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HERRIMAN CITY COUNCIL 
AND PLANNING COMMISSION 

JOINT WORK MEETING AGENDA 
 

Wednesday, April 30, 2025 
 

NOTICE IS HEREBY GIVEN that the Herriman City Council and Planning Commission will hold a 
joint meeting in the Community Room of Herriman City Hall located at 

meeting in the City Council Chambers, located at 
5355 WEST HERRIMAN MAIN STREET, HERRIMAN, UTAH 84096 

  
 

1. Call to Order 
   

1.1. 
   
Review of this Evening’s Agenda 

   
1.2. 

   
Approval of the May 29, 2024, Joint City Council Planning Commission meeting 
minutes 

 
 

2. Discussion Items 
   

2.1. 
   
Review and discuss potential updates to the Herriman City regulations and 
policies relevant to public outreach, open houses, community meetings, and 
public hearing requirements for land use applications subject to compliance 
with the Utah Land Use Development and Management Act (LUDMA) and the 
Herriman City Land Development Code – Michael Maloy, City Planner 

   
2.2. 

   
Discussion to Amend Herriman City Code Section 10-12 Regarding 
Requirements to Add a New Commercial-Flex Zone – Blake Thomas, 
Community Development Director 

 
 

3. Future Meetings 
   

3.1. 
   
Next Planning Commission Meeting: May 7, 2025 



5355 W. Herriman Main St. • Herriman, Utah 84096 
(801) 446-5323 office • herriman.org 

  
 

   
3.2. 

   
Next City Council Meeting: May 14, 2025 

 
 

4.  Adjournment  
 

 
 
 
In accordance with the Americans with Disabilities Act, Herriman City will make reasonable accommodation for participation in the 

meeting. Request assistance by contacting Herriman City at (801) 446-5323 and provide at least 48 hours advance notice of the meeting. 

 

ELECTRONIC PARTICIPATION: Members of the City Council may participate electronically via telephone, Skype, or other electronic 

means during this meeting. 

 

PUBLIC COMMENT POLICY AND PROCEDURE: The purpose of public comment is to allow citizens to address items on the agenda. 

Citizens requesting to address the Council will be asked to complete a written comment form and present it to the City Recorder. In 

general, the chair will allow an individual two minutes to address the Council. A spokesperson, recognized as representing a group in 

attendance, may be allowed up to five minutes. At the conclusion of the citizen comment time, the chair may direct staff to assist the 

citizen on the issue presented; direct the citizen to the proper administrative department(s); or take no action. This policy also applies to 

all public hearings. Citizens may also submit written requests (outlining their issue) for an item to be considered at a future council 

meeting. The chair may place the item on the agenda under citizen comments; direct staff to assist the citizen; direct the citizen to the 

proper administrative departments; or take no action. 

 

I, Jackie Nostrom, certify the foregoing agenda was emailed to at least one newspaper of general circulation within the geographic 

jurisdiction of the public body, at the principal office of the public body, on the Utah State Public Notice website 

www.utah.gov/pmn/index.html and on Herriman City’s website at www.herriman.org, 

 

Posted and dated this 24th day of April, 2025. /s/ Jackie Nostrom, City Recorder 
 

http://www.herriman.org
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S T A F F  R E P O R T

DATE: April 30, 2025

TO: The Honorable Mayor, City Council, and Planning Commission

FROM: Michael Maloy, City Planner

SUBJECT: Review and discuss potential updates to Herriman City regulations and policies 
relevant to public outreach, open houses, community meetings, and public hearing 
requirements for land use applications subject to compliance with the Utah Land 
Use Development and Management Act (LUDMA) and the Herriman City Land 
Development Code

RECOMMENDATION:

Staff recommends that the City Council and Planning Commission review and discuss the attached 
materials and provide direction to staff on potential regulatory and policy amendments (if any) 
consistent with the City’s statutory requirements and adopted objectives.

ISSUE BEFORE COUNCIL:

With the input of the Planning Commission, should the City Council direct staff to initiate and 
draft potential amendments to the Herriman City “Community Outreach Program” and other 
policies and regulations that require public notices?

