HIGHLAND CITY PLANNING COMMISSION AGENDA
Tuesday, November 17, 2020

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: 894 1883 9490
Email comments prior to meeting: planningcommission@highlandcity.org

7:00 PM REGULAR SESSION (CITY COUNCIL CHAMBERS)
Call to Order – Chris Kemp, Chair
Invocation – Commissioner Jerry Abbott
Pledge of Allegiance – Commissioner Mino Morgese

1. UNSCHEDULED PUBLIC APPEARANCES

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.)

2. PUBLIC HEARING/ACTION: SITE PLAN AND CONDITIONAL USE PERMIT
FOR A LUBE CENTER FOR BURT BROTHERS (SP-20-03 & CU-20-02)

Administrative
The Planning Commission will hold a public hearing to consider a request by Burt Brothers for
a Site Plan and Conditional Use Permit for a Lube Center located approximately at 10908 North
Town Center Blvd. The Planning Commission will take appropriate action.

3. OTHER BUSINESS:

Approval of the 2021 Planning Commission Meeting Calendar.

4. ACTION: APPROVAL OF MEETING MINUTES Administrative
Regular Planning Commission Meeting August 25, 2020.

5. PLANNING COMMISSION AND STAFF COMMUNICATION ITEMS
a. Future Meetings
6. December 1, City Council Meeting, 7:00 pm, City Hall
7. December 8, 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
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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 City Council may participate electronically via telephone, Skype, or other electronic means during this meeting.
CERTIFICATE OF POSTING
The undersigned does hereby certify that the above agenda notice was posted in three public places within Highland City limits on this 12th day of
November, 2020. These public places being bulletin boards located inside the City offices and located in the Highland Justice Center, 5400 W. Civic
Center Drive, Highland, UT; and the bulletin board located inside Lone Peak Fire Station, Highland, UT. On this 12th day of November, 2020 the
above agenda notice was posted on the Highland City website at 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.

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

Highland Planning Commission Agenda ~ November 17, 2020

Kellie Bronson
Planning Coordinator
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PLANNING COMMISSION AGENDA
REPORT ITEM #2

DATE:

November 17, 2020

TO:

Planning Commission

FROM:

Kellie Bronson
Planner & GIS Analyst

SUBJECT: PUBLIC HEARING AND ACTION – A request by Burt Brothers for a Site
Plan and Conditional Use Permit approval for a Lube Center located
approximately at 10908 North Town Center Blvd (SP-20-03 and CU-2002) Administrative
PURPOSE:
The Planning Commission will hold a public hearing to consider a request by Burt
Brothers for a Site Plan and Conditional Use Permit for a Lube Center located
approximately at 10908 North Town Center Blvd. The Planning Commission will take
appropriate action.
BACKGROUND:
In 2018, Burt Brothers acquired the structure previously known as Timpanogos Tire
Service Center on Lot 5 in the Highland Town Center commercial subdivision. In 2018,
they also bought Lot 6, adjacent to Lot 5, to expand their business by building a lube
center. The proposed Lube Center is located approximately at 10908 North Town Center
Blvd.
The subject property is 0.997 acres in the Town Center Flex Use zone. Automobile services
and repairs are permitted in the Town Center Flex Use zone subject to approval of a
conditional use permit.
Conditional Uses:
Conditional uses are uses that are meant to give limited flexibility in the review of an
application. In Highland, the Planning Commission makes a recommendation to the City
Council. A conditional use is regulated by the following standards:
Utah State Code 10-9a-507. Conditional Uses.
(1) A land use ordinance may include conditional uses and provisions for conditional uses
that require compliance with standards set forth in an applicable ordinance.
(2)
(a) A conditional use shall be approved if reasonable conditions are proposed, or can be

