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PLANNING COMMISSION MEETING 
Tuesday, January 24, 2023 – 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 Jeff Dodge 
Commissioner Donald Dolenc 
Commissioner Bob Morgan 
Commissioner Lori Anne Spear (joined the meeting at 6:02 p.m.) 

  
Absent/Excused:  Commissioner Steve Thomas 
 
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. Appointment of Chair and Vice Chair. 
 
Chair Dredge invited nominations for Chair and Vice-Chair.   
 
MOTION:  Commissioner Andersen moved to NOMINATE John Dredge to serve as Chair 
for the coming year.  The motion was seconded by Commissioner Dodge.  Vote on motion:  
Commissioner Anderson-Yes, Commissioner Dahl-Yes, Commissioner Dodge-Yes.  The 
motion passed unanimously.  Commissioner Spear was not present for the vote.   
  
MOTION:  Commissioner Dodge moved to NOMINATE Lori Anne Spear to serve as Vice-
Chair.  The motion was seconded by Commissioner Dolenc.  Vote on motion:  Commissioner 
Anderson-Yes, Commissioner Dahl-Yes, Commissioner Dodge-Yes.  The motion passed 
unanimously.  Commissioner Spear was not present for the vote.   
 
SCHEDULED ITEMS AND PUBLIC HEARINGS 
 
3. Approval of the Minutes from the November 29, 2022, Planning Commission 

Meeting. 
 
MOTION:  Commissioner Andersen moved to APPROVE the minutes of November 29, 2022 
meeting.  The motion was seconded by Commissioner Dodge.  Vote on motion:  
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Commissioner Anderson-Yes, Commissioner Dahl-Yes, Commissioner Dodge-Yes, 
Commissioner Spear-Yes.  The motion passed unanimously.   
 
4. Review/Recommendation and Public Hearing on Starbucks Elevations located at 

9946 North 4800 West in the SC-1 Commercial Zone. 
 
Planning Associate, Jenny Peay reported that when Starbucks submitted its Building Application, 
the front elevations were modified.  She presented what was approved in November and what is 
currently proposed.  The applicants plan to remove a significant amount of brick from the top half 
of the building and include lighting fixtures on the sides of the building.  Planning Commission 
approval was required for the proposed elevation change.   
 
Chair Dredge opened the public hearing.  There were no public comments.  The public hearing 
was closed.   
 
Commissioner Dahl asked if the requirement includes a certain percentage.  Ms. Peay responded 
that there is not a specific percentage, but the building needs to maintain the colonial theme.  City 
Manager, Chandler Goodwin reported that the Code specifies that exterior construction is normally 
of brick and traditional colors such as red and brown.  It also further describes the color schemes 
of the building, which shall dominate and be developed to conform to the established architectural 
theme.  Brick is the main feature but they have allowed other materials and features.  According 
to representatives from Starbucks, the intent is to tie in some of the traditional looks that are 
common at other Starbucks locations that fit within the colonial motif.  Commissioner Dahl 
commented that the proposed materials appear to be very light without an earth tone.   
 
Chair Dredge asked how representative the samples were of the colors.  Ms. Peay explained that 
typically when plans are submitted to the Zoning Department, she asks applicants to also submit a 
color palette.  They must provide a brick sample as well since there is a great deal of variation.  
Commissioner Dahl commented that what was submitted appears to be industrial in nature rather 
than natural.   
 
Commissioner Spear remarked that none of what was presented looked colonial.  She felt that the 
applicants are trying to maintain the colonial color outlined.  She noted that the brick in the area 
varies and she questioned how different the brick might be in this case.  Ms. Peay agreed and stated 
that the brick at Café Rio differs the most.  She explained that when the applicant submitted the 
brick, it was approved and looked very similar to what exists in other commercial areas.  
Commissioner Spear stated that it need not match but should be of the same tone.   
 
