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HIGHLAND CITY

HIGHLAND PLANNING COMMISSION AGENDA

TUESDAY, MAY 26, 2026
Highland City Council Chambers, 5400 West Civic Center Drive, Highland Utah 84003

VIRTUAL PARTICIPATION
o YouTube Live: http://bit.ly/HC-youtube
23 Email comments prior to meeting: planningcommission@highlandut.gov

7:00 PM REGULAR SESSION
Call to Order: Chair Christopher Howden
Invocation: Chair Christopher Howden
Pledge of Allegiance: Debra Maughan

1. UNSCHEDULED PUBLIC APPEARANCES
Anyone may share information with the City Council. If your comments require a response, staff or an
Elected Official will contact you. Please limit your comments to three minutes per person. Please state
your name.

2. CONSENT ITEMS

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

a. Approval of Meeting Minutes - April 28, 2026
Heather White, Deputy City Recorder

3. ACTION ITEMS

Items in this section are to be acted upon individually by the City Council. A report will be given on
these items.

a. ACTION: Highland Mains Office Building Architecture Approval Land Use (Administrative)
Rob Patterson, City Attorney/Planning & Zoning Administrator
The Planning Commission will review the proposed architecture of an office building within Highland
Mains in the CR Zone.

b. PUBLIC HEARING/ORDINANCE: Highland Mains Signage - Development Agreement
Amendment Land Use (Legislative)
Rob Patterson, City Attorney/Planning & Zoning Administrator
The Planning Commission will hold a public hearing to consider a proposed amendment to the
legislative development agreement for Highland Mains related to signage.

c. PUBLIC HEARING/ORDINANCE: Amendments to Process for Approving New Business
Use Development Code Update (Legislative)
Rob Patterson, City Attorney/Planning & Zoning Administrator
The Planning Commission will hold a public hearing to consider amendments to the process by which
a new business use may be permitted within a zone.
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d. PUBLIC HEARING/ORDINANCE: Planning Commission Requirements
Amendments Development Code Update (Legislative)
Rob Patterson, City Attorney/Planning & Zoning Administrator
The Planning Commission will hold a public hearing to consider amendments to the regulations and
requirements that govern the Planning Commission to conform to new state law.

4. COMMUNICATION ITEMS

Items in this section are for notification and update. No final action will be taken.

ADJOURNMENT

In accordance with Americans with Disabilities Act, Highland City will make reasonable accommodations to
participate in the meeting. Requests for assistance can be made by contacting the City Recorder at (801) 772-
4505 at least three days in advance of the meeting.

ELECTRONIC PARTICIPATION
Members of the Planning Commission may participate electronically during this meeting.

CERTIFICATE OF POSTING

I, Rob Patterson, City Attorney/Planning & Zoning Administrator, certify that the foregoing agenda was 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.highlandut.gov).

Please note the order of agenda items are subject to change in order to accommodate the needs of the Planning
Commission, staff and the public.

Posted and dated this agenda on the 21 day of May, 2026 Rob Patterson, City Attorney/Planning
& Zoning Administrator

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

HIGHLAND PLANNING COMMISSION MINUTES
TUESDAY, APRIL 28, 2026
Highland City Council Chambers, 5400 West Civic Center Drive, Highland Utah 84003

Awaiting Formal Approval

7:00 PM REGULAR SESSION

Call to Order: Vice Chair Trent Thayn

Invocation: Commissioner Debra Maughan

Pledge of Allegiance: Commissioner Wesley Warren

The meeting was called to order by Planning Commission Vice Chair Trent Thayn 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 Maughan and those in attendance were led in the Pledge of
Allegiance by Commissioner Warren.

PRESIDING: Planning Commission Vice Chair Trent Thayn
COMMISSIONERS
PRESENT: Jerry Abbott, Sherry Kramer, Debra Maughan, Audrey Moore, Wesley Warren

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

OTHERS PRESENT: Jarrod Hart, Liz Rice, Tyler Leifson

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.
Items on the consent agenda may be pulled for separate consideration.

a. Approval of Meeting Minutes — March 31, 2026 General City Management
Heather White, Deputy City Recorder

Commissioner Krammer asked for the following correction: “3k. iii) setback limit — Use existing code for
accessory structures — 10/15°”
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Commissioner Warren MOVED to approve the March 31, 2026 meeting minutes as edited. Commissioner
Maughan SECONDED the motion. All present were in favor. The motion carried.

3. ACTION ITEMS

Items in this section are to be acted upon by the city council. A report will be given on these items.

a. PUBLIC HEARING/ORDINANCE: Midtown National Group, Highland Mains Sign
Amendment - POSTPONED

b. PUBLIC HEARING/ORDINANCE: Detached ADU Ordinance Development Code Update
(legislative)
Rob Patterson, City Attorney/Planning & Zoning Administrator
The Planning Commission will hold a public hearing to consider amendments to the Development
Code to allow detached accessory dwelling units.

Mr. Patterson explained that state legislature mandated that all cities adopt an ordinance to allow DADUs
(detached accessory dwelling units) within certain restrictions. It allowed some regulations to be adopted by the
city. He explained that the draft ordinance incorporated DADUSs into the existing ADU (accessory dwelling
unit) framework. It provided general regulations for both ADUs and DADUs where they overlapped, provided
separated regulations where they differed, and updated definitions.

Commissioner Moore arrived at 7:09 PM.

Mr. Patterson reviewed general regulations and requirements for ADUs. He pointed out regulations mandated
by the state. He mentioned that city police and fire safety personnel, as well as some residents, were in favor of
separate addresses for ADUs. Mr. Patterson explained that accessory buildings could not be built without
utilities and they could not be lived in unless they met specific regulations for a dwelling space. He said
property owners would need some kind of denotation to separate different units, i.e. Unit A, Unit B, etc. He
explained that a notice would be recorded with the property designating an approved ADU with different unit
addresses. Mr. Patterson explained that state law allowed DADUs on lots with 11,000 sf or more. It also
permitted existing accessory buildings to be converted to DADUs as long as it conformed to current building,
fire, and other safety codes. Mr. Patterson talked about existing building setbacks.

Commissioner Kramer said she thought a lot about setbacks since the last meeting. She thought DADUs should
have different setbacks than regular accessory structures because they were a different use. She thought DADUs
needed a larger setback. Commissioner Abbott agreed and thought that a livable space should abide by house
setbacks. Mr. Patterson talked about setbacks within different residential zones. He mentioned that any attached
unit had to meet the same regulations for the house. Commissioner Moore mentioned that she had stayed in
DADU s built on property fence lines that looked into windows of neighboring houses. She thought smaller
setbacks would undo the feel within Highland. She agreed that DADUs should follow codes for each
neighborhood.

Commissioner Thayn thought differently. He was concerned that existing setbacks could eliminate a lot of
opportunities for residents. He was concerned about people being so close they could look in windows but
wondered if it could be avoided with design. He wanted to see a practical example of how different setbacks
impacted different sized lots. He wondered how many lots would not be eligible for ADUs due to specific
setbacks. Commissioner Thayn mentioned that the original intent of ADUs was to give an option to residents
who wanted to stay in Highland as they got older. He was concerned that opportunity would be eliminated for a
Highland Planning Commission Minutes ~ April 28, 2026

Page 4 of 108



lot of residents if size and location were limited. The commissioners discussed which residents might be
interested in ADUs and different uses for it. A couple commissioners talked about their experience living in
larger cities and thought it was important to keep the integrity of Highland. They considered how different lot
sizes might be affected and how side setbacks might impact neighbors. They discussed rear setbacks for lots
that backed trails. They talked about enforcement of setbacks and other regulations. Commissioner Moore
thought ADUs and DADUs would be the new form of building within Highland because the city was almost
built out. She mentioned that it was currently happening illegally and wondered how to do something that was
enforceable and understandable. The planning commission considered how the changes would impact neighbors
of ADUs.

Commissioner Thayn stressed the value of having a practical example of how regulations might apply to
different lots. He talked about setbacks versus having the ability to put a DADU in the best location for the lot.
He did not want to force residents to build DADUs where it was not esthetically pleasing.

The planning commission discussed living area of DADUs. Commissioner Thayn preferred to have a maximum
of 1,500 sf for himself but agreed that rentals could be smaller. Commissioner Abbott explained that he
currently sold 1,200 sf homes. He was concerned that 1,500 sf DADUs would look like another house on a lot,
but wondered if a larger DADU might look proportional on a two-acre lot. The planning commissioners
discussed the importance of DADUs looking proportional on each lot. They discussed the need to ensure that
city utilities could support potential DADUs.

Commissioner Thayn opened the public hearing at 8:16 PM and called for public comment.

Resident Liz Rice said she was not representing the council. She said she spoke with many residents. She said a
true mother-in-law apartment was about 1,000-1,250 sf. She wanted to make sure there were no prefabricated
trailers or tiny houses on wheels. She talked about a rehab unit within the city on a 1 %2 acre lot. They had
enough room on the property to build another rehab unit behind the existing structure. She wondered if a pool
house could be converted to a DADU. She thought 1,500 sf was too large. She wanted people to understand that
building a DADU would increase property taxes. The parking regulations concerned her because most residents
had more than one car. Ms. Rice said DADUs would put a strain on city utilities. She voiced concern with
DADUs being too close to neighbors and liked having setbacks the same as the house.

Resident Tyler Leifson thought DADUs would apply more to bigger lots and did not think there was much
difference between a 10 or 15 ft setback. He liked the proposed maximum square footage of living space. He
was in favor of having allowable square footage and setbacks applicable to lot size. He agreed with not
restricting DADUs to the point where no one could build them.

Commissioner Thayn closed the public hearing at 8:25 PM and asked for additional discussion.

The commissioners said it was important that new regulations not encroach on existing setbacks. They were
concerned about impacts on neighbors. They agreed that the following DADU regulations should be included in
code:

- Building setbacks required to match setbacks for the main dwelling

- Single-story above ground DADUs with a height not to exceed 15 ft could have a rear setback of 20 ft

- Not to exceed the height of the home

- Lots one acre or more — 1,500 ft maximum living space as regulated by percentage of lot coverage

- Lots less than one acre — 1,250 maximum living space as regulated by percentage of lot coverage

- Not permitted to be built between the main dwelling and property line

- One parking space for DADUEs less than 650 sf

- Two parking spaces required for DADUs 650 sf or larger

Commissioner Abbott MOVED that the Planning Commission recommend that the City Council adopt the
Highland Planning Commission Minutes ~ April 28, 2026
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proposed regulations related to detached accessory dwelling units, incorporating the changes and
specifications agreed to by the Planning Commission.

Commissioner Moore SECONDED the motion.

The vote was recorded as follows:

Commissioner Jerry Abbott Yes
Commissioner Christopher Howden Absent
Commissioner Debra Maughan Yes
Commissioner Audrey Moore Yes
Commissioner Trent Thayn Yes
Commissioner Sherry Kramer Yes
Commissioner Wesley Warren Yes

The motion carried 6:0

c. PUBLIC HEARING/ORDINANCE: Setbacks for Covered Patios and Decks Development Code
Update (Legislative)
Rob Patterson, City Attorney/Planning & Zoning Administrator
The Planning Commissioner will hold a public hearing to consider amending the Development
Coide to treat decks and covered patios as accessory buildings, even if attached to the house.

Mr. Patterson explained that the city council requested that staff present options to consider changing the
setbacks for decks and covered patios from the home setback to the accessory building setback. He said
attached decks or covered patios were generally subject to home setbacks. He said there was an exception if the
patio was cantilevered; if a roof structure was built without supporting beams, then it was not considered part of
the home. The proposed amendment considered decks or covered patios as accessory structures if they complied
with accessory structure regulations, including setbacks, height, and lot overage. He presented three different
options:

1. Deck is fully open except against the home. No walls, screens, lattice work

2. Require 66 % open on all sides except against the home — lattices, open style trailing, and fences

3. Allow one enclosed wall in addition to side against home, other sides open per option 1

Mr. Patterson said anything that was movable would not count as a wall and explained that sides not bordering
the house would have to be open as defined by code. He said it was mostly a rear setback issue.

Commissioner Warren said he recently finished an outdoor patio for his house. He talked about the wind in
Highland and said it would have been nice to have a wind-breaking wall. He thought Option 2 made sense
because it maintained the structure as a patio but also gave ability to control weather as well as maximize the
outdoor space. Commissioner Abbott liked Option 2 for main level only. Others agreed and discussed how
second floor decks would impact neighbors more. The planning commission discussed how the proposed code
would impact walkout basements. They determined that no covering could exceed the top of the first level.

Commissioner Trent Thayn opened the public hearing at 9:06 PM and called for public comment.

Ms. Rice wondered if deck size would be grandfathered if she replaced her deck and only put back what was
already there. Mr. Patterson explained that if the deck was originally built according to code, then it could be
maintained and replaced with the same footprint. If it wasn’t originally built to code it would need to be brought
to code when replaced or changed.
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Commissioner Trent Thayn closed the public hearing at 9:08 PM and called for a motion.

Commissioner Abbott MOVED that the Planning Commission recommend that the City Council adopt Option 2
only for the main level.

Commissioner Warren SECONDED the motion.

The vote was recorded as follows:

Commissioner Jerry Abbott Yes
Commissioner Christopher Howden Absent
Commissioner Debra Maughan Yes
Commissioner Audrey Moore Yes
Commissioner Trent Thayn Yes
Commissioner Sherry Kramer Yes
Commissioner Wesley Warren Yes

The motion carried 6:0

4. COMMUNICATION ITEMS

Items in the section are for notification and update. No final action will be taken.

The planning commission reviewed upcoming meetings and thanked Mr. Patterson for all his work.

5. ADJOURNMENT

Commissioner Maughan MOVED to adjourn the meeting. Commissioner Warren SECONDED the motion. All
present were in favor. The motion carried.

The meeting ended at 9:10 pm.

I, Heather White, Deputy City Recorder, hereby certify that the foregoing minutes represent a true, accurate and complete record of the
meeting held on April 28, 2026. The document constitutes the official minutes for the Highland City Planning Commission Meeting.
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PLANNING COMMISSION
'AO'/‘ AGENDA REPORT

HIGHLAND CITY ITEM #3a
DATE: May 26, 2026
TO: Planning Commission
PREPARED BY: Rob Patterson, City Attorney/Planning & Zoning Administrator
SPONSORED BY:  Adam Orme & Drew Parcell
SUBJECT: Highland Mains Office Building Architecture Approval
TYPE: Land Use (Administrative)
PURPOSE:

The Planning Commission will review the proposed architecture of an office building within Highland
Mains in the CR Zone.

STAFF RECOMMENDATION:
Staff recommends that the Planning Commission approve the proposed architecture and design for the
office building to be located on Lot 3 of the Highland Mains development.

PRIOR REVIEW:
No specific prior review by the Commission.

BACKGROUND & SUMMARY OF REQUEST:

The City entered into an agreement for the development of the Highland Mains (Highland Marketplace,
as it was originally called) project located on the north-west corner of SR-92 and Alpine Highway in
2007. Pursuant to that original agreement and the CR Zone, the lots fronting on the highways were
developed. In 2022, the City approved an amendment to the commercial subdivision plat and an
amendment to the original development agreement to reconfigure the interior lots, building pads, and
future development. With the 2022 changes, the project became known as Highland Mains.

In the 2022 agreement, the City approved a layout for the development of the interior lots that
contemplated a two-story fitness/office building with a 32,500 square foot footprint and a total area of
~65,000 square feet on lot 3 of the commercial subdivision, which is the north-east corner lot just south
of the church parking lot. The City also approved a conceptual building architecture design for the office
in that location, contemplating large storefront windows and a large, single entrance feature. Both of
these approvals are included with this report.

Drew Parcell seeks to develop lot 3 and the two-story office building. His proposed building design is
somewhat different than the original concept plan, in that it contemplates additional entrances to
facilitate multiple tenants, and has increased horizontal and vertical variety and increased variety in
materials. The applicant, in their application, described the project as follows:

This project consists of constructing a new two-story office building generally similar in size and
scale to the office building originally approved as part of the Highland Mains development.
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However, this proposed building is designed as a multi-tenant office condominium project rather than
a single-user office building and will utilize updated building elevations different from the original
approval.

