
 
 

OGDEN VALLEY PLANNING COMMISSION 
 

MEETING AGENDA 

 
 

August 2, 2022 
Pre meeting 4:30/Regular Meeting 5:00 

 

 Pledge of Allegiance 

 Roll Call: 
 

 
1. Minutes:  May 24, 2022,  June 7, 2022 

 
2. Vote for new Vice-Chair 

 
Petitions, Applications, and Public Hearings: 

3. Administrative Items 

3.1 UVH042622 - Consideration and action on a request for a positive recommendation from the Planning Commission for final 
approval of Hidden Brook Estates Subdivision, consisting of 8 lots. Presenter Felix Lleverino 
 
3.2 UVB040422 – Request for a recommendation of final approval of Bright Acres Subdivision, a four-lot subdivision consisting of 
14.06 Acres in the AV-3 zone. Located at approximately 5638 N 3100 E, Liberty, UT, 84310. Presenter Tammy Aydelotte 

 
3.3 UVO111221 – Consideration and action on a request for preliminary approval of Osprey Ranch Subdivision Phase 1, a 31-lot 
subdivision consisting of 283.78 acres, in the FV-3 zone. Located at approximately 1385 N Hwy 158m Eden, UT, 84310. Presenter 
Tammy Aydelotte 
 
 

Petitions, Applications, and Public Hearings: 
4. Legislative Items 

4.1 ZDA 2022-01: A public hearing to consider and take action on a request for approval of the 2nd amendment to the Powder 
Mountain Development Agreement to update concept area maps and to add language allowing staff and Planning Commission to 
approve minimal changes to area maps. Applicant is Rick Everson. Presenter Steve Burton 

 
4.2 ZDA 2022-03: A public hearing to consider and take action on a request for approval of the 2nd amendment to the Snowbasin 
Development Agreement, to exempt the Resort from certain provisions of the subdivision ordinance. Applicant is Snowbasin. 
Presenter Steve Burton 

 

5. Public Comment for Items not on the Agenda: 

6. Remarks from Planning Commissioners: 

7. Planning Director Report: 

8. Remarks from Legal Counsel:  

 

Adjourn to work session 

W1: Discussion regarding new state requirements for moderate-income housing plans and implementation strategies. 

 
W2:  Discussion regarding a zoning map amendment to rezone property from RE-15, RE-20, FR-3, O-1, F-5, and AV-3 to the Master 
Planned Development Overlay zone. Applicant is John Lewis.  Presenter Steve Burton 

 

 

 
 
 
 
 

 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

The regular meeting will be held on Zoom. 
   Zoom Video Conferencing at https://us02web.zoom.us/j/86965330751   Meeting ID: 869 6533 075  
 

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://us02web.zoom.us/j/86965330751


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. 
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Minutes of the Work Session of the Ogden Valley Planning Commission for May 24, 2022. To join the meeting, please navigate to the 
following weblink at, https://us02web.zoom.us/j/82173922403, the time of the meeting, commencing at 5:00 p.m. 
 

Ogden Valley Planning Commissioners Present:  Trevor Shuman, Chair; Shanna Francis, Vice Chair, Jeff Burton, John (Jack) 
Howell, Dayson Johnson, Jared Montgomery, Justin Torman. 

 Absent/Excused: None 
Staff Present:  Charlie Ewert, Principal Planner; Scott Perkes, Planner; Courtlan Erickson, Legal Counsel; Marta Borchert, Office 
Specialist. 

 

 Pledge of Allegiance 

 Roll Call: 
Chair Shuman asked if anyone had any ex parte communication or conflict of interest to declare. Commissioner Johnson stated 
he may have a potential conflict with agenda item 3.1; he has the right to purchase a lot from the applicant, but he does not 
believe it is in the phase of the project that is subject to the agenda item.  

 
Chair Shuman then rearranged the agenda; he moved to agenda item six and invited Planning Director Grover to provide his 
comments about John Lewis, who recently resigned from the Ogden Valley Planning Commission. Mr. Grover reported Mr. Lewis 
has served as a member of the Commission since 2016, serving as Vice Chair and Chair for several years. He has provided a great 
deal of time and effort to serving the Ogden Valley through his position on the Commission. He always allowed public input on 
the items being considered by the Commission and conducted meetings very effectively and professionally. He presented Mr. 
Lewis with a plaque signifying the County’s gratitude for Mr. Lewis’s service.  

 
Mr. Lewis thanked his fellow Planning Commissioners for their service; he wished them the best and stated he is always willing to 
talk to any member of the Commission or Planning staff if he can be of assistance.  

 
Mr. Grover then discussed the County’s process for advertising vacancies and filling positions on the Planning Commission; two 
people applied to fill the vacancy created by Mr. Lewis’s resignation.  

 
 Chair Shuman then reported that item two, Commission training, will follow item four. 
  

 
1. Approval of Minutes for March 22, 2022. 
 
Chair Shuman announced there have been minor corrections and edits suggested for the minutes and he declared them approved 
as amended 
 
3. Consent items 
3.1 CUP 2022-06: Request for approval of a conditional use permit for a water tank and well house located at approximately 
2051 N Highway 158, Eden. Presenter Tammy Aydelotte 
 
Applicant is requesting a conditional use permit for a water tank, to transport Nordic Mountain Water to a proposed 67-lot 
subdivision. This proposed water tank will provide Nordic Mountain Water to two phases of Osprey Ranch Subdivision that is 
currently under subdivision review. 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. Staff recommends approval of this conditional use 
application subject to the applicant meeting the review agency requirements and the following conditions: 

1. Any outdoor lighting must meet the requirements of the Ogden Valley Outdoor Lighting Ordinance (108-16). 
2. All recommendations contained in the submitted geo reports shall be followed. 

This recommendation is based on the following findings: 
1. The proposed use is allowed in the FV-3 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. 
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Commissioner Burton moved to approve CUP 2022-06, approval of a Conditional Use Permit for a water tank and well house 
located at approximately 2051 N. Highway 158, Eden, based on the findings and subject to the conditions listed in the staff 
report. Commissioner Howell seconded the motion. Commissioners Burton, Howell, Johnson, Montgomery, Shuman, and 
Torman all voted aye. Commissioner Francis voted nay. (Motion carried 6-1).  
 
Legal Counsel Erickson referenced Commissioner Johnson’s earlier declaration of a potential conflict of interest; he suggested 
that Commissioner Johnson recuse himself from voting on this matter and excuse himself from the meeting until voting has 
concluded.  
 
Commissioner Burton  restated his motion to approve CUP 2022-06, approval of a Conditional Use Permit for a water tank and 
well house located at approximately 2051 N. Highway 158, Eden, based on the findings and subject to the conditions listed in 
the staff report. Commissioner Howell seconded the motion. Commissioners Burton, Howell, Montgomery, Shuman, and 
Torman all voted aye. Commissioner Francis voted nay. Commissioner Johnson recused himself from voting on the motion. 
(Motion carried 5-1).  
 
 
3.2  CUP 2022-07: Request for approval of a conditional use permit for a new water tank and pump house, attached to an 
existing pump house, located at approximately 7780 E Summit Pass Rd, Eden. Presenter Tammy Aydelotte 
 
Applicant is requesting a conditional use permit for a pressurized water system to service the Hidden Lake Lodge area.  This 
proposal consists of a dedicated booster pump station with capacity to supply PID and fire flow (1,500 gpm), existing site 
improvements, distribution pipe (10”, 8”, 2” pipe, hydrants, and a PRV station). 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.  Staff 
recommends approval of this conditional use application subject to the applicant meeting all review agency requirements and the 
following conditions:   

1.  outdoor lighting must meet the requirements of the Ogden Valley Outdoor Lighting Ordinance (108-16). 
This recommendation is based on the following findings: 

1. The proposed use is allowed in the DRR-1 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. 
 
Commissioner Burton moved to approve CUP 2022-07, approval of a Conditional Use Permit for a water tank and pump house, 
attached to an existing pump house, located at approximately 7780 E. Summit Pass Road, Eden, based on the findings and 
subject to the conditions listed in the staff report. Commissioner Howell seconded the motion. Commissioners Burton, Howell, 
Johnson, Montgomery, Shuman, and Torman all voted aye. Commissioner Francis voted nay. (Motion carried 6-1).  
 
Commissioner Francis stated she is concerned that this approval will permit excavation of the mountain for a subdivision that 
has not yet been considered by or approved by the Commission. Chair Shuman stated he understands Commissioner Francis’s 
concern; however, due to the County’s land use ordinance, the Commission is legally obligated to grant approval of the CUP.  
 

 
4. Administrative items. 
4.1 CUP 2022-03: Request for a conditional use permit for a conference center located in the Evergreen Subdivision at 
approximately 2257 N River View Road, Huntsville, UT, 84317. Presenter Tammy Aydelotte 

 
Planner Aydelotte explained the applicant is requesting approval of a conditional use permit for a conference/education center 
located in the F-40 zone at 2257 N. River View Rd, Huntsville. The F-40 Zone allows a “conference/education center” as a 
conditional use. The applicant is proposing to phase their plans for the proposed use. The education center is proposed to occupy 
a portion of four parcels and include a vegetable garden, trails, an orchard, and some dedicated agricultural area, as well as a 
pavilion, a barn, and a guesthouse. Under the definition of a conference/education center, “Such a facility may serve meals and 
offer day use and/or overnight lodging facilities.” This proposal is intended to educate participants on sustainable living systems, 
environmental stewardship, and related activities. The guest house would be used to accommodate overnight guests as part of 
the educational activities. With these occurring in small groups (up to 12, staying between 2-7 days at a time, and occurring a few 
times per month (2-3 stays per month), and during the warmer months (April-October), the expected impact is minimal. The 
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applicant is proposing on-site septic system and a well, to address water and sewer needs. Staff recommends approval of this 
conditional use permit application subject to applicant meeting the following conditions of approval in addition to any and all 
conditions of the various reviewing agencies and any additional conditions of the Ogden Valley Planning Commission.  She 
summarized staff’s analysis of the application to ensure compliance with the General Plan and zoning regulations; staff 
recommends approval of this conditional use permit application subject to applicant meeting the following conditions of approval 
in addition to any and all conditions of the various reviewing agencies and any additional conditions of the Ogden Valley Planning 
Commission. 
 
