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Chair Raymond Rounds, Commissioners John Bradley, Todd Heslop, Steve Pruess, Jerry Jones, and 

Susan Stewart 

 
 

City Manager Matt Dixon, Assistant to the City Manager Doug Gailey, and City Recorder Leesa 

Kapetanov 

  
 

Note:  Vice Chair John Bradley chaired the briefing meeting until the arrival of Chair Rounds, who had 

indicated he would be late. 

 

The briefing meeting began at 5:38 pm.   Vice Chair Bradley excused Chair Rounds, who had let him 

know he would be late.  The vice chair moved to the first items on the agenda, the public hearings, and 

asked Recorder Leesa Kapetanov to comment.  Ms. Kapetanov explained the public hearing for the 

general plan was required by state statute.  The Planning Commission would then make a 

recommendation to the City Council, who would then officially adopt it.  She informed the 

commissioners they still could make changes to the general plan at this point if they wanted to.  Ms. 

Kapetanov then said the other public hearing was concerning subdivision amendments.   The county had 

said the easiest way to record the amendments was to actually create a new subdivision out of the three 

properties involved.  The new subdivision would be called Glasmann Park Subdivision, but the proposed 

property line adjustments had not changed from how they had previously been presented.  Ms. Kapetanov 

said she had spoken with City Attorney Bradshaw, who had indicated that the notices sent were broad 

enough that creating a new subdivision was not an issue.  The commissioners asked some clarifying 

questions concerning the lots involved and the new subdivision.  City Manager Dixon explained there had 

been an equal trade of lands from the people involved and it had resulted in a win-win situation.   

Vice Chair Bradley moved to the next item, the proposed amendments involving residential facilities for 

disabled persons.  City Recorder Kapetanov reminded the planning commissioners they had tabled this 

item from their previous meeting because of two issues: 1) whether the Edge Zone should allow GLAs 

(Group Living Arrangements), and 2) whether residents should be included on the ARC (Accommodation 

Review Committee).  Vice Chair Bradley pointed out that Planner Vlasic’s recommendation was that 

GLAs not be allowed in Edge Zones.  Commissioner Jones said he was in favor of having residents on the 

ARC.  City Manager Dixon commented that from a political perspective, it would be good to have 

residents on the ARC, because when they inevitably offended someone with a decision, there would be 

cover to say “this wasn’t just a staff decision.”  However, there had not been a land use attorney yet who 
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agreed that having a resident on the ARC was a good idea.  The decision to grant reasonable 

accommodation was an administrative, technical decision that should avoid actual or perceived influence 

in the decision making process.  If anyone, including residents, were on the ARC and did not have some 

specific technical knowledge, it could open the City to some liability.  The City could be accused of 

allowing undue influence in the making of the decision.   The idea of having residents on the ARC was 

not new, and Attorney Dan McDonald, who had authored the ordinance, had met with some concerned 

residents to explain his reasons for not wanting a resident on the ARC.  Mr. McDonald’s recommendation 

had been included in the planning commission packet.    The commissioners discussed the issue.  

Commissioner Jones said that after listening to the arguments against a resident member on the ARC, he 

agreed with the attorney’s recommendation.  

At this point in the briefing meeting, Chair Rounds arrived.  He asked Vice Chair Bradley to continue 

facilitating the briefing meeting.   

Vice Chair Bradley moved to the discussion on allowing bees in the city.  City Recorder Kapetanov 

reminded the commissioners they had discussed bees a few years earlier, held a public hearing and staff 

had prepared an ordinance.  The planning commission had asked staff to make a few changes to the 

ordinance, but due to other priorities, the ordinance had never been forwarded to the city council for 

adoption.  The commissioners discussed the matter briefly, and then concluded. 

City Recorder Kapetanov announced she had received a written comment shortly before the briefing 

meeting via email.  The written comment was 50 pages long, so rather than printing 50 pages for each of 

the commissioners for the meeting, she had emailed the comments to each of them.  The comments would 

also appear in the minutes of the meeting.   

