
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 
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 will 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. 



 
 

OGDEN VALLEY PLANNING COMMISSION 
 

MEETING AGENDA 
 

 

                                 April 23, 2024 
                            Pre-meeting 4:30/Regular Meeting 5:00 

 

 Pledge of Allegiance 

 Roll Call: 
 

 
1. Minutes: March 26, 2024 

 
2. Consent Items: 

 
2.1 CUP 2024-01 Request for approval of a conditional use permit for Reuse Pump Station located at 4350 N 4450 E. Eden, UT 

84310 
Planner Technician: Marta Borchert 
 

2.2 CUP 2024-02 a request for approval of a conditional use permit for a Public Utility Substation for a chlorination shed to treat 
the Cole Canyon Water. 
Planner: Felix Lleverino 

     
 

 
4.  Public Comment for Items not on the Agenda: 
5. Remarks from Planning Commissioners: 
6.  Planning Director Report:  

7. Remarks from Legal Counsel 

 

 Adjourn to Work session 

 

 WS1: Discussion regarding Cowboy Partners form-based rezone application in New Town.  

 
 

 
 

 

 
 

 

 

 

 

 
The regular meeting will be held in person at the Weber County Breakout Room, in the Weber Center, 1st Floor, 2380 

Washington Blvd., Ogden, Utah. 
              & Via Zoom Video Conferencing at https://webercountyutah.zoom.us/j/84172303535 Meeting ID: 841 7230 3535 

 

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. 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 801-399-8761 

 
 

https://webercountyutah.zoom.us/j/84172303535
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Minutes of the Regular Meeting of the Ogden Valley Planning Commission for March 26, 2024, 5:00 p.m. To join the meeting, please 
navigate to the following weblink at https://webercountyutah.zoom.us/j/84970613744, the time of the meeting, commencing at 
5:00 p.m. 
 

Ogden Valley Planning Commissioners Present:  Dayson Johnson (Chair), Jeff Burton (Vice Chair), Jeff Barber, Dayson Johnson, 
Joe Paustenbaugh, Mark Schweppe, Trevor Shuman and Janet Wampler (via Zoom). 

 Absent/Excused:  
   

Staff Present:  Rick Grover, Planning Director; Charlie Ewert, Planner; Felix Lleverino, Planner; Tammy Aydelotte, Planner; Bill 
Cobabe, Planner; Courtlan Erickson, Legal Counsel; Marta Borchert, Office Specialist. 

 

 Pledge of Allegiance 

 Roll Call 
 
Chair Johnson conducted roll call and indicated all Commissioners were present, with Commissioner Wampler participating via 
electronic means.  
 
1. Discussion: Vice Chair, Commissioner Jeff Burton was voted in as Vice Chair August 2, 2022. 
 
Legal Counsel Erickson reported that during the February 27, 2024 meeting, the Commission voted to allow Commissioner Burton 
to continue as Vice Chair so long as he is eligible according to the Commissions Rules of Order and Procedure, which indicate a 
member of the Commission can only serve in a leadership position for two years. He noted staff found that Vice Chair Burton was 
voted in as the Vice Chair in August of 2022, so the two-year term limit technically permits him to serve until August of 2024. He 
noted Planning Director Grover has indicated It would be his recommendation that Vice Chair Burton continue to act as Vice Chair 
until that time. He concluded that it is an option to clarify the Rules of Order and Procedure to address mid-term leadership 
appointments.  
 
2. Minutes: February 27, 2024. 
 
Chair Johnson asked if there are any corrections to be made to the minutes as presented. Commissioner Wampler offered a few 
typographical and content corrections to the minutes. Chair Johnson declared the minutes approved as amended.  
 
Chair Johnson then called for any conflicts of interest to be declared. No declarations were made.  
 
Petitions, Applications, and Public Hearings: 
3. Legislative Items: 
3.1  ZMA 2023-02: Public hearing for a request for approval of a development agreement between Craig Oberg and Weber 
County, for property located at approximately 5931 North Fork Road, Liberty, UT, allowing for the creation of a conservation 
easement and the reconfiguration of existing lots. Planner: Bill Cobabe 
 

Planner Cobabe explained the properties in question are oddly-configured and required certain adjustments to make them 

usable. However, the current zoning regulations would not allow for the restructuring of these lots to create new lots 

without the abandonment of certain rights that are currently associated with the property. In recognition of those rights, 

County staff offered the idea of entering into a development agreement that would allow the lots to be restructured in 
a way that makes more sense for current and future use and development of these properties. Further, the property 

owner wishes to ensure that a certain portion of the property is retained in a conservation easement, ensuring that the 
land will not be developed further. Mr. Cobabe presented a map to orient the Commission to the property to which the 

development agreement applies; he also identified several changes that have been made to the original plat map over 
the years and indicated there is some desire to amend the development agreement to clear up the different parcels 

and ensure that the associated property/development rights are preserved. He summarized the changes to proposed 

changes to the development agreement and concluded staff recommends that the Planning Commission approve ZDA 
2023-02, based on the following findings: 

1. The development agreement amendment meets the requirements outlined in the land use code. 
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2. The development agreement amendment outlines the mutually agreeable terms as desired by the County 

and the applicant. 
 
Chair Johnson invited input from the applicant.  
 
Craig Oberg expressed his gratitude to Planning staff for their assistance with this matter; the land subject to the development 
agreement has been in his wife’s family for generations and her mother’s wishes were to include the two acres near the river 
bottom in a family trust as a legacy to her husband who has passed. The family would like to place the other parcels of property 
into a conservation easement to preserve that area as well as the river bottom to prevent development of the area.  
 
Vice Chair Burton inquired as to ownership of the properties in question. Mr. Oberg indicated that there are two family trusts that 
will own the three parcels of land; the largest parcel will be in the name of the Shaw Family Trust and the other two will be in 
another family trust. Vice Chair Burton asked if the proposal is to grant an easement to the Ogden Valley Land Trust for all three 
parcels, to which Mr. Oberg answered yes. He noted he has been talking with other family members who own parcels in the area, 
and he believes they are feeling encouraged to contribute additional acreage to the land trust. Vice Chair Burton asked if that 
means they will retain ownership of their land, but their land will also be subject to the easement held by the Ogden Valley Land 
Trust, to which Mr. Oberg answered yes.  
 
Commissioner Shuman moved to open the public hearing. Commissioner Wampler seconded the motion, all voted aye.  
 
Scott Murray stated his currently the Chair of the Ogden Valley Land Trust and he is very interested in this item and preserving 
open space in the Valley; his concern was that decisions were going to be made by the Ogden Valley Planning Commission and 
the County Commission without a full understanding of what a conservation easement does and what role the Ogden Valley Land 
Trust will play. He stated that the Land Trust has certain obligations to maintain conservation easements according to national 
standards and this is more than just an administrative matter. The Land Trust is excited about this opportunity but wants to be 
sure that all parties have a clear understanding of the limitations and parameters of an easement.  
 
Commissioner Barber inquired as to the makeup of the Ogden Valley Land Trust and their purpose. Mr. Murray provided a high-
level overview of the incorporation of the Land Trust and the rules they must abide by; if the Trust becomes unable to maintain 
easements that are granted to them, they must be transferred to another Land Trust organization that will enforce standards and 
regulations. The Ogden Valley Land Trust has an obligation to annually inspect easement properties to verify that the terms of the 
easement have not been violated. Commissioner Barber asked if the Ogden Valley Land Trust owns any land or if they just maintain 
easements on various parcels of land. Mr. Murray stated the Trust has owned land in the past, but prefers not to own land due 
to liabilities associated with land ownership. Ownership is typically retained by the previous owner, and they reap the benefits of 
a conservation easement located on their property given that a conservation easement typically increases a land’s value. 
Commissioner Barber asked if a property owner can ‘unwind’ an action to create a conservation easement on their property, to 
which Mr. Murray answered no. Easements are placed on a property in perpetuity and it is important that the landowner carefully 
consider the implications of such an easement before proceeding with this type of action.  
 