Commissioner Dodge asked if the siding is cement based.  Ms. Peay’s understanding was that it is 
battenboard.  Mr. Goodwin agreed.  Commissioner Dodge commented that removing brick over 
openings saves money.  He suggested that it include earthy, warmer tones.  Mr. Goodwin 
commented that that could be added as a condition of approval.  He explained that at this point the 
building plans have been reviewed and they are waiting to pull the permit.  It seems unnecessary 
to wait 1½ months to provide a photo in a warmer tone.  That could, however, be requested before 
the matter is reviewed by the City Council.  Mr. Goodwin and Ms. Peay have worked on a number 
of occasions on the brick and one of the challenges was that they use different manufacturers at 
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different times, which makes it very difficult to match.  With a sample of one or two bricks, it is 
difficult to picture how it will extrapolate on the entirety of the façade.  The issue could also 
involve the rendering as it is projected onto a screen or printed copy, which sometimes appears 
orange.   
 
Commissioner Dodge recommended that the siding be warmed up and coordinated with what 
already exists and be more taupe.     
 
Chair Dredge referenced the signage proposed for three of the walls and asked if that was 
acceptable.  Ms. Goodwin confirmed that it is 25% of the façade, which meets the limitations for 
signage.   
 
MOTION:  Commissioner Spear moved to recommend APPROVAL to the City Council of 
the updated elevations for Starbucks Coffeehouse, located at 9946 North 4800 West, Lot 2 of 
the Cedar Hills Gateway Subdivision subject to the following condition: 
 

1. The siding will be a warmer, earth-tone color. 
 
The motion was seconded by Commissioner Dodge.  Vote on motion:  Commissioner 
Anderson-Yes, Commissioner Dahl-Yes, Commissioner Dodge-Yes, Commissioner Spear-
Yes.  The motion passed unanimously.   
 
5. Review/Recommendation and Public Hearing on Amendments to City Code 

Title 6a-4 Related to Parking Requirements in the SC-1 Commercial Zone. 
 
Ms. Peay provided background on the request and stated that current Code Section 10-6A-4 
requires six parking stalls per 1,000 square feet of office space.  Developers have asked that the 
Planning Commission reconsider this requirement.  Both of the office spaces that it will impact 
are in the PD-1 and the Commercial area behind Harts.  It was requested that the City consider a 
reduction from 6 to 3.5 per 1,000.  The challenge for staff was whether what is proposed is in line 
with what other cities consider acceptable.  A caveat was added to include net floor space in the 
consideration.  There was some question as to how net area should be defined to avoid generating 
additional parking on the site.   
 
Ms. Peay explained that the Planning Commission reserves the right to define any ambiguous 
space in common or non-common areas.  One of the proposals was from the International Building 
Code (“IBC”) from 2018, which calls out net floor area.  It is defined as the actual occupied area, 
not including unoccupied accessory areas such as corridors, stairways, ramps, toilet rooms, 
mechanical rooms, and closets.  It was noted that possible exclusions could include bathrooms, 
hallways, corridors, lobbies, waiting rooms, HVAC rooms, storage rooms, closets, or incidental 
spaces.   
 
Chair Dredge opened the public hearing.  There were no public comments.  The public hearing 
was closed.   
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Commissioner Dahl asked if they need to define both the parking requirements and define “net”.  
Ms. Peay responded that if the Commission accepts the parking requirements, to lower the 
reduction to 3.5 would be per Code.  The term “net area” could be further clarified.   
 
Commissioner Dolenc supported using the International Building Code.  Ms. Peay read the IBC 
definition of “common area” as follows: 
 

‘Actual occupied areas not including unoccupied accessory areas such as corridors, 
stairways, ramps, toilet rooms, mechanical rooms, and closets.’ 

 
Mr. Goodwin explained that one of the determining factors is whether the space generates traffic 
on its own.  For example, the City has communal offices that generate traffic as people come to 
work each day.  They also have corridors and hallways that do not generate traffic in and of 
themselves.  Bathrooms are similar.  With regard to breakrooms, his opinion was that they 
reallocate existing traffic since the people who use the breakroom are accounted for elsewhere in 
the building in terms of parking.  He considered conference rooms to be different where people 
from off-site may drive traffic.   
 
