
RIVERDALE CITY PLANNING COMMISSION AGENDA 
CIVIC CENTER - 4600 S. WEBER RIVER DR. 

TUESDAY, MARCH 10, 2026 

5:30 p.m. (immediately following regular meeting) – Planning Commission Work Session 
(Conference Room) 

The purpose of the work session is to review maps, plans, paperwork, etc.  No motions or decisions will 
be considered during this session, which is open to the public. 

6:00 p.m. – Planning Commission Meeting (Council Chambers) 

A. Welcome & Roll Call

B. Public Comment
This is an opportunity to address the Planning Commission regarding your concerns or ideas. Please try to 

limit your comments to three minutes. No action will be taken during public comment.

C. Presentations and Reports

1. Community Development Update

D. Consent Items

1. Consideration of Meeting Minutes from:

February 24, 2026 Work Session and Regular Meeting 

E. Action Items

1. Public Hearing to receive and consider public comment regarding:

a. a proposed General Plan Amendment which would modify the Riverdale City 
General Plan Future Land Use Map for property located at 671 W 4400 S, changing 
the designation from Attached Residential to Commercial.

b. a proposed a Zoning Map Amendment to rezone approximately 5.51 acres from the 
Multiple Family Residential (R-4) zone to the Commercial Zone (C-3) at 
approximately 671 W 4400 S.

2. Consideration to forward a recommendation to City Council of a General Plan Amendment 
to modify the Future Land Use Map from “Attached Residential” to “Commercial” in the 
location of 671W 4400 S.

3. Consideration to forward a recommendation to City Council of a Zoning Map amendment to 
modify the zoning from R-4 (Multiple-Family Residential) to C-3 (Commercial) for a property 
located at 671 W 4400 S.

F. Comments

1. Planning Commission
2. City Staff



G. Adjournment

In compliance with the Americans with Disabilities Act, persons in need of special accommodation should contact the City Offices (801) 394-
5541 at least 48 hours in advance of the meeting. 

Certificate of Posting 
The undersigned, duly appointed City Recorder, does hereby certify that the above notice and agenda was posted on this 6th day of March, 2026 at 
the following locations: 1) Riverdale City Hall Noticing Board 2) the City website at http://www.riverdalecity.com/ and 3) the Public Notice 
Website: http://www.utah.gov/pmn/index.html.  

Michelle Marigoni 
Riverdale City Recorder 



Planning Commission Work Session, February 24, 2026      

Minutes of the Work Session of the Riverdale City Planning Commission held Tuesday February 24, 2026 at 5:30 p.m., at
the Civic Center, 4600 S Weber River Dr, Riverdale City, Weber County, Utah.

Present: Commissioners: Rikard Hermann, Vice Chair 
Colleen Henstra, Commissioner
Alan Bowthorpe, Commissioner
Jason Francis, Commissioner
Laura Hilton, Commissioner
Cody Hansen, Commissioner
Melissa Carey, Commissioner

City Employees: Brandon Cooper, Community Development Director
Michelle Marigoni, City Recorder  

Excused: 

A. Welcome & Roll Call

The Planning Commission Work Session began at 5:30 p.m. Commissioner Hermann welcomed everyone to the 
meeting, including new commissioner Melissa Carey. He stated for the record that all members of the Planning 
Commission were present. Members of the city staff were also present.  

B. Public Comment

C. Presentations and Reports

1. Community Development Update
2. Swearing in of new Planning Commissioners Cody Hansen and Melissa Carey

D. Consent Items

1. Consideration of Meeting Minutes from:

January 13, 2026 Regular Meeting

E. Action Items

1. Commission consideration, nomination, and voting to select Planning Commission Chair and, if
necessary, Vice Chair Member.

Nominations and voting will be held during the main meeting.

2. Consideration of Final Subdivision Plat and Site Plan application for RiverPark Retail located at
4868 South 1050 West, as requested by Steward Land Company

This is a commercial subdivision to amend the current parcels/plats and a site plan for a commercial
retail development. The site plan was reviewed with staff comprehensively. There are two potential
tenants for pads A and B.

3. Consideration to set a public hearing to receive public comment on a proposed rezone of property located at 671
W 4400 S, Riverdale, Utah, from R-4 (Residential) to C-3 (General Commercial) to allow for the development of
a retail automobile dealership.

This property was rezoned to R-4 for a multi-family development which did not work out. The property owners
now wish to rezone to C-3 for a Car Max auto dealership.

4. Presentation and discussion regarding comprehensive ordinance amendments to Title 10 – Mike Hansen
presentation.



Planning Commission Work Session, February 24, 2026                   

F. Comments 

G. Adjournment

As there was no further business to discuss, the Planning Commission Work Session adjourned at 5:58 p.m.

Date Approved: 



Planning Commission Regular Session, February 24, 2026                   

Minutes of the Regular Session of the Riverdale City Planning Commission held Tuesday, February 24, 2026, at 6:00 p.m., 
at the Civic Center, 4600 S Weber River Drive., Riverdale City, Weber County, Utah.

Present: Commissioners: Rikard Hermann, Vice Chair
Colleen Henstra, Commissioner
Alan Bowthorpe, Commissioner
Jason Francis, Commissioner
Laura Hilton, Commissioner
Cody Hansen, Commissioner
Melissa Carey, Commissioner

City Employees: Brandon Cooper, Community Development Director
Michelle Marigoni, City Recorder

Excused: 

Visitors: Jason Thompson
Seth Vining

A. Welcome & Roll Call

The Planning Commission Meeting began at 6:00 p.m. Commissioner Hermann welcomed everyone to the meeting 
and stated for the record that all members of the Planning Commission were present. Members of the city staff were also 
present. 

B. Public Comment

Commissioner Hermann opened the floor for public comments. There was no public comment. 

C. Presentations and Reports

1. Swearing in of new Planning Commissioners Cody Hansen and Melissa Carey 
2. Community Development Update

Mr. Cooper reported that the City had received two new administrative conditional use permit applications: one for 
Overland Tuning at 760 West River Park Drive (auto tuning for major brands) and one for a window and blind cleaning 
and installation company at 1393 West 5175 South. 