Commissioner Paustenbaugh asked if there are any problems associated with the subject properties being held in family trusts. 
Mr. Murray stated that he is concerned about the size of the property being subject to the easement; it is very small, but it will 
take the same amount of time to annually inspect the easement area. The Ogden Valley Land Trust typically requires landowners 
to provide a financial contribution to the Trust to help to cover administrative costs of maintaining the easement.  
 
Chair Johnson invited a response from Mr. Oberg. Mr. Oberg stated that his family initiated the investigation of a conservation 
easement a few years ago and he understands that the land must be subdivided before the specified area can be subject to a 
conservation easement. He stated that after the subdivision was approved by the County, his family had planned to meet with 
the Ogden Valley Land Trust to request the easement. He is aware of the conditions of a conservation easement and meeting with 
the Ogden Valley Land Trust is one of the steps he will follow as the matter progresses. He acknowledged that the parcel is small, 
but it is a vital wildlife transfer area and contains a portion of the North Fork River, which would be protected by the easement.  
 
There were no other persons appearing to be heard.  
 
Commissioner Shuman moved to close the public hearing. Commissioner Wampler seconded the motion, all voted aye.  
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Vice Chair Burton asked what will happen if the Ogden Valley Land Trust does not want to accept an easement on the parcel; he 
wondered if it would be appropriate to condition the County’s action on the Ogden Valley Land Trust’s acceptance of the 
easement. Legal Counsel Erickson stated that paragraph 3.1 of the proposed development agreement states that the “County 
agrees to allow reduced lot development standards as long as the Property Owner dedicates a conservation easement to an 
appropriate third party and no additional development lots are created. All lots dedicated for conservation shall be noted as such 
on the plat.” He noted the Commission can ask staff to shore up that section of the agreement to identify the third party and to 
identify exactly what must be preserved. Vice Chair Burton asked if conservation easements are ever dedicated to the general 
public. Mr. Erickson stated he is not an expert on conservation easements, but he expects an easement to the general public 
would be challenging because there would be no clear enforcement body to monitor the easement. Vice Chair Burton asked if 
the property could be dedicated to the County for management of a conservation easement. Mr. Erickson indicated he is not sure 
that is allowed under the conservation easement law. He noted that the County needs to have an understanding of the third party 
that will manage the easement.  
 
Commissioner Shuman moved to forward a positive recommendation to the County Commission regarding application ZMA 2023-
02, development agreement between Craig Oberg and Weber County, for property located at approximately 5931 North Fork 
Road, Liberty, UT, allowing for the creation of a conservation easement and the reconfiguration of existing lots, based on the 
findings and subject to the conditions listed in the staff report. Commissioner Burton seconded the motion.  
 
Mr. Erickson asked if the Commission is comfortable with any wording adjustments to the development agreement as long as 
those changes preserve the basic intent that has been described tonight. He noted that ultimately the agreement will be presented 
to the County Commission for approval, but he asked for the Planning Commission’s support of language adjustments. The 
Commission indicated comfort with Mr. Erickson’s suggestion.  
 
Chair Johnson called for a vote on the motion. Commissioners Barber, Burton, Johnson, Paustenbaugh, Schweppe, Shuman, and 
Wampler voted aye. (Motion carried on a vote of 7-0).  
 
4. Public comments for items not on the agenda.  
 
There were no public comments.  
 
5. Remarks from Planning Commissioners.  
 
Commissioner Wampler stated that she visited the Ogden Valley Planning Commission webpage on the County’s website and 
found that the roster for this body is not correct; she asked that staff update the roster with newly appointed members of the 
Commission as well as recently elected leadership of the Commission.  
 
6. Planning Director Report: 
 
Planning Director Grover did not make a report.  
 
7. Remarks from Legal Counsel: 
 
There were no remarks from Legal Counsel.  
 
 

     Meeting Adjourned: The meeting adjourned at 5:37 p.m. 
    Respectfully Submitted, 

  Cassie Brown 
Weber County Planning Commission 
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Synopsis 

Application Information 
Application Request: Request for approval of a conditional use permit for Reuse Pump Station located at 4350 N 

4450 E. Eden, UT 84310.  
Application Type: Administrative 
File Number: CUP 2024-01 
Applicant: Rob Thomas-Authorized Representative 
Agenda Date: Tuesday, March 23, 2024 
Approximate Address: 4350 N E 4450 E., Eden UT 84310 
Project Area: 21.24 Acres 
Zoning: FV-3 
Existing Land Use: Sewer Improvement 
Proposed Land Use: Sewer Improvement 
Parcel ID: 22-006-0014 
 22-006-0015 
 22-006-0016 
 
Township, Range, Section: Township 7 North, Range 1 East, Section 16 

Adjacent Land Use 
North: Vacant South: Vacant RE-20 
East: Residential West:  Vacant 

Staff Information 
Report Presenter: Marta Borchert 
 mborchert@webercountyutah.gov  
 801-399-8761 
Report Reviewer FL 

Applicable Ordinances 

 Weber County Land Use Code Title 104 Chapter 14 (FV-3 Zone) 
 Weber County Land Use Code Title 108 Chapter 4 (Conditional Uses) 
 Weber County Land Use Code Title 108 Chapter 10 (Public Utility Substations)  
 Weber County Land Use Code Title 108 Chapter 2 (Ogden Valley Architectural, Landscape, and Screening Standards) 
 Weber County Land Use Code Title 108 Chapter 1 (Design Review) 

Background and Summary 

The applicant is requesting approval of a conditional use permit for the installation of a Reuse Pump Station a “public utility 
substation” Located at The proposed pump station will move treated effluent from the treatment plant through a new 
pipeline to a new reuse pond. The FV-3 Zone allows a “public utility substation” as a conditional use. The proposal has 
demonstrated that the operation will comply with the applicable regulations, with reasonable conditions imposed. 

The application is being processed as an administrative review due to the approval procedures in Uniform Land Use Code of 
Weber County, Utah (LUC) §108-1-2 which requires the planning commission to review and approve applications for 
conditional use permits and design reviews.   

Analysis 

General Plan: As a conditional use, this operation is allowed in the FV-3 Zone. With the establishment of appropriate 
conditions as determined by the Planning Commission, this operation will not negatively impact any of the goals and policies 
of the General Plan. 

Zoning: The subject property is located within the Forest Residential (FR-3) Zone.  The purpose of the FR-3 Zone can be further 
described in LUC §104-17-1 as follows:  

 
Staff Report to the Ogden Valley Planning Commission  

Weber County Planning Division 

 

mailto:mborchert@webercountyutah.gov
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 The purpose of the Forest Valley Zone, FV-3 is to provide area for residential development in a forest setting at a low 
density, as well as to protect as much as possible the naturalistic environment of the development. 

The following setbacks apply for this public utility substation within the FV-3 zone: 

-Front: 10 feet 

-Side: 20 feet 

-Rear: 20 feet 

Conditional Use Review:  A review process has been outlined in LUC §108-4-3 to ensure compliance with the applicable 
ordinances and to mitigate anticipated detrimental effects. Thus far, the applicant has received approval from the County 
Engineering Division, for the proposal.  

The following is an analysis of the proposal reviewed against the conditional use standards: 

(1) Standards relating to safety for persons and property. The proposal is not anticipated or expected to negatively impact 
this property, surrounding properties, or persons. 

(2) Standards relating to infrastructure, amenities, and services: The proposal is part of the infrastructure related to 
adjacent development, and is not anticipated or expected to negatively impact any existing infrastructure, amenities, or 
services in the area. 

(3) Standards relating to the environment. The proposal is not anticipated or expected to negatively impact the 
environment. 

 (4) Standards relating to the current qualities and characteristics of the surrounding area and compliance with the intent of 
the general plan. The property on which the conditional use permit is sought will support future residential development.  
The proposal complies with and supports the intent of the general plan.  