 

The briefing meeting was concluded.   

  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
I hereby certify that the foregoing is a true, accurate and complete record of the South Ogden City Planning Commission Briefing 

Meeting held Thursday, November 10, 2016 
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Planning Commission Minutes November 10, 2016 page 1 

 
 

 
 
 
 
 
 
 
 

Chair Raymond Rounds, Commissioners John Bradley, Jerry Jones, Todd Heslop, 
Susan Stewart, and Steve Pruess  
 

Mike Layton 
 
 

City Manager Matt Dixon, Assistant to the City Manager Doug Gailey, and City 
Recorder Leesa Kapetanov 
 

Wesley Stewart, Walt Bausman, Terry Tillett, Jeff VonColln, Eric Bunt 
 

 
 

 

Chair Raymond Rounds began the meeting at 6:17 pm and called for a motion to convene. 

 

Commissioner Bradley moved to convene as the South Ogden City Planning Commission, 

followed by a second from Commissioner Pruess.  Commissioners Bradley, Jones, Stewart, 

Pruess, and Heslop all voted aye.   

 

Chair Rounds excused Commissioner Mike Layton and moved to the first item on the agenda.  He 

called for a motion to enter into a public hearing.  

 

Commissioner Jones moved to enter into a public hearing, followed by a second from 

Commissioner Bradley.  The voice vote was unanimous in favor of the motion.   

 

 

 

To Receive and Consider Comments on the Following Items: 

A. Proposed Amendments to the South Ogden City General Plan  

Chair Rounds invited anyone who wished to come forward and comment on the proposed 

general plan.   

Wes Stewart, 3625 Jefferson – Mr. Stewart handed the commissioners some written 

comments that was a condensed version of the ones he had sent earlier in the day (see 
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Attachment A).  Mr. Stewart asked that the public record be kept open for additional 

written comment.  He also requested the general plan be publicized to all residents so they 

could look at it and make comments.  He had several concerns about the general plan: 1) 

that it be done fairly, and 2) that people get notified in the newsletter.  He said this was 

generally being imposed on the poor people.   Mr. Stewart referred to the 1997 general 

plan and said that residents wanted expansion to take place along the major arterial roads 

where people did not want to live.  He requested that no homes be affected by expansion 

into residential neighborhoods.  He referred the commissioners to some spreadsheets in his 

handout concerning tax values, saying that the price per acre evaluations were not 

calculated correctly.  His spreadsheets showed various calculations and information.  He 

said the homes in the area of City Hall were being put on the chopping block.  He asked 

that the City get GIS information from Weber County to make their land use comparisons 

fair for prices per acre.  It would show that people are doing ok and maybe tearing down 

people’s homes in blighted areas wasn’t the right answer.  Mr. Stewart said he wanted to 

talk more about the poor people, but didn’t have the time.  He hoped that the commission 

would hold the record open.  He felt the more they made all homes alike and fair, and didn’t 

encroach on anybody’s property, the better off society would be.  He didn’t feel it was right 

for City employees to be eating steaks while they were chopping off people’s homes.   

Commissioner Pruess asked where the City was chopping off people’s homes.  Mr. Stewart 

said the City’s policies were allowing developers to come in and purchase homes and tear 

them down.  Commissioner Pruess said developers could have done that before the form 

based code was adopted, and the fact that the land already had homes on it made it more 

valuable and less likely that developers would buy it.  He said change was inevitable and 

the form based code gave the City the tools to control the growth that would be coming.  

Mr. Stewart said the people in the area did not want their homes being converted to these 

uses; he had spoken with them and told them his concerns.  Mr. Stewart then gave the 

commissioners some recommendations for sidewalks (see Attachment A).  Mr. Pruess 

asked Mr. Stewart to ask the people he talked with to come to the meetings and express their 

concerns themselves.  Mr. Stewart said he felt he understood the issues more than the 

others.  He stated he felt the area around City Hall should keep the R-2 designation and 

concluded his comments.  