He provided updates on the CarMax used car dealership rezone, the AFCU campus construction (five-story building 
and parking structure advancing, with RDA infrastructure incentive negotiations), the Stringtown master plan (consultant 
and stakeholder progress; presentation anticipated in March), the Riverside Flats Town Homes pre-application (townhome 
site plan across from the former Leslie’s site), pre-application work for a seven-lot townhome subdivision at 313 West 
4400 South, ongoing Title 10 updates, and the Peacock Ridge subdivision (City-owned land being vacated from eight lots 
to two lots with sale of remainder to the canal company for easement).  

D. Consent Items

1. Consideration of Meeting Minutes from:

January 13, 2026 Regular Meeting

Commissioner Henstra moved to approve the consent items. Commissioner Bowthorpe seconded and all voted in 
favor. 

E. Action Items

1. Commission consideration, nomination, and voting to select Planning Commission Chair and, if necessary, Vice 
Chair Member. 



Planning Commission Regular Session, February 24, 2026                   

Nominations were opened for Chair. Commissioner Hermann was nominated by Commissioner Bowthorpe and 
seconded by Commissioner Francis. No other nominations were received. Commissioner Hermann accepted the 
nomination. The motion passed unanimously.  

Nominations were opened for Vice Chair. Commissioner Henstra was nominated by Commissioner Bowthorpe and 
seconded by Commissioner Hilton. No other nominations were received. The motion passed unanimously.  Rik Hermann 
will serve as chair and Colleen Henstra will serve as vice chair. 

2. Consideration of Final Subdivision Plat and Site Plan application for RiverPark Retail located at 4868 South 1050 
West, as requested by Steward Land Company

Brandon Cooper introduced Jason Thompson with AWA and Seth Vining from Steward Land Company and 
presented the project. It consists of a three-lot subdivision combining portions of existing parcels in the Retail Commercial 
Park zone. Phase 1, known as Pad A, includes a four-unit retail building with two drive-thrus for Beans and Brews and 
Tropical Smoothie. Future Pad B is planned for a restaurant with drive-thru, and Pad C is planned for a tire shop. The 
project provides infrastructure, parking, and connections including to the Sam’s Club parking lot with phasing designed to 
minimize disruption.

Mr. Cooper reviewed compliance with Retail Commercial Park zone objectives for unified development, urban 
character, connectivity, and visual harmony. The proposal meets all objective standards for lot configuration, setbacks, 
streets, technical requirements, fire access, and infrastructure. Special considerations included headlight screening berms 
along 1050 West, water-wise landscaping with no turf in park strips per current ordinance, double drive-thru queuing with 
concrete separation and signage, phased parking and stormwater management with asphalt rolled curbs, and 
architectural elevations reviewed by the Design Review Committee.

MOTION: Commissioner Hansen moved to forward recommendation for approval of Final Subdivision Plat and 
Site Plan application for RiverPark Retail located at 4868 South 1050 West, as requested by Steward Land 
Company, subject to the information in the staff report from this meeting. The applicant shall finalize water 
transfer, public infrastructure improvement guarantee, long-term stormwater maintenance agreement, and UDOT 
encroachment permit. 

SECOND: Commissioner Bowthorpe 

Commissioner Henstra: Yes
Commissioner Francis: Yes
Commissioner Carey: Yes
Commissioner Bowthorpe: Yes 
Commissioner Hilton: Yes
Commissioner Hermann: Yes
Commissioner Hansen: Yes

Motion passed unanimously.

3. Consideration to set a public hearing to receive public comment on a proposed rezone of property located at 671 
W 4400 S, Riverdale, Utah, from R-4 (Residential) to C-3 (General Commercial) to allow for the development of 
a retail automobile dealership. 

Mr. Cooper noted the application for the CarMax dealership on the former Leslie’s site and the need for public input.

MOTION: Commissioner Henstra moved to set the public hearing for a proposed rezone and general plan 
amendment for March 10, 2026.

SECOND: Commissioner Francis

Commissioner Hilton: Yes
Commissioner Hermann: Yes
Commissioner Bowthorpe: Yes
Commissioner Hansen: Yes
Commissioner Francis: Yes
Commissioner Carey: Yes
Commissioner Henstra:    Yes 



Planning Commission Regular Session, February 24, 2026                   

4. Presentation and discussion regarding comprehensive ordinance amendments to Title 10 – Mike Hansen 
presentation.

Mr. Hansen presented research on neighborhood plans from other Utah cities. He highlighted benefits including 
better public engagement, more targeted responses to legislative changes, and clearer definitions of neighborhood 
character and identity. He also discussed potential challenges such as managing neighborhood expectations and 
ensuring clear boundaries of authority.

He recommended an umbrella approach with a citywide general plan supplemented by subarea or neighborhood 
plans. He suggested three to four neighborhoods based on geography and existing patterns. Commissioners expressed 
support for enhanced community engagement and preferred between four and seven neighborhoods. They requested 
refinement of neighborhood boundaries to better reflect local distinctions such as the East Bench versus South Weber 
Drive.

The group agreed to use the existing 2023 general plan as the citywide umbrella. Funding would need to come from 
the general fund since grant timelines do not align. Commissioners directed staff to pursue the neighborhood plans 
concept, work with administration on funding and scope, and report back.

Comments 

1. Planning Commission

Commissioners expressed appreciation for the presentations and provided additional input on neighborhood 
boundaries and the value of resident engagement.

2. City Staff

Mr. Cooper and Mr. Hansen responded to questions on Title 10 coordination and next steps for neighborhood plans 
scoping.

F. Adjournment

As there was no further business to discuss, Commissioner Bowthorpe moved to adjourn. Commissioner Francis
seconded the motion. All were in favor and the Planning Commission meeting adjourned at 7:34 p.m.

