
NOTICE IS HEREBY GIVEN THAT ON Wednesday, January 22, 2025 THE COUNCIL OF WEST HAVEN CITY WILL HOLD THE

FOLLOWING PUBLIC MEETINGS:

*5:30 PM: WORK SESSION
*6:00 PM: REGULAR PLANNING COMMISSION MEETING

JOIN US DIGITALLY FOR THE WORK SESSION AND COUNCIL MEETING AT

HTTPS://US06WEB.ZOOM.US/J/86539464549.

WATCH LIVE AT HTTPS://WWW.YOUTUBE.COM/CHANNEL/UCEEQNQBTFZJWTGOPHMCNCBA.

A endees

5:30 Work Session – In City Council Chambers

MEETING TO ORDER: Chairman Roundy

1. DISCUSSION – Planning Commission 2025 Projects presented by Stephen Nelson.

6:00 Regular City Council Meeting

1. MEETING CALLED TO ORDER: Chairman Roundy at 6:00 pm

2. OPENING CEREMONIES

a. PLEDGE OF ALLEGIANCE Vice-Chairman Reed

b. PRAYER/MOMENT OF SILENCE Commission Member Galt

3. ACTION ON MINUTES – Approve minutes for the Meeting of 01/08/2024

4. REPORTS - Actions taken by City Council on Planning Commission Recommendations

5. DISCUSSION AND ACTION - FOR A CONDITIONAL USE PERMIT AND PRELIMINARY SITE PLAN FOR

COMMERCIAL SUPPLY WAREHOUSE LOCATED AT APPROXIMATELY 2160 W 2100 S PARCEL

#157790001. (APPLICANT BEN PROBST/CASCADE HOLDINGS, LLC; AGENT IS FERNANDO PEREZ)

6. DISCUSSION AND ACTION - FOR A CONDITIONAL USE PERMIT AND PRELIMINARY SITE PLAN FOR

HEAVY EQUIPMENT SALES AND SERVICE LOCATED AT APPROXIMATELY 1911 W 2100 S PARCEL

#15-788-0001, 15-788-0002, AND 15-788-0003. (APPLICANT STEVE DEWALD/RDO EQUIPMENT CO;

AGENT IS GENNEVA BLANCHARD)

WEST HAVEN PLANNING COMMISSION AGENDA

January 22, 2025 6:00 P.M.
City Council Chambers
4150 South 3900 West, West Haven, UT 84401



7. DISCUSSION AND ACTION – ON A SUBDIVISION AMENDMENT FOR GOODWIN ACRES LOCATED AT

APPROXIMATELY 2219 W 1800 S PARCEL #15-344-0001. (APPLICANT CURTIS GOODWIN; AGENT IS

JIM FLINT)

8. ADJOURNMENT

Robyn Van Campen

Robyn Van Campen, City Recorder
In compliance with the Americans with Disabilities Act, persons needing special accommodations, including auxiliary communicative aids and services, for this meeting should notify the city

recorder at 731-4519 or by email: robynv@westhavencity.com at least 48 hours in advance of the meeting.

CERTIFICATE OF POSTING
The undersigned, duly appointed city recorder, does hereby certify that the above notice and agenda has been posted in the West Haven City Recorder’s office; at the
West Haven City Complex on the Notice Board and at www.westhavencity.com; emailed to the Standard-Examiner with a request that it be posted

In their Wednesday night meeting section; mailed and emailed to the West Haven City Mayor and each West Haven City Council Member who has email capacity and to
the city attorney
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A endees
Chairman Roundy Vice Chairman Reyna
Commission member S mpson Commission Reed
Commission member Galt Commission member Hepworth
Commission member LaMar (via Zoom) Community Development Dir. Stephen Nelson
Planner/City A orney Amy Hugie Deputy Recorder Robyn VanCampen

Excused
Commission member Galt

5:30 Work Session – In City Council Chambers  

Due to Technical Difficulties, the work session began at 5:44 pm.

MEETING TO ORDER: Chairman Roundy

1.1. DISCUSSION – On Appointments of Chairman, Vice-Chairman, Temporary Chairman 

Open discussion on possible nominations for Chair & Vice-Chairman, also discussed possible work session 

training opportunities in 2025.

6:00 Regular City Council Meeting

1.1. MEETING CALLED TO ORDER: Chairman Roundy at 6:00 pm

2.2. OPENING CEREMONIES

a. PLEDGE OF ALLEGIANCE Vice-Chairman Reyna

b. PRAYER/MOMENT OF SILENCE Commission Member Stimpson

3.3. ACTION ON MINUTES –  Approve minutes for the Meeting of 12/11/2024

Commission member Reed requested a correction on item #8 in first sentence be changed from Phase 2a, 

2b, & 3 still needed to be dealt, to dealt with, and second paragraph to state Phase 1 passed to past.  He 

also mentioned that the end of item #12 was cut off.

WEST HAVEN PLANNING COMMISSION MINUTES

January 8, 2025 6:00 P.M.
City Council Chambers
4150 South 3900 West, West Haven, UT  84401

Commission member Stimpson made a motion to approve the notes from the last planning

commission.  Commission member Reed seconded the motion.

AYES – Chairman Roundy, Vice-Chairman Reyna, Commission member Stimpson, Commission 

member Reed, Commission member Hepworth, and Commission member LaMar.

NAYS – 

ABSENT/EXCUSED – Commission member Galt



Commission member Hepworth made a motion to grant final approval of the commercial site  

plan for Professional Studios 6, Parcel #150660040, in West Haven, subject to the findings and  

conditions recommended in the staff report.  Vice-Chairman Reyna seconded the motion. 

AYES – Chairman Roundy, Vice-Chairman Reyna, Commission member Stimpson, Commission 

member Reed, Commission member Hepworth, and Commission member LaMar. 

