
 

 

   

January 29, 2026 

              11:00 am 
 

 

 

1. Administrative Items 

 

1.1 SUB121725: Consideration and action on a request for final approval of the Bitton Estates Subdivision Phase 1. A        

59 lot single family development accessing from 4100 West Street. 

Staff Presenter: Felix Lleverino 

 

1.2 SUB121025: Consideration and action on a request for final approval of the Bitton Estates Subdivision Phase 2. A 27 

lot single family development accessing from 3600 West Street. 

Staff Presenter: Felix Lleverino 

 

 

 
 
 
 

Adjourn 
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Synopsis 

Application Information 

Application Request: Consideration and action on a request for final subdivision approval of the Bitton Estates 

Subdivision Phase 1. A 59 lot single-family development accessing from 4100 West Street. 

Type of Decision: Administrative 

Agenda Date: Thursday, January 29, 2026 

Applicant: Pat Burns    

File Number: SUB121725 

Property Information 

Approximate Address: 800 S 4100 W 

Project Area: 19.909 acres 

Zoning: R1-15 

Existing Land Use: Agricultural 

Proposed Land Use: Residential 

Parcel ID: 15-046-0066 

Township, Range, Section: Township 6 North, Range 2 West, Section 16 

Adjacent Land Use 

North: Agricultural South: Agricultural 

East: Agricultural West:  Agricultural 

Staff Information 

Report Presenter: Felix Lleverino 

 flleverino@co.weber.ut.us 

 801-399-8767 

Report Reviewer: RG 

Applicable Ordinances 

 Title 104, Zones, Chapter 12, Residential (R1-15) Zone 

 Title 106, Subdivisions 

Development History 

 The Weber County Commission approved a rezone of the Bitton Estates Subdivision on July 1, 2025. The rezone 

facilitated the development of the Bitton and Herrick land that is currently vacant agricultural ground. A rezone 

development agreement is included with this report under Exhibit C. 

 The Western Weber Planning Commission granted preliminary approval of the Bitton Estates subdivision phases one 

through ten in a public meeting held on November 18, 2025, with the following conditions: 

1. Taylor West Weber Water District shall provide a capacity assessment letter or a final will-serve letter 

before final approval from the Planning Division  

2. Hooper Irrigation shall provide a capacity assessment letter or final will-serve letter before final 

recommendation from the Planning Division. 

3. Proof of satisfactory contribution towards parks and open space is required before each phase is 

recorded.  

4. Developer is required to show compliance with the recorded development agreement. 

5. The civil drawings shall comply with all Weber County Engineering requirements 

  

 

Staff Report to the Weber County Planning Division 

Weber County Planning Division 
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.Background 

This is a request for final approval of the Bitton Estates Subdivision, Phase 1, from the Weber County Planning Division. The 
development plan subdivides a 19.9-acre parcel into 59 single-family lots. The development agreement allows for a total of 
93 lots within the Bitton Estates development. The total number of lots across all phases totals 91 lots. The streets throughout 
the single-family development will be made public, complete with curb, gutter, sidewalk, and street trees. 

Pathway Segments within the development are designed to satisfy the minimum distance between pathway intersections 
and to align with the planned future pathway system found in the Transportation Map of the Weber County General Plan. 
The development agreement sets standards and specifications for streets and pathways. The construction drawings also show 
a pathway along the east side of 4100 West, as specified on the development agreement. The developer shall also build a 
ten-foot pathway within the 15-foot pathway easement along the Hooper Irrigation Company canal easement. 

The Bitton Estates subdivision plan follows the approved concept plan from the development agreement. 

The following section is a brief review of the development plan alongside the subdivision code and development agreement.  

Analysis 

General Plan: The proposal conforms to the Western Weber General Plan by creating a wider variety of housing types within 
a residential development that implements smart growth principles.  

Zoning: The subject property is located in the Residential (R1-15) Zone.   

The purpose of the Residential (R1-15) zone is identified in the LUC § 104-12-1 as:   

The purpose of the R1 zone is to provide regulated areas for Single-Family Dwelling uses at four different low-to-
medium density levels. The R1 zone includes the R1-15, R1-12, R1-10, and R1-5 zones. Any R-1-12 and R-1-10 zones 
shown on the zoning map or elsewhere in the Land Use Code are references to the R1-12 and R1-10 zones, 
respectively. 

Phase one single-family lots range in size from 6,000 SF to 30,273 SF. The development plan would create 59 lots. After 
deducting the number of platted lots within phase 1 (59-lots), the remaining maximum number of lots totals 34. Phase 2 of 
Bitton Estates will amount to 27.  

Culinary water: The Taylor West Weber Water District will provide culinary water to the Bitton Estates, for which, the 
developer has provide a final will serve letter indicating that the plan review has been paid. The developer shall satisfy the 
listed conditions and final subdivision recording cannot take place until a representative from Taylor West Weber Water 
District has signed the final mylar. 

Pressurized Irrigation water: The Hooper Irrigation Company will provide pressurized secondary water to all of the lots within 
the Bitton Estates Subdivision. 

The subdivision plat has been reviewed by Hooper Irrigation. “There are sufficient shares affiliated with the property to 
connect to the system. The developer shall pipe any private ditches and drains. The final will-serve letter will be provided 
after the plans have received final approval, fees have been paid the water shares have been turned into Hooper Irrigation.” 

Sanitary Sewage Services: Central Weber Sewer District will serve the sanitary sewer treatment services to the Bitton Estates 
Subdivision. Annexation into the District is complete. 

Geotechnical Study: A geotechnical investigation prepared by Christensen Geotechnical, dated January 16, 2025, is included 
with this proposal. The report finds that the site is suitable for the proposed construction provided the recommendations 
contained in the report are incorporated into the design and construction of the project.  

Additional Standards and Development Agreement:  

Landscaping within the public ROW, energy efficiency and outdoor lighting shall be verified before the certificate of occupancy 
by the Planning Division. 

The landscape plan is included with this report to show how each standard from the development agreement will be 
implemented through pathways, ground covering, irrigation system, trees, and turf grass in the detention basin area.  

The developer agrees to contribute toward the parks and open space of the Taylor West Weber Parks District, $7,500 per lot 
within the project. This shall be remitted to the park district before recording a subdivision plat. 
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A review of the development agreement, included as Exhibit C, is ongoing to ensure that the development plan is in alignment 
and the required private infrastructure is installed before the planning division grants final approval for a certificate of 
occupancy. 

Review Agencies: The subdivision application will be required to comply with all review agency requirements and 
consideration for final approval requires satisfaction of the conditions of approval stated in this report. The County Surveyors 
have several remaining review comments in the form of minor plat revisions that will be addressed before the plat may be 
recorded. The County Engineering Department comments will be addressed before the subdivision plat is recorded and 
before a pre-construction meeting is held. The Weber Fire District is recommending approval. 
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Staff Recommendation 

Staff recommends final approval of Bitton Estates Subdivision Phase One, consisting of 59 single-family lots. This 
recommendation is based on all review agency requirements and the following conditions: 

1. Hooper Irrigation shall provide a final will-serve letter before the subdivision plat is recorded. 
2. Proof of satisfactory contribution towards parks and open space is required before phase 1 is recorded. 
3. The landscaping and public infrastructure shall be installed to comply with the landscape plan and the development 

agreement.  
4. The civil drawings shall comply with all Weber County Engineering requirements and the development agreement. 
5. The subdivision improvements shall be completed or escrowed before the final subdivision plat is recorded. 
6. The easement agreement for the Hooper Irrigation Canal pathway is recorded with the final subdivision plat. 
7. A pre-construction meeting with county planning and engineering is complete before excavation begins. 

The following findings are the basis for the staff recommendation: 

1. Bitton Estates Phase One conforms to the West Central Weber County General Plan.  
2. The lot area and width design are compatible with the concept plan and development agreement. 
3. The proposal will not be detrimental to public health, safety, or welfare. 
4. The proposal will not deteriorate the environment of the general area to negatively impact surrounding properties 

and uses. 

 

Exhibits 

A. Proposed final plan 
B. Improvement drawings, including the landscape plan 
C. Development Agreement (select pages) 
D. Will serve letters 
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Area Map 
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The Project is located on the Property as described in Exhibit A - Property Legal Description, 
and illustrated in Exhibit B - Property Graphic Depiction. 

8. Development Standards. 

8.1. Project Density. In exchange for the benefits offered by the Master Developer in this 
Agreement, County agrees to allow no more than the following amount of dwelling units in the 
Project. 

8.1.1. 93 total single-family dwelling units. 

8.1.2. Reserved 

8.2. Phasing. The County acknowledges that Master Developer, Assignees of Master Developer, 
and/or Subdevelopers who have purchased Parcels of the Property may submit multiple 
applications from time-to-time to develop and/or construct portions of the Concept Plan for the 
Project in Phases. Allowance for Phasing is subject to the following and any other Phasing 
provision in this Agreement: 

8.2.1. Construction Drawings Required. Phasing is only allowed if each Phase is based on 
an approved final plat that succeeds an approved preliminary plat/plan. A final plat for 
a Phase shall not be submitted or accepted until after a complete set of construction 
drawings for the entire preliminary plat has been approved by the County Engineer. The 
construction drawings shall include all required Improvements of this Agreement and 
the Code. 

