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 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.

OGDEN VALLEY PLANNING COMMISSION
MEETING AGENDA
June 8, 2021
5:00 p.m.
Join Zoom Meeting
https://us02web.zoom.us/j/86507923056
Meeting ID: 865 0792 3056
One tap mobile
+12532158782,,86507923056# US (Tacoma)
+13462487799,,86507923056# US (Houston)



Pledge of Allegiance
Roll Call:

1. Petitions, Applications, and Public Hearings:
Administrative items
1.1 CUP 2021-08: Request for approval of a conditional use permit for short-term rental use within an existing dwelling located at
approximately 4941 E Wolf Lodge Dr., Eden, UT, 84310 in the FR-3 zone.
Staff Presenter: Scott Perkes; Applicant: Stephanie Haymond
1.2 UVB050721 AND AAE 2021-04: Consideration and action on preliminary approval of The Basin Subdivision located at
approximately 947 E Old Snow Basin Road, including a request for alternative access approval.
Staff Presenter: Steve Burton; Applicant: Todd Meyers
2. Legislative Items
2.1 ZTA2021-04: A public hearing to consider a county-initiated proposal to amend various sections of the County’s subdivision
ordinance to require public street connectivity in certain intervals, enable the use of a shared private lane, modify rules
governing flag lots, and related amendments regarding the provision of streets and lot access in the County’s subdivision
ordinance. Staff presenter: Charlie Ewert
3. Public Comment for Items not on the Agenda:
4. Remarks from Planning Commissioners:
5. Planning Director Report:
6. Remarks from Legal Counsel:
Adjourn to work session
WS1: Discussion regarding a potential rezone to allow a mixed-use development of retail, office, and storage uses on land located
at approximately 5500 East and 2300 North, in Eden. Applicant: Jeff Clifford; Staff Presenter: Scott Perkes & Charlie Ewert

The regular meeting will be held in person at the Weber County Commission Chambers, in the Weber Center,1st Floor,
2380 Washington Blvd., Ogden, Utah.
&
Via Zoom Video Conferencing at the link listed above.
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

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

Synopsis
Application Information
Application Request:
Agenda Date:
Applicant:
File Number:
Property Information
Approximate Address:
Project Area:
Zoning:
Existing Land Use:
Proposed Land Use:
Parcel ID:
Township, Range, Section:

Consideration and/or action on a conditional use permit for short term rental use at 4941 E
Wolf Lodge Dr., Eden, UT 84310.
Tuesday, June 08, 2021
Stephanie Haymond, Owner
CUP2021-08
4941 E Wolf Lodge Dr., Eden, UT, 84310
0.03 acres
Forest Residential-3 Zone (FR-3)
Residential
Residential/Short Term Rental
22-370-0023
T7N, R1E, Section 22 SW

Adjacent Land Use
North:
Wolf Lodge Drive/Condominiums
East:
Wolf Creek Dr.
Staff Information
Report Presenter:

Report Reviewer:

South:
West:

Residential
Residential

Scott Perkes
sperkes@co.weber.ut.us
801-399-8772
SB

Applicable Ordinances





Weber County Land Use Code Title 101 Chapter 1 General Provisions, Section 7 Definitions
Weber County Land Use Code Title 104 Chapter 17 (FR-3 Zone)
Weber County Land Use Code Title 108 Chapter 4 (Conditional Uses)
Weber County Land Use Code Title 108 Chapter 7, section 25 (Nightly Rentals)

Summary and Background
The applicant is requesting approval of a conditional use permit for short term use in a residential dwelling located in the FR3 zone at 4941 E Wolf Lodge Dr., Eden, UT, 84310. The proposed use will occur within an existing dwelling. As such, there is
no design review required.
The applicant has submitted a project narrative (See Exhibit A) detailing their intended use of the property as their primary
residence and short-term rent the property while they are away on military assignments. This narrative also addresses how
they intent to accommodate noise, security, parking, and garage use. The applicant has also submitted a parking exhibit (See
Exhibit C) to help visualize the overall parking plan for The Village at Wolf Creek community.
This application is being processed for an administrative review through the Ogden Valley Planning Commission as directed
by the approval procedures outlined in LUC §108-4-3. This section of code indicates that review of a conditional use permit
application is intended to verify compliance with applicable ordinances and provide appropriate and reasonable mitigation
of anticipated detrimental effects.