NAYS –  

ABSENT/EXCUSED – Commission member Galt 

4.  REPORTS - Actions taken by City Council on Planning Commission Recommendations 

Stephen Nelson advised the commission that the rezone from A2 to R2.5 on 3600 S was approved, the 

ordinance amending the Westwood Estates Master Development Agreement was approved, the sign 

standard where we removed the max square feet and just had the percentage was approved, the mixed-use 

zone where we talked about existing commercial uses being able to remain as commercial uses and 

commercial uses adjacent to I-15.  They did change the word “adjacent” to approximately 200 square feet.  If 

a property is within the 200 square feet from I-15 it can remain 100% commercial, and the Standards of the 

Accessory Dwelling Unit was approved as recommended by Planning Commission. 

5.  APPOINTMENTS -   Chairman & Vice-Chairman 

6.  DISCUSSION AND ACTION ON PRELIMINARY & FINAL PLAN APPROVAL 

a.  Professional Studios 6 located at approximately 1484 W 2100 S Parcel #15-066-0040.  

Applicant – Kent Butters, Agent Tonya Rogers. 

Steven Nelson briefed the commission on the improvements to the interior/exterior to the structure and a 

Certificate of Occupancy from the Building Department.  They have added 14 parking stalls one of which is 

ADA compliant.  They have applied for a Sign Permit through the Building Department.   Old trees have 

been removed and have been replaced with landscape rock due to the property not having access to 

secondary/irrigation water. 

Kent Butters/Applicant is present. 

7.  DISCUSSION AND ACTION ON A PRELIMINARY SITE PLAN

Commission member Stimpson made a motion to nominate Chairman Roundy as Chairman for 

the upcoming year.  Vice-Chairman Reyna seconded the motion. 

AYES – Chairman Roundy, Vice-Chairman Reyna, Commission member Stimpson, Commission 

member Reed, Commission member Hepworth, and Commission member LaMar. 

NAYS –  

ABSENT/EXCUSED – Commission member Galt

Commission member Reed made a motion to nominate Vice-Chairman Reyna as Vice-Chairman 

Commission member Hepworth seconded the motion. 

AYES – Chairman Roundy, Vice-Chairman Reyna, Commission member Stimpson, Commission 

member Reed, Commission member Hepworth, and Commission member LaMar. 

NAYS –  

ABSENT/EXCUSED – Commission member Galt



Commission member Reed made a motion to grant preliminary site plan approval  for Taylor  

West Weber Water District’s New Shop Building, parcel 080300002, in West Haven, subject to the 

conditions recommended by staff in the updated staff report.  Commission member LaMar 

seconded the motion. 

AYES – Chairman Roundy, Vice-Chairman Reyna, Commission member Stimpson, Commission 

member Reed, Commission member Hepworth, and Commission member LaMar. 

NAYS –  

ABSENT/EXCUSED – Commission member Galt 

Commission member Hepworth made a motion to adopt the 2025 Planning Commission 

schedule. Commission member Reed seconded the motion. 

AYES – Chairman Roundy, Vice-Chairman Reyna, Commission member Stimpson, Commission 

member Reed, Commission member Hepworth, and Commission member LaMar. 

NAYS –  

ABSENT/EXCUSED – Commission member Galt 

Vice-Chairman Reyna made a motion to adjourn.  Commission member Stimpson 

seconded the motion. 

AYES – Chairman Roundy, Vice-Chairman Reyna, Commission member Stimpson, Commission 

member Reed, Commission member Hepworth, and Commission member LaMar. 

NAYS –  

ABSENT/EXCUSED – Commission member Galt

a.   Taylor-West Weber located at approximately 2815 W 3300 S Parcel #080300002.

 Applicant – Ryan Roger/Taylor West Weber, Agent Jason Ball with Ridgeline Design Architects.

Steven Nelson advised that new information was received today which answers the questions that were in 

staff report.  This information was forward to the commission member’s early this afternoon.  Parking has 

been moved to the other side of the access point.  Due to the building being a Well House parking would not 

require as many parking stalls.  Parking has been reduced to 10 stalls.  This is not a commercial type of 

shop; the existing structure already has parking.   The original landscaping proposed 20 shrubs & 10 trees.  

The applicant has requested that the commission give some consideration because of the utility lines and 

other sensitive infrastructure that the trees may disturb. A dumpster has been added to the site plan, and will 

serve letters have been provided since the original staff report was created.  

Ryan Rogers/Applicant/Manager of Taylor West Weber was present for any questions and/or concerns the 

commission or staff had. He did mention that putting in some of the trees would destroy the communication 

equipment that tells the pumps when to turn on.  They are willing to put trees around the detention basin, 

and may take out the rest of the trees around the building and add them to the retention basin. 

8.  DISCUSSION AND ACTION 

a.   2025 Planning Commission Schedule

9.    ADJOURNMENT 

Deputy City Recorder              Date Approve: 



Planning Commission

Staff Review Memo

January 22, 2025

PRELIMINARY SITE PLAN AND CUP APPROVAL
Request: Review and consider a preliminary site plan and conditional use permit 

application for a Commercial Supply Warehouse

Property Address: Parcel# 157790001

Property Zone: Commercial C-3

Property Size: 1.8 acres

Applicant: Cascade Holdings LLC. Agent Fernando Perez

Governing Document(s): WHZC 157.290-294; 157.630-640; 157.730-737

Decision Type: Administrative

Staff Recommendation:



 

 

Background 

We have received an application for a commercial supply warehouse at 2160 W 2100 W. 

Cascade Holdings is a construction company looking to build a new 15,000 sq. ft. warehouse 

and office space for its regional operation.  

 

 

 

 

Staff Review 

Zoning Code are as follows: 

 

Conditional Use Permit 

 

§157.294 USES 

 

The application is for a warehouse, which is a Conditional Use within the C-3 Zone. This would 

require approval of a Conditional Use Permit as part of the preliminary site plan. The standards 

for reviewing a conditional use permit are defined in §157.515-529 Conditional Uses. Many of 

the Conditional Use Standards are address by the site plan, but there is additional review that 



 

 

needs to take place to ensure the use meets the standards of the code. The following are 

standards for review as listed in the referenced section: 

 

In this section, staff’s responses are in RED. 

 

 

(A) General plan.  

The General Plan shows this area as a mixture of C-2 and C-3 Zoning. This plan 

complies.   

 

(B) Site design. The use is well-suited to the character of the site and adjacent uses as 

shown by an analysis of the intensity, size, and scale of the use compared to existing 

uses in the surrounding area. 

