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Chair Raymond Rounds, Commissioners Todd Heslop, Steve Pruess, Jerry Jones, 

Mike Layton, and Susan Stewart 

 

John Bradley 
 

City Planner Mark Vlasic, City Manager Matt Dixon, Assistant to the City Manager 

Doug Gailey, and City Recorder Leesa Kapetanov 

 

Tom Ellison, Ron Martinez 

 

  

Chair Rounds called the briefing meeting to order at 5:31 pm.   He asked staff to address the first item on 

the agenda, the development agreement.  Assistant to the City Manager Doug Gailey stated there were 

two ways to accomplish what was being proposed in the development agreement; create a new zone or 

use a development agreement like the one before them that evening.   City Attorney Bradshaw had 

recommended the use the development agreement.  City Recorder Leesa Kapetanov added that another 

thing Mr. Bradshaw had advised was that the agreement had enough specificity for the Planning 

Commission to feel comfortable with the development.   

Commissioner Jones said he had not seen anything in the agreement to guide what would happen to the 

property if a portion of it was subdivided.  Tom Ellison, attorney for the developer, said the agreement 

before them was general but the Planning Commission would be approving specific aspects of the 

development as they were submitted later.  The approvals would run with the land.  He explained that the 

site plan submitted was flexible, in that buildings and uses might move around, but as each aspect became 

final, it would be submitted for approval.  Mr. Jones asked if it had been confirmed that all utilities were 

available to support the site 100%.  He was concerned the City might be required to do some off-site 

improvements to support the development.  Ron Martinez, the developer, said they had met with the 

city’s engineer and public works department and verified all the utilities. Commissioner Jones said he 

would like to see some documentation showing that off-site infrastructure could support the development. 

There was some discussion by the commissioners as to the merits and drawbacks of creating a new zone 

rather than using the development agreement.  City Manager Dixon said staff felt the development 

agreement was a better tool for this site.  Attorney Tom Ellison stated they were also comfortable moving 

forward with an agreement.  Commissioner Heslop asked if Parks and Public Works Director Jon 
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Andersen had any concerns with construction near the water tanks.  Staff said Mr. Andersen had walked 

the area with the developer and engineer and had had the opportunity to voice any concerns.   

Chair Rounds then moved to the next item on the agenda, the site plan for an office building.  City 

Planner Mark Vlasic stated the only item of concern was the landscape plan; it did not seem to meet the 

City’s water wise landscape ordinance.   The applicant would need to submit a new landscape plan and 

have it approved by Mr. Vlasic. 

The chair then moved to the conditional use for a church.  Mr. Vlasic said he had looked at the site and 

determined that for this use, parking was the main consideration.  He had done an analysis of how many 

people the building could accommodate and the parking needed and found that there was more than 

enough parking available.  He noted that the application also mentioned the use of a school, but he had 

assumed the two uses would happen at different times.  Mr. Vlasic recommended approval.  The 

commissioners discussed various aspects of the property and if limits needed to be put on the type of 

schooling involved.  They hoped the applicant would be present to answer some questions for them.  

The Planning Commission next discussed the form based code.  Planner Vlasic said they would be 

looking at both the adopted form based code and the proposed form based code.   Staff had met with the 

consultant after the last meeting concerning the proposed form based code and made some changes to the 

maps as per the commission’s discussion.  Mr. Vlasic also pointed out the Commission should study 

chapter 10 for the next meeting, specifically the approval process.  Site plan approvals would not go 

before the Planning Commission under the new code; instead it would be done by a staff committee.   

City Recorder Kapetanov referred the commissioners to the packet and some proposed changes to the 

already adopted form based code.  She gave a handout (see Attachment A) to the commissioners showing 

another change staff wanted them to consider.  Staff would review the proposed changes in the meeting 

and if the commissioners felt comfortable moving forward with them, they could set a date for a public 

hearing for the next meeting.  Planner Vlasic pointed out many of the changes revolved around the 

Riverdale Road General Zone.  Staff had realized that the Riverdale Road General Zone should not be 

treated like the other zones in the adopted form based code.  It was not about creating a street wall or 

urbanist type place.  It had already evolved as a place for car lots and big box type uses.  Bringing 

buildings up to the street edge did not work well for car lots.  Staff was recommending language stating 

that for car lots, the buildings could be sited almost anywhere on the lot, and the prohibition of parking in 

the front of the building be waived for outdoor sale lots.  Ms. Kapetanov referred the commissioners to 

the change in signage being recommended by staff as well.  They were proposing that monolithic signs be 

allowed in the Riverdale Road General Zone.  They also talked about the percent change in the footprint 

of a building that would require someone to conform to the new code.   