Date Approved: 
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Body: Planning Commission

Topic: General Plan Amendment Request – CarMax

PUBLIC HEARING, consideration of a recommendation to the City 

Council of a General Plan Amendment to modify the Future Land Use 

Map from “Attached Residential” to “Commercial” in the location of 671 

W 4400 S

Department: Community Development

Director: Brandon Cooper

Staff/Presenter: Brandon Cooper 

Contact: bcooper@riverdaleutah.gov

Applicant: Kristen Cowan, CenterPoint Integrated Services, on behalf 
of CarMax Auto Superstores

Project Location: approx. 671 W 4400 S
Current Map Designation: Attached Residential
Proposed Map Designation: Commercial 
Acreage: approximately 5.5 acres

Request:

The Community Development Department is forwarding a request from CarMax Auto 
Superstores, represented by Centerpoint Integrated Solutions, for Planning Commission review 
of a proposed amendment to the Riverdale City General Plan. The request includes holding a 
public hearing and making a recommendation to the City Council. The proposed amendment is 
intended to update the Future Land Use Map from “Attached Residential” to “Commercial” to 
allow for a subsequent zone change request from R-4 (Multi-Family Residential) to C-3 
(Commercial) in the vicinity of 671 W 4400 S, Riverdale, Utah. The Future Land Use Map 
categories correspond to zoning districts and are informational; they do not automatically grant 
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rezoning rights and amendments require review and recommendation by the Planning 
Commission and review and approval by the City Council.

The requested amendment is intended to refine the Future Land Use Map designation to better 
reflect evolving land use patterns, existing and adjacent uses, and development opportunities in 
this area, while maintaining consistency with the broader elements found in the General Plan. The 
amendment would allow consideration of commercial uses in a location that is proximate to
other commercial uses, existing infrastructure, transportation facilities, and sufficient access.

The amendment does not approve a specific development proposal or zone but establishes a 
policy framework that allows future zoning and development applications to be evaluated in a 
manner consistent with the updated Future Land Use Map and applicable land use regulations.

Requested Timeline:

Planning Commission Meeting/Public Hearing – March 10, 2026
City Council Meeting – TBD

Planning Commission Review Scope

In reviewing the proposed General Plan amendment, the Planning Commission will consider:

1. Consistency with Utah Code (LUDMA)
Whether the amendment complies with Utah Code Title 10, Chapter 20, including 
requirements that the General Plan provide clear policy guidance for land use decisions 
and implementation ordinances.

2. Internal Consistency of the General Plan
Whether the proposed amendment is consistent with existing General Plan goals, 
objectives, and policies related to land use, transportation, economic development, and 
community character.

3. Implementation Support
Whether the amendment provides appropriate policy support for updated zoning, 
subdivision, and planned development regulations.

4. Public Health, Safety, and Welfare
Whether the amendment promotes the long-term health, safety, and general welfare of 
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the community, including considerations related to transportation, infrastructure 
capacity, and neighborhood compatibility.

5. Public Input
Comments received during the public hearing and written submissions.

General Plan Context and Compatibility Analysis

1) EXISTING CONDITIONS: Does the location align with the General Plan’s emphasis on 
Riverdale Road and key development areas?

The Executive Summary states that Riverdale is largely built out, with development opportunities 
concentrated “around Riverdale Road and along the Weber River,” and that the Plan’s emphasis 
was to focus on those areas while preserving neighborhoods and open space amenities 
elsewhere. 

While 671 W 4400 S is not on Riverdale Road itself, it is part of the City’s broader corridor 
network that connects to Riverdale Road’s commercial core. The proposed amendment would 
better align the site with the Plan’s focus on concentrating commerce and activity in the City’s 
key development areas.

The General Plan also establishes several objectives, two of which are key considerations:

Achieve better, balanced development
Promote responsible financial security

2) LAND USE: Commercial land use designation is a defined General Plan category and 
consistent with Riverdale’s existing development pattern

The General Plan defines Commercial as providing for a range of commercial uses and ties it to 
Riverdale zoning districts C-1, C-2, C-3, CP-1, CP-2, CP-3. 

The Plan’s land use analysis also indicates that commercial uses represent a major share of the 
City’s building square footage (noting 33% attributed to commercial compared to 50% attributed 
to single-family residences). 
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This supports the idea that commercial activity is a core component of Riverdale’s land use mix 
and identity.

However, “plans that do not guide development in manner that maintains the City’s vision while 
satisfying the State housing mandates should be revisited.”

The subject area was zoned Commercial (C-3) and Mobile Home Park (RMH-1) until 2022, when 
the City Council approved a rezone from C-3 to its present zoning of R-4.

Land Use best practices found on page 8 of the General Plan that apply to this application 
include:

Focus intensities around key intersections, major traffic corridors, and where 
infrastructure is readily accessible
Maximize efficiency of existing and planned infrastructure by placing most intense 
development at major nodes
Optimize land use designations based on opportunities and constraints
Step intensities down progressively away from major development nodes and 
intersections

Maintaining a balance between commercial and residential uses is an important consideration in 
the Plan. The Plan also recognizes that new development would largely occur as “urban infill or 
redevelopment”, typically intensifying land use over time.

3) TRANSPORTATION: Make land use and transportation decisions based on a comprehensive 
understanding of the impact on each other

The Transportation Element discusses the intention to “maintain and improve connections 
between housing, employment, education, recreation, and commerce.”

Additionally, the Plan calls out access management along Riverdale Road as a safety and 
efficiency priority (combining/realigning/removing access points to reduce collision potential). 

A Commercial designation at 671 W 4400 S is consistent with the Plan’s emphasis on supporting 
commerce in a way that is coordinated with the transportation system and safety strategies, 
particularly if redevelopment includes appropriate circulation and access planning.
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4) ECONOMIC DEVELOPMENT: The significant role of Riverdale as a retail hub supports 
appropriate commercial development

The General Plan describes Riverdale as a regional retail hub and notes the City’s strong reliance 
on sales tax generation and redistribution. 

A Future Land Use designation that supports commercial activity at an appropriate corridor 
location is consistent with that economic function and the City’s established development 
pattern and financial goals.

Riverdale’s’ greatest retail strength is the General Merchandise category, accounting for 23.5% of 
total retail and service taxable sales (2021), followed by Motor Vehicle and Parts Dealers at 
19.8%.