The design team has maintained the overall “Modern Mountain” architectural character established
within the Highland Mains retail development while adapting the building layout and functionality to
support a mix of office condominium ownership and leasable office space. The project includes
fourteen (14) smaller office condominium units, each approximately 2,600 square feet and intended
for individual ownership, along with one larger office condominium suite centered around a
prominent south-facing main entrance. The larger office suite will contain approximately 30,000
square feet of leasable office space.

The 2022 First Amendment to the Development Agreement provides in paragraph 9, "In the event that
the Developer proposes a deviation from the Architectural Themes set forth in this Agreement as
determined by staff, the general guidelines of the City's CR Zone shall govern, subject to review and
approval by the Planning Commission." Accordingly, the Planning Commission is the land use authority
for building architecture that differs from the conceptual architecture themes approved in the
development agreement.

STAFF REVIEW & PROPOSED FINDINGS:

Per the development agreement, the City is to use the architectural design guidelines in the CR zone,
found in section 3-4370, to review a new proposed architecture and design. Those guidelines primarily
focus on prohibited materials and designs, none of which are incorporated into the proposed building
architecture. Subsection 2(c) requires up to 3 different siding materials, which the building has (wood,
stone, and architectural black-finished metal. The section generally requires the architecture to be
consistent with community design goals and architecture elements found in Highland. The proposed
design aligns, in staff's opinion, with the Highland Mains development and architecture themes
approved in the First Amendment to the Development Agreement. The proposed building also designed
to not exceed 31,500 square feet per floor (interior dimensions), for a total building size of ~63,000
square feet.

Accordingly, staff recommends approval of the building design and recommends the following findings:

1. The Planning Commission is the land use authority per section 9 of the 2022 First Amendment to
Development Agreement.

2. Because the proposed building is part of the Highland Mains project, the community character,
quality, and architectural elements to be applied to review of the building architecture, as
required by HDC 3-4370(1), is that of the Highland Mains project.

3. The proposed building architecture is consistent with the character, quality, and architectural
elements of the Highland Mains project, in that it incorporates earth-tone coloration and
mountain tonality and materials similar to those used in the architecture themes and buildings of
the Highland Mains project (wood, stone, metal).

4. The proposed building architecture does not contain any prohibited materials or designs as
outlined in HDC 3-4370(2) and (3).

5. The proposed building architecture and design incorporates different exterior siding materials
and varied vertical and horizontal spacing and massing that add interest to the building, but does
not exceed 3 materials, avoids excessive ornamentation, and compliments adjoining properties.

6. The proposed building aligns with the intended and approved use type and building size for lot 3
of the Highland Mains project.
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MOTION:

I move that the Planning Commission accept the findings and approve the building architecture and
design for the lot 3 Highland Mains office building.

ATTACHMENTS:

1. Vicinity Map and Site Plan

2. First Amendment to Development Agreement

3. Highland Mains Office Building - Building Elevations and Floor Plan
4. Highland Mains Office Building - Color Elevations

5. Highland Mains Office Building - Lighting Plan and Photometric

6. Highland Mains Office Building - Material Board
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Vicinity Map and Approved Site Plan

Address: 11111 N Alpine Hwy, Highland, UT 84003

Parcel: 67:203:0003

Lot 3 — Mid-Town Highland Marketplace Amd 2
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FIRST AMENDMENT TO DEVELOPMENT AGREEMENT

THIS FIRST AMENDMENT TO DEVELOPMENT AGREEMENT (*Amendment™) is
entered into as of the ﬁ day of Pfesfrbiws , 2022 by and between HIGHLAND
CITY. amunicipal corporation, whose address is 5400 West Civic Center Drive, Suite 1, Highland,
Utah 84003 (the “City”), MNG HIGHLAND DEVELOPMENT, LLC, a California limited
liability company (*MNG™), whose address is 415 South Cedros Avenue, Suite 2400, Solana
Beach, California 92075, and SBP HOLDINGS REVERSE, LLC, a Utah limited liability company
("SBP”), as successors in interest to THOMAS FOX PROPERTIES, LLC, (at times collectively
“Developer”). The City, MNG, and SBP are at times referred to collectively in this Amendment
as the “Parties™).

WHEREAS, Developer and the City are parties to that certain Development Agreement
dated April 24, 2007 (the “Agreement”) pertaining to the development of the Property, as more
particularly described in the Agreement; and

WHEREAS, since the execution of the Agreement, the development of Lots 3-11 of the
original Property has been completed and all conditions as provided in the Agreement have been
satisfied as such relate to Lots 3-11 of the original Property; and

WHEREAS, Developer and the City desire to amend the site plan, signage, lighting, and
architecture for development of Lots 1 and 2 of the original Property or Lots 1-7 of the Mid-Town
Highland Marketplace Subdivision — Amended.

NOW THEREFORE, for good and valuable consideration, the receipt and sufficiency of
which is hereby acknowledged, the Parties agree as follows:

L. Capitalized Terms. Capitalized terms used but not defined herein shall have the
meanings given them in the Agreement.

2 Effect of Amendment. This Amendment shall only apply to and affect the
development of the Property as defined herein.

& 1.6 “Property”. For purposes of this Amendment, the definition of the Property is
amended to be:

Lots | through 7 of the MID-TOWN HIGHLAND MARKETPLACE SUBDIVISION —
AMENDED, according to the official plat thereof as recorded in the office of the Utah
County Recorder.

4. 2.1. Medians. The Parties acknowledge and agree that the medians described in

Section 2.1 of the Agreement have been installed as provided in Section 2.1 of the Agreement. All
such obligations of Section 2.1 have been satisfied.
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5 2.3 Masonry Walls. The parties acknowledge and agree that the masonry wall
along the westerly boundary of the Property has been installed as provided in Section 2.3. of the
Agreement. Prior to the issuance of the first Certificate of Occupancy for the Property, Developer
shall construct and install a masonry wall along the northerly boundary of the Property consistent
with the City’s Development Code.

6. 2.4.1. Exhibit “A”. The landscaping plan attached at Exhibit “*A” to the Agreement
is amended with the landscaping plan attached at Exhibit “A” hereto. The parkway landscape
improvements as shown on Exhibit “B” to the Agreement have been satisfied in full.

i 2.4.2 Parkway lLandscape. The Parties acknowledge and agree that the landscaping
within the parkway easement and the hardscape abutting that landscaped area as shown on the
original Plat have been completed. No additional bond shall be required from Developer for the
completed landscaping.

3. 2.4.3 State Road 92. The Parties acknowledge and agree that all obligations of
Section 2.4.3 have been complied with and nothing remains for Developer to complete in relation
thereto.

5 2.5 Signage. Lighting and Architecture. The signage set forth on Exhibit “C”, the
lighting set forth on Exhibit “D”, and the architectural themes set forth on Exhibit “E” attached to
the Agreement are each amended with the signage set forth on Exhibit “C”, the lighting set forth
on Exhibit “D”, and the architectural themes (“Architectural Themes™) set forth on Exhibit “E”
attached hereto. The Architectural Themes consist of general concepts to be used in the
development of the final elevations for the improvements of the Property and are hereby approved
by the City. The final details of the Architectural Themes shall be proposed by Developer and
approved by City Staff. In the event that the Developer proposes a deviation from the Architectural
Themes set forth in the Agreement as determined by staff, the general guidelines of the City’s CR
Zone shall govern, subject to review and approval by the Planning Commission..

10. 3.2 Action of Site Plan. The Parties acknowledge and agree that the findings for
granting approval for the Site Plans, as defined in section 11 of this Amendment, have been
satisfied and fulfilled in full. The Parties further agree that the items for Lots 1-7 of the Property
set forth in Section 3-4374(2) of the Highland City Development Code shall be reviewed and
approved by City Staff.

11, Site Plan. Copies of the authorized alternative site plans for the Property are
attached hereto as Exhibit “B” (“Site Plans™). MNG may elect which of the two site plans to use
in its sole discretion. The Site Plans are approved generally, provided that the details of those Site
Plans, including all items required by Section 3-4374(2), shall be reviewed and approved by the
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City Staff consistent with the Agreement, this Amendment, and the City’s Development Code and
engineering design and construction standards, as applicable.

12. Setbacks. The setback area for all buildings and structures shall be a minimum of
twenty (20) feet from the northern and western property lines or one hundred (100) feet from any
wall of a home or residence (excluding the garage or other ancillary buildings) on adjacent
property. The setback area for parking lots and other hard surface improvements shall be a
minimum of ten (10) feet from the northern and western property lines.

13. Refuse Collection. The setback for refuse collection may be reduced to ten (10)
feet from the northern property line and no closer than one hundred (100) feet from any residence.
All other refuse collection areas must meet the setbacks defined in Section 3-4363 of the Highland
City Development Code.

14. Remaining Provisions. Except as otherwise expressly set forth herein, the
Agreement is hereby ratified and confirmed and remains in full force and effect.

[Signatures and acknowledgments on the following pages]
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IN WITNESS WHEREOF the parties have executed this Amendment as of the date set

forth above.

Approved as to Form:

P y 7 rd -

STATE OF UTAH )
. SS.

COUNTY OF UTAH )

On the O day of

Deenmbo~

THE CITY:

HIGHLAND CITY

A B

By~ = Kuni OcFziA

Its: Vi /4/%/ o rZ_

before me Oetl

of Highland City.

" COMM. EXP. 02-06-2023

, 2022 personally appeared
who duly acknowledged to me that they executed the
foregoing Amendment as n’wdof“
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MNG HIGHLAND DEVELOPMENT, LLC,
a California limited liability company

By:_ Dtirtn Yound \ U
Its:_ i horized S%@’r

STAT )
S,
COUNTY OF )

On the (Lay\oR , 2022 personally appeared
before me ~._ who duly acknowledged to me that they executed the
foregoing Amendment as s of MNG HIGHLAND DEVELOPMENT,
LIE.

Notary Public "y ek cfhed &L,Q AR
N Ma,\l_?s oV Lﬂ{w\ﬁ-—w(b_

SBP HOLDINGS REVERSE, LLC,
a Utah limited liability/company

>,
By:L'/ )
Its:
STATE OF _{ A\ )
Cp J88.
COUNTY OF (VLLQ_L )
1 U
On the |\ day of MMCL\ , Eﬁﬁi personally appeared
before me_ NAow - who duly acknowledged to me that they executed the
foregoipg Amendment as of SBP HOLDINGS REVERSE, LLC.

y

Motary Public T
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A notary public or other officer completing this certificate verifies only the identity of the
individual who signed the document to which this certificate is attached, and not the
truthfulness, accuracy, or validity of that document.

STATE OF CALIFORNIA )
) ss.
COUNTY OF SAN DIEGO )

On January 18, 2023 before me, Giovanna Delia, Notary Public,
personally appeared Daron Young, who proved to me on the basis of satisfactory
evidence to be the person whose name is subscribed to the within instrument
and acknowledged to me that he executed the same in his authorized capacity,
and that by his signature on the instrument, the person, or the entity upon behalf
of which the person acted, executed the instrument.

| certify under penalty of perjury under the laws of the State of California
that the foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Iy 2\ Notary Public - California H /C(/\) \{t{//\(%ﬂ B‘Q Q w

GIOVANNA DELIA

00 5 B P Notary Public in and for
M 1y Comm. Expires Apr 14. 2025 said County and State

Page 18 of 108



EXHIBIT “A”
LANDSCAPING PLAN
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EXHIBIT “B”
APPROVED SITE PLANS
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EXHIBIT “B” (continued)
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EXHIBIT “C”
SIGNAGE PLANS
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EXHIBIT “D”
LIGHTING PLAN
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Spar 8' — 24' Square Tapered and Straight Wood Poles St [ U C t U ra

FIXTURE TYPE:

PROJECT NAME:

Glulam solid wood shaft and aluminum base pole available
in 8' - 24’ heights

CEAT

Al

IR

« Available with straight, tapered, or square to round wood shaft

» Square extruded aluminum pole base with flush handhole cover
held with countersunk stainless steel fasteners

* Tenon or drill mount fixture mounting

HOUSING: Solid wood pale is assembled through glulam
construction and precision machined using CNC technology.

An electrical raceway is provided in the pole's center for wiring.
Laminations measure no more than 2" in thickness. Adhesive
complies with ASTM D-2559 glulam construction specifications for
extreme exposed weather conditions, is waterproof and rated for
wet or dry use exposure

Glulam wood shaft is fastened to aluminum pole base welded to
a 3/4" thick aluminum anchor bolt base. Anchor bolt kit includes
(4) 3/4" hot dip galvanized anchor bolts and fasteners and ridged
concrete pour template.

iy T ;
Jetzer

Spar siraight pole shown with banner bracket arm o

ption.

ELECTRICAL: A 5/16" - 18 grounding point is provided on the HARDWARE: All hand hole fasteners and luminaire bracket arm
aluminum pole base. Wireway access is provided through a NEC hardware are stainless steel. Anchor bolt kits are ASTM F1554 grade
compliant handhole with a flush, gasketed cover plate 55 steel with galvanized steel hex nuts and washers.

FINISHES AND MATERIALS: Wood pieces are finished with a low FIXTURE MOUNTING: Fixtures mount either by 2 3/8", 2 7/8", 31/2",
VOC waterborne matte exterior finish containing UV and mildew or 4" diameter by 4" tall tenon or drill mount for arm brackets.
inhibitors. All exterior aluminum parts are polyester powder coat Consult factory for other tenon sizes. Bolt mounted luminaires must

painted to AAMA-2604 standards. Lz use stainless steel hardware.
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Specification sheet

Design

Christian Rindt

Product description

Baautifully crafted slender post with a carved surface that is gently llluminated. Top section conceals downward facing
LEDs thal are positioned for wide distnbution. Two horizontal connection lines underine tha three parts of the bollard. A
facet increases the visibility of lhe connection lines. Avalable in two heights, 43.3 IN and 31 5 IN. Available in three
different mounting methods. with an 11 inch base plate and visible anchor bolts, with intamally hidden anchor bolts, or
direct burial in sol or gravel. Part of a family

Variant options

Dimension

indt Bollard

g4yt

w

1

Ak

Mounting optcns: Direct burial, outer Sange, or hdden
anchorage. Flange inclades (4) anchor bolis ©1/2° x 15" long
Gabkanioed Staal To be st in concrele pad on 0117 hiseplats
with 8 9" bolt dircle at 50°. Hidden anchomge inciudes (3)
sochor bolts MB x 187 ke, Gavarized Steed 10 be a8l in
concrede pad on D85 bolt cirdie, not evendy spaced

Fixiurg haad rotases horiontaly /-5

[ 315N

433N

Specification notes

a. Drect bural mounting only avalable with 43 3° size

pouisen

Natural paint aluminum

Mounting Light source Lumen Voitage frequency
Post w/anchorage unit 15W LED/3000K 536 120-2TTV/B0HZ
Post w/base plate 15W LED/3000K 548
Post widirect burial . 578
[ 501
© Louis Poulsen 2019 louispoulsen.com
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EXHIBIT “E”
ARCHITECTURAL THEMES
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1 | 2 4 5 | 6 | 7 8 9 | 10
DESIGN TEAM NEW OFFICE CONDO BUILDING AT: INDEX TO DRAWINGS
HIGHLAND MAINS DEVELOPMENT TITLE & LIFE SAFETY
OWNER: T100 TITLE SHEET & DRAWING INDEX

DREW PARCELL

ARCHITECT:

GOULD PLUS ARCHITECTS

427 WEST 11950 SOUTH, SUITE #201
DRAPER, UTAH 84020
PHONE # (801) 335 - 9900

CONTACT: ADAM ORME

LANSCAPE ARCHITECT:

IN SITE DESIGN GROUP

17 NORTH 470 WEST
AMERICAN FORK, UTAH 84003
PHONE # (801) 756-5043
CONTACT: CORY WHITING

ELECTRICAL ENGINEER:

RESOLUT
181 E. 5600 S.

MURRAY, UTAH 84107
PHONE #: (801) 530-3148
CONTACT: RICHARD WARDLE

CIVIL ENGINEER:

JOHNSON ENGINEERING, INC
4436 S. 1025 E.