Planning conditions of approval: 

1. The owner shall obtain a valid Weber County Business License. 
2. The owner shall obtain a conditional use permit once all recommendations of approval have been met. 
3. If there is a change in use to any of the four parcels tied to this application, the owner must apply for a conditional use 

amendment through Weber County Planning. 
This recommendation is based on the following findings: 

1. The proposed use is conditionally 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. 
 
Commissioner Howell asked if the proposed use is permitted in the F-40 zone. Legal Counsel Erickson cited the list of conditional 
uses in the F-40 zone, noting that conference or education center is an allowed conditional use. Planning Director Grover added 
that this is an administrative decision, and the application can be approved by the Commission if it is found to comply with the 
rules governing conditional uses.  
 
Commissioner Francis asked if short-term rentals are allowed in the F-40 zone. Ms. Aydelotte stated that a conference/education 
center is defined as a facility designed for the purpose of conducting meetings for consultation, exchange of information and/or 
discussion which results in enhanced personal, business and/or professional development. A conference/education center may 
provide office facilities and schedule a range of business related and/or leisure activities (e.g., training workshops, seminars, 
retreats and similar type meetings). Such a facility may serve meals and offer day use and/or overnight lodging facilities. 
Commissioner Francis stated she understands that definition but is curious as to whether short term rentals are allowed in the F-
40 zone. Ms. Aydelotte deferred to Mr. Erickson. Mr. Erickson stated that short term rentals are not called out as an independent 
allowed use in the F-40 zone.  
 
Chair Shuman invited input from the applicant.   
 
Emily Nicolosi, Owner, stated that she believes the impact of her project will be minimal; it will host less than 12 people a few 
times each year. She feels her plan is in line with the vision for the Ogden Valley and she plans to restore the land with native 
vegetation and agriculture; visitors will be able to learn about environmental sustainability.  
 
Ms. Aydelotte stated that given that the applicant would like to include all five parcels she owns in the application, she 
recommended amending condition of approval number three; the condition should state:  

3. If there is a change in use to any of the five parcels tied to this application, the owner must apply for a conditional use 
amendment through Weber County Planning.  

 
Commissioner Howell moved to approve CUP 2022-03: Request for a conditional use permit for a conference center located in 
the Evergreen Subdivision at approximately 2257 N River View Road, Huntsville, UT, 84317, based on the findings and subject to 
the conditions listed in the staff report. 
 
Commissioner Francis offered a friendly amendment to amend condition of approval number three to change the reference of 
parcels from four to five. Commissioner Howell accepted the friendly amendment. Commissioner Torman seconded the motion. 
Commissioners Burton, Francis, Howell, Johnson, Montgomery, Shuman, and Torman all voted aye. (Motion carried 7-0).  
 
 
4.2 UVB04042022: Request for preliminary approval of Bright Acres Subdivision, a four-lot subdivision located in the AV-3 
zone, at approximately 5638 N 3100 E, Liberty, UT. Presenter Tammy Aydelotte. 
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Planner Aydelotte explained an alternative access request was previously approved on September 6, 2021. This alternative access 
approval allows the owner to have a private access easement to two of the four lots. The owner will be required to record a 
covenant with the subdivision plat, where the owner agrees to dedicate to the county and improve the access easement at the 
time the county so requests. As part of this approval, connectivity is required to be shown at subdivision, either a public road stub 
or a public pathway easement, per LUC § 106-2.  The applicant is requesting preliminary approval of Bright Acres Subdivision, a 
single-phase subdivision consisting of four lots, in the AV-3 Zone. The proposed subdivision and lot configuration are in 
conformance with the applicable zoning and subdivision requirements as required by the Uniform Land Use Code of Weber County 
(LUC).  Ms. Aydelotte then provided a brief synopsis of the review criteria and conformance with LUC relative to this application, 
after which she concluded staff recommends preliminary approval of Bright Acres Subdivision, consisting of four lots located at 
approximately 5638 N 3100 E, Liberty. This recommendation is subject to all review agency requirements prior to recording of the 
subdivision, and the following conditions: 

1. A 12-foot-wide public trail easement shall be shown on the final plat along the southern boundary of lots 3 and 4, per 
the approval of the application for AAE2021-10 

2. The proposed access shall comply with safety, design, and parcel/lot standards as outlined in LUC, and will be verified 
prior to issuing certificate of occupancy for the first residence within this subdivision. 

3. An alternative access covenant, per the approval for an alternative access dated 10/28/2020, shall be recorded with the 
final plat. 

4. An onsite wastewater disposal covenant shall be recorded with the final plat 
5. A private well covenant shall be recorded with the final plat. 
6. A covenant, specifying the allowed amount of non-drought tolerant landscaping, shall be recorded with the final plat. 
7. A table shall be provided with the subdivision application and on the final subdivision plat showing the area and width of 

each lot within the overall subdivision boundary, the average area and width of all lots within the overall subdivision 
boundary. 

 
This recommendation is based on the following findings: 

1. The proposed subdivision conforms to the Ogden Valley General Plan 
2. The proposed subdivision complies with applicable county ordinances 

 
Chair Shuman asked how the term ‘lot-averaged subdivision’ is defined. Ms. Aydelotte stated that a lot-average subdivision allows 
for a variety of lot sizes in a subdivision; for a lot-averaged subdivision in the AV-3 zone, the minimum lot area is 40,000 square 
feet with a 100-foot width. There will be a note on the final plat indicating that this subdivision is a lot-averaged subdivision and 
that minimum lot requirements are met.  
 
Commissioner Howell then asked if the road that leads to lots two and three is a private road. Ms. Aydelotte stated it will be a 
private access and there will be a document recorded with the subdivision that will allow the County to require construction of a 
public roadway if needed at a future date to allow for connectivity. Commissioner Howell asked if the Fire Department has 
approved the access plan, to which Ms. Aydelotte answered yes.  
 
Brief discussion centered on whether the lots in this proposed subdivision comply with the zoning standards for the AV-3 zone; 
Chair Shuman noted that the road is included in the project, but it essentially reduces lot sizes and he asked if the lots are still 
compliant with the land use ordinance. Ms. Aydelotte stated that connectivity incentivized subdivisions allow for smaller lots, but 
this is a lot-averaged subdivision. Chair Shuman asked if an applicant could seek approval of a connectivity incentivized subdivision 
and lot-averaged subdivision for one project. Planner Burton stated that they can be considered hand-in-hand, but in this case 
the proposed project is not seeking extra density and they are not proposing public roads.  
 
Commissioner Burton stated that the trail easement on the plat is 12 feet wide and he asked if that would accommodate a full 
trail or half of a trail width. Ms. Aydelotte stated it will accommodate half a trail width. Commissioner Burton inquired as to plans 
for extending the trail in that area and what impact that will have on lots in this subdivision. Ms. Aydelotte stated that as land 
develops further to the west, the County would like to extend the trail, and this will burden lots three and four in the subject 
project. Mr. Burton added that the County could have forced the inclusion of a public road in the project, but the Planning Director 
granted alternative access in this project with a condition that there be an easement for a trail extension in the project. This will 
provide some public connectivity. There was brief discussion about the timing of the installation of trail improvements and the 
party that will be responsible for those improvements, with Ms. Aydelotte noting that the County can consider a deferral 
agreement to allow the improvements to be installed at a point in the future when they are warranted. She also reviewed an 
aerial image of the property and surrounding properties to identify conceptual plans for trail extensions in the area.  
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Commissioner Howell asked if each lot will be served by its own water well. Ms. Aydelotte stated there will be two wells: one will 
service lot one and the other will service lots two, three, and four.  
 
Chair Shuman invited input from the applicant.  
 
Scott Hale stated he plans to build on lot one in the project; he thanked Ms. Aydelotte for her summary of the application and 
indicated he had nothing to add.  
 
Commissioner Burton moved to approve UVB04042022, preliminary approval of Bright Acres Subdivision, a four-lot subdivision 
located in the AV-3 zone, at approximately 5638 N 3100 E, Liberty, UT, based on the findings and subject to the conditions listed 
in the staff report, and including an additional condition that staff seek a recommendation from the Engineering Department 
regarding the overflow of secondary water drainage. Commissioner Montgomery seconded the motion. Commissioners Burton, 
Francis, Howell, Johnson, Montgomery, Shuman, and Torman all voted aye. (Motion carried 7-0). 
 
 
4.3 UVH – 042622 Consideration and action on a request for preliminary approval of Hidden Brook Estates Subdivision, 
consisting of 9 lots. Presenter Felix Lleverino. 
 
