
  

 

 

 

 

 

PLANNING COMMISSION MEETING 
DECEMBER 15, 2021 AT 6:30 PM 
505 EAST 2600 NORTH 
NORTH OGDEN, UT 84414 

PUBLIC CAN ATTEND BY: 
Registration is not required to attend. Limited to in-person attendance of 15 participants. 
Click the link below to join the webinar:  https://us02web.zoom.us/j/85046823692  Webinar ID: 850 4682 3692 
Or Telephone Dial: 1 669 900 9128 or 1 253 215 8782 or 1 346 248 7799 or +1 646 558 8656  
YouTube:  https://www.youtube.com/channel/UCriqbePBxTucXEzRr6fclhQ/videos 

 

Welcome: Chairman Thomas 
Invocation or Thought:  Commissioner Lunt 
Pledge of Allegiance:  Commissioner Barker 

1. Roll Call 

2. Minutes Consideration: 
a. Consideration and action to approve the November 3, 2021 Planning Commission Meeting minutes 

3. Opening Meeting Statement 

4. Ex parte communications or conflicts of interest to disclose 

5. Public comments for items not on the agenda 

 
CONSENT AGENDA 

6. Consideration and action regarding annexing property located at approximately 1500 North and  
150 East and zone the property R-4 
Presenter: Brandon Bell, Associate Planner 

 
ADMINISTRATIVE ITEMS 

7. SPR 2021-06 Consideration and action regarding an administrative application, site plan approval of 
Village at Prominence Point Clubhouse, located at approximately 1850 North and 300 East 
Presenter: Scott Hess, Planning Director 

8. SPR 2021-07 Consideration and recommendation to City Council regarding an administrative application, 
site plan approval of Village at Prominence Point Independent Living Facility, located at approximately 
1850 North and 300 East 
Presenter: Scott Hess, Planning Director 

9. SPR 2021-09 Consideration and action regarding an administrative application, site plan approval of 
Village at Prominence Point Apartments Phase 1, located at approximately 1850 North and 300 East 
Presenter: Scott Hess, Planning Director 

10. Remarks - Planning Commissioners 

11. Report - Planning Director 

12. Remarks - City Manager/Attorney 

13. Adjournment 

 
Page 1

https://us02web.zoom.us/j/85046823692
https://www.youtube.com/channel/UCriqbePBxTucXEzRr6fclhQ/videos


 

________________________________________________________________________________________________________ 

CERTIFICATE OF POSTING 

 
The undersigned, duly appointed City Recorder, does hereby certify that the above notice and agenda was posted within the North 
Ogden City limits on this 10th day of December, 2021 at North Ogden City Hall, on the City Hall Notice Board, on the Utah State Public 
Notice Website, and at http://www.northogdencity.com.  The 2021 meeting schedule was also provided to the Standard Examiner on 
December 12, 2020. 

The Planning Commission at its discretion, may rearrange the order of any item(s) on the agenda.  Final action may be taken on any 
item on the agenda.  In compliance with the American with Disabilities Act, individuals needing special accommodation (including 
auxiliary communicative aids and service) during the meeting should notify the City Recorder at 801-782-7211 at least 48 hours prior to 
the meeting.  In accordance with State Statute, City Ordinance and Council Policy, one or more Planning Commission Members may 
be connected via speakerphone.  
Susan L. Nance, City Recorder 
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NORTH OGDEN PLANNING COMMISSION 

MEETING MINUTES 

November 3, 2021 

 

The North Ogden Planning Commission convened in a regular meeting on November 3, 2021, at 

6:31 p.m. in the North Ogden City Municipal Building, 505 E. 2600 N. North Ogden, Utah. The 

meeting was also held virtually on Zoom. Notice of time, place and agenda of the meeting was 

furnished to each member of the Planning Commission, posted on the bulletin board at the 

municipal office and posted to the Utah State Website on October 30, 2021. Notice of the annual 

meeting schedule was published in the Standard-Examiner on December 12, 2020. 

 

COMMISSIONERS: 

 

Eric Thomas Chairman    

Brandon Mason Vice-Chairman     

Lisa Arner Commissioner     

Scott Barker Commissioner    

Alan Lunt Commissioner     

Nicole Nancarrow Commissioner      

Johnson Webb Commissioner     

 

       

STAFF: 

 

Scott Hess Planning Director  

Brandon Bell Associate Planner    

Jon Call City Manager/Attorney 

Kai Johnsen Planning Tech   via Zoom 

Lorin Gardner City Engineer  

 

VISITORS: 

 

Rod Carney Brock Loomis   Jay D Dalpias 

Luke Martineau Merrill Sunderland  Ryan Udell 

Carson Jones Jeff Randall   Padma Randall   

 

 

Chairman Thomas called the meeting to order at 6:31 p.m. Commissioner Barker offered the 

thought and Vice Chairman Mason led the Pledge of Allegiance. 
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1. ROLL CALL 

 

Chairman Thomas conducted the roll call and indicated all Commissioners were in 

attendance.  

 

2. MINUTES CONSIDERATION 

 

a. Consideration and action to approve the October 6, 2021 Planning Commission 

Meeting minutes. 

 

Commissioner Nancarrow identified an error on the minutes; she is listed as having 

participated electronically in the meeting, but she actually arrived at the meeting in person 

during the Pledge of Allegiance.  

 

Vice Chairman Mason made a motion to approve the October 6, 2021 Planning 

Commission Meeting minutes as amended. Commissioner Lunt seconded the motion. 

 

Voting on the motion: 

 

Chairman Thomas   aye 

Vice Chairman Mason  aye 

Commissioner Arner  aye 

Commissioner Barker  aye    

Commissioner Lunt  aye 

Commissioner Nancarrow aye 

Commissioner Webb  aye 

 

The motion carried.  

 

 

3. OPENING MEETING STATEMENT 

 

Chairman Thomas read the opening meeting statement.  

 

 

4. EX PARTE COMMUNICATIONS OR CONFLICTS OF INTEREST TO 

DISCLOSE 

 

Chairman Thomas asked if any member of the Commission needs to declare ex parte 

communications or conflicts of interest. Vice Chairman Mason reported he attended the 

most recent City Council meeting, during which the body discussed accessory structures. 

He represented his own personal opinions as well as the position of the Planning 

Commission, which were not the same. He noted that item is before the Commission again 

this evening.   
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5. PUBLIC COMMENTS FOR ITEMS NOT ON THE AGENDA 

 

Rod Carney, North Ogden resident, stated he is present to ask that the Commission make a 

recommendation to the City Council regarding accessory buildings. He is currently trying 

to build an accessory building at 808 East 2850 North; the property is 3.59 acres and the 

restriction on the overall footprint of an accessory building is limiting him on the size of 

the building he can construct.  

 

Vice Chairman Mason stated that item will be discussed later this evening and Mr. Carner 

will have the opportunity to provide input at that time.  

 

 

ADMINISTRATIVE ITEMS 

 

6. SUB 2020-11 CONSIDERATION AND ACTION ON AN ADMINISTRATIVE 

APPLICATION FOR FINAL PLAT APPROVAL OF HALL ORCHARD 

SUBDIVISION (17 LOTS), LOCATED AT APPROXIMATELY 2750 NORTH AND 

750 EAST 

 

A staff memo from Associate Planner Bell explained when the Planning Commission is 

acting as a land use authority, it is acting in an administrative capacity and has a limited 

degree of discretion. Examples of administrative applications are conditional use permits, 

design reviews, and subdivisions. Administrative applications must be approved by the 

Planning Commission if the application demonstrates compliance with the approval 

criteria. 

 

BACKGROUND 

The applicant is requesting final approval of the Hall Orchard subdivision (17 lots) located 

at approximately 2750 North and 800 East. A portion of the subdivision is owned by North 

Ogden City and the applicant is proposing a land swap. An agreement will be required to 

complete that land swap. 

 

This subdivision is located on approximately 10.46 acres. The property is zoned R-1-8. The 

R-1-8 zone requires a minimum lot size of 8,000 square feet for interior lots and 9,000 

square  

feet for corner lots, with a lot width requirement of 80 feet. (See Exhibits A and B). 

 

A Technical Review Committee meeting was held for this property on August 4, 2020 (See 

Exhibit C). We have received a secondary water will serve and a Central Weber will serve 

letter as well as a geotechnical report for the property. The City Engineer has submitted a 

report dated October 14, 2021 (See Exhibit D).  

 

STAFF REVIEW 

In response to conditions required as part of preliminary approval, the applicant has 

indicated that Rocky Mountain Power will permit the power lines to be built under on the 

lots that the power lines traverse, which include Lots 4, 5, 7 and 8. These lots need to be 

designated as R lots (and have been on the latest version of the plat), and the applicant 

needs to provide a written statement from Rocky Mountain Power, addressing the standard 
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regarding building and roof height for homes and other buildings within the power line 

easement. A note needs to be placed on the plat, noting the standard regarding building and 

roof height within the power line easements on these R-Lots.  

 

The applicant has updated the plat to ensure that Lot 17 meets the square footage 

requirement, which was a required condition of preliminary approval. Additionally, there is 

no bearing provided for the rear property line of Lots 10, 11, 12, and 13 (which is the same 

line, as they share a rear property line); this bearing needs to be added to the plat. 

 

The Planning Department discussed the possibility of a park within the retention basin, and 

no park is desired by the Parks and Recreation Department in that location. 

 

CONFORMANCE WITH THE GENERAL PLAN 

The proposed subdivision can meet the requirements of applicable North Ogden City 

ordinances and conforms to the North Ogden City General Plan. The General Plan map 

calls for this property to be developed as low density residential and is within the Old 

Town Neighborhood. 

 

RECOMMENDED CONDITIONS OF APPROVAL 

• Comply with the Engineer Report Requirements, 

• Complete a land swap agreement with North Ogden City to relocate the storm water 

basin. 

