s) shall run with the land, and shall apply until such time, if
any, that the property is re-zoned either by failure to comply with the conditions or further
zoning action by the City Council.
SECTION 2. This zone map amendment is predicated upon compliance with the
conditions in Section 1. In the event any condition is violated or unfulfilled, this Ordinance
shall become null and void and the zone designation for all of the subject properties shall
revert to the R-1-40 Zone.
SECTION 3. That the Mayor, the City Administrator, the City Recorder and the
City Attorney are hereby authorized and directed to execute all documents and take all
steps necessary to carry out the purpose of this Ordinance.

SECTION 4. This Ordinance shall take effect immediately upon its first posting or
publication.
SECTION 5. If any provision of this Ordinance is for any reason held by any court
of competent jurisdiction to be unenforceable, such provision or portion hereof shall be
deemed separate, distinct, and independent of all other provision and such holding shall
not affect the validity of the remaining portions of this Ordinance.
PASSED AND ADOPTED by the Highland City Council, April 17, 2016.
HIGHLAND CITY, UTAH

_________________________________
Rodney W. Mann, Mayor
ATTEST:
_________________________________
Cindy Quick, City Recorder

COUNCILMEMBER
Brian Braithwaite
Ed Dennis
Tim Irwin
Kurt Ostler
Scott Smith

YES

NO

□
□
□
□
□

□
□
□
□
□

Exhibit A

Legal Description Parcel 1: COM S 31' E 2037.80 FT ALONG 1/4 SEC LINE & N 89 DEG
29' E 948.40 FT & S 89 DEG 54' W 345.06 FT FR N 1/4 COR SEC 2, T5S, R1E, SLM; S 48'
E 592.34 FT; N 48 DEG 45' W ALONG E LINE OF PROVO RESERVOIR CANAL 354.83
FT; ALONG A REG CUR TO R WITH A RAD OF 310 FT, DIST OF 168.3 FT,
MEASURED ON ARC OF THE CUR; N 17 DEG 39' W 209.6 FT; ALONG REG CUR TO
LEFT, RAD 265 FT, DIST 107.9 FT MEASURED ON ARC OF CUR TO A PT ON THE
CUR INTERECTING WITH A ROAD, THE TANGENT TO THE CURVE N 40 DEG 59' W
ALONDSD ROAD R/W ON A REG CUR TO L TANGENT TO SD ROAD R/W CUR S 40
DEG 89' E RAD 228 FT, DIST 195.4 FT, MEASURED ONARC OF THE CUR; N 89 DEG
54' E 292.44 FT TO BEG. AREA 3.90 ACRES.
Legal Description Parcel 2: COM AT PT S 31' E 2036.2 FT ALONG 1/4 SEC LINE & N 89
29'E 719.4 FT FR N1/4 COR SEC 2, T 5 S, R 1 E, SLM; S 48'E 633.8 FT; W 69.58 FT TO E
LINE PROVO RESERVOIV CANAL; N 48 45'W 62.57 FT ALONG SD CANAL; N 48'W
592.34 FT; N 89 54'E 116.04 FT M OR L TO BEG. AREA 1.67 AC.

ATTACHMENT 2
General Plan Land Use Map

North is to the Right

Zoning Map

ATTACHMENT 3
CONCEPT PLAN

S
PREPARED FOR: DARIN & STEPHANIE JUNCKER
PROJECT ADDRESS: 5959 WEST 10100 NORTH, HIGHLAND, UTAH 84532
PROJECT LOCATION: SW 14 OF NE 14 SECTION 2, T5S, R1E, SLB&M

W

PRELIMINARY SITE PLAN
JUNCKER ESTATES SUBDIVISION

N
E
(professional limited liability company)

Advanced Civil Engineering, PLLC
Serving the Intermountain West
Phone: (801) 884 6010
Fax: (801) 341 8528
www.advancedcivilengineering.com

ATTACHMENT 4
NEIGHBORHOOD MEETING SUMMARY
AND ATTENDANCE LIST

Meeting Minutes from Juncker Estates Neighborhood Meeting
Highland Civic Center, March 13, 2018
6:09pm start time – 6:42pm end time