BACKGROUND & SUMMARY:

On September 13, 2017, the Herriman City Council approved by resolution (R32-2017) the 
“Community Outreach Program” Policy that required all commercial and residential “Preliminary 
Subdivision Plat” and “Zoning Map Amendment” applications to be presented in a “Community 
Meeting” before the Planning Commission holds a public hearing on the land use applications (see 
Attachment A). In general, the purpose for requiring this additional step in the development review 
process was to:
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City Council & Planning Commission
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• Inform residents of the proposal before receiving a public hearing notice, and
• Facilitate direct conversations between the applicant and the affected Community 

regarding the proposal.

The observed benefits of the outreach policy have been:

• Increased community involvement, awareness, and understanding of development 
proposals and City regulations, and

• Improved quality and compatibility of proposals that addressed community concerns, and
• Reduced frequency, quantity, and extent of preferential or required plan modifications 

during the Planning Commission review process.

Policy Application. Initially, most proposals involved residential development. However, as 
commercial development increased, communities seemed less concerned with—and more 
accepting of—commercial development proposals, including commercial subdivisions. As such, 
“Community Meetings” for commercial proposals that were technically required to comply with 
the “Community Outreach Policy” but deemed “non-controversial” by the City were often not 
held; however, all land use applications that required public hearing notices were processed in 
compliance with Herriman City Code. Furthermore, most commercial development activities in 
Herriman are also within a vested MDA that do not require the additional “Community Meeting.”

Another modification to the administration of the Community Outreach Policy involved MDA 
amendments. In the past, minor MDA amendments were often deemed exempt from the 
Community Meeting process, although this was not expressly stated within the City Council’s 
policy. However, General Plan, Zoning Map, and significant MDA amendments have routinely 
been scheduled for Community Meetings by staff, which has been helpful in the public hearing and 
legislative amendment process.

Another change in the administration of the Outreach Policy was mandated by the Utah State 
Legislature when it adopted an amendment to the Land Use Development Management Act 
(LUDMA) that prohibits cities from requiring a “pre-application meeting” or “community 
meeting” prior to review by the “Land Use Authority”—which, in Herriman, is the Planning 
Commission—for any subdivision application. In fact, LUDMA no longer requires a public 
hearing or Planning Commission review for any subdivision application; however, municipalities 
may choose to require public hearings and specify the public hearing notice radius, which is 
currently 300 feet in the adopted Planning Commission Policy.

Policy Challenges. As briefly discussed in the previous section, the City has procedurally adapted 
the policy to satisfy regulatory requirements while striving to comply with the program's original 
intent. However, these administrative modifications have occasionally created confusion regarding 
procedural requirements. Furthermore, because of the reduced amount of land use applications 
being presented in “Community Meetings,” the City has not solicited the involvement of a resident 
facilitator; rather, City staff has been facilitating the Community Meetings with residents and 
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applicants. If the Council desires to update and continue the program, staff recommends the City 
solicit new (and re-engage any remaining) resident Community Facilitators for each community 
district.

Another challenge with the program is an insufficient number of interested volunteer facilitators 
for each community district. As such, some volunteer Community Facilitators have served more 
than one district. However, based on prior positive experience with volunteer neighborhood or 
community councils in other cities, Planning Department staff believes that low participation rates 
would likely improve with the following policy amendments:

• Regular Meeting Schedule. Require each Community to select a regular monthly meeting 
schedule that does not conflict with City Council, Planning Commission, or other 
Community Meeting schedules. Ideally, this would allow Community Facilitators—and 
other residents who desire to serve within their community—to reserve time on their 
calendars and proactively prepare for each monthly meeting.

• Meeting Location. Strive to host the regular Community Meeting within the boundaries 
of each designated Community, which proximity will facilitate attendance by interested 
residents. For example, a suitable location may be a private community clubhouse, a public 
or charter school, or a fire station. Suppose a suitable meeting space is not available for 
reservation to host a regular monthly meeting within the community. In that case, a room 
within City Hall may be reserved until an appropriate location becomes available 
(consistent with existing practice).

• Community Boundaries. If preferable or warranted, the number of recognized 
“Community Council” districts (currently seven) could be reduced and aligned with each 
City Council district. However, it should be noted that for understandable reasons, 
Community Councils generally function better when district boundaries align with natural, 
physical, or existing boundaries that are generally recognized within the community. It 
should also be noted that these boundaries may be changed by the City (over time) to meet 
the needs and level of engagement within each district.