Recommended methods to promote increased commercial development include removing 
barriers to entry for commercial uses.

“The primary location for economic growth is within the City’s existing commercial zones. Of the 
City’s 143 vacant acres, vacant commercial represents roughly 40% of all vacant acreage.”

“While these areas provide opportunities for the consideration of commercial 
expansion…concentrating commercial development is the designated areas will help maintain 
the City’s small town identity while offering areas with mixed-use vibrancy.”

5) PUBLIC ENGAGEMENT: Public input supports reinvestment in existing commercial areas 
and redevelopment of underperforming sites

Public engagement comments in the Plan include preferences to incentivize redevelopment of 
old/blighted commercial properties and to fill vacant strip malls/shopping centers before adding 
more. While not policy language by itself, this input supports the General Plan direction of 
focusing growth and reinvestment in the City’s primary development areas rather than dispersing 
it into stable neighborhoods.
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Key Considerations to Ensure Compatibility at the Development Stage

If the Future Land Use Map amendment is recommended and ultimately approved, staff 
recommends that subsequent zoning and site design review focus on:

Transportation safety and circulation, including driveway spacing and internal circulation 
consistent with access management best practices discussed in the General Plan. 
Multimodal connectivity (safe pedestrian connections/sidewalk integration) consistent 
with the plan’s goal of improving connections between commerce and surrounding 
destinations. 
Context-sensitive transitions where commercial development edges any nearby 
residential uses (site layout, buffering, lighting orientation, etc.), to remain consistent with 
the General Plan’s broader goal of preserving neighborhood quality while focusing 
development in key areas.

Factors in Determining General Plan Compliance

In making its recommendation, the Planning Commission should consider whether the proposed 
amendment:

Advances the vision and goals of the General Plan;
Supports orderly growth and efficient use of land and infrastructure;
Enhances flexibility while maintaining predictability and compatibility;
Supports coordinated infrastructure planning;
Provides clear policy guidance for future development decisions; and
Serves as an effective implementation tool for Riverdale City’s land use regulations.

Planning Commission Role and Determination

Pursuant to Utah Code Title 10, Chapter 20, the Planning Commission’s role is advisory.
Following review and the public hearing, the Planning Commission shall make a
recommendation to the City Council to:

Recommend APPROVAL of the proposed General Plan amendment;
Recommend APPROVAL WITH MODIFICATIONS; or
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Recommend DENIAL, supported by findings identifying specific inconsistencies with the 
General Plan or applicable law.

The City Council is the final decision-making body for General Plan amendments.

Staff Conclusion

Based on the General Plan’s emphasis on:

1. Concentrating development opportunity around major commercial/corridor areas; 
2. Supporting commerce in a way that is coordinated with the existing transportation 

system; and 
3. The City as a regional retail hub and its strong reliance on sales tax generation and 

redistribution; and
4. That commercial use represents a major share of the City’s building square footage, and 

this site was once previously operated as and was zones as a Commercial (C-3) use,

Staff recommends the Planning Commission forward a favorable recommendation to the City 
Council for the Future Land Use Map change from Attached Residential to Commercial.  

Attachments:
Future Land Use Map
Plat
Public Notice







 
RIVERDALE CITY 

PLANNING COMMISSION 

NOTICE of PUBLIC HEARING 
 

Notice is hereby given that the Riverdale City Planning Commission will be 
holding a public hearing at approximately 6:00 pm on March 10, 2026, to: 

1. Receive and consider public comment regarding a proposed General Plan 
Amendment. The proposed amendment would modify the Riverdale City 
General Plan Future Land Use Map for property located at 671 W 4400 S, 
changing the designation from Attached Residential to Commercial. 
 

2. Receive and consider public comment regarding a proposed a Zoning Map 
Amendment to rezone approximately 5.51 acres from the Multiple Family 
Residential (R-4) zone to the Commercial Zone (C-3). The property to be 
rezoned is located at approximately 671 W 4400 S (parcel no. 063560001). 
The request is being made so the lot may be used for a future used 
automobile dealership. Maps of the zoning area may be viewed on the 
Riverdale City Website: www.riverdaleutah.gov. 
 

The Riverdale City Planning Commission will hold a public hearing to receive and 
consider public comment on these items before a recommendation from the 
Planning Commission is forwarded to the City Council for final action. 

The above meeting will be held in the City Council/Court chambers located at 
the Riverdale Civic Center at 4600 S. Weber River Drive, Riverdale, Utah.  It 
is an open meeting in which the public will have the opportunity to comment or 
ask questions about the above referenced proposals. 

________________________________________________________________________________________________ 
 Certificate of Posting 

The undersigned, duly appointed City Recorder, does hereby certify that the above notice and agenda was posted within the 
Riverdale City limits on this 12th day of December, 2025 at the following locations: 1) Riverdale City Hall Noticing Board 2) 
Riverdale City website at http://www.riverdalecity.com/ 3) the Public Notice Website: http://www.utah.gov/pmn/index.html .  

Michelle Marigoni 
Riverdale City Recorder 
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Body: Planning Commission

Topic: Zoning Map Amendment Request – CarMax Auto Superstores

PUBLIC HEARING, consideration of a recommendation to the City 

Council of a Zoning Map Amendment to modify the property’s zoning 

from R-4 (Multiple-Family Residential) to C-3 (Commercial)

Department: Community Development

Director: Brandon Cooper

Staff/Presenter: Brandon Cooper 

Contact: bcooper@riverdaleutah.gov

Applicant: Kristan Cowan, CenterPoint Integrated Services, on behalf of 
CarMax Auto Superstores

Project Location: 671 W 4400 S
Current Zoning: R-4 (Multiple-Family)
New Zoning: C-3 (Commercial)
Acreage: approximately 5.5 acres

Requested Timeline:
Planning Commission Meeting/Public Hearing – March 10, 2026
City Council Meeting – TBD

Executive Summary
This application is a request for approval of a Zoning Map Amendment for approximately 5.5 
acres located at 671 W 4400 S. The property is currently zoned R-4. The applicant is requesting 
that a Zoning Map Amendment be approved to the C-3 commercial zone to accommodate a 
proposed CarMax Auto used car dealership. Such proposal would require separate consideration 
from the Planning Commission and City Council for site plan approval. 

