
 

 

 
Pleasant View Planning Commission 
Meeting Agenda 
Thursday, October 2, 2025 
 6:00 p.m.  

 
 
 

6:00 P.M. 1.  Call to Order.  
a. Pledge of Allegiance and Opening Prayer, Reading or Expression of Thought. 

(Commissioner Manya Speelman) 
b. Declaration of Conflicts of Interest. 

 
6:05 P.M. 2.  Minutes. 

a. Review and consideration of the Planning Commission meeting minutes 
prepared for September 4, 2024 and December 5, 2024. 

 
6:15 P.M. 3.  Planning Commission Training 
  Jordan Cullimore – Office of the Utah Property Rights Ombudsman 
  Training regarding Development Agreements 

6:45 P.M.  4.  Administrative Items 
a. Conditional Use Permit: Consideration and action on a Conditional Use Permit 

for Steinvue Event Venue at 1587 W 2740 N. – Public Hearing (Presenter: 
Tammy Eveson) 

b. Vacate Easement: Consideration and action on an application to Vacate/Amend 
a Utility Easement located at 1084 W 4275 N. Public Hearing (Presenter: 
Tammy Eveson) 

c. Subdivision Plat Amendment: Consideration and action on a Subdivision Plat 
Amendment located at 3076 N 325 W. – Public Hearing (Presenter: Tammy 
Eveson) 

 
7:30 P.M.  5.  Legislative Items – Public Hearings 

a. General Plan Amendment: Consideration of a proposed amendment to the 
General Plan zoning designation of 8.12 acres of land located at approximately 
3917 N Capstone Way, from High Density Residential to Employment & 
Business Park. 

b. Zone Change: Consideration of a proposed zone change to 8.12 acres of land 
located at approximately 3917 N Capstone Way, from RE-5 (High Density 
Residential) to MCM, Manufacturing Commercial Mixed (Employment & Business 
Park). 

 
8:00 P.M.   6.  Adjournment 
 
 
Notice is hereby given that the Planning Commission of Pleasant View City will hold a meeting at the City 
Office Building, 520 W Elberta Dr. on Thursday, October 2, 2025, at 6:00 PM.  
 
Notice posted on September 19, 2025 – Tammy Eveson, Planner I 
 
In compliance with the Americans with Disabilities Act, persons needing auxiliary services for this meeting 
should call the Pleasant View City Offices at 801-782-8529, at least 24 hours prior to the meeting. 



 
 

 
 
 

 
Planning Commission 

Staff Report 
 

1587 W 2740 N 
Conditional Use Permit 
October 2, 2025 

 

BASIC INFORMATION 
 

Applicant(s): Jeanine Stein 
 
Location: 1587 W 2740 N | Weber County Parcel: 19-389-0001 
 
Zone: MP-1 (Planned Manufacturing) 
 
Property Owner:  Diane H Budge Trust 

 
PLANNING COMMISSION REVIEW 
 

The Planning Commission will consider a Conditional Use Permit (CUP) for a proposed 
business located in the Planned Manufacturing zone (MP-1). The applicant is seeking a CUP 
for the proposed use of a event venue.  
 
The proposed venue will be located in one suite of an existing building at this location in 
the Parkland Commercial Subdivision. The applicant is proposing this use be approved 
under the Community Uses category, which is a permitted use in the C-2 zone. Permitted 
uses in the C-2 zone are considered Conditional in the MP-1 zone as stated and defined in 
the ordinances below.  
 
18.32.010 Purpose and Intent.  

 The intent of the planned manufacturing zone is to permit the establishment of a 
well-designed complex of manufacturing facilities for the community or region which 
will minimize traffic congestion on public streets in the vicinity, and which shall best 
fit the general environment and land use pattern of the area to be served. The 
protective standards contained in this chapter are intended to minimize any adverse 
effect of the planned manufacturing zone on nearby property values by achieving 
maximum compatible integration of land uses, by preserving the aesthetic qualities 
of the area, and to provide for safe efficient use of the planned manufacturing zone 
and its built-in control processes which would be highly beneficial in protecting the 
established surrounding environment, especially residential uses in abutting 
residential zones.  