SALT LAKE CITY, UTAH 84124
PHONE #: (801) 787-4569
CONTACT: DAVID JOHNSON

STRUCTURAL ENGINEER:

MJ STRUCTURAL ENGINEERS
5673 S. REDWOOD RD, SUITE 22

TAYLORSVILLE, UTAH 84123
PHONE #: 801-905-1097
CONTACT: BRENDON HAYWOOD

MECHANICAL ENGINEER:

RESOLUT
181 E. 5600 S.

MURRAY, UTAH 84107
PHONE #: (801) 530-3148
CONTACT: DALLEN ROMRIELL

IN LOCATION OF FUTURE 2 STORY OFFICE / FITNESS BUILDING PAD

APPROXIMATE LOCATION: NEC OF UT-92 & 5300 W. HIGHLAND, UTAH 84003

BUILDING LOCATION WITHIN HIGHLAND MAINS DEVELOPMENT

4 STORY OFFICE

SERVICES | ||

MAIN STREET

PROJECT

__SITEFOR
HIGHLAND

nq\

PROJECT NORTH

rﬂxﬁ

-

ARCHITECTURE DRAWINGS

A101
A102
A200
A210

MAIN LEVEL FLOOR PLAN

SECOND LEVEL FLOOR PLAN
EXTERIOR ELEVATIONS
PERSPECTIVE BUILDING RENDERING

ELECTRICAL DRAWINGS

E002
E101
E102
E103

ELECTRICAL SCHEDULES

ELECTRICAL SITE PLAN

ELECTRICAL SITE PHOTOMETRIC PLAN
LIGHT FIXTURE CUT SHEETS

GOULD PLUS
ARCHITECTS

427 WEST 11950 SOUTH, SUITE #201
DRAPER, UTAH 84020
801.335.9900

© GOULD PLUS ARCHITECTS, LLC - 2019

No. Description Date

SIMPLIFIED CODE ANALYSIS

ONE BUILDING BEING DEVELOPED IN CURRENT
LOCATION OF AN ALREADY APPROVED OFFICE
BUILDING PAD.

THE NEW OFFICE BUILDING WILL BE TYPE V
CONSTRUCTION.

THE NEW BUILDING WILL BE FIRE SPRINKLERED
THE NEW BUILDING WILL NOT BE REQUIRED TO
HAVE A FIRE RATED EXTERIOR WALL AS WE ARE
20' MIN. FROM THE NORTH AND WEST PROPERTY
LINE.

THE NEW BUILDING COULD HAVE OCCUPANT OF
B, M, AND S-1/NON SEPERATED

MAX SQ. FT. PER FLOOR INSIDE OF EXTERIOR
WALLS WILL NOT EXCEED 31,500 SQ.FT. PER
MAXIMUM SIZE ALLOWED FOR A V-B FIRE
SPRINKLERED BUILDING.

THE NEW BUILDING WILL HAVE FIRE RATED
DEMISING WALLS AS THIS BUILDING WILL BE A
CONDO OFFICE BUILDING WILL 15 DIFFERENT
UNITS.

PROJECT NUMBER 26005

NEW OFFICE
BUILDING
WITHIN
"HIGHLAND
MAINS"
DEVELOPMENT

HIGHLAND, UTAH

TITLE SHEET &
DRAWING
INDEX

ARCHITECTURE REVIEW SET
05.13.26

T100
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NORTH BUILDING ELEVATION

~SCALE: 3/32"=1' O

~ GAS METERING EQUIPMENT

ELEVATION SYMBOL CALLOUTS

SOUTH BUILDING SIDE (ENTRY) TOTAL SQ FT = 10 472 OF WALL AREA

PRIMARY MATERIALS:

1. NATURAL STONE VENEER =

'3.

"'SECONDARY OR NON - MATERIALS

___________ A.  GLASS/FRAME =
B.

PAINTED STEEL STRUCTURE -

3

_____ ARCHITECTURE METAL PANEL = - .1
IMITATIONWOOD SIDING =~~~

934 SQ FT. OR 00. 09%__ |

EAST BUILDING SIDE (ENTRY) TOTAL SQ FT = 3,328 OF WALL AREA |

MATERIAL SCHEDULES, AND DETAILS.

_' R PRIMARY MATERIALS:
159 SQ.FT. OR 20.62%_._ o
,695 SQ.FT. OR 16.19%. |

,126 SQ.FT. OR 20.30%

1. NATURAL STONE VENE
- 2. 7 ARCHITECTURE METAL
'._3. a

' ' e .SECONDARY OR NON - MATERIALS
558SQFT OR3398%._. '

B.

GLASS / FRAME =

IMITATION WOOD SIDING =

ER— .
PANEL—..---

PAINTED STEEL STRUCTURE =

2.
SR " INSTALLATION.
507 SQ.FT.OR1524% | - COMPLETE WEATHER-TIGHT EXTERIOR ENVELOPE.

-NORTH BUILDING SIDE (BACK SDE) TOTAL SQ FT = 9 367 OF WALL AREA

PRIMARY MATERIALS

-1 NATURAL STONE VENEER =

. 2 .....

- 3.

SECONDARY OR NON - MATERIALS
A. GLASS / FRAME =

ARCHITECTURE METAL PANEL.—.
"""" IMITATION WOOD SIDING =

L PAINTED STEEL STRUCTURE =

1

734 SQUFT. 'OR"1'8.5'1°/oj"__
768 SQ.FT. OR 29.55% |
724 SQFT.OR18.41% |

OSQFT _____________

"'-_WEST BUILDING SIDE (PLAZA) TOTAL SQ FT = 3 328 OF WALL AREA

| 5 .'"PRIMARY MATERIALS: - -
R 1. - NATURAL STONE VENE

2. ARCHITECTURE METAL

3.

.'SECONDARY OR NON - MATERIALS

A.
g

GLASS / FRAME =

IMITATION WOOD SIDING =

PAINTED STEEL STRUCTURE =

ER‘
PANEL =

- 827 SQFT. . OR24.85%

" 991 SQ.FT. OR 29.78%
~48SQ. FT. OR00.01% "

OR INSTALLATION.

507 SQ.FT. OR 15.24% | -
955 SQ.FT. OR 28.70%

1. ALL EXTERIOR FINISH MATERIALS, COLORS, AND TEXTURES SHALL MATCH APPROVED ARCHITECTURAL ELEVATIONS,
CONTRACTOR SHALL VERIFY ALL EXTERIOR OPENINGS DIMENSIONS AND CONDITIONS PRIOR TO FABRICATION AND
PROVIDE ALL REQUIRED FLASHING SEALANTS, WEATHER BARRIERS AND TRIM ACCESSORIES REQUIRED FOR A

ALL EXTERIOR CLADDING SYSTEMS AND MATERIAL TRANSITIONS SHALL BE INSTALLED PER MANUFACTURER WRITTEN
ALL EXPOSED METAL FLASHINGS COPINGS FASCIA AND TRIM SHALL BE PREFINISHED TO MATCH ADJACENT MATERIALS
PROVIDE CONTINUOUS SEALANT AT ALL MATERIAL TRANSITIONS WINDOWS DOORS, PENETRATIONS AND DISSIMILAR =

CONTRACTOR SHALL COORDINATE ALL EXTERIOR WALL PENETRATIONS INCLUDING MECHANICAL ELECTRICAL PLUMBING

ALL EXPOSED MECHANICAL, ELECTRICAL, GAS METERS, CONDUITS, VENTS, AND EQUIPMENT SHALL BE PAINTED TO MATCH

PROVIDE CONTROL JOINTS, EXPANSION JOINTS, AND REVEALS AS REQUIRED BY MANUFACTURER AND BUILDING

ALL EXTERIOR STOREFRONT AND GLAZING SYSTEMS SHALL BE SHOP FABRICATED SYSTEMS DESIGNED TO MEET

ALL EXTERIOR MATERIAL SUBSTITUTIONS SHALL BE REVIEWED AND.APPROVED BY ARCHITECT PRIOR TO PROCUREMENT

955 SQ.FT.OR28.70% | .. 4.
- 827 SQ.FT. OR 24. 85_%_ _____________ ~ REQUIREMENTS, INCLUDING ALL REQUIRED TRIM ACCESSORIES AND TERMINATION CONDITIONS..
' _ 5.
A R e UNLESS NOTED OTHERWISE
991 SQ.FT. OR29.78% | 6.
48SQ FT.OR00.01% | MATERIAL JOINTS.
7.
"""""""""""""""""""""""""""""" GAS, AND TELECOMMUNICATION EQUIPMENT PRIOR TO INSTALLATION.
............................................ 8. .
.......................................................... ADJACENT SURFACES UNLESS NOTED OTHERWISE. -
9.
MOVEMENT CONDITIONS.
10. FIELD VERIFY FINISH GRADE CONDITIONS PRIOR TO INSTALLATION OF EXTERIOR MATERIALS.
11.
o REQUIRED STRUCTURAL AND ENERGY CODE REQUIREMENTS.
- 12.

REFERTO STRUCTURAL. MECHANICAL ELECTRICAL PLUMBING LANDSCAPE AND CIVIL DRAWINGS FOR ADDITIONAL
INFORMATION AND COORDINATION REQUIREMENTS - '

STOREFRONT GLAZING SYSTEM CALLOUT - SEE WINDOW SCHEDULE ON SHEET A601

VINYL WINDOW CALLOUT - SEE WINDOW SCHEDULE ON SHEET A601 -
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BASIS OF DESIGN =
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**k* NOTE **k*

THESE ARCHITECTURAL RENDERINGS ARE DERIVED FROM THE CURRENT APPROVED 3D BUILDING
MODEL AND ARE INTENDED TO ACCURATELY ILLUSTRATE THE PROPOSED BUILDING MASSING,
SCALE, EXTERIOR MATERIALS, COLORS, AND OVERALL ARCHITECTURAL CHARACTER OF THE
PROJECT. THE RENDERINGS REPRESENT A SOLID PRELIMINARY DESIGN INTENT; HOWEVER, MINOR
REFINEMENTS AND MODIFICATIONS MAY OCCUR AS THE CONSTRUCTION DRAWINGS AND DETAILING
CONTINUE TO BE DEVELOPED.

.......

CERTAIN SITE ELEMENTS SHOWN WITHIN THE RENDERINGS — INCLUDING, BUT NOT LIMITED TO, . =5 B 's B : | 8 H & | HEUES U
LANDSCAPING, SIDEWALKS, CURBS, PARKING AREAS, STRIPING, DRIVE AISLES, GRADING, AND T wm e BN = B P = e B GOULD PLUS
OTHER FOREGROUND OR BACKGROUND IMPROVEMENTS — WERE ARTISTICALLY ENHANCED P == = SRR = AIES s === =——— BY ARCHITECTS

AND/OR GENERATED THROUGH A.1.-ASSISTED RENDERING SOFTWARE FOR VISUAL PRESENTATION ' . b .- = B o=l o = B = d ul
PURPOSES ONLY AND MAY NOT REFLECT THE FINAL APPROVED CIVIL ENGINEERING, LANDSCAPE, : _ $ . | = i RS ) - = ~ . =
OR SITE DEVELOPMENT DRAWINGS. e R L o o L e PORRPE B e I vy . B g T R i

801.335.9900

Ak e e

© GOULD+ ARCHITECTS, LLC - 2024

THE PURPOSE OF THESE RENDERINGS IS TO AID IN THE ARCHITECTURAL REVIEW OF THE BUILDING
DESIGN ONLY. REFER TO THE CIVIL, LANDSCAPE, AND SITE CONSTRUCTION DRAWINGS FOR THE
FINAL DESIGN AND CONFIGURATION OF ALL SITE IMPROVEMENTS.
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8 | 9 | 10 | 11 | 12

LIGHT FIXTURE SCHEDULE

LIGHT FIXTURE ABBREVIATION SCHEDULE PROJECT MANAGER: RICHARD WARDLE
A.F.F ABOVE FINISH FLOOR CCBA CUSTOM PAINTED COLOR AS SELECTED BY THE ARCHITECT CFBA CUSTOMFINISH AS SELECTED BY THE ARCHITECT
WALL@CLG WALL MOUNT AT CORNER OF WALL AND CEILING SCBA STANDARD PAINTED COLOR AS SELECTED BY THE ARCHITECT SFBA STANDARD FINISH AS SELECTED BY THE ARCHITECT

LIGHT FIXTURE GENERAL NOTES

REFER TO ARCHITECTURAL REFLECTED CEILING PLANS FOR LOCATIONS OF LIGHT FIXTURES AND, CONFIRM CEILING TYPES WITH LIGHT FIXTURE TRIMS. BRING ALL DISCREPANCIES OF LOCATIONS AND QUANTITIES TO
THE ATTENTION OF THE ARCHITECT AND ELECTRICAL ENGINEER PRIOR TO BIDDING.

REFER TO ARCHITECTURAL ELEVATIONS FOR MOUNTING HEIGHTS AND LOCATIONS OF LIGHT FIXTURES. BRING ALL DISCREPENCIES TO THE ATTENTION OF THE ARCHITECT PRIOR TO BIDDING.

REFER TO THE SPECIFICATIONS FOR OTHER LIGHT FIXTURE, FUSING, LED DRIVERS, AND LAMP REQUIREMENTS AND ACCEPTABLE MANUFACTURERS.

CONFIRM AVAILABLE MOUNTING DEPTHS OF ALL LIGHT FIXTURES AND COMPARE WITH DEPTHS SHOWN ON SHOP DRAWINGS. BRING ALL POTENTIAL CONFLICT AREAS TO THE ATTENTION OF THE ARCHITECT AND
ELECTRICAL ENGINEER PRIOR TO RELEASE.

REFER TO LIGHTING PLANS FOR ALL LINEAR FIXTURE LENGTHS. THE CATALOG NUMBER IS BASED ON THE FIXTURE SPECIFIED AND MAY NOT REFLECT THE QUANTITY OR OVERALL LENGTH OF LINEAR FIXTURES
REQUIRED. CONTRACTOR TO NOTE THAT VARIOUS FIXTURE LENGTHS MAY BE REQUIRED TO ACHIEVE THE OVERALL RUN LENGTH.

REFER TO LIGHTING PLANS FOR ALL UNDERCABINET FIXTURE LENGTHS. THE CATALOG NUMBER |S BASED ON THE FIXTURE SPECIFIED AND MAY NOT REFLECT THE QUANTITY OR OVERALL LENGTH OF THE GOU LD PLUS
UNDERCABINET FIXTURES REQUIRED. CONTRACTOR TO NOTE THAT VARIOUS FIXTURE LENGTHS MAY BE REQUIRED TO ACHIEVE THE OVERALL RUN LENGTH OR TO FIT WITHIN THE MILLWORK. COORDINATE FIXTURE
LAYOUT WITH MILLWORK SHOP DRAWINGS PRIOR TO LIGHTING SUBMITTALS. A R C H I T E C T S

WHEN A CONTRADICTION EXISTS BETWEEN A SPECIFIC MODEL NUMBER AND THE DESCRIPTION, NOTIFY THE ELECTRICAL ENGINEER AND/OR LIGHTING DESIGNER.
PRIOR APPROVALS ARE REQUIRED BEFORE BIDDING THE PROJECT AND SHALL BE SUBMITTED TO THE ELECTRICAL ENGINEER'S OFFICE AT LEAST (8) EIGHT WORKING DAYS BEFORE THE BID. PRIOR APPROVALS

RECEIVED AFTER THIS TIME PERIOD SHALL BE REJECTED.

. REFER TO SPECIFICATIONS 20 0500, 26 5100 & 26 5600 (16001, 16510 & 16551). 497 WEST 11950 SOUTH. SUITE #201
. VALUE ENGINEERING CONDUCTED WITHOUT THE DESIGN TEAM IE; ARCHITECT, ENGINEER & LIGHTING CONSULTANT/DESIGNER WILL NOT BE ALLOWED, REVIEWED OR APPROVED. DRAPER UTAH 84020
TYPE DESCRIPTION MFR CATALOG # VOLTS | TOTAL WATTS | LAMPTYPE DECVERED oLoR CRI 801.335.9900
: LUMENS TEMP
A EXISTING SITE LIGHTING POLES WITH LED FIXTURE, 0-10V DIMMING BEGA 66-458-K3-BLK 120V 115W LED 13.282 3000K 80 © GOULD+ ARCHITECTS, LLC - 2024
B 6" LED LENSED DOWNLIGHT WITH 0-10V DIMMING DRIVER JUNO TC20LED-G4-09LM-30K-90CRI-MVOLT-ZT10-212N-WH 120V 17VA LED 900 3000K 90
LED ARCHITECTURAL WALL PACK WITH TYPE 2 DISTRIBUTION AND 0-10V
C LITHONIA DSXW2-LED-P2-30K-80CRI-T2S-MVOLT-SF-BDLXD 120V 35VA LED 5,090 3000K 80
ELECTRONIC DIMMING DRIVER
HI RA R Y PACK WITH TH
D HEDREHITECTIIAL ENE D(IESE'II'\IRCIBl\j\"I'TgLN CWi WBETnRoW LITHONIA AFF-PEL-DBLBX2-UVOLT-LTP-SDRT-WT-CW 120V 21VA LED : 4000K 70

o
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Area/roadway wall luminaire - Asymmetric flat beam

Application

Wall mount luminaire with asymmetric flat beam light distribution designed
for the illumination of parking areas and roadways.