Chair Rounds then concluded the briefing meeting. 
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Handout from Recorder Leesa Kapetanov 
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Chair Raymond Rounds, Commissioners Jerry Jones, Todd Heslop, Susan Stewart, 

Mike Layton, and Steve Pruess  

 

John Bradley 
 

City Planner Mark Vlasic, City Manager Matt Dixon, Assistant to the City Manager 

Doug Gailey, and City Recorder Leesa Kapetanov 

 
 

 

B.J. Florek, JoAnn Otte, Walt Bausman, Shannon Riley, Tom Ellison, Ron Martinez, 

Peter Goupios, Rick Martin, Larry Quinn 

 

 
 

 

Chair Raymond Rounds began the meeting at 6:16 pm and called for a motion to convene. 

 

Commissioner Pruess moved to open the Planning Commission meeting for February 9. The 

motion was seconded by Commissioner Layton.  Commissioners Jones, Stewart, Pruess, 

Layton and Heslop all voted aye.   

 

The chair excused Commissioner Bradley who was not able to be in attendance that evening.  He 

also noted that Commissioner Stewart would need to leave the meeting early.   

Chair Rounds then indicated it was time to enter into a public hearing and called for a motion to do 

so.   

 

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

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

 

 

 

To Receive and Consider Comments on a Proposed Development Agreement Between South 

Ogden City and Urban Land Group LLC, Concerning Development Of The Property 

Located At Approximately 5450 S. Harrison Boulevard
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The Chair informed those present the City had recently passed an ordinance that allowed them to 

utilize development agreements.  They were now considering a specific development agreement.  

He asked staff to give more explanation.   

City Manager Dixon explained development agreements allowed development to happen on 

unique properties.  Staff had been working for several months with the developer on the 

agreement.  They felt that using an agreement rather than creating a new zone was the best way to 

proceed.  It allowed the developer to have some flexibility by allowing both residential and 

commercial uses and vary the amount of each due to the market.  It also allowed the City to have 

enough specificity to feel comfortable with the development.  Staff felt this agreement reached the 

balance between both flexibility and specificity. 

Chair Rounds invited the developer to come forward to give an overview of the development.  

Tom Ellison, attorney for Urban Land Group, approached the podium.  He stated they had moved 

forward with the agreement only, without a zc zone.  It would necessitate removing some 

references to a zc zone; however, all the regulations intended for the project were still contained in 

the agreement.  Mr. Ellison explained that zoning was land use control by rule, but an agreement 

was land use control by plan.  They had laid out zones in the development; one for mixed use and 

one for residential.  They had also left open the possibility of developing the Starbucks property.  

The agreement would allow the developer flexibility to move roads and buildings around.  He 

noted the exhibits of the agreement were an integral part and added more specificity.  They would 

be the rule book for the City to evaluate each specific part of the development as it was submitted 

later.   

Chair Rounds then opened the meeting to public comment.  

JoAnn Otte, 5394 Old Post Road – asked how many homes the development would have.  She 

had concerns about the amount of traffic it would generate on Harrison as well as if there would be 

enough water to provide for the development.  She also wondered if there would be fencing 

required, as her west lot line was adjacent to the site.   

Ron Martinez, Urban Land Group – explained that they had hired many people to get the design 

of the development correct.  He said there would be mixed use on the site, including some town 

homes, multiple family dwellings, single family homes, and offices.  Because there was much 

going on, it needed to be designed well.  They had made sure there was enough capacity available 

for the utilities.   

JoAnn Otte, 5394 Old Post Road – asked how many units there would be and if they had 

purchased the apartment building on the corner of Harrison and Old Post Road.   

Ron Martinez, Urban Land Group - said there would be approximately 100 apartments, 60 town 

homes, 10,000 square feet of office space and some commercial space under the office.  He said 

the property reached the south side of the apartment building Ms. Otte had referenced.  He then 

described the scope of the rest of the property. Chair Rounds asked if there was going to be fencing.  

Mr. Martinez said at this point they had not designed any fencing.  They were trying to use 

landscaping to delineate the uses to make them flow better.  The chair then asked if there was 

concern about the topography of the property and referenced the properties in Bountiful that had 

been affected by a land slide.  Mr. Martinez said they had hired a geotechnical survey done as well 
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as hired architects who were experienced in building on slopes.  He had spent a lot of effort hiring 

the right people to make sure it was done correctly.  Building on a slope was difficult, but in turn 

could be very attractive.   

JoAnn Otte, 5394 Old Post Road – asked where the entrances to the development would be. 