 
 B. The type of planned manufacturing zone provided for in this chapter is MP-1, 

Light Industrial Use zone. (Ord. 91-2, 6/11/91) 
 
18.32.030 Conditional Uses. Permitted uses in zone C-2. Conditional uses in zone C-2 
will not be considered in zone MP-1. (Ord. 91-2, 6/11/91) 
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 Permitted as a Community Use in the C-2 zone 
 

18.04.165 Community Uses - Are uses which have the primary purpose of 
serving the religious, recreational, educational or governmental needs of the 
community. Such uses may include but are not limited to, churches, private and 
public educational institutions, private non-profit recreational facilities, parks, public 
buildings and facilities, cemeteries and the like. (Ord.2000-29, dated 12/12/00) 
Design Requirements: There are no proposed changes to the previously approved site 
plan. 
 
Staff Comment: The proposed use will not require any changes to the current site plan of 
the building with regard to the exterior of the building, landscaping, utilities etc. No 
changes to the parking lot will be made and parking is sufficient for the proposed use. The 
approved site plan is attached to this report. 
 
Parking: Parking is shared with other businesses in the development and meets 
requirements of the zone. 
 
18.44.030 Parking Space-Buildings or Uses Not Dwellings. For a new building, or 
for any enlargement or increase in seating capacity, floor area or guest rooms of any 
existing main building, there shall be at least one permanently maintained parking space of 
not less than one hundred sixty square feet net area, as follows: 

 E. For restaurants or establishments that serve meals, lunches or drinks to patrons 
either in their cars or in the building, for retail stores selling directly to the public, 
and for dance halls and recreational places of assembly at least one space for each 
two hundred square feet of floor space in the building, or one space for each two 
employees working on the highest employment shift, or five parking spaces, 
whichever requirement is greater 

 
Signs: The applicant intends to submit separate building permit applications for “wall 
mounted signs” within the required specifications of the zone. 
 
Staff Comment: Signs will be reviewed and approved through the building permit process. 
(The proposed maximum size for signs based on the linear feet of building frontage would 
be 96 square feet.) 
 
Tenant Improvements: Tenant improvements to the interior of the building will be 
approved through building permit applications. 
 
Staff Comment: Comments from City Building Official are as follows regarding tenant 
improvements. 
 
1.  Fire and life safety plans shall be provided from a licensed design professional. 
2.  Building permit shall be required on the tenant improvements.   
3.  Calculation shall be provided of occupant load.  This will need to show the amount of 
exits is correct, amount of toilets, accessible parking, ect.   
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STAFF RECOMMENDATION 
 
The Planning Commission will make a determination whether the proposed use would be 
appropriate for the MP-1 zone. 
 
Final approval from DRC with all comments and questions addressed prior to issuance of 
business license. 
 
Public Comment 
There have been no public comments submitted to date. 
 
 
ATTACHMENTS 
 

1) Vicinity Map 
2) Zoning Map 
3) Application 

 
 
STAFF CONTACT 
 
Tammy Eveson, Planner I 
teveson@pleasantviewut.gov 
801-782-8529 
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ATTACHMENT 1) Vicinity Map 
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ATTACHMENT 2) Zoning Map 
  

MP-1 

MCM 

C-2 

MCM 
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ATTACHMENT 2) Application 
 
 
 
 















 
 

 
 
 

 
Planning Commission 

Staff Report 
 

Vacation/Modification of Public Utility Easement (PUE) 
October 2, 2025 

 

BASIC INFORMATION 
 

Applicant(s): James and Elizabeth Werra 
 
Location: 1084 W 4275 N | Weber County Parcel(s): 16-386-0007 
 
Current Zone: Residential (RE-20) 

 
BACKGROUND 
 
A petition is before the Planning Commission for consideration to vacate/modify an existing 
utility easement that runs at the north property line of 1084 W 4275 N, within the Harris Hills 
Phase 5 Subdivision. 
 
