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

& 
Via Zoom Video Conferencing at the link listed above. 

 
A Pre-Meeting will be held at 4:30 p.m. The agenda for the pre-meeting consists of discussion of the same items listed above, on the 

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

 
In compliance with the Americans with Disabilities Act, persons needing auxiliary services for these meetings should call 

the Weber County Planning Commission at 801-399-8761 

        OGDEN VALLEY PLANNING COMMISSION 

               MEETING AGENDA 

February 23, 2021 
5:00 p.m. 

Join Zoom Meeting 
https://us02web.zoom.us/j/84707609670 

 
Meeting ID: 847 0760 9670 

One tap mobile 
+12532158782,,84707609670# US (Tacoma) 
+13462487799,,84707609670# US (Houston) 

 
 Pledge of Allegiance  

 Roll Call:       
 

 
1. Approval of Minutes for January 26, 2021 and February 2, 2021 
 
2. Petitions, Applications, and Public Hearings:  
Administrative items 
 
15 Mins - 2.1 UVH012021 – Request for preliminary approval for Harmony Ranch Cluster Subdivision, consisting of 16 lots in the FV-

3  zone.  This application includes road dedication. 
Staff Presenter: Tammy Aydelotte; Applicant: Chris Cave 

 
20 Mins - 2.2 UVR071520 - Consideration and action on a request for final approval of Harbor View Estates, The Reserve at Crimson 

Ridge Phases 2A, 2B, and 2C, consisting of 41 lots.  
                  Staff Presenter: Felix Lleverino; Applicant: Steven Fenton 
 
30 Mins - 2.3 CUP2020-15 - Consideration and action on a conditional use permit for Harvest Moon Ranch conference/education         

center. 
  Staff Presenter: Felix Lleverino; Applicant: Kasey Plourde 

 
30 Mins - 2.4 ZTA2020-05: Discussion of an additional regulation scenario to amend section 108-7-25 of the Weber County Code        

regarding short-term rentals.  
                  Staff Presenter: Scott Perkes 
 
3. Public Comment for Items not on the Agenda: 

4. Remarks from Planning Commissioners: 

5. Planning Director Report:  

6. Remarks from Legal Counsel: 

Adjourn 
 

 

 
 

 

 

https://us02web.zoom.us/j/84707609670


    
Meeting Procedures 

Outline of Meeting Procedures: 
 The Chair will call the meeting to order, read the opening meeting statement, and then introduce the item.  
 The typical order is for consent items, old business, and then any new business. 
 Please respect the right of other participants to see, hear, and fully participate in the proceedings. In this regard, anyone who 

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

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

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

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

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

or item for discussion will provide input and comments.  
 The commission may impose time limits for comment to facilitate the business of the Planning Commission.  

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

recommendations. 
 A Planning Commissioner makes a motion and second, then the Planning Commission deliberates the issue. The Planning 

Commission may ask questions for further clarification. 
 The Chair then calls for a vote and announces the decision. 

 
Commenting at Public Meetings and Public Hearings 

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

to the matter at hand.  
Speak to the Point:  

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

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

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

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

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

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

Remember Your Objective: 
 Keep your emotions under control, be polite, and be respectful. 
 It does not do your cause any good to anger, alienate, or antagonize the group you are standing in front of. 
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Minutes of the Ogden Valley Planning Commission Meeting for January 26, 2021. To join the meeting, please navigate to the following 
weblink at https://us02web.zoom.us/j/81352521901 the time of the meeting; commencing at 5:00 p.m. 
 

 Present:  John Lewis, Chair; Shanna Francis, Vice Chair; Jeff Burton, Chris Hogge; John (Jack) Howell, Ron Lackey. 
 Absent/Excused: Steve Waldrip (arrived at 5:14 p.m.) 

Staff Present:  Rick Grover, Planning Director; Courtlan Erickson,Legal Counsel; Steve Burton, Planner; Tammy Aydelotte, 
Planner. 

 

 Pledge of Allegiance 

 Roll Call: 
 Chair Lewis asked if anyone had any ex parte communication or conflict of interest to declare.  No disclosures were made. 
 
2. Consent items: 
2.1 CUP 2020-20: Consideration and action on a conditional use permit application for the Crimson Ridge Wellhouse and Tank. 
Presenter: Steve Burton. 
Planner Burton reported Crimson Ridge Water Company is requesting an amendment to an existing conditional use permit for a 
water tank and well house. The existing infrastructure includes wells that provide culinary water to the Crimson Ridge 
Development. This proposed well house and tank will provide water to the new phases of Crimson ridge that are currently under 
subdivision review. The Cluster Subdivision has received some level of approval through the Planning Commission and at this 
point in the process, it is necessary to determine whether there is adequate water to serve the Subdivision. 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. The applicant has submitted a site plan for the project; the document identifies access points, traffic routing plans, and 
building elevations. Staff recommends approval of the CUP based on the findings and 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). 
 
Commissioner Howell moved to approve CUP 2020-20, conditional use permit application for the Crimson Ridge Wellhouse and 
Tank, based on the findings and subject to the conditions listed in the staff report. Commissioner Lackey seconded the motion. 
Commissioner Lewis, Francis, Burton, Hogge, Howell, and Lackey all voted aye. (Motion carried 6-0) 
 
1. Minutes:    Approval of the August 4, 2020 meeting minutes 
Commissioner Howell moved to approve the August 4, 2020 meeting minutes. Vice Chair Francis seconded the motion. 
Commissioners Lewis, Francis, Burton, Hogge, Howell, and Lackey all voted aye. (Motion carried 6-0) 
 
Chair Lewis then reported that the agenda item dealing with the Harvest Moon Conference Center has been removed from this 
agenda and will be heard on February 23.  
 
3. Petitions, Applications, and Public Hearings: 
Administrative items 
3.1 SPE01-2021: Discussion and action on a conceptual sketch plan endorsement request for Harmony Ranch Cluster 
Subdivision, a proposal consisting of 16 lots and open space parcels totaling 29.10 acres. Presenter: Tammy Aydelotte 
Planner Aydelotte reported this is a request for approval of a conceptual sketch plan for a 16-lot cluster development. This plan 
includes open space parcels for areas on the along 3350 North Street and areas buffering the stream corridor. The total project 
area amounts to 53.469-acres. The open space surrounding the stream and stream corridor set-back area encompassed an area 
of 14.252 acres. The applicant is proposing to preserve 60 percent open space, meeting the required minimum open space 
preservation of 60 percent for the AV-3 and FV-3 Zones as outlined in LUC §108-3-5. This subdivision will be required to provide 
some connectivity to adjacent properties, as required by the subdivision code. The road connectivity plan will be reviewed at the 
time a preliminary subdivision application is submitted. Ms. Aydelotte reviewed an aerial image and plat map to orient the 
Commission to the location of the subject property and the existing uses surrounding it.  
 
Vice Chair Francis referenced the stream running through the property and asked if this stream contributes to a higher water 
table, which will prevent the creation of building lots. Applicant’s representative, Chris Cave, stated that is actually a hill and the 

https://us02web.zoom.us/j/81352521901
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water table is not high in that area. He indicated the presence of water was not found in walking the site, but that issue can be 
further examined at the preliminary plat phase of the project.  
 
Commissioner Howell inquired as to how steep the grade is on the property. Mr. Cave stated the roadway going up the project is 
a 10 percent grade and that grade is consistent throughout; he would guess the slope of the lots will be between 10 and 12. 
Commissioner Howell stated that other projects that have been constructed in that area have been impacted by water run-off in 
the spring months and many basements have been flooded. He stated he hopes that will be considered in future approval steps 
in the project. Mr. Cave indicated that he will be prepared to discuss that issue.  
 