8.2.2. Streets and Pathways. Each Phase shall provide for the logical extension of 
Improvements of the public road and pathways system as conceptually represented in 
the Concept Plan; 

8.2.3. Profect Improvements. Each Phase shall provide logical extension of Improvements 
through and throughout the Project as approved by the County in compliance with the 
terms of this Agreement and other applicable provisions of the Code. 

8.2.4. Public Park Open Space. Each Phase shall include its proportionate share of Public 
Park Open Space area and Improvements including, if applicable, pathways and 
trailheads. Each Phase shall provide for the platting and installing of a proportionate 
share of Public Park Open Space area and Improvements, even if such area or 
Improvements are not within or immediately adjacent to the subject Phase. Developer 
may propose which Public Park Open Space area and Improvements are provided for 
each Phase; however, the County has full discretion to require other Public Park Open 
Space area and Improvements if the County determines it is in the best interest of the 
community. 

8.3. Street Connectivity. Master Developer hereby volunteers and agrees to follow the minimum 
street and pathway connectivity standards as provided in Section 106-2-1.020 of the Code. The 
County also agrees that the conceptual street layout illustrated in Exhibit C - Concept Plan 
satisfactorily complies with that code section. 

8.4. Street Right-of-Way Dedication. Master Developer agrees to dedicate or, if allowed by the 
County, otherwise reserve the Project's street rights-of-way, as illustrated and labeled in Exhibit 
C - Concept Plan, as public thoroughfares at no cost to the County. 

8.4.1. Minimum Requirements. Each street right-of-way shall meet the minimum applicable 
width specifications illustrated in Exhibit E - Street Cross Sections. 
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8.4.2. Project-Specific Right-of-Way Dedication. 

8.4.2.1. 

8.4.2.2. 

The 3600 West Street is a 100' ROW. 

The 4100 West Street is a 66' ROW. 

8.5. Street Improvements. Streets in or immediately adjacent to the Project shall be designed and 
installed by the Master Developer in accordance with their corresponding street cross sections 
depicted in Exhibit E - Street Cross Sections and as more specifically provided as follows. 

8.5.1. Project-Specific Street Improvements. All street improvement shall at minimum meet 
applicable Weber County specifications and street construction requirements. Project­
specific street Improvements include Improvements required to street rights-of-way that 
are adjacent to the Project, and to offsite streets as follows. 

8.5.1.1. 4100 West Street. Developer shall make the necessary street 
improvements to 4100 West which may include, but is not limited to, 
the installation of additional asphalt, grading, and compacted road base 
as directed by the County Engineer and as determined appropriate in 
the sole discretion of the County Engineer and in compliance with 
Exhibit E. Developer shall construct said street improvements on areas 
of the subdivision boundary fronting 4100 West and extending to the 
south to 900 South Street. 

8.5.1.2. 3600 West Street. Developer shall make the necessary street 
improvements to 3600 West which may include, but is not limited to, 
the installation of additional asphalt, grading, and compacted road base 
as directed by the County Engineer and as determined appropriate in 
the sole discretion of the County Engineer and in compliance with 
Exhibit E. Developer shall construct said street improvements on areas 
fronting the subdivision boundary and continuing to the intersection of 
3600 West and 725 South. 

8.5.2. Sidewalks. Master Developer agrees that all publ ic sidewalks in the project or along 
adjacent public rights-of-way shall be no less than five feet wide. 

8.5.3. Driveway Accesses along Collector or Arterial Streets. Master Developer agrees 
that no lot will be platted to provide driveway access to any collector or arterial street. 
County agrees to allow these lots to front these streets if they are provided access by 
means other than these streets. 

8.5.4. Street Trees. All streets shall be lined with shade trees in the park strip . Trees lining an 
adjacent and parallel sidewalk or pathway shall suffice for the street's trees. 

8.5.4.1. 

8.5.4.2. 

Tree Canopy. Except as otherwise provided herein, the trees shall be 
planted in intervals and of a species such that the expected tree crown 
will converge with the expected tree crown of the trees adjacent. The 
expected tree crown shall be the average crown of the tree species at 
maturity. County shall allow for reasonable gaps between expected 
tree crowns to accommodate driveways, streets, intersection clear­
view triangles, and other right-of-way accommodations as determined 
appropriate by County. A reasonable gap is the width or expected width 
of the accommodation(s). 

Tree Selection. At least two different tree varieties selected from 
County's adopted tree list shall be used and dispersed in a manner that 
avoids transmission of pests/disease, or as may otherwise be specified 
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8.5.4.3. 

8.5.4.4. 

by a an arborist certified by the International Society of Arborists, such 
that the trees have optimal chance of long-term survival. 

Tree Size. No tree with a caliper less than two inches, as measured at 
the top of the root collar, shall be planted. 

Certificate of Occupancy. No final certificate of occupancy for a 
dwelling unit shall be granted or effective until after the installation of 
all proposed trees, which shall clearly be in good health, in the park 
strip to which the lot is abutting. 

8.5.5. Street Tree Installation and Maintenance Alternatives. Developer has the following 
two installation and maintenance alternatives options for street trees, or some 
combination if mutually agreeable by the Developer and Planning Director: 

8.5.5.1. 

8.5.5.2. 

Master Developer Controlled: 

8.5.5.1.1. Planting. Tree planting shall be in accordance with best 
practices. Care shall be taken when planting a tree or when 
placing anything at the base of the tree so that the root's soils 
are not compacted. 

8.5.5.1.2. Tree Watering. Master Developer agrees to provide each 
street tree with a watering mechanism tied either to a 
homeowner's association master meter, or tied directly to the 
meter providing secondary water to the lot fronting the street 
Improvements. County may allow alternative tree watering 
methods if Master Developer: 

8.5.5.1.2.1. can provide a watering plan that the County 
determines sufficient and appropriate for the 
health of the tree; and 

8.5.5.1.2.2. volunteers to be responsible for tree care, 
pursuant to Section 8.5.5.1.3, for an additional 
two years after the end of the warranty period. 

8.5.5.1.3. Tree Care. Master Developer agrees to be responsible for tree 
health throughout the duration of the warranty period, after 
which the owner of the lot fronting the Improvements is 
responsible for the tree's health. 

County Controlled: 

8.5.5.2.1. At Master Developer's expense, County shall contract with an 
arborist certified by the International Society of Arborists to 
install the trees. Master Developer shall provide a cash escrow 
for the full estimated cost of the installation as is typically 
required, including reasonable contingency costs and 
reasonable costs for tree replacements based on the average 
rate of establishment failure within the first year. If requested 
by the County, Master Developer agrees to periodically 
increase the escrow or reimburse the County to cover 
reasonable costs resulting from increases in labor and 
materials and/or inflation. Master Developer further agrees that 
County has full authority to draw from this escrow at any time 
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to pay for the installation of street trees. For this alternative, 
County agrees to waive the required warranty period for the 
trees. 

8.5.5.2.2. Master Developer agrees on behalf of itself and future lot 
owners that no final certificate of occupancy shall be issued for 
any building until after the required trees and appropriate and 
operating irrigation mechanisms for the trees are installed. 
County shall have full authority, based on recommendations 
from its tree professional, to determine what an appropriate 
and operating irrigation mechanism is. 

8.5.5.2.3. If no appropriate and operating irrigation mechanism is 
provided, Master Developer agrees to compensate County for 
reasonable costs to routinely irrigate installed trees by 
whatever reasonable means necessary. County may recoup 
this cost from the adjoining lot owner if unable to recoup from 
Master Developer. 

8.5.5.2.4. Master Developer shall provide each lot owner notice upon 
each lot sale of the tree installation program, including the 
owner's responsibility for long-term irrigation and tree 
maintenance pursuant to the Code. 

8.5.6. Public Landscaping. The following are required for required landscaping within public 
rights-of-way and along public pathways: 

8.5.6.1. 

8.5.6.2. 

8.5.6.3. 

Other Landscaping. Plantings in addition to street and pathway trees 
may be placed within parkstrips and along pathways by the Master 
Developer or homeowners, to be operated and maintained either by 
the adjoining owner or a homeowners association. 

Construction Drawings to Include Landscaping. Each 
Development Application submitted shall provide a detailed Public 
Landscape plan that, at a minimum, shows landscaping materials 
proposed to be used, the proposed location, species, including the 
measurements of each tree's mature crown, and the method of 
vegetation irrigation. 

Quality Control. For best practices quality control, planting shall be 
conducted based on the recommendations from, and under the 
supervision of, an arborist certified by the International Society of 
Arborists. Written confirmation that best practices and provisions of this 
Agreement pertaining to Public Landscaping were followed for each 
planting or installation shall be provided to the County from the arborist, 
along with the certification number of the arborist, prior to the release 
of any financial guarantee for the Public Landscaping. 

8.5.7. Offsite or Project-Specific Street Improvements. Master Developer agrees to 
construct, or cause to be constructed, the following. 

