



PLAIN CITY COUNCIL
MINUTES OF JOINT WORK MEETING
July 16, 2026

The City Council of Plain City convened in a joint work meeting with the Planning Commission at City Hall, 4160 W 2200 N in Plain City, on Thursday, July 16, 2026 also accessible via ZOOM beginning at 7:30 p.m.                      	
Present:         	Mayor Phil Meyer, Councilmembers Adam Favero, Rachael Beal, Jed Jenkins, Jan Wilson and Luigi Panunzio 
Staff:               	Brandan Quinney, Dan Schuler, Diane Hirschi, Stacy Adams, Daniel Martoma
Commissioners:  	Matt McBride, Josh Ableman, Jarod Maw, Gary Westergard
Cole West: 	Logan Faucett, Cameron Jackson, Quin Stephens
Attendees:     	Mike Hansen, Lynn Jackson, Janet Jackson, Craig Jackson, Konin Jackson, Sean Jones
Zoom: 	Mike Phillips, Michael Miller

The Mayor, City Council and Planning Commission transitioned into a joint work meeting starting at 7:30 pm. This joint work meeting discussion is one of the largest and most complex future development projects currently facing the city.

Cole West Development Agreement Discussion
Cole West representatives spent the evening discussing a generational project that involves roughly 1,500 acres in the northwest corner of Plain City, specifically on the Jacksons' land. This represents 20% of the City’s total land area, meaning the outcome of these talks will define the City's footprint for the next 25 years.

Vested Rights and Legal Framework 
City Attorney clarified the legal standing of the current application. Because Cole West submitted their application and paid the necessary fees before recent ordinance changes, they are vested in the city code as it existed at the time of filing. This means the project will proceed under the existing Development Agreement statutes rather than newer zoning overlays.

General Plan Conformity 
The Council intends to process the development agreement hand-in-hand with the ongoing General Plan update. The strategy is to ensure the development agreement is in conformity with the future amended plan so that the City’s long-term vision and the developer’s plans are integrated from the start.

Master Plan Philosophy vs. Piecemeal Development 
The developer argued for a systems approach to the 1,500 acres, comparing the master plan to a body’s skeleton, nerves, and bone structure. They suggested that planning the whole area at once provides predictability for the developer and City. The Council and Commission expressed trepidation with several members wary of moving away from the traditional zoning that has historically protected the City’s character, while the developer sees a master-planned system approach.

Fiscal Sustainability and Infrastructure 
The discussion focused heavily on the givers vs. takers in this type of development. The developer claimed that low-density sprawl, specifically 1-acre lots, could bankrupt the city, because the tax revenue doesn't cover the long-term costs of snow plowing, road repairs, and sewer maintenance over such a spread-out area. They argued that their plan’s higher-density clusters and commercial tax base are necessary to pay for major infrastructure, like sewer plant upgrades, that the city couldn't afford otherwise.

Council Analysis: Density, Character, and Public Sentiment
It’s difficult to ignore the shock factor that comes with a project that could double the City's population. The discussion focused a significant amount of time grappling with the reality that residents move to Plain City specifically for the rural feel and aren't always looking for the maintenance-free life the developer is selling.
Discussion with the developer over the proposed 2.3 units-per-acre average, noted that while 2.3 units sounds low, across 1,500 acres that means 3,500 new homes. The idea that small lots are attainable, citing the recent S-curve project where residents were promised affordability but ended up with small lots with big, expensive houses that locals still couldn't afford.
Discussion highlighted the disconnect in philosophy, noting that while the developer talks about 70-year-olds who don't want to mow, he knows plenty of seniors who will ‘go out there and rake their garden until the day they die.’ They also voiced a collective fear that if they aren't careful, Plain City will turn into West Haven and the lifestyle residents love will vanish. The developer countered that in 25 years, 2.3 units per acre will actually feel like very low density compared to the rest of the county.

Infrastructure, Amenities, and Public Services
For the City to consider this level of density, they insisted on regional amenities that serve the whole City, not just the new rooftops. This is the strategic trade-off, the developer gets density and the City gets regional infrastructure.
· Regional Parks vs. Pocket Parks: The Council rejected the idea of small, scattered pocket parks. The City wants large regional parks with all-abilities amenities, likely located near the sewer ponds, to serve as a community-wide destination.
· Education and Schools: Cole West has had detailed conversations with the Weber County School District for a future elementary site and probable LDS Church site.
· Dixie Creek Trail: The plan includes a ribbon type trail winding through the development to connect to the existing rail trail.
· Public Services: The agreement includes needed public services and possible land donation and necessary upgrades to the sewer treatment plant.

The Council noted that townhome residents are often takers of these services because they lack backyards, making the quality of open space and public parks a non-negotiable requirement.

Future Oversight: Development Agreement Flexibility and Committee Formation
Because this is a likely 25-year project, the developer asked for framework flexibility. They argued they can't predict the market two decades out, even joking about needing flexibility for flying cars and landing pads.
The Council insisted on minimums for lot types. They don't want flexibility to turn the project into a sea of duplexes or high-density housing. They want guarantees that certain percentages of the land remain dedicated to larger, traditional lots to protect the City's north end.

Decisions & Outcomes
To move from conversation to red lines, the mayor authorized a review committee to provide a formal list of grievances and suggestions to the developer.
· Committee Members: Brandan Quinney (City Attorney), Mike Hansen (Hansen Planning Group), Daniel Martoma (City Planner), Dan Schuler (Public Works Director), Quin Stephen (Cole West legal counsel)
· Directive: The committee is tasked with refining the development agreement to reflect the Council’s insistence on lot minimums and infrastructure protections.

At 9:05 p.m. Councilmember Jenkins moved to adjourn and was seconded by Councilmember Favero. The vote was unanimous.         
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