Mr. Juncker started the meeting off by stating that any views expressed in the meeting does not
necessarily reflect the views of Highland City. If anyone has questions regarding this development they
can contact the city.
He set the context of the meeting by saying that we are looking to put in a development (everyone in
participation received a preliminary map) consisting of 7 total lots, 2 already existing. We have
purchased 2 parcels from Rasmussen’s and Hills.
We are working with the city to get the zoning changed from R-140 to R-120, or R-130. The average acre
density will be ~3/4” acre. The entrance to the proposed subdivision will come off of 10100 North and
eventually it’s proposed to connect to 10040 North.
Mr. Hadlock asked if we’d extend past 6000 West.
Mr. Juncker said we would not go past 6000 West.
Mr. Hadlock asked if there’s any way to straighten 10100 N, that blind curve is dangerous with the cars
from the homeowner across the way always parking on the street. Mingling amongst neighbors
suggested that this would be nice, although probably city probably wouldn’t consider this due to the
Murdock canal trail.
Mrs. Thurgood asked if they needed to put that road behind their land in order for this subdivision to
take place.
Mr. Juncker said that they would not need to develop (their land) in order for us to proceed with the
development.
Mr. Myers asked if we cannot put a cul-de-sac in then?
Mr. Juncker stated that we have tried to work with the city with different cul-de-sac ideas and the
planning commission has not been open to the idea of a cul-de-sac.
Mr. Anderson asked if it will be R-120 conforming.
Mr. Juncker stated that it will be R-120 conforming.
Mr. Anderson stated that all 5800 West is all non-conforming R-120, and also the newer area by the
Butterfields is all non-conforming R-120. (I think it’s called Mountain Ridge Subdivision).
Mr.Thurgood (Steve, Brenda’s Son) mentioned that no one wants a through street there.
Mr.Juncker reiterated that we have tried to draw up suggestions for Highland City with a cul-de-sac idea
and the city only wants a through street there.
Mr. Anderson suggested that there are many cul-de-sacs in Highland City.

Mr. Juncker stated that that’s probably why, they have a lot and they want to have better flow now.
Also the planning commission said that they would not approve a cul-de-sac.
There was a little concern about traffic going through that way, as a “short cut”.
Mr. Juncker said that he thinks that there are more advantages to going straight than a sharper curve so
he believes that it will probably not be used as such.
Mr. Hadlock is concerned about the traffic curve of 10100 N and the city has created a “big mess”.
There are so many cars that almost get hit when he pulls out of his street due to that curve (right next to
10100 North and 6000 West). The homeowners park multiple cars, trucks, trailers there and it’s
dangerous… A lot of people in the group agreed. He also stated that the Day Meadows property down
his street is going to get developed here soon and he is also concerned about all the construction traffic
on 10100 North.
Mr. Juncker stated that 10100 has become a collector street.
Mrs. Thurgood asked how the city feels about a “T” there.
Mr. Thurgood & Mrs. Thurgood mentioned that they would then be surrounded by R-120 and they’d be
the only R-140 house zoned.
Mr. Juncker suggested that it may help pave the way for them to rezone in the future.
Mrs. Juncker gave the schedule for future meetings as follows:
Planning Commission Meeting: March 27th, 7pm at Highland City Building. City Council Meeting: April
17th, 7pm at Highland City Building. Also this info is posted on the sign on the property. Homeowners
may receive mailings with this info as well.
Mr. Anderson asked about sewer for this development.
Mr. Juncker stated that Rasmussen’s and Hills are already on sewer and that the new area would need
to connect to sewer as well, all new development in Highland is required to do so.
Someone asked about the sewer drop.
Mrs. Thurgood stated that there is a pretty good drop across her property for sewer.
Mr. Eldredge said that they may need to raise the ground for sewer.
Mr. Juncker agreed that they may need to raise the level of homes, but he’d leave that to his engineer.
Mr. LeBaron stated that that’ll be a lot of dirt. He also said that he was concerned about the height of
the homes going in.
Mr. Juncker and Mr. Anderson both stated that they think it’s 35’ limit height of homes according to
code. Mr. Anderson stated that the code is on the Highland City website.
Mr. Juncker also stated that there is the canal easement on the backside of all the property (referred to
map) and that the homes cannot be built on that area, then the trail is elevated as well.