• The applicant needs to provide a written statement from Rocky Mountain Power, 

addressing the standard regarding building and roof height for homes and other 

buildings within the power line easement. 

• A note needs to be placed on the plat, noting the standard from Rocky Mountain 

power regarding building and roof height within the power line easement on the 

Lots 4-R, 5-R, 7-R and 8-R. 

• The bearing needs to be provided for the rear property line of Lots 10, 11, 12, and 

13 (which is the same line, as they share the same rear property line). 

• Reference the geotechnical report, company name and report number on the final 

plat. 

• The applicant should show the buildable area envelopes on all lots, not just the R-

lots; this may be delegated to Staff to review. 

 

SUMMARY OF LAND USE AUTHORITY CONSIDERATIONS 

• Does the proposed subdivision meet the requirements of the applicable City 

subdivision and zoning ordinances? 

• Is the proposed subdivision consistent with the North Ogden City General Plan? 

 

RECOMMENDATION 

Staff recommends final approval of the Hall Orchard Subdivision subject to the conditions 

mentioned above in this report. 

 

Mr. Bell reviewed his staff memo.  

 

Chairman Thomas invited input from the applicant. There was no input from the applicant.  
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Chairman Thomas invited public input.  

 

Jay D. Dalpias, North Ogden resident, stated that during the last meeting in which this 

project was discussed, the developer agreed to grass the detention basin area and he asked 

that condition be included in the Commission’s action on this application.  

 

Vice Chairman Mason asked if the size of lot 17 meets the minimum size requirement. 

Chairman Thomas answered yes, at the preliminary plat step the size was 8,651 square feet 

and it has been increased to 9,000 square feet. That is what would be recorded, and the 

developer is required to construct according to the recorded plat.  

 

Vice Chairman Mason then stated he does not recall the discussion of grassing the 

detention basin area and he inquired as to the cost of grassing an area that will not be 

maintained as a City park and if that is a reasonable burden to place on the developer. City 

Engineer Gardner stated it will not be a City park, but it will be a City detention basin and 

it will be maintained to appropriate standards for that use.  
 

Commissioner Nancarrow made a motion to approve application SUB 2020-11, final 

plat approval of Hall Orchard Subdivision (17 lots), located at approximately 2750 

North and 750 East, based on the findings and subject to the conditions listed in the 

staff report. Commissioner Webb seconded the motion. 

 

Voting on the motion: 

 

Chairman Thomas   aye 

Vice Chairman Mason  aye 

Commissioner Arner  aye 

Commissioner Barker  aye    

Commissioner Lunt  aye 

Commissioner Nancarrow aye 

Commissioner Webb  aye 

 

The motion carried.  

 

 

7. SUB 2021-07 CONSIDERATION AND ACTION ON AN ADMINISTRATIVE 

APPLICATION FOR FINAL PLAT APPROVAL OF THE VIEWS AT 

ROCKWOOD SUBDIVISION (36 LOTS) LOCATED AT APPROXIMATELY 3850 

NORTH 475 EAST 

 

A staff memo from Associate Planner Bell explained when the Planning Commission is 

acting as a land use authority, it is acting in an administrative capacity and has limited 

discretion. Examples of administrative applications are conditional use permits, design 

reviews, and subdivisions. Administrative applications must be approved by the Planning 

Commission if the application demonstrates compliance with the approval criteria. 

 

BACKGROUND 
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The applicant is requesting final approval for the proposed Views at Rockwood 

Subdivision (see Exhibit B), which consists of 36 lots. The property on which this proposed 

subdivision is located is currently vacant and is located at approximately 3850 North and 

475 East. Most of the subdivision is currently zoned HP-1. The property was recently 

rezoned from R-1-10 to HP-1. The Technical Review Committee met on June 10, 2021 

regarding this proposed subdivision (See Exhibit C). The City Engineer submitted a final 

review memo dated October 26, 2021 (see Exhibit D). We have received will-serve letters 

for secondary water, and also for Central Weber Sewer; however, the sewer and secondary 

water will serve letters need to be amended to clarify that all lots will be able to be served, 

prior to final approval. 

 

STAFF/REVIEW AGENCY COMMENTS 

A portion of the property was recently rezoned so that the entirety of the property is in the 

HP-1 zone. The HP-1 zone requires a minimum lot size of 10,000 square feet on interior 

and corner lots with a lot width requirement of 90 feet. The lots in this proposed 

subdivision have been verified to meet the required square footage and lot width 

requirements for building lots in the proposed zone, the HP-1 zone. 

 

The block length is met in this subdivision, on all blocks where the block length 

requirements are considered enforceable. On all corner lots, the applicant should provide 

second, alternate buildable area envelope boxes (where front and side setbacks are rotated 

to different sides of the lot). 

 

On a related note, if the applicant would like the reduced 20’ front setback permitted under 

North Ogden City Code, for lots with slopes that are 10% or greater they should provide to 

Staff, (on a separate version of the plat), a slope percentage for each lot that they are 

seeking a reduced setback for, based on a point on the front property line, and a point on 

the rear property line. For each lot that is demonstrated to Staff to have 10% or greater 

slope, the applicant should adjust the buildable area for those lots to have a reduced 20’ 

front setback, with Staff reviewing those adjustments prior to recording of the plat. 

 

The applicant needs to show the entirety of Mountain Road on the plat, with the portion of 

Mountain Road that is not on their property in lighter or fainter lines. Staff is not stating 

that the applicant needs to dedicate the portion of Mountain Road that is not on their 

property, as it is not part of the subdivision, but they do need to show the entirety of the 

right of-way on the plat (with some of it being outside the plat boundary, and off their 

property) so that it is clear what the alignment of Mountain Road will be. Also, the 

applicant needs to install the required right-of-way design, for an 80’ right-of-way on the 

portion of the property for Mountain Road that is part of the subdivision.  

 

As a side note, the Parks and Recreation Department has stated that a trail (along Mountain 

Road) needs to be incorporated as a 6’ wide asphalt trail on the north side of Mountain 

Road, per the Master Trails Plan, which would be a part of a future subdivision.  

 

SUMMARY OF PLANNING COMMISSION CONSIDERATIONS 

• Does the proposed subdivision meet the requirements of the applicable City 

subdivision and zoning ordinances? 

• Is the proposed subdivision consistent with the General Plan? 
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CONFORMANCE TO THE GENERAL PLAN 

The proposed subdivision meets the requirements of applicable North Ogden City 

ordinances and conforms to the North Ogden City General Plan, with the requirements 

noted in this report. This area is in the Hillside neighborhood and the General Plan map 

calls for this property to be developed as low-density residential. 

 

RECOMMENDED CONDITIONS OF APPROVAL 

• Requirements of the North Ogden City Engineer’s Report must be met prior to final 

plat approval (except where superseded in this report). 

• Requirements of the Technical Review Committee Letter (except where it may be 

superseded in this report). 

• Also, the applicant needs to install the required right-of-way design, for an 80’ 

right-of-way on the portion of the property that is part of the subdivision. 

• If the applicant would like the reduced 20’ front setback permitted under North 

Ogden City Code, for lots that with slopes that are 10% or greater they should 

provide to Staff, (on a separate version of the plat), a slope percentage for each lot 

that they are seeking a reduced setback for, based on a point on the front property 

line, and a point on the rear property line. For each lot that is demonstrated to Staff 

to have 10% or greater slope, the applicant should adjust the buildable area for 

those lots to have a reduced 20’ front setback, with Staff reviewing those 

adjustments prior to recording of the plat. 

• Needs to show the entirety of Mountain Road on the plat (with the portion not on 

their property shown in more faint lines) 

• On all corner lots, the applicant should provide second, alternate buildable area 

envelope boxes (where front and side setbacks are rotated to different sides of the 

lot).  

• Sanitary sewer and secondary water will serve letters need to be amended to clarify 

that all lots in the subdivision will be able to be served, prior to recording. 

 

STAFF RECOMMENDATION 

Staff recommends that the Planning Commission grant final approval of the Views at 

Rockwood Subdivision subject to the conditions recommended in this report. 

 

Mr. Bell reviewed his staff memo and presented the plat to orient the Commission to the 

layout of the subdivision; there was a brief discussion regarding street layout and slopes.  

 

Chairman Thomas invited input from the applicant.  

 

Brock Loomis addressed condition number three in the staff report, requiring the 

installation of the improvements along Mountain Road and noted that language should be 

adjusted to indicate that he will bond for the improvements, rather than actually install 

them. It makes more sense for the entire roadway to be built later in the future when the 

construction is warranted. He stated he has discussed that matter with City Engineer 

Gardner. The Commission indicated a willingness to adjust the language of that condition 

as suggested.  
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Commissioner Nancarrow made a motion to approve application SUB 2021-07, final 

plat approval of The Views at Rockwood Subdivision (36 lots), located at 

approximately 3850 North and 475 East with modifications as follows: 

• Condition number one should be changed to indicate that requirements of the 

North Ogden City Engineer’s Report must be met prior to final plat recording. 

• Condition number three should be changed to indicate that the applicant will 

bond for required right of way improvements rather than install them.  

Vice Chairman Mason seconded the motion. 

 

Voting on the motion: 

 

Chairman Thomas   aye 

Vice Chairman Mason  aye 

Commissioner Arner  aye 

Commissioner Barker  aye    

Commissioner Lunt  aye 

Commissioner Nancarrow aye 

Commissioner Webb  aye 

 

The motion carried.  

 

 

8. SUB 2021-11 CONSIDERATION AND ACTION ON AN ADMINISTRATIVE 

APPLICATION FOR FINAL PLAT APPROVAL OF RANDALL HOMESTEAD (1 

LOT) LOCATED AT APPROXIMATELY 1700 FRUITLAND DRIVE 

 

A staff memo from Planning Director Hess explained when the Planning Commission is 

acting as a land use authority, it is acting in an administrative capacity and has limited 

discretion. Examples of administrative applications are conditional use permits, design 

reviews, and subdivisions. Administrative applications must be approved by the Planning 

Commission if the application demonstrates compliance with the approval criteria. 