DISCUSSION:

Policy Opportunity. In addition to the potential policy updates noted above, the Outreach Policy 
could expand its purpose to facilitate discussion of other community concerns that are not driven 
by (or separate from) a development proposal. For example, under the leadership of a Community 
Facilitator, with the support of a volunteer board within the district, a Community Meeting agenda 
may include:

1. Neighborhood Safety. The Community Meeting could host a representative from the 
Police Department or the Unified Fire Authority (UFA) to present a report on recent 
concerns or trends that impact public safety.

2. Meet the Candidate. A Community Council meeting is an excellent platform for 
incumbents or candidates for public office to present their platform, answer questions, and 
meet residents.
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3. Community Service. Each district could coordinate service opportunities to address 
identified neighborhood needs or issues within their boundaries or collaborate with other 
districts on larger projects.

4. Annual Block Party. To foster a “sense of community” and “community engagement” on 
a neighborhood level, a Community Facilitator, with the support of volunteer committee 
members, could plan, direct, and fund an annual “block party” within their neighborhood. 
Of course, the event would require City coordination of a temporary street closure permit 
or park reservation, but all other direct costs would be the responsibility of each 
Community.

5. Development Proposal Review. As per the current policy, the Community Facilitator 
would coordinate the presentation and discussion of a development proposal and record 
meeting notes for the Planning Commission and City Council consideration.

6. Other Concerns? Residents could identify neighborhood concerns at the “ground level” 
and coordinate the communication of these issues with the City (as needed).

Enhancement of the Community Outreach Program will foster opportunities for community 
engagement. Furthermore, engaged volunteers gain valuable experience with and understanding 
of municipal procedures, regulations, policies, and objectives, which may encourage further civil 
service, such as serving in an appointed or elected position within the City. Some of the 
opportunities listed above fall largely outside of the scope of the Planning Department and would 
include participation from other City Departments and would require budget allocations for staff 
time and resources, even if volunteers are recruited.

Clearly, fostering the opportunity for Community Facilitators to engage in other issues beyond 
development proposals will only succeed with the energy and commitment of residents interested 
in their and willing to serve their community voluntarily. And each community will engage 
differently, some more than others. However, not having a community outreach program will 
certainly reduce opportunities for citizen engagement, which is contrary to objectives within the 
City Council Strategic Plan (see Attachment B).

ALTERNATIVES:

Given the regulatory changes and administrative modifications of the Outreach Policy, staff 
recommends the City Council and Planning Commission review the policy and consider the 
following alternatives:

• Rescind Outreach Policy. With the input of the Planning Commission, if the City Council 
believes the objectives of the City and the interests of its residents and property owners are 
satisfied through compliance with the minimum requirements of the Utah State Code and 
the Herriman City Code, then the Community Outreach Policy may no longer be needed 
to achieve its original purpose.

• Update Outreach Policy. With the input of the Planning Commission, if the City Council 
believes the objectives of the City and the interests of its residents and property owners are 
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satisfied through compliance with the original intent of the Community Outreach Policy, 
staff recommends the City Council direct staff to draft an update that (1) complies with Utah 
Code, and (2) includes administrative modifications recommended by staff.

• Broaden Outreach Policy. With the input of the Planning Commission, if the City Council 
determines the objectives of the City and the interests of its residents and property owners 
may potentially be better served through a broader modification of the Community Outreach 
Policy, staff recommends the City Council direct staff to draft an update that (1) complies 
with Utah Code, and (2) includes administrative modifications recommended by staff, and 
broaden the scope of the policy to facilitate additional opportunities for citizen engagement.

• Public Hearing Notice Requirements. Along with updates to the Community Outreach 
Policy, with the input of the Planning Commission, if the City Council believes the 
objectives of the City and the interests of its residents and property owners may potentially 
be better served through amendments to the public hearing notice requirements for general 
plan amendments, zoning map amendments, and subdivision applications; staff recommends 
the Council direct staff to draft potential amendments to City Code and adopted policies for 
Planning Commission recommendation and City Council decision during future public 
meetings (when prepared for public review). Furthermore, related policies that require open 
houses, community meetings, or public notices may also warrant review and potential 
modification, such as the City Council’s Recreational Amenities Policy for public parks and 
the Planning Commission’s Administrative Referral Policy for specific land use 
applications, including minor commercial subdivisions.