Commissioner Dodge stated that if they utilize the “net” the City will open itself up to having to 
explain each time someone wants to amend this part of the Code.  It was suggested that if an 
applicant wants to amend the net parking they should provide a proposal showing an actual 
building plan layout.  Commissioner Anderson was concerned about what may happen in the next 
five years and commented that gross square footage is easier to enforce and calculate with less 
risk.   
 
Commissioner Dodge agreed and stated that two reductions are being requested.  The first was a 
reduction from 6 to 3 ½ and the second was reducing from gross to net.  Commissioner Dodge 
commented that the Code change will not impact a large number of developments.  His preference 
was to go with the gross square footage and avoid conflicts with developers.   
 
Commissioner Dodge suggested that they go with the floor area, which is the building area.  
Commissioner Dahl’s concern with using gross area was due to the two locations that are available 
in addition to any future development.  The more they say “gross”, the shorter the buildings will 
be, which limits height.  If there is reference to “net area” buildings can be taller because stairways 
would not be included.  Ms. Peay explained that the challenge is that these particular lots are 
difficult in terms of getting the size of the building they want in order to rent them.  That was the 
reasoning behind the initial request for a reduction.   
 
Commissioner Spear asked if Pleasant Grove or American Fork have specified gross or net.  
Mr. Goodwin stated that his notes specify the parking requirement but do not indicate gross or net.  
He reported that some cities calculate it based on net square footage while others do not.  Ms. Peay 
explained that initially, the developer wanted a reduction to 3 per 1,000.  Mr. Goodwin reported 
that Pleasant Grove is at 1 per 300 square feet or 3 ½, Draper is 4 per 1,000, Taylorsville is 5 per 
1,000, Ogden and Lehi are 1 per 300, and American Fork and Orem are 4 per 1,000.  Orem City 
conducted a Traffic Study two to three years ago on this issue that recommended 2 per 1,000.  It 
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was not adopted, but there was justification to go even lower.  The City, however, did not 
recommend the conclusions of the study.   
 
Commissioner Spear recalled that Lehi and Orem were between 2 and 2 ½.  Mr. Goodwin stated 
that there are various zones.  He tried to find a commercial zone that he felt most closely resembled 
what exists in Cedar Hills in terms of use.  Ms. Peay reviewed the list provided by the developers 
and found that the accurate ones include Alpine and Highland at 4 per 1,000, Lehi and Eagle 
Mountain at 3.3 per 1,000, Lindon at 3 per 1,050, and Vineyard and Provo at 4 per 1,000.   
 
Mr. Goodwin stated that after looking at some of the sites they are evaluating, it can make a 
significant difference because so much land is being dedicated to parking.  He referred to 
Lexington Heights where there is a building on the corner but the parking in the rear is often empty.  
As a result, a significant amount of property has been dedicated to asphalt.  All agreed that 6 per 
1,000 was too high.  Mr. Goodwin stated that it is up to the Planning Commission and City Council 
to determine whether to adjust it.   
 
Commissioner Dodge commented that Salt Lake City is a more urban environment that differs 
from Cedar Hills.  Mr. Goodwin agreed and stated that Salt Lake City also has more transit options.  
Commissioner Dodge recommended that the Commission address the gross versus net rather than 
the 3 or 3.5.  Ms. Peay pointed out that the City allows for on-street parking, however, those spaces 
cannot be calculated toward the parking requirement.   
 