Planner Lleverino explained the applicant is requesting preliminary approval for a nine-lot subdivision that will gain access from 
Big Sky Drive, a private road within Big Sky Estates. The private right-of-way is proposed to be 50 feet in width that will provide 
frontage for eight of the nine lots. Lot six is proposed to front on Big Sky Drive. It is important to note that this portion of Big Sky 
drive is a terminal street and that 14 lots currently gain access from this terminal street. The recommendation in this report is to 
only grant preliminary approval for eight lots, including lots 1 through 5 and lots 7 through 9. Lot 6 cannot be approved as 
proposed because LUC 106-2-2.4 states that terminal streets may only serve a maximum of 14 lots.  The developer will be required 
to construct the road to a County standard for a private road. The road improvements will extend from the intersection of 2050 
North Street and Big Sky Drive to a turnaround area that also stubs to the adjacent property to the east. 2050 North Street will 
serve as the primary access for residents within the Hidden Creek Development. In an emergency, the residents will have access 
to an alternate exit through a break-away gate. The fire access road connects with Osprey Ranch and may be used for Hidden 
Brook residents and Osprey Ranch residents. Where the Hidden Brook Road terminates, Weber County Fire and Engineering will 
require a turn-around. The Fire District and County Engineer require that the entire length of 2050 North is built to a county 
standard. As part of the approval process, the proposal has been reviewed against the current Weber County Land Use Code 
(LUC), and the standards of the FV-3 zone found in LUC §104-14. The following section is a brief analysis of this project against 
current land use regulations. Mr. Lleverino summarized the staff analysis of the application to ensure compliance with the General 
Plan and zoning regulations, concluding staff recommends preliminary approval of Hidden Creek Estates Subdivision, only for lots 
1 through 5 and lots 7 through 9. This recommendation is based on the following conditions: 

1. The developer shall obtain and submit a capacity assessment letter from Nordic Mountain Water before receiving a 
recommendation for final approval from the Planning Commission. 

2. A development design verification is required because of the geologic hazards present within the site. 
3. The developer shall show compliance with the secondary water requirements in LUC 106-4-2.1(b)(2)c. 

This recommendation is based on the following findings: 
1. The proposed subdivision conforms to the Ogden Valley General Plan. 
2. The proposed subdivision complies with the applicable County codes. 
3. The number of lots fronting on Big Sky Drive exceeds 14. Therefore, Lot 6 cannot be included. 

 
Commissioner Howell stated that the applicant is seeking approval of eight lots, and he asked if there is sufficient water for that 
many lots. Mr. Lleverino stated that lot 6R will be omitted from the development plat due to access issues; the applicant has 
indicated they are able to serve the eight lots in the project area and if the applicant is able to find a way to develop lot 6R and 
provide access to the lot, they can pursue a single lot subdivision.  
 
Commissioner Francis asked for information regarding the purpose of the sensitive land overlay. Mr. Lleverino stated it is intended 
to protect the stream corridor. Commissioner Francis asked if there is mention of any wetlands or bogs on the property, to which 
Mr. Lleverino answered no. Commissioner Francis asked that staff consider whether those water issues may be present. Mr. 
Lleverino stated staff can look into that, but there is a geologic report that provides soil conditions for the property and those 
conditions are not mentioned.  
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There was then brief high-level discussion among the Commission and staff regarding the history of the ordinance that regulates 
the number of lots that can be served by one road; they discussed existing projects in the community that do not conform to 
current regulations, with Principal Planner Perkes emphasizing that currently only 14 lots can be served by one dead-end road 
and that is why staff has recommended the removal of lot 6R from the project. Commissioner Burton asked if lot 6R can be 
developed at a point in the future if 2050 North connects to Osprey Drive. Mr. Perkes stated that is not correct because lot 6R 
does not connect to Osprey, it could only be accessed by Big Sky Drive.  
 
Chair Shuman noted that this application is for preliminary approval and some of the issues that have been raised tonight can be 
worked on by the staff and applicant before application for final approval is made.  
 
Commissioner Howell asked if the road on the hillside has been improved. Mr. Lleverino deferred to the applicant. Commissioner 
Francis stated she would like to know if that existing road is private. Mr. Lleverino presented an aerial image of the area and 
identified Big Sky Drive and Blue Bell road; Blue Bell is the only access to Big Sky Drive.  
 
Chair Shuman invited input from the applicant.  
 
Brandon Janis stated that he is not building Big Sky Drive; there is a long history and legal issues related to access in the area, but 
he has worked through those issues. He then noted that the Fire Marshall has required a large turnaround at the end of the road 
and that has already been provided. He stated that the Osprey Ranch roads are private roads and the owners of those roads have 
indicated they do not want public roads connecting to those private roads. The area can be gated to regulate access.  
 
Commissioner Francis asked if Big Sky Drive is paved. Mr. Janis stated it is roto milled at this point in time. Commissioner Francis 
asked if the County has concerns about a certain number of lots being located on an unpaved road. Mr. Lleverino stated Planning 
Staff discussed that issue at length, but given that the road will be private, it is not held to the same standard as public roads. 
Additionally, the road is in good condition for an unpaved road. Engineering has considered the width of the right of way and the 
material it is constructed of; they felt comfortable providing support to the area. Commissioner Francis stated she is concerned 
about the number of private, unimproved roads in this area. Chair Shuman suggested that staff consider these issues between 
now and the time the final application is made. He facilitated brief high-level discussion among the Commission to communicate 
to staff the main concerns that the Commission has regarding private roads, service provision, soil conditions, and water issues in 
this area.  
 
Commissioner Montgomery moved to approve UVH – 042622, request for preliminary approval of Hidden Brook Estates 
Subdivision, consisting of 8 lots, excluding lot 6 noted on the plat, based on the findings and subject to the conditions listed in the 
staff report. Commissioner Howell seconded the motion. Commissioners Burton, Howell, Johnson, Montgomery, Shuman, and 
Torman all voted aye. Commissioner Francis voted nay. (Motion carried 6-0).  
 
Commissioner Francis indicated her opposing vote is because she feels it is necessary to perform a tighter review of the sensitive 
lands in the area to determine if there are wetlands present; additionally, she is not comfortable approving another subdivision 
on an unimproved private road.  
 
 
4.4 CUP 2022-05 Consideration and/or action on a conditional use permit for short term rental use at 4945 E. Wolf Lodge Dr. 
Presenter Steve Perkes. 
 
Principal Planner Perkes explained the applicant is requesting a conditional use permit for short term rentals in a residential 
dwelling located in the FR-3 zone at 3571 N Creekside Way, #72, in Eden. The FR-3 Zone allows a “nightly rental” as a conditional 
use. The proposed use will occur within an existing dwelling.  As such, there is no design review required.  Parking will be made 
available in the existing attached garage. Additional vehicles may park in designated guest parking along Wolf Lodge Drive. The 
application is being processed for 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.  She summarized staff’s analysis of the application to ensure compliance with the General Plan and zoning guidelines, 
concluding that staff recommends approval of this 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 agencies 
and is based on the following conditions:   
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1. A business license shall be obtained prior to issuance of this conditional use permit. 
2. Parking shall occur only in the driveway and the garage associated with this lot. 

This recommendation is based on the following findings: 
1. The proposed use is allowed in the FR-3 Zone and meets the appropriate site development standards. 
2. The criteria for issuance of a conditional use permit have been met because mitigation of reasonably anticipated 

detrimental effects can be accomplished. 
 
Chair Shuman invited public input.  
 
John Harold stated that he does not have any information to add to Mr. Perkes’ presentation but is willing to answer questions 
the Commission may have.  
 
Chair Shuman asked Mr. Harold to summarize his proposed operation. Mr. Harold stated that the unit that shares a building with 
his unit has been operating as a short-term rental for nearly a year with no issues; they have the same parking arrangements that 
he is seeking. Chair Shuman asked Mr. Harold if he has lived in the subject unit. Mr. Harold stated that he lives in Layton but has 
spent time in the unit. He added he is aware of at least two other short-term rentals in the development and has heard of no 
issues with those uses or parking problems.  
 
Commissioner Francis stated that she believes the Commission is legally obligated to approve this application, but she does feel 
it is irresponsible to continue to approve short term rentals without having adopted enforcement regulations for the use. 
Additionally, if such regulations were adopted, County staff does not have the ability to enforce them.  
 
Mr. Perkes stated there are at least four other permits for short term rentals in this project. Additionally, there was a group 
approval for 10 other permits in the subdivision.  
 
Commissioner Torman stated that it is important to recognize those that are seeking a legal permit for a short-term rental use; 
the short-term rentals that are most problematic or creating concerns for neighboring property owners are those who are 
operating without a permit. Mr. Perkes agreed; the County has created code that requires a conditional use permit for short term 
rentals and staff appreciates those who have followed that process and are operating legally.  
 
Commissioner Howell asked if enforcement action has been taken against those operating without a permit. Planning Director 
Grover answered yes; the County’s Code Enforcement is addressing those that are brought to their attention. However, State Law 
prohibits the County from looking for short term rental listings to determine if a property is licensed.  
 
Commissioner Burton moved to approve CUP 2022-05, conditional use permit for short term rental use at 4945 E. Wolf Lodge Dr., 
based on the findings and subject to the conditions listed in the staff report. Commissioner Montgomery seconded the motion. 
Commissioners Burton, Francis, Howell, Johnson, Montgomery, Shuman, and Torman all voted aye. (Motion carried 7-0). 
 
 
5. Public comment for items not on the agenda.  
 
There were no public comments.  
 
 
6. Remarks from Planning Commissioners. 
 
There were no additional remarks from Planning Commissioners.  
 
 
7. Planning Director Report. 
 
Mr. Grover reported on a few of the recent actions of the County Commission.  
 
 
3. Training  
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Legal Counsel Erickson proceeded to provide the Commission with annually required land use training. The topics he covered 
included the Open and Public Meetings Act (OPMA) for the State of Utah, ethics and handling conflicts of interest, and conditional 
use permits. Throughout Mr. Erickson’s presentation, there was high level discussion among the Council and Planning staff 
regarding various processes employed by the County to consider different land use applications; the Commission’s authority 
relative to different types of land use applications; and requirements to disclose ex-parte communications or conflicts of interest. 
Mr. Erickson concluded that he would provide additional training in the future to fulfill State training requirements.  
 
 
8. Remarks from Legal Counsel. 
 
Mr. Erickson had no additional remarks.  
 
 
     Meeting Adjourned: The meeting adjourned at 8:03 p.m. 