 Design Review: The FV-3 zone and the proposed conditional use mandate a design review as outlined in LUC §108-1 to ensure 
that the general design, layout and appearance of the building remains orderly and harmonious with the surrounding 
neighborhood.   The submitted plans are, including exterior finishes, similar to existing infrastructure within this development.  
As part of this review, the Planning Commission shall consider the applicable matters based on the proposed conditional use 
and impose conditions to mitigate deficiencies where the plan is found deficient.  The matters for consideration related to 
this project are as follows:   

Considerations relating to traffic safety and traffic congestion. The proposal includes a site plan that identifies the location 
of the proposed reuse pond and associated buildings. The access road leading to the site is far removed from public roads, 
therefore traffic congestion and traffic safety issues will not occur. As a means of preventing service vehicles from creating a 
congestion issue, the planning staff have added a condition that no parking is permitted within the public ROW’s. 

All vehicles going to and from the site will be relegated to the designated route of Wolf Creek Drive and Fairways Drive. 

Considerations relating to landscaping.  The applicant has indicated that the landscaping of this site will be consistent 
with the overall landscaping plan will be consistent with the surroundings. 

Considerations relating to buildings and site layout. The existing buildings meet the site development standards of the 
FV-3 Zone. 

Considerations relating to utility easements, drainage, and other engineering questions. The A preliminary review from 
the County Engineering Dapartment in complete. The County Engineering Department may have further requirements 
that will need to be addressed before the planning division will issue a conditional use permit. 
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Staff Recommendation 

Staff recommends approval of this conditional use application subject to the applicant meeting the conditions of approval in 
this staff report and any other conditions required by the Planning Commission.   This recommendation is subject to all review 
agency requirements and is based on the following condition: 

1. Wolf Creek Water and Sewer Improvement District service vehicles and hauling vehicles shall not park within 
the public ROW 

2. Dust control measures shalll be taken. 
3. Trucks hauling material shall obey the speed limit 
4. Dirt tracked onto the public street shall be cleared immediately and kept clear of dirt gravel and rocks. 
5. All requirements from the County Engineering Department will be satisfied before the issuance of the 

conditional use permit. 
6. Construction activity is limited to weekdays from 7:00 am to 5:00 pm. 

This recommendation is based on the following findings: 

 The proposed use is allowed in the FR-3 Zone and meets the appropriate site development standards. 
 The criteria for issuance of a conditional use permit have been met because mitigation of potential detrimental effects 

can be accomplished. 

 

Exhibits 

A. Project Narrative 
B. Site Plan 
C. Photos of Reuse pond and pump station 
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Map 1 
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Exhibit A - Project Narrative 
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Exhibit B – Site Plan  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



FAIRW
AYS DRIVE

(PUBLIC)

W
W

V

W
W

V

W
V

70
+0

0

75+00

80+00

85+00

88
+1

3

WV

W
V

W
V

P

P
P

PPP
P

P

P

P

P

W

W
W

W
W

W

WV

R
EU

SE
 P

R
O

JE
C

T

WOLF CREEK WATER AND SEWER IMPROVEMENT DISTRICT - WEBER, UTAH

PR
EL

IM
IN

AR
Y 

SU
BM

IT
TA

L 

REUSE PROJECT
VICINITY MAP

CIVIL
UPS1 COVER SHEET
UPS2 OVERVIEW
UPS3 SITE PLAN
UPP1 PUMP STATION DETAILS
UPP2 PUMP STATION DETAILS
UPP3 PUMP STATION DETAILS

ELECTRICAL
XX
XX

SHEET INDEX:

LOCATION MAP

ENGINEER:
GARDNER ENGINEERING
DAN WHITE
1580 S 2100 W
WEST HAVEN, UTAH  84401
801-476-0202

WOLF CREEK WATER AND SEWER
IMPROVEMENT DISTRICT

PREPARED FOR:

SEVEN BRIDGES RD.

PADDLEFORD DR.

FAIRWAYS DR

SCHEDULE C UPPER PUMP STATION

JANUARY 2024

BRIDGES HOLDING COMPANY LLC
PARCEL: 220060014
SITE: 3718 N WOLF CREEK DR,
ZONE: FV-3

BRIDGES HOLDING COMPANY LLC
PARCEL: 220060015
SITE: 3718 N WOLF CREEK DR,
ZONE: FV-3

BRIDGES HOLDING COMPANY LLC
PARCEL: 220060016
SITE: 3718 N WOLF CREEK DR,
ZONE: FV-3

BRIDGES HOLDING COMPANY LLC
PARCEL: 220060041

SITE: 3718 N WOLF CREEK DR,
ZONE: RE-15

HOWE DR.

EAGLE CREST LLC
PARCEL: 220150110

SITE: 3718 N WOLF CREEK DR,
ZONE: FV-3 BRIDGES HOLDING COMPANY LLC

PARCEL: 220170023
SITE: 3718 N WOLF CREEK DR,

ZONE: RE-20

PRATT DR.

AutoCAD SHX Text
R:\2319 - WOLF CREEK WATER AND SEWER\2302 - REUSE PIPELINE\DESIGN\DWG\UPS - REUSE PLAN SET 2023_11_27.DWG

AutoCAD SHX Text
UPS1



FAIRW
AYS DRIVE

(PUBLIC)

10 W

10
 W

W
W

V

W
W

V

W
V

70
+0

0

75+00

80+00

85+00

88
+1

3

WV

8 
W

8 W

P

P

P

P P
P

P

PPPPP
P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

WV

G
A
R
D
N
E
R

EN
GIN
EE
RIN
G

C
IV

IL
   

 L
A

N
D

 P
LA

N
N

IN
G

MU
NICIPA

L
     

LAN
D SU

RVE
YING

1580 W  2100S., WEST HA
VEN, UT 844

01
P 801.476.0202

 F 801.476.0066

PROPOSED UPPER
PUMP STATION
SEE SHEET UPS3

PRATT DR.

BOUNDARY LINE

SEE UPS3 FOR
GRADING PLAN

PROPOSED 3Ø POWER

PROPOSED REUSE
WATER LINES
(BY OTHERS) PADDLEFORD DR.

FUTURE BY
OTHERS

FUTURE BY
OTHERS

FUTURE BY
OTHERS

FUTURE BY
OTHERS

HOWE DR.

DAM DESIGN &
CONSTRUCTION BY

OTHERS

FUTURE BY
OTHERS

FUTURE BY
OTHERS

FAIRWAY DRIVE

EXISTING 3Ø
TRANSFORMER

AutoCAD SHX Text
Description

AutoCAD SHX Text
Date

AutoCAD SHX Text
Revisions

AutoCAD SHX Text
Checked:

AutoCAD SHX Text
Drafted:

AutoCAD SHX Text
Designed:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
Date:

AutoCAD SHX Text
0'

AutoCAD SHX Text
Scale in Feet

AutoCAD SHX Text
1" = 200'

AutoCAD SHX Text
100'

AutoCAD SHX Text
200'

AutoCAD SHX Text
400'

AutoCAD SHX Text
1" = 200'

AutoCAD SHX Text
1-9-24

AutoCAD SHX Text
DW

AutoCAD SHX Text
PCA

AutoCAD SHX Text
DW

AutoCAD SHX Text
R:\2319 - WOLF CREEK WATER AND SEWER\2302 - REUSE PIPELINE\DESIGN\DWG\UPS - REUSE PLAN SET 2023_11_27.DWG

AutoCAD SHX Text
UPS2

AutoCAD SHX Text
 OVERVIEW

AutoCAD SHX Text
REUSE PROJECT

AutoCAD SHX Text
UPPER PUMP STATION

AutoCAD SHX Text
WOLF CREEK WATER AND SEWER I.D, 



10 W

10 W

W
V

88
+1

3

WV

W

W

W

8 W

8 W

8 W

8 W

8 W

8 W

8 W

8 
W

P

P

P

P

P
P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

WV

TC 5247.50

TC 5247.50

TC 5247.50

5246

52
47

5247
SW

SW

5245

5244

5246

5247

5248

5249

TC 5247.50

SW

SW

FG 5247.50

FG 5247.50

G
A
R
D
N
E
R

EN
GIN
EE
RIN
G

C
IV

IL
   

 L
A

N
D

 P
LA

N
N

IN
G

MU
NICIPA

L
     

LAN
D SU

RVE
YING

1580 W  2100S., WEST HA
VEN, UT 844

01
P 801.476.0202

 F 801.476.0066

12'X19' CONCRETE 4" THICK
4000 PSI SLAB WITH #4 REBAR
@ 18" O.C. E.W.