The modification to the existing easement is to allow the homeowner the necessary space to 
build a retaining wall on the property without encroaching into the easement with landscaping 
materials needed to support the wall structure. Reducing the width of the easement would allow 
for future utilities to be placed without the possibility of disrupting the structural integrity of the 
wall. The applicant has been working with the City Engineer to establish the best solution. 

 
The applicants have received clearance from Pleasant View City Public Works Department, 
taking into consideration the city’s interests. The applicant has also obtained letters granting 
release of the easement from the following public utility companies: 
 

 Bona Vista Water 
 Central Weber Sewer Improvement District 
 Connext LLC 
 Questar Gas / Enbridge Gas 
 Pine View Water 
 Weber-Box Elder Conservation District 
 Strata Networks 
 SenaWave 

 
The applicant has provided the following list of contacted utilities that they have contacted but 
not received replies from. 

 CentryLink / Lumen 
 Comcast 
 OpticLoop 
 Rocky Mountain Power 

 
If approved, this modification will go into effect upon recordation at the Weber County 
Recorder’s office. 
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STAFF RECOMMENDATION 
 
Staff recommends approval of the petitioners’ request to vacate/modify this easement with the 
Engineer’s comments as shown and stated on the revised plan and Engineer’s memo. 
 
 
STAFF CONTACT 
 
Tammy Eveson, Planner I 
teveson@pleasantviewut.gov 
801-782-8529 

 
 
ATTACHMENT(S) 
 

1) Vicinity & Zoning Maps 
2) Plat Map & Engineer Memo 
3) Application with Letters of Release 
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ATTACHMENT 1) Vicinity & Zoning Maps 
    
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

ATTACHMENT 2) Plat Map 
 

ATTACHMENT 3) Application with Letters of Release 
 
 
 
 

RE-20 

A-5 



  

6080 Fashion Point Dr.   ●   South Ogden, Utah 84403   ●   (801) 476-9767   ●   www.jonescivil.com 

 

 

MEMORANDUM  
 

To: Pleasant View City Planning Commission 
 

From: Dana Q. Shuler, P.E. 
 City Engineer’s Office 
 Jones & Associates Consulting Engineers 
 

RE: Easement Modification  
 Harris Hills Phase 5 
 

Date: 9/15/2025 
 

 

Lot 35 in Harris Hills Phase 5, located at 1084 W 4275 N, currently includes a 20-ft wide combined slope 
and public utility easement. The property owner has performed much of the needed future grading 
work on this site; therefore, the entire 20-ft of easement is no longer necessary. 

We recommend modifying the easement on this property to: 

• Reduce the width the slope and public utility easement to 10-ft.  

 
 
If you have any questions, please feel free to contact me.  
 
Attachments: Redlined plat 



























 
 

 
 
 

 
Planning Commission 

Staff Report 
 

3076 N 325 W 
Subdivision Plat Amendment 
October 2, 2025 

 

BASIC INFORMATION 
 

Applicant(s):   Stacey and Tyler Dixon 
Property Owner:   Stacey and Tyler Dixon 
Acreage:   2.42 Acres 
Location:   3067 N 325 W | Weber County Parcels: 17-058-0053,  

17-058-0051, 17-058-0054 
Zone:   RE-20 (Residential) 
 

 
 
PROPOSAL AND BACKGROUND 
 
The applicant is proposing to adjust lot lines in a portion of an approved subdivision. The effected parcels 
are owned by the applicant. The adjustment is to create lots that are compliant with the requirements of 
the zoning ordinance for RE-20. The applicant is intending to sell one lot and build a home for family 
members on the other. 
 
This property has previously been through a site plan review and approval for the lots as they currently 
are shown on Weber County records. 
 