8.5.7.1. Street asphalt improvements to 4100 West Street, typical of a 66-foot 
public ROW with a ten-foot pathway on the east side of the street, are 
made from the north property line of 698 South to 900 South Street to 
connect with the 900 South Street and street adjacent pathway. 
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8.5.7.2. The street labeled (8) shall follow the major residential cross section in 
Exhibit E with the ten foot pathway on the south side of the street. 

8.5.8. Secondary Egress. 

8.5.8.1. Master Developer agrees that as the project is platted and constructed, 
street Improvements shall be installed such that at no time shall there 
be more than 15 lots or dwelling units on a single access street or route 
of streets before a second egress is installed. The second egress shall 
not loop back on any part of the single access street or route of streets. 

8.6. Non-Public Landscaping to be Water-Wise. All lots within the development will implement 
water-wise landscaping measures as follows. 

8.6.1. Smart Watering Controller. A smart watering controller shall be installed and prewired 
for at least six irrigation zones. Pre-wiring includes the installation of a smart watering 
controller mounted near a 120 volt power outlet, and sufficient control wiring to reach 
the intended location of the valve box(es). The controller shall be installed on the lot 
prior to issuance of a certificate of occupancy. 

8.6.2. Water-wise landscaping. All lots within the development will implement water wise 
landscaping measures as follows: 

8.7. Utilities. 

8.6.2.1. Lawns. No more than 20 percent of any lot shall be covered in turf 
grass. Turf grass should be watered by sprinkler heads that provide 
head-to-head coverage and matching precipitation rates. Spray, rotor, 
or rotary heads must be separated by watering valves operated by 
separate clock stations at the watering controller. 

8.6.2.2. Mulched Areas. Mulched areas shall be mulched to a depth of at least 
four inches. Mulch may include organic materials such as wood chips, 
bark, and compost. It may also include inorganic materials such as 
decorative rock, cobble, or crushed gravel. Recycled materials such as 
rubber mulch may also be used. 

8.6.2.3. Shrub Bed Watering. Shrub beds shall be watered with drip watering 
systems using in-line drip emitters, such as Netafirm, on a grid system 
or point-source emitters that provide water directly to the base of each 
plant. 

8.7.1 . Burying Utilities. Master Developer agrees to underground all utilities, both existing 
and proposed, within the Property and within any right-of-way adjacent to the Property 
in a manner that complies with adopted standards. This shall include but is not limited 
to canals, ditches, stormwater infrastructure, and existing overhead utilities. Long 
distance high voltage power transmission lines are exempt from this requirement. 

8.7.2. Sanitary Sewer. Prior to issuance of the first Building Permit for the Project, Master 
Developer shall have the right and the obligation to construct or cause to be constructed 
a sewer collection and conveyance system. 

8.7.2.1. Sewer Treatment. Master Developer recognizes that County is not a 
provider for sewer treatment services. Master Developer shall arrange 
sewer treatment services for the Project with a provider prior to submittal of 
a Development Application. If within an existing sewer district's adopted 
future annexation area, Master Developer agrees to annex the Property 
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8.7.2.1 . 

into the sewer district boundaries, if the sewer district allows it, prior to 
submittal of a Development Application. If the sewer district does not allow 
the annexation, County agrees that Master Developer may pursue other 
sewer treatment options that do not involve the County. 

Gravity Sewer Collection Lines. Master Developer agrees to install, or 
cause to be installed, a gravity sanitary sewer collection system to, 
throughout, and across the Property. The system shall stub to all lots or 
parcels within the Project that needs or will in the future need a sewer 
connection, and to adjacent properties in locations approved by the County 
Engineer, including, if applicable, offsite parcels to which Section 36-1-1 of 
the Code applies. It shall be of sufficient size and at sufficient depth 
necessary to convey the anticipated future volume of sewage of the area, 
or lift station if applicable, at buildout, from the Project area to the lift station, 
as generally shown on the County's sewer master plan or as otherwise 
required by the County Engineer. The system shall be constructed to the 
specifications of the County. 

8.7.3. Culinary and Secondary Water. Master Developer recognizes that the County does 
not provide culinary or secondary water to the area and has no obligation to help Master 
Developer gain access to water services. Prior to issuance of the first Building Permit 
for the Project, Master Developer shall have the right and the obligation to construct or 
cause to be constructed culinary water and pressurized secondary water Improvements 
to and across the Property. Master Developer agrees to secure both culinary and 
secondary water from an existing culinary and secondary water provider in the area. 

8.7.4. Stormwater. Master Developer shall have the right and obligation to install a storm 
water drainage and detention system sufficient to support the storm water and drainage 
needs of the Project and adjacent public streets. The system shall be sized to support 
the anticipated storm water and drainage needs of the Project at full build-out such that 
multiple new drainage or detention facilities are avoided if possible in the future. The 
County Engineer has discretion to require the storm water facilities to be sized to 
accommodate the general area's anticipated storm water and drainage needs at the 
area's buildout or as otherwise recommended by the stormwater master plan. Unless 
otherwise allowed by the County Engineer, the storm water from the Project shall be 
sufficiently treated, as approved by County Engineer, before discharging into the Weber 
River or other water body. 

8.7.4.1. Stormwater Storage Ownership and Maintenance. The County 
reserves the right to require the maintenance of a stormwater storage 
facility to be the responsibility of a homeowner's or landowner's 
association in the event the County Engineer determines that the 
proposed facility presents an inordinate demand for services. 

8.8. Parks and Open Space. Master Developer agrees to help the County reach its goal of providing 
at least ten acres of Public Park Open Space per 1,000 persons . Master Developer understands 
that the creation and/or preservation of parks and open space is a critical part of the County's 
consideration for this Agreement, the associated rezone, and the additional density given. 
Further, the Parties agree that the per-dwelling unit cost to build parks to this standard in 2024 
dollars equals approximately $7,500.00. Given this, Master Developer agrees to provide, at no 
cost to the County, for the following parks, open space, and trails amenities: 

8.8.1. Parks Financial Donation. Master Developer agrees to donate $7,500, adjusted by 
the annual rate of inflation, per residential lot to the County or, if required by the County, 
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the Taylor West Weber Park District. The inflation-adjusted amount will be calculated 
using the "Consumer Price Index for All Urban Consumers: All Items," using $7,500.00 
in 2024 dollars as the baseline. Master Developer agrees that this is a donation offered 
of the Master Developer's own free will as part of the consideration for this Agreement 
and associated rezone, which is a voluntary development choice made by Master 
Developer in lieu of developing using the Prior Zone. As such, this donation is not a fee 
or exaction imposed by the County or Park District. Master Developer agrees to remit 
these funds prior to recordation of a subdivision plat. No building division or planning 
division application will be accepted or approved, and any that are approved shall be 
void, until the County receives this donation or a written confirmation of receipt of it from 
the Park District, if applicable. 

8.9. Pathways and Trailheads. Master Developer agrees to help the County's reach its goal of 
providing a walkable community wherein neighborhoods are interlinked to each other and to 
community destinations. Master Developer understands that the creation and interconnection 
of trails/pathways is a critical part of the County's consideration for this Agreement, the 
associated rezone, and the additional density given. As such, Master Developer agrees to install 
or cause to be installed the pathways as generally configured on the attached Concept Plan 
(Exhibit C - Concept Plan) and as otherwise specified as follows. 

8.9.1. Pathway and Trailhead Dedication. Master Developer agrees to dedicate the 
minimum area required for proposed pathways and, if applicable, trailheads. The 
minimum required pathway right-of-way and trailhead dedication shall comply with the 
configuration in the attached Concept Plan (Exhibit C - Concept Plan), and 
Pathway Cross Section ( 
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8.9.2. Exhibit F - Non-Street-Adjacent Pathway Cross Section, or if adjacent to a street, 
Exhibit E - Street Cross Sections}. Pathway right-of-way and trailhead area shall 
count toward the minimum required Public Park Open Space area specified in Section 
Error! Reference source not found. of this Agreement. Dedication of pathway rights-of-w 
ay and trailhead area shall comply with that section. with the term "Park" being 
supplanted with the term "pathway" or "trailhead" as may be contextually applicable, 
except that the per-lot pro-rata share of pathway right-of-way shall be based on the 
amount of linear feet of pathway that can be constructed within such right-of-way and 
not solely on acreage. 

8.9.3. Pathway Improvements. Unless specified in this Agreement otherwise, Master 
Developer agrees that each proposed pathway right-of-way, pursuant to Exhibit C -
Concept Plan, or required pathway right-of-way shall be developed as an improved 
pathway. 

8.9.3.1. 

8.9.3.2. 

8.9.3.3. 

Required Pathways. Regardless of what is displayed in Exhibit C -
Concept Plan, a street-adjacent pathway shall be installed along each 
major residential, collector, and arterial street within or immediately 
adjacent to the Property. 

Pathway Trees. Each pathway and sidewalk within the Project or along 
adjoining pathway rights-of-way shall be lined with shade trees. 
Pathway trees shall follow the same standards as set forth in Section 
8.5.4. However, County agrees that if the Park District desires to have 
ownership, operation, or maintenance responsibility for a pathway 
right-of-way in or adjacent to the Project, Master Developer's 
responsibility for tree health ends after County has been notified, in 
writing, by the Park District that the Park District will assume said 
ownership, operation, or maintenance responsibility. 