SCHEDULE B

SCHEDULE C

ELECTRICAL SERVICE
SEE ELECTRICAL SHEETS

2" CTS, DR11
HDPE PIPE, TYP.

2" PIPE

UPPER PUMP STATION

PROJECT CONTRACTOR

SCHEDULE B

SCHEDULE C

FURNISH & INSTALL
PACKAGE PUMP STATION:

WATERTRONICS HCFV-7C-75X2/7.5
VMS-480-3-150 OR APPROVED EQUAL

SEE SHEETS UPP1-UPP3

8"x2" HOT TAP

CONNECT TO
SCHEDULE B
PIPING

BARRIER POSTS PER
RMP STANDARD
(CONCRETE FILLED)

8'

TEMPORARY
CONSTRUCTION
ACCESS EASEMENT

PERMANENT UTILITY
EASEMENT

PERMANENT
POWER

EASEMENT

2" FLUSH
LINE

ISOLATION VALVES

CHECK VALVE IN 4' MANHOLE
WITH RING, LID, & STEPS ON

GRAVEL FOUNDATION

ISOLATION
VALVES

10"x2" TEE
OR SADDLE

2" WINTERIZATION
DRAIN LINE

2" PRESSURE
RELIEF LINE

AutoCAD SHX Text
Description

AutoCAD SHX Text
Date

AutoCAD SHX Text
Revisions

AutoCAD SHX Text
Checked:

AutoCAD SHX Text
Drafted:

AutoCAD SHX Text
Designed:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
Date:

AutoCAD SHX Text
0'

AutoCAD SHX Text
Scale in Feet

AutoCAD SHX Text
1" = 10'

AutoCAD SHX Text
5'

AutoCAD SHX Text
10'

AutoCAD SHX Text
20'

AutoCAD SHX Text
1" = 10'

AutoCAD SHX Text
1-9-24

AutoCAD SHX Text
DW

AutoCAD SHX Text
PCA

AutoCAD SHX Text
DW

AutoCAD SHX Text
R:\2319 - WOLF CREEK WATER AND SEWER\2302 - REUSE PIPELINE\DESIGN\DWG\UPS - REUSE PLAN SET 2023_11_27.DWG

AutoCAD SHX Text
UPS3

AutoCAD SHX Text
 SITE PLAN

AutoCAD SHX Text
REUSE PROJECT

AutoCAD SHX Text
UPPER PUMP STATION

AutoCAD SHX Text
WOLF CREEK WATER AND SEWER I.D, 



G
A
R
D
N
E
R

EN
GIN
EE
RIN
G

C
IV

IL
   

 L
A

N
D

 P
LA

N
N

IN
G

MU
NICIPA

L
     

LAN
D SU

RVE
YING

1580 W  2100S., WEST HA
VEN, UT 844

01
P 801.476.0202

 F 801.476.0066

AutoCAD SHX Text
Description

AutoCAD SHX Text
Date

AutoCAD SHX Text
Revisions

AutoCAD SHX Text
Checked:

AutoCAD SHX Text
Drafted:

AutoCAD SHX Text
Designed:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
Date:

AutoCAD SHX Text
########

AutoCAD SHX Text
1-9-24

AutoCAD SHX Text
DW

AutoCAD SHX Text
PCA

AutoCAD SHX Text
DW

AutoCAD SHX Text
R:\2319 - WOLF CREEK WATER AND SEWER\2302 - REUSE PIPELINE\DESIGN\DWG\UPS - REUSE PLAN SET 2023_11_27.DWG

AutoCAD SHX Text
UPP1

AutoCAD SHX Text
 PUMP STATION DETAILS

AutoCAD SHX Text
REUSE PROJECT

AutoCAD SHX Text
UPPER PUMP STATION

AutoCAD SHX Text
WOLF CREEK WATER AND SEWER I.D, 



G
A
R
D
N
E
R

EN
GIN
EE
RIN
G

C
IV

IL
   

 L
A

N
D

 P
LA

N
N

IN
G

MU
NICIPA

L
     

LAN
D SU

RVE
YING

1580 W  2100S., WEST HA
VEN, UT 844

01
P 801.476.0202

 F 801.476.0066

AutoCAD SHX Text
Description

AutoCAD SHX Text
Date

AutoCAD SHX Text
Revisions

AutoCAD SHX Text
Checked:

AutoCAD SHX Text
Drafted:

AutoCAD SHX Text
Designed:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
Date:

AutoCAD SHX Text
########

AutoCAD SHX Text
1-9-24

AutoCAD SHX Text
DW

AutoCAD SHX Text
PCA

AutoCAD SHX Text
DW

AutoCAD SHX Text
R:\2319 - WOLF CREEK WATER AND SEWER\2302 - REUSE PIPELINE\DESIGN\DWG\UPS - REUSE PLAN SET 2023_11_27.DWG

AutoCAD SHX Text
UPP2

AutoCAD SHX Text
 PUMP STATION DETAILS

AutoCAD SHX Text
REUSE PROJECT

AutoCAD SHX Text
UPPER PUMP STATION

AutoCAD SHX Text
WOLF CREEK WATER AND SEWER I.D, 



G
A
R
D
N
E
R

EN
GIN
EE
RIN
G

C
IV

IL
   

 L
A

N
D

 P
LA

N
N

IN
G

MU
NICIPA

L
     

LAN
D SU

RVE
YING

1580 W  2100S., WEST HA
VEN, UT 844

01
P 801.476.0202

 F 801.476.0066

AutoCAD SHX Text
Description

AutoCAD SHX Text
Date

AutoCAD SHX Text
Revisions

AutoCAD SHX Text
Checked:

AutoCAD SHX Text
Drafted:

AutoCAD SHX Text
Designed:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
Date:

AutoCAD SHX Text
########

AutoCAD SHX Text
1-9-24

AutoCAD SHX Text
DW

AutoCAD SHX Text
PCA

AutoCAD SHX Text
DW

AutoCAD SHX Text
R:\2319 - WOLF CREEK WATER AND SEWER\2302 - REUSE PIPELINE\DESIGN\DWG\UPS - REUSE PLAN SET 2023_11_27.DWG

AutoCAD SHX Text
UPP3

AutoCAD SHX Text
 PUMP STATION DETAILS

AutoCAD SHX Text
REUSE PROJECT

AutoCAD SHX Text
UPPER PUMP STATION

AutoCAD SHX Text
WOLF CREEK WATER AND SEWER I.D, 



Synopsis 

Application Information 
Application Request: File Number CUP 2024-02 - A request for approval of a conditional use permit for a Public 

Utility Substation for a chlorination shed to treat the Cole Canyon Water. 
Agenda Date: Tuesday, April 23, 2024 
Applicant: Rob Birch, Representative 

Property Information 
Approximate Address: 4150 E 5950 N, Liberty, UT, 84310 
Project Area: 160 acres 
Zoning: Forest (F-40) 
Existing Land Use: Recreation 
Proposed Land Use: Public Utility Substation 
Parcel ID: 16-001-0004 
Township, Range, Section: T7N, R1W, Section 1 

Adjacent Land Use 
North: Forest South: Forest 
East: Residential West:  Forest 

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

Applicable Ordinances 

 Weber County Land Use Code Title 101 Chapter 1 General Provisions, Section 7 Definitions 
 Weber County Land Use Code Title 104 Chapter 9 (F-40 Zone) 
 Weber County Land Use Code Title 108 Chapter 1 (Design Review) 
 Weber County Land Use Code Title 108 Chapter 4 (Conditional Uses) 
 Weber County Land Use Code Title 108 Chapter 8 (Parking and Loading Space, Vehicle Traffic and Access Regulation) 

Summary and Background 

The applicant is requesting approval of a conditional use permit for a Public Utility Substation. The Cole Canyon Water 
Company will place a 150 sq. ft. tuff shed on the north side of the access road to the North Gate of the North Fork 
Campground. A written agreement between the Weber County Corporation and the Cole Canyon Water Company is 
completed and approved by the County Commission allowing for access to and construction of the facility. This agreement is 
attached as Exhibit B. The construction plans and the architectural drawings are included as exhibits in this report. 