The property was historically used for a mix of commercial and residential purposes. Commercial 
uses were located along the west edge of the property near 700 West, while the interior of the 
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site operated as a mobile home park. Around 2022, the commercial properties were purchased 
and the mobile home park was closed. At that time, the property owner requested a zoning map 
amendment, and the City Council approved rezoning the property from C-3 and RMH-1 to its 
current R-4 zoning designation.

2022
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Analysis

Existing Land Use Vacant Land
Current Zoning R-4
Proposed Zoning C-3
Adjacent Zoning

East C-3
West C-3

North R-5/RMH-1
South C-3

2025



TRANSMITTAL   

4
  

Planning Commission

According to Riverdale City Code 10-10A-1, the purpose of the C-3 zone classification is to 
“provide suitable areas for the location of the various types of commercial activity needed to 
serve the people and commerce of the city. It is also to separate into three (3) zones, uses based 
upon type of activity which are compatible and complementary, as well as intensity of land 
utilization and accessory use needs.”

The C-3 Commercial Zone is a broadly applied commercial zoning district in the City that allows a 
wide range of commercial uses, including new or used automobile sales and service as a 
Conditional Use.

The Riverdale City General Plan currently designates this property as Attached Residential on the 
Future Land Use Map. This designation largely reflects the zoning that existed at the time the 
General Plan was updated, which zoning had been implemented only about a year earlier.

Because the current General Plan designation does not align with the requested commercial 
zoning, a General Plan amendment is required before the City can consider approval of the zoning 
map amendment application. A request for an amendment to the General Plan has been 
transmitted to the Planning Commission concurrent with this application for a Zoning Map 
Amendment.

If the requested Zoning Map Amendment is approved, the property owner would then be able to 
submit a site plan application for approval of the proposed development. A conceptual site plan,
showing the property developed as a used automobile dealership, has been included with this 
application.

Approval Standards
A decision to amend the zoning map is a matter committed to the legislative discretion of the City 
Council and is not controlled by one standard. In determination of a recommendation, the 
Commission should consider the following factors:

o Is there sufficient justification for the proposed amendment?
o Whether the proposed amendment is harmonious with the overall character of 

existing development in the vicinity of the subject property?
o Is the proposal consistent with the goals, objectives, and policies of the General 

Plan?
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o The extent to which the proposed amendment may adversely affect adjacent 
property?

o Have the potential effects of the proposed amendment been determined not to be 
detrimental to public health, safety, or welfare and represent an overall 
community benefit?

o The adequacy of facilities and services intended to serve the subject property, 
including, but not limited to, roadways, parks and recreation facilities, police and 
fire protection, schools, stormwater drainage systems, water supplies, and 
wastewater and refuse collection?

Comments
A pre-application meeting was held on October 15, 2025, with CarMax and City staff, including 
the City Attorney/City Manager, City Engineer, Building Official, Public Works Director, and 
Community Development Director. The conceptual site plan and staff recommendations 
included in this transmittal incorporate the comments provided during that meeting.

If the requested rezone is approved, the project will require additional review and approvals of a 
final site plan in accordance with Section 10-10A-5 of the Riverdale City Code.

Notice of this request for a Zone Map Amendment has been properly issued in the manner 
outlined in the City and State Codes

Staff Recommendation
Community Development staff have reviewed the application and finds:

1. The proposed Zoning Map Amendment is compatible with the Approval Standards 
outlined herein 

2. A defined edge to development and buffering between types of uses is provided
3. Automobile sales provide a low-intensity transition between the residential use to the 

north and the more intense commercial uses to the west and south.
4. The proposed zoning does not create a boundary that cuts across existing parcel lines or 

split lots and is consistent with adjacent zones in a manner that avoids spot zoning
5. No neighborhoods will be isolated as a result of the Zoning Map Amendment
6. Approval of the proposed Zone Map Amendment would be subject to a development 

agreement between the City and the developer/owner – to be approved by the City 
Council
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Based on these findings, staff recommends the Planning Commission forward a positive 
recommendation to the City Council for adoption of the proposed Zoning Map amendment.

Commission Action
Following the presentation and discussion of the proposal and any public comment, the Planning 
Commission may make (see attached motion language):

1) a motion to recommend APPROVAL to the City Council of the proposed Zoning Map
amendments

2) a motion to recommend APPROVAL WITH MODIFICATIONS to the City Council of the
proposed Zoning Map amendments

3) a motion to recommend DENIAL to the City Council of the proposed Zoning Map
amendments

4) a motion to TABLE the matter to a later date

Attachments:
Zoning Map
Land Use Map
Notice of Public Hearing
Property Owner Mailer
Plat
Concept Site Plan
Elevations
Application
Agreement for Development of Land - DRAFT







 
RIVERDALE CITY 

PLANNING COMMISSION 

NOTICE of PUBLIC HEARING 
 

Notice is hereby given that the Riverdale City Planning Commission will be 
holding a public hearing at approximately 6:00 pm on March 10, 2026, to: 

1. Receive and consider public comment regarding a proposed General Plan 
Amendment. The proposed amendment would modify the Riverdale City 
General Plan Future Land Use Map for property located at 671 W 4400 S, 
changing the designation from Attached Residential to Commercial. 
 

2. Receive and consider public comment regarding a proposed a Zoning Map 
Amendment to rezone approximately 5.51 acres from the Multiple Family 
Residential (R-4) zone to the Commercial Zone (C-3). The property to be 
rezoned is located at approximately 671 W 4400 S (parcel no. 063560001). 
The request is being made so the lot may be used for a future used 
automobile dealership. Maps of the zoning area may be viewed on the 
Riverdale City Website: www.riverdaleutah.gov. 
 

The Riverdale City Planning Commission will hold a public hearing to receive and 
consider public comment on these items before a recommendation from the 
Planning Commission is forwarded to the City Council for final action. 