Non-Street Adjacent Pathway Landscaping. For a pathway that is 
not adjacent to a street, Master Developer shall place three-inch plus 
rock, six-inches deep, on the shoulders of each pathway, with a 
permeable weed barrier beneath. Alternatively, County agrees that 
Master Developer may install alternative planting and landscaping as 
long as it is operated and maintained by a homeowner's association. 
Refer to 
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8.9.3.4. 

8.9.3.5. 

8.9.3.6. 

Exhibit F - Non-Street-Adjacent Pathway Cross Section for a 
depiction of these pathways. 

Construction Drawings to Include Landscaping. Each subdivision's 
improvement plans shall provide a detailed Public Landscape plan that, 
at a minimum, shows landscaping materials proposed to be used, the 
proposed location, species, including the measurements of each tree's 
mature crown, and the method of vegetation irrigation. 

Pathway Crossing of Residential Street. Wherever a pathway 
intersects with a residential street, Master Developer agrees to install 
or cause to be installed the following in accordance with NACTO and 
other applicable best practice standards: 

8.9.3.6.1. Raised Crosswalk. A raised crossing with a zebra-style 
crosswalk. The raised crossing shall be constructed of 
concrete and be designed as a six-inch high ramped speed 
table with six-foot ramps or greater if required by the County 
Engineer. The top {horizontal) of the speed table shall be at 
least ten-feet wide. Notification signage shall be posted in 
advance of the speed table. 

8.9.3.6.2. Curb Extensions. Curb extensions (bulb-outs) shall be 
installed for pathway street crossings on both sides of the 
applicable street. A curb extension (bulb-out) shall be 
constructed to constrict a residential street width to no greater 
than 24 feet, or 36 feet if the street has or is planned to have 
an on-street bike lane. The County Engineer has discretion to 
modify this width if the street's design is different than the 
County's standard. Each curb extension shall be marked with 
a traffic delineator as prescribed by the County Engineer or 
County Roads Supervisor. If Master Developer is not 
responsible for other street Improvements on the opposite side 
of a street, the following minimum curb extension requirements 
shall be installed on that side. 

8.9.3.6.2.1. 

8.9.3.6.2.2. 

8.9.3.6.2.3. 
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Each end of the curb extension shall at least 
provide a temporary means of directing 
drainage to the intended or expected drainage 
collection system or swale; 

The curb extension shall provide pedestrians 
a convenient and safe transition from the 
crossing to whatever historic pedestrian 
facility exists there. If no formal NACT0-
standard pedestrian facility exists on that side, 
Master Developer shall post a "Crossing 
Temporarily Closed" sign at the entrance of 
the crosswalk, or as otherwise required by the 
County Engineer or Roads Supervisor. 

The County Engineer or Roads Supervisor 
may require other Improvements that 
minimize potential safety risks of the curb-



8.9.3.7. 

extension, such as but not limited to, 
additional curbing, guardrail, signage, 
drainage and street shoulder Improvements. If 
required, Master Developer hereby agrees to 
install such Improvements. 

Pathway Crossing of Collector or Arterial Street. On a collector or 
minor arterial street, the raised crosswalk (speed table) and curb 
extensions pursuant to Section 8.9.3.6 shall be installed in a manner 
as approved by the County or UDOT unless required otherwise by the 
County Engineer, UDOT, or the local fire authority. Regardless of 
whether a speed table or curb extension (bulb-out) is required, zebra 
style crosswalk is required, as is a double-sided battery powered user­
activated rapid flashing beacon on both sides of the crossing in 
accordance with installation best practices, and crosswalk notification 
signage in advance of the crosswalk on both sides of the street. The 
rapid flashing beacons shall be hardwired to each other through 
underground conduit. 

8.10. Environmental and Air Quality Standards. The Parties agree to implement the community's 
overall goal of minimizing development impacts on the environment to a reasonable degree 
practicable. As such, Master Developer agrees, on behalf of itself and all successive owners of 
the Project or of lots within the Project, to exceed minimum requirements of applicable building 
and construction codes and conventions by ensuring each dwelling unit is equipped with the 
following prior to receiving a final certificate of occupancy. 

8.10.1. Energy Efficiency. All buildings will be designed to an energy efficiency rating that is 
one climate zone colder than the area's designated climate zone. Gas-heated furnaces 
and water heaters shall have an efficiency rating of 95 percent or greater. 

8.10.2. Reserved 

8.11. Outdoor Lighting. Master Developer agrees that all outdoor lighting within the Project will be 
dark-sky friendly and as such will be governed by the County's Outdoor Lighting Ordinance, 
Chapter 108-16 of the Code. 

9. Amendments, Modifications, and Revisions. 

This Agreement may be amended by mutual agreement of the Parties only if the amendment is in 
writing and approved and signed by Master Developer and County (an "Amendment"). The following 
sections specify what Project changes can be undertaken without the need for amendment of the 
Development Agreement, and what changes require Amendment to this Agreement. 

9.1. Who may Submit Modification Applications. Only the County and Master Developer or an 
Assignee that succeeds to all of the rights and obligations of Master Developer under this 
Agreement (and not including a Subdeveloper) may submit a Modification Application. 

9.2. Modification Application Contents and Process. 

9.2.1. Contents. Modification Applications shall: 

9.2.1.1. 

9.2.1.2. 

Identification of Property. Identify the property or properties affected 
by the Modification Application. 

Description of Effect. Describe the effect of the Modification 
Application on the affected portions of the Project. 
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9.2.1.3. 

9.2.1.4. 

9.2.1.5. 

Identification of Non-County Agencies. Identify any Non-County 
agencies potentially having jurisdiction over the Modification 
Application. 

Map. Provide a map of any affected property and all property within 
one thousand feet (1000') showing the present or intended uses and 
density of all such properties. 

Fee. Modification Applications shall be accompanied by a fee in an 
amount reasonably estimated by the County to cover the costs of 
processing the Modification Application. 

9.2.2. County Cooperation in Processing Modification Applications. The County shall 
cooperate reasonably in promptly and fairly processing Modification Applications. 

9.2.3. Planning Commission Review of Modification Applications. 

9.2.3.1. 

9.2.3.2. 

Review. All aspects of a Modification Application required by law to be 
reviewed by the Planning Commission shall be considered by the 
Planning Commission as soon as reasonably possible in light of the 
nature and/or complexity of the Modification Application. 

Recommendation. The Planning Commission's vote on the 
Modification Application shall be only a recommendation and shall not 
have any binding effect on the consideration of the Modification 
Application by the Board of County Commissioners. 

9.2.4. Board of County Commissioners' Review of Modification Application. After the 
Planning Commission, if required by law, has made or been deemed to have made its 
recommendation of the Modification Application the Board of County Commissioners 
shall consider the Modification Application. 

9.3. Project Facility Repair, Maintenance, and Replacement. Master Developer shall be 
permitted to repair, maintain and replace the Project and its components consistent with the 
terms of this Agreement without amending the Agreement. 

9.4. Authorized Changes, Enlargements, or Alterations. As set forth below, County staff may 
review and approve certain minor changes, enlargements or adjustments ("Changes") to the 
Project in their respective administrative capacities. The following types of Changes are 
considered minor, provided that no such Changes shall directly or indirectly result in significantly 
greater impacts than those contemplated in the approval of this Agreement. 

9.4.1. Changes Necessary to Comply with Other Laws. Any resulting changes as a 
consequence of obtaining or complying with a federal, state, or local permit or approval; 
provided that the changes are Routine and Uncontested and the application thereof 
does not materially affect the County's original intent, findings, or conditions on the 
Project in a manner that would have likely resulted in a different decision on this 
Agreement, as determined by the Planning Division Director. 

9.4.2. Landscaping Changes. Any changes to this Agreement's landscaping designs, 
guidelines, standards, plantings, materials and installation of the same anywhere in the 
project. 

9.4.3. De Minimis Changes. Other de Minimis changes requested by the Master Developer, 
which are reasonably consistent with the intent of this agreement and the R 1-15 Zone, 
and are Routine and Uncontested. 
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5375 S 5500 W  www.HooperIrrigationCompany.com HooperIrrigationCo@msn.com 
Hooper, Utah 84315 

 

August 26, 2025 
 
 
Weber County Planning Commission 
2380 Washington Blvd #240 
Ogden, Utah 84401 
 
RE: PRELIMINARY WILL SERVE LETTER – West Weber Unnamed Subdivision  

  
There is a proposed subdivision located in West Weber relating to two separate but adjacent parcels: 
located at approximately 800 S 4100 W and 601 S 3600 W and consists of 93 building lots. The 
subdivision is in the boundaries of the Hooper Irrigation Company service area and Hooper Irrigation 
is willing and able to provide secondary pressurized water for the subdivision.   

  
The subdivision plat plan has been reviewed by Hooper Irrigation. The preliminary plans have been 
conditionally approved for the above subdivision. There are sufficient shares affiliated with the 
property to connect to the secondary pressurized system for the proposed building lots, and the 
shares are in good standing.   