Courtlan Erickson, Legal Counsel, asked if a formal motion on the sketch plan application is required. Rick Grover, Planning 
Director, indicated the sketch plan simply requires the endorsement of the sketch plan; this has been handled without taking a 
formal motion and vote on sketch plan in the past.  
 
Commissioner Waldrip joined the meeting at 5:14 p.m. 
 
WS1: Liberty Broadband Presentation 
Tom Christie thanked the Commission for this opportunity to provide them with information regarding Liberty Broadband and its 
sister-company, Freedom Broadband. He has worked with the Weber County Commission, Weber County school District, and the 
town of Huntsville and he wanted to make sure the Planning Commission is familiar with the service they provide and the support 
they can offer for expanding internet infrastructure in the Ogden Valley. Liberty and Freedom provide wireless across the entire 
Valley; since 2017, the business model has evolved as it was necessary to make determinations based upon the unique nature 
and topography of the marketplace. The number of wireless customers in Huntsville has increased to over 700 and last week he 
presented to the Huntsville Council the concept of a fiber project; this would not require outside funding or a contribution from 
the town. Rather, Liberty has chosen to proceed with the project, which will benefit roughly 200 homes. He introduced a team 
member, Cathy Zindell, who is also a resident of Huntsville, to provide information regarding the network map and future fiber 
growth plans. Ms. Zindell shared a map identifying current towers and the areas that are prime for fiber growth. This growth will 
help to improve service within existing developments and provide access to reliable internet for future residential and business 
growth.  
 
Commissioner Howell asked if the communication tower at Nordic Valley is located near the Rise Broadband tower. Ms. Zindell 
answered yes, they are very close to one another.  
 
Mr. Christie stated he has lived in the valley for 15 years and he and many other residents have struggled with download speeds; 
it is difficult to operate a modern home with low speeds and that is why this service level increase is in such great demand. 
Technology changes rapidly and access to reliable fiber will make it possible for residents and businesses to take advantage of 
improved technologies.  
 
Commissioner Howell stated he believes that some fiber has been installed in various areas of the street. Ms. Zindell stated that 
is correct, but Century Link did not inventory their fiber lines properly; therefor, the location of all fiber in the Valley is not well 
known. As Liberty finds the different fiber nodes in the Valley, they will utilize it where possible. Mr. Christie added Liberty will 
leverage Century Link’s fiber in order to deliver higher speeds.  
 
Commissioner Lackey stated he feels the success of Liberty is very important to the entire Valley; upgrades have given many 
residents access to 5G speeds, which is greatly appreciated. He asked how Liberty will compete with other providers as 
infrastructure becomes more broadly accessible in the Valley. Ms. Zindell stated it is very harder to compete with larger service 
providers, but Liberty has secured licenses for the spectrum they use, and no other provide can use them. However, going forward, 
most providers are moving toward 6G and as Liberty moves in that same direction, they will purchase available spectrum space 
in order to continue increasing speeds.  
 
Commissioner Howell asked if Relianet is still operating in the Ogden Valley. Ms. Zindell stated that they were a satellite provider 
that was ultimately purchased by Rise Broadband.  
 
Chair Lewis thanked Ms. Christie and Ms. Zindell for the service they are providing to the Ogden Valley. Ms. Zindell stated it would 
be helpful for Liberty to receive information about plans for increased residential and commercial development in the County in 
order for them to prepare for those projects and lay their infrastructure prior to or in conjunction with other utility projects. Rick 
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Grover, Planning Director, indicated that the Frontier platform is updated daily with development plans and should provide the 
information Ms. Zindell is requesting.  
 
4. Elections: Chair and Vice Chair for 2021 
Vice Chair Francis made a motion to elect Commissioner Lewis as Chair. Commissioner Howell seconded the motion.  
Chair Lewis invited other nominations. No additional nominations were made.  
Commissioners Lewis, Francis, Burton, Hogge, Howell, Lackey, and Waldrip all voted aye. (Motion carried 7-0) 
 
Commissioner Lackey made a motion to elect Commissioner Francis as Vice Chair. Commissioner Howell seconded the motion.  
Chair Lewis invited other nominations. No additional nominations were made.  
Commissioners Lewis, Francis, Burton, Hogge, Howell, Lackey, and Waldrip all voted aye. (Motion carried 7-0) 
 
5. Meeting Schedule: Approval of the 2021 Meeting Schedule: 
Commissioner Howell made a motion to approve the 2021 meeting schedule. Commissioner Lackey seconded the motion.  
Commissioners Lewis, Francis, Burton, Hogge, Howell, Lackey, and Waldrip all voted aye. (Motion carried 7-0) 
 
6. Approval of the 2021 Planning Commission Rules of Order:   
Rick Grover, Planning Director, stated there are no recommended changes to the Rules of Order that were in place in 2020.  
 
Commissioner Howell stated the rules reference the consent agenda, administrative agenda, and Weber County Commission 
legislative actions; he asked if it is possible to clearly explain that public input is typically not taken for consent items, but it is 
taken for administrative and legislative items. Additionally, motions regarding legislative items are to make a recommendation to 
the County Commission and are not actually approved by this body. Mr. Grover stated that staff determines which items are 
eligible for a consent agenda; these are items for which there is typically not a great deal of public interest or input and staff is 
seeking to make the best use of the Commission’s time. For certain administrative items, the Commission is not required to accept 
public comment, but they can if they choose to do so. For an item like a rezone, the Commission is required to accept public input. 
He stated Commissioner Howell is correct that for legislative items, this body is a recommending body to the Weber County 
Commission.  
 
Vice Chair Francis made a motion to approve the 2021 Planning Commission Rules of Order. Commissioner Hogge seconded the 
motion. Commissioners Lewis, Francis, Burton, Hogge, Howell, Lackey, and Waldrip all voted aye. (Motion carried 7-0) 
 
7. Training:    Open and Public Meetings Act – Courtlan Erickson 
Courtlan Erickson, Legal Counsel, used the aid of a PowerPoint presentation to provide the Commission with training regarding 
the Open and Public Meetings Act; all public bodies are required to receive this training annually in accordance with Title 52 of 
the Utah Code. He focused on the provisions of OPMA governing electronic meetings given that many public bodies are strictly 
holding electronic meetings due to the COVDI-19 pandemic; the Commission’s rules also allow for electronic meetings.  
 
Vice Chair Francis asked if the Chair is allowed to make a motion. Mr. Erickson stated that is governed by the Commission’s own 
rules of order, which specify that the Chair cannot make a motion, but can second a motion.  
 
8. Public Comment for Items not on the Agenda 
Ronald Gleason thanked the Commission for their work; he referenced House Bill 198, which would introduce a ‘dark sky’ license 
plate, which would be a great option for those that support dark sky initiatives. Since North Fork Park is the 21st designated dark 
space park, this would be a great option for those supportive of the park. He stated he hopes the legislation passes and asked that 
others who support the legislation reach out to their representatives to voice that support.  
Commissioner Waldrip indicated the bill is sponsored by Steve Handy, but has not been assigned to a committee; he will track it 
and keep the Commissioner informed.  
 