The above meeting will be held in the City Council/Court chambers located at 
the Riverdale Civic Center at 4600 S. Weber River Drive, Riverdale, Utah.  It 
is an open meeting in which the public will have the opportunity to comment or 
ask questions about the above referenced proposals. 

________________________________________________________________________________________________ 
 Certificate of Posting 

The undersigned, duly appointed City Recorder, does hereby certify that the above notice and agenda was posted within the 
Riverdale City limits on this 12th day of December, 2025 at the following locations: 1) Riverdale City Hall Noticing Board 2) 
Riverdale City website at http://www.riverdalecity.com/ 3) the Public Notice Website: http://www.utah.gov/pmn/index.html .  

Michelle Marigoni 
Riverdale City Recorder 



PUBLIC HEARING
YOU ARE INVITED TO PARTICIPATE IN A PUBLIC HEARING

AND SHARE YOUR THOUGHTS REGARDING A
PROPOSED GENERAL PLAN AMENDMENT AND REZONE

FROM RESIDENTIAL (R-4) TO COMMERCIAL (C-3) AT APPROXIMATELY
671 W 4400 S.

YOU ARE INVITED TO PARTICIPATE IN A PUBLIC HEARING
AND SHARE YOUR THOUGHTS REGARDING A

PROPOSED GENERAL PLAN AMENDMENT AND REZONE
FROM RESIDENTIAL (R-4) TO COMMERCIAL (C-3) AT APPROXIMATELY

671 W 4400 S.

FORMORE INFORMATION
801.394.5541

  BCOOPER@RIVERDALEUTAH.GOV

MARCH 10, 2026
6:00PM

CIVIC CENTER - 4600 S. WEBER RIVER DRIVE
RIVERDALE, UTAH
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Community Development
4600 So. Weber River Drive

Riverdale, Utah  84405
Acct # 10-34-1500 (B12)

RIVERDALE CITY
REZONE REQUEST APPLICATION

DATE SUBMITTED _______________________ FEE SCHEDULE: $350

APPLICANT NAME                                                  PHONE NUMBER:  ____________________

APPLICANT ADDRESS _______________________________________________________________

_______________________________________________________________

_______________________________________________________________

ADDRESS OF SITE _______________________________________________________________

PROPERTY OWNER _______________________________________________________________

PRESENT ZONING _______________________

PRESENT USE: _______________________________________________________________

_______________________________________________________________

PROPOSED ZONING _______________________

PROPOSED USE: _______________________________________________________________

_______________________________________________________________

PROPERTY ACREAGE: _______________________

Answer the following questions with specifics on a separate sheet.  This information will be forwarded to 
the Planning Commission members for review.

A. Why should the present zoning be changed?

B. How is the proposed change in harmony with the City General Plan for this area?

C. If the proposed change is not in harmony, what conditions and circumstances have taken place
in the general area since the General Plan was adopted to warrant such a change?

D. How is the change in the public interest as well as the applicant’s desire?

_______________________________________ ___________________________________________
Signature of Applicant Signature of Property Owner

I authorize _______________________________________________ to act as my representative in all 
matters relating to this application.

___________________________________

See attached Letter of Authorization

Retail automobile dealership (used vehicles) with associated
vehicle display, parking, and support functions.

This site  is currently vacant and was previously a mobile home park.

5.5

C-3

R-4

671 W. 4400 S Riverdale, UT 84405

Lakewood, CO 80401
1626 Cole Blvd, Suite 125 

FZD Riverside Flats LLC,

Kristen Cowan on behalf of
CarMax Auto Superstores, Inc. (316)841-8550

2-6-26













AGREEMENT FOR DEVELOPMENT OF LAND 
AT APPROXIMATELY 671 WEST 4400 SOUTH, RIVERDALE, UTAH  

 
This Agreement for development of land (the “Agreement”) is entered into this ___ day of 
__________, 2026 (the “Effective Date”), between RIVERDALE CITY, a Utah municipal 
corporation (the “City”), and CARMAX AUTO SUPERSTORES, LLC, a Utah limited 
liability company (the “CarMax”). City and CarMax may be referred to individually as a 
“Party” and collectively as the “Parties”. 
 

RECITALS 
 

 WHEREAS, CarMax is currently negotiating a purchase and sale agreement to acquire 
the Subject Area (as defined below) from the underlying owner; provided, however, the 
underlying owner has agreed to allow CarMax to submit all applications required for CarMax to 
obtain its desired use on the Subject Area (as defined below);  

 
 WHEREAS, the City has considered a petition to rezone certain real properties located at 
approximately 671 W 4400 S, Riverdale, Utah (the “Subject Area”), as described in Exhibit A – 
Subject Area, attached hereto and incorporated herein, from R-4 (Multiple-Family Residential) to 
C-3 (Commercial) pursuant to Riverdale City Code Title 10, Chapter 5; 

 WHEREAS, CarMax has presented a concept proposal for the development of a used car 
automobile dealership within the Subject Area consistent with the Riverdale City General Plan, 
as amended; 

 WHEREAS, CarMax desires approval of C-3 zoning for the Subject Area; 

 WHEREAS, CarMax acknowledges that approval of the requested zoning does not 
create a vested right to develop the subject property. Any future development will require 
separate applications, approvals, and completion of all applicable processes in accordance with 
City Code, including subdivision approval (if applicable), design review committee approval, 
conditional use approval, site plan approval, signage approval, and the issuance of building 
permits (collectively the “Development Permits”). 

 WHEREAS, the City intends that this Agreement function only as an interim 
development agreement governing the rezoning stage and establishing preliminary development 
expectations pending the preparation and approval of the necessary Development Permits, 
consistent with Utah Code; 

 WHEREAS, the City is willing to grant the requested C-3 zoning subject to CarMax’s 
acceptance of (a) certain interim development restrictions set forth herein, and (b) the obligation 
to operate in good faith and to execute the necessary steps to obtain the Development Permits;  

 WHEREAS, the City believes the Subject Area cannot be effectively developed under 
the existing zone due to factors associated with cost of development and other development 
constraints; 

 NOW THEREFORE, in consideration of the mutual promises herein, the Parties agree 
as follows:  

 



1. CARMAX COVENANTS REGARDING FUTURE DEVELOPMENT AND USE 
 
A. Use Restrictions.  CarMax waives the right to use the Subject Area for any 

purpose other than and used car automobile dealership (“Project”), as more fully described in 
the “Concept Plan”, attached hereto and incorporated herein as Exhibit B – Concept Plan. 

