
Meeting Procedures 
Outline of Meeting Procedures: 

 The Chair will call the meeting to order, read the opening meeting statement, and then introduce the item. 

 The typical order is for consent items, old business, and then any new business. 
 Please respect the right of other participants to see, hear, and fully participate in the proceedings. In this regard, anyone who 

becomes disruptive, or refuses to follow the outlined procedures, is subject to removal from the meeting. 
Role of Staff: 

 Staff will review the staff report, address the approval criteria, and give a recommendation on the application. 
 The Staff recommendation is based on conformance to the general plan and meeting the ordinance approval criteria. 

Role of the Applicant: 
 The applicant will outline the nature of the request and present supporting evidence. 
 The applicant will address any questions the Planning Commission may have. 

Role of the Planning Commission: 
 To judge applications based upon the ordinance criteria, not emotions. 
 The Planning Commission’s decision is based upon making findings consistent with the ordinance criteria. 

Public Comment: 
 The meeting will then be open for either public hearing or comment. Persons in support of and in opposition to the application 

or item for discussion will provide input and comments. 

 The commission may impose time limits for comment to facilitate the business of the Planning Commission. 
Planning Commission Action: 

 The Chair will then close the agenda item from any further public comments. Staff is asked if they have further comments or 
recommendations. 

 A Planning Commissioner makes a motion and second, then the Planning Commission deliberates the issue. The Planning 
Commission may ask questions for further clarification. 

 The Chair then calls for a vote and announces the decision. 
 

Commenting at Public Meetings and Public Hearings 
Public comment may NOT be heard during Administrative items, the Planning Division Project Manager may be reached at 801-399-

8371 before the meeting if you have questions or comments regarding an item.   

 
Address the Decision Makers: 

 When commenting please step to the podium and state your name and address. 
 Please speak into the microphone as the proceedings are being recorded and will be transcribed to written minutes. 
 All comments must be directed toward the matter at hand. 
 All questions must be directed to the Planning Commission. 
 The Planning Commission is grateful and appreciative when comments are pertinent, well organized, and directed specifically 

to the matter at hand. 
Speak to the Point: 

 Do your homework. Obtain the criteria upon which the Planning Commission will base their decision. Know the facts. Don't 
rely on hearsay and rumor. 

 The application is available for review in the Planning Division office. 

 Speak to the criteria outlined in the ordinances. 
 Don’t repeat information that has already been given. If you agree with previous comments, then state that you agree with 

that comment. 
 Support your arguments with relevant facts and figures. 
 Data should never be distorted to suit your argument; credibility and accuracy are important assets. 
 State your position and your recommendations. 

Handouts: 
 Written statements should be accurate and either typed or neatly handwritten with enough copies (10) for the Planning 

Commission, Staff, and the recorder of the minutes. 
 Handouts and pictures presented as part of the record shall be left with the Planning Commission. 

Remember Your Objective: 
 Keep your emotions under control, be polite, and be respectful. 
 It does not do your cause any good to anger, alienate, or antagonize the group you are standing in front of. 



 WESTERN WEBER PLANNING COMMISSION  MEETING    

       MEETING AGENDA  

February 8, 2022 
4:30 p.m. Premeeting/ Regular meeting 5:00 p.m. 

 

 Pledge of Allegiance 

 Roll Call: 
 

1.   Minutes: January 4, 2022 
 

2.   Consent Items 
 

2.1. CUP: 2022-01 Consideration and action on a conditional use permit for the construction of a 3.0M gallon water reservoir and a 
pump house for Bona Vista Water. 

      Petitions, Applications, and Public Hearings: 
 
      3. Administrative items: 

3.1 LVL091521 - Request for final subdivision approval of Lilac Estates PRUD, consisting of 23 townhouse units and 15 storage units 
and an existing single-family dwelling. Presenter Felix Lleverino. 

 
3.2 LVR051321 - Consideration and action on a request for approval of an amended Open Space Preservation Plan for the Riverbend 
Cluster Subdivision, located at 4300 W 1400 S. Presenter Felix Lleverino. 

 

       Petitions, Applications, and Public Hearings: 
 

       4. Legislative Items:  

4.1 Public hearing to receive a recommendation from the Planning Commission regarding a rezone from A-1 to R-1-10, 
property located at 2851 W 3100 N, Plain City.  Presenter Steve Burton. 

       
5. Public Comment for Items not on the Agenda: 

6. Remarks from Planning Commissioners: 

7. Planning Director Report:  

8. Remarks from Legal Counsel 

 
      Adjourn to Work Session 

      W.S. 1 Randy Ropelato, 5100 W rezone to C-3 

The regular meeting will be held in the Weber County Commission Chambers, in the Weber Center,1st  Floor, 
2380 Washington Blvd., Ogden, Utah. 

Public comment may not be heard during administrative items. Please contact the Planning Division Project Manager at 801-399-8371 
before the meeting if you have questions or comments regarding an item. 

A Pre-Meeting will be held at 4:30 p.m. The agenda for the pre-meeting consists of discussion of the same items listed above, on the 
agenda for the meeting. The County Commissioners will be present to discuss economic development in the pre-meeting  

No decisions are made in the pre-meeting, but it is an open public meeting. 
 

In compliance with the Americans with Disabilities Act, persons needing auxiliary services for these meetings should call 
the Weber County Planning Commission at 801-399-8374 
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 Minutes for Western Weber Planning Commission meeting of January 4, 2022, held in the Weber County   Commission Chamber, 

2380 Washington Blvd. Floor 1 Ogden UT at 4:30 pm.   

Members Present: Andrew Favero--Chair 

   Bren Edwards-- Vice Chair  

   Wayne Andreotti 

   Chad Call 

   Jed McCormick 

   Sarah Wichern 

Pledge of Allegiance 

Staff Present: Rick Grover, Liam Keogh, Scott Perkes, Charlie Ewert, June Nelson 

1. Minutes were approved for December 14, 2021. Bren Edwards motioned to approve minutes. Sarah Wichern seconded 

the motion.  Motion passed 6-0.  