Materials
Clear safety glass

Marine grade, copper free (<0.3% copper content) A360.0 aluminum alloy
Silicone applied robotically to casting, plasma treated for increased

adhesion

High temperature silicone gasket
Mechanically captive stainless steel fasteners
Integral surge protector

Galvanized zinc-plated mounting bracket
Pure anodized aluminum reflector

NRTL listed to North American Standards, suitable for wet locations
Protection class IP 66

Weight: 17.21bs.
Electrical

Operating voltage 120-277VAC

Minimum start temperature -30°C

LED module wattage 47.2W

System wattage 60.0W

Controllability 0-10V dimming down to 1%
Color rendering index Ra > 80

Luminaire lumens 7343Im

LED service life (L70) 60000hrs

LED color temperature
[0 4000K (K4)

[ 3500K (K35)

[0 3000K (K3)

0 2700K (K27)

BEGA can supply you with suitable LED replacement modules for up to 20
years after the purchase of LED luminaires - see website for details

Finish

All BEGA standard finishes are matte, textured powder coat with minimum
3 mil thickness. BEGA Unidure® finish provides superior fade protection

in Black, Bronze, and Silver. BEGA standard White is a super durable
polyester powder. Optionally available RAL, custom, and premium colors
provided in polyester powder and/or liquid paint.

Available colors

O Black (BLK) O Bronze (BRZ)
O Silver (SLV) 0 White (WHT)
[ Natural Bronze (NTB) O RAL:

O cus:

—~

A ] j]

Area/roadway wall luminaire - Asymmetric flat beam

LED A B c D
B66458 47.2W 13%, 3 24 5%,

BEGA 1000 BEGA Way, Carpinteria, CA 93013 (805)684-0533 info@bega-us.com

BEGA

Type: a

BEGA Product: sessss-ks-sLx
Project: mighiand office
Modified:

Available options

0347V 347V input

096113 Surface wiring box painted to match fixture. 1/2"
or 3/4" side conduit or rear conduit available, see
submittal drawing. Replaces standard mounting.

Ocus Custom finish

OFSC Fusing

OIMS-L2 Integral motion sensor (48' @ coverage at 8' AFG)

OIMS-L3 Integral motion sensor (40' @ coverage at 20"
AFG)

OIMS-L4 Integral motion sensor (60" & coverage at 40'
AFG)

OIMS-L7 Integral motion sensor (100" @ coverage at 40'
AFG)

OoMGU Marine grade undercoat

ONTB Natural bronze (premium finish)

OO RAL RAL Classic, matte finish

Available accessories
OBFSIR-100  Handheld configuration tool

See individual accessory spec sheet for details.

Due to the dynamic nature of lighting products and the associated technologies, luminaire data on this sheet is subject to change at the discretion of BEGA North America. For the most current technical data, please refer to bega-us.com

© copyright BEGA 2026

Updated 04/27/26
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Juno

Project: Highland Office

Fixture Type: B

Location:

Contact/Phone:

PRODUCT DESCRIPTION

Dedicated LED new construction housing with integral light engine ® Shallow housing
allows for fit in 2 x é construction ® TC housing design for use in non-insulated areas
o |f installed where insulation is present, the insulation must be pulled back 3” from
all sides of the TC housing ® LED housing is designed to provide 50,000 hours of life
and is compatible with many standard Juno trims ® 5 year limited warranty on LED
components.

ENVIRONMENTALLY FRIENDLY, ENERGY EFFICIENT

 No harmful ultraviolet or infrared wavelengths
 No lead or mercury
e Comparable light output fo 26W compact fluorescent while consuming only 18W*

PRODUCT SPECIFICATIONS

LED Light Engine LED array integrated to one piece high purity aluminum,
thermally conductive housing provides uninterrupted heat transfer fo ensure long life
of the LED ® Replaceable light engine mounts directly to housing and incorporates
the latest generation, high lumen output LED array e LEDs are binned within a 3-Step
MacAdam Ellipse yielding superior fixture to fixture color uniformity ® 2700K,
3000K, 3500K or 4000K color temperatures available © 90 CRI minimum.

Optical System Computer-optimized reflector design with high reflectance white
finish coupled with a high transmission diffusing lens conceals the LEDs and produces
uniform aperture luminance ® Wide flood (>70°) distribution shipped as standard with
optional optic accessories available and sold separately.

Aesthetic Trim Selections Compatible with wide selection of exisfing Juno trims
 Shadow free, knife edge design blends seamlessly into ceiling.

LED Driver Universal voltage drivers that accommodate input voltage from
120-277 volts AC at 50/60Hz are available and dimmable with the use of most
0-10V wall box dimmers ® Power factor > 0.9 at 120V input ® Optional Lutron
Hi-Lume® A-Series driver accommodates 120-277 volts AC at 50/60Hz ® Mounted
between the j-box and housing for easy access and cool operation ® For a list of

compatible dimmers, see JUNOTCLED-DIM.

Emergency Battery Option Battery factory assembled to housing with remote
mounted fest switch included e Drives LED array for 90 minutes to meet Life Safety
Code (NFPA-LSC), National Electrical Code (NEC) and UL requirements ® Provides
50% light output in emergency mode.

Life Rated for 50,000 hours at 70% lumen mainfenance.

Labels UL listed for U.S. and Canada through-branch wiring, damp locations

® Union made ® UL and cUL listed.

Testing All reports are based on published industry procedures; field performance
may differ from laboratory performance.

Specifications subject to change without notice.

HOUSING FEATURES

Housing Designed for use in TC applications (non-insulated) ® Aluminum housing
® Housing is vertically adjustable to accommodate up to a 2” ceiling thickness.

Junction Box Pre-wired junction box provided with (5} /2" and (1) %" knockouts and
ground wire, UL listed and cUL listed for through-branch wiring, maximum 8 No. 12
AWG 90° C branch circuit conductors {4 in, 4 out) ® Junction box provided with
removable access plates ® Knockouts equipped with pryout slofs.

Mounting Frame 16-gauge galvanized steel mounting ring equipped with
vertically adjustable mounting brackets that accept //2” conduit or “C” channels
{HB26 or HB50), linear flat bars {LB27) or Patented (US Patent D552,969) Real
Nail® 3 bar hangers (HB1).

*Nominal input wattage with universal voltage driver under stable operating
conditions

5”7 TC 900 LUMEN
LED DOWNLIGHT
NEW CONSTRUCTION

TC20LED (G4 O9LM|) RECESSED HOUSING

@ LENSED TRIMS

DIMENSIONS

of

4-3/4” 5-5/8"

A B

5 5/8" CEIUNG CUTOUT

ELECTRICAL DATA
STANDARD UNIVERSAL VOLTAGE DRIVER
(MVOLT EZ10, MVOLT ZT10, MVOLT EZ1 and MVOLT ZT1)

120V 277V
Input Power 16.1W (+/-5%) 16.9W (+/-5%)
Input Current - Max 0.14A 0.06A
Frequency 50/60Hz 50/60Hz
EMI/RFI FCCTitle 47 CFR, Part 15, FCCTitle 47 CFR, Part 15,
Class B (residential) (Cluss B (residential)
Minimum starfing temp -20°C (-40°F) -20°C (-40°F)

UNIVERSAL VOLTAGE DRIVER WITH EMERGENCY OPTION
(MVOLT ZT10 BR, EZ10 BR, ZT1 BR and EZ1 BR)

120V 277V
Input Power 18.9W (+/-5%) 19.6W (+/-5%)
Input Current - Max 0.16A 0.07A
Frequency 50/60Hz 50/60Hz
EMI/RFI FCCTitle 47 CFR, Part 15, FCCTitle 47 CFR, Part 15,
(luss A (Commercial) (loss A (Commercial)
Minimum starfing temp 0°C (32°F) 0°C (32°F)

LUTRON HI-LUME® LED DRIVER (ECOD)

120V 277V
Input Power 17.8W (+/-5%) 17.8W (+/-5%)
Input Current - Max 0.15A 0.06A
Frequency 50/60Hz 50/60Hz
EMI/RFI FCCTitle 47 CFR, Part 15, FCCTitle 47 CFR, Part 15,
Class A (Commerdal) Closs A (Commercial)
Minimum starfing temp 0°C (32°F) 0°C(32°F)

((’qcuityBrands One Lithonia Way ® Conyers, GA 30012 e Phone 1-800-705-SERV (7378) e Visit us af www.acuitybrands.com

Printed in U.S.A. ©2017-2024 Acuily Brands Lighting, Inc.
Light Commercial & Residential

Rev. 12/31/24
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5” TC 900 LUMEN LED DOWNLIGHT

NEW CONSTRUCTION
TC20LED (G4 O9UM) RECESSED HOUSING
LENSED TRIMS

ORDERING INFORMATION Housing and trim can be ordered together or separate, but will always ship separately.

Example: TC20LED 64 09LM 27K 90CRI MVOLT 2T BR

Series

s )

Color Temperature | CRI

Voltage/Driver

TC20LED 57 LED Downlight Non-C Housing | /G4

Generation 4

09LM' 900 Nominal Lumens | 27K 2700K

30K 3000K
35K 3500€
40K 4000K

90CR1 90+ (RI

‘MvoLr 110
MVOLT ZT1
MVOLT EZ10  Hulfialt
MVOLT EZ1

MVOLT ECOD
Dimming

MultiVolt (120-277), 0-10V, 10% dim
Multi-Volt (120-277), 0-10V, 1% dim
120-277), eldoLED O-10V, 10%: dim
Multi¥olt (120-277), eldoLED 0-10¥, 1% dim
MultiVolt (120-277), Luron Hi-Lume EcoSystem, 1%

Emergency Battery
BR Emergency Battery

Territory
P Chicago Plenum

Note: Chicago Plenum (CP) is not available with emergency option (BR)
Note: Lutron driver (MYOLT ECOD) is not available with emergency battery pack (BR)

Trim/Description

| ARLOC]

grr——————a

210N WH * 5 Lensed Flat Gluss Shower Trim - White
" [212N'WH * | 5" Lensed Frosted Lens with Cleor Center Trim - White
An.Loc) 2130 WWH * 5" Lensed Baffle with Regressed Frosted Dome Lens Trim - White Baffle, White Trim Ring
2130 BWH * 5" lensed Baffle with Regressed Frosted Dome Lens Trim - Black Boffle, Block Trim Ring

UL Listed for use in wet locafion.

* Do not use reflector shipped with frim for LED housing.

Tim Size: 210,212, 2130-6 /4 0.D.

Note: In Canada when insulafion s present, Type IC fixtures must be used.
JUNO IC housings meet IECC Energy Code requirements per ASTM E283.
Airloc® rated trims are pre-gasketed for minimum air leakage with IC housings.

‘m3A+ Capable opfions indicated

To order, specify catalog number.

e, a8, 'by this color background
Accesories (ordered separately)
Catalog Number Description
HB1 Two 13 1/2" - 25” Real Nail® 3 bar hangers
HB26 Two 26" Cchannel bar hangers
HB50 Two 50" C-channel bar hangers
LB27 Two 27" linear bar hangers
LEDOPTICG3 MFL Medium Flood Optic (50%)
LEDOPTICG3 NFL Narrow Flood Optic (37°)
LEDOPTICG3 SP Spot Optic (10°)

((’qcuityBrands One Lithonia Way ® Conyers, GA 30012 e Phone 1-800-705-SERV (7378) e Visit us af www.acuitybrands.com

Printed in U.S.A.

Light Commercial & Residential

©2017-2024 Acuity Brands Lighting, Inc.
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GOULD PLUS
ARCHITECTS

427 WEST 11950 SOUTH, SUITE #201
DRAPER, UTAH 84020
801.335.9900

© GOULD+ ARCHITECTS, LLC - 2024

— NIGHTTIME - X
FRIENDLY 4p a0

d¥series
Specifications
Luminaire Back Box (BBW)
width: ST Weight: 2115w 7 SR
Depth: 17" Depth:  1;1/2)
Height: (Z;i/ Csm) Height: fm)

side-entry

—x—

g
d_|

LT \l

/ @ A+ Capable optionsindicated
cqrr v Dy this color background,

D-Series Size 2
LED Wall Luminaire

- e ==

Tlos o
0.5 kg)

For 3/4” NPT_D

conduit %
L )

4 &at I
Number ~ DSXW2

LED-P2-30K-80CRI-T2S-MVOLT-SE-BDLXD
“Notes  HIGHLAND OFFICE

" Type C

<€A+ Capable Luminaire

This item is an A+ capable luminaire, which has been
designed and tested to provide consistent color
appearance and system-level interoperability.

All configurations of this luminaire meet the Acuity
Brands’ specification for chromatic consistency

e This luminaire is A+ Certified when ordered with DTL®
controls marked by a shaded background. DTL DLL
equipped luminaires meet the A+ specification for
luminaire to photocontrol interoperability1

e This luminaire is part of an A+ Certified solution
for ROAM® or XPoint™ Wireless control networks,
providing out-of-the-box control compatibility with
simple commissioning, when ordered with drivers and
control options marked by a shaded background'

To learn more about A+,
visit www.acuitybrands.com/aplus.

1. See ordering tree for details.

2. A+ Certified Solutions for ROAM require the order
of one ROAM node per luminaire. Sold Separately:
Link to Roam; Link to DTL DLL

y EXAMPLE: DSXW2 LED P2 40K 70CRI T3M MVOLT SRM DDBTXD

(DSXW2 LED P1 400 27K 2700K 70CRI  70CRI 125 Type 2 Short
~Lumens 1 39K 300K B0CRI) SOCRP | T2M  Type2Medium
2 5300 /K 3500 AMCRI Amber | T3LG  Type3Low

Lumens @l Y
40K 4000K Glare
P3 6100 )
Lumens 50K 5000K T3M  Type3 Medium
P4 7200 57K 5700K TAM  Type 4 Medium
Lumens AMBPC  Amber PC? TFTM  Forward Throw
P5 8200 AMBLW  Amber LW? Medium
Lumens BLC3  BackLight
P6 10000 Control Type 34
Lumens BLC4  BackLight
s
P7 14300 ControlType 4
Lumens

MVOLT,
120°
2085
240°
773
34756
4805
HVOLT®

Shipped included Shipped installed

SRM  Surface PE Photoelectric cell, button type’
mounting PER NEMA twist-lock receptacle only (control grdered
bracket separate) ®
PERS Five-wire receptacle only (control ordered separate) **

Shipped separately’ | PER7 Seven-wire receptacte only (control ordered separate)®°

BBW  Surface- DMG 0-10v dimming wires pulled outside fixture (for use
mounted with an external control, ordered separately)

back bpx (for PIR 180° motion/ambient light sensor,<15' mtg ht 0"
condutenty) | pipy 180° motion/ambient light sensor, 15-30" mtg ht ™!