Analysis 

General Plan: As a conditional use, this operation is allowed in the F-40 Zone. With the establishment of appropriate 
conditions as determined by the Planning Commission, this operation will not negatively impact any of the goals and policies 
of the General Plan. 

Zoning: The subject property is located within the Forest (F-40) Zone. The purpose of the F-40 Zone can be further described 
in LUC §104-9-1 as follows:  

a) The intent of the forest zones is to protect and preserve the natural environment of those areas of the county that 
are characterized by mountainous, forest or naturalistic land, and to permit development compatible to the 
preservation of these areas. 

b) The objectives in establishing the forest zones are: 

 
Staff Report to the Ogden Valley Planning Commission   
Weber County Planning Division 

 



1. To promote the use of the land for forest, fish and wildlife and to facilitate the conservation of the natural 
resources, vegetation and attractions; 

2. To reduce the hazards of flood and fire; 

3. To prevent sanitation and pollution problems and protect the watershed;  

4. To provide areas for private and public recreation and recreation resorts; and  

5. To provide areas for homes, summer homes, and summer camp sites. 

 A Public Utility Substation is defined by LUC §101-2-22-U as follows: 

“Utility. The term "utility" means utility facilities, lines, and rights of way related to the provision, distribution, collection, 
transmission, transfer, storage, generation or disposal of culinary water, secondary water, irrigation water, storm water, 
sanitary sewer, solid waste, oil, gas, power, information, telecommunication, television or telephone cable, 
electromagnetic waves, and electricity. See also "quasi-public." 

Conditional Use Review: A review process has been outlined in LUC §108-4-3 to ensure compliance with the applicable 
ordinances and to mitigate anticipated detrimental effects.  

The following is an analysis of the proposal reviewed against the conditional use standards: 

1) Standards relating to safety for persons and property. 

The proposal is not anticipated or expected to negatively impact this property, surrounding properties, or 
persons. The structure housing the chlorination injection equipment will remain locked at all times and will be 
inspected and maintained by the Cole Canyon Water Company. A chlorine warning sign will be placed on the 
entry door The Chlorination injection equipment will be assembled under current building codes, ANSI/NSF, 
AWWA, and Division of Drinking Water, and inspected for quality workmanship by the Weber County Building 
Inspections Department. 

2) Standards relating to infrastructure, amenities, and services. 

The proposal is not anticipated or expected to negatively impact any existing infrastructure, amenities, or 
services in the area. 

3) Standards relating to the environment. 

The proposal will not negatively impact the environment.  

4) Standards relating to the current qualities and characteristics of the surrounding area and compliance with the intent 
of the general plan. 

The proposal is not anticipated to substantially impact the surrounding area. With the establishment of 
appropriate conditions as determined by the Planning Commission, this operation is not anticipated to negatively 
impact the surrounding areas or be at odds with any of the goals and policies of the General Plan.  

5) Standards relating to performance 

The Cole Canyon Water Company is responsible for maintence, inspections, and licencing. 

6) Standards generally 

The owner is responsible for keeping the operation free of nuisances such as noise, light, and traffic issues. The 
planning staff’s conditions of approval will serve to mitigate potential issues.   

7) Voluntary contributions providing satisfactory compliance with applicable standards 

If the planning commission identifies issues not covered in this report, the applicant has the opportunity to 
volunteer solutions. 

Parking and Loading Space, Vehicle Traffic and Access Regulations: This structure is located in close proximity to a public 

parking area and a paking area intended for large service vehicle staging. Periodic Cole Canyon service vehicles will park in 

an area that will not restrict the flow of traffic. 



Design Review: In addition to the conditional use review, a design review is required for a Public Utility Substation. The 
following design review standards were considered and an analysis of the project against the design review standards is in 
the italicized text below each standard.  

Sec 108-1-4 Considerations in the review of applications 

(a) Considerations relating to traffic safety and traffic congestion.  

Graded parking areas and asphalt paved access are well established in this area. Traffic safety concerns are not 
anticipated with this proposal. 

(b) Considerations relating to outdoor advertising.  

Buisiness signage will not be used for this proposal. Site signage is limited to a warning sign. 

(c) Considerations relating to landscaping.  

The existing established vegetation covering this property is largely natural with a mix of wild grasses and wild 
shrubs and trees. No further landscaping is required to meet the minimum 20 percent site landscaping. 

(d) Considerations relating to buildings and site layout.  

The new structure will be built in an area that is backed by trees. The Cole Canyon Water Company will work 
with the Weber County Facilities manager to select the colors used for the exterior. The Planning Division will 
require that natural non-reflective earthtones are used. 

(e) Considerations relating to utility easements, drainage, and other engineering questions.  

The engineering division has reviewed the project and does not have any concerns with drainage or other 
engineering questions. 

(f) Considerations relating to prior development concept plan approval associated with any rezoning agreement 
planned commercial or manufacturing rezoning, or planned residential unit development approval. 

There are no prior development approvals or rezoning development agreements that apply to the subject 
property. 

  



Staff Recommendation 

Staff recommends approval of this conditional use permit application subject to the applicant meeting the following 
conditions of approval in addition to any conditions of the various reviewing agencies or the Ogden Valley Planning 
Commission. 

Planning conditions of approval: 

1) Public drinking water system requirements are satisfied 
2) The site, structure, and mechanical equipment shall be kept and maintained for safety and good visual appearance 
3) Service vehicle parking is maintained and accessible year-round 
4) Thoroughfare parking is not permitted. 

This recommendation is based on the following findings: 

1) The proposed use is allowed in the F-40 Zone and meets the appropriate site development standards. 
2) The criteria for issuance of a conditional use permit have been met because mitigation of potential detrimental 

effects can be accomplished. 

  



Exhibits 

A. Site plan 
B. Narrative 
C. Agreement 
D. Plans 

Map 1 

 

 



W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

DESIGN BY:

DRAWN BY:

CHECKED BY:

B
Y

A
P

R
.

D
A

T
E

SHEET NUMBER:

D
E

S
C

R
IP

T
IO

N

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
R

EU
SE

 O
F 

D
R

A
W

IN
G

S
TH

IS
 D

O
C

U
M

EN
T,

 A
N

D
 T

H
E 

ID
EA

S 
AN

D
 D

ES
IG

N
S 

IN
C

O
R

PO
R

AT
ED

H
ER

EI
N

, A
S 

AN
 IN

ST
R

U
M

EN
T 

O
F 

PR
O

FE
SS

IO
N

AL
 S

ER
VI

C
E,

 IS
 T

H
E

PR
O

PE
R

TY
 O

F 
J-

U
-B

 E
N

G
IN

EE
R

S,
 In

c.
AN

D
 IS

 N
O

T 
TO

 B
E 

U
SE

D
, I

N
W

H
O

LE
 O

R
 P

AR
T,

 F
O

R
 A

N
Y 

O
TH

ER
 P

R
O

JE
C

T 
W

IT
H

O
U

T 
TH

E 
EX

PR
ES

S
W

R
IT

TE
N

 A
U

TH
O

R
IZ

AT
IO

N
 O

F 
J-

U
-B

 E
N

G
IN

EE
R

S,
 In

c.

N
O

.
B

Y

R
E

V
IS

IO
N

A
P

R
.

D
A

T
E

B
Y

A
P

R
.