 

Petitions, Applications, and Public Hearings: 

2. Administrative items: 
This item was pulled from the agenda. 

2.1 LVR051321: Consideration and action on a request for approval of an amended Open Space Preservation 
Plan for the Riverbend Cluster Subdivision located at 4300 W 1400 S. 
 

Petitions, Applications, and Public Hearings: 
3. Legislative items 

 
3.1 ZTA2021-10: Public hearing and action regarding the county-led text amendment to add a definition and regulatory 

language to    the Land Use Code regarding Large Concentrated Animal Feeding Operations. Staff Presenter: Scott 
Perkes 

Decision on this item is a legislative action. When the Planning Commission is acting on a legislative item it is acting as a 
recommending body to the County Commission. Legislative decisions have wide discretion. Examples of legislative actions are 
general plan, zoning map, and land use code amendments. Typically, the criterion for providing a recommendation on a 
legislative matter suggests a review for compatibility with the general plan and existing ordinances. 

During the 2021 General Session, the Utah State Legislature passed S.B. 130 (See Exhibit A) which served to accomplish the 
following: 

 
1) Enacted the Large Concentrated Animal Feeding Operations Act (17-27a-11) (Effective 5/5/2021). 
2) Provide defined terms for Animal Feeding Operations (AFO) and Large Concentrated Animal Feeding Operations 

(LCAFO). 
3) Required adoption of a county LCAFO land use ordinance. 
4) Addressed the scope of a county LCAFO land use ordinance. 
5) Addressed the geographic area where large concentrated animal feeding operations may be located. 

 

Per item #3 above, the Act requires that County adopt an LCAFO land use ordinance by no later than February 1st  2022. 
Pursuant to this requirement, Planning staff have worked with the County Commission in work session as well as the Western 
Weber Planning Commission and Ogden Valley Planning Commission in work session on potential regulation scenarios that  
 



1-4-2022   Minutes 

Draft   2 
 

     WESTERN WEBER PLANNING COMMISSION 

 

could be implemented prior to the February 1st 2022 deadline. 
 
The Commissioners discussed options including LCAFO needs to be in A3 or M3 zone, also if there should be a buffer zone. 
There was much discussion as to existing operation, and if they were in the right zone now after some farms had grown. Scott 
Perkes pointed out that with future plans, or an updated General Plan, M3 could change to M1 or M2. Commissioner Call 
asked if M3 is taxed differently from A3- an agriculture zone. Director Rick Grover stated that owners might still be able to get 
the agriculture benefit in the M3 zone. He also stated that one of the County Commissioners is concerned about LCAFO being 
in M3 or any zone within the County. Commissioner Edwards asks why we would pull this out of A3. What would be the 
benefit? Commissioner Favero said that he doesn’t think that there is much of a chance of a new LCAFO moving into the area. 
Scott Perkes said that a new operation would need a Conditional Use Permit. Commissioner Andreotti said that if you have a 
large number of cattle, it is industrial farming. The traffic in Western Weber County is already bad. A3 is fine for smaller animal 
feed operations. M2, M3 should be set aside for manufacturing. I want to protect the M3 area for manufacturing. We need to 
keep manufacturing for manufacturing. Scott Perkes said that under current code, current livestock feed yard is the same as 
LCAFO. Large is not defined. Current operation will be grandfathered in. If an owner wants to grow, they would need a 
Conditional Use Permit. Commissioner Edwards stated that under the definitions, it talks about how many animals per acre. 
Not all land can sustain the same number of animals. Commissioner Favero stated that under the current code, it says a 
“commercial” operation. That changes that definition for me. Commissioner Edwards says that most farms ARE commercial 
operations. Scott Perkes says that if an operation is in an A2 zone, they cannot expand to LCAFO. Commissioner Favero stated 
that some farms are non-compliant. They might need to reapply. This is a new start. Many operations have grown unchecked 
and may have exceeded what they are zoned for.  All new operations will have to comply. We don’t want to tell current farmers 
that they will need to pare down their operations.  Commissioner Call states that the current zoning has been designated 
according to what was already there. Scott Perkes says that we are looking to the future, we can rezone, and we plan what we 
foresee. We look at growth patterns, and at the master plan. Commissioner Wichern said that we need to zone. We can’t grant 
everyone’s wishes. We set expectations, guidelines to follow. Commissioner Andreotti stated that this is the planning process. 
There is no reason to believe that growth will stop. Development won’t change. We aren’t prepared. We need to consider 
what will happen in the next 5 years. Let’s not table this, but come to some agreement. Keep an eye on the future, not the 
past.  
 
Commissioner Favero asked for a motion to open the public hearing. Commissioner Edwards made the motion, 
Commissioner Wichern seconded the motion. Motion passed 6-0.  
 
John Price, 646 S 7900 W, Ogden. He leases many acres. Do you choose what zone you are in? Planning makes changes when 
it makes sense. I love the ag life, but it is too expensive. I look forward to what is coming. The ground will not support a large 
number of animals.  
 
No other public comments. Commissioner Edwards motioned to close the public hearing and Commissioner Wichern 
seconded the motion. Motion passed 6-0.  
 
Commissioner Edwards says that he doesn’t think that we will see a LCAFO in the area. We also don’t want to set a limit to 
what is there if someone wants to grow. Scott Perkes says that there are already limits. No one is knocking on doors and 
counting the number of cattle. Current operation can continue as they are. Commissioner Andreotti asks if anyone looks at 
operations to see if they are environmentally compliant. Many are by rivers, creeks and drains.  Commissioner Wichern say 
that Conditional Use allows us to decide what is reasonable in areas.  
 
Commissioner Edwards motioned to accept the Alternative Recommendation and findings listed in the staff report and with 
the added recommendation of striking criteria #4 under the Animal Grazing Special Regulations listed in both the agriculture 
and manufacturing zoning ordinances.  
 
