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   SOUTH OGDEN CITY  
PLANNING COMMISSION BRIEFING MEETING MINUTES 

 
August 13, 2015 

Council Chambers, City Hall 
5:30 P.M. 

 
PLANNING COMMISSION MEMBERS PRESENT 
Chair Todd Heslop, Commissioners Raymond Rounds, Dax Gurr, Chris Hansen, Mike Layton 
and John Bradley  
 
PLANNING COMMISSION MEMBERS EXCUSED 
Commissioner Steve Pruess 
 
STAFF PRESENT 
City Planner Mark Vlasic and City Recorder Leesa Kapetanov 
 
 
 
Chair Todd Heslop began the briefing meeting at 5:41 pm and turned the time to City 
Planner Mark Vlasic.  Mr. Vlasic began discussion of the Annexation Policy Plan, explaining 
what had happened at the City Council with the previous amendments to the Plan and 
where the Plan now stood.  He explained the current amendment was labeled Area 7 and 
was located near the City’s water towers.   City Recorder Leesa Kapetanov asked the 
Commissioners if they had received the letter sent by Ogden City; they all indicated they 
had.  Mr. Vlasic said the letter from Ogden City stated they would release the area from 
their Annexation Policy Plan if South Ogden agreed to some conditions and that the 
conditions were included in South Ogden’s Annexation Policy Plan.  Commissioner Heslop 
asked about having to cross property lines to provide services to the area and wondered if it 
would be too difficult.   City Recorder Kapetanov said it was not hard, but costly.  There was 
some discussion about the property: its location, topography, etc.   City Recorder Kapetanov 
pointed out that if the property were annexed, it would create an island of unincorporated 
land.  The County would have to give permission for the island to be created if the property 
were annexed.   She also explained the process of public meetings and hearings to add Area 
7 to the Annexation Policy Plan.  The commissioners then discussed the access to the site as 
well as more discussion on creating an island of unincorporated land. 
City Recorder Kapetanov next explained the reason for the re-vote on the agenda.  The vice-
chair had not voted at the previous meeting so there was not a majority; the re-vote was a 
housekeeping item to make sure the vote was done properly.   
City Planner Vlasic then discussed the form based code.   He said a representative from IBI, 
the firm hired to create the form based code, would be present at the meeting to answer 
questions.   He pointed out that the commissioners could take as long as they needed to 
review the code before having a public hearing and forwarding their recommendation on to 
the City Council.   
Next, Mr. Vlasic reviewed the PRUD Ordinance, Multiple Dwellings on A Single Lot and 
Conditional Use Ordinances.  He pointed out that some inconsistencies had been found by 
staff and they would look at them that evening.  He also said it might be good to have staff 
review them one more time.   
Mr. Vlasic also recommended the Commission take it’s time to review the form based code 
and figure out how it would fit in with the current zoning ordinance.  They also discussed 
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adjusting the form based code so it would work in the commercial zones at the south end of 
the City.   
Chair Heslop then concluded the briefing meeting. 
 
 

 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
I hereby certify that the foregoing is a true, accurate and complete record of the South Ogden City 
Planning Commission Briefing Meeting held Thursday, August 13, 2015. 
 
_______________________________                                _________September 10, 2015_________ 
Leesa Kapetanov, City Recorder                 Date Approved by the Planning Commission 
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MINUTES OF THE 
SOUTH OGDEN CITY PLANNING COMMISSION MEETING 

Council Chambers, City Hall 
Thursday, August 13, 2015 – 6:15 p.m. 

 
 

PLANNING COMMISSION MEMBERS PRESENT 
Chair Todd Heslop, Commissioners Raymond Rounds, Chris Hansen, Mike Layton, 
John Bradley and Dax Gurr 
  
PLANNING COMMISSION MEMBERS EXCUSED 
Commissioner Steve Pruess  
 
STAFF PRESENT 
City Planner Mark Vlasic and City Recorder Leesa Kapetanov 
 
OTHERS PRESENT 
Ray Whitchurch, Jerry Cottrell 

 
 

I. CALL TO ORDER AND OVERVIEW OF MEETING PROCEDURES 

Chair Todd Heslop called the meeting to order at 6:18 pm and called for a motion to open the 
meeting. 
 
Commissioner Rounds moved to open the Planning Commission Meeting of August 13, 2015. 
The motion was seconded by Commissioner Bradley.  Commissioners Hansen, Rounds, Gurr, 
Bradley and Layton all voted aye.   
 
The Chair read through the agenda and then moved to the first item. 
 