Chair Dredge asked for feedback from the Commission regarding their preference for gross or net.  
Commissioners Dahl was in favor of the net.  Commissioner Spear supported gross but perhaps 
reducing it to 3.25.  Commissioner Dodge and Dolenc supported gross.  Commissioner Dolenc 
liked gross to make it as easy as possible and avoid ambiguity.  Commissioner Anderson also 
supported gross.  For those who supported gross, Commissioner Spear asked if they would 
consider reducing the requirement from 3 ½.  Commissioner Anderson had no objection to that.  
Commissioner Dahl commented that when the proposal was presented he was looking more at the 
space and wanted more information on what the difference would look like in the building.   
 
Chair Dredge asked for a ratio of net to gross on office buildings.  Commissioner Dodge stated 
that it is 80/20 but will vary depending on building technology.  Commissioner Spear supported 
staying at 3 and gross.   
 
Nathan Ricks was invited to comment.  He identified himself as a developer and stated that the 
building they are proposing is on Cedar Hills Drive south of Walmart.  He reported that the IBC 
defines net floor area as the actual occupied area, not including unoccupied accessories, areas such 
as corridors, stairways, ramps, toilet rooms, mechanical rooms, common areas, circulation, and 
closets.  Some of the consideration for gross was simplicity.  As developers, their perspective is 
that it seems to lay it out fairly simply in terms of what is defined as net versus gross and could be 
applied to the Building Code.  If they were forced to go with gross and 3 per 1,000, they would be 
under-parked by about 6 spaces and lose about 2,000 square feet, or 13% of the building.  It would 
make sense for them to get 3 ½ at the net as defined by the IBC.  They felt that the definition was 
outlined fairly clearly.   
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Chair Dredge asked Mr. Ricks to define their ratio of net to gross.  Mr. Ricks stated that they are 
at approximately 80% and considering hallways, elevators, and bathrooms.  To go from 3.5 to 3 
would represent a 15% reduction or a difference of one stall.  Mr. Ricks stated that they are 
proposing a 14,600-square-foot building at a net parking ratio of 3 ½ per 1,000.  If they go to 3 or 
3 ½ at gross, they are under-parked, and the project does not pencil.  He clarified that the project 
is doable at 3 ½ net.  Mr. Goodwin stated that 14,600 square feet at 3 ½ gross equates to 51 stalls.  
14,600 square feet at 3 equates to 43.8 stalls.  3 ½ net equates to 40.8 stalls.   
 
Commissioner Dodge commented that net space is usable space.  He suggested the developer 
include as much common space as possible to reduce the parking requirement.  He suggested they 
reduce the parking requirement to 3 gross.  Commissioner Spear commented that there are not a 
lot of options.  Commissioner Anderson commented that he is not anti-development, but each side 
has a different perspective.   
 
Commissioner Spear was leaning toward supporting the net.  Mr. Goodwin commented that the 
term “common area” is ambiguous and was of concern.  He stated that a breakroom does not 
necessarily bring cars into a building that were not there to begin with but a conference room does.  
Those are two common areas that could be brought by the developer to the City that ultimately 
should count toward the net calculation.  He also suggested that it be looked at in light of the 
totality of the Cedar Hills commercial development and not just the impact on one lot.  He 
recommended that the Commission consider how it will impact other developments even though 
it is limited.   
 
Mr. Ricks stated that considering the current work environment, many companies are hybrid.  It is 
realistic to assume that the tenants they are anticipating likely will not have their entire employee 
base present every day.   
 
Ms. Peay commented on a situation where a portion of the building was renovated.  She used 
Lexington Heights as an example and stated that they have remodeled two or three times, which 
has changed the floor plan.  Commissioner Anderson had seen time and time again instances where 
a breakroom becomes two offices without adjustments being made to the parking.  It was 
confirmed that anyone who wants to renovate must obtain a Building Permit.   
 
MOTION:  Commissioner Dahl moved to recommend APPROVAL to the City Council of 
the proposed amendments to City Code 10-6a-4(G)(6) in the Site Requirements section of 
Title 10, related to parking areas in the SC-1 zone, subject to the following changes: 
 

1. For office uses, a minimum of three (3) parking spaces shall be provided for 
each one thousand (1,000) square feet of the gross floor area of the building.  
The final number of parking spaces shall be rounded up to the nearest whole 
number when calculating the number of required parking spaces. 