 
ALTERNATIVE RECOMMENDATION: 

 
In light of the ongoing Western Weber Futures General Plan Update, anticipated changes to zoning densities in the A-1 and 
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A-2 zones, and the upcoming MEGA SITE industrial/manufacturing park development, staff recommends                          that the planning 

commission review the land use tables in the Agricultural Zones and Manufacturing Zones and re- evaluate where Animal 

Grazing, AFOs, and LCAFOs may be best sited. In staff’s review of the long-range planning   efforts mentioned previously, NEW  

LCAFOs may be best sited as Conditionally Permitted uses in only the A-3 and           M-3 zone. This would ensure that any newly 

established LCAFOs wouldn’t quickly run into conflicts with increasing                               housing density and manufacturing uses envisioned  

in the A-1, A-2, M-1, and M-2 zones. 

 
If the Planning Commission supports the alternative recommendation, a positive recommendation to the County 

Commission for file ZTA2021-10 could be provided under the same findings listed above as modified by the alternative 

recommendation’s adjustments to the land use tables. 

 

This recommendation is consistent with the regulation scenario drafted as Exhibit B in the staff report, and is based on the 
following                          findings: 

 
1. The proposal protects existing Animal Grazing, AFOs and LCAFOs ability to continue operations for as long as the 

prevailing markets allow. 

2. The proposal gives clear direction to any new Animal Grazing, AFO, or LCAFO operation as the zones where 

such uses are permissible and operational standards under which they will need to operate. 

3. The proposal is in the best interest of the public both in the short term and in the long term. 

4. The proposal is not detrimental to the general plan. 

 

Commissioner Andreotti, yes, Commissioner McCormick, yes, Commissioner Call, no, Commissioner Edwards, yes, Commissioner 
Wichern, yes, Commissioner Favero, yes.  Motion carries, 5-1.  

 

4. Elections: Chair and Vice - Chair for 2022   

Commissioner Edwards motioned for Commissioner Favero to continue as Chair. Commissioner Wichern seconded the motion. 
Commissioner Edwards, yes, Commissioner Andreotti, yes, Commissioner Wichern, yes, Commissioner Call, yes, Commissioner 
McCormick, yes, Commissioner Favero, yes.  Motion carries 6-0.  

Commissioner Favero motioned for Commissioner Edwards to continue as Vice Chair. Commissioner Wichern seconded the 
motion. Commissioner Edwards, yes, Commissioner Andreotti, yes, Commissioner Wichern, yes, Commissioner Call, yes, 
Commissioner Favero, yes, Commissioner McCormick, yes.  Motion carries 6-0. 

 
5. Meeting Schedule: Approval of the 2022 Meeting Schedule 
Commissioner Wichern motioned to adopt the calendar-schedule. Commissioner Edwards seconded the motion. Motion passed 
6-0.  
 

6. Public Comment for Items not on the Agenda: no comments 

7. Remarks from Planning Commissioners: 

Commissioner Andreotti mentioned an article titled A Place to Call Home.  He also talked about a movement in the state to only 
have 2-3 zones state wide. I don’t like others making decisions for us. On another topic he stated the there was more than a billion 
dollars set aside for the Ogden Airport. Wouldn’t that be better spent on infrastructure? There is not even enough room to expand 
the airport. 

8. Planning Director Report: Just for your attention, there is a movement to take things from a local area to state control. We don’t 
want to get rid of planning commissions. Also there is a meeting for the general plan January 18 at Western Weber Elementary 
School at 6:00. It will be similar to what we did in Uintah. We want to get feedback. Lastly, there is a dinner tentatively planned for 
February 10, Thursday. It is an appreciation dinner and spouses are invited. We are still working out the details.  

9. Remarks from Legal Counsel: no remarks 
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Commissioner Edwards motioned to close the meeting and adjourn to the work session. Commissioner Wichern seconded. All 
voted in favor 6-0.  

 

Adjourn to Work session 
 

 
WS1: Discuss conceptual future land use plan for west of Weber River and South of the railroad tracks. 

 
 

Respectfully Submitted, 
June Nelson 

Lead Office Specialist 
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Synopsis 

Application Information 

Application Request: Consideration and action on a conditional use permit for the construction of a 3.0M gallon 
water reservoir and a pump house for Bona Vista Water. 

Agenda Date: Tuesday, February 08, 2022 
Type of Decision: Administrative 
Applicant: Bona Vista Improvement District 
Authorized Agent: Greg Seegmiller 
File Number: CUP# 2022-01 

Property Information 

Approximate Address: 1850 West 4400 North, Pleasant View City  
Project Area: 9.25 acres 
Zoning: A-1 
Existing Land Use: Public Utility  
Proposed Land Use: Public Utility 
Parcel ID: 190010022 
Township, Range, Section: Township 7 North, Range 2 West, Section 13 

Adjacent Land Use 

North: Agriculture South: Agriculture 
East: Agriculture West:  Agriculture 

Staff Information 

Report Presenter: Marta Borchert  
 mborchert@webercountyutah.gov 
 801-399-8767 
Report Reviewer:  

Applicable Ordinances 

 Title 101, Chapter 1 (General Provisions) Section 7 (Definitions) 
 Title 104, Chapter 2 (Agricultural) A-1 Zone 
 Title 108, Chapter 1 (Design Review)  
 Title 108, Chapter 4 (Conditional Uses) 
 Title 108, Chapter 10 (Public Buildings and Public Utility Substations) 
 Title 108, Chapter 2 (Architectural, Landscape, and Screening Design Standards) 

Summary and Background  

The applicant is requesting approval of a conditional use permit to construct a 3.0M Gallon water tank and a pump house. 
The project is located on a 9.25 acres parcel and is located at approximately 1850 W 4400 N. The proposed improvement 
includes the water tank and new pump station. This property is owned by Staker & Parson Company.    

Analysis 

General Plan: The proposed use conforms to the West Central Weber County General Plan by improving water quality and 
availability in the area. 

Zoning: The subject property is located within the A-1 zone. The A-1 zone code applies to this property regarding uses and 
site development standards. The purpose and intent of this zone are as follows:  

“The purpose of the A-1 Zone is to designate farm areas, which are likely to undergo a more intensive urban development, 
to set up guidelines to continue agricultural pursuits, including the keeping of farm animals, and to direct orderly low-density 
residential development in a continuing rural environment.” 

