
WEBER COUNTY PLANNING DIVISION 

Administrative Review Meeting Agenda 

October 4, 2023 

  4:00 p.m. 

1. Minutes:   August 30, 2023

2. Administrative Items

2.1 UVS072723 – Request for final approval of Sunshine Valley Estates, a four-lot subdivision located in the FV-3 zone, 
Forest Valley-3 acres, at approximately 575 S 9500 E, Huntsville, UT, 84317. This proposal includes road dedication 
along 9500 East Street. Planner: Tammy Aydelotte

2.2 UVG052223 - Consideration and action on final approval of Gateway Estates Subdivision Phase 1a, consisting of five 

lots, public road dedication, and shared access easements from Hwy 39 to lots 103, 104, and 105. Planner: Tammy 
Aydelotte

2.3 UVG1B8223 - Consideration and action on final approval of Gateway Estates Subdivision Phase 1b, consisting of 

two lots, additional road dedication along Highway 39, and shared access easements from Hwy 39 to lots 106, and 107. 
Planner: Tammy Aydelotte

2.4 UVG1C8223 - Consideration and action on final approval of Gateway Estates Subdivision Phase 1c, consisting of one 

lot, additional road dedication along Highway 39, and a shared access easement from Hwy 39 to lots 107 (Phase 1b) 

and 108. Planner: Tammy Aydelotte

2.5 UVG1D8223 - Consideration and action on final approval of Gateway Estates Subdivision Phase 1d, consisting of 

two lots, additional road dedication along Highway 39, and a shared access easement from Hwy 39 to lots 109 and

110. Planner: Tammy Aydelotte

Adjourn 

The meeting will be held in Public Works Conference Room, in the Weber Center, 2nd Floor Suite240, 2380 Washington Blvd, Ogden 
Utah 84401 

*Public comment may not be heard during administrative items. Please contact

thePlanningDivision Project Manager at 801-399-8374 before the meeting if you have 
questions or comments regarding an item* 

In compliance with the Americans with Disabilities Act, persons needing auxiliary services fort these meetings should call 
the Weber County Planning Commission at 801-399-8374 
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August 30, 2023 

Minutes of August 30, 2023, Administrative Review Hearing, held in the Weber County Planning Division Office, 2380 Washington 

Blvd., Suite 240, Ogden UT, commencing at 4:00 p.m. 

 

 
Staff Present: R i c k  G r o v e r ,  D i r e c t o r ;  Tammy Aydelotte Planner; June Nelson, Secretary 

 

1. Minutes: August 16, 2023 Approved 
2. Administrative Items 

 
2.1 UVM063023 – Request for final approval of Monument at Powder Mountain Phase 1, an 8-lot subdivision in the 
DRR-1 zone at approximately 8021 Summit Pass Rd, Eden, UT, 84310. This proposal includes private roadways. Planner: 
Tammy Aydelotte 

The applicant is requesting preliminary approval of Monument at Powder Mountain Subdivision. This proposal is 
located at approximately 8050 Summit Pass Road, Eden, UT, in the Mid-Mountain Master Plan area of the Summit 
Development agreement, recorded 1/14/2015. The proposed subdivision and lot configuration are in 
conformance with the applicable zoning (DRR-1 zone), subdivision, and development agreement requirements, and 
consist of multi-family (duplexes) buildings, as per the recorded development agreement. The following is a brief 
synopsis of the review criteria and conformance with LUC. 

 

Staff recommends final approval of Monument at Powder Mountain Subdivision, consisting of eight lots, located at 
approximately 8050 Summit Pass Road, Eden, UT, 84310. This recommendation is subject to all review agency 
requirements and based on the following findings: 

 

1. The proposed subdivision conforms to the recorded Development Agreement. 
2. The proposed subdivision conforms to the Ogden Valley General Plan. 

3. The proposed subdivision complies with applicable county ordinances. 

 
 
 
Director Grover approved this item with the conditions and findings in this staff report. 
 
 
 

Adjourned 4:11            

Respectfully Submitted,           

 June Nelson
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Synopsis 

Application Information 
Application Request: Consideration and action on final approval of Sunshine Valley Estates Phase 4 Subdivision, 

consisting of four lots, in the FV-3 zone, located at approximately 575 S 9500 E, Huntsville, 
UT, 84317. 

      Type of Decision: Administrative 
Agenda Date: Wednesday, October 4, 2023 
Applicant: Lowe Properties, LC 
File Number: UVS072723 

Property Information 
Approximate Address: 575 S 9500 E, Huntsville, UT, 84317 
Project Area: 12.618 acres 
Zoning: Forest Valley (FV-3) 
Existing Land Use: Agricultural/Residential 
Proposed Land Use: Residential 
Parcel ID: 21-023-0016  
Township, Range, Section: T6N, R2E, Section 16 SE 

Adjacent Land Use 
North: Residential South: South Fork River 
East: 9500 East St West:  Residential/Agricultural 

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

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 14 (FV-3 Zone) 

Background and Summary 

The applicant is requesting final approval of Sunshine Valley Estates Phase 4 Subdivision, consisting of four lots. There is a 
river and associated setback that runs through Lot 401. Access to the buildable area for this lot will be through a shared access 
easement from 9500 East through Lot 402.  Lot 404 has an existing residence that will remain for now. Structures to be 
removed are noted on the proposed plat. The applicant has met County Engineering’s requirements regarding lot access 
across the Southfork River. This proposed subdivision is located in the FV-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.  

Analysis 

General Plan:  The request is in conformance with the Ogden Valley General Plan as it is intended to preserve private property 
rights while also preserving the rural characteristics of the Valley. 

Zoning:  The subject property is located in the FV-3 Zone.  Single-family dwellings are a permitted use in the FV-3 Zone. 