5. Remarks from Planning Commissioners  
None. 
 
6. Planning Director Report 
Mr. Grover referenced Mr. Gleason’s comments about dark sky initiatives; this is an issue that Planning staff takes very seriously 
and he reported on the Planning Division’s efforts to enforce dark sky standards for certain projects in the Ogden Valley.  
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7. Remarks from Legal Counsel  
None 
 
     Meeting Adjourned: The meeting adjourned at 5:57 pm 

    Respectfully Submitted, 

         
Weber County Planning Commission 
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Minutes of the Ogden Valley Planning Commission Meeting for February 2, 2021. To join the meeting, please navigate to the following 
weblink at https://us02web.zoom.us/j/84307811269, the time of the meeting; commencing at 5:00 p.m. 
 

 Present:  John Lewis, Chair; Shanna Francis, Vice Chair; Jeff Burton, Chris Hogge; John (Jack) Howell, Ron Lackey. 
 Absent/Excused: Steve Waldrip  

Staff Present:  Rick Grover, Planning Director; Courtlan Erickson, Legal Counsel; Scott Perkes, Planner; Marta Borchert, Office 
Specialist. 

 

 Pledge of Allegiance 

 Roll Call: 
 Chair Lewis asked if anyone had any ex parte communication or conflict of interest to declare.  No disclosures were made. 
 
WS1: Amending the Culinary and Secondary Water Requirements in the Subdivision Ordinance 
Planning Director Grover indicated this item has been removed from the agenda for tonight’s meeting and will be heard at a 
future meeting.  
 
Adjourn to Regular Ogden Valley Planning Commission meeting 
 
1. Petitions, Applications, and Public Hearings: 
Administrative items 
 
2.1 DR2020-07: Consideration and action on a request for design review approval of an accessory storage building that is more 
than twice the size of the primary dwelling’s footprint at 4267 N 3150 E., Liberty. Presenter: Scott Perkes 
Planner Perkes reported the applicant is requesting design review approval of a large residential accessory storage building that 
is approximately 10,481 square feet – nearly twice the size of the primary dwelling unit – at 4267 North 3150 East in Liberty.  
Mr. Perkes presented the elevations provided by the applicant, noting that the design features are intended to give the building 
an architectural look and feel. The property is zoned Agricultural Valley AV-3 and the lot is three acres in area with approximately 
369.54 feet of frontage on 3150 East Street. The building will be used for the personal storage of RV’s, trailers, cars, tractors, 
implements, workshop storage, indoor pool, and a few living facilities (kitchen, bathroom, sauna, laundry, & loft). The proposed 
building will be 10 feet from the west lot line (rear), 221 feet from the east (front) lot line, 10 feet from the south side lot line, 268 
Feet from the north side lot line, and 17 feet behind the home. Section 108-7-16, Large Accessory Buildings (1,000 square feet or 
larger), item (c) states “ Accessory buildings that exceed the dwelling in area by more than double as measured by the footprint 
of the dwelling shall require approval by the planning commission as a design review”. When compared to the dwelling’s footprint 
(3,573 sq. ft.), the proposed structure (10,481 sq. ft.) is 3,335 square feet larger than double the dwelling’s footprint and thereby 
requires design review prior to the issuance of a Land Use and Building Permit. The application has been reviewed by the following 
agencies: Building, Fire, and Engineering. Planning review will be completed with the satisfaction of the Design Revie process as 
the structure meets all zoning requirements. The applicant will need to work with the health department to ensure the proposed 
bathroom and kitchen are connected to the property’s septic system and that the system is properly sized. Recommended 
conditions of approval include: 

 Satisfaction of all review agency requirements involved with the issuance of a Land Use Permit and Building Permit for 
the proposed structure. This also includes health department approval of septic system connections and upgrades.  

 The building plans will need to be updated to show the proposed loft area. This loft cannot be considered a sleeping 
room and a note must be placed in the plans that indicates that the loft may not be used for habitable/sleeping space.  

 A Second Kitchen Covenant must be signed and recorded on the property. This covenant will prohibit the structure from 
being used as a separate dwelling unit. 

 
Mr. Perkes concluded staff recommends that the Planning Commission review the submitted review materials and determine if 
enough information has been provided in order for the above listed considerations to be adequately vetted. If so, the Commission 
could approve the design review request with the above listed condition (along with any other conditions added by the 
commission) and the following findings:  

 The proposed use is allowed in the AV-3 Zone. 

 All development standards have been met. 
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 With any imposed conditions, the proposed building does not impair the orderly and harmonious development of the 
neighborhood or impair investment in and occupation of the neighborhood.  

 
Alternatively, if the Commission determines that additional review information is needed for adequate consideration, the 
Commission could vote to table the application until such materials are furnished for further review. 
 
Vice Chair Francis referenced the plat map and asked for more information about the easement running through the property. 
Mr. Perkes stated that is not actually an easement, but a line that identifies the required distance between the home and the 
accessory structure. The minimum requirement is 10 feet, but the applicant has actually provided a 17-foot distance between the 
home and the accessory structure. The measurement is taken from the closest point of the home to the closest point of the 
accessory structure. The Fire Marshall and Building Official have both indicated they feel the layout proposed by the applicant 
complies with the Code regulating this type of use.  
 
Commissioner Howell moved to approve DR2020-07, design review approval of an accessory storage building that is more than 
twice the size of the primary dwelling’s footprint, at 4267 N. 3150 E., Liberty, based on the findings and subject to the conditions 
listed in the staff report, and requesting a color review discussion between the applicant and Planner Scott Perkes.  Commissioner 
Lackey seconded the motion. Commissioners Lewis, Francis, Burton, Hogge, Howell, and Lackey all voted aye. (Motion carried 6-
0) 
 
3. Approval of the 2021 Planning Commission Rules of Order:   
Planning Director Grover indicated that the Rules of Order have been amended to include updated meeting procedures allowing 
electronic or virtual meetings without an anchor location; the amendment indicates that the Planning Commission can hold 
electronic meetings if the Planning Director or Chair determines that holding an in-person meeting would not be allowed or would 
not be advisable due to health concerns or other circumstances.   
 
Legal Council Erickson stated that it is important for the Commission’s rules to provide explicit direction regarding when the 
Commission is able to hold an electronic or virtual meeting.  
 
Commissioner Hogge asked if there has been discussion about continuing to allow Commissioners, staff, or the public to 
participate in an in-person meeting in a virtual fashion. Mr. Grover answered yes; allowing electronic participation may make it 
easier for the public or applicants to attend a meeting. Commissioner Burton stated it may be necessary to further amend the 
language to make it possible to call electronic meetings for any reason. The entire Commission agreed. Mr. Erickson suggested 
language that gives the Director or Chair the discretion to call an electronic meeting for any reason; he and Mr. Grover can work 
to further amend the language in the rules and bring them back to the Commission at their next meeting for approval.  
 
Commissioner Burton asked for confirmation that members of the Commission participating electronically will be considered to 
be in attendance for the purpose of constituting a quorum of the Commission. Mr. Erickson stated that he can amend the language 
to indicate such if the Commission so desires. The Commission indicated they would like to allow in-person and electronic 
participation for the purpose of constituting a quorum. Chair Francis facilitated discussion among the Commission regarding 
whether the rules should provide direction regarding the circumstances under which electronic participation would not be 
allowed. The Commission favored flexibility, until or unless it becomes apparent that any person is abusing the rules or if electronic 
participation detracts from the effectiveness and efficiency of meetings.  
 