  

II. COMMENTS FROM AFFECTED ENTITIES ON PROPOSED AMENDMENT TO SOUTH OGDEN CITY 
ANNEXATION POLICY PLAN, ADDING AREA 7 
City Planner Mark Vlasic reviewed recent changes to the Annexation Policy Plan with the 
Planning Commission.  He then explained this amendment added Area 7.  He pointed out that 
Area 7 was already in Ogden City’s Annexation Policy Plan; however Ogden had submitted a 
letter stating they would support rescinding it from their plan under certain conditions.  Those 
conditions were that South Ogden would be responsible for providing all services and taking 
care of drainage.  Staff recommended approval of the proposed amendment with the change 
in wording as requested by Ogden City.  City Recorder Kapetanov also recommended that the 
Commission request the letter from Ogden City be entered into the public record.   
 
Commissioner Bradley moved to include the letter from Ogden City in the public record (see 
Attachment A) and that the requests from Ogden City be incorporated into the Annexation 
Policy Plan.  The motion was seconded by Commissioner Rounds.  The voice vote was 
unanimous in favor of the motion. 
 
Chair Heslop then invited any affected entities who wished to comment to come forward.  No 
one came forward.  
City Recorder said the next step in adopting the Annexation Policy Plan would be set a date for 
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the public hearing and the Planning Commission could do so if they wished.  Commissioner 
Heslop called for a motion to set a date for the public hearing. 
 
Commissioner Rounds moved to set the date for the public hearing for the Annexation Policy 
Plan.  City Recorder Leesa Kapetanov asked for a specific date.   Commissioner Rounds 
stated the date should be September 10, 2015.  The motion was seconded by Commissioner 
Bradley.  The voice vote was unanimous to set the date for the public hearing. 
 
 

III. COMMERCIAL SITE PLAN ACTIONS 
A. Re-vote on Previously Considered Commercial Site Plan Application for an Auto Sales 

Business Located at 3725 Riverdale Road 
 
City Planner Mark Vlasic explained this was a procedural item from the last meeting; the 
vice-chair needed to have voted to have a majority, but did not.  Chair Heslop asked if 
only those who had been present at the last meeting should vote.  City Recorder 
Kapetanov said she had included the minutes from the last meeting, as well as all of the 
information submitted by the applicant, so any of the Commissioners could vote.   
 
Commissioner Rounds moved to approve the commercial site plan application for an 
auto sales business located at 3725 Riverdale Road.  Commissioner Layton seconded 
the motion.  A roll call vote was taken: 
 
   Commissioner Layton-  Aye 
   Commissioner Hansen-  Aye 
   Commissioner Gurr-  Aye 
   Commissioner Rounds-  Aye 
   Commissioner Bradley-  Aye 
 
 
City Planner Vlasic pointed out the original motion included a condition that the 
applicant meet the10% landscaping requirement.  
 
Commissioner Rounds added to his previous motion that the applicant be required to 
comply with the 10% landscaping requirement.  Commissioner Hansen seconded the 
amendment to the motion.  The Chair called the vote: 
 
   Commissioner Layton-  Aye 
   Commissioner Hansen-  Aye 
   Commissioner Gurr-  Aye 
   Commissioner Rounds-  Aye 
   Commissioner Bradley-  Aye 
 
The motion and amendment passed. 

 
 