 

BACKGROUND 

The applicant is requesting final approval for the proposed Randall Homestead Subdivision 

(see Exhibit C), which consists of 1 lot and a remainder parcel containing an existing 

single-family-home. The property on which this proposed subdivision is located is 

currently a large lot single-family home located at approximately 1700 Fruitland Drive. 

This area was recently annexed as the “Randall Annexation” file number ANX 2021-01. 

That annexation included a recommendation of approval from the Planning Commission 

and approval of the City Council to apply the Residential R-1-8 zoning. The annexation has 

been completed and recorded with Weber County. The Planning Commission reviewed and 

approved the Preliminary Plat in the September 1, 2021 meeting (see Exhibit B). The 

approval conditions included: meeting the requirements of the TRC and Engineer’s Memo, 

making Plat amendments as noted, providing all Will-Serve letters, and completing a 

Geotechnical Report. The applicant has met all conditions of Preliminary Approval, and the 

City Engineer has provided an updated Memo confirming that all Engineering items are 

complete (see Exhibit D).  
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STAFF/REVIEW AGENCY COMMENTS 

The Residential R-1-8 zone requires a minimum lot size of 8,000 square feet on interior 

and 9,000 square feet on corner lots. Minimum lot width at the 30-foot setback is 80 feet. 

The 1 lot in this proposed subdivision has been verified to meet the required square footage 

and lot width requirements for building lots in the zone. The building envelope setbacks 

will need to be included on the Final Plat.   

 

The subdivision is coming in front of Planning Commission due to the dedication of right-

of-way along 1700 North. Typically, minor subdivisions fewer than five lots are an 

administrative approval, but the dedication of right-of-way must be reviewed and accepted 

by the Planning Commission in its role as the Land Use Authority. The design for the right-

of-way improvements includes asphalt extension to the north on 1700 North, curb and 

gutter, 4’6” park strip, and a 4-foot sidewalk. There is a remaining gap in the sidewalk 

across the property west of the Randall Subdivision before it will connect near 925 East.  

 

There are two existing structures on the north side of Lot 1. These are a small chicken coop 

and a gardening shed. The locations of these sheds to the northern property line were legal 

when constructed in the unincorporated County. Based on the height of the structures, they 

are slightly too close to the north property line in the R-1-8 zone. Accessory structures up 

to 10 feet 11 inches in height can be no closer than three feet to the property line, and they 

are located approximately two feet away. The property line to the east of the gardening 

shed has been kept more than three feet way and does not increase the non-conformity.   

 

SUMMARY OF PLANNING COMMISSION CONSIDERATIONS 

• Does the proposed subdivision meet the requirements of the applicable City 

subdivision and zoning ordinances? 

• Is the proposed subdivision consistent with the General Plan? 

 

CONFORMANCE TO THE GENERAL PLAN 

The proposed subdivision meets the requirements of applicable North Ogden City 

ordinances and conforms to the North Ogden City General Plan, with the requirements 

noted in this report. This area is in the Coldwater neighborhood and the General Plan map 

calls for this property to be developed sensitively to preserve agriculture and provide 

additional single-family residential areas. 

 

RECOMMENDED CONDITIONS OF APPROVAL 

• Indicate the R-1-8 building envelope setbacks on the Final Plat 

 

STAFF RECOMMENDATION 

Staff recommends that the Planning Commission grant final plat approval of the Randall 

Homestead Subdivision subject to the conditions recommended in the Engineer’s Memo 

and this Staff Report. 

 

Mr. Hess reviewed his staff report.  

 

Commissioner Barker asked if the existing accessory structures will be removed. Mr. Hess 

answered no and indicated that staff recommends they be allowed to stay and be classified 

as legal, non-conforming.  
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High level discussion among the Commission and Mr. Hess centered on future public 

improvements, such as sidewalk and curb/gutter, that will be completed adjacent to the 

subject property and beyond.  

 

Vice Chairman Thomas invited input from the applicant.  

 

Jeffrey Randall stated that the two small sheds in the back yard are actually three feet from 

the property line. Mr. Hess stated that may be correct, but they are actually one step too tall 

for the three-foot distance allowed in the R-1-8 zone. Mr. Randall stated that there will be 

just one portion of the property that will have sidewalk and curb/gutter; the trees on the site 

will likely be impacted by those required. Vice Chairman Mason stated that he believes 

there will be more discussion about those public improvements and the City may be forced 

to make some difficult decisions about that matter in the future.  

 

Commissioner Nancarrow made a motion to approve application SUB 2021-11, final 

plat approval of Randall Homestead (1 lot), located at approximately 1700 Fruitland 

Drive. Commissioner Barker seconded the motion. 

 

Voting on the motion: 

 

Chairman Thomas   aye 

Vice Chairman Mason  aye 

Commissioner Arner  aye 

Commissioner Barker  aye    

Commissioner Lunt  aye 

Commissioner Nancarrow aye 

Commissioner Webb  aye 

 

The motion carried.  

 

 

LEGISLATIVE ITEMS 

 

 

9. ZTA 2021-06 DISCUSSION, CONSIDERATION, AND RECOMMENDATION ON A 

LEGISLATIVE AMENDMENT TO ADJUST THE STANDARDS FOR ACCESSORY 

BUILDINGS 
 

Planning Director Hess reported this is an item for which the Planning Commission already 

made a recommendation to the Council in October; the City Council basically tabled the 

matter, but asked that the Commission consider the matter again and take into account the 

feedback the Council has received from the public regarding topics such as building 

materials and building heights.  

 

A staff memo from Associate Planner Bell explained when the City is considering a 

legislative matter on land use topics, the Planning Commission is acts as a recommending 

body to the City Council. The City has wide discretion in taking legislative action. 
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Examples of legislative actions are general plan, zoning map, and land use text 

amendments. Legislative actions require that the Planning Commission give a 

recommendation to the City Council. 

 

BACKGROUND 

A request came from the Council asking staff to consider standards for heights, square 

footage and size, for accessory buildings. There is a pending building permit application, 

and concerns about the City ordinance on the topic of accessory buildings were raised in 

the process of that application being reviewed. The Planning Commission and City Council 

have both considered this ordinance now, and a minor change was recommended from 

prior versions.  

 

ANALYSIS 

Staff opinion on the current ordinance regarding Accessory Buildings is that overall, the 

current ordinance in the City has struck a relatively good balance between the property 

rights of those who would like to build an accessory building, and the rights of neighboring 

property owners who are impacted by such buildings on adjoining properties. However, it 

is worth noting that the current ordinance is more ‘detailed’ than other city’s ordinances 

that were reviewed. 

 

As Staff has reviewed ordinances from other cities, they generally don’t have as many 

restrictions on the size of accessory buildings, in similar zones, but these ordinances may 

also not consider the impact of accessory buildings on neighboring property owners 

sufficiently. 

 

In North Ogden City, the concerns that have been expressed directly to Staff from 

neighbors, have come both from neighbors who have been directly impacted by excessively 

sized accessory buildings, and also applicants frustrated with limitations on their ability to 

build a building of sufficient size on their property.  

 

Staff is of the opinion that there is not a single, one-size-fits-all solution, but there is a 

reasonable range of solutions, based on principles that balance and seek to maintain the 

rights of all affected parties. Staff believes the valid interests of neighbors on this topic, 

revolve around the issues of the height of the building, especially in relation to the distance 

of that height from the property line, excessive blocking of light coming on to their 

property, and excessive heat transmission onto a neighbor’s property. Staff’s view is that 

the neighbor’s reasonable interests in the matter involve some access to light entering their 

property, preventing an excessively tall, bulky building exceedingly close to their property 

line, and not having excessive heat reflected onto their property. Staff believes these 

concerns summarize the valid interest of neighbors. At the same time the interests of 

property owners desiring accessory buildings are protected by allowing them to build an 

accessory building that does not excessively impact their neighbors. 

 

On a related note, it may be worth considering that Accessory Dwelling Units (ADU’s) can 

currently be up to 25’ feet in height, at the same setbacks as a home, which are significantly 

closer than Accessory Buildings are allowed to be to the side property line. Further, single-

family homes can also, technically be 35’ high at 20’ from the rear property line. It was 

requested as a result of discussion with the City Council and Mayor that the ordinance be 
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adjusted to have increases in building height start at 5’ from the property line, rather than at 

3’ which is what the previous version of the ordinance stated. This would permit a 25’ 

building to be 20’ away from the rear and side property lines, and be the same distance 

from a rear property line as a home. 

 

Hence the Council should consider whether property owners desiring to build an accessory 

building on their property should have significantly different height standards than ADU’s. 

Consequently, Staff is of the opinion that as long as the height of the accessory building is 

increasingly farther away from the property line, as the height increases, an increase in the 

size of the building should be permitted, in order to meet the needs of both owner of an 

accessory building and neighboring residents. 

 

This principle of an increase in building height permitted as the setback increases, is 

currently reflected in the existing ordinance, and this potential adjustment would extend the 

application of that principle and simplify the current ordinance. This adjustment, if 

approved would allow accessory buildings, up to 25’ in height, (an increase in height from 

the current 20’ limit) so long as there is an increase in distance from the property line, for a 

corresponding height increase. The adjustment to the ordinance, attached as an exhibit, 

would still limit accessory buildings to 25% of the rear yard, so that cap on size and to a 

percentage of the yard still exists. Staff is of the opinion that it’s reasonable for the building 

size to continue to be correlated to the percentage of the rear yard it occupies, and that the 

percentage that the buildings and hard surfaces occupy on a property should be limited to 

accommodate the need for drainage of water on-site, and to maintain a degree of an open 

feel in rear yards. 