 
Staff Report to the Weber County Planning Commission  
Weber County Planning Division 
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Site Development Standards: The following site development standards are required by the A-1 zone: 

Minimum lot area:  

 40,000 sq. ft 

Minimum lot width: 

 150 feet 

Minimum front yard setback 

 30  

Minimum side yard setbacks (Accessory Building) 

 20 feet 

Minimum rear yard setback 

 30 feet 
 

The proposed use is conditionally allowed in the A-1 zone and has been reviewed as a “Public utility substation”.  The 
location and arrangement of public utility substations and structures must be in accordance with construction plans 
submitted to and approved by the planning commission.  The minimum lot area for all public utility substations per LUC 
§108-10-2 is waived and the rear yard requirements may be reduced in the agricultural zones to 10’ per LUC §108-10-3.  
The existing and proposed structures comply with the above-mentioned site development standards. 

Conditional Use Review: As part of this review, the Planning Commission shall consider the following bullet pointed items to 
base additional conditions that would address deficiencies:  

  Considerations relating to traffic safety and traffic congestion: as a part of this consideration, the applicant has 
provided a site plan see (exhibit B). The proposal is not considered large-scale construction; therefore considerable 
traffic delay, traffic congestion, and traffic safety concerns are not anticipated.  

 Considerations relating to landscaping: The proposed landscaping plan rock ground cover which will cover 
approximately 9,000 sq ft. and a seed mix which will cover 170, 643 sq. ft. The contractor will be responsible to 
ensure proper installation of landscaping for up to a year. The proposed landscaping is drought tolerant and will not 
require much watering, to avoid adding water to the existing slopes. 

 Considerations relating to buildings and site layout: The tanks will be underground and not visible from the road. 
The homes that are upslope from the site will see the flat top of the tank with a vent tube and a surface-level man 
door. The proposal includes a 16’ by 14’ pump house that will have a metal roof (4:12 pitch) and tan split face CMU 
siding. The pump house and site comply with the provisions of the Architectural, Landscape, and Screening Design 
Standards (108-2).  

 Considerations relating to utility easements, drainage, and other engineering questions: The Engineering division has 
stated that (1.)A Storm Water Construction Activity Permit (attached to this review) is required to be submitted 
before construction begins. (2.) A Construction General Permit SWPPP is required to be submitted before 
construction begins. Weber Fire District has imposed no further requirements from this proposal.  

 Considerations associated with any rezoning agreement planned commercial or manufacturing rezoning, or planned 
residential unit development approval: There are no rezoning agreements associated with this property that restrict 
this proposed use. 

 Safety for persons: A Geotechnical report has been completed for this proposal. The reports states that the “site 
appears suitable for the proposed construction from a geotechnical engineering perspective, provided that the 
recommendations presented in the geotechnical report are followed.” 

Fencing requirements: Weber County LUC § 108-7-3 states the following regarding fencing requirements: “Projects may be 
encompassed in whole or in part by a perimeter fence of not more than six feet in height, subject to design review and 
provided that access to lots is allowed only from approved interior public or private streets that are part of the approved 
subdivision or project.” The proposal will be surrounded by a 6 foot chainlink fence.  
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Tax Clearance: There is no outstanding tax history related to this property. 

Staff Recommendation 

The Planning Division recommends approval of file# CUP 2022-01, consideration, and action on a conditional use permit for 
the construction of a 3.0M gallon water reservoir and a pump house for Bona Vista Water. This recommendation for approval 
is subject to all review agency requirements and with the following conditions: 

1. The applicant shall maintain the site with a good visual appearance and structural integrity. 
2. The applicant shall adhere to all Federal, State, and County ordinances. 

3. The applicant shall show proof of consent from Staker Parsons to the proposed conditional use on their property 

4. The applicant shall show proof of consent from Rocky Mountain Power to the proposed changes in access through 
their property.  

This recommendation is based on the following findings: 

1. The proposed use conforms to the Weber County Code.  
2. The proposed use will not cause harm to the natural surroundings.  
3. The proposed use will not be detrimental to the public health, safety, or welfare by adhering to State and County 

regulations. 
4. The proposed use, if conditions are imposed, will comply with applicable County ordinances.  
5. The proposed use will not deteriorate the environment of the general area to negatively impact surrounding 

properties and uses. 

Exhibits 

A. Application 
B. Site Plan & Structural Dimensions 
C. Landscaping Plan 
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Area Map 
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Exhibit A 
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Exhibit B 
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 Exhibit C     
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Synopsis 

Application Information 
Application Request: Request for final subdivision approval of Lilac Estates PRUD, consisting of 23 townhouse 

units and 15 storage units and an existing single-family dwelling. 
Type of Decision: Administrative 
Applicant: Mel Peterson (Authorized Representative) 
Agenda Date: Tuesday, February 8th, 2022 
File Number: LVL091521 

Property Information 
Approximate Address: 2900 S 3500 W  
Project Area: 15.75 Acres 
Zoning: A-2 
Existing Land Use: Residential/Agricultural 
Proposed Land Use: Residential- 
Parcel ID: 15-087-0013, 15-087-0015 
Township, Range, Section: T6N, R2W, Section 33 

Adjacent Land Use 
North: Agricultural/Residential South: Agricultural 
East: Agricultural West:  Agricultural 

Staff Information 
Report Presenter: Felix Lleverino 
 flleverino@co.weber.ut.us 
 801-399-8767 
Report Reviewer: SB 

Applicable Ordinances 

 Title 101, Chapter 1 General Provisions, Section 7, Definitions 
 Title 104, Zones, Chapter 5 Agricultural A-2 Zone 
 Title 108, Chapter 1 Design Review 
 Title 108, Chapter 4 Conditional Uses 
 Title 108, Chapter 5 Planned Residential Unit Development 
 Title 108, Chapter 8 Parking and Loading Space, Vehicle Traffic and Access Regulations 

Development History 

4/13/2021 – Western Weber Planning Commission recommended approval of Val Sanders PRUD (CUP2021-01) with the 
following conditions: 

1. An architectural fence shall be provided along 3500 W and the private drives that surround the tot lot.  
2. That all water access is thoroughly investigated.  
3. The developer will be required to completely screen the dumpster from the street or public view by a six-foot 

screening device on three sides. The fourth side shall be a gate constructed of opaque materials. 
4. That the storage units have the same brick wainscot and colors as the townhomes and that the developer provides 

more detailed drawings of the storage units, before consideration by the County Commission. 
5. The developer will be required to submit documentation showing the exact tree species and planting method, as 

well as street light design. This will be required to be submitted and approved by the Planning Department before 
approval from the County Commission. 