    Respectfully Submitted, 

         
Weber County Planning Commission 
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Minutes of the Work Session of the Ogden Valley Planning Commission for June 7, 2022. To join the meeting, please navigate to the 
following weblink at, https://us02web.zoom.us/j/81809370043, the time of the meeting, commencing at 5:00 p.m. 
 

Ogden Valley Planning Commissioners Present:  Trevor Shuman, Chair; Shanna Francis, Vice Chair, Jeff Burton, , Justin Torman. 
 Absent/Excused: Commissioners John (Jack) Howell, and Dayson Johnson, Jared Montgomery 

Staff Present:  Charlie Ewert, Principal Planner; Scott Perkes, Planner; Courtlan Erickson, Legal Counsel; Marta Borchert, Office 
Specialist. 

 

 Pledge of Allegiance 

 Roll Call: 
Chair Shuman conducted roll call and indicated Commissioners Howell, Johnson, and Montgomery were excused.  

  
 
1. Approval of Minutes for April 5, 2022. 
 
Chair Shuman announced there have been no corrections or suggested edits to the meeting minutes and he declared them 
approved as presented. 
 
2. Work Session 1: Discussion of Osprey Ranch Subdivision, a proposed subdivision consisting of approximately 61 lots, in the 
FV-3 zone. This proposal includes a proposed new sewer system, water from Nordic Mountain Water, and a public right of way 
that will connect Hwy 158 to Nordic Valley Drive  
 
Planner Aydelotte offered Eric Householder the opportunity to provide the Commission with information about the Osprey Ranch 
Subdivision project.  
 
Mr. Householder used the aid of a brief PowerPoint presentation to summarize proposed phasing of the project, proposed 
residential uses in the project, utility services to the area, and access agreements from the Utah Department of Transportation 
(UDOT). He presented the proposed site plan and identified points of access, and phasing; phase one has 31 lots and phase two 
has 30 lots. This proposal is much less dense that projects that have been approved for the subject property in the past.  
 
Mr. Householder then participated in high level discussion with the Commission regarding issues such as connectivity to existing 
roads in the area and efforts to work with existing residences, homeowner’s associations, and other developers in the area to 
pursue cohesive development and planning for the area.  
 
Shane Dunlevy stated he is president of the Big Sky Number One Homeowner’s Association (HOA) and a partner in the Osprey 
Ranch project; at their annual meeting they took a vote regarding thoroughfare through Hidden Brook from Osprey Ranch. Hidden 
Brook is not capable of handling additional traffic and the HOA opposed that connection. He has discussed the same issue with 
the Big Sky Number Two HOA and they are of the same opinion. The only improvement they would approve is a fire crash gate 
on the roadway.  
 
Continued discussion among the Commission and Mr. Householder centered on utility service capabilities; density of the project; 
zoning regulations; open space and trail improvements, including parking) in the project and whether they will be open to the 
public; natural vegetation to be preserved around the perimeter of the project; location of a water storage tank to serve the 
project area; and geologically sensitive areas in and around the project area.  
 
Steve Emery, Eden resident, discussed access and road improvements in and surrounding the project area; he noted he feels there 
is a conflict of interest when developers begin to communicate what types of improvements they are feel are not feasible. He 
stated the connectivity that is desired in the area is feasible and there should be much more attention paid to the proposal.  
 
Principal Planner Ewert stated the developer can not unilaterally decided to take over a private road or connections that exist on 
Big Sky Drive; the County is not interested in being party to a project that would ‘force the hands’ of private land owners on Big 
Sky Drive and, instead, the County is looking for opportunities to pursue public road connections in the future via reservation of 
a public right of way. Chair Shuman noted that Big Sky Drive is currently in a state of disrepair; however, residents are comfortable 
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with the current condition. If, at some point in the future, it makes sense to connect to and improve Big Sky Drive, preservation 
of a public right of way easement would allow for that. Mr. Householder stated that scenario is sensible, but he identified what 
he feels is the more natural connection for the project area. He stated providing an easement may be more difficult and it would 
be costly to build a road in that easement at some point in the future.  
 
Fred Blickley stated he lives on Oakland Circle and he asked for information regarding the alternatives that are being considered 
for effluent disposal in the area. Mr. Householder stated that he is pursuing an operating permit with the Division of Water Quality, 
which includes a public notification and input process. He discussed requirements for securing the permit and indicated that he 
expects to hear back from the Division in order to begin design work and launch the public process.  
 
Commissioner Francis stated that at the time this application comes before the Commission for formal consideration, she would 
like clear information about utility infrastructure and level of service for the project area.  
 
Mr. Emery asked if short term rentals will be allowed in the project area; this land use has created many problems in the Valley 
and he wanted assurance that short term or nightly rentals will not be allowed. Mr. Householder state the minimum rental period 
for any unit will be 30 days and that will be restricted via the covenants, conditions, and restrictions (CCRs) for the project.  
 
Mr. Householder concluded by thanking the Commission for their consideration of this project; he feels the current proposal is 
an improvement when compared to past proposals for the same property – especially when considering density.  
 
Continued discussion among the Commission and staff centered directly on connectivity and preservation of any public right of 
way or easement for future transportation improvements in the project area.  
 
Chair Shuman stated he looks forward to continuing discussion of the application in future meetings and he thanked the applicant 
for the information provided tonight.  
 
 
3. Public comment for items not on the agenda.  
 
Ron Gleeson requested that the length of time that a resident is allowed to speak during a public hearing be increased from two 
minutes to three or even five minutes. He stated that approximately six months ago this rule was changed and the time reduced 
to two minutes. He cited other government agencies that allow three minutes or greater.  
 
Valerie Fowler stated she lives in the Elk Ridge development in the Ogden Valley and she expressed her concern about the lack of 
progress in developing an enforcement mechanism for illegal short term rentals in areas that are not zoned for that use. She 
stated that short term rentals are a regular topic of conversation. She and many of her neighbors chose to buy a home in an area 
they plan to reside in and in areas where short term rentals are prohibited. Everyone buying their home in the Valley should know 
the zoning of their property and that short term rentals are prohibi9ted; nobody has the right to break those regulations for any 
reason, including profit. About a year ago, the Weber County Commission announced a pause on short term rentals, citing 
unspecified misinformation. She noted she was a U.S. foreign service officer for 30 years specializing in special communications; 
in that position, one of her challenges was countering disinformation. She knew the importance of pushing correct information. 
With this background, she asserts that continuing the pause on developing enforcement for illegal short term rentals could be 
problematic. The County Commissioners are ceding the information space to those that wish to create their own narrative. In her 
neighborhood, there is one owner who is repeatedly renting to large groups who are trespassing on neighboring properties and 
causing many problems; the sheriff knows the address of this property well and her neighborhood is fed up with the lack of 
accountability for illegal rentals. In addition, the owner is not required to meet any health of safety standards because the unit is 
not a legal rental. Also, large rental groups use a lot more culinary water than a single family home typically would. She reiterated 
that the pause on developing rules for this issue is concerning; the last update she heard about the issue was that the County 
Commission expected to have a contract out to bid early this year with implementation by early this summer. She stated she has 
two questions for the Planning Commission: what action has been taken with respect to short term rentals in the past year and 
what does the Commission understand is the timeline for which residents can expect to see enforcement in the Ogden Valley.  
 
Mr. Ewert discussed the current process that residents can use to report illegal short term rentals, after which the County will 
launch an investigation. The State Legislature has adopted a rule prohibiting the County from using an online listing for a short 
term rental as evidence of the short term rental itself. The County needs other evidence in order to pursue legal action against an 
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illegal short term rental. He then noted that the County did publish a RFP for bids for a contactor that can aid in the investigation 
process; a number of bids were received, but the County Commission put a hold on executing a contract for a time. He hopes that 
issue will be addressed again in the next few quarters.  
 
The Planning Commission and staff then engaged in discussion regarding past actions taken by the body relative to short term 
rentals. The Commission has supported enforcement against illegal short term rentals. Mr. Ewert stated that the challenge that 
the County has is not relative to legal short term rentals as there are typically not problems with licensed rentals. For illegal short 
term rentals, there is insufficient revenue to purse a strict enforcement program. The County Commission has discussed 
opportunities for requiring owner-occupancy of short term rentals and requiring a minimum three-night stay in a unit. 
Enforcement, however, will be incumbent upon the neighbors of the properties where illegal rental is occurring. This is due to the 
fact that code enforcement staff is not working during the hours when illegal rentals are typically taking place.  
 
Ms. Fowler thanked Mr. Ewert and the Planning Commission for their discussion on the matter of short term rentals, but noted 
that her neighborhood has already done everything that he suggested in order to ensure that enforcement action will be taken 
against the property owner that is using their property illegally. One neighbor even went so far as to rent the unit in order to 
provide the County with proof of the illegal operation. She stated that over the past year she has not received a response from 
Planning staff and Code Enforcement staff. Unless the Planning Commission and County Commission are willing to take a property 
owner to court, nothing will be done to stop the illegal use of the property. She stated she and her neighbors have tried everything 
they can think of and they are in desperate need of help.  
 
Mr. Ewert asked Ms. Fowler to email him directly and he noted he will follow up with those individuals at the County who are 
currently involved in enforcement. Chair Shuman asked that the Commission hear a report on this matter from the Planning 
Director during the next meeting.  
 
Steven Regan stated he live in Eden. He received a phone call last April about a town hall meeting with Weber County 
Commissioners; one topic of discussion during that meeting was the number of short term rentals in the Valley, but the 
Commissioner disregarded the number of rentals and indicated the problem lies with enforcement and lack of staffing to handle 
enforcement. He stated that this does not give Valley residents confidence that the County Commission is serious about 
addressing the problem; if they were serious, they should pursue resources that will make it possible to handle enforcement. He 
stated that the Governor has come down on the land use because it is making it hard for the State to address housing needs. The 
County needs to take the issue seriously.  
 