 

The attached ordinance amendment also amends the roof height and setback standards to 

one provision instead of two, and sets a flat, single standard for the maximum square 

footage, of 1250 square feet. This would replace a formula that provides a custom square 

footage limit for the size of every accessory building by coupling the permitted size for an 

accessory building to the size of the main floor area of the home, on each individual lot. 

This ensures those with smaller, and often older homes are not penalized on the building 

they want to build, just because they have a smaller home (which often is synonymous with 

older). 

 

The attached ordinance amendment brings the code closer to uniformity for different types 

of buildings, or in other words, to similar standards for any building whether it is 

Accessory Dwelling Unit, Accessory Building or single-family home regarding distance 

from the rear property line. The Council should consider whether these changes are 

appropriate, and whether this is a reasonable, equitable comparison between Accessory 

Buildings and ADU’s. 

 

The intent behind these potential adjustments is to simplify the ordinance, and if a height 

increase is permitted for accessory buildings, that change is intended to take into 

consideration, balance, and meet the interests and reasonable concerns of both property 

owners desiring to build an accessory building, and their neighbor’s concerns. 
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Staff is of the opinion that these adjustments keep the ordinance within a reasonable range 

of balancing differing interests of property owners desiring an accessory building and those 

of neighbors on nearby properties. 

 

Staff has included the portions of ordinances from different cities in the region, as Exhibit 

A. 

 

CONFORMANCE WITH THE GENERAL PLAN 

The Vision for North Ogden in the General Plan reads: “North Ogden will continue to be a 

community of beautiful homes and friendly people that capitalizes on the impressive 

setting beneath the slopes of Ben Lomond peak. North Ogden will strive to: 

• Assure that North Ogden remains a beautiful place to live, work, and recreate; 

• Preserve the essential characteristics of a family friendly community that assures an 

enduring legacy, small town feel, and high quality of life in North Ogden.  

 

Staff believes that the Planning Commission can find the proposed Code amendment to be 

in conformance with the General Plan, but also that the existing ordinance meets the intent 

of the General Plan. The Planning Commission should determine if an increase in height to 

25’ for accessory buildings, and the other proposed adjustments in the ordinance correctly 

balance the interests of property owners desiring to build an accessory building, with their 

neighbor’s interests. 

 

SUMMARY OF LAND USE AUTHORITY CONSIDERATIONS 

There are some guiding principles that should be considered before there is a change in 

code standards. 

• Is the request a positive change for not only a specific property but does it make 

sense for the entire city? 

• Is there additional language that is appropriate for this ordinance?   

• Is the proposal consistent with the General Plan? 

 

STAFF RECOMMENDATION 

Staff recommends that the Planning Commission consider the proposed ordinance, and 

whether it conforms to the General Plan and maintains the rights and interests of property 

owners desiring to build Accessory Dwelling Units, and also surrounding neighbors.  

 

Mr. Bell reviewed his staff memo.  

 

Chairman Thomas invited public input.  

 

Ryan Goodell, North Ogden resident, stated that it is his understanding that an accessory 

building must be 60 feet from a primary structure; this means that even if the building is 

built 10-feet from the property line, if a neighbor’s home is within 10-feet of the property 

line, the accessory building would not be allowed. Chairman Thomas stated that regulation 

was removed from the ordinance in the version the Commission forwarded to the City 

Council; essentially, the location of an accessory building would only be established by 

setback guidelines regardless of the location of a neighboring home. Mr. Goodell asked if 

the size limitations will be adjusted as well. Vice Chairman Mason stated that is an issue 

that was also addressed in the Commission’s recommendation to the City Council.  
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There was brief discussion about regulations for accessory structures in the RE-20 zone, 

with Chairman Thomas noting that will be discussed in greater detail under the next agenda 

item. Vice Chairman Mason stated that he feels that setbacks and building heights limit the 

building size and it is not necessary to include an arbitrary maximum size for accessory 

structures; the City should not care if accessory buildings in the RE-20 zone are larger than 

in other residential zones. Chairman Thomas agreed and added that larger buildings are 

also more expensive than smaller buildings, which is also a self-regulating issue. 

Commissioner Nancarrow agreed, unless other building materials are permitted, such as 

metal materials, which are typically less expensive.  

 

Vice Chairman Mason stated that he thinks it would be beneficial for the Commission and 

Council to meet in a joint work session meeting to have a collective discussion of the 

proposed amendments to the accessory building ordinance; the Commission has deliberated 

this issue for months, but in their last meeting the Council only discussed it for a very brief 

time and there was not an opportunity for Planning Commission input aside from the 

minutes of the Planning Commission meeting when their recommendation was acted upon. 

Several Commissioners agreed. Mr. Hess agreed and suggested that the Commission table 

this item until they can have a more detailed discussion of item ten on the agenda.  

 

Vice Chairman made a motion to table action on item #9 until after discussion and/or 

action on item #10.  Commissioner Webb seconded the motion.  

 

Voting on the motion: 

 

Chairman Thomas   aye 

Vice Chairman Mason  aye 

Commissioner Arner  aye 

Commissioner Barker  aye    

Commissioner Lunt  aye 

Commissioner Nancarrow aye 

Commissioner Webb  aye 

 

The motion carried. 

 

 

10. ZTA 2021-07 PUBLIC HEARING, CONSIDERATION, AND 

RECOMMENDATION ON A LEGISLATIVE AMENDMENT TO AMEND 

ACCESSORY BUILDING STANDARDS IN THE FOLLOWING SINGLE-FAMILY 

ZONES: RE-20, R-1-5, RCC, HP-1, HP-2, AND HP-3 

 

A staff memo from Planning Director Hess explained when the City is considering a 

legislative matter, the Planning Commission is acting as a recommending body to the City 

Council. The City has wide discretion in taking legislative action. Examples of legislative 

actions are general plan, zoning map, and land use text amendments. Legislative actions 

require that the Planning Commission give a recommendation to the City Council. 

Typically, the criteria for making a decision, related to a legislative matter, require 

compatibility with the general plan and existing codes. 
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BACKGROUND 

A resident recently applied for an accessory building permit in the R-1-10 Zone that was 

denied due to being too tall for the zone it was in. Also, a different resident recently applied 

for an accessory building permit for a metal sided building, from the Cleary Building 

Company, in an R-1 Zone. Staff denied that application based on the current ordinance 

related to accessory building design standards.  

 

In response to these applications, and subsequent requests from the applicants to the City 

Council, the Council asked staff to consider accessory building standards location, size, 

and materials for all residential zones in the City. Staff has broken this issue into three 

unique staff reports and Zoning Text Amendments. This staff report is dealing specifically 

with single-family residential zones including: RE-20, R-1-5, RCC, HP-1, HP-2, and HP-3.  

 

The question for the Planning Commission to weigh in on is whether there are unique 

attributes to any of these zones that warrants a custom approach to accessory building 

standards. Staff is not asking the Planning Commission to make a recommendation on 

specific policies for these zones in this meeting, but rather to talk through each of these 

zones and provide feedback for staff to consider before bringing forward an ordinance 

recommendation.  

 

ANALYSIS 

 

The North Ogden City Code related to accessory building design standards and materials 

was amended in April of 2020. Ordinance 2020-07 (see Exhibit B) adjusted the overall size 

and location accessory buildings, as well as specified which zones metal siding would be 

allowed.  

 

Currently, North Ogden City residential zones vary in their approach to accessory building 

size, height, location, and materials. The RE-20 Zone provides a range of options for 

accessory buildings based on the size of the property. The R-1-5 Zone is silent on 

accessory buildings, thereby not allowing them at all. The RCC Zone allows a 15-foot-tall 

accessory building that is limited in size based on the primary structure on the lot and has a 

maximum size of 1,000 sqft. The HP Zones allow a 15-foot-tall accessory building that is 

limited to 25% of the size of the main floor area of the primary structure with no maximum 

size listed.  

 

North Ogden Code allows metal accessory buildings under two hundred (200) square feet 

in all residential zones (staff recommends adding clarifying language in the R-1-5 Zone 

regarding this provision – either to allow or not allow them in that zone). In the RE-20 

Zone, architectural metal and prefab metal buildings are allowed. In the R-1 and RCC 

Zones, accessory buildings over 200 square feet are not allowed to be sided in metal, but 

rather must be constructed with horizontal siding, brick, stucco, wood, or similar material 

as the main building.  

 

In addition to the information in this staff report, ZTA 2021-06 considers accessory 

building height, size, and location standards in all “R-1” Zones, and ZTA 2021-08 

considers exterior material standards for accessory buildings.  
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Accessory Building Standards should be based on community feedback, attempts to limit 

impacts to property owners, and allowing residents to exercise their private property rights. 

The Planning Commission should consider whether the standards as written for these other 

single-family zones are right for the City. Staff would like to discuss the zone language 

below and have the Planning Commission provide feedback and recommendations on 

ordinance language that will be brought back for further action.  

 

Suburban Residential Zone RE-20: 

 

F. Accessory building regulations (in feet) (see also 

CCNO 11-10-31) 
  

1. Accessory building height 15 

a. Accessory building setback   

(1) Accessory building  

(A) Interior lot 3 

(B) Corner lot (non-street side) 3 

(C) Corner lot (street side) 20 

(2) Large accessory building   

(A) Interior lot  

Height Maximum in Feet Setback Minimum in Feet 

15 - 17  6 

18 - 19 8 

20 - 25 12 

(B) Corner lot (non-street side) 20 

(C) Corner lot (street side) 20 
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2. There shall be provided a minimum spacing 

between main and accessory; and between 

accessory buildings of at least 

6 

3. Rear yard coverage by accessory building shall 

not exceed the following: 
25% 

a. On lots less than an acre the minimum 

rear yard area calculation is based upon the 

minimum lot width x the rear yard setback 

and not the actual rear yard dimensions 

  

4. Building size   

a. Maximum size on lots or parcels less than 

one acre or adjacent to any R-1 zone 
1,500 Square Feet 

b. Maximum size on lots or parcels greater 

than one acre 
 

1 - 2 Acres 2,000  

2 - 3 Acres 2,250  

3 - 4 Acres 2,500  

4 - 5 Acres 2,750 

5 + Acres 3,000 Square Feet 

c. On lots adjacent to any R-1 zone, the 

accessory building width length cannot 

exceed 40% of the total length of the side lot 

lines or 40% of the rear lot line when those 

lot lines are within 50 feet of the accessory 

building 
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5. Building Separation: Large Accessory Building 

to be 60 feet from neighboring dwelling on any 

adjoining parcel 
 

a. If the large accessory building is larger 

than 2,000 square feet the building setback 

from rear or side property lines 

30 

6. Building Design and Materials (see 11-10-31)  

7. Nonconforming. If an accessory building 

setbacks become nonconforming due to a 

subdivision of the existing lot; the accessory 

building must be brought into conformity. 