STRATEGIC PLAN:

Many objectives within the Strategic Plan are directly or indirectly relevant to this agenda item; 
however, staff identified the following specific statements for consideration and reference:

• CE 2 – Promote trust in government. Promote genuine trust in government through 
transparency, accountability, and public engagement. This will be accomplished through 
open and accessible interaction; proactive communication and resident education; and 
courteous, responsive, and knowledgeable employees. 

• CE 2.1 – Engagement adaptation. Stay on the front edge of two-way City-resident 
engagement in practice and use of technology as trends and technology change. 

• CE 2.2 – Proactive communication. Ensure that all master plans, large-scale studies, and 
capital projects are communicated to the public through all appropriate platforms as 
necessary throughout all phases of the respective projects.

FISCAL IMPACT:

Whereas the agenda item is for discussion only, no immediate fiscal impact is associated with this 
item.
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Attachments:

A. Community Outreach Program Resolution
B. City Council Strategic Plan
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S T A F F  R E P O R T

DATE: April 18, 2025

TO: The Honorable Mayor, City Council, and Planning Commissioners

FROM: Blake Thomas, Community Development Director

SUBJECT: Discussion to Amend the Herriman City Code Section 10-12 Regarding 
Requirements to Add a New Commercial-Flex Zone – Blake Thomas, 
Community Development Director

RECOMMENDATION: 
Staff requests that the City Council and Planning Commission discuss this topic and provide 
recommendations and guidance regarding development standards and requirements for the new 
Commercial-Flex (C-F) Zone.

ISSUE BEFORE COUNCIL AND COMMISSION:
Should the Planning Commission and City Council consider creating an additional commercial 
zone to allow for Mini-Flex/Maker Space? If so, which development standards and requirements 
should be applied to the new commercial zone to promote the development of commercial parcels 
that have limitations currently hindering their development as successful commercial centers?

BACKGROUND/SUMMARY:
Herriman is becoming a desirable location for a variety of commercial users seeking new 
development opportunities. As undeveloped commercial land becomes scarce and redevelopment 
of existing commercial areas is imminent, it is important to ensure that permitted and conditional 
commercial uses in the city code align with the needs of the community and landowners. The 
City’s zoning map identifies specific properties that are designated for commercial uses. City code 
allows for a wide variety of commercial uses by including several separate zones where 
commercial uses are allowed.  These zones are identified as C-1, C-2, OP, RC, MU, MU-2, T-M, 
M1, and M-2, more specifically described below:

• C-1: Neighborhood Commercial
o Lower intensity commercial uses embedded into the neighborhood, resulting in 

minor impacts such as traffic and limited uses.
• C-2: Community Commercial
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o Traditional retail, typically associated with a center, more intense uses associated 
with increased traffic and a wide variety of uses.

• OP: Office Professional
o Business offices with limited commercial uses.

• RC: Resort Community
o Resort, recreation uses that are compatible with natural and scenic resources. 

Limited uses that are consistent with recreation.
• MU: Mixed Use

o Promote diversity of residential, office, and low-impact commercial uses. Usually 
used on larger parcels for a home and local business on the same lot.

• MU-2: Mixed Use 2
o Allows for the mixing of residential and non-residential uses on the same site and/or 

within the same building.  Usually more traditional commercial uses.
• T-M: Technology and Manufacturing

o Larger scale technology and manufacturing parks for research, development, office, 
light manufacturing, fabrication, and wholesale distribution.

• M-1: Manufacturing 1
o Lower intensity light manufacturing, fabricating, storage, warehousing, and 

wholesale distribution. Sexually oriented businesses are allowed in this zone as a 
conditional use.

• M-2: Manufacturing 2
o Higher intensity manufacturing that may require large areas that produce some 

noise or other byproducts.  Sexually oriented businesses are allowed in this zone as 
a conditional use.

Herriman also has a great number of home occupations mixed throughout all of the residential 
neighborhoods.  Occasionally, a home occupation outgrows the space needed to operate and must 
move to an actual “brick-and-mortar” location to continue growing. 