Fred Blickley stated that he also shares concerns about short term rentals; he lended his support to Ms. Fowler’s statements and 
noted he appreciates that the Planning Commission is paying attention to the input and that they will ask for a report on the 
matter soon. The County Commission needs to understand that their constituency is concerned about this. He thanked Mr. Ewert 
for his input, but noted that the residents of the valley are not as concerned about whether there is funding to pay for enforcement 
efforts. He noted that when someone calls the police or Fire Department for support, they are not asked to consider whether 
there is sufficient funding to pay for a response. Regulations should not be selectively enforced based upon an arbitrary view of 
whether there is funding to pay for that enforcement. Residents should not be asked to be the party that is investigating situations 
and gathering data to make it possible to take enforcement action; that is the County’s job. The residents are fatigued by this 
issue and he asked that it be addressed.  
 
Ray Bertogli echoed the comments made by residents who spoke about short term rentals; he spoke to a personal experience 
where a bus pulled into his driveway to drop off adults at a vacation rental property down the street from his home. Residents 
should not be asked to consider whether there is funding to pay for enforcement. The same is true for storm water pollution 
prevention programs (SWPP); such SWPP programs are not being enforced and contractors are getting away with breaking rules. 
This results in infringement on the rights of existing residents. The County Commission needs to take a serious look at how to fund 
an enforcement program against short term rentals and soon.  
 
Kay Hogeland also echoed the comments made regarding short term rentals. She asked that the Commission’s legal counsel, 
Cortland Erickson, look into the State law regarding short term rentals as it is her understanding that the provision prohibiting 
examination of an online listing for enforcement purposes has been changed. She views the inaction of the County Commission 
as a failure; there was a strike last summer to stop further action based upon misinformation. The Planning staff has prioritized 
an enforcement program for nightly rentals and the Commission ranked the matter at the bottom of the list. This is bordering on 
nonfeasance and a waste of County money; the County Commission has spent a great deal of time investigating a matter that 
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other Counties have already acted on. It is wrong to think that any enforcement program should be self-funding. Commissioners 
have stood on property rights, but they are disregarding the property rights of those that have chosen to live in a neighborhood 
where short term rentals were prohibited. She asked that Planning Director Grover consider this is a very important matter for 
the Valley and communicate that to the County Commission.  
 
Chair Shuman asked Mr. Erickson to responds to Mr. Gleason’s request that those making public comments be given more than 
two minutes. Mr. Erickson stated there is no law governing the length of time given to those making public comments; the Chair 
has the authority to set a reasonable amount of time for public input according to the Commission’s rules of order.  
 
 
4. Remarks from Planning Commissioners. 
 
There were no additional remarks from Planning Commissioners.  
 
 
5. Planning Director Report. 
 
In Mr. Grover’s absence, Mr. Ewert provided remarks; he thanked those residents who spoke about short term rentals and advised 
that their input may be better focused to the County Commission than this Planning Commission.  

 
 
6. Remarks from Legal Counsel. 
 
Mr. Erickson stated he will research the State Statute regarding short term rentals and indicated he will work with Planning staff 
to provide updated information to the Planning Commission.  
 
 
7. Work Session 2: Discussion regarding transferable development rights overlay zone.  
 
Principal Planner Ewert noted the County Commission has discussed the concept of transferable development rights (TDR) due to 
the recent Nordic Valley application; he presented a map illustrating open space areas in the valley from which TDRs can be sent 
from and to. The intention is not to increase density in the Valley, but to move it from some locations to others in an effort to 
preserve open spaces and large agricultural areas. In theory, many people support the concept of TDR, but those that may be 
located closer to more dense areas have expressed concern. In total, the undeveloped rights spread across the Valley floor is 
approximately 10,000; there are approximately 5,000 developed rights, for a total buildout of 15,000 dwelling units. He then 
facilitated discussion among the Commission regarding the creation of small area plans in the Valley, including the Nordic Valley 
small area plan, in which the remaining development rights can be located. Throughout the discussion there was a focus on the 
ability to provide services to the areas in which density may be increased; areas designated for preserved open space; and the 
properties that have been recommended for inclusion in the TDR overlay zone. Some areas will be receiving areas only, some will 
be sending areas only, and others will be a hybrid of the two.  
 
Commissioner Burton stated that he feels that the direction regarding sending or receiving areas only is somewhat arbitrary; he 
would prefer that all areas be open to sending and receiving development rights and that such actions be market driven. These 
comments led to deliberation of the type of policy recommendation the Planning Commission may send to the County 
Commission; Mr. Ewert stated that the underlying zone will control the ultimate development potential of a property, but there 
will be options for the County and landowners to consider relative to TDR actions. He is suggesting creation of an overlay zone 
that does not require legislative actions for each individual zoning application.  
 
Commissioner Francis stated she would like for the TDR zoning ordinance to consider sensitive lands and usage of impact fees to 
acquire and preserve open space. Mr. Ewert stated he feels there is a strong argument for using impact fees for that purpose and 
he will confer with Mr. Erickson regarding the legality of doing so.  
 
Mr. Ewert then thanked the Commission for their consideration of this issue; he indicated he will use the feedback from the 
Commission to formulate a document for further discussion and consideration in a work session setting.  
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Chair Shuman invited public input on the matter of TDRs. 
 
Ron Gleason stated Geo-Gizmo allows a user to identify TDR’s that have already been designated. He asked if these designations 
will still be valid if the County Commission adopts a TDR overlay zone. He referenced a piece of property at the corner of Old Snow 
Basin Road and Highway 39 that was rezoned from CV to FR-3 upon which homes were built, but 54 development rights were not 
used. The developer used every square inch of land to build the development and the County Commission has told them they can 
sell their remaining 54 development rights. He wondered if that should be the case and if that is a good precedent to set.  
 
Mr. Ewert stated he does think it is a good precedent, though others will disagreed and suggest that the market is being flooded. 
He does not think that is the case. Mr. Gleason stated that the transaction to sell the development rights has already occurred 
and the precedent has been set. Mr. Ewert agreed and stated he feels the transaction is appropriate. Unless there are appropriate 
restrictions in place that would prevent further subdivision of land within a project area, he feels that extra density should be 
available for sale. He added that the current Geo-Gizmo information will not change; future TDR actions will be added to Geo-
Gizmo.  
 
Vicky (no last name given) stated she knows there has been a great deal of work put into the TDR plan, but she wondered if there 
is a transportation study supporting the plan. Mr. Ewert stated it is available on the County’s website; he invited residents to email 
him and he will provide the plan and/or studies in response.  
 
 
 
     Meeting Adjourned: The meeting adjourned at 8:34 p.m. 

    Respectfully Submitted, 

         
Weber County Planning Commission 
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Synopsis 

Application Information 

Application Request: Consideration and action on a request for a positive recommendation from the Planning 
Commission for final approval of Hidden Brook Estates Subdivision, consisting of 8 lots. 

Type of Decision Administrative 
Agenda Date: Tuesday, August 02, 2022 
Applicant: Brandon Janis 
File Number: UVH042622 

Property Information 

Approximate Address: 2050 N Big Sky Drive, Liberty 
Project Area: 27.8 acres 
Zoning: Forest Valley (FV-3) 
Existing Land Use: Forest 
Proposed Land Use: Residential Subdivision 
Parcel ID: 22-040-0024, 22-040-0023 
Township, Range, Section: T7N, R1E, Section 33 

Adjacent Land Use 

North: Residential South: Forest 
East: Forest West:  Forest 

Staff Information 

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

Applicable Ordinances 

 Title 101 (General Provisions) 1-7 (Definitions) 
 Title 104 (Zones) Chapter 14 (Forest Valley 3 Zone) 
 Title 104 (Zones) Chapter 28 (Ogden Valley Sensitive Lands Overlay District) 
 Title 106 (Subdivisions) 
 Title 108 (Standards) Chapter 22 (Natural Hazard Areas) 

Development History 

On May 24th, the Planning Commission granted preliminary approval of Hidden Brook Estates with the following conditions: 

1. The developer shall obtain and submit a capacity assessment letter from Nordic Mountain Water before 
receiving a recommendation for final approval from the Planning Commission. 

 Nordic Mountain Water has provided a letter stating that it has sufficient capacity to serve all 8 lots of 
this subdivision and that the developer has fully paid for water connections to the NMWI system. 

2. A development design verification is required because of the geologic hazards present within the site. 

 Exhibit C contains a letter from Christensen Geotechnical verifying that the Hidden Brook site plan 
follows the recommendations presented in the project geotechnical report. 

3. The developer shall show compliance with the secondary water exemption requirements in LUC 106-4-
2.1(b)(2)c. 

 The developer is required to enter into a restricted-landscape covenant that shall be recorded with the 
subdivision plat. The covenant shall restrict the removal or addition of living vegetation from the lot 
unless the owner acquires the secondary water required by this section; and 

 A note shall be placed on the final recorded plat as required in Section 106-1-8.20. 

 

Staff Report to the Ogden Valley Planning Commission   
Weber County Planning Division 
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4. The County Engineer inspect the condition of Big Sky Drive road and provide review comments on potential 
safety issues. 

 “Big Sky Drive is a private road and is owned and maintained by a private association. The developer has 
entered an agreement with the association to assist in the maintenance.” The County Engineering 
Department placed this comment to clarify that any repairs, maintenance, libility, and responsibility falls 
on the Big Sky HOA. 

Background 

The applicant is requesting final approval for an eight-lot subdivision that will gain access from Big Sky Drive, a private road 
within Big Sky Estates. The private right-of-way is proposed to be 50 feet in width that will provide frontage for eight of the 
nine lots.  