Chair Rounds then gave a brief overview of what they had done with the proposed general 

plan. City Manager Matt Dixon said this general plan amendment was not meant to be a 

complete overhaul of the general plan as that would be a very lengthy and expensive 

undertaking.  The City hoped to get a grant in the near future to do a comprehensive 

updated general plan.  The proposed amendment before the planning commission that 

evening was a small “clean-up” of the general plan, to bring different updates together.  It 

updated the narrative of the land use section, as well as combined several maps into one map 

to make it easier for people to refer to.  It showed what was on the ground now as well as 

showed what some potential uses might be in some areas.  The bike plan completed several 

years ago but never formally adopted was also being added to the general plan.   
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Chair Rounds then invited anyone else who wished to comment on the general plan to come 

forward. 

Walt Bausman, 5792 S 1075 E – referred to page 34 of the packet which showed the 

previous map; he felt the previous map had been good.  He said the changes as proposed on 

the map on page 35 were comprehensive in nature; it expanded the commercial area along 

40
th
 Street all the way to 39

th
 Street.  Mr. Bausman said the City had done the changes 

without any citizen input.  There had been no advisory boards since 2008.   

Chair Rounds said the Planning Commission did not have the authority to create citizen 

advisory committees.  City Manager Dixon said the question to the Planning Commission 

was whether they believed there was enough substantive change to the proposed 

amendments to the general plan that it warranted a recommendation to the City Council that 

a citizen advisory committee should be established.  Staff perceived the changes as minor; 

just the consolidation of existing plans, updating the map to what was currently on the 

ground, and adding the bike plan.  If the City was successful in getting a grant to rewrite the 

general plan, that would be the time to form a citizen committee and go through a 

comprehensive process.  If the Planning Commission felt the City should go through a 

comprehensive process now, they could recommend it.   

Mr. Bausman said he felt the changes along 40
th
 Street were comprehensive.  There was 

discussion between the commissioners and Mr. Bausman.  City Manager Dixon referred to 

the map on page 35, stating that the City was not rezoning the properties to what was shown 

there; it was a representation of what the area was zoned and transition areas.  City 

Recorder Kapetanov pointed out the Planning Commission had discussed the concept of 

“bubbles” and not having definite lines on the general plan.  In response to the discussion, 

Planner Vlasic had made thick boundary lines on the general plan map, which may have 

made it look like the commercial areas along 40
th
 Street was encroaching further into the 

surrounding properties.  However, the general plan was not the zoning map.  The Planning 

Commission drew the line of how far the commercial zone should go on the zoning map 

itself.  The general plan was just that, a general representation of what areas should be, but 

it did not define the boundaries of those areas.   

Mr. Bausman said he disagreed and felt that he could win in a court of law.  He said he was 

not suggesting the City do an advisory group at this time, he was just disappointed that 

residents had not had any input the last 8-9 years.  He also agreed that the general plan was 

meant to be a general view of what could happen in certain areas.   

There were no other comments concerning the general plan.   

 

B. Proposed Amendments to the Hidden Creek and Park View Subdivisions  

Chair Rounds asked staff to give a brief overview of the subdivision amendments.  City 

Manager Dixon said Mr. Von Colln had approached the City concerning some property 

lines between his lot, Glasmann Park, and a lot in the Park View Subdivision.  Staff had 

talked to the Council as to whether they felt adjusting the lot lines would benefit the City by 

eliminating an odd peninsula of land at Glasmann Park that was problematic and hard to 
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maintain.  The Council agreed it would benefit the City and told staff to move forward with 

it.  The county had advised that the best way of proceeding with the adjustments was to 

create a new subdivision from the three properties involved.  The new subdivision would 

be called Glasmann Park Subdivision.  The Planning Commission would be forwarding a 

recommendation to the City Council concerning the lot line adjustments.   

Chair Rounds asked if anyone wanted to speak concerning the subdivision amendments.   