D
A

T
E

JUB PROJ. # :

LAST UPDATED: 10/23/2023

55-22-095_C-101X

INCH, SCALE ACCORDINGLY
AT FULL SIZE, IF NOT ONE

ONE INCH

FILE :

\\J
U

B
.C

O
M

\C
E

N
T

R
A

L\
C

LI
E

N
T

S
\U

T
\C

O
LE

C
A

N
Y

O
N

\P
R

O
JE

C
T

S
\5

5-
22

-0
95

_S
Y

S
T

E
M

F
IL

T
E

R
A

T
IO

N
A

N
D

D
IS

IN
F

E
C

T
IO

N
\D

E
S

IG
N

\C
A

D
\S

H
E

E
T

\5
5-

22
-0

95
_C

-1
01

X
.D

W
G

P
lo

t D
at

e:
10

/2
3/

20
23

 3
:1

5 
P

M
  P

lo
tte

d 
B

y:
 C

ai
tli

n 
A

rn
ol

d

D
at

e 
C

re
at

ed
:6

/2
3/

20
23

J-U-B ENGINEERS, INC.

CONSTRUCTION

SET

K
ay

sv
ill

e,
 U

ta
h 

  8
40

37

J-
U

-B
 E

N
G

IN
E

E
R

S
, I

N
C

.

46
6 

N
or

th
 9

00
 W

es
t

w
w

w
.ju

b.
co

m
F

ax
: 8

01
.5

47
.0

39
7

P
ho

ne
: 8

01
.5

47
.0

39
3

SY
ST

EM
 F

IL
TR

AT
IO

N
 A

N
D

 C
H

LO
R

IN
AT

IO
N

 P
R

O
JE

C
T

C
O

LE
 C

A
N

Y
O

N
 W

A
TE

R
 C

O
M

P
A

N
Y

 
S

IT
E

 P
LA

N
 

55-22-095

CRA

BRN

BRN

C-101

NORTH FORK PARK RD.

0

SCALE IN FEET

2 40 10 20

SCALE IN FEET

N

SITE PLAN

flleverino
Text Box
Exhibit A



4/16/2024 3:04:14 PM - frontier.co.weber.ut.us/p/Project/Index/19961
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Project Name: Cole Canyon -Conditional Use Permits
Address: 4150 E 5950 N
Project Type: Conditional Use Permits
Project Sub Type: Conditional Use Permits
Created By: Rob Birch
Created On: 3/19/2024
Project Status: Accepted
Status Date: 3/20/2024
File Number: CUP 2024-02
Project Manager:

Application
Project Description:
Cole Canyon Water Company Filtration and Chlorination Injection Project. Housed in a Tuff Shed.
Property Address:
4150 E 5950 N
Property Owner:
Todd
661-319
tferrario@co.weber.ut.us
Representative:
Rob Birch
208-351
rbirch@hoganconstruction.com
Accessory Dwelling Unit:
False
Current Zoning:

Subdivision Name:
North Fork Park
Number of Lots:
0
Lot Number:
160010004
Lot Size:

Frontage:

Culinary Water Authority:
Not Applicable
Secondary Water Provider:
Not Applicable
Sanitary Sewer Authority:
Not Applicable
Nearest Hydrant Address:

Signed By:
Rob Birch
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OCTOBER 2023
PROJECT NO. 55-22-095

NOTICE AND DISCLAIMER
The plans and/or specifications (documents) are the property of J-U-B Engineers, Inc. (“J-U-B”)
and by using the documents you agree to be bound by the terms and conditions in this notice
and disclaimer.
The use of the documents creates no duty in contract, tort, equity or otherwise of J-U-B to the
user.  the user shall not (i) disseminate the documents, or any part thereof, to others without
the written consent of J-U-B, or (ii) use the documents, or any part thereof, for any use other
than as designated herein for the intended project.  The documents are not intended for use in
creating dtm for grading or earthwork, survey staking layout (unless specifically identified as
such in the documents), or property boundary layouts.
J-U-B and its agents shall not be liable for any damages or claims arising out of the
unauthorized use or misuse of the documents , or any part thereof, whether such damage or
claim is based in contract, tort or otherwise.  The user hereby releases and shall defend,
indemnify and hold J-U-B and its agents harmless from any damages or claims arising out of,
or related in any way to, the user's unauthorized use or misuse of the documents, or any part
thereof.
If the documents are provided in electronic format, the electronic documents are subject to the
provisions of J-U-B's “electronic document/data limited license” found at edocs.jub.com.
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VALVE

CURVE THRUST BLOCKING
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NOT TO SCALE

SCALE:D1 DRAIN CONCRETE PAD DETAIL
 1" = 1'-0"

C-501
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SCALE:D2 DRAIN CONCRETE PAD SECTION
 1" = 1'-0"

VALVE IN ASPHALT VALVE IN GRAVEL/DIRT

SCALE:D3 VALVE DETAIL
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CHLORINATION PLAN
SCALE: 1/4"=1'-0"
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SCALE:B3 PIPE SUPPORT DETAIL
N.T.S.

ADJUSTABLE PIPE SUPPORT
APPROXIMATE DIMENSIONS IN INCHES

PIPE
SIZE A B C D

MINIMUM
D

MAXIMUM

SCALE:B1 SMOOTH NOSE SAMPLE TAP DETAIL
N.T.S.

PRESSURE GAUGE/TRANSDUCER/
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MEMO 
 

Date:  April 19, 2024 

To: Ogden Valley Planning Commission 

From: Charlie Ewert 

Re: Zoning Map Amendment Application – Naylor Family Investments (Cowboy Partners) 

 

In the planning commission’s April 23rd meeting you will be discussing a rezone of property from 

the AV-3 (agricultural) zone to the FB (form-based) zone. The property is located on both sides 

of Highway 158 just north of Eden’s four-way stop. 

Staff has yet to conduct a formal analysis of the application, but this memo is intended to help 

the planning commission address the proposal using information found in the general plan as 

well as information from the Form-Based Zone.  

Here is a graphic depiction of the property overlaying an aerial image: 

 

 

 



 

Here is a graphic depiction of the area’s current zoning map: 

 

You can see from this image that the proposed property is directly between an existing CV-2 

(commercial) zone  and the recently adopted Eden Crossing FB (form-based) zone.  

  



 

The applicant is requesting the property be rezoned to the FB (form-based) zone. Here is a 

graphic depiction of how the zone map would look if approved: 

 

 

  



 

As you know, the form-based zone has a street regulating plan that those within the zone must 

follow. The following image provides the proposed zoning map with the street regulating plan 

applicable to just the areas that are or are proposed to become part of the  FB (form-based) 

zone.  

 

  



 

The following image provides the entire street regulating plan for the FB zone in the New-Town Eden 

area, with the proposed FB zone boundary shaded, and the subject property boundaries in black.  

  

 

  



 

This property is primarily affected by Vehicle Oriented Commercial (VOC), Multifamily Residential (MFR), 

and Small Lot Residential (SLR) street types. There is a little Open Space (OS) as well. The purpose of 

these street-types are as follows: 

 

 

 

 

Regarding the actual placement/location of a street or street-type, the form-based zone Section 104-22-

8 states the following: 

The plans illustrate the intended street layout of the area and the designated street types. 

The plan is intended to be a guide for the placement of streets and mid-Block Alleys, and 

is not designed to survey-level accuracy. A street's placement shall be within 200 feet of 

the location depicted on these maps. 

From this, the planning commission can expect to see a proposal with streets that deviate, generally, up 

to 200 feet from the street’s location shown on the street regulating plan.  

The applicant’s proposal follows (attached) this memo.  