PIRTFG3V  Motion/ambient sensor, 8-15' mounting height,
ambient sensor enabled at 1fc"" 2

PIRH1FC3V  Motion/ambient sensor, 15-30" mounting height,
ambient sensor enabled at 1c™ ™

Shipped installed Shipped separately™ DDBXD  Dark bronze
ISF Single fuse (120, 277, 347V)* BSW  Bird-deterrent spikes DBLXD,  Black

DF Double fuse (208, 240, 480V)® VG Vandal guard DNAXD  Natural aluminum
HS House-side shield DWHXD  White

SPD  Separate surge protection

DSSXD Sandstone

DWHGXD  Textured white

DDBTXD  Textured dark bronze DSSTXD  Textured sandstone
DBLBXD  Textured black
DNATXD  Textured natural aluminum

LITARONIA 1 Acuity Way ® Decatur, Georgia 30035  Phone: 1-800-705-SERV (7378) o (Jithonia.com RZ?SQV/%/E;
LIGHTING. © 2012-2026 Acuity Brands Lighting, Inc. All rights reserved. P:age 10f4d
AT
COMMERCIAL OUTDOOR

PA L/THONIA LIGHTING

FEATURES & SPECIFICATIONS

INTENDED USE — Ideal for applications requiring low-profile, attractive emergency lighting with

Optional normally-off or normally-on with photocell control. Provides a minimum of 90 minutes of
illumination both indoors and outdoors upon loss of AC power. Certain airborne contaminants can
diminish the integrity of acrylic and/or polycarbonate. Click here for Acrylic-Polycarbonate
Compatibility table for suitable uses.

CONSTRUCTION — Compact, low-profile, architectural design with die-cast aluminum housing.
Finishes are texturized powder coat paint for dark bronze, white, black and non-texturized for natural
aluminum. Test switch indicator light and remote enabled are located on the bottom of the housing and
are easily accessible and visible from the floor.

OPTICS —LEDs with L70 of 55,000 hours. Delivers 635 lumensin Normal-On and Emergency operation.
Optionalfield configurableforwideandforward throw distribution (U.S. Patent No. - US10236712B2).

Outdoor wide throw distribution: 70’ (3' path of egress) at a 7.5' mounting height with 1 FC Average.
4,000K correlated color temperature (CCT).
70 CRI.

ELECTRICAL — UVOLT (120 thru 347V, 50/60hz). Current-limiting charger maximizes battery life and
minimizes energy consumption to provide low operating costs. Small battery chargers Certified in the
CATitle 20 Appliance Efficiency Database

Short-circuit protection — current-limiting charger circuitry protects printed circuit board from shorts.
Regulated charge voltage maintains a stable charge voltage over a wide range of line voltages.

Prevents over/undercharging that shortens battery life and reduces capacity. Filtered charger input
minimizes charge voltage ripple and extends battery life.

Photocell option (PEL) for normally on product in order to discontinue illumination during periods when
ambient light is present. Photocell option (PEL) for normally on preducts allow the user to force lamp
illumination by user control (external switch). When poweris not connected toswitchedline, illumination
will respond to internal daylight sensor. For switched line applications, no other types of products shall
be connected on the switched leg.

Remote units (OELR) are normally off. Emergency only functionality with DC power from an external
battery.

BATTERY: Sealed, maintenance-free Lithium Iron Phosphate battery.

SELF-DIAGNOSTICS AND REMOTE TEST (SDRT OPTION): Automatic 24-hour recharge after a
90-minute discharge. Advanced electrical design provides constant light output throughout the entire
discharge period for non-CW batteries. (For cold weather and cold temperature applications, the light
may diminish though the discharge cycle). Brownout protection is automatically switched to emergency
mode when supply voltage drops below approximately 80 percent nominal of 120, 220, 277 or 347. Other
inputvoltages mayvary.AC/LVDre-setallows battery connection before ACpowerisappliedand prevents
battery damage from deep discharge.

Self-Diagnostics: Continuously monitors AC functionality. Standard derangement monitoring will
indicate disconnected battery, charger failure and displays green flashing indicator light while in
emergency mode. Single multi-chromatic LED indicator to display two-state charging, test activation
and three-state self-diagnostics.

Self-diagnostic testing: Five minutes every 30 days and 90 minutes annually. Diagnostic evaluation
of lamps, AC to DC transfer, battery charging and condition of microprocessor. Automatic test is easily
postponed for eight hours by activating manual test switch or use of remote tester (RTKIT accessory).

Manual testing: Test switch and remotetester (RTKIT accessory) provides manual activation of 60-second
diagnostic testing foron-demandvisual inspection. 90 minute manual testing can be enabled by pressing
the test switch again while in test mode.

INSTALLATION — Wall mount: typically meets 7.5' to 14' mounting height from ground or floor. Power
supplied by either mounting directly to a 4" square or 4" octagon j-box (wall mount) and accepts rigid
or flex conduit.

LISTINGS — UL wet location listed standard at 32-122°F (0-50°C). Unit with CW battery(cold weather)
listed for -22°F to 122°F (-30°to 50°C). Remote listed for -40°F to 122°F (-40°t0 50°C). Meets or exceeds
allapplicable requirements for UL 924, NFPA 101 (current Life Safety code), NFPA 70 (NEC), NOM (Norma
Oficial Mexicana), California Energy Commission Title 20 section 1605.3 (W)(4), FCC Title 47, Part 15,
Subpart B and OSHA. List and labeled to comply with Canadian Standards (22.2 No. 141-10. Meets City
of Chicago Code.

Government Procurement:

BAA - Buy America(n) Act: Product with the BAA option qualifies as a domestic end product under the
Buy American Act asimplemented in the FAR and DFARS. Product with the BAA option also qualifies as
manufactured in the United States under DOT Buy America regulations.

BABA - Build America Buy America: Product with a BAA option also qualifies as produced in the United
States under the definitions of the Build America, Buy America.

Please refer to www.acuitybrands.com/buy-american for additional information.

WARRANTY — 5-year limited warranty (Battery is prorated). This is the only warranty provided and
no other statements in this specification sheet create any warranty of any kind. All other express and
implied warranties are disclaimed. Complete warranty terms located at: www.acuitybrands.com/
support/warranty/terms-and-conditions

Note: Actual performance may differ as a result of end-user environment and application.

Allvalues are design or typical values, measured under laboratory conditions at 25 °C.
Specifications subject to change without notice.

+ Small Battery Chargers Certified in the CATitle 20 Appliance Efficiency Database.

(atalog

nmber AFF-PEL-DBLBX2-UVOLT-LTP-SDRT-WT-CW

" HIGHLAND OFFICE

"D

without photocell

without photocell (white) (natural aluminum)

with phdtocéli

with photocell (white)
(dark bronze)

Length: 6 1/2 (16.51)
Depth: 327/100 (8.30)
Height: 10 ( 25.45)
Weight: 3.5 Ibs ( 1.59g)

MOUNTING

All dimensions are inches (centimeters).
Shipping weight: 3.5 Ibs. (1.59 kgs.)

2.23 [56.7] f— 4.79 [121.8]—=

[254.5] f R 10.02 [254.5]

—

6.50 [165.0]

1002 [254.5]

3.27 [83.0+

6.50 [165.0] ——

.,. us @ .@ .‘59,!15, 20|, {C EaeA BAA

LISTED

EMERGENCY

AFF

AFF Signature® Premium Die-(ast Architectural Emergency Light

SELF-POWERED MODELS

ORDERING INFORMATION For the shortest lead times, configure product using bolded options.

Example: AFF PEL DWHGXD UVOLT LTP SDRT WT

Series Unit Type' Housing Color Voltage Battery Type Automatic Testing Optics Options
{AFF  Signature® | ‘PEL' Photocell: DWHGXD White textured (UVOLT 120-347VAC, LTP, Lithium Iron SDRT) (Self-diagnostics | (WT  WideThrow | (CW, Cold Weather
Premium Normally-ON | ‘DBIBXD Black textured 50/60Hz Phosphate remote test ECT  Field (-30-500)
xng] internal DNAXD  Natural configurable | BAA Buy America(n)
altely aluminum throw? Actand/or
OFL Nomally"OFF 1 parxD  Dark bronze Build America
with internal textured Buy America
battery Qualified
Notes
1 AFF with internal battery is not remote capable.
2 F(T optics ships standard in the WT (wide throw) mode. Upon
i . o S o installation, configuration can be changed to the FCTmode.
REMOTE MODELS listed for -40°F to 122°F (-40° to 50°C)
ORDERING INFORMATION For the shartest lead times, configure product using bolded options. Example: AFF OELR DWHGXD WT
Series Unit Type Housing Color Voltage Optics Options

AFF  Signature®

OELR Remote fixture,

DWHGXD White textured

(blank) Universal DC

WT  Wide Throw

RESOLUT

181 E 5600 S, Murray, UT 84107 | (801) 530-3148
info@resolutgroup.com | resolutgroup.com

BAA  Buy America(n)

Project #: 260410

Premium Normally OFF DBLBXD Black textured voltage (8-30VDC) Act and/or Build
(requires external ) America Buy
battery source) DNAXD  Natural aluminum America Qualified

DDBTXD  Dark bronze textured
Accessories: Order as separate catalog number.
RTKIT Remote test kit, up to 40" away (includes goggles, laser and battery)
AFF FCT

of egress.

Maximum Spacing Guidelines - AFF (WT)

Example of multiple
AFF luminaries
illuminating a 3' path

Modr i Single Luminaire Multiple Luminaire
ountint umination *
Heiqhtg Level 3'Pathof | 6'Pathof | 3'Pathof | 6'Pathof | APplication Notes
Egress Egress Egress Eqress
15 62' 46' 69' 53'
o R 34 55' 46' 200’ Open Space
1FCAvg 80/50/21
12 28' 27 46' 47 reflectances
4 6' N/A 38' 36'

* Also meets the additional illumination requirements of NFPA 101: TFC minimum and max/min ratio of 40:1.

Maximum Spacing Guidelines - AFF (FCT)

Mot it Single Luminaire
ountin umination -
Heighlg Level 3'Pathof | 6'Pathof |  Application Notes
Egress Egress
7.5 24 23
10 35 35 200' Open Space
1FCAvg 80/50/2
12' 37 31 reflectances
14' 31 N/A

* Also meets the additional illumination requirements of NFPA 101: TFC minimum and
max/min ratio of 40:1.

VA L/rHHONIA LIGHTING'

EMERGENCY: One Lithonia Way, Conyers, GA 30012 Phone: 800-705-SERV (7378) techsupport-lighting@acuitybrands.com www.lithonia.com

AFF

© 2019-2024 Acuity Brands Lighting, Inc. All rights reserved. Rev. 08/20/24
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HIGHLAND MAINS OFFICE BUILDING - Material Board

MATERIAL NAME

NATURAL STONE
CASHMERE TELLURIDE
BLEND BY BRICK
DESIGN COMPANY

IMITATION WOOQOD SIDING,
WITH COMPOSITE VINYL OR
FIBER CEMENT
- OUR INTENT IS TO PROVIDE
A WOOD LOOKING SIDING
THAT COMPLIMENTS THE
MAIN RETAIL CENTER

ARCHITECTURAL
METAL PANEL

PROFILE

4
=z

SEE A200 FOR BUILDING ELEVATION FOR MATERIAL LOCATION

* ALL VINYL WINDOWS WILL BE BLACK ON BLACK WINDOW

* ALL ALUMINUM STOREFRONT SYSTEM IS A BLACK FINISH

* ALL ALUMINUM GLASS "LARGE" OPERABLE WINDOWS ARE BLACK FINISH

* ALL STEEL STRUCTURE IS PAINTED A BLACK FINISH

* THE ROOF WILL BE A WHITE TPO MEMBRAINE WITH A BLACK METAL CAP FLASHING.
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PLANNING COMMISSION
'AO'/‘ AGENDA REPORT

HIGHLAND CITY ITEM #3b

DATE: May 26, 2026

TO: Planning Commission

PREPARED BY: Rob Patterson, City Attorney/Planning & Zoning Administrator
SPONSORED BY:  Christian Holbrook, MNG Highland Development

SUBJECT: Highland Mains Signage - Development Agreement Amendment
TYPE: Land Use (Legislative)

PURPOSE:

The Planning Commission will hold a public hearing to consider a proposed amendment to the
legislative development agreement for Highland Mains related to signage.

STAFF RECOMMENDATION:

Staff recommends that the Planning Commission hold a public hearing, consider the proposed
amendments to the development agreement, and make a recommendation to the City Council.

PRIOR REVIEW:

In January 2022, the Commission considered a request from MNG to amend the development code
related to commercial center freestanding signs. The request at the time was to allow these signs to
extend up to 40 feet in height with some other adjustments to setbacks and design considerations. The
Commission voted to deny the request, primarily due to the additional height being requested. After the
Commission's recommendation, MNG revised its application to request a maximum height of 25 feet.
The Council approved the text amendment adjusting allowed maximum height for commercial center
freestanding signs to 25 feet, along with the other design changes.

One item not raised or discussed during this process was the number of commercial center freestanding
signs allowed to be installed.

BACKGROUND & SUMMARY OF REQUEST:

Signage for the Highland Mains project is regulated by both the City's general sign regulations
(Development Code chapter 3, article 7) and the 2007 development agreement, which was first amended
in 2022. The First Amendment to the development agreement provides that Highland Mains can be
developed with the signage set forth in Exhibit C to the First Amendment, which provides style,
dimensions, and locations for various signs within the development. However, Exhibit C does not
address commercial center freestanding signs (CCF signs). So the CCF signs are regulated by the
development code, which requires these signs to meet the following requirements under sections 3-707
and 3-710 (which were amended in 2022 at MNG's request):

e 25 feet high, including a 3 ft min stone base
e 1 CCF sign per highway (1 on SR-92, 1 on Alpine Highway)
e 350 feet from another CCF sign
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e 300 feet from highway intersection
e 50 feet from monument sign

As the Highland Mains project has developed, the developer desires to modify the signage. Christian
Holbrook, on behalf of MNG Highland Development, LLC, has applied to amend the development
agreement to update and replace the signage exhibit (exhibit C). The modifications to the monument and
directional signage is primarily a change of style and material. However, the developer is also asking for
a modification related to CCF signs, such that these signs would be governed by the development
agreement, rather than the development code. The proposed amendments related to CCF signs would
allow:

e 15 feet high, a reduction from 25 feet
e No stone base, but rather faux wood
e 3 CCF signs: 1 on Alpine Highway, 2 on SR-92, which is an increase of 1 sign.

If the proposed amendment is not adopted, Highland Mains will be required to comply with the
requirements of the development code.

STAFF REVIEW & PROPOSED FINDINGS:

The style, height, and number of signs is a policy question for the Commission and Council to consider.
Staff does not believe the changes to the non-CCF signs are significant and seem to allow the monument
and directional signs to better align with the planned and under construction buildings. Staff has no
objection to those changes.

As to the proposed changes to the CCF signs, the primary question is whether the Commission and
Council desire to continue to allow a single, 25-foot high sign on each highway, or allow an additional
sign on SR-92, but with all signs reduced by 10 feet to a maximum height of 15 feet. The signs would
also change from having a minimum 3 foot rock base to not being required to have a rock base. Staff has
no objection to either approach, as there are benefits and potential drawbacks either way.

Staff's has proposed for consideration that, if the Commission and Council approve the amendment and
new Exhibit C regarding signage, the City also require MNG to allow all tenants to use the signs on a
commercially reasonable basis. These CCF signs are the only CCF signs permitted for the CR zone as a
whole, so it seems fair to require MNG allow other businesses with the CR zone that are not strictly part
of the Highland Mains project to have access to the signs. However, this is also a policy issue for the
Commission and Council to decide. Till now, the businesses within the CR zone have not opted to build
a CCF sign, as they are permitted to do under current zoning, so it may be that they do not see much
need for such advertising. And with Highland Mains project set back more from the highways, Highland
Mains does need the advertising more than the businesses that front onto the highways, so allowing
them to retain exclusive control over the CCF signs is also potentially reasonable.

Ultimately, staff has no particular recommendation on whether to amend the development agreement.
Staff has prepared a draft second amendment to the development agreement, with MNG's updated
exhibit, for review and potential approval. The second amendment may or may not, at the Commission
and Council's direction, contain language regarding shared use of the CCF signs and any other term the
Commission and Council deem necessary. Because the amendment to the development agreement
would be a deviation from current land use regulations for signs in the CR zone, the amendment is a
legislative decision that follows the typical land use adoption process. The Commission and Council can
approve, deny, or approve with conditions the amendment based on any relevant policy factors.

Page 52 of 108



MOTION:

I move that the Planning Commission recommend [APPROVAL or DENIAL] of the proposed
amendment to the 2007 Developement Agreement for the Highland Mains project.

[Commission may specify additional or different terms or conditions to be adopted in the amendment].