DISCUSSION:
There is a gap in the intensity of allowed uses between the C-2 Zone and the M-1 Zone. Several 
commercial developers have recently expressed interest in developing small scale light 
manufacturing/commercial (Mini-Flex or Maker Space) but do not wish to develop in the M-1, 
M-2, or T-M zones, which are the only zones where maker space is currently allowed per city 
code. These zones encourage larger scale development, not really consistent with the Mini-
Flex/Maker-Space concept. The Herriman NEXT General Plan supports the consideration of 
allowing a variety of commercial uses by identifying economic development policies and 
strategies to promote flexibility by responding to shifting trends, needs, and impacts.

Several properties in Herriman are zoned C-2 but have remained undeveloped, despite a growing 
demand for commercial use.  The development of these properties is restricted due to limitations 
including ease of access from a main roadway, limited visibility, irregular shape, and challenging 
topography. These properties are more suitable to be developed as Mini-Flex/Maker-Space rather 
than as C-2. 
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The Planning Commission and City Council may consider the creation of a new commercial zone 
in the code that would allow for Mini-Flex/Maker-Space use. It is understood that the minimum 
design requirements for this type of development would need to vary from traditional commercial 
development standards. Some important items that should be considered for design requirements 
include building materials, architectural elements, setbacks, and storage of equipment and 
materials on site.  Another consideration would be allowing indoor storage as an accessory use to 
a primary use of Mini-Flex/Maker Space.

  

ALTERNATIVES:
1. Provide input on specific standards and requirements for a new C-F Zone.
2. Choose to modify an existing zone and/or use table of uses to allow for Mini-Flex/Maker-

Space.
3. Not consider making any modifications to the city code regarding commercial uses.

COMPLIANCE WITH THE STRATEGIC PLAN:
This item helps address the following City’s Strategic Plan Goals:

• QL 2-Balanced Land Use - Consideration of private and public interests in land 
development.  Promote land uses that foster a positive community atmosphere and 
promote social mobility.

• CE 1 Business Development - Cultivate and environment allow for and supporting 
entrepreneurship, innovation, smart business development, and traditional retail and 
commerce.

• CE 1.1- Enact policies and programs that support local business development, growth, 
and retention.

FISCAL IMPACT:
Development of low-intensity commercial development will likely result in increased revenue to 
the City through property and sales tax and limited impacts to city expenditures for maintenance 
and enforcement.

ATTACHMENTS:
A. Herriman City Code Section 10-12: Commercial and Office Zones
B. Herriman Table of Uses from Code Section 10-16
C. Draft Outline for C-F Zone Amendment
D. Herriman City Zoning Map
E. Concept of Mini-Flex/Maker Space Development
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Commercial-Flex Zone (C-F Zone)

10-12-1: Purpose
C. C-F Zone:  The purpose of the C-F Zone is to provide areas in the city for a variety of 

commercial uses that include warehousing, light-manufacturing, entrepreneurship, 
reselling and retail.  This zone is intended to encourage commercial development in areas 
that may have limitations such as topography, access, irregular shapes, and visibility from 
major corridors. This zone is intended to create areas in the city where home occupation 
businesses can transition into a small commercial space, an option for existing small 
businesses to expand in the city, and create a maker space where businesses can 
collaborate with one another.

10-12-4: Uses Allowed

● There needs to be a statement that in the C-F Zone it is anticipated that there may be 
limited wholesale and enclosed warehousing activities associated with a Flex space.

The C-F Zone is designed to allow a variety of uses to support and create small business 
stability and growth within the city. The primary use is to support new business 
development and attract existing businesses into the city. Secondary uses may include 
limited wholesale, enclosed warehousing activity, and storage. The intent of storage paired 
with micro-flex is to allow the tenants additional space for materials and equipment as 
needed. See Uses Table for allowed uses.

10-12-5: Development Approval
• This section identifies 
C. This section identifies when a development in the zone is a conditional use regardless if it is 

a permitted use on the Table of Uses in Section 10-16.
a. C-1 is a conditional use for any development over21,000 sf
b. C-2 is a conditional use for any development over 1 acre.
c. C-F Zone: Development over ________ acres/sf is a conditional use?

10-12-6: Development Standards
What standards should be considered for the C-F Zone?

● Parking Requirements
o Two parking stalls required per storefront.
o Vehicles may temporarily park in front of doors designated for receiving or dropping 

off materials. The vehicle must be attended.

● No outside storage of vehicles or business equipment is allowed. 

