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PLANNING COMMISSION MEETING 
Tuesday, September 27, 2022 – 6:00 p.m. 

Community Recreation Center 
10640 N. Clubhouse Drive, Cedar Hills, Utah 

 
Present:  John Dredge, Presiding 
  Commissioner Jared Anderson 

  Commissioner Tyler Dahl 
  Commissioner Donald Dolenc 
  Commissioner Bob Morgan 
  Commissioner Lori Anne Spear 

  Commissioner Steve Thomas 
  
Absent/Excused:   Commissioner Jeff Dodge 
 
Staff:  Chandler Goodwin, City Manager 

  Jenny Peay, Planning Associate 
  Colleen Mulvey, City Recorder 
 
PLANNING COMMISSION MEETING 
 
1. Call to Order. 
 
Chair John Dredge called the meeting to order at 6:00 p.m. 
 
2. Oath of Office for Planning Commission Alternate Member, Bob Morgan. 
 
City Recorder, Colleen Mulvey administered the Oath of Office to Alternate Planning Commission 
Member, Bob Morgan.   
 
3. Public Comment. 
 
There were no public comments. 
 
Chair Dredge recognized the voting members of the Planning Commission for tonight’s meeting.   
 
SCHEDULED ITEMS AND PUBLIC HEARINGS 
 
4. Approval of the Minutes from the August 23, 2022, Planning Commission Meeting. 
 
MOTION:  Commissioner Thomas moved to APPROVE the minutes of August 23, 2022.  
The motion was seconded by Commissioner Dahl.  Vote on motion:  Commissioner 
Anderson-Yes, Commissioner Dahl-Yes, Commissioner Spear-Yes, Commissioner Thomas-
Yes.  The motion passed unanimously.   
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5. Review/Recommendation and Public Hearing on Preliminary Plan Approval for 
Starbucks Located at 9946 North 4800 West in the SC-1 Commercial Zone. 

 
City Manager, Chandler Goodwin, presented the site plan and stated that the subject property is 
located immediately south of the Taco Bell. The use is #5813 in the Conditional Use Code and can 
be considered an approved use with conditions.  The site plan includes 23 parking stalls and two 
Americans with Disabilities Act (“ADA”) stalls.    
 
Traffic patterns were addressed.  At Taco Bell there is significant stacking at the drive-thru, which 
is the standard size.  This was expected to decrease as other dining options come in.  Swig also has 
issues at certain times of the day.  Mr. Goodwin liked how Starbucks laid out its drive-thru, which 
will stack 11 cars from the drive-up window to the storm drain.  It would not be an issue until there 
are 15 to 16 cars stacked.  The most problematic intersection was identified as 9931 North where 
it goes from a Level of Service C to D.  To turn left onto a major road will be problematic if it is 
not signaled.  Possible solutions and signal locations were identified.  Mr. Goodwin did not expect 
the proposed Starbucks to impact the current situation.   
 
Commissioner Spear inquired about the Traffic Study, which was done one year ago.  
Mr. Goodwin reported that they met with Ryan Hales from Hales Engineering and provided him 
with the Master Plan for the development across the street since it will play a significant role in 
how traffic flows through the community.  There is existing parking where the Taco Bell parking 
lot was extended.  It was noted that a significant amount of public infrastructure already exists.  
Interior lighting on the parking lot would need to be addressed as well.   
 
Mr. Goodwin stated that a monument sign location will need to be identified early if one is 
proposed.  The landscape palette will also need to be in compliance.  The landscape requirements 
call for a specific species of tree to be planted along North County Boulevard under the power 
lines.  Staff asked that it not be planted since it causes numerous problems.  That portion of the 
Code needs to be modified.  Some requirements have been scaled back as a result.  Mr. Goodwin 
commented that when considering the walkability of the site, they want to be able to look into the 
future.  One sidewalk was placed on the south side of 9930 North but there is not one on the north 
side.  As the site develops, it may be beneficial to have a crosswalk at some point.  He commented 
that due to the proximity to the high school, students will come to this area, and it should be 
pedestrian friendly.   
 
Chair Dredge opened the public hearing.  There were no public comments.  The public hearing 
was closed.   
 