Vice Chair Francis made a motion to table approval of the 2021 Planning Commission Rules of Order to give staff the opportunity 
to further amend the language regarding electronic meetings and participation. Commissioner Hogge seconded the motion. 
Commissioners Lewis, Francis, Burton, Hogge, Howell, Lackey, and Waldrip all voted aye. (Motion carried 6-0) 
 
 
4. Public Comment for Items not on the Agenda 
None. 
 
5. Remarks from Planning Commissioners  
None. 
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6. Planning Director Report 
Mr. Grover reported the Commission’s February 23 agenda will include an item regarding short term rentals (STRs).  
 
7. Remarks from Legal Counsel  
None 
 
     Meeting Adjourned: The meeting adjourned at 5:22 p.m. 

    Respectfully Submitted, 

         
Weber County Planning Commission 
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Synopsis 

Application Information 
Application Request: Consideration and action on a request for final approval of Harmony Farms Cluster 

Subdivision consisting of 16 lots, 3 open space parcels, and an extension  of a public street. 
Type of Decision: Administrative 
Agenda Date: Tuesday, February 23, 2021 
Applicant: Ian Silverberg, Owner 
Authorized Representative: Chris Cave    
File Number: UVE030217 

Property Information 
Approximate Address: 3000 East 3350 North, Eden 
Project Area: 53.47 Acres 
Zoning: FV-3, AV-3 
Existing Land Use: Vacant 
Proposed Land Use: Residential 
Parcel ID: 22-023-0150 
Township, Range, Section: Township 7 North, Range 1 East, Section 29  

Adjacent Land Use 
North: 3350 North St./Residential South: Vacant 
East: Vacant West:  Public Right-of-Way to be dedicated 

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

Applicable Ordinances 

 Title 104, Zones, Chapter 6, Agricultural Valley (AV-3) Zone 
 Title 104, Zones, Chapter 14, Forest Valley (FV-3) Zone 
 Title 106, Subdivisions 
 Title 108, Standards, Chapter 3, Cluster Subdivisions 

Development History 

 1/26/2021 – Sketch plan endorsement from Ogden Valley Planning Commission 

Background 

The applicant has submitted a request for preliminary approval of the Harmony Ranch Cluster Subdivision, consisting of 16 
lots, 3 open space parcels, and dedication of a public street, located at approximately 3000 East 3350 North, Eden. The 
proposed subdivision will cover a total area of 53.469 acres. Culinary water and secondary water will be provided by Nordic 
Mountain Water.  Weber-Morgan Health Department has issued feasibility for on-site septic systems for each lot.  

The proposed subdivision, in compliance with the recommended conditions and conforms to both the zoning and 
subdivision requirements of the Uniform Land Use Code of Weber County, Utah (LUC). The application for final approval 
has been reviewed against certain standards of the Land Use Code and the following is staff’s evaluation of the request.  

 

 

 

 
Staff Report to the Ogden Valley Planning Commission 

Weber County Planning Division 
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Analysis 

General Plan: The proposal conforms to the residential and resort development trends outlined in the Ogden Valley General 
Plan.  

Zoning: The subject property is located in the both the Forest Valley (FV-3) Zone and the Agricultural Valley (AV-3) Zone. 
The zoning boundaries are shown on the subdivision plat.  

Weber County LUC 104-1 (Forest Valley Zone FV-3): 

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

The purpose of the Agricultural Valley (AV-3) zone is identified in the LUC §104-3-1 as:   

 The purpose of the AV-3 Zone is to designate farm areas, which are likely to undergo a more intensive urban 
 development, to set up guidelines to continue agricultural pursuits, including the keeping of farm animals, and 
 to direct orderly low-density residential development in a continuing rural environment. 

Lot area, frontage/width and yard regulations: Most lots and associated frontages within the proposed subdivision are 
located within the FV-3 zone, which requires a minimum of three acres for a single family dwelling and a minimum lot 
width of 150 feet. The minimum yard setbacks for a single family dwelling in the AV-3 and FV-3 zones zone are 30 feet 
for the front yard setback, 10 feet with a total width of 2 side yards not less than 24 feet for the side yard setback, and 
30 feet for the rear yard setback.  

The proposed cluster subdivision meets the lot size and frontage requirements of the AV-3 and FV-3 zones and the 
cluster subdivision ordinance. The proposal conforms to the lot development standards of the cluster subdivision as 
outlined in LUC §108-3-7, including the 80' lot width for lots in the AV-3 zone. The minimum building lot size in the 
proposed subdivision is 0.918 acres, complying with the 9 ,000 square foot minimum lot size requirement. Yard setbacks 
for dwellings in cluster subdivisions are as follows: 

a. Front: 20 feet. 

b. Side: 8 feet. 

c. Rear: 20 feet. 

The maximum dwelling height in cluster subdivisions is 40'.  The proposed cluster subdivision provides 60.15 % open 
space as 'Common Area', meeting the minimum open space requirement of 60 % in the AV-3 and FV-3 zones. 

Culinary water and sanitary sewage disposal: A will serve letter regarding the availability of culinary water, sewer, and 
irrigation water has been provided by the Nordic Mountain Water and Sewer Improvement District.  A capacity assessment 
letter from the Department of Environmental Quality Division of Drinking Water has been provided. (see Exhibit B).   

Additional design standards and requirements: Either sidewalk or a paved trail will be required from 3350 North St and 
along the private roads within the proposed development, as outlined in LUC §106-4-2 (f). The proposed cluster subdivision 
is located within the natural hazards study area and a note will be required to be added to the plat indicating that a natural 
hazards study is not required as it has been determined that the geologic unit within the subdivision is not associated with 
problem soil or landslide hazards, as determined by the Utah Geological Survey.  

Review Agencies: To date, the proposed subdivision has been reviewed by the Surveyor's Office, Engineering Division, and 
the Fire District.  A condition of approval has been added to ensure that all conditions of the Review Agencies will be 
addressed prior to the final Mylar being recorded.   

Tax clearance: There are no outstanding tax payments currently related to these parcels.   
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Staff Recommendation 

Staff recommends final approval of the Harmony Ranch Cluster Subdivision, consisting of 16 lots, 3 common areas, and an 
extension of a public street.  This recommendation for approval is subject to all review agency requirements and based on 
the following conditions:    
 

1. A financial guarantee for improvements will be required as outlined in LUC § 106-4-1. 
2. A construct permit from the Utah State Department of Environmental Quality Division of Drinking Water for 

expansion of the water system and water lines serving the subdivision is required prior to the subdivision receiving 
final approval from the county commission. 

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 applicable County ordinances.   
3. The proposed subdivision will not be detrimental to 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. Subdivision Plat 
B. Capacity Assessment Letter and Septic Feasibility 

Map 1 

 
 

Subject Property 
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Exhibit A – Subdivision Plat 
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Exhibit B– Capacity Assessment – Water and Septic Feasibility 
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Synopsis 

Application Information 

Application Request: Consideration and action on a request for final approval of Harbor View Estates, The 
Reserve at Crimson Ridge Phases 2A, 2B, and 2C, consisting of 41 lots. 

Type of Decision Administrative 
Agenda Date: Tuesday, February 23, 2021 
Applicant: Steven Fenton 
File Number: UVR071520 

Property Information 

Approximate Address: 5235 E Highway 158, Liberty 
Project Area: 16.54 acres 
Zoning: Forest Valley (FV-3) 
Existing Land Use: Vacant grassland 
Proposed Land Use: Residential Subdivision 
Parcel ID: 20-005-0021 
Township, Range, Section: T6N, R1E, Section 3 

Adjacent Land Use 

North: Residential/Grassland South: Residential 
East: Pineview Reservoir West:  Forest 

Staff Information 

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

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 3 (Cluster Subdivision) 
 Title 108 (Standards) Chapter 22 (Natural Hazard Areas) 

Development History 

The Reserve at Crimson Ridge was presented before the Ogden Valley Planning Commission for sketch plan endorsement on 
June 2, 2020, in that meeting, the Planning Commission raised some questions regarding the stream corridor, snow storage, 
and emergency services access. 