The site design generally meets the code with a few exceptions listed within this 

report. The site will require additional civil drawings and review as part of the site 

plan approval process.  

 

(C) Access. Access to the site avoids traffic and pedestrian conflicts and does not 

unreasonably impact the service level of any adjacent street. 

The City Engineer has raised several concerns about access and site layout (see 

engineering comments below). The applicant has provided vehicle paths to show 

how a fire truck would access the site. Staff would recommend that the Planning 

Commission require additional traffic information as part of the site design review.   

 

(D) Circulation. On-site vehicle circulation and truck loading areas mitigate adverse 

impacts on adjacent property. 

The main focus of the review will likely be internal traffic circulation. Prior to final 

approval, the applicant should provide a narrative on the type, size, and frequency of 

vehicles accessing the site. Vehicle path tracking shows how a fire truck will 

maneuver the ingress/egress points, circulate on-site, and access loading docks.  

 

(E) Parking. The location and design of off-street parking complies with standards of this 

subchapter. 

The site design shows adequate off-street parking.  

 

(F) Refuse collection. The locations and design of the refuse collection areas are not likely 

to create an adverse impact on the occupants of adjoining property. 

The applicant has provided a dumpster enclosure location along the rear property 

line located behind the main gate.  

(G) Utility services. Utility capacity supports the use at normal service levels. 

The applicant has provided will serve letters from Weber Basin Water Conservancy 

District, Bona Vista Water Improvement District, and West Haven Special Service 

District.  



 

 

(H) Screening. The use is appropriately screened, buffered, or separated from adjoining 

dissimilar uses to mitigate potential use conflicts. Fencing, screening, and landscape 

treatments and other features increase the attractiveness of the site and protect 

adjoining property owners from noise and visual impacts. 

The application shows the required landscaping along the frontage and parking 

areas. The applicant also included 

sides. Since the surrounding properties are commercial, staff would not recommend 

special screening requirements. Property to the North and West is currently vacant.  

 

(I) Operating hours. The hours of operation of the use and delivery of goods are not likely 

to adversely affect surrounding uses. 

The hours of operation are from 7:00 am-6:00 pm.  

 

(J) Signs. Sign size, location, and lighting are compatible with, and do not adversely affect, 

surrounding uses. 

The application provides a preliminary signage plan. The applicant is not planning on 

any monuments signs and have two 70 sq. ft. wall signs on the front of the building. 

They have noted on the plans that all signs will meet West Haven standards.  

 

(K) Public services. Public facilities such as streets, water, sewer, storm drainage, public 

safety, and fire protection are adequate to serve the use. 

The City Engineer is reviewing the application (noted below). The applicant has 

provided will-serve letters and a tentative stormwater location. The applicant also 

shows a preliminary utility line layout. A complete construction drawing will be 

required before final approval.  

 

(L) Environmental impact. The use does not significantly adversely affect the quality of 

surrounding air and water, encroach into a waterway or drainage area, or introduce 

any hazard to the premises or any adjacent property. 

There are no known environmental impacts at the site. The applicant has indicated 

that the proposed use will not deteriorate the environment or ecology in the general 

area, produce conditions, or emit pollutants. Engineering has noted some concerns 

about stormwater that would require additional information as part of the full civil 

drawings.  

 

(M) Nuisance. Operation of the use is unlikely to create any nuisance from noise, vibration, 

smoke, dust, dirt, odor, noxious matter, heat, glare, electromagnetic disturbance, or 

radiation. 

The operation is unlikely to create any additional nuisances. The applicant included 

lighting plan shows that lighting from the sight significantly decreases once it 

reaches the property lines.  

 

  

 



 

 

Preliminary Site Plan 

 

§157.291 Site Development Standards 

 
 

C-3 Requirement Site Plan Proposal Compliant? 

Building height    

Maximum None -2  Y 

Minimum 1 story 1 story Y 

Max lot coverage 60% by buildings (main & accessory) 19% Y 

Minimum lot area None 1.8 Acres Y 

Min lot width None  Y 

Min yard setbacks 
  

 

Front 15 ft. Building is more 

front property line 

Y 

Rear None, except 10 ft. where building 

rears on a residential zone  

Rear zone is C-2. 

Building is  

Y 

Side 10 ft. when adjacent to residential Complies Y 

Side, adj. to street 15 ft. NA  

 

 

 

§157.730 Design Review 

The requirements of this chapter and the project proposal/compliance are below.  Please note 

that only the applicable sections are included.  Some portions of Section 157.733 may not apply 

to this site plan, owing to the location of buildings, no applicable development agreement, or 

location of landscaping, among other factors. 

 

 

 

§ 157.733  Standards of Review 

(In this section, staff’s responses are in RED) 

   (A)   Traffic safety and circulation. 

      

 (1)   Does the site plan comply with the West Haven City Engineering Design Standards and 

Specifications related to traffic ingress, egress, and internal circulation?  Engineering has 

reviewed the preliminary site plan and has raised a few concerns (see comments below). The 

main concerns focus on internal circulation and the number and type of vehicles likely to need 

access to the facility. Engineering also does not know if the stormwater plans will work in the 

designated location.       



 

 

   (B)   Parking. Does the site plan comply with city ordinances regarding design, location and 

number of parking stalls required?  West Haven City Code requires that thirty-six parking 

spaces be provided, which has been provided (see included calculations in General Notes 4). 

Each space is The applicant has 

provided two ADA parking spaces that meet the minimum standard. Developments are 

required to provide two ADA stalls for parking lots with 26-50 parking spaces. 

building official has made a few comments, noting that the applicant must ensure an 

accessible route from the ADA Parking stalls to the main entrance. There is also no designated 

pedestrian route from the eastern parking stalls to the main entrance.  

 

§157.631 PARKING SPACE FOR RESIDENTIAL, COMMERCIAL, INSTITUTIONAL, RECREATIONAL 

AND OTHER LAND USES. 

  Office, 
general 

1 space per 250 square feet GFA 

Warehouse 20 spaces, plus 1 space per 2,000 square feet GFA. Office space 
parking shall be calculated separately based on office, general 
standards 

 

The eastern and western access 

points are 36' wide, and the drive aisles are  wide.  