 

 

Residential Zone R-1-5: 

 

Accessory Buildings Not Currently Permitted 

 

Residential City Center Zone RCC: 

 

E. Accessory building 

regulations (in feet) (see also 

CCNO 11-10-31) 

  

  1. Accessory building height  

    a. Accessory building setback  

  (1) Accessory/Large building  

  (A) Interior lot & Corner lot (non-street side)  

  Height Maximum in Feet Setback Minimum in Feet 

  10 3 
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  11-15 8 

  

The ridge or highest point of the roof of an 

accessory building may be erected to a 

height no greater than the lesser of: 

1. Fifteen feet (15'); 

2. For a metal accessory building, twelve and 

one-half feet (12'6") 

 

  (B)Corner lot (street side) 20 

  
2. There shall be provided a minimum spacing between 

main and accessory buildings of at least 
6 

  
3. Rear yard coverage by accessory buildings shall not 

exceed the following 
25% 

 4. Building Size  

 a. Maximum Size 

One half the square footage 

of the main floor to a 

maximum of 1,000 square 

feet. The main floor size shall 

be the main floor living space 

plus 400 square feet 

  

5. Building Separation: Large accessory building to be 

60 feet from any neighboring dwelling on any adjoining 

parcel 
 

 
6. Maximum number of large accessory buildings per 

lot 
1 

 7. Building Design and Materials (see 11-10-31)  

 

Hillside Protection Zones HP-1, HP-2, HP-3: 
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E. Accessory Building Regulations (in feet) (see also CCNO 11-10-31)    

1. Accessory building smaller than 600 square feet rear and interior 

side yard 
3 3 3 

2. Large accessory building greater than 600 square feet:    

a. Interior lot rear and side yard setback 15 15 15 

b. Corner lot (non-street side) 15 15 15 

c. Corner lot (street side) 20 20 20 

F. There shall be provided a minimum of 6 feet of spacing between main 

and accessory buildings    

G. In the HP-1 and HP-2 zoning districts, no accessory building shall be 

greater than 1 story (15 feet) nor more than 25 percent of the footprint 

square footage of the main building. In the HP-3 zoning district, no 

accessory building shall be greater than 1 story (15 feet) nor have a 

footprint larger than the house. No Accessory buildings are permitted 

without a single-family residence or main building. 

   

H. Accessory building regulations (in feet) (see also CCNO 11-10-31)    

1. Building Separation: Large accessory building to be 60 feet from any 

neighboring dwelling on any adjoining parcel    

2. Maximum number of large accessory buildings per lot 1 1 1 

3. Building Design and Materials (see 11-10-31)    

 

CONFORMANCE WITH THE GENERAL PLAN 

The Vision for North Ogden in the General Plan reads: “North Ogden will continue to be a 

community of beautiful homes and friendly people that capitalizes on the impressive 

setting beneath the slopes of Ben Lomond peak. North Ogden will strive to: 

• Assure that North Ogden remains a beautiful place to live, work, and recreate; 

• Preserve the essential characteristics of a family friendly community that assures an 

enduring legacy, small town feel, and high quality of life in North Ogden.  
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Staff believes that the Planning Commission can find future proposed Code language to be 

in conformance with the General Plan. Accessory Buildings by their very nature fit into 

single-family zones, and reasonable requirements about their size, location, and materials 

can be found to be in conformance with the City’s Vision. 

 

SUMMARY OF LAND USE AUTHORITY CONSIDERATIONS 

There are some guiding principles that should be considered before there is a change in code 

standards. 

• Is the request a positive change for not only a specific property but does it make 

sense for the entire city? 

• Is there additional language that is appropriate for this ordinance?   

• Is the proposal consistent with the General Plan? 

 

RECOMMENDATION 

Staff recommends that the Planning Commission conduct the public hearing, consider 

reasonable standards for single-family zones other than the R-1 Zones, and make a 

recommendation to staff that will be brought back to the Planning Commission for formal 

action.  

 

Mr. Hess reviewed his staff memo and facilitated review and discussion of the accessory 

building standards for each zone in the City; there was a focus on aesthetics, height and total 

size restrictions, and setbacks.  

 

a.  Chairman Thomas opened the Public Hearing at 7:57 p.m. 

 

Rod Carney, North Ogden resident, stated the issue that he is most concerned about is the 

maximum size restriction; the building he would like to construct on his property is 188 

square feet too big, but his property is 3.5 acres in size. The current ordinance restricts him 

to a maximum building size of 2,500 square feet, which is a large enough building, but 

standard building plans for the size of building he wants exceeds the 2,500 square foot 

maximum. He noted that he feels strongly that those living on a large property should be 

able to build a larger accessory building. This has been a 2.5-year battle for him; he has 

monitored the evolution of the accessory building ordinance and has been hopeful that the 

City would approve amendments that he feels are appropriate, but that has not happened. If 

he chose to, he could subdivide his property and build 12 homes and 12 1,000 square foot 

accessory buildings on it, but at present he cannot build his home and a larger accessory 

building, which would be much less impactful to the area. He stated he feels there is a 

disconnect. He has spoken to his neighbors and there is not one that is opposed to his plans 

for his property, but they would be opposed to the 12-home subdivision. He rezoned his 

property to RE-20 based upon an understanding that he would be able to build his home 

and his accessory building, but he is still unable to because of the maximum size 

requirement.  

 

Vice Chairman Mason asked Mr. Carney if his building will be used for personal or 

business purposes. Mr. Carney answered personal and noted that the building will be 

constructed of materials that will match his home and will be aesthetically pleasing.  
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Merrill Sunderland, North Ogden resident, stated that he came to this meeting to listen and 

learn, and he has come to the conclusion that there is good logic for removing the 

maximum size restriction for accessory buildings. There will always be a concern about 

buildings that create an ‘eye sore’ for neighboring properties, but other restrictions can be 

placed on a building to help to prevent that. He noted, however, that he feels that different 

standards are appropriate for the hillside protection zones. He understands that the hillside 

zoning designations will only be applied to land on the City’s benches and the people who 

build homes in this area typically have more money and, in some cases, have combined 

multiple lots into one lot upon which to build their home. This should be taken into 

consideration when determining the size of an accessory building in these areas.  

 

Commissioner Webb asked Mr. Sunderland if he is more concerned about the cost of 

accessory buildings in the hillside protection zones, or the appearance of larger buildings 

and how that will impact the valley below. Mr. Sunderland stated it is important to 

maintain the beauty of North Ogden’s hillsides. Commissioner Webb stated he is puzzled 

by Mr. Sunderland’s reference to the amount of money that people living in the hillside 

zones may spend on their land, home, or accessory building. He asked if Mr. Sunderland 

feels that more restrictions should be tied to the price of those properties. Mr. Sunderland 

answered no; he is simply recommending that the Commission have more discussion about 

the standards for the hillside protection zones as he is concerned about larger buildings in 

those zones based upon the lot size for the primary structure.  

 

There were no additional persons appearing to be heard.  

 

Commissioner Lunt made a motion to close the Public Hearing. Commissioner Arner 

seconded the motion.  

 

Voting on the motion: 

 

Chairman Thomas   aye 

Vice Chairman Mason  aye 

Commissioner Arner  aye 

Commissioner Barker  aye    

Commissioner Lunt  aye 

Commissioner Nancarrow aye 

Commissioner Webb  aye 

 

The motion carried.  

 

The Public Hearing was closed at 8:13 p.m. 

 

Commission discussion recentered on the maximum building size for accessory buildings, 

and whether to remove it for all zones. They agreed that the maximum size requirement 

could be removed from zones R-1 to R-4, RE-20, and RCC zones, but not R-1-5. They felt 

that the maximum height and setback requirements will be self-regulating. Discussion 

shifted to the hillside protection zones; Mr. Hess stated that there are maximum heights and 

setbacks for those zones, as well as a total amount of the lot that can be covered with 

Page 242.



 

Planning Commission Meeting November 3, 2021 
Page 23 of 31 

impervious surface. He added that there are similar requirements for the other residential 

zones, though they vary from zone to zone.  

 

Chairman Thomas stated that in addition to considering whether there should be a 

maximum building size for accessory buildings, he would like to ensure that the 

recommendation to the Council also include an emphasis on building materials. He then 

noted that he feels the Commission can take an action on the items listed under both nine 

and 10 on the agenda and include their recommendations in one motion.  

 

The Commission discussed the specifics of a potential motion; Chairman Thomas 

suggested that the standards for accessory buildings in the R-1-5 zone be left as is, and that 

the maximum building size be removed for all other zones.  

 

Chairman Thomas made a motion to forward a recommendation to the City Council 

to amend the standards for accessory buildings by ensuring consistency in all zones – 

with the exception of the R-1-5 zone – relative to building height and setbacks, but -

removing the maximum building size. Commissioner Barker seconded the motion.  

 

Voting on the motion: 

 

Chairman Thomas   aye 

Vice Chairman Mason  aye 

Commissioner Arner  aye 

Commissioner Barker  aye    

Commissioner Lunt  aye 

Commissioner Nancarrow aye 

Commissioner Webb  aye 

 

The motion carried.  