 
2. GENERAL PROVISIONS 

 
A. Conditions Precedent. This Agreement shall not take effect until: 
 

1. CarMax receives fee title of all property within the Subject Area. 
 
2. The City Council approves this Agreement as part of the Zone Map 
 Amendment; and 
 
3. The Mayor executes the Agreement 

 
B.  Relationship to Development Permits; No Vested Rights.  The Parties 

acknowledge and agree that this Agreement is an interim, rezoning-level agreement adopted 
pursuant to the City’s legislative authority under Utah Code Ann. §§ 10-20 and that this 
Agreement does not grant any vested right to develop the Subject Area. No subdivision, site plan, 
or building permit shall be approved, and no development shall occur, until the Parties 
coordinate, approve, and execute the required Development Permits that detail development 
standards, public improvements, phasing, architectural elements, and other requirements 
applicable to the Project. The Development Permits shall be approved by the Planning 
Commission and/or the City Council as required by state and local code and shall supersede and 
replace the interim development standards identified in this Agreement. The City retains full 
administrative and legislative discretion to approve, deny, or condition the Development Permits.  

 
C.  Timeline for Development Permits.  CarMax shall submit complete applications 

to the City for all Development Permits within twelve (12) months of the Effective Date of this 
Agreement (“Deadline”). In the event the Deadline is missed, has not been extended by mutual 
agreement of the Parties and by written amendment to this Agreement, or if CarMax terminates 
this Agreement before the Deadline, the City may, at its sole legislative discretion, initiate 
proceedings to revert the zoning of the Subject Area to its prior classification or to any other 
classification deemed appropriate pursuant to Utah Code.   

3.  INTERIM SITE DEVELOPMENT STANDARDS 

A.  Interim Obligation to Comply with Future Development Standards. Until the 
Parties execute the Development Permits, CarMax acknowledges and agrees that all future 
development of the Property shall be planned, designed, and constructed in a manner consistent 
with Riverdale City Code and the baseline development standards outline below: 

 
1. Development shall consist of a used car automobile dealership 

substantially consistent with the Concept Plan and all conditions imposed 
through site plan review process. 

 



2. Architecture shall reflect a cohesive architectural theme that complements 
the surrounding commercial neighborhoods and enhances community 
character. Acceptable exterior finishes include brick, stone, fiber cement 
siding, stucco, architectural metal, hardwood accents, or other high-quality 
materials approved by the City.  

 
3. Lot coverage by building shall not exceed 45%. 

 
4. Landscaping shall exceed applicable zoning code requirements and all 

conditions imposed through site plan review by providing significant 
screening elements to the north and west, as well as provisions to prevent 
dust migration, illegal parking, and runoff from the area labeled 
“Expansion” on the Concept Plan. 

 
5. Fencing between the applicants proposed use and the gas station to the 

south will be black ornate metal fencing as approved by the City.  
 

6. The existing pole sign on the property shall be removed or upgraded to 
meet current standards.  
 

B. Interim Standards Non-Exhaustive.  The interim development standards in this 
Agreement are intended to provide base expectations but are not exhaustive. The Parties 
acknowledge and agree that interim standards contained herein may be replaced, supplemented, 
or modified upon finalization of the Development Permits, including, but not limited to, 
standards relating to architecture, phasing, infrastructure, and parking, amenities, consistent with 
applicable law. 

 
C. Binding Effect of Future Final Agreement.  This Agreement is the initial 

legislative instrument governing the Project until such time as the Development Permits are 
finalized and terminate the terms and provisions contained herein in favor of the terms and 
conditions to-be-approved Development Permits. Upon execution of the Development Permits, 
the detailed development standards and conditions contained therein shall supersede and replace 
the interim standards described above. Any application, plan, or improvement submitted prior to 
execution of the Development Permits shall be required to conform to the more restrictive of the 
interim standards listed herein or the standards ultimately adopted in the Development Permits, 
unless otherwise approved in writing by the City. 

 
3. CITY’S UNDERTAKING 

 
A. Upon approval and execution of this Agreement, the City shall rezone the Subject 

Area to C-3 Commercial as stated in the adopted ordinance. 
 
4. GENERAL REQUIREMENTS AND RIGHTS OF THE CITY 

 
A. City Approval Required.  All development plans must comply with City zoning, 

engineering, building codes, and this Agreement and Concept Plan. 
 
B. Permits.  CarMax is responsible for obtaining all necessary permits.  



 
C. Conditional City Obligations.  City obligations apply only while CarMax remains 

compliant. 
 

D. City Access.  City may access the Subject Area for inspection as needed. 

5.  DEFAULT AND REMEDIES 

A.  Notice of Default. If any Party fails to perform their respective obligations 
hereunder or to comply with the terms hereof, the Party believing that a default has occurred 
shall provide Notice to the defaulting Party. 

 
B. Contents of Notice of Default. The notice of default shall: (i) specify the claimed 

event of default, and (ii) identify with particularity the provisions of any applicable law, rule, 
regulation or provision of this Agreement that is claimed to be in default. 

 
C. Meet and Confer. If any Party gives a notice of default, the Parties shall meet 

within twenty-one (21) calendar days of the Notice and make good faith effort to resolve the 
issues specified in the Notice. 

 
D. Mediation. If the Parties are unable to resolve the notice of default after the Meet 

and Confer provision of Section 5.C, the Parties shall attempt within fifteen (15) calendar days 
to appoint a mutually acceptable mediator with experience mediating land use and development 
legal disputes. If the Parties are unable to agree on a single acceptable mediator, they shall each, 
within fifteen (15) calendar days, appoint their own mediator and such mediators shall, between 
them, choose the single mediator. The Parties shall split the fees of the chosen mediator, each 
Party paying 50% of the fees. The chosen mediator shall within fifteen (15) calendar days, 
review the positions of the Parties regarding the dispute and promptly attempt to mediate the 
issue between the Parties. If the Parties are unable to reach agreement on the notice of default, 
the mediator shall notify the Parties in writing of the resolution that the mediator deems 
appropriate. The mediator's opinion shall not be binding on the Parties. 