 

   (C)   Signage. Does the proposed signage meet the requirements of the city sign ordinance?   

The application indicates that two signs, each 70 sq. ft., will be placed on the face of the 

building, meeting our standards. The applicant has noted on the plan that each sign will 

comply with West Haven City standards. The site plan also notes that no monument sign will 

be constructed for the project.  

   (D)   Landscaping. 

      (1)   The following landscaping shall be provided in each project subject to the provisions of 

this subchapter: 

         (a)   Front yard. Landscaping shall be required along the entire frontage of the lot, except 

for the frontage required for ingress/egress. Said landscaping shall be a minimum of 15 feet 

deep, calculated from the property line.  

along the property frontage. 

         (b)   Side/rear yards. There shall be a minimum of five feet of landscaping between parking 

areas and side or rear property lines (except between commercial uses where said landscaping 

is not visible from areas of public access) and a minimum of five feet of landscaping between an 

access driveway and a side or rear property line unless said driveway is to be used for common 

access by an adjacent lot.   The applicant has left an area around the perimeter with gravel. 

Between parking lots on the east side, the applicant has provided landscaping that complies 

with this code. This area measures , and landscaping is visible from public access 

areas.  

          



 

 

      (4)   Landscape plans shall include a minimum of three items from the following list: 

         (a)   Trees; 

         (b)   Decorative rock and boulders (gravel and pea gravel are not permitted); 

         (c)   Shrubs; 

         (d)   Groundcover; and 

         (e)   Grass (artificial or other). 

 The plan shows a mixture of trees, shrubs, and groundcover. The applicant has also 

provided a sufficient number of trees and shrubs (1 tree for every 400 sq. ft. and one shrub for 

every 200 sq. ft.). The plan also shows a minimum of 50% ground cover. See the landscaping 

coverage calculation in the Landscape Summary on the landscape plans for additional details. 

 

   (E)   Building/site layout. 

(1) All buildings shall be designed with breaks in the facade. This may be accomplished 

through a change in building materials, actual breaks in the facade, a mix of roofline 

projections. The building has three materials along the front façade: 40% metal 

paneling, 15% stone, and 45% Insulated Metal Panels (IMPS). There are breaks within 

the facades with stone along the lower section, and the IMPS covering the middle of 

the building where the offices are located.  

   (F)   Engineering standards. Does the site plan comply with the West Haven City Engineering 

Design Standards and Specifications related to utility easements, drainage and other 

engineering requirements?  Full construction drawings are required to be approved as part of 

the Final Site Plan. These will need to be submitted to the City, reviewed, and approved by 

City staff, associated utility companies and districts,  

 

§ 157.734 DESIGN REQUIREMENTS. 

   Design approval may include such other conditions consistent with the considerations of this 

subchapter as the Commission or Planning Director deem reasonable and necessary under the 

circumstances to carry out the intent of this subchapter. 

   (A)   Building materials. New buildings shall be designed and constructed to meet the 

following criteria.  

      (1)   Building exteriors shall be designed and constructed with primary and secondary 

building materials from the list of building materials in division (C) below. 

      (2)   The front elevation, as well as any other elevation which faces the street shall be 

constructed of a minimum of 60% primary materials, with a maximum of 40% secondary 

materials. 

      (3)   Windows and doors shall be excluded from the calculation of exterior building material 

requirements. Non-functioning, decorative only windows may be included in the calculation of 

building materials.  

      (4)   A maximum of six colors for the primary materials may be permitted. 

      (5)   Secondary materials shall be of a complementary hue and shade to primary building 

materials. A maximum of four accent colors may be allowed for secondary materials. 

      (6)   A minimum of 15% of the front elevation, as well as any side or rear elevation which 

faces the street or major corridor, shall consist of upgraded architectural features as defined in 

division (C) below. See division (B) below for those streets which constitute major corridors. 



 

 

      (7)   Non-primary elevations which do not face the street or major corridor shall consist of at 

least 5% upgraded architectural features as defined in division (C) below. See division (B) below 

for those streets which constitute major corridors.  

 

(B)   Major corridor requirements. Projects which are adjacent to, or located within 400 feet of 

the centerline of 2100 South/Wilson Lane, 1800 South, 1900 West, Midland Drive, 3500 West, 

4000 South, Hinckley Drive and 2550 South shall be subject to the following additional 

requirements. Any building face which can be seen from the above-referenced roads shall be 

constructed of a minimum of 60% primary materials. 

 

   (C)   Materials list and architectural features. 

      (1)   Primary materials. Shall include, but are not limited to: 

         (a)   Architectural insulated metal panels; 

         (b)   Brick; 

         (c)   Concrete masonry unit (CMU), if it is textured to have the appearance of a different 

material; 

         (d)   Glass; 

         (e)   Rock; 

         (f)   Stone (may be natural or manufactured); 

         (g)   Fiber cement siding, if used in a craftsman style of architecture; and 

         (h)   Engineered wood siding, if used in a craftsman style of architecture. 

      (2)   Secondary materials. May include, but shall not be limited to: 

         (a)   Concrete; 

         (b)   Non-insulated corrugated and ribbed metal; 

         (c)   Fiber cement siding, if used in a non-craftsman architectural style; 

         (d)   Engineered wood siding, if used in a non-craftsman architectural style; 

         (e)   Stucco; 

         (f)   Tile; and 

         (g)   Wood. 

      (3)   Upgraded architectural features. May include, but shall not be limited to: 

         (a)   Alternating brick patterns; 

         (b)   Archways; 

         (c)   Awnings; 

         (d)   Bays; 

         (e)   Canopies; 

         (f)   Corbels; 

         (g)   Cornices; 

         (h)   Decorative art (must be permanent); 

         (i)   Donners; 

         (j)   Pillars; 

         (k)   Porte Cocheres; 

         (l)   Porches; 

         (m)   Porticos; 

         (n)   Shutters; and 



 

 

         (o)   Timbers. 