 

 

9. ZTA 2021-06 DISCUSSION, CONSIDERATION, AND RECOMMENDATION ON 

A LEGISLATIVE AMENDMENT TO ADJUST THE STANDARDS FOR 

ACCESSORY BUILDINGS 

 

a.  Chairman Thomas opened the Public Hearing at 8:44 p.m. 

 

Chairman Thomas noted that before this item was tabled, the public hearing was not 

opened. Mr. Hess briefly summarized the intent of this agenda item, as noted above in the 

staff report.  

 

Ryan Udell, North Ogden resident, inquired as to the definition of accessory structure. 

Chairman Thomas stated that it is any structure that is not part of or is detached from the 

primary structure on a residential property. Mr. Udell asked if that applies to temporary 

structures or permanent structures only. Chairman Thomas answered it applies to both.  

 

Tara Carney, North Ogden resident, asked when the proposed amendments, if accepted by 

the Council, will go into effect. She also inquired as to the option of securing an exemption 
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from the current ordinance in order to proceed with construction of her home and accessory 

building.  

 

Chairman Thomas stated that the recommendation should be presented to the Council on 

November 9; if they adopt an ordinance with the suggested amendments they will go into 

effect immediately. Vice Chairman Mason encouraged Mr. and Ms. Carney to attend that 

City Council meeting to provide input.  

 

There were no additional persons appearing to be heard.  

 

Vice Chairman Mason made a motion to close the Public Hearing. Commissioner 

Nancarrow seconded the motion.  

 

Voting on the motion: 

 

Chairman Thomas   aye 

Vice Chairman Mason  aye 

Commissioner Arner  aye 

Commissioner Barker  aye    

Commissioner Lunt  aye 

Commissioner Nancarrow aye 

Commissioner Webb  aye 

 

The motion carried.  

 

The Public Hearing was closed at 8:57 p.m. 

 

Chairman Mason stated that he is supportive of the proposed amendments to the ordinance 

to provide consistency for accessory building standards for zones throughout the City. He 

added that he is not opposed to allowing people to buy a second lot in a hillside protection 

zone upon which to build an accessory building; the footprint of an accessory building will 

be much smaller than another home and would have a lesser impact on City resources and 

services.  

 

Vice Chairman Mason made a motion to forward a recommendation to the City 

Council to consider a legislative amendment to adjust the standards for accessory 

buildings by removing the maximum building size for all zones except for the R-1-5, 

under the principle that other restrictions placed on accessory buildings – such as 

setbacks and building height – will limit the overall size of a building proportionate to 

the building lot. A graduated scale for building heights in relation to the building 

setback, shall remain intact as communicated in the Commission’s last 

recommendation to the City Council.  

 

Commissioner Nancarrow asked if the Commission needs to make a motion regarding 

building materials for accessory buildings. Mr. Hess stated staff’s intent was to correct that 

issue in the rewrite of Title 12 of the City Code, which addresses building materials 

allowed in individual zones.  
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Commissioner Arner seconded the motion.  

 

Voting on the motion: 

 

Chairman Thomas   aye 

Vice Chairman Mason  aye 

Commissioner Arner  aye 

Commissioner Barker  aye    

Commissioner Lunt  aye 

Commissioner Nancarrow aye 

Commissioner Webb  aye 

 

The motion carried. 

 

Chairman Thomas called for a brief recess in the meeting.  

 

 

11. ZTA 2021-08 PUBLIC HEARING, CONSIDERATION AND RECOMMENDATION 

ON A LEGISLATIVE AMENDMENT TO AMEND ACCESSORY BUILDING 

STANDARDS CITY-WIDE 

  

A staff memo from Planning Director Hess explained when the City is considering a 

legislative matter, the Planning Commission is acting as a recommending body to the City 

Council. The City has wide discretion in taking legislative action. Examples of legislative 

actions are general plan, zoning map, and land use text amendments. Legislative actions 

require that the Planning Commission give a recommendation to the City Council. 

Typically, the criteria for making a decision, related to a legislative matter, require 

compatibility with the general plan and existing codes. 

 

BACKGROUND 

A resident recently applied for an accessory building permit for a metal sided building, 

from the Cleary Building Company, in an R-1 Zone. Staff denied that application based on 

the current ordinance related to accessory building design standards. The applicant attended 

the City Council meeting on October 12, 2021, and made a request to that City Council 

consider adding metal to City Code as an approved building material for accessory 

structures. The Council requested Staff to review this issue and bring the discussion to the 

Planning Commission for recommendation and to the Council for action.  

 

ANALYSIS 

The North Ogden City Code related to accessory building design standards and materials 

was amended in April of 2020. Ordinance 2020-07 (see Exhibit B) adjusted the overall size 

and location accessory buildings, as well as specified which zones metal siding would be 

allowed. Currently, North Ogden City allows metal accessory buildings under two hundred 

(200) square feet in all residential zones. In the RE-20 Zone, architectural metal and prefab 

metal buildings are allowed. In the R-1 and RCC Zones, accessory buildings over 200 

square feet are not allowed to be sided in metal, but rather must be constructed with 

horizontal siding, brick, stucco, wood, or similar material as the main building.  
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Staff reviewed surrounding City’s ordinances, as well as reviewed North Ogden City 

resident feedback on accessory structures. Cities vary in their specificity on exterior 

building materials for accessory structures. Some cities have no provisions, and some cities 

follow a similar approach to North Ogden City of requiring accessory structures to be 

designed to match the main dwelling. This is not a matter of what is “right” but rather what 

is “right for North Ogden City”.  

 

Staff believes that the current ordinance strikes a balance between upholding private 

property rights while mitigating detrimental impacts on surrounding property owners. 

Some residents have clearly expressed their opinion that large metal buildings are not 

compatible with their neighborhood. Other residents have expressed interest in building a 

metal building for a variety of reasons, most notably the relative affordability and the 

reduced maintenance burden of a quality metal siding. 

 

Staff has prepared an ordinance amendment for the consideration of Planning Commission. 

This is a path forward that would reinstate metal as an acceptable exterior material for 

accessory structures. The Code requirement that the exterior colors must match the main 

building on the property remains. The question for the Planning Commission is whether 

metal sided buildings in R-1 and RCC Zones are appropriate.  

 

DRAFT CODE LANGUAGE 

Draft Code Language is below: (Red Text is New, Strike Though Text is recommended to 

be eliminated) 

 

11-10-31: STANDARDS FOR ACCESSORY BUILDINGS IN RESIDENTIAL 

ZONES 

1. Design and Materials: The original design of the building must have been to 

function as a typical accessory residential structure, such as a storage shed or 

carport, and not for some other use. Reuse of a metal structure originally designed 

or used for other purposes, such as shipping or cargo containers, is not allowed 

unless the exterior of the metal structure is made to be integrated into the design of 

the main residential building, with a similar residential exterior wall treatment and 

roofing material as the main building. 

1. Metal accessory buildings two hundred (200) square feet or less are allowed 

in all residential zones. In the R-1 and RCC zones, accessory buildings over 

200 square feet finished with metal siding are not allowed. In the RE-20 

zone architectural metal and prefab metal buildings are allowed as accessory 

buildings. 

1.  In the R-1 and RCC zones accessory buildings may be constructed of 

horizontal siding, brick, stucco, wood, or similar material as the main 

building, etc. 

1.  All accessory buildings larger than 200 square feet must be integrated into 

the design of the residential building, with a similar residential exterior wall 

color. 

1. Roofing materials including metal roofs shall have a similar color as 

the main building. 

2. An eave proportionate to the main building is required with a 

minimum of 12 inches. Aluminum fascia and soffits are allowed. 
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3. Accessory buildings fronting onto a street must have a window(s) 

that occupy 5% of the façade of the building, or have a person door, 

or garage door with windows. 

2. All accessory buildings shall have a buffer of either a fence or landscaping 

or a combination of the two. 

3. Roof pitches shall be a minimum of a 4/12. 

2. Location and Size: 

1. No detached accessory building, other than trellises, shall be allowed 

between the front of the main residential building and the street. 

2. A garage or carport attached to the main residential building is allowed 

between the front of the main residential building and the street if the front 

yard setback requirement for the zone is maintained and the garage or 

carport is integrated into the design of the residential building, with a similar 

residential exterior wall treatment, roof slope, and roofing material as the 

main building to which it is attached. 

A detached garage or carport may be located in the side yard so long as it 

meets the side and front yard setbacks, is a minimum of 6 feet from the main 

building, is integrated into the design of the residential building, with a 

similar residential exterior wall treatment and roofing material as the main 

building. 

3. Metal accessory buildings must be located in the rear yard and shall not 

exceed two hundred (200) square feet. 

3.  Nonmetal Accessory buildings regardless of size may be located in an 

interior side yard or rear yard provided they meet the required setbacks of 

the zone.  

4. On a corner lot, an attached or detached accessory building (with or without 

a roof) that is open on at least three (3) sides may extend into the side yard 

setback facing a street up to the minimum side yard setback for an interior 

lot in its respective zone. Such structures are limited to covered or 

uncovered decks, patios, gazebos, pergolas, and trellises. The finished floor 

elevation of these structures may not be higher than eighteen inches (18") 

above finish grade. 

5. Height: The building shall not exceed the maximum height allowed by other 

sections of the Zoning Ordinance. 

6. Prohibited Use: Accessory buildings shall not be used as living quarters. 

Accessory Dwelling Units are not considered accessory buildings. 

 

CONFORMANCE WITH THE GENERAL PLAN 

The Vision for North Ogden in the General Plan reads: “North Ogden will continue to be a 

community of beautiful homes and friendly people that capitalizes on the impressive 

setting beneath the slopes of Ben Lomond peak. North Ogden will strive to: 

• Assure that North Ogden remains a beautiful place to live, work, and recreate; 

• Preserve the essential characteristics of a family friendly community that assures 

an enduring legacy, small town feel, and high quality of life in North Ogden.  