The developer has extended 2050 N street to create frontage for all eight lots within the Hidden Brook Development. The 
subdivision improvement begin at the insection of 2050 North and Big Sky Drive. be required to construct the Hidden Brook 
road to a County standard for a private road. The road improvements will extend from the intersection of 2050 North Street 
and Big Sky Drive to a turnaround area that also stubs to the adjacent property to the east. 2050 North Street will serve as 
the primary access for residents within the Hidden Creek Development. In an emergency, the residents will have access to an 
alternate exit through a break-away gate. The fire access road connects with Osprey Ranch and may be used for Hidden Brook 
residents and Osprey Ranch residents. Where the Hidden Brook Road terminates, Weber County Fire and Engineering will 
require a turn-around. The Fire District and County Engineer require that the entire length of 2050 North is built to a county 
standard. 

As part of the approval process, the proposal has been reviewed against the current Weber County Land Use Code (LUC), and 
the standards of the FV-3 zone found in LUC §104-14. The following section is a brief analysis of this project against current 
land use regulations. 

Analysis 

General Plan: This proposal conforms with the Ogden Valley General Plan (OVGP) by encouraging low-density development 
that preserves open space (see page 21 of the OVGP). 

Zoning: The property is located in the FV-3 Zone. The purpose of this zone is stated in the LUC §104-14-1. 

“The purpose of the Forest Valley Zone, FV-3 is to provide an 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.” 

Site Development Standards: The site development standards for the FV-3 zone are as follows: 

Minimum lot width: 150 feet 

Minimum lot area: 3 acres 

Each lot within Hidden Brook Estates conforms to these standards. 

Private Street Option: In the Ogden Valley planning area, “the Land Use Authority may find a benefit from a street being 
temporarily permanently private. The Land Use Authority has full discretion, subject to the regulations herein, to allow or 
require a street to be private” (106-2-2.1 (b) (1)). This road continuation is an extension of an existing private street called 
2050 North. Staff recommends a waiver from the requirement of county ownership stated in 106-2-2.1 (b) (4) due to the 
existing conditions of Big Sky drive and the lack of county interest in taking ownership of Big Sky Drive. 

Natural Hazards: This proposal includes two separate Geologic Hazard Evaluations that have been prepared by Western 
Geologic, one that evaluates lots 1-8 that is dated October 4, 2018, and the other that evaluates lot nine dated October 8, 
2018. Page 12 of the Geologic Hazard Assessment shows a table that was created as a conservative assessment for the entire 
site and risks that may vary in some areas. Earthquake ground shaking, Landslides and slope failures have a hazard rating of 
“High” while problem soils have a hazard rating of “Moderate”. For this reason, the geologist has requested that a project 
geotechnical engineer perform an evaluation and set the parameters as needed. The Geologic Hazard Assessment for lot nine 
lists the same hazards and severity as what has been found within lots one through nine. 

The presence of geologic hazards in this subdivision requires the developer to comply with the following section of the 
County’s Natural Hazard Area Ordinance: 

LUC 108-22-3 Studies and Reports Required 
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(d) Development design verification. Whenever possible, avoidance of development in an area with an identified natural 
hazard is strongly encouraged. However, under the requirements of this chapter, development in an area with an identified 
natural hazard shall be permitted when it is designed to mitigate and is reasonably safe from, the identified hazard. The final 
design of the development shall not be accepted by the county unless: 

1. The development's state-licensed engineer, or, if applicable, engineers, provide(s) the county with a signed and 
sealed verification letter stating that, pursuant to the considerations, findings, recommendations, and conclusions 
of the development's engineering geologist's study and report, the development has been designed to mitigate, and 
is reasonably safe from, the identified hazard. 

2. The development's engineering geologist submits a signed and sealed verification letter stating that the final design 
of the development adequately provides for the considerations, findings, recommendations, and conclusions of the 
study and report, and is reasonably safe from the identified hazard. 

3. Written verification is provided from the issuer(s) of professional errors and omissions liability insurance, in the 
amount of $1,000,000.00, which covers the engineering geologist and state-licensed engineer(s), and which is in 
effect on the date of preparation of all required reports and certifications. 

A plat note and a notice are required to be added to the final plat and recorded with the subdivision, indicating that geologic 
hazards are present within this subdivision. The plat note and the notice shall reference the study performed by Western 
Geologic.  

Building Site: The applicant has provided a slope analysis showing the average slope within each lot. The average slope within 
lots one through eight ranges from 15.78 to 23.29.  

Flood Zone: This parcel is within an area of minimal flood hazard and determined to be outside the 500-year flood level.  

Sensitive Lands: Exhibit C indicates the presence of a natural year-round stream that requires a 75-foot setback from the high 
watermark. Page 17 of the Geologic Hazard Assessment titled WAJ Enterprises Property Dated October 4th 2018 states “No 
homes or septic systems be located within 30 feet of the landslide area without additional subsurface exploration to 
characterize the lateral extent and thickness of the deposit. The subdivision plat depicts the landslide area labeled Qms (Tn), 
and the subdivision plat states that a subsurface exploration is required if development is planned for the specified areas. 

Culinary Water: Nordic Mountain Water has provided a will-serve letter for all eight lots. The fees have been paid and the 
developer is in good standing with Nordic Mountain Water (see Exhibit B). 

Secondary Water: Nordic Mountain Water does not provide secondary water. Unless the developer shows an allowable 
method of secondary water for this subdivision, the following section of the subdivision code will apply: 

LUC 106-4-2.1(b)(2)c. 

c. Secondary water exemption. A subdivision lot that is completely covered by pre-existing native wildland vegetation, and 
will remain so, is exempt from the secondary water requirements of this section as long as the pre-existing native wildland 
vegetation remains undisturbed in perpetuity, and is well-established in a manner that makes it relatively unlikely for noxious 
weed propagation. Clearing minimal area needed for buildings, driveways, accessory uses, wildfire defensible space, and 
similar uses is allowed under this exemption as long as it does not result in the need for outdoor watering. The following shall 
be provided with the final plat: 

1. A restricted-landscape covenant is recorded to the lot. The covenant shall restrict the removal or addition of living 
vegetation from the lot unless the owner acquires the secondary water required by this section; and 

2. A note shall be placed on the final recorded plat as required in Section 106-1-8.20. 

Sanitary System: Weber-Morgan Health Department has provided a feasibility letter for all eight lots. 

Review Agencies: The Weber County Fire District has posted comments to Frontier regarding fire hydrant placement and cul 
de sac design. The County Engineering Department require several plat rivisions and several revisions to the consruction 
drawings. The County Surveying Office has completed a final subdivision plat review. The Weber-Morgan Health Department 
has given conditional approval based on the final plat displaying septic system information. 
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Staff Recommendation 

Staff recommends that the Planning Commission give a positive recommendation for final approval of Hidden Brook 
Estates Subdivision, consisting of 8 lots. 

1. The final plat is approved by all applicable county review agencies before scheduling for final approval from the 
County Commission. 

2. The civil drawings are approved by the applicable county review agencies. 

This recommendation is based on the following findings: 

1. The proposed subdivision conforms to the Ogden Valley General Plan. 
2. The proposed subdivision complies with the applicable County codes. 

Exhibits 

A. Hidden Brook Estates Subdivision final plat 
B. Nordic Mountain Water, Inc. capacity letter 
C. Development Design Verification  
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Ref:  Nordic Mountain Water, Inc. (NMWI), 4794 East 2600 North, Eden, Utah  
 Hidden Brook Subdivision, Nordic Valley Partners, LLC, 8 Lots – Single Family Home Sites 
  

 
To whom it may concern        March 29, 2022 
 

NMWI has agreed to provide culinary water services to the Hidden Brook Subdivision/Nordic Valley 

Partners, for 8-Single Family Home Sites located in Nordic Valley off of Big Sky Drive at approximately 

2050 N.   

NMWI currently has a fully state-approved water system in Nordic Valley and existing water line that 

extends along Big Sky Drive and has sufficient water sources, as registered with the State of Utah- 

Division of Drinking Water, to provide culinary water services to all 8 lots of this subdivision.  NMWI 

does not provide secondary water. 

Nordic Valley Partners % Brandon Janis has fully paid for water connections to the existing NMWI water 

system and is currently in good standing with NMWI.   

 

Bill D Green 

Pres. NMWI Board of Directors 
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Synopsis 

Application Information 
Application Request: Consideration and action on final approval of Bright Acres Subdivision, consisting of four lots. 

      Type of Decision: Administrative 
Agenda Date: Tuesday, August 02, 2022 
Applicant: Scott Hale, Owner 
File Number: UVB040422 

Property Information 
Approximate Address: 5638 N 3100 E, Liberty, UT, 84310 
Project Area: 14.06 acres 
Zoning: Agricultural Valley (AV-3) 
Existing Land Use: Agriculture 
Proposed Land Use: Residential 
Parcel ID: 22-280-0001, 22-004-0173, 22-004-0174 
Township, Range, Section: T7N, R1E, Section 07 NE 

Adjacent Land Use 
North: Park Rd./5750 North St. South: Residential/Vacant 
East: Residential/3100 East St. West:  Residential 

Staff Information 
Report Presenter: Tammy Aydelotte 
 taydelotte@webercountyutah.gov 
Report Reviewer: SB 

Applicable Land Use Codes 

 Weber County Land Use Code Title 106 (Subdivisions) 
 Weber County Land Use Code Title 104 (Stream corridors, wetlands, shorelines) 
 Weber County Land Use Code Title 104 (Zones) Chapter 2 (AV-3 Zone) 

Background and Summary 

9/6/2021 – Alternative Access request was approved. 

5/24/2022 – Preliminary approval granted by Ogden Valley Planning Commission. 