Mrs. Thurgood is concerned about the cost of a through street vs. the cost of a culdesac. She said a
through street would cost more.
Mr. Juncker said that he believes that it may be 6’s because the size the culdesac would need to be.
Mr. Anderson asked if there would be any cc’s regarding this development.
Mr. Juncker stated that there may be very few cc’s – like no pink stucco, that’s for daybreak.
Mr. Hadlock wanted to know a starting date.
Mr. Juncker said that hopefully within a month of approval. Mr. Juncker also mentioned that if they are
concerned about the bottle neck around the 10100 North curve that he could have subcontractors park
on some gravel on the property. Eventually though we’d cause some traffic when tying into the street
10100 North.
Mr. Juncker also mentioned that maybe we can ask the city when we do striping if we could paint a red
curb for the curve on 10100 North. EVERYONE wants this and said that would be great.
Mrs. Thurgood wanted to know how far from the back of her house this drawn street (on preliminary
design) would be.
Mr. Juncker wasn’t entirely sure but said he thinks maybe 65’ from the back of her house. It goes
through the center of Mrs. Hills dog run and past her large trees in the back.
Mr. Juncker asked if there were any more questions or concerns then closed the meeting.

ATTACHMENT 5

AGENDA

NEXT

The City Council should hold a public hearing and approve the amendment as
recommended by the Planning Commission.

A development code amendment is a legislative process.
On November 14, 2017, the City Council approved an amendment to the sign code
allowing Vehicle Fueling signs as flows:
8. Vehicle Fueling Signs
a) Vehicle Fueling Signs is to mean a sign containing prices and grades of fuel for
sale at a service station.
b) A vehicle fueling station may have one fuel price monument sign per street
frontage. The maximum sign area shall be 49 square feet. The maximum height
of the signs shall be eight feet excluding a required two-foot stone or brick base.
c) Vehicle fueling stations may use up to one-half (1/2) of the allowed monument sign
area for a reader panel only to identify the current price of fuel being sold.
d) Vehicle Fueling Signs may not be located closer than 100 feet from a street
intersection and shall be located outside of the clear vision triangle.
e) Sign lighting shall be shielded in a manner that the illumination source is not

visible from any contiguous lot or real property.
The existing sign is 49 square feet.

1. The applicant is now requesting that the total square footage be increased from 49
square feet to 58 square feet.

•

Signs provide an important medium through which individuals may convey a
variety of messages. However, signs have a substantial impact on the character and
quality of the community. The purpose of sign regulations is to maintain the
visual/aesthetic appearance of the city while providing for effective means of
communication and provide for fair and consistent regulations throughout the
city.

•

The following is a summary of the current sign regulations within Highland for
monument signs:
o Single Tenant – 4’ X 5’ – square feet in area
o Two Tenant – 5’ X 6’ – 30 square feet in area
o Three Tenant – 6’ X 7’ – 42 square feet in area
o Proposed Single Tenant 10’ X 5’ – 58 square feet in area

•

Existing vs Proposed Vehicle Fueling Sign
o Existing Single Tenant 10’ X 5’ – 49 square feet in area
o Proposed Single Tenant 10’ X 5’ – 58 square feet in area
▪ The height can vary but cannot exceed 10 feet.

•

Additional sign area is allowed for multi-tenant signs. This is done to reduce the
number of signs along a street frontage.

•

As a comparative, the Meier’s and Wendy’s multi-tenant signs are 51 square feet
in area. The multi-tenant monument signs for the Ridley’s are 30 square feet in
area.

Signage is a community visual and aesthetic issue. Too many signs detract from a
community. The challenge is to balance the needs of a community while providing
effective means of communication for non-residential uses. It has been staff’s experience

that when sign area is increased, other uses also build bigger signs. It is important to
note that this change would apply to any gas station built in the city. Further, one sign is
allowed per street frontage. This this case two of signs could be built.