In response to a question raised by Commissioner Thomas, Mr. Goodwin stated that the traffic 
study is not of concern.  He felt that requiring future action was relevant to the discussion.  The 
area near Walmart was discussed.  Mr. Goodwin met with an engineering group recently and Zions 
Public Finance on reworking the City’s Traffic Impact Fee.  Part of the Capital Projects Plan being 
considered addressed the concern at the 4700 West Cedar Hills Drive intersection.  Currently, it is 
mildly problematic  
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Commissioner Spear stated that the area is confusing for motorists who are not aware of the rules.  
Mr. Goodwin stated that staff is working with four entities on the intersection to realign it to 
provide better stacking options on both sides.  The median will be removed.  A roundabout will be 
constructed nearby that will allow for traffic to move through more slowly but without delays.   
 
Commissioner Thomas commented that Taco Bell generates a lot of traffic.  Mr. Goodwin stated 
that previously all of the traffic was east/west.  Now there is north/south traffic as well which is 
changing driving patterns.   
 
Chair Dredge asked how the peak times at Starbucks compare to the peak times for Swig and Taco 
Bell.  Mr. Goodwin stated that Swig seems to always be busy.  He assumed that Starbucks’ busiest 
time will be in the morning.  He was not sure how that coincides with the traffic at Taco Bell.  The 
Starbucks drive-thru will accommodate a maximum of 15 cars.  
 
Mr. Goodwin commented that there has been a shift in terms of how people interact with 
commercial in that many do not want to get out of their cars.  Access issues were discussed.  A 
second access was determined to be necessary to ensure emergency vehicle and garbage truck 
access.   
 
Commissioner Anderson asked if there are Cross Parking Easements in place.  Mr. Goodwin 
confirmed that there are.   
 
The developer, Charlie Openshaw, reported that Starbucks is green-oriented and has been 
interesting to work with.  Along the front of the building, there is no parking against the building, 
which is all green space.  He encouraged Starbucks to place some parking stalls there instead, but 
they do not want them there.  Mr. Goodwin commented that if parking is an issue, they could do 
something similar to what was done at Café Rio with parking on the east side with the potential to 
carve out something temporary until another parking arrangement is in place.  Mr. Openshaw 
suggested they do that only if necessary.   
 
Chair Dredge asked how many dine-in customers Starbucks typically gets.  Commissioner Dahl 
stated that the Starbucks in Orem is typically packed with college students in the evenings between 
6:00 p.m. and 8:00 p.m.  He expected something similar at this location.   
 
Commissioner Dolenc reported that 26% of the site is landscaped.  He asked what amenities are 
being provided in exchange.  Mr. Goodwin stated that it will be a payment in lieu that could be 
used for landscape beautification at the roundabout or elsewhere.  He stressed the importance of 
the City leading out on water conservation.  Mr. Openshaw stated that they will clean the park strip 
in front of Taco Bell.    
 
Potential conditions of approval were discussed.  Mr. Goodwin stated that they could consider 
requiring a crosswalk.  Mr. Openshaw was happy to comply but asked that it be a requirement for 
the lot since they do not yet know how it is going to be designed and it will need to be placed in 
an appropriate location.  Chair Dredge stated that the only caveat would be if they decide to put 
10 or 12 parking stalls there.  A temporary crosswalk was mentioned to improve walkability.    
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MOTION:  Commissioner Spear moved to recommend APPROVAL to the City Council of 
the preliminary proposed development, Starbucks Coffeehouse, located at 9946 North 4800 
West, Lot 2 of the Cedar Hills Gateway Subdivision, subject to the following: 
 

1. Final engineering review. 
2. Final zoning review. 
3. Submission of an approved landscaping plan. 
4. Demonstrate intent to convey water rights. 
5. The possibility of the addition of a temporary crosswalk if additional parking 

is needed.   
 
The motion was seconded by Commissioner Dahl.  Vote on motion:  Commissioner 
Anderson-Yes, Commissioner Dahl-Yes, Commissioner Spear-Yes, Commissioner Thomas-
Yes.  The motion passed unanimously.   
 
6. Review/Recommendation and Public Hearing on Amendments to the Moderate-

Income Housing Element of the Cedar Hills General Plan. 
 
Mr. Goodwin clarified that the Commission will not be adopting anything new as part of this item.  
The State Legislature addressed moderate-income housing and charged every city with 
implementing measures to accommodate it.  The State Legislature passed HB-462 which included 
a menu of 15 to 20 strategies municipalities could adopt to promote affordable housing in their 
communities.  The City is required to have three but selected the following five: 
 
Strategy #1 -  Create or allow for, and reduce regulations related to internal or detached Accessory 
Dwelling Units (“ADU”) in residential zones. 
 