6. Before approval by the County Commission, the developer will need to provide HOA covenants and by-laws that 
outline the maintenance of the private park area including the tot lot. 

 
6/15/2021 – Weber County Commission approved the conditional use permit for the PRUD.  

 

Staff Report to the Western Weber Planning 
Commission 

Weber County Planning Division 
 

mailto:flleverino@co.weber.ut.us


9/15/2021 – Val Sanders applied for subdivision approval of Lilac Estates PRUD.  

10/12/2021 – Lilac Estates Subdivision is presented before the Planning Commission for preliminary subdivision approval and 
approved unanimously based on the following conditions: 

1. A final will serve letter from Taylor West Weber Water will be submitted. 

 The Final Will-serve letter is included as Exhibit B 
2. Hooper Irrigation or Weber Basin shall provide a will-serve letter verifying pressurized irrigation water services for 

all lots and open spaces, before Lilac Estates may return for final approval from the Planning Commission. 

 Proof of service from Hooper Irrigation is attached as Exhibit C. 
3. The four-foot sidewalk must be shown as a five-foot paved pathway on the improvement plans. 

 The Civil drawings are revised to satisfy this requirement. 
4. Applicable County Review Agencies discuss the potential for 2900 South Street road dedication. 

 County Agencies decided that at this time Lilac Estates will create a 20’ trail easement. 
5. Central Weber Sewer District provides a will-serve letter for the entire Lilac Estates Development. 

 The annexation process is complete as of October 21, 2021 (E#3192097). 

Summary and Background 

The applicant is requesting final approval of Lilac Estates Subdivision consisting of 23 townhome units and a single-family 
dwelling lot. The proposal includes 15 storage units that are to be used by the families who reside in the townhomes. Culinary 
water will be provided by Taylor West Weber Water District and sewer service will be provided by Central Weber Sewer.  

The following is an analysis of the project against the county’s land-use codes. 

Analysis 

General Plan: The proposal conforms to the West Central Weber County General Plan by supporting agriculture and 
encouraging residential development with agricultural open space.  

Zoning: The subject property is located in the Agricultural A-2 Zone.  

The purpose and intent of the A-2 zone are identified in the LUC §104-2 as:  

The A-2 Zone is both an agricultural zone and a low-density rural residential zone. The purpose of the A-2 Zone is to designate 
moderate-intensity farming areas where agricultural pursuits and the rural environment should be promoted and preserved 
where possible. 

Culinary water: Taylor West Weber Water provided a final letter of feasibility with a list of conditions. One of the 
conditions is that the developer installs a pressurized irrigation water system following specifications from Hooper 
Irrigation and that the plat includes a signature block for Taylor West Weber Water District. The developer will be required 
to install, or escrow for the irrigation system before the subdivision plat can record.  

Sanitary Sewage Services: The annexation of Lilac Estates into the Central Weber Sewer District is complete. 

Lot area, frontage/width and yard regulations: The purpose and intent of a Planned Residential Unit Development (PRUD) 
is to “allow for diversification in the relationship of various uses and structures to their sites and to permit more flexibility 
of such sites and to encourage new and imaginative concepts in the design of neighborhood and housing projects in 
urbanizing areas.”  

The proposal includes 23 townhomes. The units are proposed to be multi-level, with a footprint of approximately 1,100 
square feet. The units are three bedrooms two and a half bathrooms each.  

This proposal also includes one single-family dwelling unit which is the existing home of the owner. The existing unit will 
be located on approximately 63,000 square feet. The proposed townhomes and single-family units are proposed to be no 
greater than 35 feet in height, which is the zoning height maximum. The proposed site plan and lot layout were approved 
by the County Commission during their approval of the conditional use permit on June 15, 2021.  

Additional Design Standards: A 50% Bonus Density was already awarded the CUP2021-01 approval.  
1. A 20 percent bonus was granted for providing a 5-foot pathway along 3500 W, as well as trees and street lights.  
2. A 25 percent bonus for preserving 75% open space.  
3. A 5 percent bonus for an agricultural parcel with an agricultural-based open space preservation plan. 

The agricultural open space will remain privately owned and leased for farming. The common area space surrounding the 
town home development will be owned and maintained by the HOA. 



Public Road Infrastructure: The proposal includes a 5-foot sidewalk along 3500 W. An interior alleyway that is 26 feet wide 
will provide access to the 23 townhome units. Each unit will have a one-car garage and two paved parking spaces in front 
of each unit. A snow storage area is shown on the landscaping plan at the north end of the project. There will also be a 
26-foot wide drive that leads to the gravel parking area for storage unit staging and access. 

Review Agencies: The remaining County Surveying Department comments will be addressed by revised subdivision plat. The 
remaining County Engneering comments will be addressed by revised constructions drawings and a final subdivision plat. The 
Weber Fire District will limit parking to one side of the internal street. The Fire District also requires that the construction 
plan is revised to show that the hydrant is located next to unit 34. The Planning Division has added their remaining 
requirements as conditions of approval. 

Staff Recommendation 

Staff recommends final approval of Lilac Estates PRUD Subdivision consisting of 24 lots, and a 10.79-acre open space parcel. 
This recommendation is based on the review agency requirements and the following conditions: 

1. A Subdivision Improvement Agreement to accompany the final recorded plat, 
2. An escrow account shall be created for all remaining improvements, including landscaping and right-of-way 

improvements along 3500 West Street. 
3. The final plat shall depict a 20’ trail easement on the north edge of the property that runs to the west edge of the 

devopment. 
4. The HOA documents and CCR’s are reviewed by the County Planning office and Attorney’s office. 
5. A signature block for Taylor West Weber Water District is placed on the final plat. 