Analysis
General Plan: As a conditional use, this use is allowed in the FR-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 Valley (FR-3) Zone. The purpose of the FR-3 Zone can be further
described in LUC §104-17-1 as follows:
“The purpose in establishing the Forest Residential, FR-3 zone is to provide for medium density residential uses of
apartment clusters or condo-tels adjacent to and in conjunction with major recreational resorts, recreation areas and
facilities in the mountain areas of Weber County on the basis that such medium density multiple-family housing is an
integral and normal part of a recreational resort complex catering to the needs of both tourists and permanent
home ownership. This zone is intended to be used in mountain locations in areas associated with major recreational
resorts.”
The FR-3 Zone allows for a “nightly rental” as a conditional use. For comparison purposes, the FR-3 Zone also allows similar
conditional uses such as condo-tels, group dwellings, lockout sleeping rooms, multi-family dwellings, time share buildings,
and recreational lodges.
Conditional Use Review: A review process and use standards have been outlined in LUC §108-4 to ensure compliance with
the applicable ordinances and to mitigate anticipated detrimental effects. The conditional use standards are as follows:
1)
2)
3)
4)

Standards relating to safety for persons and property
Standards relating to infrastructure, amenities, and services
Standards relating to the environment
Standards relating to the current qualities and characteristics of the surrounding area and compliance with the intent
of the general plan
5) Standards relating to performance (bonds, agreements)
6) Standards generally (economy, other applicable LUC standards)
7) Voluntary contributions providing satisfactory compliance with applicable standards
Nightly Rental Ordinance: Under the current land use code, §108-7-25 titled ‘Nightly Rentals’, states the following:
The rental of a sleeping room, apartment, dwelling unit, or dwelling for a time period of less than 30 days is
considered a nightly rental. Nightly rentals are allowed only when listed as either a permitted or conditional use in a
specific zone or when approved as part of a planned residential unit development (PRUD).

Agency Reviews
To date, the Weber Fire District has offered the following review of the request:
David Reed, Fire Marshal (5/31/2021): There is a ten person limit in non-sprinklered dwelling units. Please provide a
fire extinguisher left in plain sight, CO and smoke detectors required.

Staff Analysis
Staff offers the following analysis following review of the application against the conditional use standards:
1) Standards relating to safety for persons and property
Apart from the Fire Marshal’s review and conditions, the operation of a short-term rental is not anticipated to
cause safety hazards to persons or property.
2) Standards relating to infrastructure, amenities, and services
In order to mitigate for adequate onsite parking, the owner has indicated in their narrative that they intend to
make the dwelling’s attached and oversized 1-car garage available to renters. This parking would be in addition
to the available guest parking spaces that are provided throughout The Village community. The Village
community was designed to meet the current Weber County parking requirements for multi-family
developments as part of the original PRUD approvals (1.75 spaces per dwelling unit). As a condition of approval,
staff recommends that no on-street parking be allowed.
Staff does not anticipate the proposed use to materially reduce other amenities or services.
3) Standards relating to the environment
Staff does not anticipate any detrimental effects on the natural features of the site or surrounding areas.
4) Standards relating to the current qualities and characteristics of the surrounding area and compliance with the intent
of the general plan

-

The current FR-3 zoning anticipates short-term rental use and the area has been developed for resort and
lodging purposes. As such, staff does not anticipate the proposed use to be detrimental to the characteristics of
the area. The zoning is consistent with the master plan.
5) Standards relating to performance (bonds, agreements)
Original approvals of the Village PRUD required that “No Parking” signs be installed along the community streets.
Staff recommends that these signs be installed prior to the issuance of the conditional use permit.
Staff review of original approvals, and subsequent amendments, for this community has not found any
conditions or agreements that would prohibit the proposed use.
6) Standards generally (economy, other applicable LUC standards)
Staff does not believe that the proposed use will have detrimental effects on the local economy.
Prior to issuance of a conditional use permit, the applicant will need to apply for, and be issued with, a business
license.
7) Voluntary contributions providing satisfactory compliance with applicable standards.
Per the applicant’s narrative, the residence is being monitored with security and controlled entry devices. These
voluntary measures will help the owner keep an eye on the property while it’s being rented.