Jeff VonColln, owner of one of the lots involved in the adjustments – Mr. Von Colln 

described the difficulties with how the lot lines currently were drawn and said that the four 

owners involved were happy with the changes.   

There was no other public comment. 

Chair Rounds called for a motion to close the public hearing. 

  

Commissioner Heslop moved to close the public hearing.  The motion was seconded 

by Commissioner Pruess.  All present voted aye.   

 

 
A. Discussion and Recommendation on Proposed Amendments to the General Plan 

Chair Rounds reviewed some of the public comments concerning the general plan and 

opened the floor to discussion by the commissioners.  Commissioner Bradley pointed out 

that the only changes that were being made to the general plan was an update to the map for 

ease of use.  He recalled the discussion of “bubbles” versus lines on the map and said they 

had purposefully tried to keep the lines on the general plan vague, with the understanding 

that the general plan was a guideline.  If someone wanted to develop in the area, they would 

go to the zoning map to see where and what was allowed.  With those ideas in mind, he did 

not think the changes were substantive.  Commissioner Jones recalled they had discussed 

adding some language to the general plan that stated the map was not meant to be definitive.  

City Manager Dixon referred the commissioners to the land use section of the general plan, 

saying the language was there.  There was no further discussion. 

Chair Rounds called for a motion. 

Commissioner Jones moved to form a citizens committee before they forwarded the 

general plan to the Council.  Commissioner Heslop asked how that would happen; would 

they send notices to the whole city asking for interested residents? Commissioner Jones said 

his intent was to forward it to the Council with the recommendation that a citizen’s 

committee be formed and amended his motion.  Commissioner Jones moved to forward 

the general plan to the City Council with the recommendation that a citizen committee 

be formed prior to the Council making a decision on it.  The motion was seconded by 

Commissioner Stewart.  There was further discussion on the motion.  Commissioner 

Stewart pointed out the City was moving forward with a form based code for the south part 

of the City.  There had not been a citizen committee for the form based code in the north 

part of the City; she felt it should happen for the south part.  Commissioner Bradley 
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commented they were talking about two different things; the motion was a citizen’s 

committee for the general plan, whereas Commissioner Stewart was talking about the form 

based code.  Commissioner Stewart replied they were related because the general plan 

should drive what happened with zoning, i.e. the form based code.  Commissioner Bradley 

said revising the whole vision of the south part of the City was not what was before them 

now.  He was in favor of citizen input, but this was not the time for it.  The issue before 

them now was do they forward the proposed amendment to the City Council.   

Chair Rounds said a motion had been made and seconded.  He reviewed the motion so 

everyone was clear.  City Manager Dixon commented he foresaw some frustration on the 

part of a citizen committee when they saw the scope of what we were asking them to look at.  

The general plan was not being opened up for complete revision at this time.  The 

committee might wonder why they had been formed when all they would be asked to look at 

was the map and whether it was done correctly.  If the Planning Commission was 

forwarding this with the recommendation that a citizen committee be formed, it would help 

to define the scope of the committee.  Mr. Dixon felt the time to form a citizen committee 

would be when the City received a grant to completely redo the general plan, which would 

hopefully happen in the next year.   Commissioner Heslop then reminded the 

commissioners a request had been made to keep the record open for public comment for 

another 30 days.  Commissioner Pruess suggested the motion on the table be withdrawn 

and more thought put in to what they really wanted to do.  Commissioner Jones agreed 

and withdrew his previous motion.  He then moved to keep the record open until the 

next public meeting on December 8.  After discussion, Commissioner Jones withdrew 

this motion.   

Commissioner Pruess then moved to table this item until next month so they could 

consider all the comments made.  Commissioner Heslop asked if Mr. Pruess wanted 

to keep the public record open until that time.  Mr. Pruess said he did not.  

Commissioner Heslop then seconded the motion.  Chair Rounds called the vote: 

 

    Commissioner Jones-  Aye 

    Commissioner Bradley- No 

    Commissioner Pruess-  Aye 

    Commissioner Stewart- Aye 

    Commissioner Heslop-  Aye 

 

The motion carried. 