ATTACHMENTS:

1.

2.
3.
4

Narrative Highland Signage

First Amendment to Development Agreement

Highland Marketplace Development Agreement - Second Amendment
Final Proposed Exhibit - Highland Mains 2026-04-29
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This request seeks approval of a text amendment to the Development Agreement to
replace the currently approved Signage Exhibit with an updated Signage Exhibit.
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FIRST AMENDMENT TO DEVELOPMENT AGREEMENT

THIS FIRST AMENDMENT TO DEVELOPMENT AGREEMENT (*Amendment™) is
entered into as of the ﬁ day of Pfesfrbiws , 2022 by and between HIGHLAND
CITY. amunicipal corporation, whose address is 5400 West Civic Center Drive, Suite 1, Highland,
Utah 84003 (the “City”), MNG HIGHLAND DEVELOPMENT, LLC, a California limited
liability company (*MNG™), whose address is 415 South Cedros Avenue, Suite 2400, Solana
Beach, California 92075, and SBP HOLDINGS REVERSE, LLC, a Utah limited liability company
("SBP”), as successors in interest to THOMAS FOX PROPERTIES, LLC, (at times collectively
“Developer”). The City, MNG, and SBP are at times referred to collectively in this Amendment
as the “Parties™).

WHEREAS, Developer and the City are parties to that certain Development Agreement
dated April 24, 2007 (the “Agreement”) pertaining to the development of the Property, as more
particularly described in the Agreement; and

WHEREAS, since the execution of the Agreement, the development of Lots 3-11 of the
original Property has been completed and all conditions as provided in the Agreement have been
satisfied as such relate to Lots 3-11 of the original Property; and

WHEREAS, Developer and the City desire to amend the site plan, signage, lighting, and
architecture for development of Lots 1 and 2 of the original Property or Lots 1-7 of the Mid-Town
Highland Marketplace Subdivision — Amended.

NOW THEREFORE, for good and valuable consideration, the receipt and sufficiency of
which is hereby acknowledged, the Parties agree as follows:

L. Capitalized Terms. Capitalized terms used but not defined herein shall have the
meanings given them in the Agreement.

2 Effect of Amendment. This Amendment shall only apply to and affect the
development of the Property as defined herein.

& 1.6 “Property”. For purposes of this Amendment, the definition of the Property is
amended to be:

Lots | through 7 of the MID-TOWN HIGHLAND MARKETPLACE SUBDIVISION —
AMENDED, according to the official plat thereof as recorded in the office of the Utah
County Recorder.

4. 2.1. Medians. The Parties acknowledge and agree that the medians described in

Section 2.1 of the Agreement have been installed as provided in Section 2.1 of the Agreement. All
such obligations of Section 2.1 have been satisfied.
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5 2.3 Masonry Walls. The parties acknowledge and agree that the masonry wall
along the westerly boundary of the Property has been installed as provided in Section 2.3. of the
Agreement. Prior to the issuance of the first Certificate of Occupancy for the Property, Developer
shall construct and install a masonry wall along the northerly boundary of the Property consistent
with the City’s Development Code.

6. 2.4.1. Exhibit “A”. The landscaping plan attached at Exhibit “*A” to the Agreement
is amended with the landscaping plan attached at Exhibit “A” hereto. The parkway landscape
improvements as shown on Exhibit “B” to the Agreement have been satisfied in full.

i 2.4.2 Parkway lLandscape. The Parties acknowledge and agree that the landscaping
within the parkway easement and the hardscape abutting that landscaped area as shown on the
original Plat have been completed. No additional bond shall be required from Developer for the
completed landscaping.

3. 2.4.3 State Road 92. The Parties acknowledge and agree that all obligations of
Section 2.4.3 have been complied with and nothing remains for Developer to complete in relation
thereto.

5 2.5 Signage. Lighting and Architecture. The signage set forth on Exhibit “C”, the
lighting set forth on Exhibit “D”, and the architectural themes set forth on Exhibit “E” attached to
the Agreement are each amended with the signage set forth on Exhibit “C”, the lighting set forth
on Exhibit “D”, and the architectural themes (“Architectural Themes™) set forth on Exhibit “E”
attached hereto. The Architectural Themes consist of general concepts to be used in the
development of the final elevations for the improvements of the Property and are hereby approved
by the City. The final details of the Architectural Themes shall be proposed by Developer and
approved by City Staff. In the event that the Developer proposes a deviation from the Architectural
Themes set forth in the Agreement as determined by staff, the general guidelines of the City’s CR
Zone shall govern, subject to review and approval by the Planning Commission..

10. 3.2 Action of Site Plan. The Parties acknowledge and agree that the findings for
granting approval for the Site Plans, as defined in section 11 of this Amendment, have been
satisfied and fulfilled in full. The Parties further agree that the items for Lots 1-7 of the Property
set forth in Section 3-4374(2) of the Highland City Development Code shall be reviewed and
approved by City Staff.

11, Site Plan. Copies of the authorized alternative site plans for the Property are
attached hereto as Exhibit “B” (“Site Plans™). MNG may elect which of the two site plans to use
in its sole discretion. The Site Plans are approved generally, provided that the details of those Site
Plans, including all items required by Section 3-4374(2), shall be reviewed and approved by the
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City Staff consistent with the Agreement, this Amendment, and the City’s Development Code and
engineering design and construction standards, as applicable.

12. Setbacks. The setback area for all buildings and structures shall be a minimum of
twenty (20) feet from the northern and western property lines or one hundred (100) feet from any
wall of a home or residence (excluding the garage or other ancillary buildings) on adjacent
property. The setback area for parking lots and other hard surface improvements shall be a
minimum of ten (10) feet from the northern and western property lines.

13. Refuse Collection. The setback for refuse collection may be reduced to ten (10)
feet from the northern property line and no closer than one hundred (100) feet from any residence.
All other refuse collection areas must meet the setbacks defined in Section 3-4363 of the Highland
City Development Code.

14. Remaining Provisions. Except as otherwise expressly set forth herein, the
Agreement is hereby ratified and confirmed and remains in full force and effect.

[Signatures and acknowledgments on the following pages]
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IN WITNESS WHEREOF the parties have executed this Amendment as of the date set

forth above.

Approved as to Form:

P y 7 rd -

STATE OF UTAH )
. SS.

COUNTY OF UTAH )

On the O day of

Deenmbo~

THE CITY:

HIGHLAND CITY

A B

By~ = Kuni OcFziA

Its: Vi /4/%/ o rZ_

before me Oetl

of Highland City.

" COMM. EXP. 02-06-2023

, 2022 personally appeared
who duly acknowledged to me that they executed the
foregoing Amendment as n’wdof“
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MNG HIGHLAND DEVELOPMENT, LLC,
a California limited liability company

By:_ Dtirtn Yound \ U
Its:_ i horized S%@’r

STAT )
S,
COUNTY OF )

On the (Lay\oR , 2022 personally appeared
before me ~._ who duly acknowledged to me that they executed the
foregoing Amendment as s of MNG HIGHLAND DEVELOPMENT,
LIE.

Notary Public "y ek cfhed &L,Q AR
N Ma,\l_?s oV Lﬂ{w\ﬁ-—w(b_

SBP HOLDINGS REVERSE, LLC,
a Utah limited liability/company

>,
By:L'/ )
Its:
STATE OF _{ A\ )
Cp J88.
COUNTY OF (VLLQ_L )
1 U
On the |\ day of MMCL\ , Eﬁﬁi personally appeared
before me_ NAow - who duly acknowledged to me that they executed the
foregoipg Amendment as of SBP HOLDINGS REVERSE, LLC.

y

Motary Public T
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A notary public or other officer completing this certificate verifies only the identity of the
individual who signed the document to which this certificate is attached, and not the
truthfulness, accuracy, or validity of that document.

STATE OF CALIFORNIA )
) ss.
COUNTY OF SAN DIEGO )

On January 18, 2023 before me, Giovanna Delia, Notary Public,
personally appeared Daron Young, who proved to me on the basis of satisfactory
evidence to be the person whose name is subscribed to the within instrument
and acknowledged to me that he executed the same in his authorized capacity,
and that by his signature on the instrument, the person, or the entity upon behalf
of which the person acted, executed the instrument.

| certify under penalty of perjury under the laws of the State of California
that the foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Iy 2\ Notary Public - California H /C(/\) \{t{//\(%ﬂ B‘Q Q w

GIOVANNA DELIA

00 5 B P Notary Public in and for
M 1y Comm. Expires Apr 14. 2025 said County and State
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EXHIBIT “A”
LANDSCAPING PLAN
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EXHIBIT “B”
APPROVED SITE PLANS
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EXHIBIT “B” (continued)
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EXHIBIT “C”
SIGNAGE PLANS
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EXHIBIT “D”
LIGHTING PLAN
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Spar 8' — 24' Square Tapered and Straight Wood Poles St [ U C t U ra

FIXTURE TYPE:

PROJECT NAME:

Glulam solid wood shaft and aluminum base pole available
in 8' - 24’ heights

CEAT

Al

IR

« Available with straight, tapered, or square to round wood shaft

» Square extruded aluminum pole base with flush handhole cover
held with countersunk stainless steel fasteners

* Tenon or drill mount fixture mounting

HOUSING: Solid wood pale is assembled through glulam
construction and precision machined using CNC technology.

An electrical raceway is provided in the pole's center for wiring.
Laminations measure no more than 2" in thickness. Adhesive
complies with ASTM D-2559 glulam construction specifications for
extreme exposed weather conditions, is waterproof and rated for
wet or dry use exposure

Glulam wood shaft is fastened to aluminum pole base welded to
a 3/4" thick aluminum anchor bolt base. Anchor bolt kit includes
(4) 3/4" hot dip galvanized anchor bolts and fasteners and ridged
concrete pour template.

iy T ;
Jetzer

Spar siraight pole shown with banner bracket arm o

ption.

ELECTRICAL: A 5/16" - 18 grounding point is provided on the HARDWARE: All hand hole fasteners and luminaire bracket arm
aluminum pole base. Wireway access is provided through a NEC hardware are stainless steel. Anchor bolt kits are ASTM F1554 grade
compliant handhole with a flush, gasketed cover plate 55 steel with galvanized steel hex nuts and washers.

FINISHES AND MATERIALS: Wood pieces are finished with a low FIXTURE MOUNTING: Fixtures mount either by 2 3/8", 2 7/8", 31/2",
VOC waterborne matte exterior finish containing UV and mildew or 4" diameter by 4" tall tenon or drill mount for arm brackets.
inhibitors. All exterior aluminum parts are polyester powder coat Consult factory for other tenon sizes. Bolt mounted luminaires must

painted to AAMA-2604 standards. Lz use stainless steel hardware.
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Specification sheet

Design

Christian Rindt

Product description

Baautifully crafted slender post with a carved surface that is gently llluminated. Top section conceals downward facing
LEDs thal are positioned for wide distnbution. Two horizontal connection lines underine tha three parts of the bollard. A
facet increases the visibility of lhe connection lines. Avalable in two heights, 43.3 IN and 31 5 IN. Available in three
different mounting methods. with an 11 inch base plate and visible anchor bolts, with intamally hidden anchor bolts, or
direct burial in sol or gravel. Part of a family

Variant options

Dimension

indt Bollard

g4yt

w

1

Ak

Mounting optcns: Direct burial, outer Sange, or hdden
anchorage. Flange inclades (4) anchor bolis ©1/2° x 15" long
Gabkanioed Staal To be st in concrele pad on 0117 hiseplats
with 8 9" bolt dircle at 50°. Hidden anchomge inciudes (3)
sochor bolts MB x 187 ke, Gavarized Steed 10 be a8l in
concrede pad on D85 bolt cirdie, not evendy spaced

Fixiurg haad rotases horiontaly /-5

[ 315N

433N

Specification notes

a. Drect bural mounting only avalable with 43 3° size

pouisen

Natural paint aluminum

Mounting Light source Lumen Voitage frequency
Post w/anchorage unit 15W LED/3000K 536 120-2TTV/B0HZ
Post w/base plate 15W LED/3000K 548
Post widirect burial . 578
[ 501
© Louis Poulsen 2019 louispoulsen.com
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EXHIBIT “E”
ARCHITECTURAL THEMES
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When Recorded, Return To:
Highland City

5400 W Civic Center Dr.
Highland, UT 84003

SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

THIS SECOND AMENDMENT TO DEVELOPMENT AGREEMENT (“Second Amendment”)
is entered into and effective as of the day of June, 2026 by and between HIGHLAND
CITY, a municipal corporation (the “City”), and [DEVELOPER/OWNERS], as successors in
interest to THOMAS FOX PROPERTIES, LLC, (collectively “Developer”). The City,
[DEVELOPER/OWNERS] are at times referred to collectively in this Second Amendment as the
“Parties”).

RECITALS

A. Developer owns or otherwise has the right to develop certain property located within the
City and seeks to develop the same (“Development’), which property is more particularly
described as:

LOTS 1 THROUGH 4, INCLUSIVE, MID-TOWN HIGHLAND
MARKETPLACE SUBDIVISION — AMENDED 2

B. Developer and the City are parties to or successors in interest to that certain Development
Agreement dated April 24, 2007 (the “Agreement”) pertaining to the development of
certain property, as such property is more particularly described in the Agreement
(“Original Property”), which Original Property includes the Development.

C. The Original Property and Development is zoned under applicable City land use
regulations as CR Zone and subject to general development requirements and regulations
set forth in the City’s Development Code (collectively, “Zoning”), which Zoning is
supplemented, amended, and/or superseded by the terms of the Agreement.

D. Since the execution of the Agreement, the development of Lots 3-11 of the Original
Property, has been completed pursuant to the Agreement.

E. Thereafter, the Parties or their predecessors-in-interest executed that certain First
Amendment to Development Agreement (“First Amendment”) dated December 15, 2022.

F. The Parties desire to amend the signage requirements and allowances for the Development
in a manner not currently permitted under the Agreement, First Amendment, and Zoning.

G. City has, pursuant to Highland Development Code 5-1-106(7) and Utah Code § 10-20-508,
and other applicable ordinances, determined that the approval of this Second Amendment
with Developer, and the establishment thereby of specific requirements, elements, and
aspects of the Development, some or all of which are not currently allowed under the
Zoning, Agreement, or First Amendment, will result in benefits to the City and its residents
that are not provided by the Zoning, Agreement, or First Amendment.

Page 1 of §
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NOW THEREFORE, for good and valuable consideration, the receipt and sufficiency of which is
hereby acknowledged, the Parties agree as follows:

TERMS

1. Effect of Amendment. Except as provided otherwise herein, this Amendment shall only
apply to and affect the development of the Lots 1 through 4 of the MID-TOWN
HIGHLAND MARKETPLACE SUBDIVISION — AMENDED 2, according to the official
plat thereof as recorded in the office of the Utah County Recorder.

2. Signage. The signage set forth in Exhibit “C” of the Agreement and First Amendment is
hereby amended and superseded with the signage set forth in Exhibit “C” attached hereto
(the “Signage”).

a. Developer acknowledges that the Commercial Center Freestanding Signs (“CCF
Signs”) described and depicted in the Signage will be the only CCF Signs permitted
within the CR zone, because no additional CCF Sign in addition to the Signage may
be constructed pursuant to the Zoning. Accordingly, Developer, and their
successors and assigns, shall allow, on commercially reasonable terms and
consistent with this Second Agreement and the Zoning, all owners or tenants of
commercial buildings within the CR Zone to co-locate signage on the CCF Signs
authorized herein, regardless of whether such owner or tenant is party to the
Agreement, First Amendment, or Second Amendment. This provision is expressly
intended to benefit all current and future third-party owners or tenants of
commercial buildings within the CR zone.

3. Compliance with Regulations.

a. The Development remains subject to all terms, conditions, and requirements of the
Agreement, First Amendment, Zoning, and all other applicable federal, state,
county, and City laws, ordinances, codes, standards, and land use regulations
applicable to the Development and to any building, improvement, landscaping,
excavation, or other work required or related to the Development, including but not
limited to application requirements, payment of fees, provision of assurances and
guarantees, and compliance with design and construction standards. This Second
Amendment does not constitute a land use decision, permit, or approval except as
expressly set forth herein.

b. To the extent that the terms, conditions, and requirements of this Second
Amendment expressly modify or are in direct conflict with the Agreement, First
Amendment, Zoning, or another City-adopted ordinance, standard, or land use
regulation applicable to the Development, this Second Amendment shall control
and take precedence, but only to the extent of the express modification or direct
conflict.