Any private ditches, drains, or tailwater ditches, within the boundaries of the subdivision will need to 
be piped with a minimum of 18-inch RCP, according to Hooper Irrigation standards and specs, to 
ensure a continuation of water flow for irrigation users.  Ditches should not be planned to be located 
underneath building structures. This project only is in consideration and guaranteed service, and the 
plan review is good only for a period of one year from the date of this letter, if not constructed. A final 
will serve letter will follow this letter after all plans have received final approval, fees have been paid, 
and water shares have been turned into Hooper Irrigation.  

Hooper Irrigation's specifications are available at the Company office. If you have questions, please 
call 801-985-8429.  

Sincerely,  

  
Michelle Pinkston  
Office Manager  
Board Secretary  
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Synopsis 

Application Information 

Application Request: Consideration and action on a request for final subdivision approval of the Bitton Estates 

Subdivision Phase 2. A 27 lot single-family development accessing from 3600 West Street. 

Type of Decision: Administrative 

Agenda Date: Thursday, January 29, 2026 

Applicant: Pat Burns    

File Number: LVB121025 

Property Information 

Approximate Address: 601 S 3600 W  

Project Area: 9.4 acres 

Zoning: R1-15 

Existing Land Use: Agriculture 

Proposed Land Use: Residential 

Parcel ID: 15-045-0004 

Township, Range, Section: Township 6 North, Range 2 West, Section 16 

Adjacent Land Use 

North: Residential, Agriculture South: Agricultural 

East: Residential West:  Residential 

Staff Information 

Report Presenter: Felix Lleverino 

 flleverino@co.weber.ut.us 

 801-399-8766 

Report Reviewer: RG 

Applicable Ordinances 

 Title 104, Zones, Chapter 12, Residential (R1-15) Zone 

 Title 106, Subdivisions 

Development History 

 The Weber County Commission approved a rezone of the Bitton Estates Development on July 1, 2025. The rezone 

facilitated the development of the Bitton Estates Subdivision for Residential (R1-15) zoning and in accordance with 

the rezone development agreement. Select pages of the development agreement are included with this report under 

Exhibit C. 

 The Western Weber Planning Commission granted preliminary approval of the Bitton Estates Subdivision in a public 

meeting held on November 18, 2025 with the following conditions: 

1. Taylor West Weber Water District shall provide a capacity assessment letter or a final will-serve letter 

before final approval from the Planning Division  

2. Hooper Irrigation shall provide a capacity assessment letter or final will-serve letter before final 

recommendation from the Planning Division.  

3. Proof of satisfactory contribution towards parks and open space is required before each phase is recorded.  

4. Developer is required to show compliance with the recorded development agreement.  

5. The civil drawings shall comply with all Weber County Engineering requirements. 

  

 

Staff Report to the Weber County Planning Division 

Weber County Planning Division 
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Background 

This is a request for final approval of the Bitton Estates Subdivision phase 2 from the Weber County Planning Division. The 
development plan subdivides an 9.4 acre parcel into 27 single-family lots. The streets throughout the single-family 
development will be made public complete with curb, gutter, sidewalk, and street trees. 

The proposal has been reviewed against the zoning development agreement, the current subdivision ordinance, and the 
standards in the R1-15 zone.  To the fulfillment of the preliminary plan requirements and approval procedure, the preliminary 
plan was presented to the Planning Commission on November 18, 2025. On that date the request received a positive 
recommendation from the planning commission and was forwarded for final subdivision review. The following section is a 
brief analysis against the subdivision code and development agreement.  

Analysis 

General Plan: The proposal conforms to the Western Weber General Plan by creating a wider variety of housing types within 
a residential development that implements smart growth principles.  

Zoning: The subject property is located in the Residential (R1-15) Zone.   

The purpose of the Residential (R1-15) zone is identified in the LUC § 104-12-1 as:   

The purpose of the R1 zone is to provide regulated areas for Single-Family Dwelling uses at four different low-to-
medium density levels. The R1 zone includes the R1-15, R1-12, R1-10, and R1-5 zones. Any R-1-12 and R-1-10 zones 
shown on the zoning map or elsewhere in the Land Use Code are references to the R1-12 and R1-10 zones, 
respectively. 

Phase two single-family lots range in size from 6,800 to 15,600 SF. The development plan would create 27 lots. 

Culinary water: The Taylor West Weber Water District will provide culinary water to the Bitton Estates, for which, the 
developer has provide a final will serve letter indicating that the plan review has been paid. The developer shall satisfy the 
listed conditions and final subdivision recording cannot take place until a representative from Taylor West Weber Water 
District has signed the final mylar. 

Pressurized Irrigation water: The Hooper Irrigation Company will provide pressurized secondary water to all of the lots within 
the Bitton Estates Subdivision. 

The subdivision plat has been reviewed by Hooper Irrigation. “There are sufficient shares affiliated with the property to 
connect to the system. The developer shall pipe any private ditches and drains. The final will-serve letter will be provided 
after the plans have received final approval, fees have been paid the water shares have been turned into Hooper Irrigation.” 

Sanitary Sewage Services: Central Weber Sewer District will serve the sanitary sewer treatment services to the Bitton Estates 
Subdivision. Annexation into the District is complete. 

Geotechnical Study: A geotechnical investigation prepared by Christensen Geotechnical, dated January 16, 2025, is included 
with this proposal. The report finds that the site is suitable for the proposed construction provided the recommendations 
contained in the report are incorporated into the design and construction of the project.  

Additional Standards and Development Agreement:  

Landscaping within the public ROW, energy efficiency and outdoor lighting shall be verified before the certificate of occupancy 
by the Planning Division. 

The landscape plan is included with this report to show how each standard from the development agreement will be 
implemented through pathways, ground covering, irrigation system, trees, and turf grass in the detention basin area.  

The developer agrees to contribute toward the parks and open space of the Taylor West Weber Parks District, $7,500 per lot 
within the project. This shall be remitted to the park district before recording a subdivision plat. 

A review of the development agreement, included as Exhibit C, is ongoing to ensure that the development plan is in alignment 
and the required private infrastructure is installed before the planning division grants final approval for a certificate of 
occupancy. 

Review Agencies: The subdivision application will be required to comply with all review agency requirements and 
consideration for final approval requires satisfaction of the conditions of approval stated in this report. The County Surveyors 
have several remaining review comments in the form of minor plat revisions that will be addressed before the plat may be 
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recorded. The County Engineering Department comments will be addressed before the subdivision plat is recorded and 
before a pre-construction meeting is held. The Weber Fire District is recommending approval. 

Staff Recommendation 

Staff recommends final approval of Bitton Estates Subdivision Phase Two, consisting of 27 single-family lots. This 
recommendation is based on all review agency requirements and the following conditions: 

1. Hooper Irrigation shall provide a final will-serve letter before the subdivision plat is recorded. 
2. Proof of satisfactory contribution towards parks and open space is required before phase two is recorded. 
3. The landscaping and public infrastructure shall be installed to comply with the landscape plan and the development 

agreement.  
4. The civil drawings shall comply with all Weber County Engineering requirements and the development agreement. 
5. The subdivision improvements shall be completed or escrowed before the final subdivision plat is recorded. 
6. The easement agreement for the Hooper Irrigation Canal pathway is recorded with the final subdivision plat. 
7. A pre-construction meeting with county planning and engineering is complete before excavation begins. 

The following findings are the basis for the staff recommendation: 

1. Bitton Estates Phase 2 conforms to the West Central Weber County General Plan.  
2. The lot area and width design are compatible with the concept plan and development agreement. 
3. The proposal will not be detrimental to public health, safety, or welfare. 
4. The proposal will not deteriorate the environment of the general area to negatively impact surrounding properties 

and uses. 

 

Exhibits 

A. Proposed final plan 
B. Improvement drawings, including the landscape plan 
C. Development Agreement (select pages) 
D. Will serve letters 
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Area Map 
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The Project is located on the Property as described in Exhibit A - Property Legal Description, 
and illustrated in Exhibit B - Property Graphic Depiction. 

8. Development Standards. 

8.1. Project Density. In exchange for the benefits offered by the Master Developer in this 
Agreement, County agrees to allow no more than the following amount of dwelling units in the 
Project. 

8.1.1. 93 total single-family dwelling units. 

8.1.2. Reserved 

8.2. Phasing. The County acknowledges that Master Developer, Assignees of Master Developer, 
and/or Subdevelopers who have purchased Parcels of the Property may submit multiple 
applications from time-to-time to develop and/or construct portions of the Concept Plan for the 
Project in Phases. Allowance for Phasing is subject to the following and any other Phasing 
provision in this Agreement: 

8.2.1. Construction Drawings Required. Phasing is only allowed if each Phase is based on 
an approved final plat that succeeds an approved preliminary plat/plan. A final plat for 
a Phase shall not be submitted or accepted until after a complete set of construction 
drawings for the entire preliminary plat has been approved by the County Engineer. The 
construction drawings shall include all required Improvements of this Agreement and 
the Code. 

8.2.2. Streets and Pathways. Each Phase shall provide for the logical extension of 
Improvements of the public road and pathways system as conceptually represented in 
the Concept Plan; 

8.2.3. Profect Improvements. Each Phase shall provide logical extension of Improvements 
through and throughout the Project as approved by the County in compliance with the 
terms of this Agreement and other applicable provisions of the Code. 