 
The motion was seconded by Commissioner Anderson.  Vote on motion:  Commissioner 
Anderson-Yes, Commissioner Dahl-Yes, Commissioner Dodge-Yes, Commissioner Spear-
Yes.  The motion passed unanimously.   
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6. Review/Recommendation and Public Hearing on Amendments to the Moderate-
Income Housing Element of the Cedar Hills General Plan.   

 
Mr. Goodwin reported that the State requires each city to provide a Moderate-Income Housing 
Plan each year with the deadline being in December.  The City submitted its plan by the deadline, 
but it was rejected by the State.  He noted that the plans of 75 cities were rejected.  Last year, 
during the Legislative Session, HB-462 was passed.  In the past, cities had a menu of options to 
address moderate-income housing in Utah to select from and were required to select at least three.  
Those who selected up to five received priority consideration for certain funding sources from the 
State.  Cedar Hills made it a priority to select five, however, HB-462 added an additional element 
that included an Implementation Plan for how they intend to achieve the menu items.   
 
The menu items selected by the City were as follows: 
 

1. Create or allow for reduced regulations related to Internal or Detached Accessory 
Dwelling Units (“ADU”) in residential zones.   

 
This has been passed and implemented.    

  
2. Zone or rezone for higher density of moderate-income housing residential 

developments in commercial or mixed-use.   
 

This has been done. 
 

3. Amend land use regulations to offer single-room occupancy developments. 
 

This is allowed in City Code. 
 

4. Reduce or eliminate impact fees related to moderate-income housing.   
 

The City has eliminated its impact fees as they relate to ADUs in 2016. 
 

5. Eliminate impact fees for ADUs that are not internal.  This includes an ADU over 
a detached garage.  The same utility connection is required.   

 
The report submitted to the State specified that the Code has already been passed and each item 
implemented.  The State did not consider that to be a sufficient Implementation Plan and asked for 
a more robust one.  Ms. Peay had since drafted a document with more detailed verbiage.  The State 
allowed for the specifics to be printed in the form of a newsletter article, which was done in the 
form of a Five-Year Action Plan.  The plan was back before the Commission since it differed from 
what was adopted previously.   
 
Chair Dredge opened the public hearing.  There were no public comments.  The public hearing 
was closed.   
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Mr. Goodwin commended Ms. Peay for her efforts and stated that the State has been great to work 
with.  He noted that the State is doing its best to follow the dictates of HB-462.  He reported that 
housing is consistently examined by the Legislature.  Cities that do not comply could jeopardize 
their Class B and C Road Funds and have certain sales tax revenues withheld.  Mr. Goodwin 
explained that in Cedar Hills there is very little undeveloped land in terms of housing while others 
have a great deal.  The issue with the legislation is that every city is being treated the same when 
each is unique.   
 
MOTION:  Commissioner Spear moved to recommend APPROVAL to the City Council of 
the proposed Moderate-Income Housing Plan as presented by staff.  The motion was 
seconded by Commissioner Anderson.  Vote on motion:  Commissioner Anderson-Yes, 
Commissioner Dahl-Yes, Commissioner Dodge-Yes, Commissioner Spear-Yes.  The motion 
passed unanimously.   
 
ADJOURNMENT 
 
7. Adjourn. 
 
MOTION:  Commissioner Dodge moved to ADJOURN the Cedar Hills Planning 
Commission Meeting.  The motion was seconded by Commissioner Dahl.  Vote on motion:   
Commissioner Anderson-Yes, Commissioner Dahl-Yes, Commissioner Dodge-Yes, 
Commissioner Spear-Yes.  The motion passed unanimously.   
 
This meeting adjourned at 6:56 p.m.  
 
 
Approved: 
February 28, 2023 
 
 
        /s/ Colleen A. Mulvey, MMC 
        City Recorder 
 


