MINUTES FOR OGDEN VALLEY PLANNING
COMMISSION

Tuesday, April 28, 2026, 5:00 p.m.
Huntsville Town Hall, Council Chambers
7474 East 200 South, Huntsville, Utah

Name Title Status

Lisa Arbogast Planning Commission Chair Present, arrived
5:05pm

Angela Dean Planning Commission Vice Chair Present, Chaired
meeting

Fred Blickle Planning Commissioner Present via Zoom

Tyson Lloyd Planning Commissioner Present

Erin Shaffer Planning Commissioner Present

Teri Zenger Planning Commissioner Present

Jim Morgan Planning Commissioner Present, left at 9pm

Brian Carver Planning Director Present

Kathy Zindel IT Director Present

Sharon Robbins Recorder Present

1. Call to Order by Vice Chair Dean at 5:00pm

a. Pledge of Allegiance led by Vice Chair Dean
b. Moment of Silence for approximately one minute

2. Regular Business
a. START TIME FOR PUBLIC HEARINGS AT 5:00 PM
b. Introduction of public hearing process (City Attorney)
The public hearing process was described by Vice Chair Dean.

C. Review and provide a recommendation to City Council on adoption of
Chapter 106 Subdivisions.

i Discussion of the Code Text Amendment

Brian Carver, the City Planner, read the summary of the changes in Chapter 106 Subdivisions
that was provided with the notice packet.

ii Public Hearing



Jim Hasenyorf stated the Planning Commission needs to talk with the farmers before changing
any agricultural use ordinances.

iii Possible recommendation to the City Council

There were discussions about looking at alternate street alignment to reduce the street
construction cost — asked if a zoning matter. The Commissioners indicated the language should
match the municipal code for sewage systems, and that are other items to clean up to remove
unincorporated and update the zones. There was a discussion about what access width is
needed (reduced from proposed 60’ width to 30’ width for flag lot access). The language should
match the state language for curb requirements and follow APWA standards. And a tree
species list should be added.

Chair Arbogast took over as Chair of the meeting for Vice Chair Dean to make the
motion. Vice Chair Dean moved to forward Chapter 106 Subdivisions to the City Council
with the following changes: change the alternate street alignment to remove the
construction costs, change the access width to 30 ft, match the municipal code
language, add ADA, APWA curb standards, and include the street tree species list.
Commission member Shaffer seconded the motion. All commission members voted aye
(7-0). Chair Arbogast relinquished the Chair.

d. Review and provide a recommendation to City Council on adoption of
Chapter 108 Design Standards
i Discussion of the Code Text Amendment

» 108-2 Architectural landscape

Brian Carver, the City Planner, read the summary of the changes in 108-2 Architectural
landscape that was provided with the notice packet.

* 108-3 Cluster Subdivisions

Brian Carver, the City Planner, read the summary of the changes in 108-3 Cluster Subdivisions
that was provided with the notice packet.

* 108-4 Conditional Uses

Brian Carver, the City Planner, read the summary of the changes in 108-4 Conditional Uses
that was provided with the notice packet.

* 108-6: Time shares

Brian Carver, the City Planner, read the summary of the changes in 108-6 Time shares that was
provided with the notice packet.

» 108-7: Supplementary and Qualifying Regulations
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Brian Carver, the City Planner, read the summary of the changes in 108-7 Supplementary and
Qualifying Regulations that was provided with the notice packet.

» 108-8: Parking and Loading Space; Vehicle, Traffic and Access
Regulations

Brian Carver, the City Planner, read the summary of the changes in 108-8 Parking and Loading
Space; Vehicle, Traffic and Access Regulations that was provided with the notice packet.

* 108-9: Motor Vehicle Access

Brian Carver, the City Planner, read the summary of the changes in 108-9 Motor Vehicle
Access that was provided with the notice packet.

* 108-10: Public Buildings and Public Utility Substations

Brian Carver, the City Planner, read the summary of the changes in 108-10 Public Buildings and
Public Utility Substations that was provided with the notice packet.

» 108-12: NonConforming Structures; NonConforming Uses;
NonConforming Lots

Brian Carver, the City Planner, indicated this attachment was not found, so it was not discussed
in the meeting.

* 108-13: Home Occupation; Short Term Vendors; Temporary Outdoor
Sales; Farmer's Markets

Brian Carver, the City Planner, read the summary of the changes in 108-13 Home Occupation;
Short Term Vendors; Temporary Outdoor Sales; Farmer’s Markets that was provided with the
notice packet.

* 108-15: Single Family Dwellings SFD

Brian Carver, the City Planner, read the summary of the changes in 108-15: Single Family
Dwellings SFD that was provided with the notice packet.

* 108-16 Outdoor lighting

Brian Carver, the City Planner, read the summary of the changes in 108-16 Outdoor lighting that
was provided with the notice packet.

* 108-18: Drinking Water Source Protection

Brian Carver, the City Planner, read the summary of the changes in 108-18 Drinking Water
Source Protection that was provided with the notice packet.

