COTTONWOOD HEIGHTS CITY

PLANNING COMMISSION MEETING AGENDA

December 3, 2025 Cottonwood Heights

Cll:)l between l'/?(’ L'{l?l}/()}”l:

Notice is hereby given that the Cottonwood Heights Planning Commission will convene on Wednesday,
December 3, 2025, at Cottonwood Heights City Hall (2277 E. Bengal Blvd., Cottonwood Heights, UT 84121) for
its Work Session and Business Session meetings.

1. Work Session - 5:00 p.m. — City Council Work Room
2. Business Session —6:00 p.m. — City Council Chambers

Both sessions will also be broadcast electronically on the city’s YouTube channel at
https://www.youtube.com/@CottonwoodHeights/streams.
Please see the reverse side of this agenda for instructions on how to make public comments.

5:00 p.m. Work Session
1.0 Review Business Session Agenda
The commission will review and discuss agenda items.

2.0 Review and Discussion of Proposed Zoning Text Amendment ZTA to allow an “Employee Suite” in
Commercial Zones.

3.0 Adjourn

6:00 p.m. Business Session
1.0 Welcome and Acknowledgements

1.1 Ex parte communications or conflicts of interest to disclose

2.0 General Public Comment

This is an opportunity for individuals to make general public comments that do not relate to any projects
scheduled for public hearing under the “Business Items” section of this agenda. Please see the Public
Comment Policy on the reverse side of this agenda for more information.

3.0 Business Items

3.1 General plan —water chapter

Review and discuss the draft Water Use & Preservation Element, which outlines the City’s
coordination with regional water providers, watershed protection priorities, and recommended
strategies for long-term water conservation.

4.0 Consent Agenda
4.1 Approval of November 5, 2025, Planning Commission Minutes

5.0 Adjourn
Next Planning Commission Meeting: January 7, 2026


https://www.youtube.com/@CottonwoodHeights/streams

Public Comment
Individuals may provide public comments verbally or via writing.

Verbal comments are accepted in person at the 6:00 p.m. Business Session, but not at the 5:00 p.m. Work
Session. At the Business Session, public comments may be given during two intervals:
1. General Public Comment Period — An opportunity for general comments not relating to specific projects on
the meeting agenda.
2. Specific Project Public Hearings — An opportunity for comments relating to specific projects on the meeting
agenda which were noticed as public hearings.

Please note that verbal comments must be provided by attending the meetings in-person. Verbal comments
cannot be provided via the electronic broadcast of planning commission meetings on the city’s YouTube channel.

Verbal comment periods are an opportunity for individuals to share comments as they see fit but are not an
opportunity for “question and answer” dialogue. Questions should be directed to city staff at
planning@ch.utah.gov. Verbal comments provided during the public comment period will be limited to three
minutes per individual, or five minutes per a spokesperson who has been asked by a group that is present to
summarize their concerns.

Alternatively, written comments may be submitted to staff via email at planning@ch.utah.gov. For written
comments to be entered into the record and distributed to the planning commission prior to the meeting, they
must be submitted to staff by 12:00 p.m. MST on Tuesday, December 2, 2025, the day prior to the meeting.
Comments received after this deadline will be distributed to the planning commission after the meeting.

Meeting Procedures

Items will generally be considered in the following order: 1. Chair introduction of item, 2. Staff presentation, 3.
Applicant presentation, if applicable, 4. Chair opens public hearing, if applicable, 5. Chair closes public hearing, if
applicable, 6. Planning commission deliberation, 7. Planning commission motion and vote on item.

Applications may be tabled if additional information is needed in order to act on the item; or if the planning
commission feels there are unresolved issues that may need further attention before the commission is ready
to make a motion. No agenda item will begin after 9:00 pm without a unanimous vote of the commission. The
commission may carry over agenda items, scheduled late in the evening and not heard, to the next regularly
scheduled meeting.

Notice of Compliance with the Americans with Disabilities Act (ADA)

In compliance with the Americans with Disabilities Act, individuals needing special accommodations or
assistance during this meeting shall notify the City Recorder at (801) 944-7015 at least 24 hours prior to the
meeting. TDD number is (801) 270-2425 or call Relay Utah at #711.

Confirmation of Public Notice

On Wednesday, November 26, 2025, a copy of the foregoing notice was posted in conspicuous view in the
front foyer of the Cottonwood Heights City Offices. The agenda was also posted on the City’s website at
www.cottonwoodheights.utah.gov and the Utah public notice website at http://pmn.utah.gov.

DATED THIS 26" DAY OF NOVEMBER, ATTEST: TIFFANY JANZEN, CITY RECORDER


mailto:planning@ch.utah.gov
mailto:planning@ch.utah.gov
http://www.cottonwoodheights.utah.gov/
http://pmn.utah.gov/

Community & Economic Development Department
Cottonwood Heights City
2277 Bengal Blvd.