 Lot area, frontage/width and yard regulations:  In the LUC § 104-14-5, the FV-3 zone requires a minimum lot area of 
3 acres for a single family dwelling and a minimum lot width of 150 feet.  All lots in this proposed subdivision meet this 
requirement, and take their frontage off of 9500 East St.   

As part of the subdivision process, the proposal has been reviewed for compliance with the current subdivision ordinance in 
the LUC § 106-1, and the FV-3 zone standards in LUC § 104-14.  The proposed subdivision will create a new public street that 
will be reviewed to ensure it meets the County standards during the final subdivision process. 

 

Staff Report for Administrative Approval 
Weber County Planning Division 
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Culinary water and sanitary sewage disposal:  Weber-Morgan Health Department has performed the necessary soil testing to 
provide feedback regarding on-site wells, as well as recommendations for design requirements for on-site septic systems for 
each lot.  Proof of water shares have also been provided for secondary water.   

The Utah Division of Water Rights has approved a contract with Mr. Lowe for 3 acre feet of water (1-acre foot per lot).  Each 
acre foot of water assigned to every lot will be used for both culinary and secondary water purposes, per Weber Basin. As 
there will be less than a half acre-foot of water allocated for irrigation purposes, which won’t be sufficient to irrigate the 
minimum requirement of 30 percent of the proposed lot, the following applies to this subdivision: 

Per LUC § 106-4-2.1(b)2b. “A restricted-landscape covenant is recorded to the lot that restricts the area of non-drought 
tolerant vegetation to the actual area allowed by the lot's water allocation, water rights, or water shares, given the water 
duty for crop irrigation as prescribed by the Utah Division of Water Rights, and specifies the automatic watering system 
requirements herein, if applicable…” 

Natural hazards/wetlands:  Per LUC § 104-28-2, a seasonal stream runs through the proposed subdivision area.   

Structures, accessory structures, roads, or parking areas shall not be developed or located within 50 feet from the 
high water mark from the existing ephemeral streams located within the proposed subdivision, unless a stream 
alteration is approved by the Army Corps of Engineers and State Department of Natural Resources    

The proposed subdivision lies within designated wetlands areas.  It has been determined that a wetlands delineation report 
is not necessary, as setbacks from the river have already been shown on the plat which will protect and preserve the wetland 
areas and stream corridors.     

Review Agencies:  To date, the proposed subdivision has been reviewed by the Planning Division, Weber-Morgan Health 
Department, and Surveyor’s Office along with the Weber Fire District.  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 2023 property taxes are not considered 
due at this time, but will become due in full on November 30, 2023. 

Staff Recommendation 

Staff recommends final approval of Sunshine Valley Estates Phase 4 Subdivision, consisting of four lots located at 
approximately 575 S 9500 E, Huntsville. This recommendation is subject to all review agency requirements prior to recording 
of the subdivision, and the following conditions: 
 

1. All wells shall be drilled and pump-tested, with final approval of the well given from Weber-Morgan Health 
Department, prior to recording the final plat.  

2. A restricted-landscape covenant is recorded to the lot that restricts the area of non-drought tolerant vegetation to 
the actual area allowed by the lot's water allocation, water rights, or water shares, given the water duty for crop 
irrigation as prescribed by the Utah Division of Water Rights, and specifies the automatic watering system 
requirements herein, if applicable; 

3. An onsite wastewater covenant 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  
B. Application 
C. Septic Feasibility and Orders from the State Engineer 
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Area Map 
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Exhibit A – Preliminary Subdivision Plat 
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Exhibit B – Application 
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Exhibit C – Septic Feasibility and Orders from the State Engineer 
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Synopsis 

Application Information 
Application Request: Consideration and action on final approval of Gateway Estates Subdivision Phase 1a, 

consisting of five lots, public road dedication, and shared access easements from Hwy 39 to 
lots 103, 104, and 105. 

      Type of Decision: Administrative 
Agenda Date: Wednesday, October 4, 2023 
Applicant: OVB Investments, LLC 
Representative: Nate Reeve 
File Number: UVG052223 

Property Information 
Approximate Address: 748 E Hwy 39, Huntsville, UT, 84317 
Project Area: 14.1702 acres 
Zoning: Forest (F-5) 
Existing Land Use: vacant 
Proposed Land Use: Residential 
Parcel ID: 21-013-0007, 21-013-0009, 21-013-0001  
Township, Range, Section: T6N, R2E, Section 11 S 

Adjacent Land Use 
North: Vacant South: Highway 39 
East: Vacant West:  Vacant 

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

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 9 (F-5 Zone) 
 Weber County Land Use Code Title 108 (Standards) Chapter 22 (Natural Hazard Areas) 

Background and Summary 

The applicant is requesting final approval of Gateway Estates Subdivision Phase 1a, consisting of five lots, in the F-5 zone. Lots 
101 and 102 shall have their access from a dedicated private right-of-way off of Highway 39. Lots 103, 104, and 105 shall have 
shared access from Highway 39, to minimize the number of access points from this highway, per UDOT and County 
Engineering recommendations. 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).  Dedication of a new private 
road, as well as additional dedication along Highway 39 are included with this proposal. The following is a brief synopsis of 
the review criteria and conformance with LUC.  

Analysis 

General Plan:  The request is in conformance with the Ogden Valley General Plan as it is intended to preserve private property 
rights while also preserving the rural characteristics of the Valley. 

Zoning:  The subject property is located in the F-5 Zone.  Single-family dwellings are a permitted use in the F-5 Zone. 