4. Recording. This Agreement shall be recorded, and its benefits and obligations shall run
with the land to successors-in-interest to the Development.

Page 2 of §

Page 84 of 108



5. Other Provisions. Except as otherwise expressly set forth herein, all provisions of the
Agreement and First Amendment are hereby ratified, confirmed, and remain in full force
and effect.

6. Representations. The persons signing this Agreement on behalf of the parties represent
and warrant that they have the authority and authorization to execute the Agreement on
behalf of the respective party such that the party will be bound by all rights, obligations,
terms, and conditions herein, and that all steps, requirements, and processes necessary for
a party to approve and execute the Agreement have each been completed.

-- SIGNATURE PAGE AND ACKNOWLEDGEMENT TO FOLLOW --
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For Highland City: Attested by:

By:

Mayor City Recorder

Date:

For Developer:

By: Date:

Name:

Title:

STATE OF UTAH )
: ss
County of )

On the day of , 20 , personally appeared before me,

, the of Developer, the

signer of the foregoing instrument, who duly acknowledged to me that they executed the same.

NOTARY PUBLIC
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EXHIBIT C

Signage
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Highland Marketplace

Presented By Package Version
OPY-78968 RO

= vESCO

Salt Lake Region

Salt Lake Office

1605 South Gramercy Road .

Salt Lake City, UT 84104 Site Address

801-487-8481 Highland Marketplace
5374 W 11000 N
Highland UT 84003

TYPOGRAPHY NOTE COLOR MATCHING NOTE PRODUCTION NOTE

All vertical typography dimensions specified in this package et Colors specified in this package are The PDF format of this package may contain
are based upon the measurement from the baseline to the Dimersioned | R N to match vendor supplied physical graphics which have been down-sampled
cap-line of an uppercase letter “i'. The height of descenders owra HTM samples. Colors chosen based upon for proofing purposes and should not be
and ascenders, below and above the baseline and cap-line (O AH) ’ how they appear on a computer used for production purposes. Source files
respectively, are not included in the measurements unless Y - _ A monitor or printed media are not for this package are available upon request
specifically noted. guaranteed to match. for production purposes.
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www.yesco.com
© 2022 YESCO LLC. All right reserved

This drawing was created to assist you in
visualizing our proposal. The original ideas
herein are the property of YESCO LLC.
Permission to copy or revise this drawing can
only be obtained through a written agreement
with YESCO.

The colors shown are only approximated on
any computer monitor, inkjet or laser print.
The final product may vary slightly in color
from your computer monitor or print.

This sign is installed in accordance with the
requirements of Article 600 of the National
Electrical Code and / or other applicable local
codes. This includes proper grounding and

bonding of the sign.

Revisions

(" No. Date / Description

Org.| 2025.02.17

R1 | 07.22.2025/ add rfi note [LC
R2 | 08.07.2025/ remove sign 5 [LC
R3 | 08.21.2025/ no cxhg [LC]

R4 | -

RS | ---

R6 | ---

R7 |-
RS | ---
R9

JO #
[Approval

Client Sign / Date

(Highland Marketplace

5374 W 11000 N
Highland UT 84003-8946

Acct. Exec: Dan Pace
Designer: Larry Cohen

LEGEND: -

TYPE QTY TYPE QTY 0 PY‘78968 Ro

o Monument Sign Type 'B' 3 o Vehicular Wayfinding Sign Type 'B' 4

e Vehicular Wayfinding Sign Type 'A' 3 9 Pedestrian Wayfinding Sign 7 Lo c 0 1
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SCOPE OF WORK

MANUFACTURE & INSTALL THREE [3] D/F NON
ILLUMINATED MONUMENT SIGNS.

ELECTRICAL

THIS DISPLAY IS NON-ILLUMINATED / NO
ELECTRICAL.

PERMITTING INFO

AREA: 45FT? (Rounded to the nearest 0.1 ft2)
METHOD: BOUNDING BOX

P1|SWYESCO (Black)
Sherwin Williams Paint w/Satin Finish

P2 | SWYESCO (Faux Wood)
Sherwin Williams Paint w/Satin Finish

Note: Colors specified in this package are to match

1605 South Gramercy Rd.
Salt Lake City, UT 84104
801.487.8481

www.yesco.com
© 2022 YESCO LLC. All right reserved

This drawing was created to assist you in
visualizing our proposal. The original ideas
herein are the property of YESCO LLC.
Permission to copy or revise this drawing can
only be obtained through a written agreement
with YESCO.

The colors shown are only approximated on
any computer monitor, inkjet or laser print.
The final product may vary slightly in color
from your computer monitor or print.

vendor supplied physical samples. Colors chosen
based upon how they appear on a computer monitor or

printed media are not guaranteed to match. Please This sign is installed in accordance with the
consult your YESCO account executive for physical requirements of Article 600 of the National
sample swatches. Electrical Code and / or other applicable local
codes. This includes proper grounding and
MISSING REQUIRED INFO bonding of the sign.
VECTOR LOGO REQUIRED PRIOR TO @
FABRICATION, OR APPROVAL OF DESIGN. 0.0
Revisions

(" No. Date/ Description
Org.| 2025.02.17

Rl | ---

R2 | ---

R4 | ---

R5 | ---

R6 | ---

re 2 ) A AT R A 1 U | | LG

R7 |-
RS | ---
R9

JO #
prprovaI

PLAN

SCALE: 34" =1'-0"

9-3 {2
8'-61/2"
7-8" dotted line indicates sign area.

- Flat Cut Lettering Client Sign / Date

’ | i @ ’ %" routed aluminum w/ painted finish

7 ‘ [P1]. Flush mount to cabinet.
”
MRV @ H | (€ L

inghIand Marketplace

5374 W 11000 N
Highland UT 84003-8946

il _ i Aluminum Common Backer Cabinet.
g Faux wood [P2] painted aluminum

. ~ cabinet.
210" Acct. Exec: Dan Pace
. Designer: Larry Cohen
2I-1n = 2 C
-~
Stone Base OPY-78968 RO

Steel structure wrapped w/ Durock™ &
wrapped wj/ stone [style thd].

SIGN 2 -D/F MONUMENT “B”- FRONT ART 1 -0

SCALE: 34" =1'-0"




Flat Cut Lettering
%" routed aluminum w/ painted finish
[P3]. Flush mount to cabinet. Two [2] req.

MAJOR TENANT
TENANT | TENANT

TENANT | TENANT
TENANT | TENANT

BACK
SCALE: NTS

' 111"
1"|

dotted line indicates sign area.

Flat Cut Lettering
%" routed aluminum letters w/ painted
finish [P3]. Flush mount to %" aluminum
tenant panel.

Tenant Panel
%" routed aluminum panel w/ painted
finish [P1]. Stood off Common Main
Cabinet by .875.”

Common Main Cabinet
36" wide aluminum cabinet w/ painted
finish. Main face of cabinetis inset2,” so
that there is a 2” overhang on top &
sides. Top of cabinet is painted P1 &
bottom is painted P2. Returns are
painted P1.

2 MAJOR TENAN
Hf TENANT | TENAN
BN TENANT | TENANT

B TENANT | TENANT

._

Flat Cut Lettering
%" routed aluminum w/ painted finish
[P1]. Flush mount to cabinet.

SCOPE OF WORK

MANUFACTURE & INSTALL THREE [3] D/F NON
ILLUMINATED DIRECTIONAL.

ELECTRICAL

THIS DISPLAY IS NON-ILLUMINATED / NO
ELECTRICAL.

PERMITTING INFO

AREA: 133.7 FT2 (Rounded to the nearest 0.1 ft2)
METHOD: BOUNDING BOX

COLOR KEY
4l SWYESCO (Black)

Sherwin Williams Paint w/Satin Finish
SWYESCO (Faux Wood)
Sherwin Williams Paint w/Satin Finish

SWYESCO (White)

Sherwin Williams Paint w/Satin Finish

Note: Colors specified in this package are to match
vendor supplied physical samples. Colors chosen
based upon how they appear on a computer monitor or
printed media are not guaranteed to match. Please
consult your YESCO account executive for physical
sample swatches.

MISSING REQUIRED INFO

MESSAGES REQUIRED PRIOR TO FABRICATION,

1605 South Gramercy Rd.
Salt Lake City, UT 84104
801.487.8481

www.yesco.com
© 2022 YESCO LLC. All right reserved

This drawing was created to assist you in
visualizing our proposal. The original ideas
herein are the property of YESCO LLC.
Permission to copy or revise this drawing can
only be obtained through a written agreement
with YESCO.

The colors shown are only approximated on
any computer monitor, inkjet or laser print.
The final product may vary slightly in color
from your computer monitor or print.

This sign is installed in accordance with the
requirements of Article 600 of the National
Electrical Code and / or other applicable local
codes. This includes proper grounding and
bonding of the sign.

Revisions

(" No. Date/ Description

Org.| 2025.02.17

Rl | -

R2 | ---

R3 | -

R4 | ---

RS | -

RG | ---

R7 | -
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JO #
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Approval

Client Sign / Date

(Highland Marketplace
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Acct. Exec: Dan Pace
Designer: Larry Cohen
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MEASUREMENTS TAKEN USING A SCALE RULER MAY NOT BE ACCURATE.

. 3-8 SCOPE OF WORK
4" MANUFACTURE & INSTALL SEVEN [7] 4 SIDED
_— PEDESTRIAN WAYFINDING SIGNS.
4
ELECTRICAL 1605 South Gramercy Rd.
THIS DISPLAY IS NON-ILLUMINATED / NO Salt Lake City, UT 84104
ELECTRICAL. 801.487.8481
© 2022 YESCO LLC. All right d
SW YESCO (Black) JLU s
Sherwin Williams Paint w/Satin Finish This drawing was created to assist you in
P2 | SW YESCO (Faux Wood) visualizing our proposal. The original ideas
Sherwin Williams Paint w/Satin Finish herein are the property of YESCO LLC.
. Permission to copy or revise this drawing can
P3| SwW YESCQ .(Wh'te.) R only be obtained through a written agreement
| Sherwin Williams Paint w/Satin Finish with YESCO
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SCALE: 3" = 1'-0" \l:en sr SUPE e hp ysical sampies. Lolors chosen The final product may vary slightly in color
4 H 4 S = _— asedupon _Dwt ey appear on a computer monitor or from your computer manitor or print.
printed media are not guaranteed to match. Please
] consult your YESCO account executive for physical
_2 3/8" fﬁ%‘_ Flat Cut Logo Mark [x4] sample swatches. This sign is installed in accordance with the
| 3..l %" routed aluminum w/ painted finish requir_ements of Article 600 of the I_\lational
. " [P1]. Flush mount to support pipes. MISSING REQUIRED INFO Electrical Code and / or other applicable local
1'-3 5/8 . . codes. This includes proper grounding and
Always on right side support. MESSAGES REQUIRED PRIOR TO FABRICATION, bonding of the sign.
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Revisions

(" No. Date/ Description
Org. | 2025.02.17

R1 | ---

R2 | ---

|

D| N | N G 9 &— “L" Shaped Tenant Panel

%" routed aluminum panel w/ painted
finish [P1]. Flush mount to support pipe.

Flat Cut Lettering
%" routed aluminum letters w/ painted
finish [P3]. Flush mount to %" aluminum
tenant panel.
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Approval
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<— Support Pipe
4" square tube w/ painted finish [P2]

w/ painted aluminum spacer [P1] Client Sign / Date

410" (Highland Marketplace

5374 W 11000 N
Highland UT 84003-8946

Acct. Exec: Dan Pace
Designer: Larry Cohen
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—'—|= %" routed aluminum panel w/ painted
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%" routed aluminum w/ painted finish
[P1]. Flush mount to cabinet.
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SCOPE OF WORK

MANUFACTURE & INSTALL FOUR [4] D/F NON
ILLUMINATED DIRECTIONAL.

ELECTRICAL

THIS DISPLAY IS NON-ILLUMINATED / NO
ELECTRICAL.

PERMITTING INFO

AREA: 20.0 FT2 (Rounded to the nearest 0.1 ft2)

METHOD: BOUNDING BOX

COLOR KEY
4l SWYESCO (Black)

Sherwin Williams Paint w/Satin Finish
SWYESCO (Faux Wood)
Sherwin Williams Paint w/Satin Finish

SWYESCO (White)

Sherwin Williams Paint w/Satin Finish

Note: Colors specified in this package are to match
vendor supplied physical samples. Colors chosen
based upon how they appear on a computer monitor or
printed media are not guaranteed to match. Please
consult your YESCO account executive for physical
sample swatches.

MISSING REQUIRED INFO

MESSAGES REQUIRED PRIOR TO FABRICATION,
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This drawing was created to assist you in
visualizing our proposal. The original ideas
herein are the property of YESCO LLC.
Permission to copy or revise this drawing can
only be obtained through a written agreement
with YESCO.

The colors shown are only approximated on
any computer monitor, inkjet or laser print.
The final product may vary slightly in color
from your computer monitor or print.

This sign is installed in accordance with the
requirements of Article 600 of the National
Electrical Code and / or other applicable local
codes. This includes proper grounding and
bonding of the sign.
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SCOPE OF WORK

MANUFACTURE & INSTALL THIRTEEN [13]
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1605 South Gramercy Rd.
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The final product may vary slightly in color
from your computer monitor or print.

This sign is installed in accordance with the
requirements of Article 600 of the National
Electrical Code and / or other applicable local
codes. This includes proper grounding and
bonding of the sign.
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PLANNING COMMISSION
'AO'/‘ AGENDA REPORT

HIGHLAND CITY ITEM #3c¢
DATE: May 26, 2026
TO: Planning Commission
PREPARED BY: Rob Patterson, City Attorney/Planning & Zoning Administrator
SPONSORED BY:  City Staff
SUBJECT: Amendments to Process for Approving New Business Use
TYPE: Development Code Update (Legislative)
PURPOSE:

The Planning Commission will hold a public hearing to consider amendments to the process by which a
new business use may be permitted within a zone.

STAFF RECOMMENDATION:
Staff recommends that the Planning Commission hold a public hearing, consider the proposed
amendments, and recommend approval of the proposed amendments.

PRIOR REVIEW:

In the 2025 general legislative session, the state legislature imposed a new requirement for cities to
create a process for new or unlisted business uses to be evaluated and potentially added as allowed uses
within a zone. In April 2025, the Planning Commission recommended an ordinance that would create
this process for Highland City, which the Council later adopted. In 2025, the law seemed to require the
city to treat these requests to add new allowed uses to a zone as an administrative act, rather than a
legislative act. While this was seemingly contrary to the usual legislative/administrative procedures
under the state Land Use, Development, and Management Act, the City complied with the state law.

BACKGROUND & SUMMARY OF REQUEST:

In the 2026 general legislative session, the state legislature adopted SB 284, which amended the
requirements for the process for new or unlisted business uses to be evaluated and potentially added as
allowed uses within a zone. SB 284 addressed the concern raised by city staff, the Commission, and the
Council, in that authorizing new business uses within a zone is truly a legislative action akin to a rezone
or zoning amendment, not an administrative action akin to a building permit or subdivision under
existing zoning.

Under SB 284, evaluating whether a particular business use aligns with previously established permitted
or conditional uses is an administrative act performed by staff, but adding a new type of business use
into a zone that was not previously authorized is a legislative act performed by Council. This corrects
the previous incongruity. Accordingly, the proposed amendment changes the process of allowing a new
business use within a zone to be a legislative process:

e Requires the Council to adopt an ordinance to allow the new use (per state law, the Planning
Commission does not review these requests - it goes straight to Council)
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e Allows the Council to designate the new use as a permitted use or a conditional use within the
zone

¢ Allows the Council to consider any fact, law, or policy relevant to the adoption of the ordinance,
as a legislative matter

e Provides that an appeal of the Council's decision is treated as an appeal of an ordinance/land use
regulation that is handled by the state district court, rather than an appeal of a land use decision
that is handled by the City's administrative appeal authority.