 

Staff believes that the Planning Commission can find the proposed Code language to be in 

conformance with the General Plan, but also that the existing ordinance meets the intent of 
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the General Plan. The Planning Commission should determine if reinstating metal as an 

exterior siding material for accessory buildings is in the City’s best interest. 

 

SUMMARY OF LAND USE AUTHORITY CONSIDERATIONS 

There are some guiding principles that should be considered before there is a change in code 

standards. 

• Is the request a positive change for not only a specific property but does it make sense 

for the entire city? 

• Is there additional language that is appropriate for this ordinance?   

• Is the proposal consistent with the General Plan? 

 

RECOMMENDATION 

Staff recommends that the Planning Commission conduct the public hearing, consider the 

proposed ordinance, and make a recommendation to the City Council.  

 

Mr. Hess reviewed his staff memo.  

 

City Manager/Attorney Call noted that the ordinance that Mr. Hess is referring to does not 

apply to barns, meaning they can be constructed of other building materials.  

 

Associate Planner Bell noted that since the ordinance was amended to prohibit metal 

buildings in the residential zones, he has not had a great deal of resistance from applicants 

for an accessory building permit. He added that the interior of a metal building can be that 

of a pole barn, which is typically much less expensive than wood framing construction.  

 

a.  Chairman Thomas opened the Public Hearing at 9:10 p.m. 

    

Ryan Goodell, North Ogden resident, stated that he feels it is necessary to clearly define the 

term ‘metal buildings’ for the reader to understand whether it encompasses cladding or a 

metal structure. He noted a Cleary building is a pole barn build of wood and sided with 

metal. He noted that he is able to secure a building material that is essentially metal siding, 

but it resembles reclaimed wood. It is a great produce and is very beautiful and if the 

ordinance amendment to prohibit metal buildings is approved by the City Council, the City 

will essentially be giving up the opportunity to be home to some really ‘cool’ looking metal 

structures. He stated that this is an issue that should be addressed very carefully and with 

all points of view taken into consideration. He added that there are no restrictions on metal 

for homes in the City and the same should be true for accessory structures.  

 

Chairman Thomas noted that the Commission’s last recommendation on this item included 

the language requiring an accessory building to be constructed of materials similar to what 

the primary structure was constructed of. Therefore, if a home were constructed of metal 

siding, an accessory structure could be built in a manner that matches the home.  

 

There were no additional persons appearing to be heard.  

 

Vice Chairman Mason made a motion to close the Public Hearing. Commissioner 

Webb seconded the motion.  
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Voting on the motion: 

 

Chairman Thomas   aye 

Vice Chairman Mason  aye 

Commissioner Arner  aye 

Commissioner Barker  aye    

Commissioner Lunt  aye 

Commissioner Nancarrow aye 

Commissioner Webb  aye 

 

The motion carried.  

 

The Public Hearing was closed at 9:14 p.m. 

 

The Commission discussed their previous recommendation to the Council regarding the use 

of metal as a building material for accessory structures. Commissioner Webb stated he 

feels it is appropriate to allow metal for an accessory structure in the RE-20 zone regardless 

of what the primary structure is constructed of. He stated that metal buildings are common 

on agricultural properties, and they are typically surrounded by a large amount of green 

space. He stated he is concerned about this proposed amendment being a catalyst for 

similar amendments in the RE-20 zone and on agricultural properties. The Commission 

agreed. Chairman Thomas noted that his recommendation is that the standards for the RE-

20 zone remain unchanged; however, he feels that the amendment for other residential 

zones to require an accessory structure to be constructed of like building materials as the 

primary structure. Mr. Hess stated that it may be possible to consider unique building 

materials like that mentioned by Mr. Goodell.  

 

Vice Chairman Mason made a motion to forward a recommendation to the City 

Council to consider a legislative amendment to amend accessory building standards 

City-wide, specifying that building material standards should remain as-is in order to 

help control negative impacts that could occur for some neighboring property owners. 

Commissioner Lunt seconded the motion.  

 

There was a brief discussion about standard roof pitches and whether it would be 

appropriate for the Commission to consider an adjustment to the section of the ordinance 

that governs that issue for an accessory building; Chairman Thomas stated he is 

comfortable leaving the current regulation as is, and the Commission agreed.  

 

Voting on the motion: 

 

Chairman Thomas   aye 

Vice Chairman Mason  aye 

Commissioner Arner  aye 

Commissioner Barker  aye    

Commissioner Lunt  aye 

Commissioner Nancarrow aye 

Commissioner Webb  aye 
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The motion carried.  

 

seconded the motion.  

 

Voting on the motion: 

 

Chairman Thomas   aye 

Vice Chairman Mason  aye 

Commissioner Arner  aye 

Commissioner Barker  aye    

Commissioner Lunt  aye 

Commissioner Nancarrow aye 

Commissioner Webb  aye 

 

The motion carried. 

 

 

12. REMARKS - PLANNING COMMISSIONERS: 

 

Vice Chairman Mason stated he feels it is important for a few members of the 

Commission to attend the next City Council meeting during which the recommendations 

about accessory buildings will be heard. He is willing to attend, but indicated that it 

would be helpful to have another member or two present to voice support for the 

recommendations that have been made. Commissioner Nancarrow suggested that 

photographs be presented of accessory buildings that have been considered problematic 

and upon which some of the Commission’s recommendations are based.  

 

Chairman Thomas addressed the Randall Homestead subdivision application the 

Commission acted upon earlier in the meeting; he noted that he is not comfortable 

waiving the requirement for an applicant to install public improvements in favor of 

retaining established trees. He stated that he does not want it to be an issue that comes up 

for similar applications in the future.  

 

 

13. REPORT - PLANNING DIRECTOR: 

 

 There was no report from the Planning Director. 

 

 

14. REMARKS – CITY MANAGER/ATTORNEY 

 

City Manager/Attorney Call reported on the outcome of the General Election, which was 

held yesterday; the results are preliminary at this point and will not be official until the 

election canvass in the coming weeks.  

 

Several Commissioners expressed their gratitude to the candidates who ran for office and 

thanked them for running a ‘clean’ campaign.  
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15. ADJOURNMENT 

  

Commissioner Arner made a motion to adjourn the meeting.  Commissioner Webb 

seconded the motion.  

 

Voting on the motion: 

 

Chairman Thomas   aye 

Vice Chairman Mason  aye 

Commissioner Arner  aye 

Commissioner Barker  aye    

Commissioner Lunt  aye 

Commissioner Nancarrow aye 

Commissioner Webb  aye 

 

The motion carried.   

 

 

 

The meeting adjourned at 9:36 pm 

 

 

 

_______________________________________ 

Eric Thomas 

Planning Commission Chair 

 

 

 

_______________________________________ 

Joyce Pierson  

Deputy City Recorder 

 

 

______________________________________ 

Date Approved 
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Staff Report to the North Ogden City Planning Commission 

SYNOPSIS/APPLICATION INFORMATION 
Application Request: Consideration and action on a legislative application to annex property at 

1500 North and 150 East and zone the property R-4 
Agenda Date: December 15, 2021 
Applicant: 1500 North and 150 East 
File Number: ANX 2021-05 

PUBLIC NOTICE: 
Mailed Notice:  None 
Newspaper:  None 
City Website:  December 10, 2021 

PROPERTY INFORMATION 
Address:    
Project Area:  11.114 Acres (484, 139 square feet) 
Current Zoning:  County (A-1) 
Proposed Land Use:  Multi-Family Residential R-4 
Parcel ID:   11-014-0056 

ADJACENT LAND USE 
North: Vacant or Agricultural South: Vacant or Agricultural 
East: Residential West: Residential 

STAFF INFORMATION 
Brandon Bell 
bbell@nogden.org 
(801) 737-2216 

APPLICABLE ORDINANCES 
North Ogden Zoning Ordinance 11-1-9 (Annexed Territory) 
North Ogden Zoning Ordinance 11-15-11 (Rezoning and Annexation) 
North Ogden Zoning Ordinance Title 11-1-4 (Changes and Amendments) 
North Ogden Zoning Ordinance Title 11-7G (Multi-Family Residential Zone, R-3) 

LEGISLATIVE DECISION 
When the City is considering a legislative matter, the Planning Commission is acting as a recommending 
body to the City Council. The City has wide discretion in taking legislative action. Examples of legislative 
actions are general plan, zoning map, and land use text amendments. Legislative actions require that the 
Planning Commission give a recommendation to the City Council. Typically, the criteria for making a 
decision, related to a legislative matter, require compatibility with the general plan and existing codes. 

BACKGROUND 
The applicant has applied to annex 11.114 acres of property at 1500 North 150 East. The property is vacant 
and is adjacent to the Spring Meadows Subdivision, just to the east. 
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The applicant is requesting the R-4 zone, and plans to develop the property as residential. 

The adjacent properties to the north and the east, are in Weber County and are zoned A-1. The property 
to the south is also in Weber County, and in the County’s RE-15 zone. The properties to the west are in 
North Ogden City and are zoned R-1-8 in North Ogden City. 

CONFORMANCE TO THE GENERAL PLAN 
The property is within the North Ogden annexation boundary. The Annexation Policy Declaration in the 
General Plan, calls for this property to be annexed into North Ogden City. The property is to the west and 
south of the Southtown area within the General Plan. The currently adopted 2015 General Plan map calls 
for this property to be developed as residential low density, which is defined as single-family homes, built 
on lots with 8,000 square feet and larger, with densities in the range of 1 to 6 units per acre. 