8.2.4. Public Park Open Space. Each Phase shall include its proportionate share of Public 
Park Open Space area and Improvements including, if applicable, pathways and 
trailheads. Each Phase shall provide for the platting and installing of a proportionate 
share of Public Park Open Space area and Improvements, even if such area or 
Improvements are not within or immediately adjacent to the subject Phase. Developer 
may propose which Public Park Open Space area and Improvements are provided for 
each Phase; however, the County has full discretion to require other Public Park Open 
Space area and Improvements if the County determines it is in the best interest of the 
community. 

8.3. Street Connectivity. Master Developer hereby volunteers and agrees to follow the minimum 
street and pathway connectivity standards as provided in Section 106-2-1.020 of the Code. The 
County also agrees that the conceptual street layout illustrated in Exhibit C - Concept Plan 
satisfactorily complies with that code section. 

8.4. Street Right-of-Way Dedication. Master Developer agrees to dedicate or, if allowed by the 
County, otherwise reserve the Project's street rights-of-way, as illustrated and labeled in Exhibit 
C - Concept Plan, as public thoroughfares at no cost to the County. 

8.4.1. Minimum Requirements. Each street right-of-way shall meet the minimum applicable 
width specifications illustrated in Exhibit E - Street Cross Sections. 
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8.4.2. Project-Specific Right-of-Way Dedication. 

8.4.2.1. 

8.4.2.2. 

The 3600 West Street is a 100' ROW. 

The 4100 West Street is a 66' ROW. 

8.5. Street Improvements. Streets in or immediately adjacent to the Project shall be designed and 
installed by the Master Developer in accordance with their corresponding street cross sections 
depicted in Exhibit E - Street Cross Sections and as more specifically provided as follows. 

8.5.1. Project-Specific Street Improvements. All street improvement shall at minimum meet 
applicable Weber County specifications and street construction requirements. Project­
specific street Improvements include Improvements required to street rights-of-way that 
are adjacent to the Project, and to offsite streets as follows. 

8.5.1.1. 4100 West Street. Developer shall make the necessary street 
improvements to 4100 West which may include, but is not limited to, 
the installation of additional asphalt, grading, and compacted road base 
as directed by the County Engineer and as determined appropriate in 
the sole discretion of the County Engineer and in compliance with 
Exhibit E. Developer shall construct said street improvements on areas 
of the subdivision boundary fronting 4100 West and extending to the 
south to 900 South Street. 

8.5.1.2. 3600 West Street. Developer shall make the necessary street 
improvements to 3600 West which may include, but is not limited to, 
the installation of additional asphalt, grading, and compacted road base 
as directed by the County Engineer and as determined appropriate in 
the sole discretion of the County Engineer and in compliance with 
Exhibit E. Developer shall construct said street improvements on areas 
fronting the subdivision boundary and continuing to the intersection of 
3600 West and 725 South. 

8.5.2. Sidewalks. Master Developer agrees that all publ ic sidewalks in the project or along 
adjacent public rights-of-way shall be no less than five feet wide. 

8.5.3. Driveway Accesses along Collector or Arterial Streets. Master Developer agrees 
that no lot will be platted to provide driveway access to any collector or arterial street. 
County agrees to allow these lots to front these streets if they are provided access by 
means other than these streets. 

8.5.4. Street Trees. All streets shall be lined with shade trees in the park strip . Trees lining an 
adjacent and parallel sidewalk or pathway shall suffice for the street's trees. 

8.5.4.1. 

8.5.4.2. 

Tree Canopy. Except as otherwise provided herein, the trees shall be 
planted in intervals and of a species such that the expected tree crown 
will converge with the expected tree crown of the trees adjacent. The 
expected tree crown shall be the average crown of the tree species at 
maturity. County shall allow for reasonable gaps between expected 
tree crowns to accommodate driveways, streets, intersection clear­
view triangles, and other right-of-way accommodations as determined 
appropriate by County. A reasonable gap is the width or expected width 
of the accommodation(s). 

Tree Selection. At least two different tree varieties selected from 
County's adopted tree list shall be used and dispersed in a manner that 
avoids transmission of pests/disease, or as may otherwise be specified 
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8.5.4.3. 

8.5.4.4. 

by a an arborist certified by the International Society of Arborists, such 
that the trees have optimal chance of long-term survival. 

Tree Size. No tree with a caliper less than two inches, as measured at 
the top of the root collar, shall be planted. 

Certificate of Occupancy. No final certificate of occupancy for a 
dwelling unit shall be granted or effective until after the installation of 
all proposed trees, which shall clearly be in good health, in the park 
strip to which the lot is abutting. 

8.5.5. Street Tree Installation and Maintenance Alternatives. Developer has the following 
two installation and maintenance alternatives options for street trees, or some 
combination if mutually agreeable by the Developer and Planning Director: 

8.5.5.1. 

8.5.5.2. 

Master Developer Controlled: 

8.5.5.1.1. Planting. Tree planting shall be in accordance with best 
practices. Care shall be taken when planting a tree or when 
placing anything at the base of the tree so that the root's soils 
are not compacted. 

8.5.5.1.2. Tree Watering. Master Developer agrees to provide each 
street tree with a watering mechanism tied either to a 
homeowner's association master meter, or tied directly to the 
meter providing secondary water to the lot fronting the street 
Improvements. County may allow alternative tree watering 
methods if Master Developer: 

8.5.5.1.2.1. can provide a watering plan that the County 
determines sufficient and appropriate for the 
health of the tree; and 

8.5.5.1.2.2. volunteers to be responsible for tree care, 
pursuant to Section 8.5.5.1.3, for an additional 
two years after the end of the warranty period. 

8.5.5.1.3. Tree Care. Master Developer agrees to be responsible for tree 
health throughout the duration of the warranty period, after 
which the owner of the lot fronting the Improvements is 
responsible for the tree's health. 

County Controlled: 

8.5.5.2.1. At Master Developer's expense, County shall contract with an 
arborist certified by the International Society of Arborists to 
install the trees. Master Developer shall provide a cash escrow 
for the full estimated cost of the installation as is typically 
required, including reasonable contingency costs and 
reasonable costs for tree replacements based on the average 
rate of establishment failure within the first year. If requested 
by the County, Master Developer agrees to periodically 
increase the escrow or reimburse the County to cover 
reasonable costs resulting from increases in labor and 
materials and/or inflation. Master Developer further agrees that 
County has full authority to draw from this escrow at any time 
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to pay for the installation of street trees. For this alternative, 
County agrees to waive the required warranty period for the 
trees. 

8.5.5.2.2. Master Developer agrees on behalf of itself and future lot 
owners that no final certificate of occupancy shall be issued for 
any building until after the required trees and appropriate and 
operating irrigation mechanisms for the trees are installed. 
County shall have full authority, based on recommendations 
from its tree professional, to determine what an appropriate 
and operating irrigation mechanism is. 

8.5.5.2.3. If no appropriate and operating irrigation mechanism is 
provided, Master Developer agrees to compensate County for 
reasonable costs to routinely irrigate installed trees by 
whatever reasonable means necessary. County may recoup 
this cost from the adjoining lot owner if unable to recoup from 
Master Developer. 

8.5.5.2.4. Master Developer shall provide each lot owner notice upon 
each lot sale of the tree installation program, including the 
owner's responsibility for long-term irrigation and tree 
maintenance pursuant to the Code. 

8.5.6. Public Landscaping. The following are required for required landscaping within public 
rights-of-way and along public pathways: 

8.5.6.1. 

8.5.6.2. 

8.5.6.3. 

Other Landscaping. Plantings in addition to street and pathway trees 
may be placed within parkstrips and along pathways by the Master 
Developer or homeowners, to be operated and maintained either by 
the adjoining owner or a homeowners association. 

Construction Drawings to Include Landscaping. Each 
Development Application submitted shall provide a detailed Public 
Landscape plan that, at a minimum, shows landscaping materials 
proposed to be used, the proposed location, species, including the 
measurements of each tree's mature crown, and the method of 
vegetation irrigation. 

Quality Control. For best practices quality control, planting shall be 
conducted based on the recommendations from, and under the 
supervision of, an arborist certified by the International Society of 
Arborists. Written confirmation that best practices and provisions of this 
Agreement pertaining to Public Landscaping were followed for each 
planting or installation shall be provided to the County from the arborist, 
along with the certification number of the arborist, prior to the release 
of any financial guarantee for the Public Landscaping. 

8.5.7. Offsite or Project-Specific Street Improvements. Master Developer agrees to 
construct, or cause to be constructed, the following. 

8.5.7.1. Street asphalt improvements to 4100 West Street, typical of a 66-foot 
public ROW with a ten-foot pathway on the east side of the street, are 
made from the north property line of 698 South to 900 South Street to 
connect with the 900 South Street and street adjacent pathway. 
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8.5.7.2. The street labeled (8) shall follow the major residential cross section in 
Exhibit E with the ten foot pathway on the south side of the street. 

8.5.8. Secondary Egress. 

8.5.8.1. Master Developer agrees that as the project is platted and constructed, 
street Improvements shall be installed such that at no time shall there 
be more than 15 lots or dwelling units on a single access street or route 
of streets before a second egress is installed. The second egress shall 
not loop back on any part of the single access street or route of streets. 