 

B. Discussion and Recommendation on Proposed Amendments to SOC 10-14-16, 

10-14-21, and the City Center/40
th

 Street Form Based Code Having To Do With 

Residential Facilities for Disabled Persons 

Chair Rounds reviewed this item, noting the attorney recommended that a citizen not be 

included on the ARC; that way there would not be any issues concerning public clamor if 

any case went to court.  City Manager Dixon said he felt it was wise to follow the 
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attorney’s counsel.  The chair outlined the various options the commission had on the 

matter, i.e. tabling it, moving it forward as is, moving it forward with changes, etc.  

Commissioner Bradley reminded those present they had tabled the matter at the last meeting 

to look at two issues:  1) whether GLAs should be allowed in the Edge Zone, and 2) if 

residents should be on the ARC.   Staff recommended that GLAs not be allowed in the 

Edge Zone.  Chair Rounds pointed out the ordinance before them did allow GLAs in the 

Edge Zone.  He then called for a motion. 

 

Commissioner Bradley moved to recommend to the City Council the proposed 

amendments to SOC 10-14-16, 10-14-21, and the City Center/40
th

 Street Form Based 

Code, with the recommendation that all GLAs be excluded from Edge Zones.  

Commissioner Jones seconded the motion.  The chair called the vote: 

 

    Commissioner Jones-  Aye 

    Commissioner Bradley- Aye 

    Commissioner Pruess-  Aye 

    Commissioner Stewart- Aye 

    Commissioner Heslop-  Aye 

 

The motion stood.   

 

 

A. Discussion and Recommendation on Proposed Amendments to the Hidden Creek and 

Park View Subdivisions 

Chair Rounds asked if there were any further discussion on this item, and seeing none, he 

entertained a motion. 

Commissioner Heslop moved to recommend approval of the Hidden Creek and Park 

View Subdivisions which would now be the new Glasmann Park Subdivision.  The 

motion was seconded by Commissioner Bradley.  Chair Rounds called the vote: 

 

    Commissioner Jones-  Aye 

    Commissioner Bradley- Aye 

    Commissioner Pruess-  Aye 

    Commissioner Stewart- Aye 

    Commissioner Heslop-  Aye 

 

The subdivision amendments were approved.   

 

 

A. Approving Plat for Tuscan Ridge Townhomes Phase 5, 1
st
 Amendment 
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City Recorder Kapetanov explained Tuscan Ridge Townhomes Phase 5 was approved a few 

years ago, however the developer wanted to change the plan of the buildings on the 

approved plat.  Because each unit was owned separately, they each had their own legal 

description, so the plat needed to be changed to reflect the new plans and therefore new legal 

descriptions.  City Attorney Bradshaw felt the changes could be treated like lot line 

adjustments rather than amendments to the subdivision; however the plat still needed to be 

approved by the Planning Commission.  Commissioner Jones asked if the density was 

changing.  Ms. Kapetanov said it was not; the number of buildings remained the same.   

Chair Rounds called for a motion. 

 

Commissioner Jones moved to approve the plat for the Tuscan Ridge Townhomes 

Phase 5, 1
st
 Amendment, followed by a second from Commissioner Heslop.  

Commissioner Stewart asked about a dimension that had been left off the plat.  Ms. 

Kapetanov said there had been a recommendation from Building Official Jeff Barfuss that a 

dimension be added to the plat showing the distance between buildings.  Commissioner 

Jones could amend his motion to require the dimension be added.  Commissioner Jones 

amended his motion to require the dimension of 13.18’ between lot 3 and lot 20 be 

added to the plat.  The amendment to the motion was seconded by Commissioner 

Heslop.  The vote was then called: 

 

     Commissioner Jones-  Aye 

     Commissioner Bradley- Aye 

     Commissioner Pruess-  Aye 

     Commissioner Stewart- Aye 

     Commissioner Heslop-  Aye 

 

The plat was approved.   

