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HIGHLAND CITY

HIGHLAND PLANNING COMMISSION MINUTES
TUESDAY, September 23, 2025
Highland City Council Chambers, 5400 West Civic Center Drive, Highland Utah 84003
Approved October 28, 2025

VIRTUAL PARTICIPATION
@ YouTube Live: http://bit.ly/HC-youtube

L) Email comments prior to meeting: planningcommission@highlandcity.org

7:00 PM REGULAR SESSION

Call to Order: Chair Chris Howden

Invocation: Commissioner Sherry Kramer

Pledge of Allegiance: Commissioner Jerry Abbott

The meeting was called to order by Commissioner Chris Howden as a regular session at 7:00 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 Kramer and those in attendance were led in the Pledge of Allegiance by Commissioner
Abbott.

PRESIDING: Commissioner Chris Howden

COMMISSIONERS

PRESENT: Jerry Abbott, Tracy Hill, Sherry Kramer, Debra Maughan, Trent Thayn, Wesley
Warren

CITY STAFF PRESENT: Assistant City Administrator/Community Development Director Jay Baughman,
City Attorney/Planning & Zoning Coordinator Rob Patterson, Deputy Recorder
Heather White

OTHERS PRESENT: Jon Hart, Sam Taylor Landmark Design Representative, Sean Elliot Hales
Engineering Representative

1. UNSCHEDULED PUBLIC APPEARANCES

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

None was given.

2. CONSENT ITEMS

Items on the consent agenda are of a routine nature. They are intended to be acted upon in one motion.
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Items on the consent agenda may be pulled for separate consideration.

a. Approval of Meeting Minutes — July 8, 2025 Heather White, Deputy City Recorder

b. Approval of Meeting Minutes — July 22, 2025 Heather White, Deputy City Recorder

c. Approval of Meeting Minutes — August 26, 2025 Heather White, Deputy City Recorder

Commissioner Howden mentioned a typo where a “he” should have been a “she” in the July 8" meeting minutes.

Commissioner Maughan MOVED to approve the July 8 with edit, July 22, and August 26, 2025 meeting minutes.
Commissioner Hill SECONDED the motion. All present were in favor. The motion carried unanimously.

3. DISCUSSION ITEMS

Items in this section are for discussion and direction to staff only. No final action will be taken.

a. ACTION: PH - Highland City General Plan Update, Presentation of Draft — General Plan
Amendment (Legislative)
Rob Patterson, City Attorney/Planning & Zoning Administrator, Jay Baughman, Assistant
Administrator/Community Development Director
The Planning Commissioner will receive and begin review of the draft comprehensive update
amendment to Highland City’s General Plan.

Mr. Patterson explained that the general plan was an advisory guide. He said the current plan was last adopted in
2008 and needed to be updated. He talked about the combined meetings, field trips, public comment
opportunities, and other ways the city prepared to update the general plan.

Sam Taylor presented an overview of the proposed general plan update which included land use, water use and
preservation, classification and service levels for parks, and environment and sustainability. Sean Elliot with
Hales Engineering reviewed highlights of transportation and roads.

Commissioner Howden asked that the area west of the church on 11200 North not be shown as mixed use.
Commissioner Kramer asked about the area south of Ridgeview. Mr. Taylor explained that it was State trust land.
He did not know of any future plans.

Commissioner Howden encouraged commissioners to review the proposed document. Comments needed to be

submitted by October 16™ using an editable .pdf or via email. Residents were encouraged to submit comments via
email.

4. COMMUNICATION ITEMS

Communication items are informational only. No final action will be taken.

The planning commission reviewed future meeting dates.

ADJOURNMENT

Commissioner Maughan MOVED to adjourn the meeting. Commissioner Hill SECONDED the motion. All were in
favor. The motion carried.
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The meeting ended at 7:43 pm.

I, Heather White, Deputy Recorder, hereby certify that the foregoing minutes represent a true, accurate and complete record of the meeting
held on September 23, 2025. The document constitutes the official minutes for the Highland City Planning Commission Meeting.
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Welcome to the Highland m
Planning Commission Meeting TN

September 23, 2025 7:00 PM REGULAR SESSION

Please Sign the Attendance Sheet

CONSENT ITEMS

2a. Approval of Meeting Minutes: July 8, 2025 (City
Council/Planning Commission General Plan Workshop
Meeting) General City Management

2b. Approval of Meeting Minutes: July 22, 2025 General City
Management

+ Please state your name cle b
« Limit your comments to three (3) minutes.