 
PLANNING COMMISSION REVIEW 
 
APPLICABLE CITY ORDINANCES 
 
17.16 - VACATING OR CHANGING A SUBDIVISION PLAT  
17.16.010 Changes to Recorded Plats: Any proposed change shall be approved by the city, and 
except as otherwise found herein, such changes shall require the recording of a new plat.  
1. For changes involving the vacating or alteration of a street or alley, the City Council shall be 
the Land Use Authority and shall consider such proposals following the requirements of §10-9a, 
Utah Code Annotated, 1953, as amended.  
2. For all other changes, the Planning Commission shall be the Land Use Authority and shall 
consider such proposals following the requirements of §10-9a, Utah Code Annotated, 1953, as 
amended and as found herein. (Ord.2008-5, dated 4/8/08) 
 
Staff Comment: This request meets the qualifications of a Subdivision Plat Amendment 
 
17.18.030 Lots: All lots shall comply with standards as found herein.  
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1. Arrangement and Design: The lot arrangement and design shall be such that lots will 
provide satisfactory and desirable sites for buildings, and be properly related to topography 
and to existing and future development.  
2. Compliance with Zoning Ordinance: All lots shown on the subdivision plat must comply with 
requirements of the Zoning Ordinance.  
3. Abut on Public or Private Street: Each lot shall abut on a public street or private street 
dedicated by the subdivision plat or an existing publicly dedicated street. 
Interior lots having frontage on two (2) streets shall be prohibited unless specifically 
determined by the City that such design is the most appropriate use of the property, would not 
create any additional nuisance or hazardous conditions, and vehicular access to one of the 
streets (except for commercial or industrial uses), as determined by the City, is prohibited as 
recorded on the plat.  
4. Side Lines: Side lines of lots shall be approximately at right angles, or radial to the street 
line. 
Remnants: All remnants of lots below the minimum size required in the zone, left over after 
subdividing a larger tract, must be added to adjacent lots, rather than allowed to remain as 
unusable parcels.  
5. Natural Drainage And Other Easements: The City may require easements for drainage from 
or through adjoining property be provided by the Applicant for any natural or historical 
drainage area and may allow or require piping and other improvements to protect adjoining 
property and/or water rights. Easements of not less than ten feet (10') in width for water, 
sewers, drainage, power lines and other utilities shall be provided in the subdivision where 
required by the City.  
6. All lots shall have a reasonable building area (defined as land with a slope less than 15%) of 
at least 7500 square feet with a minimum width of 50 feet.  
7. Trail accesses and connections to existing and planned trails shall be considered in the 
subdivision design. 8. Flag lots are not allowed. (Ord.2022-8, dated 3/8/22 and Ord.2008-5, 
dated 4/8/08) 
 
Staff Comment: While the new lot boundaries are not typical in shape, adjustments have been 
made by the petitioner to meet the requirements of the ordinances and fit within the 
configuration of the property as a whole.  
 
Applications to vacate existing easements will be forthcoming as new easements are proposed 
on the current amended plat associate with the proposal. 
 
ZONING CODE REQUIREMENTS 
The zone for this property is RE-20 (as shown in exhibit 2). 
 
18.10.020 Site Development Standards 
A. Lot Area. The minimum lot area shall be not less than twenty thousand square feet. 
B. Lot Width. The minimum width of any lot shall be one hundred feet (100’), at a distance 
thirty feet (30”) back from the front lot line. 

 
Staff Comment: The proposed adjusted lots in this application meet the 20,000 square feet 
standard for lots in this zone. If the proposed plat amendment is approved and recorded, all lots 
will remain at square footages greater than 20,000 square feet. 
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 Lot 1 – 44,732 sq ft 
 Lot 2 – 20,000 sq ft 
 Lot 3 – 20,269 sq ft 

 
STAFF RECOMMENDATION 
 
Staff recommends that the Planning Commission approve the subdivision plat amendment, 
subject to the following recommended conditions: 
 

 Any other adjustments necessary to record the plat, in accordance with City ordinances. 
 The applicant is to include a description noting the differences between the amended 

plat and the original plat if this information is not included already. This is a requirement 
of state law. 10-9a-608 (1)(b)(iii). 