COﬂOﬂW(}Od HEightS Cottonwood Heights, UT 84121

City between the canyons

MEMORANDUM
To: Planning Commission
Shane Topham, City Attorney
Jared Gerber, City Manager
Jim Spung, Community & Economic Development Director
From: Sheldon Howa, Planner llI
Emma Glende, Planner |
Subject: Proposed Zoning Text Amendment — Allowance of “Employee Suites” in Commercial Zones
Date: November 26, 2025

Purpose

The purpose of this memo is to provide the Planning Commission with an overview of a proposed text
amendment that would allow an “Employee Suite” as an accessory use within certain commercial zones. This
amendment is intended to accommodate businesses that require an on-site employee to respond to after-
hours needs such as security issues, emergency calls, and operational support.

Background
The City’s zoning ordinance currently allows a “Caretakers’ or Guards’ Residence” as a conditional use in the O-
R-D Zone (Section 19.46.030). This use is defined in Section 19.04.450 as:

“A residence located on a premises with a main residential or nonresidential use and occupied only
by a caretaker or guard employed on the premises (e.g., residence for guard in a private street
development, residence for a guard/manager/caretaker for a self-storage facility or a restricted
access business park, etc.).”

While this existing provision enables certain on-site living arrangements, it is narrowly tailored and limited to a
single zoning district. As staff have received inquiries from businesses regarding the ability to house an on-site
employee for after-hours responsibilities, emergency response, or security functions, it has become clear that
a broader and more contemporary land-use category may be warranted.

Neighboring cities, including Holladay and Millcreek, currently allow similar on-site employee living
arrangements across multiple commercial zoning districts. These examples demonstrate that such uses can be
successfully integrated into commercial environments when appropriate safeguards and development
standards are in place.

To modernize and clarify the City’s approach, staff have drafted a new land-use category “Employee Suite”
that more accurately reflects contemporary business needs while ensuring proper regulation, safety, and
compatibility with surrounding uses.

Summary of Proposed Amendment
The amendment consists of:
1. Anew definition for “Employee Suite”
2. A new section of development standards regulating the use
3. Clarification that the suite must be built to applicable building and fire codes under a valid building
permit



Draft Definition — “Employee Suite”

“Employee Suite” means a residential living space located entirely within the principal building and intended
exclusively for occupancy by an employee of the business or organization operating on the property. The
purpose of an employee suite is to provide on-site living accommodations for staff responsible for after-hours
operations, emergency response, security, or other duties requiring presence outside normal business hours.
An employee suite is not permitted in an accessory building or detached structure. Such suites must remain
accessory to the principal use, may contain no more than one kitchen, and may only be occupied by the
designated employee and their immediate family.

Proposed Employee Suite Standards
Employee Suites would be permitted only when all of the following conditions are met:
1. Principal Use Required
e The suite must be accessory to a legally established, functioning principal use.
e Only one suite is allowed per lot or principal use.
2. Location Within Existing Structure
e Must be entirely within the existing principal commercial building.
e Not allowed in detached structures or newly constructed standalone units.
3. Single-Family Occupancy
e Limited to one family.
4. Single Kitchen
e  Only one kitchen is permitted.
5. No Additional Accessory Living Spaces
e No detached living quarters, casitas, or other secondary residential units are allowed in
addition to the suite.
6. Size Limitation
e Must be subordinate to the principal use and no larger than 1,200 sq. ft.
7. Architectural Compatibility
e The space must be fully integrated with and visually consistent with the existing building.
8. Occupancy Requirement
e  Occupied only by an employee (or subcontractor) of the entity operating the principal use
and their immediate family.
e  Employee must work at least 50% time for the business.
e  Proof of compliance must be provided upon request.
9. Construction and Safety Standards
e  Abuilding permit is required.
e  Construction must comply with all applicable building, fire, life-safety, egress, and mechanical
codes.
e The suite may not be occupied until passing all inspections and receiving a Certificate of
Occupancy.
e Manufactured dwelling units are not permitted as employee suites.

Policy Considerations
The proposed text amendment would:
e Provide flexibility for businesses with operational or emergency-response needs.
e Allow limited residential occupancy in commercial zones while preventing impacts associated with full
residential conversion.

e Ensure all suites meet strict building and fire safety standards.
e Maintain the commercial character of the zones through size limits, occupancy restrictions, and
architectural integration.

Recommendation
Staff recommend that the Planning Commission review the proposed draft text amendment, provide feedback, and
direct staff to prepare a formal ordinance for a future public hearing.



As part of this discussion, the Planning Commission may also wish to consider the following policy questions:

e  Whether the use should be restricted to certain zoning districts.

e  Whether the use should be limited based on the type of principal land use operating on the site.

¢  Whether occupancy should be limited strictly to the employed individual or may include their immediate
family.

e Whether a separate business license should be required for the employee suite.

e  Whether the occupant should be required to be a full-time employee.

e Whether additional or dedicated parking should be required, including consideration of secure or
designated parking spaces.

e  Whether access to the suite must be internal to the principal structure.

e  Whether the use should be permitted as a conditional or a permitted use.