* 108-19 Accessory Dwelling Units
Not discussed in the meeting due to inaccurate notice posting.

* 108-22 Natural Hazards
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Not discussed in the meeting due to inaccurate notice posting.

i Public Hearing

There were no public comments from the participants in the meeting. City Planner Carver
provided the comments on Outdoor Lighting sent by email to the Planning Commission for
consideration.

iii Possible recommendation to the City Council
» 108-2 Architectural landscape
The Commissioners discussed the landscaping and did not understand some of the minimum
standard requirements. It was not clear that it only pertains to commercial and multi-family and
suggested adding that clarification to the document. There were comments about agritourism
that need to be removed since it is not defined, and good comments from citizens to consider.
Chair Arbogast moved to table 108-2 Architectural landscape to give the City Planner
time to put in the changes. Commission member Shaffer seconded the motion. All
Commission members voted aye (7-0).

* 108-3 Cluster Subdivisions

The Commissioners discussed that ag structures are excluded and that bonus density should
be excluded.

Commission member Lloyd moved to forward 108-3 Cluster Subdivisions to the City
Council. Commission member Zenger seconded the motion. All Commission members
voted aye (7-0).

* 108-4 Conditional Uses

The Commissioners agreed it is not ready to insert agtourism in this ordinance.

Commission member Shaffer moved to forward 108-4 Conditional Uses to the City
Council as drafted with the removal of references to agritourism. Commission member
Lloyd seconded the motion. All Commission members voted aye (7-0).

* 108-6: Time shares

The Commissioners agreed it the ordinance is good as it exists.



Chair Argogast moved to forward 108-6 Time shares to the City Council as drafted.
Commission member Shaffer seconded the motion. All Commission members voted aye
(7-0).

» 108-7: Supplementary and Qualifying Regulations

The Commissioners agreed it the ordinance is good as it exists.

Commission member Lloyd moved to forward 108-7 Supplementary and Qualifying
Regulations to the City Council as drafted. Commission member Shaffer seconded the
motion. Six Commission members voted aye. The vote was (6-0-1 absent). Commission
member Morgan was absent.

» 108-8: Parking and Loading Space; Vehicle, Traffic and Access Regulations

The City Planner indicated the language will be generalized and cleaned up for this ordinance.
Commission member Blickle moved to forward 108-8 Parking and Loading Space;
Vehicle, Traffic and Access Regulations to the City Council with the cleaned-up
language. Commission member Shaffer seconded the motion. All Commission members
voted aye. The vote was (7-0).

+ 108-9: Motor Vehicle Access

The Commissioners had little discussion on this ordinance.

Commission member Shaffer moved to forward 108-9 Motor Vehicle Access to the City
Council as exists. Commission member Blickle seconded the motion. All Commission
members voted aye. The vote was (7-0).

* 108-10: Public Buildings and Public Utility Substations

The Commissioners had little discussion on this ordinance.

Chair Arbogast moved to forward 108-10 Public Buildings and Public Utility Substations
to the City Council as exists. Commission member Lloyd seconded the motion. All
Commission members voted aye. The vote was (7-0).

* 108-12: NonConforming Structures; NonConforming Uses; NonConforming Lots

The Commissioners discussed the need to understand average grade and natural grade.
Chair Arbogast moved to table 108-12 NonConforming Structures; NonConforming Uses;

NonConforming Lots to understand the nuances. Commission member Zenger seconded
the motion. All Commission members voted aye. The vote was (7-0).
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* 108-13: Home Occupation; Short Term Vendors; Temporary Outdoor Sales; Farmer’s Markets
The Commissioners had little discussion on this ordinance.

Commission member Shaffer moved to forward 108-13 Home Occupation; Short Term
Vendors; Temporary Outdoor Sales; Farmer’s Markets to the City Council as exists.
Commission member Lloyd seconded the motion. All Commission members voted aye.
The vote was (7-0).

* 108-15: Single Family Dwellings SFD

The City Planner indicated that state law prohibits restrictions on materials and roof pitch.
Commission member Blickle moved to forward 108-15 Single Family Dwellings SFD to
the City Council as exists. Commission member Shaffer seconded the motion. Six
Commission members voted aye. Vice Chair Dean voted nay. The vote was (6-1).

* 108-16 Outdoor lighting

Kevin Thomas indicated the outdoor lighting should reference the Dark Sky ordinance.

Ron Gleason provided an email comment that the change in the ordinance could potentially
give the citizens 10 more years to comply with the county requirements.

Commission member Dean asked for a definition correction in 108-16-3 that the fully shielded
fixture below should be above.

There were discussions about Kelvin limits proposed to be 3000k max, and hours of operation
for lighting, and a request to add fossil fuel lights as prohibited.

Commission member Zenger moved to forward 108-16 Outdoor lighting including the
following changes: update the commercial compliance date to 8/1/27, outdoor lighting
should be off between 10pm and 6am, the fully shielded fixture should be corrected to
above, to allow Kelvins up to 3000K, and to prohibit fossil fuel lights. Commission
member Shaffer seconded the motion. All Commission members voted aye (7-0).