imposed, to mitigate the reasonably anticipated detrimental effects of the proposed use in
accordance with applicable standards.
(b) If the reasonably anticipated detrimental effects of a proposed conditional use cannot
be substantially mitigated by the proposal or the imposition of reasonable conditions to
achieve compliance with applicable standards, the conditional use may be denied.
If a use is allowed as a conditional use it is assumed that the use is desirable but that it
may require an extra level of review. Denial must be based on some factor unique to the
proposed location that renders the potential negative effects of the proposed use beyond
mitigation. Mitigation means to temper or reduce the negative aspects, not eliminate
them.
The action taken in response to an application must be supported by substantial evidence
in the record. Substantial evidence is evidence that is relevant and credible. To be
relevant, it must relate to the standards in the ordinance. To be credible it must be
objective and independent.
A site plan and conditional use permit are both an administrative process.
The Site Plan Approval and Conditional Use Permit are administrative actions.
SUMMARY OF THE REQUEST:
1. The applicant is requesting Site Plan and Conditional Use Permit approval for a 4,856
square foot Lube Center. The property is located approximately at 10908 North Town
Center Blvd.
2. Automobile services and repairs are permitted in the Town Center Flex Use zone
subject to a Conditional Use Permit.
3. Access to the site will be from the Macey’s service drive on the south side of Macey’s.
4. Business hours are Monday through Friday 7:00 am to 6:00 pm and from 7:00 am to
5:00 pm on Saturday. It will be closed on Sunday.
5. Plans currently reflect 25 on-site parking stalls on the project.
CITIZEN PARTICIPATION:
The meeting notification sign was posted on the property October 26, 2020 and letters
were sent to affected neighbors. The neighborhood meeting was held on November 5, 2020.
One resident attended the meeting. A summary of the meeting is attached.
Notice of the November 17, 2020 Planning Commission meeting was published in the
Daily Herald on November 2, 2020 and posted on the state and city websites October 29,

2020. Notification letters for the public hearing associated with this meeting was mailed to
all property owners within 500 feet of the proposed site on November 3, 2020. No written
correspondence has been received.
REQUIRED FINDINGS:
The Planning Commission must determine that the proposed use meets three
findings prior to granting a Conditional Use Permit. The burden of proof rests
with the applicant. Each finding is presented below along with staff’s analysis.
1. The use will not be detrimental to the health, safety, or general welfare of
persons residing or working in the vicinity or injurious to property or
improvements in the vicinity.
The subject property is designated as Flex Use in the Town Center District. The Town
Center was planned to have a mix of residential and nonresidential uses in close proximity
to each other.
The properties to the south and east sides of the Lube Center are multi-family residential
developments and part of the Highland Vista Town Homes subdivision. Multi-family
residential is another conditional use in the Town Center Flex Use zone. According to the
Flex Use definition in Section 3-4702 in the Development Code, the proposed use is
compatible with the surrounding land uses.
There is an existing six-foot concrete wall between this site and Highland Vista. A tenfoot landscape buffer with trees planted every 43-52 feet on center will be included on the
lube center site. Staff is suggesting a stipulation to require additional trees for screening
equal to one for every 20 feet to mitigate the impacts of the lube center on the townhomes.
The lighting plan demonstrates 8 exterior wall light fixtures facing downward. They are
limiting excessive lighting as mentioned on page 21 in the Town Center Commercial Design
Standards.
The proposed Lube Center will not substantially change the look or character of the
surrounding area or be detrimental to the health, safety, or general welfare of persons
residing or working in the vicinity.
2. The use complies with all applicable regulations in the Development Code.
The site plan provides one existing access from Macey’s Service Drive. Staff is suggesting
a stipulation to provide a drive aisle between the existing the site and the lube center.
This will allow vehicles to travel between sites without having to use the Macey’s service
drive. Staff is also recommending that a cross access agreement be recorded between the

two lots. A stipulation has been included to address these issues.
The plan shows 25 parking stalls, which is more than is required in Section 3-4726 of the
Development Code.
A landscape plan has been submitted showing a minimum of 15% landscaping. This is
compatible with Section 3-4729 of the Development Code.
The building meets the required setbacks specified in Section 3-4713 of the Development
Code.
The building height is a maximum of 26 feet 8 inches. The is compatible with Section 3-4713
of the Development Code.
The building elevations need to be revised to meet the design standards of the Development
Code and Town Center Commercial Design Standards. A stipulation has been included to
address this issue.
3. Conditions are imposed to mitigate any detrimental effects.
Seven stipulations have been included to ensure compliance with the Development Code.
FINDINGS:
With the proposed stipulations, the proposed conditional use appears to meet the required
findings for approval
RECOMMENDATION AND PROPOSED MOTION:
The Planning Commission should hold a public hearing, accept the findings, and
recommend approval of the Site Plan and Conditional Use Permit subject to the following
stipulations:
1. Development of the site shall comply with the site, elevations, and landscape plan
date stamped November 2, 2020 except as modified by these stipulations.
2. All signage shall require a separate permit and comply with the Development Code
requirements.
3. The landscape plan shall be revised to include trees placed 20 feet on center in the
landscape buffer adjacent to Highland Vistas.
4. The site plan shall be modified to show a drive aisle between lot five and six.
Further, a cross access agreement shall be recorded between lots five and six prior
to the issuance of a certificate of occupancy.
5. Final civil engineering plans shall be reviewed and approved by the City Engineer.
The site shall meet all requirements of the City Engineer.