This recommendation is based on the following findings: 

1. The proposed PRUD conforms to the West Central Weber County General Plan.  
2. The proposal will not be detrimental to public health, safety, or welfare. 
3. The proposal will not deteriorate the environment of the general area to negatively impact surrounding properties 

and uses. 

Exhibits 

A. Final PRUD plan 
B. Final Culinary will-serve 
C. Hooper Irrigation Proof of Sufficient Shares 
D. Landscaping Plan Latest version 
E. Construction Plans (select pages) Latest version 
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        January 3rd, 2022 
 
 
Weber County Planning Commission 
2380 Washington Blvd, #240 
Ogden, Utah 84401 
 
RE: FINAL WILL SERVE LETTER – Lilac Estates Subdivision 
 
The development is located at approximately 2900 South and 3500 West and consists of 23 
Townhomes and 15 storage units. 

Hooper Irrigation Company has pressure irrigation water available for the above project 
located at the above address. 

This letter states that the above project is in the boundaries of Hooper Irrigation Company. A 
formal application has been made to our office and the fee for application as well as the plan 
review and lot review fees have been paid. There were an adequate number of water shares 
surrendered for the development water use and the access fees to the Secondary System 
have been paid. 

The subdivision utility plans have been reviewed by Hooper Irrigation and changes, if any, 
have been made and corrected. The plans have been approved for the above subdivision. 
Hooper Irrigation is willing and able to take responsibility for the installed lines. Only this 
project is in consideration and guaranteed service and the plan review is good only for a 
period of one year from the date of this letter, if not constructed. 

Hooper Irrigation's specifications are available at the company office. If you have any 
questions, please call the office at (801)985-8429 

Sincerely, 

 

Michelle Pinkston 
Office Manager 
Board Secretary 

PO Box 184  Phone:  (801)985-8429 
5375 S 5500 W  Fax: (801)985-3556 
Hooper, Utah 84315 hooperirrigationco@msn.com 
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Synopsis 
Application Information 

Application Request: Consideration and action on a request for approval of an amended Open 
Space Preservation Plan for the Riverbend Cluster Subdivision, located at 
4300 W 1400 S. 

Agenda Date: Tuesday, February 08, 2022 
Applicant: Ed Grampp 
File Number: LVR051321 

Property Information 

Approximate Address: 800 South 3600 West 
Project Area: 72.2 acres 
Zoning: A-1 and A-2 
Existing Land Use: Agricultural 
Proposed Land Use: Residential 
Parcel ID: 150430061, 150430062, 150430034, 150430033, 150450006, 150450070, 

150450061, 150450042, 150450015 
Township, Range: 6N, 2W, Sec 15, and 16 

Adjacent Land use 

North: Agricultural South: Agricultural/ Residential 
East: Agricultural West:  Agricultural/ Residential 

Staff Information 

Report Presenter: Felix Lleverino 
 flleverino@co.weber.ut.us 
 801-399-8767 
Report Reviewer: SB 

Applicable Ordinances 

 Title 101, Chapter 1 General Provisions, Section 7 Definitions 
 Title 108, Chapter 3 Cluster Subdivisions, Section 5 Open Space Preservation Plan 

Development History 

On June 15th, 2021, the Planning Commission granted preliminary approval of Riverbend Cluster 
Subdivision and approved of the Open Space Preservation Plan. 

On September 21st, 2021, the Planning Commission forwarded a positive recommendation to the 
County Commission of Final Subdivision approval of Riverbend Cluster Subdivision Phase 1. 

On February 8th 2022, the Planning Commission will hear a proposal to amend the open space 
preservation plan.  

 

  

 

Staff Report to the Western Weber Planning 
Commission  
Weber County Planning Division 
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Summary 

The applicant is requesting approval of an amendment to the Open Space Preservation Plan for this 
subdivision. This proposal would facilitate that placement of a 3.7 acre public utility irrigation pond 
that is owned, managed, and maintained by Hooper Irrigation and will be used for a regional irrigation 
pond to serve local residents. The remaining 5-acre open space parcel is proposed to be owned 
individually, by a local farmer. 

Analysis 
The cluster code allows a developer to amend an open space plan, as indicated below.  

Sec 108-3-5 Open Space Preservation Plan 

a) Open space preservation plan procedure. 

1. Initial open space preservation plan approval. An open space preservation plan shall 
accompany an application for preliminary subdivision approval or an application for an 
open space preservation plan amendment. Preliminary subdivision approval constitutes 
approval of the open space plan. A final plat shall comply with the approved open space 
plan. 

2. Open space preservation plan amendment. After submittal of a new application and 
application fee an open space preservation plan may be amended, from time to time in 
accordance with the standards of this chapter. If an amendment of an open space 
preservation plan affects any part of the recorded subdivision plat, or if an amendment 
to a subdivision plat affects any part of an approved open space preservation plan, then 
the two shall be amended together and final approval of the amended subdivision plat 
shall constitute final approval of the amended open space preservation plan. Otherwise, 
each may be amended independently. Submission for an independently amended open 
space preservation plan shall be in compliance with the open space plan submittal 
requirements of this chapter and shall require the approval of the planning commission. 

The proposed change to include a public utility within the open space is permited through the 108-3-5 
(c), (6), (c), which is a cluster code amendment that states the following: 

Open space parcel area. The minimum area for an open space parcel located within a cluster 
subdivision is as follows: 

a. Common area. An open space parcel designated as common area is not subject to 
minimum area requirements. 

b. Park area. An open space parcel conveyed to a local park district shall be of a sufficient 
size to adequately accommodate park infrastructure, amenities, and parking. 

c. Public utility area. An open space parcel conveyed to a culinary or secondary water service 
provider or a sewer service provider is not subject to minimum area requirements in a 
cluster subdivision. 

d. Individually owned open space parcel area. An open space parcel designated as an 
individually owned preservation parcel shall contain an area of not less than five acres and 
shall be part of a contiguous area of open space consisting of not less than ten acres in 
total; and shall be in compliance with the following: 
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1. The ten acre minimum contiguous area does not need to be platted in the same 
subdivision. 