8.6. Non-Public Landscaping to be Water-Wise. All lots within the development will implement 
water-wise landscaping measures as follows. 

8.6.1. Smart Watering Controller. A smart watering controller shall be installed and prewired 
for at least six irrigation zones. Pre-wiring includes the installation of a smart watering 
controller mounted near a 120 volt power outlet, and sufficient control wiring to reach 
the intended location of the valve box(es). The controller shall be installed on the lot 
prior to issuance of a certificate of occupancy. 

8.6.2. Water-wise landscaping. All lots within the development will implement water wise 
landscaping measures as follows: 

8.7. Utilities. 

8.6.2.1. Lawns. No more than 20 percent of any lot shall be covered in turf 
grass. Turf grass should be watered by sprinkler heads that provide 
head-to-head coverage and matching precipitation rates. Spray, rotor, 
or rotary heads must be separated by watering valves operated by 
separate clock stations at the watering controller. 

8.6.2.2. Mulched Areas. Mulched areas shall be mulched to a depth of at least 
four inches. Mulch may include organic materials such as wood chips, 
bark, and compost. It may also include inorganic materials such as 
decorative rock, cobble, or crushed gravel. Recycled materials such as 
rubber mulch may also be used. 

8.6.2.3. Shrub Bed Watering. Shrub beds shall be watered with drip watering 
systems using in-line drip emitters, such as Netafirm, on a grid system 
or point-source emitters that provide water directly to the base of each 
plant. 

8.7.1 . Burying Utilities. Master Developer agrees to underground all utilities, both existing 
and proposed, within the Property and within any right-of-way adjacent to the Property 
in a manner that complies with adopted standards. This shall include but is not limited 
to canals, ditches, stormwater infrastructure, and existing overhead utilities. Long 
distance high voltage power transmission lines are exempt from this requirement. 

8.7.2. Sanitary Sewer. Prior to issuance of the first Building Permit for the Project, Master 
Developer shall have the right and the obligation to construct or cause to be constructed 
a sewer collection and conveyance system. 

8.7.2.1. Sewer Treatment. Master Developer recognizes that County is not a 
provider for sewer treatment services. Master Developer shall arrange 
sewer treatment services for the Project with a provider prior to submittal of 
a Development Application. If within an existing sewer district's adopted 
future annexation area, Master Developer agrees to annex the Property 
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8.7.2.1 . 

into the sewer district boundaries, if the sewer district allows it, prior to 
submittal of a Development Application. If the sewer district does not allow 
the annexation, County agrees that Master Developer may pursue other 
sewer treatment options that do not involve the County. 

Gravity Sewer Collection Lines. Master Developer agrees to install, or 
cause to be installed, a gravity sanitary sewer collection system to, 
throughout, and across the Property. The system shall stub to all lots or 
parcels within the Project that needs or will in the future need a sewer 
connection, and to adjacent properties in locations approved by the County 
Engineer, including, if applicable, offsite parcels to which Section 36-1-1 of 
the Code applies. It shall be of sufficient size and at sufficient depth 
necessary to convey the anticipated future volume of sewage of the area, 
or lift station if applicable, at buildout, from the Project area to the lift station, 
as generally shown on the County's sewer master plan or as otherwise 
required by the County Engineer. The system shall be constructed to the 
specifications of the County. 

8.7.3. Culinary and Secondary Water. Master Developer recognizes that the County does 
not provide culinary or secondary water to the area and has no obligation to help Master 
Developer gain access to water services. Prior to issuance of the first Building Permit 
for the Project, Master Developer shall have the right and the obligation to construct or 
cause to be constructed culinary water and pressurized secondary water Improvements 
to and across the Property. Master Developer agrees to secure both culinary and 
secondary water from an existing culinary and secondary water provider in the area. 

8.7.4. Stormwater. Master Developer shall have the right and obligation to install a storm 
water drainage and detention system sufficient to support the storm water and drainage 
needs of the Project and adjacent public streets. The system shall be sized to support 
the anticipated storm water and drainage needs of the Project at full build-out such that 
multiple new drainage or detention facilities are avoided if possible in the future. The 
County Engineer has discretion to require the storm water facilities to be sized to 
accommodate the general area's anticipated storm water and drainage needs at the 
area's buildout or as otherwise recommended by the stormwater master plan. Unless 
otherwise allowed by the County Engineer, the storm water from the Project shall be 
sufficiently treated, as approved by County Engineer, before discharging into the Weber 
River or other water body. 

8.7.4.1. Stormwater Storage Ownership and Maintenance. The County 
reserves the right to require the maintenance of a stormwater storage 
facility to be the responsibility of a homeowner's or landowner's 
association in the event the County Engineer determines that the 
proposed facility presents an inordinate demand for services. 

8.8. Parks and Open Space. Master Developer agrees to help the County reach its goal of providing 
at least ten acres of Public Park Open Space per 1,000 persons . Master Developer understands 
that the creation and/or preservation of parks and open space is a critical part of the County's 
consideration for this Agreement, the associated rezone, and the additional density given. 
Further, the Parties agree that the per-dwelling unit cost to build parks to this standard in 2024 
dollars equals approximately $7,500.00. Given this, Master Developer agrees to provide, at no 
cost to the County, for the following parks, open space, and trails amenities: 

8.8.1. Parks Financial Donation. Master Developer agrees to donate $7,500, adjusted by 
the annual rate of inflation, per residential lot to the County or, if required by the County, 
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the Taylor West Weber Park District. The inflation-adjusted amount will be calculated 
using the "Consumer Price Index for All Urban Consumers: All Items," using $7,500.00 
in 2024 dollars as the baseline. Master Developer agrees that this is a donation offered 
of the Master Developer's own free will as part of the consideration for this Agreement 
and associated rezone, which is a voluntary development choice made by Master 
Developer in lieu of developing using the Prior Zone. As such, this donation is not a fee 
or exaction imposed by the County or Park District. Master Developer agrees to remit 
these funds prior to recordation of a subdivision plat. No building division or planning 
division application will be accepted or approved, and any that are approved shall be 
void, until the County receives this donation or a written confirmation of receipt of it from 
the Park District, if applicable. 

8.9. Pathways and Trailheads. Master Developer agrees to help the County's reach its goal of 
providing a walkable community wherein neighborhoods are interlinked to each other and to 
community destinations. Master Developer understands that the creation and interconnection 
of trails/pathways is a critical part of the County's consideration for this Agreement, the 
associated rezone, and the additional density given. As such, Master Developer agrees to install 
or cause to be installed the pathways as generally configured on the attached Concept Plan 
(Exhibit C - Concept Plan) and as otherwise specified as follows. 

8.9.1. Pathway and Trailhead Dedication. Master Developer agrees to dedicate the 
minimum area required for proposed pathways and, if applicable, trailheads. The 
minimum required pathway right-of-way and trailhead dedication shall comply with the 
configuration in the attached Concept Plan (Exhibit C - Concept Plan), and 
Pathway Cross Section ( 
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8.9.2. Exhibit F - Non-Street-Adjacent Pathway Cross Section, or if adjacent to a street, 
Exhibit E - Street Cross Sections}. Pathway right-of-way and trailhead area shall 
count toward the minimum required Public Park Open Space area specified in Section 
Error! Reference source not found. of this Agreement. Dedication of pathway rights-of-w 
ay and trailhead area shall comply with that section. with the term "Park" being 
supplanted with the term "pathway" or "trailhead" as may be contextually applicable, 
except that the per-lot pro-rata share of pathway right-of-way shall be based on the 
amount of linear feet of pathway that can be constructed within such right-of-way and 
not solely on acreage. 

8.9.3. Pathway Improvements. Unless specified in this Agreement otherwise, Master 
Developer agrees that each proposed pathway right-of-way, pursuant to Exhibit C -
Concept Plan, or required pathway right-of-way shall be developed as an improved 
pathway. 

8.9.3.1. 

8.9.3.2. 

8.9.3.3. 

Required Pathways. Regardless of what is displayed in Exhibit C -
Concept Plan, a street-adjacent pathway shall be installed along each 
major residential, collector, and arterial street within or immediately 
adjacent to the Property. 

Pathway Trees. Each pathway and sidewalk within the Project or along 
adjoining pathway rights-of-way shall be lined with shade trees. 
Pathway trees shall follow the same standards as set forth in Section 
8.5.4. However, County agrees that if the Park District desires to have 
ownership, operation, or maintenance responsibility for a pathway 
right-of-way in or adjacent to the Project, Master Developer's 
responsibility for tree health ends after County has been notified, in 
writing, by the Park District that the Park District will assume said 
ownership, operation, or maintenance responsibility. 

Non-Street Adjacent Pathway Landscaping. For a pathway that is 
not adjacent to a street, Master Developer shall place three-inch plus 
rock, six-inches deep, on the shoulders of each pathway, with a 
permeable weed barrier beneath. Alternatively, County agrees that 
Master Developer may install alternative planting and landscaping as 
long as it is operated and maintained by a homeowner's association. 
Refer to 
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8.9.3.4. 

8.9.3.5. 

8.9.3.6. 

Exhibit F - Non-Street-Adjacent Pathway Cross Section for a 
depiction of these pathways. 