2c.  Approval of Meeting Minutes: August 26, 2025 General
City Management

General Plans Generally

» Utah Code 10-9a-401: To accomplish the purposes of
this chapter, a municipality shall prepare and adopt a

HIGHLAND CITY GENERAL PLAN comprehensive, long-range general plan for:
COMPREHENSIVE UPDATE - — (a) present and future needs of the municipality; and
PRESENTATION OF DRAFT — (b) growth and development of all or any part of the land

/Pl is/ati within the municipality.
General Plan Amendment (Legislative) Utah Code 10-9a-302: “(1) The planning commission

shall review and make a recommmendation to the
legislative body for: (a) a general plan and
amendments to the general plan;”
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General Plans Generally

* Many optional elements - almost anything the city
wants can be put into a general plan

* 4 required elements
— Land use - future land plan, projections and standards for
population density and building intensity
— Transportation - existing and proposed streets, connections
between different uses

— Water - impacts on water demand and infrastructure,
methods of reducing water use for future and existing
development, opportunities to reduce water waste

— Moderate income housing - adoption of at least 3 strategies
and implementation plans for the strategies

Background

City’s current general plan was adopted in 2008

— Amended in part several times to address transportation
issues, parkway detail updates, and moderate income
housing strategies as required by state law

2023-24 - RFP issued and proposals received for

consultants to assist the City in comprehensively

updating its general plan

April 2024 - Landmark Design, with LRB and Hales

Engineering, chosen as the City’s consultants

City Leadership Workshops - 2025

CC/PC - January 2025 - draft vision statement, guiding
principles, and future land use

CC/PC - March 2025 - Water element
CC/PC - April 2025 - Transportation
CC/PC - May 2025 - Land use

CC/PC - June 2025 - Land use & economic
development

CC/PC - July 2025 - Land use & housing; public
facilities and services

CC/PC - Aug 2025 - Parks, recreation, and trails

09/23/2025

General Plans Generally

* UCA 10-9a-405 “Except as provided in Section 10-9a-406,
the general plan is an advisory guide for land use decisions,
the impact of which shall be determined by ordinance.”

— General plan is not zoning

— General plan does not give anyone entitlement to develop or build
UCA 10-9a-406: “After the legislative body has adopted a
general plan, no street, park, or other public way, ground,
place, or space, no publicly owned building or structure, and
no public utility, whether publicly or privately owned, may be
constructed or authorized until and unless it conforms to the
current general plan.

Information Gathering & Qutreach - 2024

May 2024 - Website and social pinpoint launched
June 2024 - CC, PC, staff, & consultants field trip

Aug & Oct 2024 - Resident advisory board meetings
Sept & Oct 2024 - General plan open houses

Boards and booths at city events (open house in may,
Fling) and city hall/library

2024 Resident survey - included questions on

Longhorn property, future use of residential lots on SR-
92, density for senior housing, detached ADUs, flag lots

Draft General Plan

* General Plan
— Introduction, History, and Context
—Land Use & Placemaking (Required)
— Transportation (Required)
— Housing (Required)
— Water Use & Preservation (Required)
— Parks, Open Space, Trails & Recreation (Optional)
— Environment & Sustainability (Optional)
— Public Facilities and Services (Optional)
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Draft General Plan What now?
* Appendices * Goal is to have Planning Commission make a
— Appendix A: Engagement Report recommendation during Oct 28 meeting
— Appendix B: Existing Conditions (Demographics) » Please review and provide feedback to staff and
— Appendix C: Economic Development Analysis entire Commission by Oct 16
* Transportation Master Plan — Minor changes (typos, grammar, clarity) staff will
automatically incorporate into plan

— Major changes (visions, recommendations, goals,
implementation strategies) will be incorporated if 4
commissioners voice support by email, otherwise
changes will be presented for discussion on Oct 28

PLANNING COMMISSION AND
STAFF COMMUNICATION ITEMS

a. Future Meetings and Events
« O r 7, Ci uncil, 6:00 PM

» Public He

* November 18 00 PM City Hall

:00 PM City Hall
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Highland City
General Plan
Update

Presentation of Draft

General Plan
2025

Asoptes oute

PLANNING COMMISSION

09/23/2025

HIGHLAND CITY

Role of the General Plan

A general plan is an advisory guide to land use decisions.
It describes where you are, where you want to be, and
how you will get there.

A general plan does NOT create regulations or
requirements but may recommend new policies or
strategies as implementation strategies.

Under state law, public infrastructure cannot be authorized
or constructed if it does not conform to the general plan.

HIGHLAND CITY

Highland’'s General Plan “Elements”
or Chapters

blue = required by state code

CHAPTER 1: Introduction

CHAPTER 2: Land Use & Placemaking

CHAPTER 3: Transportation

CHAPTER 4: Housing

CHAPTER 5: Water Use & Preservation

CHAPTER 6: Parks, Open Space, Trails & Recreation
CHAPTER 7: Environment & Sustainability
CHAPTER 8: Public Facilities & Services

09/23/2025

If you fail to plan, you
JELRCREN

Requirements

Utah code allows for general plans to contain any elements which
the City feels are appropriate. Per Utah state code, there are four
sections that are required:

1. Land Use

2. Housing

3. Transportation

4. Water Use & Preservation

HIGHLAND CITY

(General) Anatomy of a Chapter

+ Introduction/resident insights
« Define the current conditions
« Describe desired future conditions

+ Outline the path to move towards those desired conditions

HIGHLAND CITY
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HIGHLAND CITY

Appendices

o0 w >

. Engagement Summary Report
. Existing Conditions Report (LRB)
. Economic Development Analysis (LRB)

. Transportation Master Plan (Hales)

CHAPTERT:
Introduction

INTRODUCTION

HIGHLAND CITY

Sets the stage for the General
Plan

Outlines the purpose of the plan

Establishes the context for the
plan update

Provides an overview of
community engagement
efforts

09/23/2025
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HIGHLAND CITY

Guiding Principles for Using the Plan
(found in Chapter 1)

« A Unified Vision: All elements of the plan are
interconnected. Progress in one area should support the
goals of another.

+ ALiving Document: The plan is a flexible guide, not a rigid
set of rules. It is meant to be adapted and updated to
reflect the community’s evolving needs.

+ Policy Recommendations: The goals and strategies within
this plan are policy recommendations. They provide a
framework for future decisions and actions that align with
the community’s vision.

LAND USE &
PLACEMAKING

* required by state code

*CHAPTER 2: Land Use
& Placemaking

Updated future land use vision

Balances Highland’s low-
density, open-space character
with thoughtful, incremental
growth

Focuses on residential infill

Reinforces the Town Center as
the heart of the community

Emphasizes intentional
placemaking

Land Use Vision Components

81|

1. Incremental Residential Infill

2. The Heart Of Highland
3. Placemaking

10

HIGHLAND CITY

Sample Future Land Use Description

RESIDENTIAL USES

Purpose &
Character

Proterred
Land Uses

Low-Bensity Single-Family Homes:
Medium-Density Single-Family Momes: Ty

Open Space Residential
Senlor-Frisndly Housing: O

Educational and Civic Uses: integrat
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HIGHLAND CITY

Future Land Use
e

EOTe

13

*CHAPTER 3:
Transportation

TRANSPORTATION

* required by state code

15

*CHAPTER 4: Housing

HOUSING

* required by state code

17

Snapshot of the new 2025
Transportation Master Plan
(TMP)

High-level overview, not a full
technical document

Describes current transportation
conditions

Identifies proposed projects
Highlights key improvements and
strategies

Refers readers to the TMP for
detailed analysis, policies, and

implementation steps

Vision for providing housing
options for different life stages
(Highland lens is critical)

Builds on existing strategies

o Opportunities for detached
accessory dwelling units
(ADUs)

Targeted residential zoning
in commercial and mixed-use
areas

Supports development of
senior housing projects

14

Transpor
Master Plan

16

*CHAPTER 5: Water Use
& Preservation

Meets new legislative
requirements:
Effect of permitted development on
water demand
Method: te nd
chaice s E umption for future
WATER USE &
PRESERVATION > Method: c ater demand

nd p

* required by state code

18
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WATER-CONSERVING PRACTICES & STRATEGIES ss

" . Caspter 2
Envirament & Suitainsbity

CHAPTER 6: Parks,
Open Space, Trails &
Recreation

PARKS, OPEN SPACE,
TRAILS & RECREATION

19

20

09/23/2025

Vision for a high-
space, trails,

Trail connectivity and safety

Protect valued open sp

Emphasizes maintenance-firs
strategies

Partnerships to strengthen
community life

Leverage low-cost strategies to
improve re reation opportunities

SPDATED PARK CLASSIFICATIONS

Chrpter 2 Lang Ure &
. ' categon

M st Pochan) Pacns

FIGHI 4.1 1098 (STALATD LIEL 84 S0 1)

.

All Parks: Service
Area Gaps

21

22

HIGHLAND CITY

Existing & Proposed
Trails

o

CHAPTER 7:
Environment &
Sustainability

ENVIRONMENT &
SUSTAINABILITY

23

24

Overview of Highland's
environmental setting and natural
hazards

Suggests practical strategies for
susta le development

Benefits of protecting sensitive lands,
and wildlife

Suggests locally appropriate
approaches to increase community
resilience
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CHAPTER 8: Public
Facilities & Services

Vision for safe, resilien
connected public sen

g existing
infrastructure and allocating
resou trategically

Ry
PUBLIC FACILITIES
& SERVICES +  Empha: artnerships and fiscal
udence to ensure high-quality
servic for current and future
residents

25

Identifies recommendations
for:

Utilities and infrastructure

Institutions - library,
community center, rec

Public Safety

Recycling and other
resource conservation

COMMUNITY INSTITUTIONS

27

Thank you

26

Anticipated Next Steps

* Today: Planning Commission Discussion

* October 16th: Submittal deadline for comments, changes,
revisions, or additions to the draft

¢ October 28th: Public Hearing/Planning Commission
Formal Recommendation

HIGHLAND CITY
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