IV. SPECIAL ITEMS 
A. Review and Discussion on Proposed Commercial Form Based Code Ordinance 

Mr. Ray Whitchurch, IBI Group, came forward to present this item.  He reviewed the 
different sections with the Commissioners, pointing out the code was based on the 
vision the Planning Commission and Council had for the Washington Blvd./40th 
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Street/Riverdale Rd. areas of the City.  He said form based codes were not about land 
use but rather about form; if buildings were designed a certain way, certain uses came 
into them naturally.  He also said that there were fewer lawsuits associated with form 
based codes.  City Recorder Kapetanov then asked several questions concerning the 
uses listed in Chapter 4 of the code.   
Commissioner Bradley said one of the goals of the City was to make the City 
distinguishable from surrounding municipalities.  He had been on the Council when 
that goal was first discussed, and the thought had been that the downtown area should 
look cohesive, similar to Farmington requiring rock as a building material or Sugarhouse 
requiring brick pavers.  He wondered if that would happen since Chapter 5 seemed to 
allow any type of material.  Mr. Whitchurch said it was a good question, but raised 
another question: How often did cities constrain design too much?  This code showed 
many pictures of examples of what the City wanted.  The goal was to be able to hand 
the code to a developer and say “This is what we want.”   One also needed to give a 
developer latitude to make a project work.  The City could do something like require 
buildings to have a stone base or banding on every building above two stories; these 
were small requirements that tended to unify a group of buildings.  The Planning 
Commission and Council may want to have further discussion about adding such 
elements to the plan; they could be added as an addendum to the current code.  City 
Planner Vlasic commented that sometimes material restrictions which were meant to 
unify an area tended to make them dull as well.  They did not give it a feel of naturally 
evolving over time. 
Mr. Whitchurch then went over Chapter 6, explaining that open spaces were often 
times just as important as buildings in creating a vibrant downtown area.  
Commissioner Rounds said Chapter 6 was very detailed about landscaping, but he felt 
that in the future water would not be so readily available.  He felt this part of the code 
did not give a developer a way to xeriscape or provide shade with anything else other 
than trees.  (Note: City Manager Dixon joined the meeting at this point).  Mr. Vlasic 
agreed that Commissioner Rounds had made a valid point.  He said that staff had been 
working on a water-wise landscape ordinance based on a model produced by Weber 
Basin Water.  He also pointed out that landscaping did not need to be all xeriscape or 
all trees and plants, but a combination of both.  The form based code, in 7-1-3, 
referenced the City’s landscape ordinance.  Staff needed to ensure the ordinance was 
what it needed to be, especially concerning water-wise landscaping.  Mr. Whitchurch 
said a balance needed to be reached where shaded, enjoyable environments could be 
created but also where the minimum amount of water could be used.  Mr. Vlasic said 
there were many models to use concerning water conservation in landscaping, and if it 
wished, South Ogden could choose to be on the cutting edge of this type of landscape 
regulation.   
Mr. Whitchurch then reviewed the chapter on parking.  He said that parking took up 
space that did not generate revenue, and the goal was to keep it as low as possible.  
The chapter also specified that the parking should be located behind buildings so as not 
to become obtrusive.   
Next, Mr. Whitchurch went over the sign chapter.  City Recorder Kapetanov pointed 
out the current sign ordinance had some tight restrictions on banner and other 
temporary signs, but the proposed ordinance in the form based code did not; the 
Commission may want to add some more sign categories.   
Lastly, Mr. Whitchurch talked about Chapter 10 concerning the administration of the 
code.  He said there was a time frame specified from when an application was received 
and acted on; some cities chose to remove the time frame from the ordinance.   
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Planner Vlasic said the next step in the process required a public hearing, however 
based on comments and discussion that evening, they may want to wait and do more 
review on the form based code.   
  
Commissioner Bradley moved to table further action on the commercial form based 
code in favor of further consideration.  Commissioner Rounds seconded the motion.  
The voice vote was unanimous in favor of tabling the item.   
 
Ms. Kapetanov asked if the Commission had any further direction for staff concerning 
the code.  Items mentioned that staff should review were the sign code, landscaping, 
and guidelines for common elements to tie development together.   
 

B. Review and Discussion on Proposed PRUD Ordinance 
City Planner Vlasic said the proposed PRUD code had been based on Ogden’s code.  
Ogden had indicated that their PRUD Ordinance was not used very often, but staff felt it 
was still much better than what existed.   
City Recorder Kapetanov pointed out the approval process for a PRUD anticipated a 
conditional use; however, it was an allowed use and more like a subdivision. Along those 
same lines, a subdivision approval required a public hearing, but the PRUD approval did 
not.  She wondered if a public hearing should be added.  Commissioner Bradley said 
he felt it should not be treated as a conditional use and a public hearing should be held.  
Ms. Kapetanov also reviewed the approval process as it was written, and wondered if it 
was really how the Commission would like the process to work.  After discussion, the 
Commission determined that after their approval, approval should be made by the City 
Council, but not come back to the Commission as outlined in the proposed ordinance.  
Reverences to conditions should also be edited out.  Ms. Kapetanov reviewed the 
changes to be made: Add a reference for a public hearing at the planning commission 
level under 10-11-10(D), making the public hearing requirement as number 1 and 
changing the current number 1 to number 2.  Under 10-11-12, “after holding a public 
hearing theron” should be removed as well as any references to conditions.  The 
Commission then directed staff to make the process as streamlined as possible for the 
applicant.  There was no more discussion on the PRUD Ordinance. 
 

C. Review and Discussion on Proposed Conditional Use Ordinance 
Mr. Vlasic said this Ordinance had been provided by Attorney Neil Lindberg.  City 
Recorder Kapetanov noted that in section 10-15-4(D) the wording stated the Planning 
Commission may hold a public hearing if it is deemed in the public interest.  The 
matter of whether a public hearing should be held had been discussed by the City 
Council as well as the Planning Commission.  The Commission discussed the difficulties 
in holding a public hearing as well as not holding one.  They decided they would like 
both City Attorney Bradshaw and Neil Lindberg to give their recommendations 
concerning holding a public hearing.   They also wanted to know if state code 
mentioned anything about a public hearing for conditional uses.   
Ms. Kapetanov then suggested the words “building inspector” be changed to “staff” 
under 10-15-7.   
 