The general plan supports the proposal in the same manner it supported the Eden Crossing rezone 

with one exception. The Eden Crossing rezone was not immediately adjacent to existing 

commercial area. As can be seen from the proposed rezone map, this property is immediately 

adjacent. Copied and pasted from the Eden Crossing staff report, those general plan 

considerations are as follows:  

[…] it is important to not only review this rezone proposal in accordance with the overall context 

of the purpose of the plan, but also within the context of the details of the plan. The following 

provides an analysis of relevant parts of the general plan as it relates to this rezone. It can be 

observed herein that this proposed rezone both complements and contradicts various provisions 

in the plan. There is no requirement for a proposal to meet the absolute details of the general 

plan. This stands especially true when it’s a plan that contains as many diverging interests as 

the Ogden Valley General Plan. If the County decides to approve an application that in some 

part runs contrary to the details of the plan, the County should do so with full understanding of 



 

the outcome(s) and have solid reasoning as to how the approval supports the overall intended 

effect(s) of the plan.  

Pros: 

Gateways and Viewsheds Goal 3: A goal of Weber County is to protect key 

viewsheds throughout the Valley.  

Gateways and Viewsheds Principle 3.1: Protect viewsheds throughout the 

Valley including views of the mountains and Pineview Reservoir.  

Gateways and Viewsheds Principle 3.2: Avoid visually prominent structures, 

hillside cuts, and vegetation removal that alter the visual quality of the Valley’s 

viewsheds. Ensure that all development minimizes site disturbance and lot 

coverage and requires effective site restoration, revegetation, and weed control.  

Development within the FB zone is required to follow the adopted transferable development 

rights regulations. While we do not know at this time the properties from where the applicant’s 

density will come, we do know that they can only come from areas within the valley floor area. 

Thus, it can be found that this project could help remove potential development from visually 

prominent areas and move them into the growth center of Eden.  

Clean Air and Water Goal 1: A goal of Weber County is to protect the Valley’s 

air and water quality. (See Residential Development Goal 3)  

Clean Air and Water Principle 1.1: Promote energy-efficient & sustainable 

development practices to improve and protect air and water quality.  

Gateways and Viewsheds Implementation 1.1.1: incorporate air and water 

quality protection considerations in the development review and approval 

process. 

Clustering development into smaller areas, such as centrally located growth centers is a 

sustainable development practice. Sprawling development requires greater vehicle miles 

traveled, which leads to greater emissions, which contributes to less healthy local air quality. 

Additionally, the applicant’s development will require a sewer system. Given the transferred 

density, this will likely result in the reduction of individual septic systems on which sprawling 

development patterns rely.  

Land Use Goal 1: A goal of Weber County is to reduce the overall amount and 

impact of future land development in the Ogden Valley planning area. 

Land Use Principle 1.1: in general, additional density should not be authorized 

in the Ogden Valley planning area above that allowed by current zoning. Minimal 

density bonuses (the exact amount to be determined by ordinance, master plan, 

development agreement, etc.) should only be allowed when they are granted to 

incentivize significant contribution to the advancement of the goals and principles 

found in this plan.  

Land Use Implementation 1.1.1: Weber County will support the transfer of 

existing development rights (TDRs) as the primary means to increase densities in 

suitable project areas while proportionately decreasing density in other areas. 



 

incentives – such as reduced road cross sections and other cost-saving 

measures for master-planned developments – should be proposed to reduce 

development intensities and as the primary means to incentivize the purchase 

and transfer of development rights. Bonus density should be used sparingly, and 

only in the event minimal bonuses can be leveraged for significant and 

meaningful advancement of the goals and principles of this plan.  Development 

rights include residential (e.g. townhouses, single family detached units, etc.) and 

non-residential development rights (e.g. hotel units, accessory dwelling units, 

retirement center units, etc.). 

The applicant is not requesting bonus density at this time and is only pursuing the right to 

transfer development rights as anticipated by Implementation 1.1.1. At this time the only 

transferable development rights available are residential development rights.  

Land Use Principle 1.4: Employ mechanisms such as TDRs to reallocate 

existing authorized development units from less suitable to more suitable 

locations.  

Land Use Implementation 1.4.3: Foster the creation of a TDR market by 

exploring ways for developers to benefit from purchasing TDRs. […] 

This implementation strategy provides an important clue to the puzzle regarding how we should 

help ensure the default provisions of the AV-3 zone do not ruin the valley’s current character. 

The County should be finding ways to support a TDR open market and ways to help developers 

benefit from it. This cannot be initiated in the Ogden Valley unless sufficient area is zoned to the 

FB zone so that TDRs can start trading. The more opportunities the County creates for trades to 

occur, the higher the likelihood a free market will be established.  

Land Use Principle 1.5: Encourage new development to locate in areas where 

water and sewer service could be provided by a sewer system.  Encourage 

residential cluster developments with smaller building lots and larger areas of 

open space for most subdivisions. 

Directing growth into areas with sewer is imperative to the preservation of the current character 

of the Ogden Valley, as the proliferation of individual septic systems has been affecting ground 

water quality for some time now. Clustering transferred growth into sewered areas will help 

avoid sprawled growth in areas without, thereby either avoiding further harm to groundwater 

sources or expensive sewer line expansions that accommodate the sprawl.  

Rural Residential Development and Housing Vision: The Ogden Valley 

community desires a variety of housing types to meet the needs of a diverse 

population of various income levels, ages and stages of life. Neighborhoods 

should have convenient access to community amenities and be designed in a 

manner that protects the valley’s character. Residential development should be 

centered around villages and town centers and designed to provide open spaces 

and efficient uses of the land. 



 

The general plan has a “Rural Residential Development and 

Housing” chapter. The above paragraph is the vision for housing 

in the Ogden Valley. The application of all other provisions for 

housing within the plan should be run through the filter of this 

vision. 

If applied literally and in totality, residential uses in the Ogden 

Valley should only be allowed when it is centered around the 

villages and town centers. However, because other provisions of 

this plan encourages voluntary TDR, PDR, and similar measures, 

we know this part of the vision is not intended to be applied 

literally, however, the strong encouragement should be noted in 

the County’s decision making. The applicant’s proposal does well 

to provide residential density adjacent to the New Town Eden 

village center and, if other landowners in the area follow suit, will 

result in housing centered around villages.  

Residential Development Goal 1: A goal of Weber 

County is to provide housing choices in neighborhoods 

that will allow residents with a variety of incomes and at 

different stages of life to live in Ogden Valley. 

Residential Development Principle 1.1: Encourage residential development 

projects to incorporate a mix of housing sizes, types, and prices. 

The applicant’s proposal will provide a variety of housing options and sizes for current and 

future residents. The FB zone’s existing workforce housing requirement will help provide for 

various levels of affordability as well. 

If adopted, the proposed street regulating plan will allow multifamily stacked housing, 

townhomes, and single-family residential on various sizes of small lots. While market forces are 

unlikely to provide for affordable housing without government intervention, the reduced lot sizes 

will help provide housing that is more affordable than their 3-acre lot counterparts.  

Commercial Development Vision: The Ogden Valley community desires 

sustainable and thriving local businesses in Ogden Valley. Ogden Valley 

capitalizes on recreational tourism to support its economic base. New 

commercial development should be focused in and near existing commercial 

areas and resorts. New commercial development should be designed to be 

compatible with the rural character of Ogden Valley. 

The Commercial Development chapter provides the above vision. All other commercial 

provisions within the plan should be interpreted through the filter of this vision. Figure 10 

provides the general plan’s map of commercial locations and village areas. This map illustrates 

with a red dashed line the center of a village area. The red-dashed line is not the boundary of 

the proposed village area, as seems to be commonly misunderstood. Both the text of the plan 

and this map explain otherwise. Each circle is a ¼ mile radius, representing typical desirable 

walking distances, and is intended to be centered on the village center, although some appear 

to be off center on the map. The village center of the New Town Eden area is intended to be the 

A common misunderstanding 

about the FB zone is that its 

purpose is only to create 

commercial village areas. This is 

not accurate. Its purpose is to 

create village areas that are 

surrounded by residential 

development of various types.  

Planning Commissioners and 

members of the public alike have 

expressed concerns about using 

the FB zone too far from village 

centers out of fear of creating 

village sprawl. However, the FB 

zone is designed to do exactly what 

is specified in the vision of the 

Rural Residential Development and 

Housing.  