6. In accordance with Section 4-109, the Conditional Use Permit will expire if a
building permit is not issued within one year of approval by City Council.
7. The building elevations shall be revised to meet the requirements of Section 3-4713
and the Town Center Commercial Design Standards prior to the site plan and
conditional use permit being on a City Council agenda.
I move that the Planning Commission accept the findings and recommend APPROVAL of
the conditional use permit and site plan subject to the seven stipulations recommended by
staff.
FISCAL IMPACT:
This action will not have a financial impact on this fiscal year’s budget expenditures.
ATTACHMENTS:
1. Town Center Overlay Zoning Map
2. Vicinity Map
3. Site Plan
4. Building Elevations
5. Project narrative
6. November 5, 2020 neighborhood meeting minutes
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RE: Burt Brothers Lube Center Neighborhood meeting at
10918 North Town Center Blvd
Highland, UT.
Minutes of Neighborhood Meeting November 5, 2020
6:00 -7:00 pm at the above address.
There was only one neighbor at the meeting:
5:59 pm Duane + Becky Richards had the following questions:
They asked about Landscaping: They were shown drawing L1.1
The following question was not related to the current proposed project:
They asked about any automobile access from the Residential Development to the South
side of the existing Burt Brothers store. The understanding was that there would not be
any access once the Residential Developer installs the Fence to match the existing fence
per their previous approved agreement with Highland City.
They asked what the building would look like. They were shown the Building Elevations
drawing A3.1
They asked about the East Fence. They were told that the Residential developer would be
installing that Fence to match the existing fence per their previous agreement with
Highland City.
They asked about Site Lighting. They were told the Site Lighting is expected to be on the
NEW BUILDING ONLY on the exterior walls (wall mounted cut off downward light fixtures)
as approved by Highland City. They were in favor of the site lighting on the building only.

200 E. South Temple

Samuel J. Brady Architects
Salt Lake City, Utah 84111
T: 801-595-1752

www.sambrady.com

PLANNING COMMISSION AGENDA
REPORT ITEM #3
DATE:

November 17, 2020

TO:

Planning Commission

FROM:

Kellie Bronson
Planner and GIS Analyst

SUBJECT: ACTION- Approving the Planning Commission Meeting Schedule for the
2021 Calendar Year
PURPOSE:
Planning Commission will consider the 2021 Annual Meeting Schedule. The Commission
will take appropriate action.
BACKGROUND:
Staff proposes that the Planning Commission continue to hold their 2021 regular meetings
as follows:
January 26
February 23
March 23
April 27
May 25
June 22
July 27
August 24
September 28
October 26
November 16
December 14
This schedule may be modified as needed throughout the year.
FISCAL IMPACT:
None.
ATTACHMENTS:
• Meeting Schedule

HIGHLAND CITY PLANNINC COMMISSION MEETINGS
SCHEDULE FOR 2021
The Highland City Planning Commission at their regularly scheduled meeting on November 17, 2020,
adopted the meeting schedule for the year 2021.
The regular session begins at 7:00 p.m. Work sessions are scheduled as needed. Meetings will be held at
the Highland City Council Chambers, 5400 West Civic Center Drive, Suite 1, Highland, Utah.
The 2020 Planning Commission Regular Meeting Schedule is as follows:
January 26
February 23
March 23
April 27
May 25
June 22
July 27
August 24
September 28
October 26
November 16
December 14
THE PUBLIC IS INVITED TO ATTEND ALL PLANNING COMMISSION MEETINGS.
If you need a special accommodation to participate in the City
Council Meetings, please call the City Recorder’s Office at 801-772-4505
TO BE PUBLISHED IN THE DAILY HERALD