Staff Recommendation
Based on the staff analysis above and the findings listed below, staff recommends approval of this conditional use application.
This recommendation is subject to the applicant meeting the conditions of approval listed below and any other conditions
required by reviewing agencies and the Planning Commission:





There is a ten person limit in non-sprinklered dwelling units. Please provide a fire extinguisher left in plain sight,
CO and smoke detectors required.
Installation of “No Parking” signs along community streets must be completed prior to the issuance of a
conditional use permit.
A business license shall be obtained prior to issuance of this conditional use permit.
The dwelling’s attached garage shall be made available to renting parties. Any additional parking shall occur only
in designated areas within the development. Parking in the right-of-way is prohibited.

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 reasonably anticipated
detrimental effects can be accomplished.

Exhibits
A. Application & Narrative
B. Subject Property Location
C. Parking Plan

Area Map

Exhibit A – Application Narrative

Exhibit B – Subject Property Location

Exhibit C – Parking Plan

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

Synopsis
Application Information
Application Request:
Agenda Date:
Applicant:
Representative:
File Number:
Property Information
Approximate Address:
Project Area:
Zoning:
Existing Land Use:
Proposed Land Use:
Parcel ID:
Township, Range, Section:

Consideration and action on preliminary approval of The Basin Subdivision located at
approximately 947 E Old Snow Basin Road, including a request for alternative access approval.

June 8, 2021
Pineview Watersides LLC
Todd Meyers
UVB050721
AAE 2021-04
947 E Old Snow Basin Road
3.31 acres
CVR-1
Vacant
Residential/Resort
20-036-0035
T7N, R1E, Section 21

Adjacent Land Use
North:
Residential
East:
Residential
Staff Information
Report Presenter:

Report Reviewer:

South:
West:

Residential
Residential

Steve Burton
sburton@co.weber.ut.us
801-399-8766
RG

Applicable Ordinances





Title 101, Chapter 1, General Provisions, Section 7, Definitions
Title 104, Chapter 11, Commercial Valley Resort Recreation (CVR-1) Zone
Title 104, Zones, Chapter 28, Ogden Valley Sensitive Lands Overlay Districts
Title 106, Subdivisions, Chapter 1-8 as applicable

Background and Summary
The applicant would like to receive preliminary approval from the Planning Commission for The Basin Subdivision, consisting
of 13 lots in the CVR-1 zone. During the Planning Commission meeting on May 25, 2021, this subdivision was taken off the
agenda because the rezone from CVR-1 to FR-3 was tabled by the County Commission. The owner would like to plat the lots
under the existing CVR-1 zoning and subdivision code.
The Weber County Land Use Code (LUC) §101-1-7 identifies a subdivision amendment of five or fewer lots as a “Small
Subdivision” which can be administratively approved by the Planning Director. The proposed subdivision amendment and lot
configuration are in conformance with the current zoning as well as the applicable subdivision requirements as required in
the LUC.