 Lot area, frontage/width and yard regulations:  In the LUC § 104-9-4, the F-5 zone requires a minimum lot area of 5 
acres for a single family dwelling and a minimum lot width of 300 feet.  The width of all five lots in this proposed subdivision 
meet this requirement.  The area for the lots ranges between 5.008 acres and 5.414 acres. Dedication of a new private road, 
located between lots 101 and 102, is included as part of this proposal. 

 

Staff Report for Administrative Approval  
Weber County Planning Division 
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As part of the subdivision process, the proposal has been reviewed for compliance with the current subdivision ordinance in 
the LUC § 106-1, and the F-5 zone standards in LUC § 104-9.   

Culinary water and sanitary sewage disposal:  Weber-Morgan Health Department has performed the necessary soil testing 
to provide feedback and recommendations regarding wastewater disposal systems, and the placement of private wells. 
Though there are well protection areas shown on each lot, the developer is proposing shared wells (2) for this phase. A 48-
hour pump test, indicated through documentation from Weber-Morgan Health department is required as part of this final 
plat recordation requirement.  
 

“Improvements required for private well.  

1. Private well drilling and testing. Prior to final plat recording, each well shall be dug and pump-tested for a minimum 

of 48 hours, and a sample of water analyzed according to applicable agency requirements. A copy of pump-test results 

shall be submitted to the County and the local health department. The pump test results shall demonstrate that adequate 

flow and quality exists to serve all intended uses of the well. An inadequate pump-test shall result in that subdivision's 

approval being void unless another lawfully approved water source can be provided.  

2. Metering. The applicant shall install a radio-meter, or other automated usage-reporting meter, pursuant to the 

standards and specifications of the Weber Basin Water Conservancy District, if applicable.” 

____ 

Secondary water requirements: LUC 106-4-2.1 (b): 

“Required water quantity. Each developable lot shall be connected to a system that provides sufficient water quantity, 
quality, flow, rights or shares, and storage, if applicable, to accommodate all intended uses of the water.  

1. Culinary water quantity and quality. The quantity and quality of culinary water shall meet the minimum standards 
required by the culinary water authority, applicable agency, or applicable service provider.  

2. Secondary water quantity. Sufficient secondary water shall be provided so that all areas of the lot that will be 
landscaped with living plant materials can be regularly watered. At a minimum, the annual duty for crop irrigation, 
as prescribed by the Utah Division of Water Rights, is required for all areas of the lot that will contain non-drought 
tolerant vegetation.  

1. Secondary water by service provider. If secondary water is provided by a culinary or secondary water service 
provider, then the service provider is responsible for ensuring compliance with this part. As a baseline, each 
secondary water provider is encouraged to adopt water-wise landscaping requirements as provided in 
Subsection (b)(2)b. of this Section 106-4-2.1.  

2. Secondary water by private well. If secondary water will be provided by a private well, then by default, a 
water allocation sufficient to water 30 percent of the lot is required unless specifically provided otherwise 
herein. This percent shall be increased to the actual area watered if more than 30 percent of the lot is or will 
be watered. This percent may be reduced to the actual percentage of the lot covered by vegetation that is 
not drought-tolerant or non-native wildland if: 

1. All areas with drought-tolerant vegetation are provided sufficient water allocation for the 
vegetation type and an automatic watering system is installed that has separate valves and 
stations on which vegetation with similar watering needs shall be grouped, if applicable;  

2. A restricted-landscape covenant is recorded to the lot that restricts the area of non-drought 
tolerant vegetation to the actual area allowed by the lot's water allocation, water rights, or water 
shares, given the water duty for crop irrigation as prescribed by the Utah Division of Water Rights, 
and specifies the automatic watering system requirements herein, if applicable; 

3. A note is placed on the final recorded plat as required in Section 106-1-8.20; and  
4. The approved Exchange Application from the Utah Division of Water Rights is submitted to the 

County for each well. It shall demonstrate the total acre-feet approved for each well, and 
demonstrate that all proposed wells within the subdivision, including all phases, were 
simultaneously submitted to the division for approval.” 

 

https://weber.municipalcodeonline.com/book?type=ordinances#name=Sec_106-1-8.20_Final_Plat_Requirements
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  If there will be landscaping and watering restrictions on any of the lots, a note will need to be added to the final plat that 
generally explains the watering and landscaping restrictions, and references the recorded covenant or, if applicable, 

covenants, and specifies the automatic watering system requirements of Section 106-4-2.1, if applicable.  

Natural hazards/wetlands:  Per LUC § 104-28-2, the proposed subdivision area has intermittent streams that run through this 
phase.   

Structures, accessory structures, roads, or parking areas shall not be developed or located within 50 feet from the 
high water mark from the existing ephemeral streams located within the proposed subdivision, unless a stream 
alteration is approved by the Army Corps of Engineers and State Department of Natural Resources    

The proposed subdivision is located within a ridgeline area. Per LUC § 104-28-4,  

All structures located within the ridge line area shall not exceed 35 feet in height from lowest elevation of finished or 
natural grade, whichever is most restrictive, to the top of the structure. All ridge line developments shall be designed 
to minimize visual impact. All buildings constructed shall make use of neutral, natural colors (white may be used only 
as an accent color) that blend in to the surrounding area, non-reflective glass, metal and roofing materials, and varied 
roof lines. A landscape plan shall also be required and shall make use of trees designed to reduce visual impacts. 

The proposed subdivision lies within a geologic hazard study area.  Further reports have been required, and obtained. All 
recommendations contained within the submitted reports (AGEC project no. 1210067) shall be followed throughout the 
development process. Additional, site-specific, geotechnical reports will be required with each building permit submitted, 
per the recommendations outlined in the report. All recommendations contained in the submitted reports shall be followed, 
and a note shall be recorded on the plat indicating the need for further reports. 