The Planning Commission held a public hearing on March 27, 2018 and voted 6-0 to
recommend approval of the amendment as follows:
…
b) A vehicle fueling station may have one fuel price monument sign per street frontage.
The maximum sign area shall be 58 square feet on one street and 30 square feet on the
other. The maximum height of the signs shall be eight feet excluding a required two-foot
stone or brick base.
….

The Council may approve the amendment, deny the amendment or modify the
amendment. The City Council will need to determine if the proposed amendment is fair
and consistent when compared to other non-residential uses, will or will not have an
impact on the visual/aesthetics of the community, and if it is in the best interest of the
community long term.

I move that the City Council ADOPT the ordinance approving the proposed amendment
based on the following findings: (The City Council will need to draft appropriate
findings.)
I move that the City Council DENY the proposed amendment based on the following
findings: (The City Council will need to draft appropriate findings.)

This action will not have a financial impact on this fiscal year’s budget expenditures.

1. Applicant Narrative
2. Proposed Sign Comparison
3. Ordinance

ATTACHMENT 1
Harts Gas and Food
Greg Pulley
Director of Category Management
February 5, 2018

To: Highland City Planning Commission and City Council Members,

Harts Gas and Food would like to request an amendment to the sign area for a new monument sign for the
Highland Harts location. The location of the is located south of the fuel island, next to the parking strip on the
north side of Timpanogos Highway. The current, 44 sqft sign needs replacement due to age and weather. The
proposed sign is 58 sqft. The purpose for this sign choice is for two reasons: First, Harts would like the fuel
numbers to be easily visible for any motorist to see from a distance. The numbers on this sign are 12” white
LED. We have smaller numbers at another location and several customers have requested us to increase the
size of the fuel pricing, as they are not able to read them clearly until they are very close to the store. Second,
Harts has chosen this design to advertise the company name “Harts” in a larger 2’4” H x 4’2” W section rather
than a 1’2” H x 4’2” W section, available in the next size smaller, 48.6 sqft sign. The height of the sign
requested would be 7’2” with a “required two-foot stone or brick base”.
Harts Gas and Food has been a business in Highland City for many years and has enjoyed this location. We at
Harts are looking to improve the image of our stores and believe we can accomplish this with a new
monument pricing sign with added LED fuel numbers. With the Chevron specifications, we do not have the
option to increase the size of the numbers without increasing the overall area of the sign. Chevron regulates
all the signage for their locations. The only space on this sign we can use is where the “Harts” logo will be
placed. All other placements are controlled by Chevron. Our concern with the other designs that Chevron has
offered, is that our logo would not be visible to anyone unless they are extremely close to the sign. Harts
values our name and would like the “Harts” name be noticeable as much as possible. This sign will allow us to
advertise our Drive Thru Window that has become an added convenience for the local customers. The other
option does not allow this.

Thank you for your time,
Greg Pulley
Harts Gas and Food.

Below is the wording from the City specifications that Harts is requesting the amendment.

Sign, Area -- The area of a sign that is used for display purposes, excluding the minimum frame and supports.
The sign area includes the entire area within any type of perimeter or border which may enclose the outer
limits of any writing, representation, emblem, logo, figure or character. The area of the sign having no
perimeter or border shall be computed by enclosing the entire area within a parallelogram, triangle or circle.
(Where the sign has two or more faces, the area of the third face and all additional faces shall be included in
determining the area of the sign). In computing sign area only one side of back to back or double-face sign
covering the same subject shall be computed when the two faces diverge by an angle of not more than 30
degrees. For signs that do not have a frame or a separate background, sign area shall be computed on the
basis of the least rectangle, triangle or circle large enough to frame the display (see Fig. 3-718.3).