Analysis
General Plan: This proposal is being developed under the existing density within the CVR-1 zone, and is not proposing any
density increase. The proposal conforms to the general plan by developing under existing zoning with no new density.
Zoning: The subject property is located in the CVR-1 (CVR-1) Zone. The purpose and intent of the CVR-1 zone is identified in
the LUC §104-11-1 as:
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The purpose of this zone is to provide locations in the Ogden Valley and at major recreation resort areas, where service facilities
and goods normally required by the public in the pursuit of general recreation activities can be obtained.
In this role, even though the area is primarily commercial in nature, it should be compatible with the general surrounding
natural environment. To this end, the general sitting and architectural design of buildings and structures, the layout of parking
areas and landscaping shall be subject to review and recommendations by the public agencies, design review and approval by
the planning commission to ensure that the natural environment is preserved to the greatest possible extent.
The minimum lot size in the CVR-1 zone is 7,500 square feet. The smallest lot in this subdivision is approximately 9,100
square feet. The CVR-1 zone states that a minimum overall project development width requirement is 150 feet. The overall
project width for this development is 430 feet along Old Snow Basin Road. The applicant is showing building envelopes on
each of the lots. Before the applicant can receive final approval, the building envelopes shall reflect the CVR-1 zone setbacks,
or the building envelopes may be removed from the plat.
Alternative Access: All lots in this subdivision are proposed to have access by a shared private right of way. The county land
use code, Section 108-7-31 states the following regarding private rights of way.
“Lots/parcels which do not have frontage on a street, but which have access by a private right-of-way or access
easement may, under certain circumstances, use a private right-of-way or access easement as the primary access.
Approval is subject to the applicant demonstrating compliance with the following criteria and conditions:
….
(3) Based on substantial evidence, it shall be shown that it is unfeasible or impractical to extend a street to serve
such lot/parcel. Financial adversity shall not be considered; however, circumstances that may support an approval
of a private right-of-way/access easement as access to a lot/parcel may include but not be limited to unusual soil,
topographic, or property boundary conditions.”
The applicant has included a narrative as Exhibit B, explaining why they feel it is not practical to extend a public street
through this development. Their reasoning is that The Basin Subdivision is surrounded by existing platted subdivisions, with
no opportunities for public street connections.
If approved, the alternative access will be a 20-foot wide, hard surfaced right-of-way that will run through the front of each
lot. Each lot owner will own a portion of the private right of way and will be required to maintain their portion. An HOA
could also be formed to maintain the private right of way. The private right of way will need to be built to the standards
outlined in 108-7-29(a) prior to any building permits being issued.
Culinary Water, Sanitary Sewer, and Secondary Water: The applicant has provided a will-serve letter from Lakeview Water,
who will provide culinary and secondary water to the lots. The applicant has also provided a will-serve letter from Mountain
Sewer who will provide the sanitary sewer services. The applicant will be required to provide a final approval letter from
the water and sewer provider, prior to the recording of the subdivision.
Sensitive Lands: The property is located within a geologic hazards area. The applicant has submitted a geotechnical
engineering and geologic study that was prepared by CMT Engineering Laboratories. The development of the site must
follow the recommendations that are listed in the report.
Review Agencies: The Weber County Engineering Division, the Weber County Surveyor’s Office and Weber Fire District
have reviewed the proposal. Prior to the subdivision being released for Mylar, all review agencies comments will need to
be addressed.
Public Notice: The required noticing for the final subdivision plat approval has been mailed to all property owners of record
within 500 feet of the subject property regarding the proposed subdivision per noticing requirements outlined in LUC §1061.

Staff Recommendation
Staff recommends preliminary approval of The Basin Subdivision and the alternative access. This recommendation for
approval is subject to all applicable review agency requirements and the following conditions:
1.

The alternative access shall be constructed in conformance with the design standards in 108-7-29(a) prior to the
issuance of land use permits or building permits.
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2.
3.

The applicant will be required to provide a final approval letter from the water and sewer provider, prior to the
recording of the subdivision.
Before the applicant can receive final approval, the building envelopes shall reflect the CVR-1 zone setbacks, or the
building envelopes may be removed from the plat.

This recommendation is based on the following findings:
1.
2.

The proposed subdivision amendment conforms to the Ogden Valley General Plan.
The proposed subdivision amendment complies with all previous approvals and the applicable County ordinances.

Exhibits
A. Preliminary Plat
B. Alternative Access Narrative

Location Map 1
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Reeve & Associates, Inc. - Solutions You Can Build On

Reeve & Associates, Inc. - Solutions You Can Build On

The Basin

Weber County, Utah

Reeve & Associates, Inc. - Solutions You Can Build On

Reev
RA & Associates, Inc

Exhibit A

Reeve & Associates, Inc. - Solutions You Can Build On

Exhibit B
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