2. Each individually owned open space parcel shall be provided clear and perpetual 
legal access from a public or private street right-of-way. 

3. Drainage detention or retention facilities intended to accommodate subdivision 
improvements may be located on an individually owned preservation parcel and 
counted toward the subdivision's overall open space area, but the acreage of the 
facility shall not be included as part of the parcel's agricultural use, and the 
acreage of the facility shall be in addition to, not a part of, the minimum parcel 
area requirement. 

Previously, this portion of open space was to be farmed, and was approved (preliminary) by the Planning 
Commission to be agricultural open space. The following section of code was considered by the 
developer and staff after the proposed change to the open space plan was made.  

105-3-4 Residential Cluster Subdivision and Layout Standards, Generally 

… 

(2) In agricultural zones. In an agricultural zone, only one cluster of residential lots is allowed 
unless more are necessary to avoid development on prime agricultural land, as defined in Section 
1012, or2or sensitive lands as provided in Section 108-3-5(b)(4). The cluster or clusters of 
residential lots shall be organized in a manner that supports viability of crop production on the 
open space lands including optimizing ease of access and maneuverability, to and on the open 
space lands, of large equipment commonly used to support crop production. A cluster of 
residential lots shall be configured to support the required open space design and layout 
standards of this chapter. Subdivision phasing that avoids this requirement shall not be allowed. 

Staff feels that the proposed change to the open space plan still supports the viability of crop production 
in this subdivision.  

Staff Recommendations 

Staff recommends approval of this open space preservation plan amendment. This recommendation is 
based on the following finding: 

1. The proposed open space preservation plan amendment conforms to the cluster code. 
2. The creation of an irrigation water holding pond owned, managed, and maintained by the 

Hooper Irrigation District will provide a mutually beneficial public utility. 

Exhibits 

A. Open Space Preservation Plan Amendment 
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Synopsis 

APPLICATION INFORMATION 

Application Request: A public hearing for consideration of a requested rezone from A-1 to R-1-10 on 
approximately 19.47 acres.  

Agenda Date: Tuesday, February 8, 2022 
Applicant: Brad Brown 
File Number: ZMA 2021-10 

PROPERTY INFORMATION 

Approximate Address: 2851 W 3100 N, Plain city  
Zoning: The area to be rezoned is currently A-1 
Proposed Land Use: Residential (R-1-10) 

ADJACENT LAND USE 

North: Residential (Plain City) South: Future Nilson Homes project 
East: Residential (Plain City) West:  Residential (Plain City) 

STAFF INFORMATION 

Report Presenter: Steve Burton 
 sburton@webercountyutah.gov 
 801-399-8766 
Report Reviewer: CE 

Applicable Ordinances 

§ 102-5: Rezoning Procedures 
 
§ 104-12: Single-Family Residential Zones (R-1-10) 
 

Legislative Decisions 

This is a legislative matter. When the Planning Commission is acting on a legislative matter, it is acting to make a 
recommendation to the Board of County Commissioners. There is wide discretion in making legislative decisions. 
Criteria for recommendations on a legislative matter suggest compatibility with the general plan, existing ordinances, 
and best practices. Examples of legislative actions are general plan, zoning map, and land use code amendments.  

Summary 

This item is an applicant-driven request to amend the zoning map from A-1 to R-1-10 on 19.47 acres. The rezone, 
if approved, will result in the owner platting a 58 lot subdivision near plain city limits.  

 

 

 

 

Staff Report to the Western Weber Planning 
Commission  

Weber County Planning Division 

 



  

 

 

 

Existing zoning on 19.47 acres is 
A-1 

Plain City 

Farr West 



  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Plain City 

Farr West 

Proposed zoning on 19.47 acres 
is R-1-10 



  

 

Policy Analysis 

Concept Plan 

The concept site plan that was provided with this application is below.  

 



  

 

Zoning 

The proposed concept plan shows each lot meeting the zoning minimum area of 10,000 square feet and a zoning 
minimum frontage of 80 feet of lot width along public roads. 

Public Roads and Trails 

The site is required to connect to the roads and trails within the Nilson Homes subdivision directly to the south. 
There will be a 10 foot paved pathway along the west side of the development, heading north onto Plain City Road, 
with trees proposed to be located within the front yards of the subdivision lots. By providing street trees, and a 10 
foot pathway, with sidewalk along the other roads in the subdivision, this development will transition into the Nilson 
Homes development, and appear to be the same or similar type residential subdivision. 

This plan also shows a small park in the middle of this subdivision, as well as public road connections to the east 
and west.   

Water and Sewer Feasibility 

The applicant plans to connect to Central Weber Sewer for sewer connections and Bona Vista Water for culinary 
water needs. The project will tie into the Weber-Box Elder Conservation District for secondary water. Water, 
secondary water, and sewer considerations will be reviewed in greater detail as subdivision plats are submitted, if 
the rezone is approved. The applicant has provided general feasibility letters from these providers.  

General Plan 

The Future Land Use Map of the West Central Weber County General Plan indicates that this area should be 
annexed into Plain City. The Planning Division is recommending that this rezone, if approved, be tied to a 
development agreement which specifies that the owners of property (current and future) will not protest annexation 
into Plain City. This will allow Plain City to annex the property at the time they so choose.  

Currently, Plain City’s zoning that is adjacent to this property is RE-15 and RE-20 (15,000 square foot and 20,000 
square foot lot sizes). The proposed zoning of R-1-10 is not considered too-incompatible with the surrounding 
neighborhood. The R-1-10 will allow diversity in lot sizes in this area, while still maintaining the single family 
presence.  