Review Agencies:  To date, the proposed subdivision has been reviewed by the Planning Division, Engineering Division, and 
the Weber Fire District.  The County Surveyor’s Office will review a proposed final plat, once one has been submitted. 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, 2023. 

Staff Recommendation 

Staff recommends final approval of Gateway Estates Subdivision Phase 1a, consisting of five lots, dedication of new private 
road, dedication of additional roadway along Hwy 39, and shared accesses for lots 103, 104, and 105, located at approximately 
748 E Hwy 39, Huntsville. This recommendation is subject to all review agency requirements prior to recording of the 
subdivision, and the following conditions: 
 

1. All proposed accesses shall comply with safety, design, and parcel/lot standards as outlined in LUC  
2. An onsite wastewater disposal covenant shall be recorded with the final plat 
3. A private well covenant shall be recorded with the final plat. 
4. All required improvements shall be either installed, escrowed for, or a combination of both, prior to recording the 

final plat. 
5. A restricted-landscape covenant shall be recorded with the final plat, to the lots that restricts the area of non-

drought tolerant vegetation to the actual area allowed by the lot's water allocation, water rights, or water shares, 
given the water duty for crop irrigation as prescribed by the Utah Division of Water Rights, and specifies the 
automatic watering system requirements herein, if applicable.  

 
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. Application 
B. Subdivision Plat 
C. Septic Feasibility and Approved Start Cards from State of Utah 
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Area Map 
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Exhibit A – Application 
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Exhibit B– Subdivision Plat 
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Exhibit C – Well Permits/Septic Feasibility 
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Synopsis 

Application Information 
Application Request: Consideration and action on final approval of Gateway Estates Subdivision Phase 1b, 

consisting of two lots, additional road dedication along Highway 39, and shared access 
easements from Hwy 39 to lots 106, and 107. 

      Type of Decision: Administrative 
Agenda Date: Wednesday, October 4, 2023 
Applicant: OVB Investments, LLC 
Representative: Nate Reeve 
File Number: UVG1B8223 

Property Information 
Approximate Address: 748 E Hwy 39, Huntsville, UT, 84317 
Project Area: 14.1702 acres 
Zoning: Forest (F-5) 
Existing Land Use: vacant 
Proposed Land Use: Residential 
Parcel ID: 21-013-0007, 21-013-0009, 21-013-0001  
Township, Range, Section: T6N, R2E, Section 11 S 

Adjacent Land Use 
North: Vacant South: Highway 39 
East: Vacant West:  Vacant 

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

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 9 (F-5 Zone) 
 Weber County Land Use Code Title 108 (Standards) Chapter 22 (Natural Hazard Areas) 

Background and Summary 

The applicant is requesting final approval of Gateway Estates Subdivision Phase 1b, consisting of two lots, in the F-5 zone. 
Lots 106 and 107 shall have a shared access from Hwy 39, in order to minimize the number of access points from this highway, 
per UDOT and County Engineering recommendations. 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).  
Dedication of a new private road, as well as additional dedication along Highway 39 are included with this proposal. The 
following is a brief synopsis of the review criteria and conformance with LUC.  

Analysis 

General Plan:  The request is in conformance with the Ogden Valley General Plan as it is intended to preserve private property 
rights while also preserving the rural characteristics of the Valley. 

Zoning:  The subject property is located in the F-5 Zone.  Single-family dwellings are a permitted use in the F-5 Zone. 

 Lot area, frontage/width and yard regulations:  In the LUC § 104-9-4, the F-5 zone requires a minimum lot area of 5 
acres for a single family dwelling and a minimum lot width of 300 feet.  The width of both lots in this proposed subdivision 
meet the minimum width requirement.  The area of each lot is 5.646 acres. Additional dedication of right-of-way along 
Highway 39, located along the front of lots 106 and 107, is included as part of this proposal. 

As part of the subdivision process, the proposal has been reviewed for compliance with the current subdivision ordinance in 
the LUC § 106-1, and the F-5 zone standards in LUC § 104-9.   

 

Staff Report for Administrative Approval  
Weber County Planning Division 
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Culinary water and sanitary sewage disposal:  Weber-Morgan Health Department has performed the necessary soil testing 
to provide feedback and recommendations regarding wastewater disposal systems, and the placement of private wells. 
Though there are well protection areas shown on each lot, the developer is proposing a shared well for this phase. A 48-
hour pump test, indicated through documentation from Weber-Morgan Health department is required as part of this final 
plat recordation requirement.  
 

“Improvements required for private well.  

1. Private well drilling and testing. Prior to final plat recording, each well shall be dug and pump-tested for a minimum 

of 48 hours, and a sample of water analyzed according to applicable agency requirements. A copy of pump-test results 

shall be submitted to the County and the local health department. The pump test results shall demonstrate that adequate 

flow and quality exists to serve all intended uses of the well. An inadequate pump-test shall result in that subdivision's 

approval being void unless another lawfully approved water source can be provided.  

2. Metering. The applicant shall install a radio-meter, or other automated usage-reporting meter, pursuant to the 

standards and specifications of the Weber Basin Water Conservancy District, if applicable.” 

____ 

Secondary water requirements: LUC 106-4-2.1 (b): 

“Required water quantity. Each developable lot shall be connected to a system that provides sufficient water quantity, 
quality, flow, rights or shares, and storage, if applicable, to accommodate all intended uses of the water.  

1. Culinary water quantity and quality. The quantity and quality of culinary water shall meet the minimum standards 
required by the culinary water authority, applicable agency, or applicable service provider.  

2. Secondary water quantity. Sufficient secondary water shall be provided so that all areas of the lot that will be 
landscaped with living plant materials can be regularly watered. At a minimum, the annual duty for crop irrigation, 
as prescribed by the Utah Division of Water Rights, is required for all areas of the lot that will contain non-drought 
tolerant vegetation.  