The applicant is requesting a recommendation of final approval of Bright Acres Subdivision, a single-phase subdivision 
consisting of four lots, in the AV-3 Zone. The proposed subdivision and lot configuration are in conformance with the 
applicable zoning and subdivision requirements as required by the Uniform Land Use Code of Weber County (LUC).  The 
following is a brief synopsis of the review criteria and conformance with LUC.  

Preliminary Conditions of Approval 

Show existing irrigation line, with an easement on the final plat, or show evidence that the irrigation line is no longer in use. 
– See Exhibit B (an easement on the final plat shown along the west, south, and south east lot boundaries of lot 2). 
 
All conditions of approval previously presented will be required with the final plat, prior to recording the subdivision. 
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Staff Recommendation 

Staff recommends final approval of Bright Acres Subdivision, consisting of four lots located at approximately 5638 N 3100 E, 
Liberty. This recommendation is subject to all review agency requirements prior to recording of the subdivision, and the 
following conditions: 
 

1. All improvements shall either be installed or escrowed for prior to appearing on a County Commission agenda for 
final approval.  

2. A 12-foot wide public trail easement shall be shown on the final plat along the southern boundary of lots 3 and 4, 
per the approval of the application for AAE2021-10 

3. The proposed access shall comply with safety, design, and parcel/lot standards as outlined in LUC, and will be 
verified prior to issuing certificate of occupancy for the first residence within this subdivision. 

4. An alternative access covenant, per the approval for an alternative access dated 10/28/2020, shall be recorded with 
the final plat. 

5. An onsite wastewater disposal covenant shall be recorded with the final plat 
6. A private well covenant shall be recorded with the final plat. 
7. A covenant, specifying the allowed amount of non-drought tolerant landscaping, shall be recorded with the final 

plat.  
 
This recommendation is based on the following findings: 
 

1. The proposed subdivision conforms to the Ogden Valley General Plan 
2. The proposed subdivision complies with applicable county ordinances  

 
 

Exhibits 

A. Subdivision Plat 
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Exhibit A– Subdivision Plat 
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Exhibit B– Well Approval Letters and Memo – Weber-Morgan Health Dept 
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Synopsis 

Application Information 
Application Request: Request for preliminary approval of Osprey Ranch Subdivision Phase 1, consisting of 31 lots 

and two open-space parcels. This proposal also includes dedication of a new County 
roadway. 

Type of Decision: Administrative 
Agenda Date: Tuesday, August 02, 2022 
Applicant: Osprey Ranch, LLC 
File Number: UVO111221 

Property Information 
Approximate Address: 1385 N Hwy 158, Eden, UT, 84310 
Project Area: 283.78 acres 
Zoning: FV-3 
Existing Land Use: Vacant 
Proposed Land Use: Residential 
Parcel ID: See application for all parcel numbers 
Township, Range, Section: T6N, R1E, Sections 3 & 4 N and T7N R1E, Section 33 SE  

Adjacent Land Use 
North: Vacant/Residential South: Vacant/USFS 
East: Hwy 158 West:  Vacant 

Staff Information 
Report Presenter: Tammy Aydelotte 
 taydelotte@webercountyutah.gov 
 801-399-8794 
Report Reviewer: SB 

Applicable Ordinances 

 Title 104, Zones, Chapter 14 Forest Valley Zone (FV-3)  
 Title 106, Subdivisions, Chapters 1-8 as applicable  
 Title 108, Chapter 17 Ogden Valley Pathways 

Background and Summary  

11/12/2021 – Subdivision application accepted.  

5/24/2022 – CUP 2022-06, approval of a water tank for the proposed subdivision, was granted by the Ogden Valley Planning 
Commission. 

This subdivision plat request consists of 31 lots, ranging in sizes from 3.12 acres to 18.57 acres.  Lot widths vary from 100 feet 
to 1972.35 feet. This proposal consists of 283.78 acres, with two open space parcels totaling 30.20 acres, 1.27 acres of trail 
area, in Phase 1. Public roads, and paved trails within the dedicated right-of-way, are proposed throughout the development.  

Analysis 

General Plan: The proposal conforms to the Ogden Valley General Plan by maintaining the existing density provided by the 
current zoning and existing approvals (2016 Ogden Valley General Plan, Land Use Principle 1.1).  

Zoning: The subject property is located in the Forest Valley (FV-3) zone. The purpose and intent of the FV-3 zone is identified 
in the LUC §104-14-1 as:  
 
 “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.” 
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Lot area, frontage/width and yard regulations:  The site development standards for the FV-3 zone require a minimum lot area 
of 3 acres of net developable area. The FV-3 zone requires a minimum lot width of 150 feet. Lots located on the outside of 
the curved streets, or on the ends of cul-de-sacs may be reduced by up to one-third provided the lot has the required width 
at a distance of 70 feet back from the front lot line. Lot 17 has the smallest width, but meets this requirement.  
Culinary water, secondary water, and sanitary sewage disposal:  Nordic Mountain Water Inc. has issued approval to service 
Osprey Ranch Subdivision, with allowances for a small amount of their water to be used for irrigation purposes (see Exhibit C 
– Nordic Mountain Water will-serve letter). Residents shall be restricted to watering no more than 5000 square feet of 
residential landscape until such time as secondary water becomes available. Wolf Creek Water and Sewer has issued a will-
serve letter, for sewer services only, specific to this development. The developer will be installing infrastructure to expand 
sewer services of Wolf Creek Water and Sewer District. Secondary water will be provided by Nordic Mountain Water. A will-
serve provided by Nordic Mountain Water restricts irrigation use to up to 5000 square feet of residential landscaping per lot. 

Relation to Adjoining Street Systems/Ogden Valley Pathways: The proposed subdivision will create a new public road that will 
connect Highway 158 to Nordic Valley Drive.  A 10 foot wide paved pathway will run adjacent to the new roadway, allowing 
for pedestrian access from Nordic Valley Drive to pathways that run adjacent to Pineview Reservoir. Proposed pathways shall 
be constructed or designated for public use on currently existing, or in proposed public rights-of-way. There is an existing 
cross-access easement to the east through lot 27. Although this will be in phase 2, an emergency egress is proposed to connect 
to 2050 North Street, through parcel 22-040-0035 (to the proposed Hidden Brook Subdivision – 9 lots).  

A road stub is proposed to connect property to the south to the public roads created by this subdivision. An existing access 
easement is shown between lots 26 and 27. The County Commission has given direction to allow the proposed culs-de-sac 
within the development to be public. 

 

Natural hazards/wetlands: This proposed subdivision lies within a geologic hazard study area. Per LUC § 104-22 a hazard study 
is required.  All recommendations outlined in the submitted report (Western Geologic dated 1/3/2022), shall be followed 
throughout development of this subdivision, and subsequent construction of each lot. 

The following are identified hazards/area of concern outlined in the above referenced reports, that are rated wither a medium 
or high likelihood to occur: 

Earthquake ground shaking – High 

Landslides and slope failures – High 

Problem soil and rock – High 

Shallow groundwater - Medium 

Mitigation recommendations are outlined in the geologic hazard report submitted to the County. The developer will be 
required to supply a letter from the geologist and geotechnical engineer, after the roads are built, that verifies that the roads 
were built to the recommendations in the reports.  

Standards: Per LUC § 108-14-3(a) Applicability: “All parcels, subdivision lots, roads and accesses, where the natural terrain 
has average slopes at or exceeding 25 percent shall be reviewed as part of an application request for a land use permit and 

building permit. Hillside review is required as part of preliminary subdivision review…” These lots shall be labeled ‘R’ lots on 
the final plat. 

Review Agencies:  To date, the proposed subdivision has been reviewed by the Planning Division, Weber Fire District, and 
Weber County Engineering. The Surveyor’s Office have not yet reviewed this project. The County Surveyor’s Office will review 
the plat when a final version has been submitted. At minimum, all review agency requirements must be addressed and 
completed prior to this subdivision being recorded. 

Tax Clearance:  There are no outstanding tax payments related to these parcels.  The 2022 property taxes are not considered 
due at this time, but will become due in full on November 30, 2022. 
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Staff Recommendation 

Staff recommends preliminary approval of Osprey Ranch Subdivision Phase 1, consisting of 31 lots and two open space 
parcels.  This recommendation for approval is subject to all review agency requirements and is based on the following 
conditions: 

1. A proposed final plat for Phase 1 shall be submitted prior to going before Planning Commission for 
recommendation of final approval. 

2. There are lots within Phase 1 that show an average slope that exceeds 25%. As such, every lot with average slopes 
that exceed 25% shall either have a buildable area shown on the final plat, or a geotech study shall be submitted 
for each of these lots.   

3. A Natural Hazard Notice shall be recorded with the plat, and a note on the final plat shall be required which states 
that the parcel is located within a natural hazard study area. 

4. A  
This recommendation is based on the following findings: 

1. The proposed subdivision conforms to the Ogden Valley General Plan.   
2. With the recommended conditions, the proposed subdivision complies with the applicable County ordinances.   
3. The proposed subdivision will not be detrimental to the public health, safety, or welfare. 
4. The proposed subdivision will not deteriorate the environment of the general area so as to negatively impact 

surrounding properties and uses. 
 

Exhibits 

A. Application & Narrative 
B. Proposed Plat 
C. Feasibility/Capacity Assessment Letters 
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Exhibit A – Application & Narrative 
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Exhibit B – Proposed Plat 
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Exhibit C – Capacity Assessment/Feasibility Letters 
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Synopsis 

Application Information 
Application Request: Consideration and action on a request for approval of the 2nd amendment to the 

Snowbasin Development Agreement.    
Application Type: Legislative 
Agenda Date: Tuesday, August 2, 2022 
Applicant: Steve Issowits 
File Number: ZDA 2022-03 

Property Information 
Approximate Address: 3925 E Snowbasin Rd, Huntsville 
Zoning: DRR-1 Zone 
Existing Land Use: Master Planned Ski Resort 
Proposed Land Use: Master Planned Ski Resort 

Adjacent Land Use 
North: Resort South: Resort 
East: Resort West:  Resort 

Adjacent Land Use 
Report Presenter: Steve Burton 
 sburton@webercountyutah.gov  
 801-399-8766 
Report Reviewer: RG, CE 

Development History 

Snowbasin Resort received the Destination Recreation Resort-1 zoning designation in January of 2011. During that process, 
a master plan and development agreement were approved to outline density rights as well as the timing and location of 
future development at Snowbasin. 