With TDRs, the goal is to keep the 

rural areas rural by creating growth 

areas that provide a variety of 

housing types.  



 

intersection of HWY 158 and 2500 N. Street. Figure 11 illustrates this circle in relation to the 

applicant’s property.  

Commercial Development Goal 1: A goal of Weber County is to ensure that the location of 

retail and commercial development is consistent with Ogden Valley’s rural character. 

Commercial Development Principle 1.1: Limit all new commercial development 

in the Ogden Valley planning area to Huntsville, the resort areas, and the village 

areas, as shown on Map 8. Avoid scattered and strip commercial and retail 

development patterns in the Valley. 

The above goal and principle further illustrate how the plan tries to balance rural areas versus 

village areas, and is further evidence of the overall intent of the plan.  

Commercial Development Implementation 1.1.1: Prepare small area plans for 

each area designated as a village on Map 8 to describe their form and function 

(possible examples: highway oriented, mixed-use, resort, small neighborhood 

commercial, etc.). Small area plans should identify defining attributes and 

appropriate design standards, identify future potential adjacent expansion areas, 

and plan for multimodal and active transportation to and within each area, as 

may be appropriate. The village areas are shown as ¼ mile radius circles 

centered on each area on Map 8. For these purposes, the study areas are not 

Figure 10: Ogden Valley General Plan Map 8, Commercial Locations and Villages 

 



 

intended as growth boundaries, but are the areas within walking distance of each 

village center.  

Breaking this implementation strategy into parts, the Planning Commission can find the 

following: 

Prepare small area plans for each area designated as a village on Map 8 to 

describe their form and function (possible examples: highway oriented, mixed-

use, resort, small neighborhood commercial, etc.). 

The preparation of small area plans was accomplished for Old Town, New Town, and Nordic 

Valley areas through the FB code’s street regulating plans. In order to realize these plans, all 

areas depicted in one of the street regulating plans should be rezoned to the FB zone (in time). 

The FB zone uses the plan-recommended highway oriented (FB zone calls this vehicle 

oriented), mixed-use (FB zone calls this mixed-use commercial). The small neighborhood 

commercial can also be accomplished through the mixed use commercial FB zone designation.  

Small area plans should identify defining attributes and appropriate design 

standards… 

Figure 11: Quarter-Mile Radius Walking Distance (Black Circle) of New Town Eden Village 

Center in Relation to Applicant’s Property  

 

 



 

The FB zone provides for the design standards of all three area to which a street regulating plan 

has been adopted (Old Town, New Town, and Nordic Valley). Each provide their own unique 

design theme.  

 …identify future potential adjacent expansion areas… 

The FB zone not only provides for the existing commercial zones in each area, it goes further to 

identify where and how those commercial areas might expand. Further, in compliance with this 

provision, the street regulating plans go beyond the limits of commercial expansion to provide 

for the aforementioned new residential uses “…centered around villages and town centers…” 

… and plan for multimodal and active transportation to and within each area, as 

may be appropriate. 

The FB zone requires new development to provide for multiple transportation modes, including 

vehicle, bicycle, and pedestrian. At a later time when demand warrants it, amendments to the 

street standards should be expected to provide for transit facilities as well.  

Commercial Development Implementation 1.1.2: Require new commercial or 

mixed-use development to locate on property currently zoned for commercial 

uses. Avoid rezoning new property to commercial or manufacturing until such 

time that the community supports it. Future commercial or mixed-use rezoning 

should only be considered adjacent to existing commercial or mixed-use zoning 

in a manner that creates village clusters and avoids strip commercial along 

highway corridors. 

The proposed rezone fails to meet this implementation strategy of the plan, at least in part of not 

in full. The nearest commercially zoned property is about 700 feet away from the subject 

property. In an ideal world this FB rezone proposal would be in an area already zoned 

commercial as recommended by this implementation strategy. It would be hard to define the 

proposal as “strip commercial,” as advised against by this strategy, the proposal is a little 

removed from property currently zoned for commercial uses.  

Commercial Development Principle 1.2: Focus on creating vibrant village 

areas. Encourage public spaces and plazas within villages that can 

accommodate cultural and social events and that can function as community 

gathering areas. Promote and extend the walkable, interconnected pattern in the 

Valley and extend non-motorized trails and pathways to commercial village 

areas. 

This rezone is likely to lead to the creation of a vibrant village area to which other landowners in 

the area can connect. Creating gather public gather spaces in village areas requires the 

initiation of the village.  

Utilities and Public Services Goal 2: A goal of Weber County is to encourage 

alternatives to septic drainfield systems.  

Utilities and Public Services Principle 2.1: New developments in the village 

areas (reference Commercial Development Implementation 1.1.1) and the resort 



 

areas should connect to existing sewer facilities or provide limited-capacity 

sewage treatment facilities for identified service areas. The facilities should be 

designed to be expandable to accommodate additional development in the 

village or resort areas. New residential developments not proximate to existing 

sewer service areas should employ clustering and provide limited capacity 

advanced sewage treatment facilities. 

The proposed rezone will lend to the advent of sewer to the New Town Eden area. One of the 

reasons commercial development is lagging in the Eden area is lack of sewer availability. The 

cost to extend sewer to the area is too high to rest on any one landowner. The cost of a 

commercial-use septic system and the reservation of valuable land for a drainfield is likewise 

fairly cost prohibitive. This applicant has sufficient land and only one land owner as well as a 

number of other developments in the area, rendering an economy of scale that makes the 

extension of sewer to this area feasible. If sewer is extended to the area by the applicant, all of 

the various fragmented landowners in New Town Eden are far less cost-burdened to extend 

sewer to their own properties. In other words this applicant has the ability to stimulate other 

commercial and mixed use development in the New Town Eden Area. This, in turn, will help 

foster a more realistic TDR market which will result in a more realistic ability to start moving 

development rights from the areas of the valley less desirable for development.  

 

 



 

 
 

 
To:  Charlie Ewert, AICP 

Principal Planner  
Weber County Planning Division 
 

Date: March 15, 2024 

Re:  Project Narrative for New Town Eden 

Dear Mr. Ewert –  

Cowboy Partners, on behalf of Liberty Valley Associates, LLC, submits this Zoning Map Amendment for 

the mixed-use commercial, retail and residential community to be built on a 17-acre site in the New 

Town Eden Village Center.  The site straddles Highway 158 with a portion of the site extending near the 

intersection of Highways 158 and 166.   

The project envisions a village scale, density, and design; with a mix of uses appropriate for the New 

Town Eden Village Center and responsive to the Form-Based Zone for the village center.  Closest to the 

future roundabout at the intersection of Highways 158 and 166 will be a commercial area meant for 1-3 

stories buildings with retail/restaurant uses at the ground level with the potential for office or 

residential on the upper levels.   

Green space open to the public is planned immediately north of the retail village, transitioning to lower 

scaled residential village development of one- and two-story homes.  On the east side of Highway 158 is 

planned a residential community, situated around a village green, and consisting of single-family homes, 

rowhouses, and some apartment flats in garden-style buildings of 1-3 stories. 

The site is in the service area of Eden Water Works and would prefer to be connected to its system.  We 

are aware that the company has put a moratorium on new service; in the event that service through 

EWW is not possible, the project will form or participate in a new water company.  A sewer line has 

been placed through our site for eventual connection to the treatment plant of Wolf Creek Water and 

Sewer Improvement District.  Our intent is to annex into WCWSID for sewer service, through we 

recognize that first the District must complete permitting, finance and construction of its treatment 

plant expansion before it has capacity for new connections, and that those connections will require 

annexation approval and payment of impact fees related to the cost of connection and expansion. 

Cowboy Partners, through its entity Liberty Village Associates, LLC, will be the developer, owner and 

operator of the communities through its sister property management company, Cowboy Properties.  

The residential homes will include market rate and workforce housing offerings.  We look forward to 

working with the County and the Ogden Valley community to realize the vision of the Form Based Zone 

and the New Town Eden Village Center. 

 
Regards,  

Chris Zarek 
Cowboy Partners 
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