1. Secondary water by service provider. If secondary water is provided by a culinary or secondary water service 
provider, then the service provider is responsible for ensuring compliance with this part. As a baseline, each 
secondary water provider is encouraged to adopt water-wise landscaping requirements as provided in 
Subsection (b)(2)b. of this Section 106-4-2.1.  

2. Secondary water by private well. If secondary water will be provided by a private well, then by default, a 
water allocation sufficient to water 30 percent of the lot is required unless specifically provided otherwise 
herein. This percent shall be increased to the actual area watered if more than 30 percent of the lot is or will 
be watered. This percent may be reduced to the actual percentage of the lot covered by vegetation that is 
not drought-tolerant or non-native wildland if: 

1. All areas with drought-tolerant vegetation are provided sufficient water allocation for the 
vegetation type and an automatic watering system is installed that has separate valves and 
stations on which vegetation with similar watering needs shall be grouped, if applicable;  

2. A restricted-landscape covenant is recorded to the lot that restricts the area of non-drought 
tolerant vegetation to the actual area allowed by the lot's water allocation, water rights, or water 
shares, given the water duty for crop irrigation as prescribed by the Utah Division of Water Rights, 
and specifies the automatic watering system requirements herein, if applicable; 

3. A note is placed on the final recorded plat as required in Section 106-1-8.20; and  
4. The approved Exchange Application from the Utah Division of Water Rights is submitted to the 

County for each well. It shall demonstrate the total acre-feet approved for each well, and 
demonstrate that all proposed wells within the subdivision, including all phases, were 
simultaneously submitted to the division for approval.” 

 

  If there will be landscaping and watering restrictions on any of the lots, a note will need to be added to the final plat that 
generally explains the watering and landscaping restrictions, and references the recorded covenant or, if applicable, 

covenants, and specifies the automatic watering system requirements of Section 106-4-2.1, if applicable.  

https://weber.municipalcodeonline.com/book?type=ordinances#name=Sec_106-1-8.20_Final_Plat_Requirements
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Natural hazards/wetlands:  Per LUC § 104-28-2, the proposed subdivision area has intermittent streams that run through this 
phase.   

Structures, accessory structures, roads, or parking areas shall not be developed or located within 50 feet from the 
high water mark from the existing ephemeral streams located within the proposed subdivision, unless a stream 
alteration is approved by the Army Corps of Engineers and State Department of Natural Resources    

The proposed subdivision is located within a ridgeline area. Per LUC § 104-28-4,  

All structures located within the ridge line area shall not exceed 35 feet in height from lowest elevation of finished or 
natural grade, whichever is most restrictive, to the top of the structure. All ridge line developments shall be designed 
to minimize visual impact. All buildings constructed shall make use of neutral, natural colors (white may be used only 
as an accent color) that blend in to the surrounding area, non-reflective glass, metal and roofing materials, and varied 
roof lines. A landscape plan shall also be required and shall make use of trees designed to reduce visual impacts. 

The proposed subdivision lies within a geologic hazard study area.  Further reports have been required, and obtained. All 
recommendations contained within the submitted reports (AGEC project no. 1210067) shall be followed throughout the 
development process. Additional, site-specific, geotechnical reports will be required with each building permit submitted, 
per the recommendations outlined in the report. All recommendations contained in the submitted reports shall be followed, 
and a note shall be recorded on the plat indicating the need for further reports. 

Review Agencies:  To date, the proposed subdivision has been reviewed by the Planning Division, Engineering Division, and 
the Weber Fire District.  The County Surveyor’s Office will review a proposed final plat, once one has been submitted. 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, 2023. 

Staff Recommendation 

Staff recommends final approval of Gateway Estates Subdivision Phase 1b, consisting of two lots, dedication of additional 
roadway along Hwy 39, and shared accesses for lots 106, and 107, located at approximately 748 E Hwy 39, Huntsville. This 
recommendation is subject to all review agency requirements prior to recording of the subdivision, and the following 
conditions: 
 

1. All proposed accesses shall comply with safety, design, and parcel/lot standards as outlined in LUC  
2. An onsite wastewater disposal covenant shall be recorded with the final plat 
3. A private well covenant shall be recorded with the final plat. 
4. All required improvements shall be either installed, escrowed for, or a combination of both, prior to recording the 

final plat. 
5. A restricted-landscape covenant shall be recorded with the final plat, to the lots that restricts the area of non-

drought tolerant vegetation to the actual area allowed by the lot's water allocation, water rights, or water shares, 
given the water duty for crop irrigation as prescribed by the Utah Division of Water Rights, and specifies the 
automatic watering system requirements herein, if applicable.  

 
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. Application 
B. Subdivision Plat 
C. Septic Feasibility and Approved Start Card from State of Utah 
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Synopsis 

Application Information 
Application Request: Consideration and action on final approval of Gateway Estates Subdivision Phase 1d, 

consisting of two lots, additional road dedication along Highway 39, and a shared access 
easement from Hwy 39 to lots 109 and 110. 