Vehicle Fueling Signs
a)

Vehicle fueling signs means a sign containing prices and grades of fuel for sale at a service station.

b)
A vehicle fueling station may have one fuel price monument sign per street frontage. The maximum
sign area shall be 35 square feet. The maximum height of the signs shall be eight feet excluding a required
two-foot stone or brick base.
c)
Vehicle fueling stations may use up to one-half (1/2) of the allowed monument sign area for a reader
panel only to identify the current price of fuel being sold.
d)
Vehicle Fueling Signs may not be located closer than 100 feet from the street intersection and shall be
located outside of the clear vision triangle.
e)
Sign lighting shall be shielded in a manner that the illumination source is not visible from any
contiguous lot or real property.

ATTACHMENT 2

The proposed sign would need to be reduced by approximately one foot in width to meet the existing
area requirements.

ATTACHMENT 3
ORDINANCE NO. O-2018-07
AN ORDINANCE OF THE HIGHLAND CITY COUNCIL AMENDING
HIGHLAND CITY DEVELOPMENT CODE SECTION 3-707 SIGNS IN
COMMERCIAL ZONES AS SHOWN IN FILENAME TA-18-01.
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 March
28, 2018; and
WHEREAS, the City Council held a public hearing on this Ordinance on April 17,
2018.
NOW, THEREFORE, BE IT ORDAINED BY THE Highland City Council as follows:
SECTION 1. That Section 3-707.8.b Vehicle Fueling Signs of the Highland City
Development Code, is hereby amended as follows:
Section 3-707 Signs in Commercial Zones
8. Vehicle Fueling Signs
…
b) A vehicle fueling station may have one fuel price monument sign per street
frontage. The maximum sign area shall be 58 square feet ON ONE STREET AND
30 SQUARE FEET ON THE OTHER. The maximum height of the signs shall be
eight feet excluding a required two-foot stone or brick base.
…
SECTION 2. That the Mayor, the City Administrator, the City Recorder and the
City Attorney are hereby authorized and directed to execute all documents and take all
steps necessary to carry out the purpose of this Ordinance.
SECTION 3. This Ordinance shall take effect immediately upon its first posting or
publication.

SECTION 4. If any provision of this Ordinance is for any reason held by any court
of competent jurisdiction to be unenforceable, such provision or portion hereof shall be
deemed separate, distinct, and independent of all other provision and such holding shall
not affect the validity of the remaining portions of this Ordinance.
PASSED AND ADOPTED by the Highland City Council, April 17, 2018.

HIGHLAND CITY, UTAH

_________________________________
Rodney W. Mann, Mayor
ATTEST:
_________________________________
Cindy Quick, City Recorder

COUNCILMEMBER
Brian Braithwaite
Ed Dennis
Tim Irwin
Kurt Ostler
Scott Smith

YES

NO

□
□
□
□
□

□
□
□
□
□

AGENDA

Convert Part-Time Employee Carol Rice to a Full-Time Employee (FTE)

Growth of the library is unsustainable for one full-time position. This position will engage
in outreach activities, fundraising efforts, facility, and HR management. The job
performance is trending toward full-time already. The amount of time necessary to fill
these responsibilities has increased. To maintain quality service in the library for patrons,
this position needs to be full-time. Previously, I chose to eliminate the FTE in the library
due to my strategic plan as an incoming director. In May/June of 2017, due to the growth
of the library, specifically event attendance (1140% increase), the need for an FTE was
recognized.
As reported in the weekly updates, the library has seen growth in circulation, computer
use, reference questions, volunteer hours, new patrons, patron visits, and events.

No cost for the general fund. For the remainder of this fiscal year, the estimated cost for
an FTE is $8,000. Library revenue has already exceeded the current budget by this
amount. Next fiscal year, after projected revenue, the additional cost to the budget would
be $10,000. This amount will be reallocated from the existing book budget. With the
increased revenue for this fiscal year, we have enough funds to cover the expense of
positioning the outreach position into an FTE. Next fiscal year, we anticipate receiving the
projected cost of $10,000 in fundraising and grants for book purchasing. The extra $10,000
for sustainability of this FTE, will come from the book budget.

I move that City Council Approve transitioning a library PT position into a FTE.

1. Budget 18-19 input (email)