 
6. MISCELLANEOUS 

A. Recordation. This Agreement shall be recorded with the Weber County 
Recorder’s Office in the chains of title for the Property; provided, however, upon either (i) the 
approval of the Development Permits or (ii) CarMax’s failure to obtain fee title to the Subject 
Area, either Party is authorized to unilaterally execute and record a release of this recorded 
Agreement.  

B. Notices. All Notices, filings, consents, approvals, and other communication 
provided for herein or given in connection herewith shall be validly given, filed, made, delivered 
or served if in writing and delivered personally, electronically, or sent by registered or certified 
U.S. Postal Service mail, return receipt requested, postage prepaid to the addresses listed below 
each Party’s signature below or to such other addresses as either Party may from time to time 
designate in writing and deliver in like manner (“Notice”). Any such change of address shall be 
given at least ten days before the date on which the change is to become effective. 

 



C. Authority. The Parties to this Agreement represent that they have full power and 
authority to enter into this Agreement, and that all necessary actions have been taken or consents 
received to give full force and effect to this Agreement. If any Party hereto is not an individual 
and is an entity, such Party represents and warrants it is fully formed and validly existing under 
the laws of the State of Utah, and that it is duly qualified to do business in the State of Utah and 
is in good standing under applicable state laws. CarMax and City warrant to each other that the 
individuals executing this Agreement on behalf of their respective Party are authorized and 
empowered to bind the Party on whose behalf each individual is signing. CarMax represents to 
City that by entering into this Agreement, CarMax has bound all persons and entities having a 
legal or equitable interest to the terms of this Agreement as of the Effective Date. 

D. Entire Agreement. This Agreement, together with the Exhibits attached hereto, 
documents referenced herein (excluding the Development Permits that has not yet been 
reviewed and approved), and all regulatory approvals given by City for the Property contain the 
entire Agreement of the Parties with respect to the subject matter hereof and supersede any prior 
promises, representations, warranties, inducements, or understandings between the Parties which 
are not contained in such Agreements, regulatory approvals, and related conditions. 

E. Amendment. This Agreement may be amended in whole or in part with respect to 
all or any portion of the Property by the mutual written consent of the Parties or by their 
successors-in-interest or assigns. Any such amendment of this Agreement shall be subject to the 
approval of the Riverdale City Council and shall be recorded in the official records of the Weber 
County Recorder’s Office. 

F. Severability. If any of the provisions of this Agreement are declared void or 
unenforceable, such provision shall be severed from this Agreement. This Agreement shall 
otherwise remain in full force and effect provided the fundamental purpose of this Agreement 
and CarMax’s ability to complete the development of the Subdivision as set forth herein is not 
defeated by such severance. 

G. Governing Law. The laws of the State of Utah shall govern the interpretation and 
enforcement of this Agreement. The Parties shall agree that the venue for any action commenced 
in connection with this Agreement shall be proper only in a court of competent jurisdiction 
located in Weber County, Utah. The Parties hereby expressly waive any right to object to such 
choice of law or venue. 

 
H. Remedies. If any Party breaches any provision of this Agreement, the non-

defaulting Party shall be entitled to all remedies available both at law and in equity. 

I. Attorney’s Fees and Costs. If any Party brings legal action either because of a 
breach of this Agreement or to enforce a provision of this Agreement, the prevailing Party shall 
be entitled to reasonable attorney’s fees and court costs. 

J. Binding Effect. The benefits and burdens of this Agreement shall be binding upon 
and shall inure to the benefit of the Parties and their respective heirs, legal representatives, 
successors in interest and assigns. This Agreement shall be incorporated by reference in any 
instrument purporting to convey an interest in the Property. 

[Remainder of page left intentionally blank. Additional pages follow.] 



IN WITNESS WHEREOF, the Parties have caused this Agreement to be duly executed on the 
Effective Date above. 

CITY: Riverdale City, 

a Utah Municipal Corporation 
 

 
By:     
       Braden Mitchell, Mayor 

 
ATTEST: 

 
City Recorder 

 

 
APPROVED AS TO FORM: 

 

 
City Attorney 

 

Mail Notices to:  
Riverdale City  
Attn: Brandon Cooper 
4600 S. Weber River Drive 
Riverdale, Utah 84405 
bcooper@riverdaleutah.gov 
801.394.5541 
 

 

 

 

 

 

 

 

 



CARMAX:  

CarMax Auto SuperStores, LLC 
 
By: _______________________________ 
Its:  _______________________________ 

 

 
Mail Notices to:  
 
CarMax Auto SuperStores, LLC 
12800 Tuckahoe Creek Parkway 
Richmond, VA 23238 
 

STATE OF UTAH  )   
    § 
COUNTY OF __________ ) 
 
 
On this         day of    , in the year 20       , personally appeared before me 
______________________________________, whose identity is personally known to me (or 
proven on the basis of satisfactory evidence) and who by me duly sworn/affirmed, did say that he 
is the __________________________of CarMax Auto Superstores, LLC, a Utah limited liability 
company, the manager of Henry Walker Land, LLC, a ___________________________ 
company and that said document was signed by him in behalf of said company by authority of its 
governing documents, and said ______________________________ acknowledged to me that 
said limited liability company executed the same.  
 
Witness my hand and official seal.  
 
 
 
 
 
      
(notary signature)        (seal) 



EXHIBIT A 

AGREEMENT FOR DEVELOPMENT OF LAND 

Subject Area 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



EXHIBIT B 

AGREEMENT FOR DEVELOPMENT OF LAND 

Concept Plan 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 



EXHIBIT B – Cont’d 

AGREEMENT FOR DEVELOPMENT OF LAND 

Concept Plan 

 