 

The building has three materials along the front façade: 40% metal paneling, 15% stone, and 

45% Insulated Metal Panels (IMPS). There are breaks within the facades. The stone and IMPS 

are considered primary materials and makeup 60% of the front façade, which is required 

along 2100 S. The applicant has asked the Planning Commission to consider the 15% stone 

. The applicant will need to 

ensure that 15% of the façade includes upgraded architectural features and include them on 

the elevation.  

 

    

Potential Detrimental Impacts and Other Considerations 

Noise: West Haven has a nuisance ordinance in place which govern noise, so any issues which 

department.  Those noise standards may be found in WHC §90.22.  That section of code sets 

noise standards based on the time of day, proximity to residential areas, and use of the land. 

The operation hours are listed from 7:00 a.m. to 6:00 p.m.   

 

Lighting: Similar to noise, the city has ordinances in place governing lighting and light pollution.  

That can be found in WHZC 157.775-785.  It sets in place standards for commercial lighting, 

including a required reduction in output, requirements that light be shielded/directed 

downwards so as not to trespass on adjoining properties.   The applicant has provided a full 

lighting plan with compliant lighting fixtures.  

 

Gates and Fencing: The applicant has proposed property's 

border blocking rear access to the building.  Staff has 

concerns about western access point and gate location because any stacking entering the site 

would take place within the right-of-way.  Weber Fire District has reviewed the plan and stated 

that each gate would need a key system approved by the Fire District to allow them access in 

case of emergency.  

 

Fire: Staff discussed the application with Weber Fire District, and they stated that the building 

must be sprinkled because of the limited access to the site. The Fire Marshal also stated that 

the applicant needs to have the gates keyed using an approved district system to allow fire to 

have full access to the site in case of emergency. The final site plan will need to be reviewed 

and approved by Weber Fire District.  

 

City Engineer Comments on Preliminary Site Plan 

The City Engineer has done a preliminary review and found the following items need to be 

addressed. The City Engineer mentioned that some of these items may change the layout of the 

site. However, it is important to note that city code states that: 

  

(2) Once the applicant has received approval of their preliminary site plan from the 

Planning Commission, they shall prepare civil drawings and present those to the 



 

 

Planning Commission to receive approval of the final site plan.” § 157.731 APPLICATION;
REVIEW AND APPROVAL. (C) 

 

Because of this provision, planning staff would recommend that these issues be fully 

addressed in the civil drawings and approved by City staff, namely the City Engineer. Any 

changes to the layout would then be presented to the Planning Commission for final 

approval. Site alteration would not change the proposed use.  

 

 

1. Stormwater management 

a. The plan indicates that underground storm chambers are proposed for 

stormwater management. Given several other projects in the immediate vicinity, 

the soils have been found to be soft and impermeable; groundwater depths are 

also shallow. 

b. The Applicant needs to provide a geotechnical report with borings taken within 

the footprint of the proposed location. 

c. Infiltration tests conducted by a licensed geotechnical engineer must be 

conducted at the infiltrative surface.  

d. 
seasonal high groundwater to the infiltration surface. 

e. The site design must demonstrate conformance with state LID requirements.  As 

retention is likely not feasible, treatment devices alternatives should be 

evaluate. 

f. The Applicant should evaluate the impact of off-site runoff from the north onto 

the proposed site and from the project site to the adjacent property.  

2. Off/On-site traffic circulation 

a. The Applicant needs to provide additional information about the types of 

vehicles accessing the site, the frequency and sizes.  

b. 
  No vehicle waiting for 

a manual or automatic gate to open should extend into the drive approach/right-

of-way. 

c. The Applicant must show vehicle turning paths for the largest vehicles that will 

be accessing the various garage bays, particularly with those shown the south 

face of the building within the active  parking area and where ADA accessible 

parking is located. 

d. Bay doors on the south side and in close proximity to the office area entry 

doors.  Bollards should be used to provide separation and protection of 

pedestrians from maneuvering vehicles.. 

e. The Applicant should get some preliminary feedback from the Fire Marshall to 

ascertain if there are any concerns with fire access with the internal gates 

proposed. 



 

 

f. The Applicant should clarify how the sliding gates will be operated.   Is it the 

design intent that all passenger/employee vehicles using the easterly access for 

ingress and egress? 

g. What is the number of employees.  Based on the proposed floor plan, will most 

employees be working within the warehouse area? 

h. The Applicant needs to provide an exhibit that indicates all existing and 

proposed access points on the north and south side of 2100 S to evaluate 

  Ingress and egress 

locations should be across from exiting access points on the south side of 2100 

S.  The off-set between the egress for the Cascade site and the facility across the 

street needs to be indicated to allow the City to evaluate functionality and 

potential for vehicle conflicts. 

i. The Applicant should be aware that the City is actively pursuing right of way 

acquisitions for the intended extension of 2100 S to 1800 S.  Traffic volumes and 

patterns will necessarily change once that road in constructed. 

j. There does not appear to be any pedestrian access for parking on the east side 

of the building.  Pedestrian access should to the front of the building should not 

be via the active drive aisle.  The Applicant should evaluate the feasibility of 

moving the building to the west to allow for a sidewalk on the east side of the 

building. 

 

City Building Official Comments  

The City Building Official has done an initial review of the site and have the following 

comments.  

1. A complete geotechnical study shall be completed on the proposed building site. A 

complete report shall be provided to the City. The number of borings shall be 

determined by the geotechnical engineer conducting the study. 

2. 2021 IBC Section1106.7 Location Accessible parking spaces shall be located on the 

shortest accessible route of travel from adjacent parking to an accessible building 

entrance.  

3. Provide the slope of all accessible sidewalks, parking areas and access isles. The slope in 

any direction of the parking and access isles shall not exceed 2% in any direction at any 

point.  

4. Provide a curb ramp from the sidewalk to the accessible route from the building to the 

accessible parking area. Show the cross slope and the slope in the direction of travel. 

The pathway is not required to be identified but does need to be compliant for slope. 

Show the accessible route across the vehicle access area to the access isle and 

accessible parking. It is assumed that it will be in a direct line from the curb ramp to the 

accessible access isle at the parking area 

 

 

 

 

  



 

 

Staff Recommendation 

Based on the above compliance with all relevant city codes, the staff recommends that the 

Planning Commission approve the preliminary site plan and CUP subject to the following 

conditions:   

 

Conditions of Approval 

1. The applicant must ensure that 15% of the façade includes upgraded architectural 

features as required by § 157.734 DESIGN REQUIREMENTS.   