      Type of Decision: Administrative 
Agenda Date: Wednesday, October 4, 2023 
Applicant: OVB Investments, LLC 
Representative: Nate Reeve 
File Number: UVG1D8223 

Property Information 
Approximate Address: 748 E Hwy 39, Huntsville, UT, 84317 
Project Area: 14.1702 acres 
Zoning: Forest (F-5) 
Existing Land Use: vacant 
Proposed Land Use: Residential 
Parcel ID: 21-013-0007, 21-013-0009, 21-013-0001  
Township, Range, Section: T6N, R2E, Section 11 S 

Adjacent Land Use 
North: Vacant South: Highway 39 
East: Vacant West:  Vacant 

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

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 9 (F-5 Zone) 
 Weber County Land Use Code Title 108 (Standards) Chapter 22 (Natural Hazard Areas) 

Background and Summary 

The applicant is requesting final approval of Gateway Estates Subdivision Phase 1d, consisting of two lots, in the F-5 zone. 
Lots 109 and 110 shall have a shared access from Hwy 39, in order to minimize the number of access points from this highway, 
per UDOT and County Engineering recommendations. 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).  
Additional dedication along Highway 39, as well as a shared access from Highway 39 are included with this proposal. The 
following is a brief synopsis of the review criteria and conformance with LUC.  

Analysis 

General Plan:  The request is in conformance with the Ogden Valley General Plan as it is intended to preserve private property 
rights while also preserving the rural characteristics of the Valley. 

Zoning:  The subject property is located in the F-5 Zone.  Single-family dwellings are a permitted use in the F-5 Zone. 

 Lot area, frontage/width and yard regulations:  In the LUC § 104-9-4, the F-5 zone requires a minimum lot area of 5 
acres for a single family dwelling and a minimum lot width of 300 feet.  The width of each lot in this proposed subdivision 
meets the minimum 300’ requirement.  Proposed lot areas range from 11.255-11.554 acres. Additional dedication of right-
of-way along Highway 39, located along the front of Lots 109 and 110, is included as part of this proposal. 

As part of the subdivision process, the proposal has been reviewed for compliance with the current subdivision ordinance in 
the LUC § 106-1, and the F-5 zone standards in LUC § 104-9.   
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Culinary water and sanitary sewage disposal:  Weber-Morgan Health Department has performed the necessary soil testing 
to provide feedback and recommendations regarding wastewater disposal systems, and the placement of private wells. 
Though there are well protection areas shown on each lot, the developer is proposing a shared well for this phase. A 48-
hour pump test, indicated through documentation from Weber-Morgan Health department is required as part of this final 
plat recordation requirement.  
 

“Improvements required for private well.  

1. Private well drilling and testing. Prior to final plat recording, each well shall be dug and pump-tested for a minimum 

of 48 hours, and a sample of water analyzed according to applicable agency requirements. A copy of pump-test results 

shall be submitted to the County and the local health department. The pump test results shall demonstrate that adequate 

flow and quality exists to serve all intended uses of the well. An inadequate pump-test shall result in that subdivision's 

approval being void unless another lawfully approved water source can be provided.  

2. Metering. The applicant shall install a radio-meter, or other automated usage-reporting meter, pursuant to the 

standards and specifications of the Weber Basin Water Conservancy District, if applicable.” 

____ 

Secondary water requirements: LUC 106-4-2.1 (b): 

“Required water quantity. Each developable lot shall be connected to a system that provides sufficient water quantity, 
quality, flow, rights or shares, and storage, if applicable, to accommodate all intended uses of the water.  

1. Culinary water quantity and quality. The quantity and quality of culinary water shall meet the minimum standards 
required by the culinary water authority, applicable agency, or applicable service provider.  

2. Secondary water quantity. Sufficient secondary water shall be provided so that all areas of the lot that will be 
landscaped with living plant materials can be regularly watered. At a minimum, the annual duty for crop irrigation, 
as prescribed by the Utah Division of Water Rights, is required for all areas of the lot that will contain non-drought 
tolerant vegetation.  

1. Secondary water by service provider. If secondary water is provided by a culinary or secondary water service 
provider, then the service provider is responsible for ensuring compliance with this part. As a baseline, each 
secondary water provider is encouraged to adopt water-wise landscaping requirements as provided in 
Subsection (b)(2)b. of this Section 106-4-2.1.  

2. Secondary water by private well. If secondary water will be provided by a private well, then by default, a 
water allocation sufficient to water 30 percent of the lot is required unless specifically provided otherwise 
herein. This percent shall be increased to the actual area watered if more than 30 percent of the lot is or will 
be watered. This percent may be reduced to the actual percentage of the lot covered by vegetation that is 
not drought-tolerant or non-native wildland if: 

1. All areas with drought-tolerant vegetation are provided sufficient water allocation for the 
vegetation type and an automatic watering system is installed that has separate valves and 
stations on which vegetation with similar watering needs shall be grouped, if applicable;  

2. A restricted-landscape covenant is recorded to the lot that restricts the area of non-drought 
tolerant vegetation to the actual area allowed by the lot's water allocation, water rights, or water 
shares, given the water duty for crop irrigation as prescribed by the Utah Division of Water Rights, 
and specifies the automatic watering system requirements herein, if applicable; 

3. A note is placed on the final recorded plat as required in Section 106-1-8.20; and  
4. The approved Exchange Application from the Utah Division of Water Rights is submitted to the 

County for each well. It shall demonstrate the total acre-feet approved for each well, and 
demonstrate that all proposed wells within the subdivision, including all phases, were 
simultaneously submitted to the division for approval.” 

 

  If there will be landscaping and watering restrictions on Lot 108, a note will need to be added to the final plat that generally 
explains the watering and landscaping restrictions, and references the recorded covenant or, if applicable, covenants, and 

specifies the automatic watering system requirements of Section 106-4-2.1, if applicable.  

https://weber.municipalcodeonline.com/book?type=ordinances#name=Sec_106-1-8.20_Final_Plat_Requirements
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Natural hazards/wetlands:  Per LUC § 104-28-2, the proposed subdivision area has intermittent streams that run through this 
phase.   