On September 22, 2020, the preliminary plan for phases 2 and 3 was heard and approved by the Ogden Valley Planning 
Commission. 

Background 

The applicant is requesting final approval of Harbor View Estates consisting of 8 lots, and the Reserve at Crimson Ridge Phase 
2A, 2B, 2C consisting of 33 lots. The remaining phases will gain access from an existing residential county road called 
Morningside Lane. Access into Harbor View Estates is permitted by UDOT in the form of a Conditional Access Permit that shall 
expire November 10th 2021 if construction is not completed.  

 

Staff Report to the Ogden Valley Planning Commission   
Weber County Planning Division 
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In compliance with the cluster code, the open space preservation plan was approved during preliminary approval (see Exhibit 
E). Since the approval date, additional documents, required by County reviewing agencies, have been submitted including: 

1. A public trail segment that connects to the Pineview reservoir trail (see Exhibit E),  
2. Additional geologic and geotechnical reports, 
3. Final dedication plats for all phases, 
4. Civil drawings for all subdivision improvements including a utility plan for a new water well, new water lines with 

water line easements, roadway improvements, and septic system improvements. 
5. A cost estimate for improvements 
6. An annexation plat for the sewer improvements district. 
7. A septic plan submitted to the County Engineering Department and the Division of Water Quality 

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 2016 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.” 

Natural Hazards: This proposal includes three studies to identify geologic hazards and subsurface conditions that exist 
throughout the development. Page 15 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, and Landslides and slope 
failures have the hazard rating of “High” while stream flooding, shallow groundwater, debris flow and floods, and problem 
soil and rock have a hazard rating of “Moderate”. For this reason, the geologist has requested that a design-level geotechnical 
engineering study be performed. In following that recommendation, the applicant has contracted with Christensen 
Geotechnical to conduct a Geotechnical Investigation and AGEC Applied Geotech for a second opinion. Page 7 of the AGEC 
geotechnical report, dated September 15, 2020 (project number 1200541), states that consideration should be given to 
conducting site-specific geotechnical studies. Further, site grading taking place on slopes greater than 3 horizontal to 1 vertical 
should be reviewed by AGEC and before construction to determine if additional exploration and stability analysis is needed. 
The report from AGEC contains a section directing pavement and subgrade preparations roads. 

Building Site: Throughout each phase, areas planned for lots are selected for the lack of steep slopes, minimal geologic 
hazards, and preservation of natural features like viewsheds and stream corridors, and native forested areas. 

Relation to Adjoining Street System: Section (106-2-1 a) “The arrangement of streets in new subdivisions shall make 
provision for the continuation of the existing streets in adjoining areas (or their proper protection where adjoining land is 
not subdivided) insofar as such may be deemed necessary by the planning commission for public requirements. The street 
arrangement must be such as to cause no unnecessary hardship to owners of adjoining property when they plat their land 
and seek to provide for convenient access to it.” 

During preliminary approval from the Planning Commission on September 22, 2020, the Planning Division recommended 
that a public road continuation from the Morningside lane is made public and that the road connectivity plan include a stub 
to adjacent properties to the north be made. However, since taking comments from the County Engineers, they felt the 
roads are best to remain private, and a stub to the north is not necessary because lands to the north already have frontage 
on Highway 162 where which, a new access point can be created with approval from UDOT. It is preferred by the County 
Engineer for the roads within The Reserve at Crimson Ridge phases 2A, 2B, and 2C remain private due to the planned ROW 
width of 50’ and that portions of the roads exceed the maximum acceptable grade. 

Sensitive Lands: The sensitive lands map showing stream corridors indicated the presence of an intermittent stream that 
requires a 50-foot setback from the high water-mark. The entire stream corridor is dimensioned on each phase of the 
development with its associated 50-foot setback.  

Culinary Water: The new well is complete, tested, and ready to be drawn from. The Planning Commission approved a 
conditional use permit for the water tank and well house on January 26th 2021. All 41 lots will be served with culinary and 
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irrigation water by the Crimson Ridge private water system. The water storage tank and pumphouse are not built yet. The 
Utah Division of Drinking Water is the authority for the water system. A state-level review of the drinking water source 
protection zone plan is currently underway. 

Sanitary System: A community septic system and drain field that serves phase 1 will be enlarged to serve phase 2 and Harbor 
View. Each lot will have an individual septic tank, the sewer effluent is further treated in the sewer pods and discharged into 
the drain field and chamber absorption trenches. The Utah Division of Water Quality is the authority over the septic system. 
The State will review the septic plan to ensure compliance with their regulations. 

Review Agencies: The Weber County Fire District has posted approval based on the civil plans including hydrants, access, and 
grade. The Division of Water Quality has posted several comments that will be addressed by revisions to the septic plan and 
written technical details. Following a formal review and approval of the Drinking water source protection area plan by the 
Division of Drinking Water, the Weber-Morgan Health Department will review the locations of the individual septic tank 
placement.  A final set of civil drawings is currently under review by the County Engineering Department. The Planning Division 
has reviewed the subdivision plan for compliance with the subdivision code and the cluster code. The County Surveyor is 
finalizing a review on the final plat for each phase of the development. 

Staff Recommendation 

Staff recommends final approval of Harbor View Estates, and The Reserve at Crimson Ridge Phases 2A, 2B, and 2C, consisting 
of 41 lots. This recommendation is based on all review agency comments and the following conditions: 

1. The developer shall create a Home Owner’s Association according to section 106-2-6 of the land-use code. 
2. The Utah Division of Water Quality shall approve the septic plan. 
3. The Utah Division of Drinking Water shall approve the drinking water source protection plan. 
4. A note added to the plat stating that any development of the subdivision must comply with all recommendations 

outlined in the geologic hazards report. The note will specify all geologic and geotechnical studies that are 
available to the public. 

5. All subdivision improvements must be completed or escrowed for at the time of recording. 

The following findings are the basis for the staff’s recommendation: 

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

Exhibits 

A. Harbor View Estates 
B. The Reserve at Crimson Ridge Phase 2A 
C. The Reserve at Crimson Ridge Phase 2B 
D. The Reserve at Crimson Ridge Phase 2C 
E. Open Space plan 
F. UDOT permit  
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Area Map 
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Exhibit A 
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Exhibit B 
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Exhibit C 
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Exhibit D 
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Exhibit E 
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Exhibit F 
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Synopsis 

Application Information 
Application Request: Consideration and/or action on a conditional use permit for Harvest Moon Ranch 

Conference/Education Center. 
Agenda Date: Tuesday, February 23, 2021 
Applicant: Kasey Plourde, Owner 
File Number: CUP 2020-15 

Property Information 
Approximate Address: 10027 E 325 S Huntsville, Utah, 84310 
Project Area: 12.76 acres 
Zoning: Forest Valley - 3 Zone (FV-3) 
Existing Land Use: Residential 
Proposed Land Use: Conference/Event Center 
Parcel ID: 21-046-0005, 21-046-0006 
Township, Range, Section: T6N, R2E, Section 15 

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

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

Applicable Ordinances 

 Title 101 Chapter 1 General Provisions, Section 7 Definitions 
 Title 104 Chapter 14 (FV-3 Zone) 
 Title 108 Chapter 1 (Design Review) 
 Title 108 Chapter 2 (Ogden Valley Architectural, Landscape, and Screening Standards) 
 Title 108 Chapter 4 (Conditional Uses) 
 Title 108 Chapter 8 (Parking and loading Space) 
 Title 108 Chapter 16 (Outdoor Lighting) 
 Title 110 Chapter 2 (Ogden Valley Signs) 

Summary and Background 

The applicant is requesting approval of a conditional use permit for the Harvest Moon Ranch located in the FV-3 zone at 
10027 E 325 S unincorporated Huntsville. The FV-3 Zone allows a “Conference/educational Center” as a conditional use. The 
property is well situated for visitors interested in the many outdoor activities the Ogden Valley has to offer. 