2. Before the final site plan is approved, the applicant must submit full construction and 

improvement drawings to City staff for review and approval. These drawings need to 

address and respond to the notes within this staff report and other city development 

standards. The City Engineer must approve the construction drawings prior to review 

of the Planning Commission.  

3. The applicant must comply with all City Building Official requirements and include an 

ADA access route in the final site plan.  

 

Other Consideration: 

1. The applicant is asking that the Planning Commission consider stone façade work and 

listed, but the code states that the list is not all-inclusive. The Planning Commission 

will need to decide on that standard.  

2. The code allows the Planning Commission, in consultation with the City Engineer, to 

require a traffic study. The City Engineer has recommended that more traffic 

information be provided.  

 

 

Proposed Motion of the Planning Commission 

 

A possible motion for the Planning Commission is: 

 

 preliminary site plan and conditional use permit 

approval for Cascade Holdings LLC, parcel 157790001, in West Haven, subject to the 

conditions recommended by staff in the staff report, including the applicant performing a 

traffic study to be submitted to the City Engineer with construction drawings.  
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Planning Commission 

Staff Review Memo 

January 16, 2025

PRELIMINARY SITE PLAN /CUP REVIEW
Request: Grant preliminary site plan for RDO Equipment, a heavy equipment 

sales and service business 

Property Address: 1971 W 2100 S 

Parcel(s): 15-788-0003 

Property Zone: Commercial C-2 

Property Size: 5.26 

Applicant: Agent: Genneva Blanchard 

Governing Docs: WHZC 157.730-737 

Decision Type: Administrative Recommendation 

Recommendation: See comments under “Staff Review/Recommendation” 

Background 

This petition is for a Commercial Site Plan/Conditional Use Permit.  It is located on the 

south/west corner of 21stst Street and 1900 west.   The proposal is for a farm equipment sales 

and service facility.  It is anticipated that it will have typical business operating hours.  The 

building is approximately 32,000 square feet.  The current zone is C-2.  The proposed use is 

conditional in the C-2.  The petition has been reviewed by the development review committee.   

Site Design Review

Staff’s review of the proposed site plan as it pertains to the requirements of the West Haven 

Zoning Code are as follows: 

§157.291 Site Development Standards 

C-2 Requirement Site Plan Proposal Compliant? 

Building height 

Maximum 35 ft. when adjacent to residential 29’-8” to high 

parapet 

Y 

Minimum 1 story 1 story Y 

Max lot coverage 60% by buildings (main & accessory) 5.96% Y 



Minimum lot area None 11.91 acres Y 

Min lot width None 
 

Y 

Min yard setbacks 
  

 

Front 15 ft. 79.67’ from the 

proposed 

connection road, 

268.37’ from a 

north parcel line 

Y 

Rear 10 ft. where building rears on a 

residential zone  

Building is more 

than 10’ from the 

rear property line 

(32.01’) 

Y 

Side 10 ft. when adjacent to residential Building is more 

than 10’ from the 

rear property line 

(51.75’) 

Y 

Side, adj. to street 15 ft. NA  

 

 

§157.630 Parking Regulations 

This subchapter regulates parking and loading spaces, vehicle traffic, and access to provide 

orderly and adequate development of these needed amenities, and in so doing, promote the 

safety and well-being of the citizens of the city. 

 

The proposed project falls into several different categories of the parking Ordinance.   

 

Automobile sales, 

new/used 

5 spaces, plus 1 space per 2,000 square feet GFA. This is exclusive of 

on-site inventory parking 

Office, general 1 space per 250 square feet GFA 

 

Based on the above analysis the project should have adequate parking. 

 

§157.730 Design Review 

The requirements of this chapter and the project proposal/compliance are below.  Please note 

that only those sections which are applicable are included.  There may be portions of §157.733 

which do not apply to this site plan.  

 

§ 157.733  Standards of Review 

   (A)   Traffic safety and circulation. 

(1) Does the site plan comply with the West Haven City Engineering Design Standards and 

Specifications related to traffic ingress, egress and internal circulation?  The application 



appears to meet the ingress and egress requirements.  Prior to final approval the 

access shall be approved by City Engineer.   

(2)    (B)   Parking. Does the site plan comply with city ordinances regarding design, location 

and number of parking stalls required?  See previous comments regarding parking.  

 

   (C)   Signage. Does the proposed signage meet the requirements of the city sign ordinance?   

    A signage plan has been submitted. All signs must get a building permit approved before 

proceeding with displaying any sign.  A signage plan has been submitted and meets the 

requirements of city sign ordinance 

  

  (D)   Landscaping. 

      (1)   The following landscaping shall be provided in each project subject to the provisions of 

this subchapter: 

         (a)   Front yard. Landscaping shall be required along the entire frontage of the lot, except 

for the frontage required for ingress/egress. Said landscaping shall be a minimum of 15 feet 

deep, calculated from the property line.  The current front landscaping satisfies this 

requirement with 15 feet of front landscaping. 

         (b)   Side/rear yards. There shall be a minimum of five feet of landscaping between parking 

areas and side or rear property lines (except between commercial uses where said landscaping 

is not visible from areas of public access) and a minimum of five feet of landscaping between an 

access driveway and a side or rear property line unless said driveway is to be used for common 

access by an adjacent lot.   This requirement is fulfilled.   

          

      (4)   Landscape plans shall include a minimum of three items from the following list: 

         (a)   Trees; 

         (b)   Decorative rock and boulders (gravel and pea gravel are not permitted); 

         (c)   Shrubs; 

         (d)   Groundcover; and 

         (e)   Grass (artificial or other).

The project will have trees, bushes, shrubs, but the landscaping plan must show a 

legend of the specific type of landscape that they will be using.  A landscaping plan has 

been submitted and meets city requirements 

   

   (E)   Building/site layout. 