● Landscaping
o Inside of micro-flex areas, there will be a considerable amount of truck traffic with 

the potential of equipment such as forklifts. Landscaping may need to be minimized 
to allow for maneuvering these vehicles.
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o Enhance the landscaping along the public facing sides of the building, especially at 
key entrance points.

● Architectural requirements
o We need to put just enough architectural requirements in to ensure a quality 

product that doesn’t require large costs to the developer.  Consider the following:

▪ Horizontal and vertical relief to avoid long flat roofs and walls.

● Massing and form: Consider angles, heights, and shapes to create 
visual interest.

● Projecting elements: Balconies, overhangs, awnings or other 
protruding elements to break up the facade and add depth.

▪ How often and where are variations required? A minimum of 60 feet to have 
an element change in either building height, massing, glazing or projection 
(subject to the design of the building). The key is to avoid long, flat building 
segments.

▪ Textures, Materials, Colors - At least 2 textures or material changes are 
required. A minimum of 2 colors are required. 

▪ Enhancements to identify public entrances

● Glazing, metal, other materials? 
Create a visual distinction for the entrance into the site through 
additional massing, glazing, and design elements that allow the 
tenant and customer to easily identify where to enter the site. 
Enhanced lighting elements and fixtures along with signage can be 
used to guide the user to the site entrance.

o Lighting
Lighting serves two purposes. One for safety and two as an architectural element in 
design. Both should be strategically considered to achieve these objectives. Ensure 
that lighting adjacent to residential uses does not impact those residential uses.

o Signing

▪ 10-15G: Major Corridor Sign Overlay Zone

● If the C-F Zone is created, we will need to add it to the list of zones 
where this overlay zone is applied.

● Allows for a 45’ tall sign, within 50’ of the State owned ROW.
o May not be within 500’ of another multi-tenant sign.

▪ May have two display faces with an active display of 
up to 500 sf and an inactive display up to 700 sf 
(combined active + inactive display cannot exceed 
800 sf).

● Additional Considerations for Micro-Flex
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o Uniform plaque for tenants mounted to the exterior of the 
wall will be allowed with the tenant’s logo and hours of 
operation (on the door).

o Fencing/Gated Access

▪ Gated Access is allowed. Parking for store fronts shall not be gated. All 
gated areas shall include acceptable access per the Fire Marshal.

▪ Follow city fencing guidelines (10-21: Fencing)

10-12-7: Other Applicable Regulations
A. Should a minimum area requirement be established?

a. C-1, C-2 do not have a minimum area requirement.
b. Research shows that the smallest Micro-Flex space is 0.5 acre.

B. Setbacks
Zone Front Yard Side Yard Rear Yard
C-F 20’, except as 

follows:
10’ along a 
collector or 
arterial street.

Adjacent to Agricultural or 
Residential Zone boundary: 15’ 
plus 1’ for every 1’ of building 
height above 25’

Adjacent to Agricultural or 
Residential Zone boundary: 
30’, except as follows:
10’ for accessory uses plus 
1’ for every 1’ of building 
height above 25’ (see PC 
exception)

PC exception: Planning Commission may approve a 10’ rear yard setback for buildings 
over 25’ in height if the building is adjacent to two collector or arterial roadways and/or 
adjacent topography results in the perceived building height being less than the actual 
building height from the adjacent property.

C. Maximum Building Height:
a. C-1 is 35’, C-2 is 45’
b. 35’ for Primary Use, Planning commission may approve up to 45 feet for an 

accessory use based on proximity to residential development and site topography.
D. Maximum Building Lot Coverage:

a. C-1 and C-2 allow 60% of lot. T-M allows 70%, M-1 and M-2 allow 80%.
b. C-F could allow up to 70% due to reduced parking requirements and requiring all 

material and equipment to be stored inside.

10-16-1: Uses
Permitted: Animal care service, business equipment rental and supplies, business services, 
construction sales and service, data center, media service, medical or dental laboratory, printing 
services, repair service, research service, retail general, vehicle and equipment rental, vehicle 
repair (limited), wholesale and warehousing (limited), light manufacturing and assembly (limited). 

Conditional: Warehouse, self service (accessory use to a primary permitted use only)

New uses to add to table: 
• Indoor self storage
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• Assembly of goods
• Commissary
• Printing distribution
• Reselling
• Car detailing, 
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