 

B. Discussion on Allowing and Regulating Bees in South Ogden City 

Chair Rounds reviewed what the Commission had already done concerning regulating bees 

in the City.  He referred the commissioners to the materials that had been included in the 

packet and opened the item for discussion.  Commissioner Heslop reminded those present 

they had discussed bees back in 2014.  He had done some research on beekeeping at that 

time and had found more benefits from allowing bees than not.  He was in favor of 

allowing them but with some guidelines.  He felt Planner Vlasic had some great 

recommendations based on North Ogden’s ordinance.  Commissioner Pruess agreed.  

There was some discussion on whether people should be allowed to sell honey the bees 

produced.  City Recorder Kapetanov said people selling honey could be violating other 

portions of the City Code.  It probably should be addressed in the ordinance.  

Commissioner Bradley suggested the matter be set for a public hearing.  The chair called 

for a motion. 
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Commissioner Bradley moved to set the issue of allowing and regulating bees in South 

Ogden for a public hearing on December 8.  Commissioner Pruess seconded the 

motion.  Chair Rounds made a roll call vote: 

 

    Commissioner Jones-  Aye 

    Commissioner Bradley- Aye 

    Commissioner Pruess-  Aye 

    Commissioner Stewart- Aye 

    Commissioner Heslop-  Aye 

 

Motion passed.   

 

There was no other business. 

 

 

 

A. Approval of October 13, 2016 Briefing Meeting Minutes 

The chair called for a motion concerning the briefing minutes. 

 

Commissioner Jones moved to approve the briefing meeting minutes of October 13, 

2016.  Commissioner Heslop seconded the motion.  The voice vote was unanimous in 

favor of the motion. 

 

B. Approval of October 13, 2016 Meeting Minutes 

Chair Rounds then called for a motion concerning the October 13 meeting minutes. 

 

Commissioner Bradley moved to approve the October 13 meeting minutes, followed 

by a second from Commissioner Heslop.  Commissioners Bradley, Jones, Heslop, 

Pruess, and Stewart all voted aye. 

 

 

The Chair invited anyone who wished to come forward to comment. 

Eric Bunt, 453 37th – wished those present a happy Veteran’s Day.  He then asked how he could 

go about filing a report against a police officer.  Chair Rounds said there was a form to fill out.  

Assistant to the City Manager Doug Gailey said Mr. Bunt could talk to him about it after the 

meeting.  Mr. Bunt then said he was in favor of having more housing for disabled persons.  He 

also asked how he could get on the City Council.  Chair Rounds explained they were not the City 

Council; they were the Planning Commission.  Planning commissioners were appointed by the 

mayor.  To be on the City Council, Mr. Bunt would need to run for office.  The chair reviewed 

some of the requirements.   
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Terry Tillet, 3884 Jefferson – commented that many of the properties along 40
th
 Street allowed 

the weeds to grow over the sidewalk.  The weeds made it very difficult to walk. She asked that it 

be looked into.  She commented she had been attending meetings lately to see how city 

government worked.  She was very proud of the City.  Commissioner Pruess then reported Ms. 

Tillet’s son had just completed an Eagle Scout Project by spreading bark along 39
th
 Street from 

Madison west.  It had made the street look much better.   

Walt Bausman, 5792 S 1075 E – thanked the Planning Commission for listening to their 

comments.   

 

There were no more public comments.   

 
 

 

Chair Rounds called for a motion to adjourn.   

 

Commissioner Pruess moved to adjourn.  The motion was seconded by Commissioner 

Bradley.  The vote was unanimous to adjourn the meeting.  

  

The meeting ended at 8:27 pm. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

I hereby certify that the foregoing is a true, accurate and complete record of the South Ogden City Planning Commission Meeting 

held Thursday, November 10, 2016. 

 

______________________________________                                        December 8, 2016                

Leesa Kapetanov, City Recorder                                                Date Approved by the Planning Commission 
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