      (1)   All buildings shall be designed with breaks in the facade. This may be accomplished 

through a change in building materials, actual breaks in the facade, a mix of roofline 

projections. The building is compliant with these requirements. There are breaks in the façade 

which are accomplished by varying building heights and change in materials.  

 

   (F)   Engineering standards. Does the site plan comply with the West Haven City Engineering 

Design Standards and Specifications related to utility easements, drainage and other 

engineering requirements?  Prior to final approval and the issuance of building permits, the 

applicant will be required to receive staff’s formal approval (done through signature/stamp 

on plans) of the engineering design.  



 

 

 

 

§ 157.734 DESIGN REQUIREMENTS. 

   Design approval may include such other conditions consistent with the considerations of this 

subchapter as the Commission or Planning Director deem reasonable and necessary under the 

circumstances to carry out the intent of this subchapter. 

   (A)   Building materials. New buildings shall be designed and constructed to meet the 

following criteria.  

      (1)   Building exteriors shall be designed and constructed with primary and secondary 

building materials from the list of building materials in division (C) below. 

      (2)   The front elevation, as well as any other elevation which faces the street shall be 

constructed of a minimum of 60% primary materials, with a maximum of 40% secondary 

materials. 

      (3)   Windows and doors shall be excluded from the calculation of exterior building material 

requirements. Non-functioning, decorative only windows may be included in the calculation of 

building materials.  

      (4)   A maximum of six colors for the primary materials may be permitted. 

      (5)   Secondary materials shall be of a complementary hue and shade to primary building 

materials. A maximum of four accent colors may be allowed for secondary materials. 

      (6)   A minimum of 15% of the front elevation, as well as any side or rear elevation which 

faces the street or major corridor, shall consist of upgraded architectural features as defined in 

division (C) below. See division (B) below for those streets which constitute major corridors. 

      (7)   Non-primary elevations which do not face the street or major corridor shall consist of at 

least 5% upgraded architectural features as defined in division (C) below. See division (B) below 

for those streets which constitute major corridors.  

 Elevation drawings with a table showing ratio and percentages of materials are 

required to be submitted with the preliminary site plan application. This item has been 

satisfied/addressed. 

    

Potential Detrimental Impacts 

As is common with commercial projects adjacent to a residential use, the concerns that have 

not already been addressed in this staff report are noise and lighting.   

 

Noise: We have nuisance ordinances in place which govern noise, so any issues which may arise 

regarding noise complaints will be handled through the City’s code enforcement department.  

Those noise standards may be found in WHC §90.22.  That section of code sets noise standards 

based on the time of day, proximity to residential areas, and use of the land.   

 

Lighting: Similar to noise, the City has ordinances in place governing lighting and light pollution.  

That can be found in WHZC 157.775-785.  It sets in place standards for commercial lighting, 

including a required reduction in output, requirements that light be shielded/directed 

downwards so as not to trespass on adjoining properties.  Developer has provided the City 



with graphics of their proposed lighting fixtures along with their locations, all of which seem 

to satisfy these requirements.  The code has a mechanism in place for enforcement under the 

nuisance ordinance. 

 

This application also requires a Conditional Use Permit. 
 

Because CUP standards have been addressed and reviewed as part of the Site Plan review, 

Staff recommends combining the approval process for both processes.  This will avoid 

redundancies and conflicts between the processes. 

 

§ 157.520 CONDITIONAL USE STANDARDS. 

 

This section sets forth standards for determining whether a conditional use will have any 

detrimental effect and should be approved as proposed, approved with conditions, or denied. 

Because some standards may, or may not, relate to a particular conditional use, the Planning 

Commission shall determine which standards will be considered in analyzing the possible 

detrimental effects that may result from a proposed conditional use. 

 

   (A)   General plan. The proposed use conforms to policies of the city’s general plan. 

   (B)   Site design. The use is well-suited to the character of the site and adjacent uses as shown 

by an analysis of the intensity, size, and scale of the use compared to existing uses in the 

surrounding area. 

   (C)   Access. Access to the site avoids traffic and pedestrian conflicts and does not 

unreasonably impact the service level of any adjacent street. 

   (D)   Circulation. On-site vehicle circulation and truck loading areas mitigate adverse impacts 

on adjacent property. 

   (E)   Parking. The location and design of off-street parking complies with standards of this 

subchapter. 

   (F)   Refuse collection. The locations and design of the refuse collection areas are not likely to 

create an adverse impact on the occupants of adjoining property. 

   (G)   Utility services. Utility capacity supports the use at normal service levels. 

   (H)   Screening. The use is appropriately screened, buffered, or separated from adjoining 

dissimilar uses to mitigate potential use conflicts. Fencing, screening, and landscape treatments 

and other features increase the attractiveness of the site and protect adjoining property owners 

from noise and visual impacts. 

   (I)   Operating hours. The hours of operation of the use and delivery of goods are not likely to 

adversely affect surrounding uses. 

   (J)   Signs. Sign size, location, and lighting are compatible with, and do not adversely affect, 

surrounding uses. 

   (K)   Public services. Public facilities such as streets, water, sewer, storm drainage, public 

safety, and fire protection are adequate to serve the use. 

   (L)   Environmental impact. The use does not significantly adversely affect the quality of 

surrounding air and water, encroach into a waterway or drainage area, or introduce any hazard to 

the premises or any adjacent property. 

   (M)   Nuisance. Operation of the use is unlikely to create any nuisance from noise, vibration, 

smoke, dust, dirt, odor, noxious matter, heat, glare, electromagnetic disturbance, or radiation. 



 

 

 

 

Staff Review/Recommendation 

In all material respects, the project is compliant with the standards necessary to receive a 

Conditional Use permit and preliminary site plan approval, with the following conditions: 

 

1- Prior to receiving final site plan approval, the applicant shall submit all civil drawings and 

shall receive the City Engineer’s approval of all site plan designs, including the City’s 

Design Standards and Specifications related to utility easements, drainage, and other 

engineering requirements.  

2- Prior to receiving final site plan approval, the applicant shall submit to the City all 

required will serve letters and the fire review from Weber Fire District. 

3- Prior to receiving final site plan approval, the applicant shall provide a vehicle path 

analysis for the largest expected vehicle for both access points. 