Construction Drawings to Include Landscaping. Each subdivision's 
improvement plans shall provide a detailed Public Landscape plan that, 
at a minimum, shows landscaping materials proposed to be used, the 
proposed location, species, including the measurements of each tree's 
mature crown, and the method of vegetation irrigation. 

Pathway Crossing of Residential Street. Wherever a pathway 
intersects with a residential street, Master Developer agrees to install 
or cause to be installed the following in accordance with NACTO and 
other applicable best practice standards: 

8.9.3.6.1. Raised Crosswalk. A raised crossing with a zebra-style 
crosswalk. The raised crossing shall be constructed of 
concrete and be designed as a six-inch high ramped speed 
table with six-foot ramps or greater if required by the County 
Engineer. The top {horizontal) of the speed table shall be at 
least ten-feet wide. Notification signage shall be posted in 
advance of the speed table. 

8.9.3.6.2. Curb Extensions. Curb extensions (bulb-outs) shall be 
installed for pathway street crossings on both sides of the 
applicable street. A curb extension (bulb-out) shall be 
constructed to constrict a residential street width to no greater 
than 24 feet, or 36 feet if the street has or is planned to have 
an on-street bike lane. The County Engineer has discretion to 
modify this width if the street's design is different than the 
County's standard. Each curb extension shall be marked with 
a traffic delineator as prescribed by the County Engineer or 
County Roads Supervisor. If Master Developer is not 
responsible for other street Improvements on the opposite side 
of a street, the following minimum curb extension requirements 
shall be installed on that side. 

8.9.3.6.2.1. 

8.9.3.6.2.2. 

8.9.3.6.2.3. 
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Each end of the curb extension shall at least 
provide a temporary means of directing 
drainage to the intended or expected drainage 
collection system or swale; 

The curb extension shall provide pedestrians 
a convenient and safe transition from the 
crossing to whatever historic pedestrian 
facility exists there. If no formal NACT0-
standard pedestrian facility exists on that side, 
Master Developer shall post a "Crossing 
Temporarily Closed" sign at the entrance of 
the crosswalk, or as otherwise required by the 
County Engineer or Roads Supervisor. 

The County Engineer or Roads Supervisor 
may require other Improvements that 
minimize potential safety risks of the curb-



8.9.3.7. 

extension, such as but not limited to, 
additional curbing, guardrail, signage, 
drainage and street shoulder Improvements. If 
required, Master Developer hereby agrees to 
install such Improvements. 

Pathway Crossing of Collector or Arterial Street. On a collector or 
minor arterial street, the raised crosswalk (speed table) and curb 
extensions pursuant to Section 8.9.3.6 shall be installed in a manner 
as approved by the County or UDOT unless required otherwise by the 
County Engineer, UDOT, or the local fire authority. Regardless of 
whether a speed table or curb extension (bulb-out) is required, zebra 
style crosswalk is required, as is a double-sided battery powered user­
activated rapid flashing beacon on both sides of the crossing in 
accordance with installation best practices, and crosswalk notification 
signage in advance of the crosswalk on both sides of the street. The 
rapid flashing beacons shall be hardwired to each other through 
underground conduit. 

8.10. Environmental and Air Quality Standards. The Parties agree to implement the community's 
overall goal of minimizing development impacts on the environment to a reasonable degree 
practicable. As such, Master Developer agrees, on behalf of itself and all successive owners of 
the Project or of lots within the Project, to exceed minimum requirements of applicable building 
and construction codes and conventions by ensuring each dwelling unit is equipped with the 
following prior to receiving a final certificate of occupancy. 

8.10.1. Energy Efficiency. All buildings will be designed to an energy efficiency rating that is 
one climate zone colder than the area's designated climate zone. Gas-heated furnaces 
and water heaters shall have an efficiency rating of 95 percent or greater. 

8.10.2. Reserved 

8.11. Outdoor Lighting. Master Developer agrees that all outdoor lighting within the Project will be 
dark-sky friendly and as such will be governed by the County's Outdoor Lighting Ordinance, 
Chapter 108-16 of the Code. 

9. Amendments, Modifications, and Revisions. 

This Agreement may be amended by mutual agreement of the Parties only if the amendment is in 
writing and approved and signed by Master Developer and County (an "Amendment"). The following 
sections specify what Project changes can be undertaken without the need for amendment of the 
Development Agreement, and what changes require Amendment to this Agreement. 

9.1. Who may Submit Modification Applications. Only the County and Master Developer or an 
Assignee that succeeds to all of the rights and obligations of Master Developer under this 
Agreement (and not including a Subdeveloper) may submit a Modification Application. 

9.2. Modification Application Contents and Process. 

9.2.1. Contents. Modification Applications shall: 

9.2.1.1. 

9.2.1.2. 

Identification of Property. Identify the property or properties affected 
by the Modification Application. 

Description of Effect. Describe the effect of the Modification 
Application on the affected portions of the Project. 
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9.2.1.3. 

9.2.1.4. 

9.2.1.5. 

Identification of Non-County Agencies. Identify any Non-County 
agencies potentially having jurisdiction over the Modification 
Application. 

Map. Provide a map of any affected property and all property within 
one thousand feet (1000') showing the present or intended uses and 
density of all such properties. 

Fee. Modification Applications shall be accompanied by a fee in an 
amount reasonably estimated by the County to cover the costs of 
processing the Modification Application. 

9.2.2. County Cooperation in Processing Modification Applications. The County shall 
cooperate reasonably in promptly and fairly processing Modification Applications. 

9.2.3. Planning Commission Review of Modification Applications. 

9.2.3.1. 

9.2.3.2. 

Review. All aspects of a Modification Application required by law to be 
reviewed by the Planning Commission shall be considered by the 
Planning Commission as soon as reasonably possible in light of the 
nature and/or complexity of the Modification Application. 

Recommendation. The Planning Commission's vote on the 
Modification Application shall be only a recommendation and shall not 
have any binding effect on the consideration of the Modification 
Application by the Board of County Commissioners. 

9.2.4. Board of County Commissioners' Review of Modification Application. After the 
Planning Commission, if required by law, has made or been deemed to have made its 
recommendation of the Modification Application the Board of County Commissioners 
shall consider the Modification Application. 

9.3. Project Facility Repair, Maintenance, and Replacement. Master Developer shall be 
permitted to repair, maintain and replace the Project and its components consistent with the 
terms of this Agreement without amending the Agreement. 

9.4. Authorized Changes, Enlargements, or Alterations. As set forth below, County staff may 
review and approve certain minor changes, enlargements or adjustments ("Changes") to the 
Project in their respective administrative capacities. The following types of Changes are 
considered minor, provided that no such Changes shall directly or indirectly result in significantly 
greater impacts than those contemplated in the approval of this Agreement. 

9.4.1. Changes Necessary to Comply with Other Laws. Any resulting changes as a 
consequence of obtaining or complying with a federal, state, or local permit or approval; 
provided that the changes are Routine and Uncontested and the application thereof 
does not materially affect the County's original intent, findings, or conditions on the 
Project in a manner that would have likely resulted in a different decision on this 
Agreement, as determined by the Planning Division Director. 

9.4.2. Landscaping Changes. Any changes to this Agreement's landscaping designs, 
guidelines, standards, plantings, materials and installation of the same anywhere in the 
project. 

9.4.3. De Minimis Changes. Other de Minimis changes requested by the Master Developer, 
which are reasonably consistent with the intent of this agreement and the R 1-15 Zone, 
and are Routine and Uncontested. 
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5375 S 5500 W  www.HooperIrrigationCompany.com HooperIrrigationCo@msn.com 
Hooper, Utah 84315 

 

August 26, 2025 
 
 
Weber County Planning Commission 
2380 Washington Blvd #240 
Ogden, Utah 84401 
 
RE: PRELIMINARY WILL SERVE LETTER – West Weber Unnamed Subdivision  

  
There is a proposed subdivision located in West Weber relating to two separate but adjacent parcels: 
located at approximately 800 S 4100 W and 601 S 3600 W and consists of 93 building lots. The 
subdivision is in the boundaries of the Hooper Irrigation Company service area and Hooper Irrigation 
is willing and able to provide secondary pressurized water for the subdivision.   

  
The subdivision plat plan has been reviewed by Hooper Irrigation. The preliminary plans have been 
conditionally approved for the above subdivision. There are sufficient shares affiliated with the 
property to connect to the secondary pressurized system for the proposed building lots, and the 
shares are in good standing.   

Any private ditches, drains, or tailwater ditches, within the boundaries of the subdivision will need to 
be piped with a minimum of 18-inch RCP, according to Hooper Irrigation standards and specs, to 
ensure a continuation of water flow for irrigation users.  Ditches should not be planned to be located 
underneath building structures. This project only is in consideration and guaranteed service, and the 
plan review is good only for a period of one year from the date of this letter, if not constructed. A final 
will serve letter will follow this letter after all plans have received final approval, fees have been paid, 
and water shares have been turned into Hooper Irrigation.  

Hooper Irrigation's specifications are available at the Company office. If you have questions, please 
call 801-985-8429.  

Sincerely,  

  
Michelle Pinkston  
Office Manager  
Board Secretary  
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