STAFF REVIEW & PROPOSED FINDINGS:
This amendment has been prepared to ensure the City's processes align with state law and properly treat

the addition of new business uses to a zone as a legislative matter, rather than an administrative matter.
Staff therefore recommends the Planning Commission recommend approval of the amendments.

MOTION:
I move that the Planning Commission recommend that the City Council adopt the proposed
amendments.

[Commission may specify different or additional amendments]

ATTACHMENTS:
1. Draft Amendment New Use Procedures - PC
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Table 2-704A

Use Determination - Approval of New
or Unlisted Business Use

DRC

ZA

CC
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3-101 Uses Prohibited Unless Expressly Permitted, Classification And
Approval Of Uses

1. Uses of land which are not expressly permitted within a zone are hereby
declared to be expressly prohibited therein, except as may be approved as set
forth herein.

2. Any person who may obtain state or federal properties by purchase, lease, or
other arrangement must utilize such properties in accordance with the
provisions of this Code. The Planning Commission, City Council, Appeal
Authority, and the Zoning Administrator shall not permit a use within a zone
which is not expressly permitted by the terms of this Code.

3. Use Determination — Classification Request.

a. An applicant may request the Land Use Authority determine whether
a proposed business use aligns with an existing land use specified in a
zone.

b. The applicant shall submit an application that includes an application
form, a fee (if required), and at least the following information:

1. A description of the proposed business use;

1.  Identification of the zone or zones in which the proposed
business use may be located; and

1. A narrative explaining how the proposed business use is similar
to or aligns with one or more existing, specified land uses and
addressing the criteria set forth below.

c¢. The Land Use Authority shall determine whether a proposed business
use aligns with an existing land use using the following criteria:

1.  Compatibility of the proposed business use with the plain
language of zoning regulations related to existing land uses,
including restrictions or limitations on existing uses and
relevant definitions;

1.  Compatibility of the proposed business use with the intent and
purpose of the potential zones;

1i.  Compatibility of the proposed business use with the General
Plan;

iv.  Compatibility of the proposed business use with the uses of
adjacent properties within potential zones;
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v.  The nature, scope, and impact of the proposed business use
compared to existing or allowed uses;

vi.  Whether the proposed business use is expressly permitted in
another zone; and

vii.  Whether the proposed business use or a similar or aligned use is
expressly prohibited by applicable land use regulations.

d. If the Land Use Authority finds that a proposed business use aligns
with an existing land use, the applicant may proceed to develop or use
property in accordance with the regulations applicable to the existing
use.

e. Ifthe Land Use Authority finds that a proposed business use does not
align with an existing land use and is a new or unlisted use, the
applicant may file a petition to approve the proposed business use as a
new or unlisted use, as set forth herein. The applicant shall not
develop or use property for the proposed business use until and unless
such petition is approved by ordinance as a land use regulation.

f. The Zoning Administrator shall notify the applicant, in writing, of the
Land Use Authority's decision, the basis for any rejection or
disapproval, and the opportunity to appeal the decision.

4. Use Determination — Petition for Approval of New or Unlisted Use.

a. An applicant may petition the Land Use Authority to adopt a land use
ordinance to permit appreve-a new or unlisted proposed business use,
which means a use that is not an existing land use and does not align
with an existing land use specified in a zone, as a permitted or
conditional use.

b. The applicant shall submit a petition that includes an application
form, a fee (if required), and at least the following information:

1. A description of the proposed business use;

1.  Identification of the zone or zones in which the proposed
business use are desired to be located, if any;

1i. A narrative explaining how the proposed business use is
compatible with the desired zone or zones and addressing the
criteria set forth below
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c. The Land Use Authority shall review approveapprove-with
eonditions;-er-deny-a petition using the following criteria:

1.  Compatibility of the proposed business use with the plain
language of zoning regulations related to existing land uses,
including restrictions or limitations on existing uses and
relevant definitions;

1.  Compatibility of the proposed business use with the intent and
purpose of the potential zones;

111.  Compatibility of the proposed business use with the General
Plan;

iv.  Compatibility of the proposed business use with the uses of
adjacent properties within potential zones;

v. The nature, scope, and impact of the proposed business use
compared to existing or allowed uses;

vi.  Whether the proposed business use is expressly permitted in
another zone;-and

vii.  Whether the proposed business use or a similar or aligned use is
expressly prohibited by applicable land use regulations; and-

witviil.  Any other fact, law, or policy consideration the Land Use
Authority determines is relevant to the adoption of a land use
regulation to permit the proposed business use as a permitted or
conditional use.

d. The Land Use Authority shall review and make a decision on a petition
according to the following process:

1.  The Land Use Authority shall conduct a public hearing within
forty-five (45) days after a complete petition application is
submitted.

1. The Land Use Authority may continue the petition to another
meeting within forty-five (45) days of the public hearing to
request the applicant provide additional information.

1i. The Land Use Authority shall make a decision appreving;

approving with-conditionsor-denying the petitionon a petition
within the later of fourteen (14) days after the public hearing or

the public meeting to which the petition was continued.

Page 100 of 108



iv.  The timelines set forth herein do not apply if the applicant fails
to timely provide requested information or appear at the public
hearing.

v. The Land Use Authority and applicant may mutually agree to
adjust the timelines set forth herein.

e. If the Land Use Authority approves_a petition to permit a new or
unlisted use, the Land Use Authority shall adopt an ordinance that:

1.  permits the proposed business use as a permitted or conditional
use, subject to any terms or conditions the Land Use Authority
determines are necessary or appropriate; and

vi:11.  designates the appropriate zone or zones for the approved-use.

e-f. The Zoning Administrator shall notify the applicant, in writing, of the

Land Use Authority's decision ;any-econditions-orlimitations-of
approvak-the basisforany rejeectionor-disapproval; and the

opportunity to appeal the decision to adopt or decline to adopt a land
use regulation permitting the proposed business use. Any appeal shall
be subject to the appeal procedures and requirements applicable to
land use regulations and shall not be subject to the appeal procedures
and requirements applicable to land use decisions.
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PLANNING COMMISSION
'AO'/‘ AGENDA REPORT

HIGHLAND CITY ITEM #3d

DATE: May 26, 2026

TO: Planning Commission

PREPARED BY: Rob Patterson, City Attorney/Planning & Zoning Administrator
SPONSORED BY:  City Staff

SUBJECT: Planning Commission Requirements Amendments

TYPE: Development Code Update (Legislative)

PURPOSE:

The Planning Commission will hold a public hearing to consider amendments to the regulations and
requirements that govern the Planning Commission to conform to new state law.

STAFF RECOMMENDATION:
Staff recommends that the Planning Commission hold a public hearing, consider the proposed
amendments, and recommend approval of the proposed amendments.

PRIOR REVIEW:
No specific prior review related to these changes.

BACKGROUND & SUMMARY OF REQUEST:

SB 284, adopted by the state legislature in the 2026 general legislative session, amended state law
requirements for all city planning commissions. These changes are now effective and are found in Utah
Code Ann. 10-20-301. With SB 284, it seems the state legislature was concerned with ensuring that
planning commissions understand their role in performing administrative and quasi-judicial functions as
opposed to legislative functions, and ensuring that administrative and quasi-judicial functions are carried
out in a manner that honors the due process rights of land use applicants. This includes having
commissioners be trained on conflict of interest and ex parte communication standards and requiring
recusal for conflicts and bias.

Many of the state law changes were already part of the City's code, so no amendments are necessary.
There are some new requirements, however, that the City must address, which are:

e "Describe the causes for which a planning commission member may be removed" and include
certain causes.
o Required causes for removal are:
= Using public funds for political purposes in violation of the Utah Political
Activities of Public Entities Act
* Violating the Municipal Officers' and Employees' Ethics Act
» Acting with intent to influence a land use decision or appeal in a manner that
creates "impermissible bias or an unacceptable risk of impermissible bias"
o Staff has also proposed two additional causes for removal, and the Commission and
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Council can designate additional or different reasons if desired:

» Failing to recuse oneself from a matter in which the member has a conflict of
interest or has impermissible bias

» Repeatedly missing Commission meetings

e "Provide that a planning commission member deliberating about a specific pending land use
application in a planning commission meeting with municipal staff, an elected official, or the
land use applicant is not cause for removing a planning commission member"

¢ "Provide requirements for when a planning commission member shall recuse oneself from
deliberating or voting on certain land use applications"

o Previously, state law has only required disclosure of conflict of interests. There was not a
requirement to recuse (though failing to recuse could cause problems for the city or the
city official). This is a new requirement to require recusal in certain situations defined by
the city. Staff has proposed two scenarios for mandatory recusal, and the Commission
and Council can designate additional or different reasons if desired:

* The member has a conflict of interest, including an ownership interest in,
financial investment or interest in, or association with the land use applicant or
property at issue

» The member's participation inserts impermissible bias or an unacceptable risk of
impermissible bias into the deliberation and voting process

e Planning Commissions are required to complete 4 hours of training per year, 1 of which (about
general duties) is mandatory prior to voting, and 1 of which is accomplished by attending 12
commission meetings. This requirement is now directly added to the City Code. This is not a
new requirement, though SB 284 clarified the added new areas for training:

o The mandatory general duties training should include the role of the commission "in
administrative, legislative, and quasi-judicial functions"

o The other trainings should be a "combination of land use and ethics training" and may
also include "ex parte communications" and "conflict of interest"

Throughout these changes, the key new addition is the requirement for commissioners to understand
their role in adjudicative proceedings and ensure those proceedings are overseen by commissioners that
are neutral decision-makers, without conflicts of interest and impermissible bias. "Impermissible bias" is
the concept that a decision-maker at an agency performing administrative duties cannot predetermine an
issue, base a decision on people rather than issues, or have an economic or financial interest in the
decision. The Utah Supreme Court has described what is and is not "impermissible bias" thusly:

(1) A prejudgment or point of view about a question of law or policy, even if so tenaciously held as
to suggest a closed mind, is not, without more, a disqualification.

(2) Similarly, a prejudgment about legislative facts that help answer a question of law or policy is
not, without more, a disqualification.

(3) Advance knowledge of adjudicative facts that are in issue is not alone a disqualification for
finding those facts, but a prior commitment may be.

(4) A personal bias or personal prejudice, that is an attitude toward a person, as distinguished
from an attitude about an issue, is a disqualification when it is strong enough and when the bias
has an unofficial source; such partiality may be either animosity or favoritism.

(5) One who stands to gain or lose by a decision either way has an interest that may disqualify if the
gain or loss to the decisionmaker flows fairly directly from her decision.
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V-1 Oil Co. v. Dep't of Environmental Quality, 939 P.2d 1192, 1197 n.6 (Utah 1997) (emphases added).

STAFF REVIEW & PROPOSED FINDINGS:

Staff does not believe there are any issues with conflicts or bias in the Highland Planning Commission.
In staff's experience, commissioners have debated issues, not people, based decisions on the adjudicative
facts before them, and recused themselves when they have had a conflict of interest. This amendment
has been prepared not to correct an issue but rather to comply with state law and ensure the City and
commission remain compliant with these requirements. Staff therefore recommends the Planning
Commission recommend approval of the amendments.

MOTION:
I move that the Planning Commission recommend that the City Council adopt the proposed
amendments.

[Commission may specify different or additional amendments, particularly as to causes for removal or
requirements for recusal]

ATTACHMENTS:
1. Draft Amendment PC Requirements - PC
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2-202 Term Of Office

1. Each regular member of the Planning Commaission shall serve for a term of
four years and until their successor is appointed; provided, that the first
appointments shall be for such terms that the term of at least one member
shall expire annually.

2. Alternate members shall serve for a term of one year, subject to
reappointment as an alternate member for additional one-year terms or
appointment as a regular member, at the discretion of the Mayor in
accordance with this Article.

3. The term of office for each member shall commence on the first day of
February in the year in which such member is appointed.

4. The City Council may remove any member of the Planning Commaission for
cause, and after public hearing, if a hearing is requested by the member. The

causes for which a Planning Commission member may be removed include:

a. Using public funds for political purposes in violation of the Utah
Political Activities of Public Entities Act, Title 20A, Chapter 11, Part
12, Utah Code Ann., as amended;

b. Violating the Municipal Officers’ and Emplovees’ Ethics Act, Title 10,
Chapter 3, Part 13 of the Utah Code Ann., as amended:

c. Acting with intent to influence a land use decision or appeal of a
pending land use application in a manner that creates actual
impermissible bias or an unacceptable risk of impermissible bias in the

Planning Commission member’s administrative or quasi-judicial
duties:

d. Failing to recuse themselves from deliberating or voting on a land use
application when required by this Article: or

e. Repeatedly failing to attend meetings of the Planning Commission.

5. A Planning Commission member’s deliberation about a specific pending land
use application in a Planning Commission meeting with municipal staff, an
elected official, or the land use applicant is not cause for removal.

4.6. Any vacancy occurring on said-the Planning Commission by reason of
death, resignation, removal or disqualification shall be filled in the same
manner as an original appointment for the unexpired term.
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2-203 Organization

1. At its first meeting in February of each year, the Planning Commission shall
elect one of its members as Chair and a second member as Vice-Chair. The
Chair shall serve for a term of one year and until a successor is chosen in the
same manner. A vacancy in the position of Chair shall be filled for the
unexpired term by election at the next meeting of the Planning Commission.
A person may be elected to serve consecutive terms as Chair and Vice-Chair.

2. The Chair shall preside at all meetings of the Planning Commission. In the
absence of the Chair, the Vice-Chair shall preside. If both the Chair and Vice-
Chair are absent, the Commission may select one of its members as Chair
Pro-Tem to preside at any meeting.

@

3. The Planning Commission shall adopt rules consistent with this Code for its
own organization and for the transaction of business. Meetings of the
Planning Commission shall be held monthly or more frequently as the
Commission deems advisable. Reports of official acts and recommendations of
the Planning Commission shall be made by the Planning Administrator in
writing to the City Council and shall indicate how each member of the
Commission voted with respect to such act or recommendation. Any member
of the Commission may also make a concurring or dissenting report or
recommendation to the City Council whenever he or she so desires.

3-4. Each Planning Commission member shall complete four hours of

annual land use training as required by Utah Code Ann. § 10-20-302, as

amended. A newly appointed Planning Commission member shall not

participate in Planning Commission meeting as a member until the member

completes the required training on general powers and duties of the Planning
Commission.
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2-204 Duties And Powers

1. The minimum number of affirmative votes required to make a
recommendation to the City Council, or any other approval as outlined in this
Code, shall be a majority of the members present but shall never be less than
four (4) affirmative votes.

2. The Planning Commission shall have the following powers and duties

a. The Planning Commission, as provided by Sections 2-101 to 2-103,
shall prepare and recommend to the City Council, a General Plan and
amendments to the General Plan.

b. The Planning Commission may make reports and recommendations
relating to the planning and development of the City to public officials
and agencies, and other organizations and citizens.

c¢. The Planning Commission shall prepare or recommend regulations
governing the subdivision of land within the City or amendments to
such regulations and to submit said regulations or amendments to the
City Council for adoption.

d. The Planning Commission may, or by order of the City Council shall,
make and recommend to the City Council a zoning plan, including both
the full text of the zoning regulations and maps and amendments
thereto.

e. The Planning Commission shall review, hear and decide such land use
applications and matters for which the Planning Commission is
authorized by this Code to act upon.

f. The Planning Commission, by order of the City Council, shall make
and recommend to the City Council a multi year improvement program
which shall set forth an orderly program for the acquisition of land,
buildings and other facilities that are needed for City purposes.

2. The Planning Commission may conduct hearings and meetings with
interested property owners, land use applicants, officials, and citizens
in the process of carrying out its functions.

3. A Planning Commission member shall recuse themselves from deliberating
or voting on a land use application if*

a. The member has a conflict of interest as defined by the Municipal
Officers’ and Emplovees’ Ethics Act, Title 10, Chapter 3, Part 13 of the
Utah Code Ann., as amended, including but not limited to such
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member’s ownership interest in, financial investment or interest in, or
association with the land use applicant or property at issue: or

b. The member’s participation would insert impermissible bias or an
unacceptable risk of impermissible bias in the deliberation and voting

Process.

3-4. If a Planning Commission member recuses themselves from
deliberation and voting on a land use application, a duly appointed alternate
member that is present may participate in the recused member’s place.
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