D. Review and Discussion on Proposed Multiple Buildings on a Single Lot Ordinance 
City Planner Vlasic said this ordinance allowed for smaller development on less acreage 
than the requirements of a PRUD.  It was also simpler than the PRUD Ordinance.   
Commissioner Bradley said the City had previously had problems with people who 
wanted to build a second dwelling on the back of a lot in hopes of renting it out; the City 
did not want that.  He wondered if this ordinance addressed that issue.  Mr. Vlasic 
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said it was only allowed in R-3 thru R-5 zones; between that fact and the acreage 
requirements, he felt it would take care of the issue.  
Ms. Kapetanov then cited the last line of 11-13-1, asking if allowing private 
infrastructure systems not ordinarily allowed was a good idea.  There was some 
discussion among staff with the determination that the Public Works Standards should 
be referred to and not private infrastructure systems.  Ms. Kapetanov noted that 
11-13-3(B) included a reference to an Ogden City zone that needed to be removed, as 
well as a reference to commercial zones which also should be removed.  She then 
referenced 11-10-4(B), asking if the Commissioners wanted to include a public hearing 
as part of the approval process.  The Commissioners discussed the matter.  
Commissioner Bradley said if you hold a public hearing the impression is given that the 
residents can come and that it would make some difference, when in reality it may not.  
City Manager Dixon pointed out that 11-13-3 addressed the concerns with these types 
of developments and if the requirements listed were met, why invite public input?  
Commissioner Rounds suggested using the wording that a public hearing “may be held” 
similar to what was in the conditional use.  Commissioners Bradley, Layton and Heslop 
agreed.  Mr. Dixon said he would check with the attorney to see if he saw any issues 
with it and also suggested that wording be placed in the ordinance specifying the 
purpose of the public hearing was the finding of fact.  There was no other discussion. 

 
  
V. OTHER BUSINESS 

A. Set Date for Public Hearing (September 10, 2015 at 6:15 pm or as soon as the agenda 
permits) to Receive and Consider Comments on the Following Amendments to the City 
Code: 

1.  Title 10, Chapter 11 of the City Code Having to Do With Planned Residential 
Unit Developments 

2.  Title 10, Chapter 7 Site Development Standards of Conditional Uses in 
Residential Zones and Title 10, Chapter 15 Having to Do with Conditional Uses 

3.  Title 10, Chapter 13 Having to Do With Multiple Buildings on A Single Lot 
4.  Commercial Form Based Code Ordinance 

 
Commissioner Rounds asked staff if they would have enough time to prepare the items 
discussed if the public hearing were set for September 10.  Mr. Vlasic said he would be able to, 
but was unsure about legal staff.  He felt the form based code was not ready to go forward for 
a public hearing yet, but the other items were.  Commissioner Rounds said there did not seem 
to be a rush to get the items done and staff should take their time.  It was suggested that the 
conditional use ordinance be completed first and that the public hearing date for it be set for 
September.  The Commission agreed. 
 
Commissioner Rounds moved to set the date for the public hearing for September 10, 2015 
concerning Title 10, Chapter 7 site development standards of conditional uses in residential 
zones and Title 10, Chapter 15 having to do with conditional uses.  Commissioner Bradley 
seconded the motion.  The voice vote was unanimous in favor of the motion. 
 
Chair Heslop expressed gratitude to Commissioner Sebahar for her years of service on the 
Planning Commission and welcomed Commissioner Bradley as a new member.   
 

 
VI. APPROVAL OF MINUTES OF PREVIOUS MEETINGS 

A. Approval of July 9, 2015 Briefing Meeting Minutes 
Chair Heslop then called for a motion concerning the minutes. 



 

August 13, 2015 Planning Commission Meeting Page 6 

 

Commissioner Rounds moved to approve the July 9, 2015 briefing meeting minutes, 
followed by a second from Commissioner Hansen.  The vote was unanimous to 
approve the minutes.   
 

B. Approval of July 9, 2015 Meeting Minutes 
The Chair called for a motion concerning the July 9, 2015 meeting minutes. 
 
Commissioner Rounds moved to approve the July 9, 2015 meeting minutes.  
Commissioner Gurr seconded the motion.  The voice vote was unanimous in favor of 
the motion. 

 
 

VII. PUBLIC COMMENTS 
No one came forward for public comments. 
 
 

VIII. ADJOURN 

Chair Heslop called for a motion to adjourn.   
 
Commissioner Rounds moved to adjourn, followed by a second from Commissioner Gurr.  All 
present voted aye.   
 
The meeting ended at 8:15 pm. 
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 

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

Meeting held Thursday, August 13, 2015. 

 

______________________________________                            __________September 10, 2015__________ 

Leesa Kapetanov, City Recorder                                        Date Approved by the Planning Commission 
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Attachment A 
Annexation Letter from Ogden City 
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