* 108-18: Drinking Water Source Protection

The Commissioners received emailed comments from Miranda Menzies. They decided to table
the ordinance until they had further time to review the comments.

Chair Arbogast moved to table 108-18 Drinking Water Source until they have time to
review citizen comments. Commission member Shaffer seconded the motion. All
Commission members voted aye (7-0).



e. Review and provide a recommendation to City Council on adoption of
SLOZ Sensitive Lands Overlay Zone.

Not discussed in the meeting due to inaccurate notice posting.

f. Review and provide a recommendation to City Council on adoption of
Shoreline Zone.
i Discussion of the Code Text Amendment

Brian Carver, the City Planner, read the summary of the changes in the Shoreline Zone that
was provided with the notice packet.

i Public Hearing
No public comments.
iii Possible recommendation to the City Council

The Commissioners support the animal unit language to be consistent across all zones. The
commission decided to strike the language about the conditional use of access height to 25 ft.

Commission member Lloyd moved to forward the Shoreline zone to the City Council with
the animal units updated to be consistent and to strike the excess height. Commission
member Shaffer seconded the motion. All commission members voted aye. The vote
was (7-0).

g. Review and provide a recommendation to City Council on adoption of
Open Space Zone.
i Discussion of the Code Text Amendment

Brian Carver, the City Planner, read the summary of the changes in the Open Space Zone that
was provided with the notice packet.

ii Public Hearing
No public comments.
iii Possible recommendation to the City Council

There was discussion of allowing golf courses to preserve open space. Commission member
Lloyd indicated that he thought golf courses have more nitrates.

Chair Arbogast took over as Chair of the meeting for Vice Chair Dean to make the
motion. Vice Chair Dean moved to forward the Open Space zone to the City Council with
the following changes: allow driving ranges to be a permitted use in conjunction with a
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golf course, and strike sentence about conservation easements. Commission member
Blickle seconded the motion. Six commission members voted aye. Commission
member Lloyd voted nay. The vote was (6-1). Chair Arbogast relinquished the Chair.

h. Review and provide a recommendation to City Council on adoption of
MV-1 Manufacturing Valley.
i Discussion of the Code Text Amendment

Brian Carver, the City Planner, read the summary of the changes in the MV-1 Manufacturing
Valley Zone that was provided with the notice packet.

i Public Hearing

Ty Barrong indicated that Outdoor Storage needs to be added as a permitted use for this zone.
The valley needs to have this service.

iii Possible recommendation to the City Council

The Commission discussed Outdoor storage and looked at reasons it should not be allowed
such as nuisances, aesthetics, and the need for screening and landscaping. The
Commissioners discussed the building size and decided to leave the language as stated in the
ordinance, as storage units are not compatible with the intent and purpose of this zone. The
agreed to consider where storage units may be appropriate in future commercial zones when
the topic of village nodes and valley wide commercial masterplan is discussed at a later date.

Vice Chair Dean resumed as chair of the hearing. Chair Arbogast moved to forward the
MV-1 zone to the City Council as drafted and come back to Outdoor Storage later.
Commission member Lloyd seconded the motion. All commission members voted aye.
The vote was (7-0).

i. Review and provide a recommendation to City Council on adoption of
CV-2 Commercial Valley.
i Discussion of the Code Text Amendment

Brian Carver, the City Planner, read the summary of the changes in the CV-2 Commercial
Valley Zone that was provided with the notice packet.

i Public Hearing

Scott Kjar requested for zoning allowing indoor storage for RV’s, Boats, and ATV’s. His written
statement is included with the minutes.

Kevin Thomas stated there needs to be consideration on storage for aesthetic architectural
standards and expressed concern at bringing in non-local storage.



Roger Terry, owner of Valley Market, indicated he needs a zoning change to be able to build a
new store. It would be upgraded and similar to Lee’s Market in Mountain Green. The provided
additional information that is included with the minutes.

iii Possible recommendation to the City Council

The Commission members had a discussion about expanding storage services for the zone.
There was concern expressed that this zone needs to preserve the intent to have walkability
and village areas.

The Commission decided not to allow storage sheds for this zone, and to look at adding a
different zone for storage.

Chair Arbogast moved to forward the CV-2 zone to the City Council as exists.
Commission member Zenger seconded the motion. Five commission members voted
aye. Commission members Shaffer and Lloyd voted nay. The vote was (5-2).

END OF PUBLIC HEARINGS

3. Adjourn
Commission member Shaffer moved to adjourn the meeting. Commission member
Blickle seconded the motion. Six Commission members voted aye. The vote was (6-0-
1). Commission member Morgan was absent. The meeting adjourned at 9:07pm.

The April 28, 2026 Planning Commission minutes were Approved by the Ogden Valley Planning
Commission on the 11th day of May, 2026.
Signature: Shatan Yabbins

Printed Name: Sharon Robbins