Visitors who book their event at the Harvest Moon Ranch will have the option to participate in conferences, dining, live 
entertainment, site seeing, fly fishing, and group yoga. Harvest Moon Ranch also offers for rental a 3,250 square foot barn 
for indoor conferences. The barn capacity is limited to 99 people as directed by the Weber County Fire District. 

The Uniform Land Use Code of Weber County, Utah (LUC) §108-1-2 requires the planning commission to review and approve 
applications for conditional use permits and design reviews.  
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Analysis 

General Plan: The proposal conforms to the Ogden Valley General Plan by providing recreation and cultural activities (pg. 45 
Ogden Valley General Plan, Park, and Recreation implementation 2.1.1).  

Zoning: The permitted and conditional uses applied to the home, barn, and majority of the property, are regulated by the 
zoning code of the Forest Valley (FV-3) zoning (see Exhibit H).  

The purpose of the FV-3 Zone can be further described in LUC §104-21-1 as follows:  

The purpose of the FV-3 zone 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. 

The FV-3 Zone has listed a Conference/Education Center as a conditional use LUC §104-21-3 (f). Section 101-2-4 C defines a 
Conference/Education Center.  

Conference/education center. The term "conference/education center" means 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. 

The applied use has since been removed from the FV-3 Zone code. Being that the owner applied for this use before 
it was removed, the application is vested. 

Design Review: To ensure that the general design, layout, and appearance of the building remains orderly and harmonious 
with the surrounding neighborhood, this proposal has been reviewed for compliance with LUC §108-1.  

Considerations relating to traffic safety and traffic congestion. This proposal includes plans to construct a new 
compacted roadbase parking area and driveway fronting on 10,000 East Street (see exhibit C). According to LUC 108-
8-7, (b) seasonal operations are exempt from the requirements to pave the parking area with asphalt or pavement. 
Conference center visitor parking on the shoulder of the public right-of-way is strictly prohibited. 

Considerations relating to landscaping. The applicant has created a landscape plan describing improvements 
that will be made to meet the landscaping and screening standards of the land-use code. Exhibit G provides 
details related to existing plant life, new plant life, irrigation methods, tree removal. The accompanying site plan 
in Exhibit C depicts the locations of the new trees and shrubs and berms.  

Considerations relating to buildings and site layout. The existing buildings and the planned addition to the barn 
meet the site development standards of the FV-3 Zone. The site layout and screening measures are designed in 
a way to facilitate traffic flow efficiency and mitigate nuisances from event parking. 

Considerations relating to utility easements, drainage, and other engineering questions. The existing structures 
and planned additions do not encroach into easements. The site grading areas are designed to shed water to a 
designated area to the north of the parking lot where water can percolate into the ground. The grading plan is 
approved by the County Engineering Department. 

Considerations relating to prior development concept plan approval associated with any rezoning agreement, 
planned commercial or manufacturing rezoning, or planned residential unit development approval. The proposed 
site does not have any type of development agreement associated with the property; therefore considerations on 
this portion of the code are not applicable at this time. 

Ogden Valley Architectural, Landscape, and Screening Standards: The materials used for the building addition are compliant 
with the standards in 108-2. The existing landscaping on the site is sufficient to meet the specific landscaping standards. The 
site plan in Exhibit C and landscape plan in Exhibit G indicate the measures taken to screen the conference center and its 
associated uses from the public right-of-way and the adjacent properties. 

Conditional Use Review: A review process has been outlined in LUC §108-4-3 to ensure compliance with the applicable 
ordinances and to mitigate anticipated detrimental effects. Before commencing work, or operating a business, the applicant 
will need to receive approval from the applicable agencies. A condition has been made part of the Planning Division’s 
recommendations to ensure that this standard is met. 
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Hours of operation: This will be a seasonal operation from May 1st to November 1st. The hours of operation on Sunday 
through Thursday are from 9:00 am to 10:00 pm. The hours of operation on Friday and Saturday are from 9:00 am to 10:00 
pm (outside) and 11:00 pm (indoors).  

The number of events per year: The Utah State Division of Drinking Water considers the Harvest Moon Ranch water system 
as a “Non-public water system” (see Exhibit L). The Harvest Moon Ranch is limited to no more than 59 event days per year. 
To track the number of event days per year, the owners will submit a report at the closing of each month. 

Septic Systems: This property has two septic systems, one for the home and one for the barn. An updated percolation test 
and the installment of a replacement drain field will be completed in the Spring of 2021 for the barn septic system. A condition 
of approval related to these requirements has been added to Staff’s Recommendations.  

A licensed engineer will prepare a septic plan for the upgrades. After the percolation tests and septic system upgrades are 
completed, the system will be re-evaluated by the Health Department for capacity. Since the Weber-Morgan Health 
Department is the authority over this septic system, the guest capacity of the septic system is governed by them. 

Portable restrooms: The applicant’s narrative includes plans to allow for portable restrooms. The Weber-Morgan Health 
Department does not allow them with a Conditional Use Permit. Portable restrooms may be permitted with a Special Event 
permit on a case-by-case basis.  

Well for culinary and secondary: The Weber-Morgan Health Department is the designated authority for the Harvest Moon 
Ranch well. A sampling of the water quality is completed and is found to comply with the standards for a non-public water 
system. Water and refreshments used during all events will be brought by the catering company or the host. Well water used 
by guests will be limited to toilet flushing, dishwashing, handwashing, and the bride and groom quarters for bathing.     

Parking and Loading Space: Chapter 108-8 of the Weber County Land Use Code regulates parking and loading spaces. The 
parking requirements shall be established by the “Planning Commission based on a reasonable number of spaces for staff 
and customers, and similar requirements of like businesses”. 

LUC §104-14-3 (c) outlines parking regulations for a bed and breakfast inn. While this operation is not a bed and breakfast, 
staff felt it appropriate to use this standard to determine the appropriate number of parking spaces needed for the one 
additional sleeping room. There shall be two parking spaces for the host family with one additional space per sleeping room.  
The guest parking lot is designed for 33 regular stalls. 

Overnight Lodging: The Harvest Moon Ranch would also like to make available overnight lodging for one couple or a group 
of up to eight for patrons who rent the complete facility. The event center would also like to make available one yurt. With 
Planning Commission approval, up to four people could stay in the barn and up to four people could stay in the yurt. 

It is the planning staff’s consensus that overnight lodging should be permitted only within structures that are deemed safe 
for human occupancy by Building Inspection and the Fire District. The definition of a yurt is as follows: 

Yurt. The term "yurt" means a circular structure which consists of a fabric cover, tension band, and wood frame that 
includes a lattice wall, radial rafters, and a framed door. Yurts are accessory to parks, single-family dwellings, agri-
tourism, and ski resorts. 