On December 14, 2021, the Weber County Commission approved the first amendment to the Snowbasin Development 
Agreement.  

On July 1, 2022, Snowbasin submitted a request to add language to the development agreement, exempting the resort 
from certain subdivision requirements.  

Summary  

Snowbasin is proposing to add language to the development agreement with the County that allows subdivisions to be 
recorded without installing or bonding for subdivision improvements including water, secondary water, and sewer 
improvements. The proposal is intended to allow Snowbasin to subdivide land, while infrastructure like water and sewer 
lines are brought up to the resort. This option would save the resort time, as installing these improvements on the 
mountain can take several years. 

The County Commissioners discussed this proposal in a work session earlier this year. A general consensus during that work 
session was that the county may be comfortable allowing Snowbasin to plat lots and start building without critical 
infrastructure installed, as long as it was installed before the four-way inspection.  

Analysis 

When legislative amendments such as development agreements, are proposed, the Planning Commission and County 
Commission should consider the public benefit to such agreements. Snowbasin was rezoned in 2011 to DRR-1 based on 
their recreational benefits and future residential and commercial tax benefits to the county. The current proposal is a 
benefit to the county as it helps the resort begin the development process that will result in the residential and commercial 
tax benefits.  
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During the subdivision process, the need for improvement to Old Snowbasin road as an emergency egress will be 
considered. The resort will likely be responsible for improving a portion of Old Snowbasin road. An improvement to Old 
Snowbasin road would be a public safety benefit to the county if the resort can begin the subdivision process earlier.  

 

Summary of Planning Commission Considerations 

In reviewing a proposed development agreement, the Planning Commission and County Commission may consider, but 
shall not be limited to considering, the following: 

1. Public impacts and benefits. 
2. Adequacy in the provision of all necessary public infrastructure and services. 
3. Appropriateness and adequacy of environmental protection measures. 
4. Protection and enhancements of the public health, welfare, and safety, beyond what is provided by the existing 

land use ordinances. 

 Staff Recommendation 

Staff recommends that the Planning Commission forward a positive recommendation to the County Commission regarding 
ZDA 2022-03. 

This recommendation is based on the following findings:  

1. The amendment is not detrimental to the public health, safety, or welfare. 
2. The proposal will not deteriorate the environment of the general area so as to negatively impact surrounding 

properties and uses. 
3. The agreement was considered by the Legislative Body, in conformance with Chapter 102-6 of the County Land 

Use Code.  

 

 

Exhibits 

Exhibit A – Proposed Development Agreement with Staff 
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SECOND AMENDMENT TO WEBER COUNTY  

ZONING DEVELOPMENT AGREEMENT 

 

FOR SNOWBASIN 

THIS SECOND AMENDMENT TO WEBER COUNTY ZONING DEVELOPMENT 

AGREEMENT FOR SNOWBASIN (this “Second Amendment”) is made and entered into as of 

the ___ day of _________________, 2022 (“Effective Date”), by and between SNOWBASIN 

RESORT COMPANY, a Wyoming corporation (“Owner”), and WEBER COUNTY 

CORPORATION, a political subdivision of the State of Utah (“County”).   

RECITALS 

A. Owner and County are parties to a Weber County Zoning Development Agreement 

dated January 11, 2011, which was recorded in the Office of the Weber County Recorder on 

January 19, 2011, as Entry No. 2511941, as amended by that certain First Amendment to Weber 

County Zoning Development Agreement dated December 14, 2021, which was recorded in the 

Office of the Weber County Recorder on January 25, 2022, as Entry No. 3213075 (the 

“Development Agreement” or “Agreement”), which covers the real property and improvements 

more particularly described in Exhibit “A”, which is attached hereto and incorporated herein by 

this reference (the “Property”).  All initially-capitalized terms not otherwise defined herein shall 

have the meanings set forth in the Development Agreement unless the context clearly indicates 

otherwise. 

B. The Development Agreement and the Weber County Land Use Code (“Code”) 

provide certain general and specific requirements for the submittal and approval of improvement 

plans, subdivision plats, and requirements for certain improvements and Owner and County desire 

to clarify the process under which Owner may proceed with the subdivision of the Property 

(including plat recording) and application and issuance of building permits for the Property.   

C. In connection with the ongoing planning process for the Property, and to clarify 

certain terms and provisions set forth in the Development Agreement, Owner has proposed and 

County has approved modifications to the terms and provisions of the Development Agreement as 

more fully set forth herein. 
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AGREEMENT 

NOW, THEREFORE, in consideration of the foregoing, the mutual covenants made herein 

and other good and valuable consideration, the receipt and sufficiency of which are hereby 

acknowledged, the parties hereto agree to modify the Development Agreement as follows:  

1. Second Amendment Effect.  This Second Amendment modifies certain terms and 

provisions of the Development Agreement, as described and referenced herein.  All provisions of 

the Development Agreement not specifically modified herein shall remain in full force and effect.  

In the event of any inconsistence between the terms of this Second Amendment and the 

Development Agreement, the terms of this Second Amendment shall control. 

2. Improvement Plans, Assessments, Submittal and Approval Process.   Sections 4.1, 

4.2 and 4.3 of the Development Agreement are amended to be consistent with the following:  

(a) The Owner shall submit a set of draft improvement plans in 

connection with the final subdivision plat submittal; however notwithstanding the Code, 

such plans shall not be required to be in final form prior to final subdivision plat approval.  

Furthermore, approval of the final subdivision plat by the County Engineer shall not be 

contingent on the County Engineer’s receipt and/or approval of improvement plans from 

the culinary water, secondary water, and sanitary sewer service providers.   

(b) The approval of final improvement plans and commencement of 

construction of improvements prior to final plat approval shall be governed by this 

Development Agreement.  

(c) Improvements shall not be required to be installed prior to issuance 

of permits, including without limitation any building permit or land use permit in a 

subdivision, and any financial assurances for the completion of such improvements shall 

be made in accordance with Section 4 of this Second Amendment.  However, a certificate 

of occupancy shall not be issued until the improvements are installed and pass inspection. 

(d) Owner shall not be required to submit to the County prior to final 

subdivision plat approval by the planning commission, written capacity assessments, letters 

of approval, or other evaluation materials not otherwise required by the Development 

Agreement for culinary and secondary water supply delivery systems, storm water systems, 

utilities, or other improvements.  Subject to Section 4 below, the issuance of permits shall 

not be contingent upon improvements being completed or water lines being operational at 

the time of issuance of permits; however, such improvements, including water lines, shall 

be operational prior to issuance of a certificate of occupancy.  For clarity, references in the 

Code to time periods required prior to issuance of permits and/or final plat recording, shall 

not be applicable. 

3. Fire Protection .  Owner shall obtain a letter from the Weber Fire District approving 

the fire protection method for the Property and submit such letter to the County prior to final 

approval of the subdivision by the planning commission. The Weber Fire District shall be satisfied 

with the fire protection method and operation before a land use permit is issued.  

Commented [B1]: The plans should also be submitted, 

reviewed, and approved by the county before four way 

inspection. They should also be approved by the service 

provider.  

Commented [B2]: I believe the discussion was to allow 

building up to the four way inspection.  

Commented [B3]: I was pretty sure it was four way 

inspection 
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4. Completion of Improvements.  Consistent with the intent of this Development 

Agreement, as amended, the Owner and County hereby agree that, Owner and County shall work 

in good faith to determine whether or not a financial guarantee, including without limitation, 

escrowed funds, letters or credit, or other assurances, for the completion of any improvements on 

or to be located on the Property are necessary, and if so, the nature and extent of such financial 

guarantee.  Furthermore, building and/or land use permits shall not be delayed or otherwise 

withheld by the County as a result of improvements not being installed or otherwise functioning 

prior to such issuance of permits.   

5. Code.  The Development Agreement, as amended hereby, will supersede any 

contradictory requirements in the Code.  

6. Current Compliance.  As of the Effective Date, Developer and the County 

acknowledge and agree that there are no existing or continuing events of default by either party in 

the performance of such party’s duties and obligations under the Development Agreement.  

Further, the parties acknowledge and agree that the Development Agreement, as modified hereby, 

is in full force and effect.    

IN WITNESS WHEREOF, this Agreement has been executed as of the day and year first 

above written by a duly authorized representative of each of the parties hereto. 

[Signature pages to follow.] 

  

Commented [B4]: Four way inspection 
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Weber County Corporation, a political 

subdivision of the State of Utah  

 

 

By:    

 

Name:    

 

Its:    

 

STATE OF UTAH   ) 

     )  ss:  

COUNTY OF WEBER  ) 

 

The foregoing instrument was acknowledged before me this ____ day of _________, 2022 

by __________________, the _____________of the County Council of Weber County, State of 

Utah. 

 

  

Notary Public 

[Notarial Seal] 

 

 

Snowbasin Resort Company, a Wyoming 

corporation  

 

 

By:    

 

Name:    

 

Its:    

 

STATE OF ______________  ) 

     )  ss:  

COUNTY OF______________ ) 

 

The foregoing instrument was acknowledged before me this ____ day of _________, 2022 

by __________________, the _____________of Snowbasin Resort Company. 

 

  

Notary Public 

[Notarial Seal] 
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EXHIBIT A 

Description of the Property 
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