County Rezoning Procedure 

The land use code lists the following as considerations when the Planning Commission makes a recommendation 
to the County Commission:  

A decision to amend the zoning map is a matter committed to the legislative discretion of the County Commission 
and is not controlled by any one standard. However, in making an amendment, the County Commission and 
Planning Commission are encouraged to consider the following factors, among other factors they deem relevant:  

a. Whether the proposed amendment is consistent with goals, objectives, and policies of the County’s general 
plan. 

b. Whether the proposed amendment is compatible with the overall character of existing development in the 
vicinity of the subject property. 

c. The extent to which the proposed amendment may adversely affect adjacent property.  
d. The adequacy of facilities and services intended to serve the subject property, including, but not limited to, 

roadways, parks and recreation facilities, police and fire protection, schools, stormwater drainage systems, 
water supplies, wastewater, and refuse collection. 

e. Whether the proposed rezone can be developed in a manner that will not substantially degrade 
natural/ecological resources or sensitive lands. 

f. Whether proposed traffic mitigation plans will prevent transportation corridors from diminishing below an 
acceptable level of service. 

 



  

 

Staff Recommendation 

Staff recommends that the Planning Commission forward a recommendation to the County Commission to approve 
the proposed rezone of approximately 19.47 acres from A-1 to R-1-10, File #ZMA 2021-10. This approval is based 
on the following conditions: 

 

1. Prior to consideration by the County Commission, the owner will enter into a development agreement with 
the County, that development agreement showing an agreed upon public street and trail connection to the 
subdivision to the south. The development agreement will also include a statement that prohibits property 
owners from protesting annexation into Plain City at any point in the future.  

 

This recommendation may come with the following findings: 

1. The proposal is not in conflict with the West Central Weber General Plan. 
2. The development is not detrimental to the overall health, safety, and welfare of the community.  

 



  

 

Exhibits 

Exhibit A: Project Narrative 
Exhibit B: Concept site plan 
Exhibit C: Water and Sewer Feasibility Letters 
 
 
 

 



Weber Vista Subdivision Zoning Map Amendment Request Narrative 

We are requesting a Zoning Map Amendment for our property near 2851 W 3100 N in unincorporated 

Weber County.   This includes two parcels and approximately 19.47 AC.  We are requesting a change 

from A-1 to R-1-10.  This is consistent with adjacent development.  This property abuts to the south, a 

larger mixed-use development, known as JDC Ranches, being done by Nilson Homes.  We have designed 

it, essentially, as an extension of that project with consistent densities and connectivity from their 

project through ours, to North Plain City Road.  (Nilson’s latest drawings don’t show the connection 

point where we do, on the west side of our project, but they have indicated, that, in concept, they 

would be willing to move their main road to match.)  This property is currently not on a public street, 

but will have access to the North through a contiguous parcel in Plain City (which is also ours), the JDC 

property to South, and West Park Village Phase II to the West. 

We have will-serve letters from Bona Vista and Pineview for water.  As far as sewer, we are planning on 

connecting to Central Weber Sewer.  They have indicated that they have sufficient capacity, but they 

cannot provide a will-serve letter until our petition is approved with the Central Weber Board 

(scheduled for Dec 20).  Kevin Hall indicated that he had discussed this with Rick Grover. 

 

Please feel free to reach out to me directly with any questions. 

 

Brad Brown 

(801)309-0399 

brad@stewardland.com 

sburton
Text Box
Exhibit AProject NarrativePage 1 of 1
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From: Kevin Hall
To: Grover,Rick
Cc: Ewert,Charles; Bradley Brown
Subject: RE: Weber County Feasibility Letter
Date: Wednesday, December 15, 2021 3:11:00 PM
Attachments: image001.png

Hello Rick:
 
In response to the request below, Mr. Brown’s has requested service from Central Weber Sewer Improvement
District for the Weber Vista subdivision.  A current petition to annex the property is under consideration by the
CWSID board of trustees.  We anticipate a decision on December 20, 2021.     This area is outside of the area that
CWSID has planned to service, and so we are waiting the Board’s decision before providing a will serve letter.    If
the board acts to annex the area of the Weber Vista Subdivision, then the District will provide the service in a
similar manner to other areas serviced by the CWSID in the unincorporated portions of Weber County.   A will
serve letter can be provided at that time, which will specify additional details.   
 
Thank you,
Kevin Hall
Central Weber Sewer Improvement District
 
 

From: Bradley Brown <Brad@stewardland.com> 
Sent: Wednesday, December 15, 2021 2:35 PM
To: Kevin Hall <kevinh@centralweber.com>
Cc: Grover,Rick <rgrover@co.weber.ut.us>; Ewert,Charles <cewert@co.weber.ut.us>
Subject: Weber County Feasibility Letter
 
Kevin,
 
I spoke with Rick just now, and he is aware of the situation. He told me to ask you if you would write a
simple letter saying that that Central Weber would be willing to serve our property IF everything gets
approved by the board.
 

Brad Brown  Managing Partner
1708 E. 5550 S. STE 18 Ogden, UT 84403

O: 801.590.0980 M: 801.309.0399
StewardDev.com

 
 

mailto:kevinh@centralweber.com
mailto:rgrover@co.weber.ut.us
mailto:cewert@co.weber.ut.us
mailto:Brad@stewardland.com
tel:801-590-0980
tel:801-309-0399
https://urldefense.com/v3/__https:/www.stewarddev.com__;!!NFWRZ6kECLqu!7SBMQUAUpCP9jIaO_HBP_O6TateodNCPWZxHREYlntqWX4akSGLhsXFh2tqoAe2tygmL7w$
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471 West 2nd Street 
Ogden, UT  84404 

801-621-6555 

 

 

 

December 15, 2021  

 

Plain City Planning 

Re: Williams/Fox Project 

 

To Whom It May Concern: 

 

We have reviewed the plans for Williams/Fox Project, this property is not currently part of the 

secondary water district.  The owner of this property will need to complete inclusion 

requirements and provide water to bring the property into the water district.  We will service 

this development after the inclusion requirements have been met.   

 

Please contact me with any questions or concerns. 

 

Sincerely, 

 

Charlett W. Dean 

Connections & Assessment 

801-622-4342 
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