The planning staff recommends that a yurt is only permitted as an accessory to a park, single-family dwelling, agri-tourism, 
and ski resorts. After obtaining a building permit and a land-use permit, the owner may build a yurt as an accessory only to 
what is listed. Staff recommends that a yurt shall not be an accessory to a conference center. Staff recommends limiting 
overnight guests to no more than one vehicle and no more than four guests as measures to reduce the overnight lodging 
impact. 

Shuttle Plan: Under the Planning Division’s recommendation, the Harvest Moon Ranch parking lot is designed to 
accommodate 33 vehicles. To mitigate passenger vehicle traffic volume, the owner will encourage the event party to hire a 
shuttle company that would bring in attendees from their respective hotels and the designated parking lot of the Ogden 
Valley Community Church located at 9228 E 100 S, Huntsville. For which, they have received approval from Pastor Terry. See 
Exhibit K for the parking plan and vicinity map. 

Outdoor Lighting: To illuminate the pathway and parking lot, lanterns that emit less than 1.5 lumens per square foot of area 
intended to be illuminated will be provided and will be turned off by 10:30. The monument sign and flag will not be 
illuminated.  
LUC 108-16-5 exempts low output light sources that do not exceed 1.5 lumens per square foot of area intended to be 
illuminated. 
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Noise: In the owner’s narrative, the noise will not exceed 60-70 decibels measured from the edge of the Harvest Moon Ranch 
property. A study https://www.chem.purdue.edu/chemsafety/Training/PPETrain/dblevels.htm done by the Temple 
University Department of Civil/Environmental Engineering makes some comparisons of what produces noise levels of 60-70 
decibels. Listed in their study are;  

Conversation in restaurant, office, background music, Air conditioning unit at 100 ft (60 decibels),   
Living room music, radio or TV audio (76 dB), vacuum cleaner (70 dB). 

The Staff has included a condition that noise levels shall not exceed 70 decibels measured from the property line. 

Signage: The sign plan attached as Exhibit J shows a Harvest Moon Ranch Flag on an existing flagpole and a monument sign. 
Both flag and sign conform to the Ogden Valley Sign Ordinance. The Ogden Valley Sign Code also allows for a portable 
sandwich board sign, for which, the owner would obtain a yearly land use permit.  

Review Agencies: Weber County Engineering has inspected 10,000 East, 325 South, 9900 East, 200 South, and 9500 East and 
has confirmed that all of them are in good repair and meet the standard for a public road. Weber Fire District has approved 
this proposal conditional upon the Fire District inspection of the barn before final occupancy. The Weber-Morgan Health 
Department has approved, conditional upon the owner installing a replacement drain field, and performing a new percolation 
test as a means to update the existing percolation information. The Utah Division of drinking water has stated that the water 
well will remain a non-public water system due to the total number of event days limited to less than 60 per year.  

Staff Recommendation 

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

1. A business license is obtained before opening it to the public. 
2. No visitor parking is allowed on the public right-of-way (350 South or 10,000 East) or within the setback area. 
3. A building permit shall be obtained for all building modifications, remodels, additions to the barn.  
4. All outdoor lighting shall be off by 10:30 pm 
5. Weber County Fire District shall inspect the barn. Per the Fire District, the maximum capacity within the barn is 99 

people 
6. The maximum number of guests with the current capacity of the septic system is governed by the Health 

Department. Following upgrades to the septic system, the Health Department will determine the maximum number 
of guests on event days. 

7. Portable restrooms are not permitted with the CUP. Portable restrooms may be permitted with a Special Event 
Permit on a case-by-case basis. 

8. Septic system approval from the Weber-Morgan Health Department. If this is not obtained the CUP is not valid. 
9. No more than 59 event days per year, a report at the end of each month shall be submitted to the Planning Division. 

After the first year of operation, the reporting requirement will be re-evaluated by the planning division. If a report 
is not submitted, the conditional use permit may be revoked.  

10. Event parking spaces are limited to 33 
11. Overnight lodging is limited to the one guest room inside the barn with no more than one vehicle and four people 
12. Events shall have no amplified music outdoors and noise levels shall not exceed 70 dB measured from the property 

line. 
13. Events will occur between May 1 and November 1. No events will occur outside of these months. 

The following findings are the basis for the Planning Division recommendation: 

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. 
3. The requested use is listed in the Forest Valley Zone code and meets the definition of a Conference/education 

Center. 
4. The requested use complies with the land-use code. 

  

https://www.chem.purdue.edu/chemsafety/Training/PPETrain/dblevels.htm
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Exhibits 

A. Application 
B. Narrative 
C. Site Plans 
D. Floor plan 
E. Conference hall Interior layouts 
F. Banquet room photos 
G. Landscape plan 
H. Zoning Map 
I. Architectural rendering 
J. Sign Plan 
K. Parking plan 
L. State water system status and Weber-Morgan Health Dept. review 

Area Map and Dedication plat snippet 

0  
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  South Fork Ranchettes Subdivision 

A part of section 15, 6N, 2E, SLB&M, U.S. Survey 

Weber County, Utah 
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Exhibit B 
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Exhibit C 
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Exhibit D 
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Exhibit E 
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 Exhibit F



 

 Page 25 of 37 

 

 

 

 

 

 



 

 Page 26 of 37 

 

Exhibit G 
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Exhibit H 
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Exhibit I 
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Exhibit J 
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Exhibit K 
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Exhibit L 
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Weber-Morgan Health Department Conditional Approval review of the Harvest Moon Ranch Reception center.  

  

On December 17, 2020, the Division of Drinking Water formally determined that the Harvest Moon Ranch reception center 
located at 10027 E 325 S in Huntsville Utah was not at this time considered to be a Public Water System.  Thus the Weber-
Morgan Health Department is the regulatory authority overseeing both the culinary water supply and the domestic 
wastewater servicing the barn which will be converted to a commercial reception center.  Conditional approval of the project 
may be given at this time.  The following is an itemize list of thing that will need to be completed before final approval of the 
commercial facility will be granted 

  

Culinary Water Supply: 

A full water panel sample will need to collect by a member of our staff.  Previously in 1995 a bacteriological sample was 
collected as part of the approval for the single-family residence located on the referenced property.  However at this time, 
new project including those with a change or expansion of use are required to have a full panel of water sampled for: 
Antimony, Arsenic, Barium, Beryllium, Cadmium, Chromium, Cyanide (as free Cyanide), Fluoride, Mercury, Nitrate (as N), 
Nitrite (as N), Total Nitrate and Nitrite (as N), Selenium, Thallium.   The current cost of sampling is $ 230.00. Please make 
payment and application to our office  

  

Onsite Wastewater Treatment System (septic) 

The onsite wastewater treatment system will need to be evaluated, designed, and modified for the expansion of use.  

Step 1) Additional site and soil work including a percolation test will be required to verify that soil are in fact suitable for the 
use of a conventional wastewater system.  The soil data from which the 1995-1999 septic permits were issued, have 
been  based on soil work done in the 1972-1974 time frame, supplemented by a 1982 percolation test performed at 65 
inch.  Recent soil work on adjacent properties has varied form soils permissible for conventional absorption fields with shallow 
trench depths, to those requiring packed bed media with non-chemical disinfection.  Application and payment will need to 
be submitted in early spring of 2021.   

Step 2) once a percolation rates and  soil application rates has been established the required design criteria for the expansion 
of the onsite wastewater system servicing the commercial facility will be outline in a formal letter.  

 Please be aware that for all systems servicing non-residential structures both the original and replacements absorption field 
will need to be installed.  