Structures, accessory structures, roads, or parking areas shall not be developed or located within 50 feet from the 
high water mark from the existing ephemeral streams located within the proposed subdivision, unless a stream 
alteration is approved by the Army Corps of Engineers and State Department of Natural Resources    

The proposed subdivision is located within a ridgeline area. Per LUC § 104-28-4,  

All structures located within the ridge line area shall not exceed 35 feet in height from lowest elevation of finished or 
natural grade, whichever is most restrictive, to the top of the structure. All ridge line developments shall be designed 
to minimize visual impact. All buildings constructed shall make use of neutral, natural colors (white may be used only 
as an accent color) that blend in to the surrounding area, non-reflective glass, metal and roofing materials, and varied 
roof lines. A landscape plan shall also be required and shall make use of trees designed to reduce visual impacts. 

The proposed subdivision lies within a geologic hazard study area.  Further reports have been required, and obtained. All 
recommendations contained within the submitted reports (AGEC project no. 1210067) shall be followed throughout the 
development process. Additional, site-specific, geotechnical reports will be required with each building permit submitted, 
per the recommendations outlined in the report. All recommendations contained in the submitted reports shall be followed, 
and a note shall be recorded on the plat indicating the need for further reports. 

Review Agencies:  To date, the proposed subdivision has been reviewed by the Planning Division, Engineering Division, and 
the Weber Fire District.  The County Surveyor’s Office will review a proposed final plat, once one has been submitted. 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, 2023. 

Staff Recommendation 

Staff recommends final approval of Gateway Estates Subdivision Phase 1d, consisting of two lots, dedication of additional 
roadway along Hwy 39, and a shared access for lots 109 and 110, located at approximately 748 E Hwy 39, Huntsville. This 
recommendation is subject to all review agency requirements prior to recording of the subdivision, and the following 
conditions: 
 

1. All proposed accesses shall comply with safety, design, and parcel/lot standards as outlined in LUC  
2. An onsite wastewater disposal covenant shall be recorded with the final plat 
3. A private well covenant shall be recorded with the final plat. 
4. All required improvements shall be either installed, escrowed for, or a combination of both, prior to recording the 

final plat. 
5. A restricted-landscape covenant shall be recorded with the final plat, to the lots that restricts the area of non-

drought tolerant vegetation to the actual area allowed by the lot's water allocation, water rights, or water shares, 
given the water duty for crop irrigation as prescribed by the Utah Division of Water Rights, and specifies the 
automatic watering system requirements herein, if applicable.  

 
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. Application 
B. Subdivision Plat 
C. Septic Feasibility and Approved Start Card from State of Utah 
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Synopsis 

Application Information 
Application Request: Consideration and action on final approval of Gateway Estates Subdivision Phase 1c, 

consisting of one lot, additional road dedication along Highway 39, and a shared access 
easement from Hwy 39 to lots 107 (Phase 1b) and 108. 

      Type of Decision: Administrative 
Agenda Date: Wednesday, October 4, 2023 
Applicant: OVB Investments, LLC 
Representative: Nate Reeve 
File Number: UVG1C8223 

Property Information 
Approximate Address: 748 E Hwy 39, Huntsville, UT, 84317 
Project Area: 14.1702 acres 
Zoning: Forest (F-5) 
Existing Land Use: vacant 
Proposed Land Use: Residential 
Parcel ID: 21-013-0007, 21-013-0009, 21-013-0001  
Township, Range, Section: T6N, R2E, Section 11 S 

Adjacent Land Use 
North: Vacant South: Highway 39 
East: Vacant West:  Vacant 

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

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 9 (F-5 Zone) 
 Weber County Land Use Code Title 108 (Standards) Chapter 22 (Natural Hazard Areas) 

Background and Summary 

The applicant is requesting final approval of Gateway Estates Subdivision Phase 1c, consisting of one lot, in the F-5 zone. Lots 
107 (Phase 1b) and 108 shall have a shared access from Hwy 39, in order to minimize the number of access points from this 
highway, per UDOT and County Engineering recommendations. 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).  Additional dedication along Highway 39, as well as a shared access from Highway 39 are included with this 
proposal. The following is a brief synopsis of the review criteria and conformance with LUC.  

Analysis 

General Plan:  The request is in conformance with the Ogden Valley General Plan as it is intended to preserve private property 
rights while also preserving the rural characteristics of the Valley. 

Zoning:  The subject property is located in the F-5 Zone.  Single-family dwellings are a permitted use in the F-5 Zone. 

 Lot area, frontage/width and yard regulations:  In the LUC § 104-9-4, the F-5 zone requires a minimum lot area of 5 
acres for a single family dwelling and a minimum lot width of 300 feet.  The width of Lot 108 in this proposed subdivision 
meet the minimum width requirement.  The area of Lot 108 is 14.760 acres. Additional dedication of right-of-way along 
Highway 39, located along the front of Lot 108, is included as part of this proposal. 

As part of the subdivision process, the proposal has been reviewed for compliance with the current subdivision ordinance in 
the LUC § 106-1, and the F-5 zone standards in LUC § 104-9.   
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Culinary water and sanitary sewage disposal:  Weber-Morgan Health Department has performed the necessary soil testing 
to provide feedback and recommendations regarding wastewater disposal systems, and the placement of private wells. 
Though there are well protection areas shown on each lot, the developer is proposing a shared well for this phase. A 48-
hour pump test, indicated through documentation from Weber-Morgan Health department is required as part of this final 
plat recordation requirement.  
 

“Improvements required for private well.  

1. Private well drilling and testing. Prior to final plat recording, each well shall be dug and pump-tested for a minimum 

of 48 hours, and a sample of water analyzed according to applicable agency requirements. A copy of pump-test results 

shall be submitted to the County and the local health department. The pump test results shall demonstrate that adequate 

flow and quality exists to serve all intended uses of the well. An inadequate pump-test shall result in that subdivision's 

approval being void unless another lawfully approved water source can be provided.  