Ron Martinez, Urban Land Group – said there would be one entrance onto Harrison.  It would 

align with the entrance to Idlewire on the other side of the road.  Commissioner Pruess expressed 

concern about cars parking on the narrow road shown.  Emergency vehicles would not be able to 

get by them.  Mr. Martinez said there would be room in the driveways of the townhomes for 

visitors to park.   

Shannon Riley, 5366 Old Post Road – asked if she could get a copy of the geotech survey.  She 

then reminded everyone of a property in Shadow Valley where the house was sliding down the hill 

and added that there were probably geotech surveys done for the homes in North Salt Lake that 

were sliding down.  She wondered if the project was even feasible.  She also was also concerned 

about water.  She had been told that no one else could connect to the water where she lives, so she 

wondered where the water for this project was coming from. Ms. Riley stated there were already 

too many apartments around; how many more were needed?  The project did not work for her.  

There was already too much traffic on Harrison Boulevard at rush hour.  She did not see how any 

of this was feasible or how it benefited the city.  She did not see that the site would be good for 

residential development.  She asked what the zoning was on the property.  Chair Rounds 

explained the development agreement obviated the zoning and allowed the City to work with the 

developer.  City Manager Dixon explained in more detail how the agreement worked. 

JoAnn Otte, 5394 Old Post Road – asked if studies had been done about how much water the 

development would need.  City Manager Dixon explained the people on Old Post Road, although 

they were not in the City, received water from South Ogden.  They were connected to the feeder 

line that went into the tanks, that is why they were told there could be no more connections.  The 

development on the other hand, would be receiving water as it came out of the tanks.   

There were no more public comments.  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 Layton.  All present voted aye. 

Chair Rounds then called for a motion to enter back into the Planning Commission meeting.   

Commissioner Pruess moved to enter back into the Planning Commission meeting, followed 

by a second from Commissioner Layton.  The voice vote was unanimous in favor of the 

motion. 

 

 

A. Discussion and Recommendation on Proposed Development Agreement Between 

South Ogden City and Urban Land Group LLC 

Chair Rounds said his concern on the development was the amount of dirt that would have 

to be moved; they should be certain that the hillside would not slide down. 
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Commissioner Pruess remarked the agreement was well written and covered all the bases 

while still allowing flexibility.  City Manager Dixon suggested that if the Commission 

chose to move this item forward to the Council, they do it with the recommendation that the 

city engineer review the geotech study and give his approval of it.   

The chair gave the various options concerning a motion for the agreement and then asked 

what the Commission wanted to do.   

Commissioner Jones moved to forward the proposed development agreement between 

South Ogden City and Urban Land Group LLC, with the caveat that the geotech 

report was approved by the city engineer, and referenced to the zc zone be removed 

from the development agreement.  Commissioner Pruess seconded the motion.  The 

chair made a roll call vote: 

 

    Commissioner Jones-  Aye 

    Commissioner Pruess-  Aye 

    Commissioner Layton-  Aye 

    Commissioner Stewart- Aye 

    Commissioner Heslop-  Aye 

 

The motion carried. 

 

(Note: Commissioner Stewart left at this point in the meeting.) 

 

A. Consideration of Proposed Site Plan for Office Building Located at 

Approximately 6080 Fashion Pointe Drive 

City Planner Mark Vlasic reviewed the application, stating that all the required 

drawings had been submitted.  There had been some notes from the engineer on items 

that needed to be addressed.  Mr. Vlasic also pointed out that the landscape plan did not 

meet the requirements of the water efficient landscape ordinance.  He recommended a 

new landscape plan be submitted.  Everything else seemed to be in order.   

Chair Rounds asked if there was further discussion on the matter and seeing none, he 

entertained a motion.   

Commissioner Pruess moved to approve the site plan at 6080 Fashion Pointe 

Drive, with the condition that they provide an appropriate landscape plan.  The 

motion was seconded by Commissioner Layton.  The chair called the vote: 

    

    Commissioner Jones-  Aye 

    Commissioner Pruess- Aye 

    Commissioner Layton- Aye 

    Commissioner Heslop- Aye 

 

The motion stood. 
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A. Consideration of Proposed Conditional Use for a Church Located at 5864 Harrison 

Boulevard 

Planner Vlasic gave an overview of the item.  He said the application was for religious 

worship and school uses in an existing building.  Parking had been the primary concern, 

but he had done some calculations and felt it met the requirements.  

Chair Rounds said he had some questions and asked the applicant to come forward to 

answer them.  Scott Jessop, a realtor and representative for the buyer, came forward. The 

chair asked who maintained the alleyway between the various buildings.  Mr. Jessop 

answered there was an HOA that oversaw the maintenance of the landscaping and snow 

removal.  The chair then asked about the school that was mentioned on the application.  