4- The Conditional Use Permit shall be subject to the requirements and conditions of the 

approved site plan. 

 

 

Proposed Motion of the Planning Commission 

 

A possible motion for the Planning Commission is: 

 

 “The Planning Commission grants preliminary approval of the commercial site plan 

and conditional use permit for RDO, located at approximately 1971 W. 2100 S., West Haven, 

Parcels #157880003, subject to the conditions recommended by staff in the staff report.” 
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Series Color Temperature Voltage Options Finish

WPX1 LED P1

WPX1 LED P2

WPX2 LED

1,550 Lumens, 11W 1

2,900 Lumens, 24W

6,000 Lumens, 47W

9,200 Lumens, 69W

30K 3000K

50K 5000K

347 347V  3

(blank) None

E4WH Emergency battery backup, CEC compliant 
(4W, 0ºC min) 2

E14WC Emergency battery backup, CEC compliant 
(14W, -20ºC min) 2

PEPE Photocell 3

DDBXD Dark bronze

DWHXD White

DBLXD Black

Note : For other options, consult factory.




      







COMMERCIAL OUTDOOR




Ordering Information  WPX2 LED 40K MVOLT DDBXD



 




 
 

Catalog 

Number

Notes

Type

Hit the Tab key or mouse over the page to see all interactive elements.






































































 

w  D 

u  L   

  

  

B 

Luminaire Height (H) Width (W) Depth (D)
Side Conduit Location

Weight
A BA B

WPX1 8.1” (20.6 cm) 11.1” (28.3 cm) 3.2” (8.1 cm) 4.0” (10.3 cm) 0.6” (1.6 cm) 6.1 lbs (2.8kg)

WPX2 9.1” (23.1 cm) 12.3” (31.1 cm) 4.1” (10.5 cm) 4.5” (11.5 cm) 0.7” (1.7 cm) 8.2 lbs (3.7kg)

WPX3 9.5” (24.1 cm) 13.0” (33.0 cm) 5.5” (13.7 cm) 4.7” (12.0 cm) 0.7” (1.7 cm) 11.0 lbs (5.0kg)

 
 
 

 





 

 
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Planning Commission 

Staff Review Memo 

January 16, 2025 

Amy F. Hugie, Interim City Planner/City Attorney 

PLAT APPROVAL- Goodwin Acres Subdivision First Amendment  

Request: Grant approval of a subdivision amendment 

Property Address: 2219 West 1800 South, West Haven 

Property Zone: R-2 

Property Size: The subdivision is overall 2.27 acres.  The current Lot 1 is 1.04 acres, and 

the current Lot 2 is 1.23 acres.  The proposed split of Lot 1 would be Lot 

1A would be .46 acres (20,114 sq. ft.) and Lot 1B would be .46 acres 

(20,114 sq. ft.). 

Applicant: Curtis Goodwin; Agent: Hansen & Assoc. Jim Flint 

Governing Document(s): WHZC 

Decision Type: Administrative 

Background/Staff Review 

The Goodwin Acres Subdivision is a 2-lot subdivision that was created in June 2003.  The zoning is R-2.  

The frontage of Lot 1 is 1800 South with Lot 2 being a flag lot with a 20 ft. wide access easement.  LWE 

has received preliminary approval of their commercial site plan to build a commercial building to the 

west of this subdivision and are using the easement as a part of their access.  LWE has additional 

access noted on their site plan. 

The applicant is presenting a subdivision amendment to Goodwin Acres Subdivision to split the original 

Lot 1 into Lot 1A and Lot 1B.  Lot 1A and Lot 1B would each be .46 acres (20,114 sq. ft.).  This would be 

a 3-lot subdivision if the subdivision amendment is granted.  Staff has reviewed the plat for zoning 

compliance of the R-2 zone.  

Staff Review  

§ 157.123 BUILDING LOT REQUIREMENTS. 

(A) Density. There shall be no more than two residential units per acre contained within the 

boundaries of each phase of every subdivision or planned unit development; except when 

previously completed phases of the same development have sufficiently low density so that the 

average is still two residential units per acre or less. 

 This subdivision complies with the density requirement.



 

(B) Lot area. There shall be a minimum of 12,500 square feet in each lot. When a variety of lot sizes 

are used, the larger will be placed against existing lots. 

 

 Since the subdivision is contiguous to two different zones, the lots will have to 

comply with the buffer requirements.  

 

(C) Lot width. All lots are to average 90 feet, with no less than 80 feet. 

 

 Lot 1A and Lot 1B are each 133.50’ in width and thereby complies with the width 

requirement. 

 

(D) Buffer. All lots contiguous to an A-1, A-2, or R-1 Zone are to be a minimum of 17,000 square feet. 

 Lot 1A and Lot 1B are contiguous to a C2 zone and an A1 zone. Lot 1A and Lot 1B 

are each 20,114 square feet which complies with the buffer lot square footage. 

 

§ 157.124 LOCATION OF STRUCTURES. 

   (A)   Dwellings. 

      (1)   Front setback. Twenty-five feet from property line to garage, 20 feet for the home; 

      (2)   Side setback. Eight feet minimum on each side, except 20 feet minimum for side fronting on a 

street. Variance can be given for odd-shaped lots by the Planning Commission; and 

      (3)   Rear setback. Rear lot line must average 22 feet. 

 

 The residential dwelling on Lot 1A meets all the setback requirements and are 

shown on the proposed subdivision amendment plat. 

 The existing building on Lot 1B is an accessory building and meets those setback 

requirements.  Accessory building requirements are 25 feet for the front setback 

and 5 feet for the side and rear setback. 

 

OTHER ISSUES. 

 Gardner Engineering has reviewed the legal description of the 20’ access easement and finds 

that it describes what is depicted on the subdivision amendment plat. 

 

 

Staff Conclusion 

 

Staff has reviewed the plat and finds that it meets all of the Utah State Code and West Haven City Code 

requirements.  Staff recommends that the Planning Commission grant approval of this subdivision 

amendment. 

 

Recommended Motions 

 

“I make the motion that the Planning Commission grant approval for Goodwin Acres 

Subdivision First Amendment.” 