Strategy #2 – Zone or rezone for higher-density or moderate-income residential development in 
commercial or mixed-use zones near major transit investment corridors, commercial centers, or 
employment centers. 
 
Mr. Goodwin stated that a parcel of property behind Walmart has been rezoned for this purpose.   
 
Strategy #3 – Amend land use regulations to allow for single-room occupancy developments.   
 
Mr. Goodwin explained that the City’s definition of “family” includes up to four unrelated 
individuals living together as a housekeeping unit.   
 
Strategy #4 – Reduce, waive, or eliminate impact fees related to moderate-income housing.   
 
Mr. Goodwin stated that it was an issue in the City in 2014-2015 in that staff was sharply divided.  
They were not naïve to the fact that the City had a lot of ADUs throughout the community, but 
they frequently receive calls from realtors selling homes with ADUs wanting to make sure they 
are registered with the City.  While ADUs are allowed, none are registered with the City.  The 
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reason they were not registered was because, at the time, the City required impact fees to be paid 
for the ADU as well as the original home even though no new utility connection was being created.  
Eliminating impact fees will make it easier for people to register ADUs.   
 
Strategy #5 – Eliminate impact fees for any accessory unit that is not an internal ADU as defined 
in Section 10-9a-530 of State Code.   
 
Mr. Goodwin stated that because one utility connection is allowed per lot, all tie into the same 
sewer lateral and water connection.  The impact is the same as if the detached ADU were attached, 
eliminating the need for an impact fee.   
 
Mr. Goodwin stated that by adopting five strategies, the City receives preferential treatment for 
funding or grants.  The deadline for adoption is October 1.  He stressed that all five have already 
been accomplished and nothing new is being proposed.  Potential barriers included educating 
residents on registering ADUs and why that is beneficial.  Mr. Goodwin stated that the City 
previously required Business Licenses to be obtained for rental properties.   That is no longer the 
case.  Staff recognized there are still ADUs that are not registered with the City.  The intent was 
to simplify the process.  There are limitations on ADUs, which were described.  For example, if 
owner occupied, both stories of a home cannot be rented.   
 
Commissioner Spear asked if a separate mailbox is required.  Mr. Goodwin stated that it is not and 
has not been an issue.  The possibility of cluster boxes was mentioned by Commissioner Spear; 
however, Mr. Goodwin was not sure how those would work.  Planning Associate, Jenny Peay, 
stated that when a homeowner wants a separate mailbox they are referred to the Postmaster. 
 
Mr. Goodwin clarified that they are updating and clarifying the existing document.  He noted that 
the menu items have always been the same.  The City needs to be more clear in terms of the 
implementation of the menu items and identifying the barriers to implementing them.    
 
In terms of what is being charged by people to rent their ADUs, if data were compiled, some would 
be affordable while others would not be.  The State, however, allows the City to count them as 
affordable housing.  In response to a question raised, Ms. Peay stated that there is a one-time $45 
fee to register an ADU.   
 
Commissioner Anderson stated that in terms of barriers, having people pay a fee to register their 
ADUs could be a deterrent.  Mr. Goodwin agreed.  Ms. Peay stated that when they started there 
were 35 ADUs.  The $45 cost is intended to cover staff time to review applications and enter them 
into the system.  Ms. Peay commented that the biggest incentive is to decrease the impact fees.   
 
Chair Dredge opened the public hearing.  There were no public comments.  The public hearing 
was closed.    
 
MOTION:  Commissioner Anderson moved to recommend APPROVAL to the City Council 
of the proposed Moderate-Income Housing Element of the Cedar Hills General Plan.  The 
motion was seconded by Commissioner Spear.  Vote on motion:  Commissioner Anderson-
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Yes, Commissioner Dahl-Yes, Commissioner Spear-Yes, Commissioner Thomas-Yes.  The 
motion passed unanimously.   
 
ADJOURNMENT 
 
7. Adjourn. 
 
MOTION:  Commissioner Thomas moved to ADJOURN.  The motion was seconded by 
Commissioner Anderson.  Vote on motion:  Commissioner Anderson-Yes, Commissioner 
Dahl-Yes, Commissioner Spear-Yes, Commissioner Thomas-Yes.  The motion passed 
unanimously.   
 
This meeting adjourned at 6:52 p.m.  
 
 
Approved: 
November 29, 2022 
 
 
        /s/ Colleen A. Mulvey, MMC 
        City Recorder 
 