 Any conditions of the Engineer’s review memo or comments provided to the applicant. 
 
Public Comment 
There have been no public comments submitted to date. 
 
 
ATTACHMENTS 
 

1) Vicinity Map 
2) Zoning Map 
3) Application 

 
 
STAFF CONTACT 
 
Tammy Eveson, Planner I 
teveson@pleasantviewut.gov 
801-782-8529 
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ATTACHMENT 1) Vicinity Map 
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ATTACHMENT 2) Zoning Map 

  

 
ATTACHMENT 3) Application 
 
 
 
 











 
 

 
 
 

 
Planning Commission 

Staff Report 
 

General Plan Amendment and Rezone  
October 2, 2025 

 

BASIC INFORMATION 
 

Applicant(s):   Triad Land Development 
Location:   3917 N Capstone Way (approx. 3800 N Highway 89 |  

Weber County Parcel(s): 19-015-0078, 19-403-0006 
Acres:   Approximately 8.12 Acres 
 
Current Designation : High Density Residential 
Proposed Designation: Employment & Business Park 
 
Current Zone:   RE-5 (Residential) 
Proposed Zone:   Manufacturing Commercial Mixed 

 
PLANNING COMMISSION REVIEW 
 
The Planning Commission will discuss and consider recommendations to the City Council for 
two proposals running concurrently.  
 
Proposal 1 – General Plan Amendment 
Consideration of a General Plan Amendment to modify the current zoning designation of 8.12 
acres of land at approximately 3917 N Capstone Way, from High Density Residential 
designation, 8-14 DU/Acre (applicable zone RE-5), to Employment & Business Park designation 
(applicable zone MCM). 
 
Proposal 2 – Consideration for Rezone  
Consideration to modify the current applied zone of 8.12 acres of land from RE-5 (Residential) 
to MCM (Manufacturing/Commercial Mixed). 
 
If the General Plan Amendment is approved, the proposed zone change would align with the 
density designation of Employment & Business Park and the Manufacturing/Commercial Mixed 
zone would be an appropriate zone to be applied.  
 

 
BACKGROUND 

The developers for this project initially presented plans to the city to bring industrial 
development to the property located at 2717 North Highway 89. The City’s Master 
Transportation Plan designated this specific area as the appropriate location for the 
installation of a railroad crossing, and as such the initial plans for manufacturing space 
were not deemed workable. As other options were explored for this area, the existing 
RE-20 zoning also posed challenges with developability. As such, City Administration 
and the developer jointly explored options to provide a multi-family housing offering that 
could accomplish both the railroad crossing and an owner-occupied housing product. 
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 February 6, 2025:  

o A proposed zone text amendment, along with a request for a zone change, was 
presented to the Planning Commission for consideration. The zone text 
amendment was to create a new zone (RE-5) to allow for the development of 
town home communities. With collaboration between the developers and staff, 
text was ultimately approved by City Council with the recommendation of 
approval from Planning Commission. 

o The City’s Master Transportation Plan designates this specific area as the 
location for the installation of a railroad crossing which would require working 
with the developer to design a community development that would align with the 
area for the crossing.  

 May 2025: 
o A new developer came in to carry the project forward and originally presented a 

plan for town homes but later changed their concept to a cottage home style 
community. Discrepancies in the new RE-5 ordinance with regards to the 
development standards for single family dwellings and the location of the rail 
crossing, made the concept challenging.  

 The new developer decided not to move forward with the project and it has now 
reverted back to the original developer. 

 
ANALYSIS 
 
The developers have met with staff with the proposal of a business park concept that would 
require both proposed changes to the General Plan as well as the applied zone. 
 