Mr. Jessop said the group wanting to use the location was Muslim and currently had around 

67 members in their congregation.  The school would teach the languages of Arabic and 

Farsi, but it would be outside of regular school hours and curriculum.   

There were no more questions.  Chair Rounds called for a motion. 

 

Commissioner Jones moved to approve the conditional use of a church located at 

5864 Harrison Boulevard, followed by a second from Commissioner Layton.  A roll 

call vote was made: 

 

   Commissioner Jones-  Aye 

   Commissioner Pruess-  Aye 

   Commissioner Layton-  Aye 

   Commissioner Heslop-  Aye 

 

The conditional use was approved. 

  

 

A. Discussion on Proposed Commercial Form Based Code 

Planner Vlasic reviewed the changes that had been made based on the Planning 

Commission’s discussion at the previous meeting.  Staff requested that the 

commissioners study the changes and make sure they were in line with what they 

wanted.  The commissioners discussed different uses and where they should be 

allowed.  They felt the reference to state liquor stores should be removed from Table 

4.2(3) and just kept in Table 4.1(1).  They felt the other changes made were in line 

with what they had asked for.  Staff pointed out that sexually oriented businesses had 

been removed from the zones in the proposed form based code; they were 

recommending that the use be added to the Riverdale Road General Zone in the already 

adopted form based code.  The Planning Commission agreed.  

 

 



 

Planning Commission Minutes February 9, 2017 page 6 

B. Discussion on Proposed Changes to the City Center General/40
th

 Street Form Based 

Code  

Mr. Vlasic reviewed the changes being proposed for the already adopted City Center/40
th
 

Street Form Based Code.  Changes proposed for the Riverdale Road General Zone were to 

allow outdoor sales lots on corners and eliminate limitations on parking and location of the 

building for outdoor sales lots. 

There was a brief discussion on the approval process for the form based code areas, and 

what the Commission wanted it to be.  Currently a staff review committee reviewed the 

applications and gave approval; the Planning Commission did not see them.  They needed 

to decide if that was how they wanted it to be.   

Staff then reviewed other changes being proposed, including allowing monolithic signs in 

the Riverdale Road General Zone.  Mr. Vlasic noted that the form based code was meant 

to create a walkable, pedestrian friendly area in the city center, but Riverdale Road was 

different and some of the requirements of the downtown area should not apply.  The 

commission discussed monolithic signs and if they blocked things. They were also 

concerned about electronic message boards.  Planner Vlasic remarked that the width on 

monolithic signs should be restricted.  The Planning Commission agreed.  (Note: 

Commissioner Stewart returned at this point in the meeting.) Commissioner Layton asked 

about temporary signs.  Staff answered there was no provision for temporary signs in the 

proposed code.   

The Commission next discussed the percentage that triggered conformance to the form 

based code. They debated different percentages and what would be best.  They also 

debated whether adding a second story without changing the footprint should trigger 

conformance.  Planner Vlasic said he would do more research into the matter.    

City Recorder Kapetanov informed the Commission that if they wanted the changes they 

had talked about to move forward, they needed to set the date for the public hearing at their 

next meeting.  After discussion, the Commission determined they would only move one 

item forward for a public hearing: allowing outdoor sales lots on a corner lot.   

 

Commissioner Pruess moved to set a date for a public hearing on March 9, 2017 on 

changes to the existing code by allowing outdoor sales lots on corners.  

Commissioner Heslop seconded the motion.  All present voted aye. 

 

 

City Recorder Kapetanov informed the Planning Commission that the City Center/40
th
 Street form 

based code had been codified and added to the website.   

 

 

A. Approval of January 12, 2017 Briefing Meeting Minutes 

The chair called for a motion concerning the briefing minutes. 
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Commissioner Jones moved to approve the briefing meeting minutes of January 12, 

2017.  The motion was seconded by Commissioner Heslop.  All present voted aye. 

 

B. Approval of January 12, 2017 Meeting Minutes 

Chair Rounds then called for a motion concerning the January 12, 2017 meeting minutes.  

 

Commissioner Heslop moved to approve the January 12, 2017 meeting minutes.  

Commissioner Pruess seconded the motion.  Commissioners Bradley, Jones, Heslop, 

Pruess, Layton, and Stewart all voted aye. 

 

 

 

There were no public comments.   

 

 

 

Chair Rounds called for a motion to adjourn. 

 

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

Jones.  The vote was unanimous to adjourn the meeting.  

  

The meeting concluded at 8:26 pm. 
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