2. Metering. The applicant shall install a radio-meter, or other automated usage-reporting meter, pursuant to the 

standards and specifications of the Weber Basin Water Conservancy District, if applicable.” 

____ 

Secondary water requirements: LUC 106-4-2.1 (b): 

“Required water quantity. Each developable lot shall be connected to a system that provides sufficient water quantity, 
quality, flow, rights or shares, and storage, if applicable, to accommodate all intended uses of the water.  

1. Culinary water quantity and quality. The quantity and quality of culinary water shall meet the minimum standards 
required by the culinary water authority, applicable agency, or applicable service provider.  

2. Secondary water quantity. Sufficient secondary water shall be provided so that all areas of the lot that will be 
landscaped with living plant materials can be regularly watered. At a minimum, the annual duty for crop irrigation, 
as prescribed by the Utah Division of Water Rights, is required for all areas of the lot that will contain non-drought 
tolerant vegetation.  

1. Secondary water by service provider. If secondary water is provided by a culinary or secondary water service 
provider, then the service provider is responsible for ensuring compliance with this part. As a baseline, each 
secondary water provider is encouraged to adopt water-wise landscaping requirements as provided in 
Subsection (b)(2)b. of this Section 106-4-2.1.  

2. Secondary water by private well. If secondary water will be provided by a private well, then by default, a 
water allocation sufficient to water 30 percent of the lot is required unless specifically provided otherwise 
herein. This percent shall be increased to the actual area watered if more than 30 percent of the lot is or will 
be watered. This percent may be reduced to the actual percentage of the lot covered by vegetation that is 
not drought-tolerant or non-native wildland if: 

1. All areas with drought-tolerant vegetation are provided sufficient water allocation for the 
vegetation type and an automatic watering system is installed that has separate valves and 
stations on which vegetation with similar watering needs shall be grouped, if applicable;  

2. A restricted-landscape covenant is recorded to the lot that restricts the area of non-drought 
tolerant vegetation to the actual area allowed by the lot's water allocation, water rights, or water 
shares, given the water duty for crop irrigation as prescribed by the Utah Division of Water Rights, 
and specifies the automatic watering system requirements herein, if applicable; 

3. A note is placed on the final recorded plat as required in Section 106-1-8.20; and  
4. The approved Exchange Application from the Utah Division of Water Rights is submitted to the 

County for each well. It shall demonstrate the total acre-feet approved for each well, and 
demonstrate that all proposed wells within the subdivision, including all phases, were 
simultaneously submitted to the division for approval.” 

 

  If there will be landscaping and watering restrictions on Lot 108, a note will need to be added to the final plat that generally 
explains the watering and landscaping restrictions, and references the recorded covenant or, if applicable, covenants, and 

specifies the automatic watering system requirements of Section 106-4-2.1, if applicable.  

https://weber.municipalcodeonline.com/book?type=ordinances#name=Sec_106-1-8.20_Final_Plat_Requirements
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Natural hazards/wetlands:  Per LUC § 104-28-2, the proposed subdivision area has intermittent streams that run through this 
phase.   

Structures, accessory structures, roads, or parking areas shall not be developed or located within 50 feet from the 
high water mark from the existing ephemeral streams located within the proposed subdivision, unless a stream 
alteration is approved by the Army Corps of Engineers and State Department of Natural Resources    

The proposed subdivision is located within a ridgeline area. Per LUC § 104-28-4,  

All structures located within the ridge line area shall not exceed 35 feet in height from lowest elevation of finished or 
natural grade, whichever is most restrictive, to the top of the structure. All ridge line developments shall be designed 
to minimize visual impact. All buildings constructed shall make use of neutral, natural colors (white may be used only 
as an accent color) that blend in to the surrounding area, non-reflective glass, metal and roofing materials, and varied 
roof lines. A landscape plan shall also be required and shall make use of trees designed to reduce visual impacts. 

The proposed subdivision lies within a geologic hazard study area.  Further reports have been required, and obtained. All 
recommendations contained within the submitted reports (AGEC project no. 1210067) shall be followed throughout the 
development process. Additional, site-specific, geotechnical reports will be required with each building permit submitted, 
per the recommendations outlined in the report. All recommendations contained in the submitted reports shall be followed, 
and a note shall be recorded on the plat indicating the need for further reports. 

Review Agencies:  To date, the proposed subdivision has been reviewed by the Planning Division, Engineering Division, and 
the Weber Fire District.  The County Surveyor’s Office will review a proposed final plat, once one has been submitted. 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, 2023. 

Staff Recommendation 

Staff recommends final approval of Gateway Estates Subdivision Phase 1c, consisting of one lot, dedication of additional 
roadway along Hwy 39, and a shared access for lots 107 (Phase 1b) and 108, located at approximately 748 E Hwy 39, 
Huntsville. This recommendation is subject to all review agency requirements prior to recording of the subdivision, and the 
following conditions: 
 

1. All proposed accesses shall comply with safety, design, and parcel/lot standards as outlined in LUC  
2. An onsite wastewater disposal covenant shall be recorded with the final plat 
3. A private well covenant shall be recorded with the final plat. 
4. All required improvements shall be either installed, escrowed for, or a combination of both, prior to recording the 

final plat. 
5. A restricted-landscape covenant shall be recorded with the final plat, to the lots that restricts the area of non-

drought tolerant vegetation to the actual area allowed by the lot's water allocation, water rights, or water shares, 
given the water duty for crop irrigation as prescribed by the Utah Division of Water Rights, and specifies the 
automatic watering system requirements herein, if applicable.  

 
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  
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A. Application 
B. Subdivision Plat 
C. Septic Feasibility and Approved Start Card from State of Utah 
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