In reviewing the future rail crossing requirements and limitations, the City has proposed to the 
developer purchasing a portion of the property to ensure that the alignment of the road works. 
As this is a new option, the developer would like to proceed with the General Plan Amendment 
and Rezone to not delay the process while the configuration of the crossing is determined. 
 
General Plan Amendment 
 

Employment & Business Park 
Employment and Business Park land use designation is a light industrial development 
that encourages uses such as flex warehousing retail fronts and versatile backs of the 
building that provide for some light warehousing, corporate headquarters, computer 
numeric control (CNC) machine shops, high-technology support, woodworking shops, or 
similar types of uses. Employment development encourages cohesively designed 
business parks. Heavy industrial activities that require excessive (more than 25% of the 
parcel) outdoor storage or uses are not typically permitted in this type of land use 
classification. 

 
The City’s Economic Development Area (EDA) requires additional efforts to solidify 
circulation and design of the area so that development can occur that will provide the 
opportunity for additional business growth in the City. 
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Consideration for Rezone 
The petitioner’s proposal requests that the existing parcels be rezoned from RE-5 Residential to 
MCM Manufacturing/Commercial Mixed zone. 
 
Existing Applied Zone 
18.11.010 Purpose and Intent. The purpose of the RE-5 zone classification is to provide 
regulated areas for multifamily residential use under qualifying high density as identified in the 
General Plan. A further stated goal is to accomplish the Pleasant View City goal of providing 
affordable housing for the next generation of homeowners. This is accomplished by providing 
good quality structures, floorplans, and amenities to provide attractive affordable units which 
meet the standards for Pleasant View City in addition to the goals outlined in the city’s 
Moderate Income Housing Plan. (Ord.2025-12, dated 4/8/25) 
 
Proposed Zone 
18.33.010 Purpose. The purpose in the Manufacturing/Commercial Mix (MCM) Zone, is to 
provide for light manufacturing uses as well as general commercial uses within specified areas 
of the city. Light manufacturing uses shall be generally defined as those uses having few, if 
any, impacts beyond their property line. Impacts may include such items as noise, odors, 
safety, pollution and negative visual appearance as determined by the city. (Ord.2000-29, 
12/12/00) 
 
The landowner has submitted preliminary concept plans for a development that would meet the 
requirements as stated. These plans are, however, in the concept phase and have not been 
through a full city review to determine that all requirements of subdivision have been met. 

 
CONSIDERATION 
 
The Planning Commission will hold a public hearing in accordance with Pleasant View City Code 
and Utah State Code and will consider a recommendation to City Council for the following two 
separate proposals: 

 General Plan Amendment to change the density designation from High Density 
Residential to Employment & Business Park or deny the request and keep the 
designation as is. 
 

 Rezone from RE-5 (Residential) to Manufacturing/Commercial Mixed (MCM) If the 
General Plan amendment is approved the request to rezone would be in compliance. 

 
STAFF RECOMMENDATION 
 
The Planning Commission will determine either a recommendation of approval or denial 
regarding the General Plan Amendment. 
 
If the Planning Commission determines a recommendation of approval to the City 
Council is appropriate, Staff would recommend approval of the rezone application as it 
would comply with the General Plan. 
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STAFF CONTACT 
 
Tammy Eveson, Planner I 
teveson@pleasantviewut.gov 
801-782-8529 

 
 

 
ATTACHMENTS 

1.) Vicinity Map 
2.) Zoning Map 
3.) Application 
4.) Concept Plan 

 
ATTACHMENT 1) Vicinity Map 
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ATTACHMENT 2) Zoning Map 
 

 
Boundary lines are approximate. 
 
 
 
ATTACHMENT 3) Zoning Ordinances 

 RE-5 
 MCM 

 
ATTACHMENT 4) Application 
 
 
ATTACHMENT 5) Concept Plan 

 Concept plan has not received final approval of subdivision.  
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