 



OVPC Work Session 02/23/2021

Additional Short-Term Rental Regulation Scenario 
Discussion



Short-Term Rental Regulatory Scenarios
The following regulatory scenarios are open to discussion regarding the question of  
“Where should STRs be allowed”:

1) Open / Transfer of Development Rights (New for Discussion)

2) Open (STRs allowed in all Residential Zones)

3) Open & Limited (License Caps/Geographic Separation)

4) Open/Owner-Occupied (WWPC Recommendation)

5) Business as Usual (No Change to Current Regulation)

6) Proof of Concept (OVPC Recommendation)

7) Closed (No new STR Licenses Granted, No new PRUDs)



1) Open/Transfer of Development Rights (New For Consideration)

Short-Term Rental Regulatory Scenarios

• Attempts to protect appeal and affordability of ADUs
• TDR requirements increase with more impactful use.
• Provides a mechanism to preserve open space, allow ADUs, allow STRs without competing with ADUs, & helps to 

protect community character.

Existing ADU Ordinance Requirements

TDR Requirements: Long-Term VS. Short-Term Rentals
Owner-Occupied Non-Owner Occupied

Residential Areas
(AV-3, FV-3, FR-1, F-5, F-10, F-40, S-1)

Resort Areas
(DRR-1, CVR-1, FR-3, PRUD)

Residential Areas
(AV-3, FV-3, FR-1, F-5, F-10, F-40, S-1)

ADU (Long-Term) STR (Short-Term) ADU (Long-Term) STR (Short-Term) ADU (Long-Term) STR (Short-Term)
Integrated Detached Integrated Detached Integrated Detached Integrated Detached Integrated Detached Integrated Detached

0 TDR 1 TDR 1 TDR 2 TDR N/A N/A 0 TDR N/A N/A N/A 3 TDR N/A



2) Open

Any residential property within the unincorporated Weber County may obtain a short-term rental license to 
rent a sleeping room, apartment, dwelling unit, or dwelling for a time period of less than 30 days. 

• 3rd Party Enforcement is utilized to augment county enforcement efforts

• This scenario would be subject to the requirements and operational standards of this chapter.

Short-Term Rental Regulatory Scenarios



3) Open & Limited

With exception to properties in the FR-1 zone, any residential property within the unincorporated Weber 
County may obtain a short-term rental license to rent a sleeping room, apartment, dwelling unit, or dwelling for 
a time period of less than 30 days subject to the requirements and standards of this chapter.

• This scenario also employs a geographic separation requirement that would prevent STR properties from 
being located adjacent to, or within a specified distance of another STR property

• 3rd Party Enforcement is utilized to augment county enforcement efforts

• This scenario would be subject to the requirements and operational standards of the short-term rental 
ordinance

Short-Term Rental Regulatory Scenarios



4) Open/Owner-Occupied (WWPC Recommendation)

APPLICABILITY: Any residential property within the unincorporated Weber County may obtain a short-term 
rental license to rent a sleeping room, apartment, dwelling unit, or dwelling for a time period of less than 30 
days subject to the following limitations:

1. The primary dwelling shall be occupied as a primary residence. Primary Residence shall be defined by 
the Weber County Assessor’s Office. (No Second Homes or Investment Properties)

2. In order to qualify for a short-term rental license, a property owner must have held title to the property 
for at least two years prior to applying for a license.

3. The owner must occupy the primary dwelling at all times that the licensed short-term rental is 
occupied.

4. The owner must act as the Responsible Agent for the rental.
5. Short-term rental licenses shall be revoked if a property transfers ownership from the originally licensed 

owner.

In this scenario, the following would be applied:
• 3rd Party Enforcement is utilized to augment county enforcement efforts
• This scenario would be subject to the licensing and operational standards of the STR Ordinance.

Short-Term Rental Regulatory Scenarios



5) Business as Usual

The rental of a sleeping room, apartment, dwelling unit, or dwelling for a time period of less than 30 days is 
considered a short-term rental. Short-term rentals are allowed only when listed as either a permitted or 
conditional use in a specific zone or when approved as part of a planned residential unit development (PRUD).

• This language is unchanged from existing regulation found in Sec. 108-7-25 “Nightly Rentals”

• 3rd Party Enforcement is NOT utilized to augment county enforcement efforts

• This scenario would NOT be Subject to the requirements and standards of the short-term rental 
ordinance

Short-Term Rental Regulatory Scenarios



6) Proof of Concept (OVPC Recommendation)

The rental of a sleeping room, apartment, dwelling unit, or dwelling for a time period of less than 30 days is 
considered a short-term rental. Short-term rentals are allowed only when listed as either a permitted or 
conditional use in a specific zone or when approved as part of a planned residential unit development (PRUD).

• This language is unchanged from existing regulation found in Sec. 108-7-25 “Nightly Rentals”

• 3rd Party Enforcement is utilized to augment county enforcement efforts

• This scenario would be subject to the requirements and operational standards of the short-term rental 
ordinance

Short-Term Rental Regulatory Scenarios



7) Closed

• STRs will continue to be an allowed use in the DDR-1 Zone.

• Except for grandfathered licensees, STRs will no longer be allowed as a conditional use in the FR-3 zone. 

• New PRUD developments will no longer be approved with the STR use. Owners within existing PRUD 
developments, with approved STR use, will be allowed to obtain an STR license or continue renting if 
already licensed.

• 3rd Party Enforcement is NOT utilized to augment county enforcement efforts

• This scenario would NOT be Subject to the requirements and standards of this chapter.

Short-Term Rental Regulatory Scenarios



Operational Requirements
(Applicable for all Scenarios, Except “Business as Usual” &“Closed”)

Prohibitions:
• Not allowed in accessory buildings
• Not allowed in Accessory Dwelling Units (ADUs)
• Not allowed in Deed Restricted Housing

Short-Term Rental License Required
• Properties must be inspected prior to licensure
• Owners are required to collect and remit applicable taxes

All licensed properties are required to operate by specific operational standards:
• Information dissemination (info packet)
• Advertising Requirements
• Occupancy limits
• Parking
• Noise
• Trash disposal and collection
• Outdoor lighting
• Signage (not allowed)
• Fire safety



Enforcement
(Applicable for all Scenarios, Except “Business as Usual” and “Closed”)

3rd Party Enforcement Support

• “Scrapes” all major and many minor STR websites to identify unique listings and 
their specific addresses.

• Allows for efficient licensing, tracking, and renewal 

• Consistently monitors listings for compliance with County STR ordinance and 
licensing requirements

• Consistently monitors rental activity and collects data to be used for enforcement 
efforts.

• Dedicated hotline staffed 24/7 for neighbors to report non-emergency STR 
complaints, submit evidence, and initiate automatic follow-up activities.



Complaints:
• 24/7 complaint hotline
• Responsible Agent (on-call 24/7) (must respond within 60 minutes)

Violations:
• Minor Violation

• Any violation of the operational standards (parking, noise, trash, etc.)
• Major Violation

• Failure of the responsible agent to respond to complaints
• Unlicensed Violation

• Operating an unlicensed STR

Penalties:
• Proportionate to a property’s rental rate

• Minor violation - 50% of nightly rental rate
• Major Violation - 100% of nightly rental rate
• Unlicensed Violation - 200% of nightly rental rate

License Revocation:
• Minor Violation – 4 violations in 3 months or 6 in 12 months
• Major Violation – 2 violations in 3 months or 4 in 12 months

Enforcement
(Applicable for all Scenarios, Except “Business as Usual” & “Closed”)



Questions?
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