The R-4 zone that is being requested by the applicant, is more intense than a recommended zoning 
designation that falls within the land use category of Residential Low-Density. However, the Planning 
Commission has recommended an updated, draft Future land Use Map prepared by the General Plan 
Advisory Committee (GPAC). This parcel is identified as part of ‘Area 6’ on the draft future land use map 
which contemplates a mix of uses including multi-family R-4, Commercial C-2, and Master Planned 
Community MPC. As part of the plan for additional growth in this area, the City desires to have open space 
in this general area, as shown by green space to the north of this parcel (see image from Draft General 
Plan Land Use Map below) 

The recommendation for Area 6 in the updated, draft land use map may be translated as recommending 
that the C-2, R-4, and/or the MPC zones are suitable zones for that area. As of now, the requested R-4 
zoning meets the zoning that is consistent with the draft land use map that has been recommended by 
the Planning Commission. 

North Ogden City is in the rare position of having significant developable land in and close to a major 
transportation corridor, and near the commercial corridor. The Southtown area is a key growth 
opportunity area for the City and a substantial opportunity to provide housing choice and affordability 
within North Ogden. Planning Staff’s position is that the R-4 zone is an appropriate zone for this property, 
with some firm conditions and requirements. Staff recommends that substantial amenities should be 
provided, and a transition in density be required from the single-family subdivision to the west (Spring 
Meadows), as part of annexation, and the assignment of the R-4 zone. Various types of open space and 
other meaningful amenities could be included. Staff is in support of additional density and housing choice 
in this area of the City, if the above conditions are fulfilled. Since annexation is needed for developing this 
property within the City, requiring these to be part of the annexation process, would be appropriate. 
These conditions could be specified as part of a Development Agreement, and should be central to any 
such agreement.   

Staff is also of the opinion that the streets should be designed on this property in such a manner that they 
create and preserve a connection to the townhomes to the east, and provide for other future connections. 
Keeping in mind that this area is being currently recommended to be a key opportunity for housing choice, 
multi-family, commercial, and/or the MPC zone, walkability should be a key concern. Were 1700 North or 
the 2000 North area to become a destination in the City, without a street connection to the east, currently, 
it would be a 20-minute walk to 1700 North and Washington Boulevard, and about a 25-minute walk to 
2000 North and Washington Boulevard. Hence, requiring the street network to facilitate a direct 
connection to the townhomes to the east, which connect to Washington Boulevard, should be a 
requirement. Staff also believes facilitating this connection should be a requirement, independent of the 
future of the development of Washington Boulevard along 2000 and 1700 North, and also that additional 
street connections should be provided for, to facilitate directly connecting to 1700 North, to the north of 
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the property. Requiring that these connections be facilitated could be required as part of a Development 
Agreement. 

 
SUMMARY OF LAND USE AUTHORITY CONSIDERATIONS 

• Is the annexation and zoning proposal consistent with the General Plan? 

• What is the appropriate zoning for this property? 

RECOMMENDATION 
Staff recommends that the Planning Commission recommend the City Council annex this property and 
apply the R-4 zone, with the conditions that a development agreement be provided that includes the 
requirement for significant amenities and a transition in density from surrounding development, and that 
street connections be carefully considered, including a requirement to facilitate a direct connection to the 
townhomes to the east and other connections provided for to the north of the property.  

EXHIBITS 
A. Application 

B. Annexation Plat 

C. General Plan Draft Future Land Use Map 

 

AREA MAP 

 

 

(SEE ADDITIONAL MAPS ON THE NEXT PAGE) 
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WALK MAP 

 

 
DRAFT GENERAL PLAN FUTURE LAND USE MAP  
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Staff Report to the North Ogden City Planning Commission 

SYNOPSIS / APPLICATION INFORMATION 
Application Request: Consideration and action regarding an administrative application, site plan 

approval of Village at Prominence Point Clubhouse 
Agenda Date: December 15, 2021 
Applicant: Jack Barrett 
File Number: SPR 2021-06 

PUBLIC NOTICE: 
Mailed Notice:   
City Website:   December 10, 2021 

PROPERTY INFORMATION 

Address:  1850 N 300 E. Approximately 
Project Area:  0.427 Acres 

Current Zoning:  Master Planned Community (MPC-VPP) 

Proposed Land Use:  Clubhouse Amenity 

Parcel ID: 11-014-0081 *Current Parcel (subject to change via subdivision plat)   

ADJACENT LAND USE 

North: Residential Townhomes South: Residential Apartments 

East: Residential Apartment  West: Residential Townhomes 

 
STAFF INFORMATION 

Scott A. Hess 
Planning Director 
shess@nogden.org 
(801) 737-9841 

APPLICABLE ORDINANCES 

North Ogden Zoning Ordinance 11-17K Master Planned Community Zone MPC 
Development Agreement – A29-2017 (Exhibit E) 

 
TYPE OF DECISION 
When the Planning Commission is acting in an administrative capacity, it is acting as a land use authority, 

and has limited discretion. Examples of administrative applications are conditional use permits, design 

reviews, and subdivisions. Administrative applications must be approved by the Planning Commission, if 

the application demonstrates compliance with the approval criteria. 
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In this case the MPC Zone and Development Agreement specifies the approval process. The Clubhouse is 

related to the Apartment project. The Landscape Plan and Signage are to be approved by Planning 

Commission. All buildings in the Apartment area need to meet Exhibit B and the elevations in Exhibit E. 

Apartment Building colors should match Exhibit G (all Exhibits are within the original Development 

Agreement A29-2017 See Exhibit E of this staff report). If the developer desires to change building 

footprints or move buildings around they must amend Exhibit B which will go to Planning Commission 

for recommendation and City Council for approval.  

BACKGROUND 
The Village at Prominence Point was approved as a Master Planned mixed-use project in 2017. The 
developer has been working in phases to complete the build out of the project. This review represents 
the first phase of apartments making up 100 units. Staff met with the developer’s team several times over 
the summer of 2021 to discuss upcoming phases and requirements for review.  

 

ZONING ORDINANCE COMPLIANCE 

The Planning Commission will be considering how this proposal meets the North Ogden City Zoning 

Ordinance: 11-17K and the associated Development Agreement A29-2017 (Exhibit E).  

 

 

 

 

 

 

 

 

 

*This space intentionally left blank so Site Plan/Landscape Plan and Architectural submittals could be 

reviewed side-by-side 
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Site Plan/Landscape Plan Review: 

A29-2017 Exhibit B snapshot of approved Clubhouse: 

 

Site Plan/Landscape Plan Clubhouse submittal 11-22-2021: 

  

Comment 3  
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Architectural Review: 

A29-2017 Exhibit E snapshot of approved Apartment Elevation Color/Materials: 

 

 

 

 

 

 

 

 

Clubhouse Elevation submittal 11-22-2021: 

 

*Staff comments in Red were requests of the Developer. The Developer responded in Blue below 

Site Plan/Landscape Plan Review: 

The Site Plan and Landscape was approved in the Development Agreement Exhibit B. If there are no 

substantive changes, then the Site Plan requires no additional Planning Commission or City Council 

approval.  

Staff Comment: In review of the submitted Site Plan and Landscape Plan, staff has the following notes: 

SP/LP Comment 1: The footprint of the Clubhouse is different than the original development 
agreement. The Development Agreement does not specify exactly what the footprint or area of the 
clubhouse is to be, and staff believes that the current clubhouse meets the intent of the development 
agreement.  

SP/LP Comment 2: The landscaping as shown meets the 20% requirement as specified in the 
development agreement.  
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SP/LP Comment 3: The clubhouse improvement drawings show what appears to be a mechanical 
equipment area and enclosure that is not referenced on the Landscape Plan. Staff has asked the 
developer to correct the landscape plan and show how this equipment area will be screened as 
required. Screening of the mechanical equipment has been added to the landscape plan. 

SP/LP Comment 4: The clubhouse does not have a large garbage can or enclosure. Staff has asked the 
developer to address the garbage service for the clubhouse. Due to parking restrictions, we are 
proposing that 2-residential trash cans will be available for the clubhouse. 

SP/LP Comment 5: Staff addressed the walkways in the Site Plan for phase 1 of the Apartments but 
would like to make the same comment here. There is a missing sidewalk connection on the south side 
of the clubhouse parcel that should connect to the main east/west trail system through the project. 
Pedestrian connectivity is a key component of a successful project, and staff recommends that this 
connection be completed as shown in the Development Agreement.  

SP/LP Comment 6: There is no shown Snow Storage areas. Staff has asked the developer to address 
the snow storage for this area of the project. See attached snow storage exhibit. 

SP/LP Comment 7: During discussions with the developer, it was noted that power has been run to 
the streetlights, but that the physical connection to power was at or near the location of the 
Clubhouse. Beginning with the Clubhouse building, the streetlights for the project (to include the 
completed phases) must be functional and turned on as part of this approval.  

Architectural Review: 

The Development Agreement states: “Exterior materials, color, or textures on vertical surfaces shall be of 
cementitious siding and stone and stone veneer, with the exceptions of windows and doors. Developer 
has provided material specifications identifying the grade of materials, a color palette has been submitted 
as shown on Exhibit “G” of the original development agreement.   

Arch Comment 1: Staff believes the design and materials of the Clubhouse meet the intent of the 
Development Agreement. However, the color appears to be a dark green that does not match the 
muted blue and white mixed color palette from the Development Agreement. If the exterior color is 
changed to be consistent with the apartments, staff believes that the Planning Commission can 
approve the clubhouse as proposed.  

CONDITIONS OF APPROVAL 
 

1. Meet all requirements of the Engineer’s Review Memo dated 12-9-2021 
2. Connect the missing sidewalk on the south side of the clubhouse parcel with the main 

east/west trail system shown through the project.  
3. Connect the existing streetlight infrastructure to power and continue to develop the 

required lighting as part of the development with each remaining phase.  
4. Change the color of the clubhouse to meet the color palette in Exhibit G of the original 

development agreement.  
5. The one-lot administrative Prominence Point Clubhouse Subdivision shall be completed 

and recorded prior to building permit being issued.  
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CONFORMANCE WITH THE GENERAL PLAN 
The General Plan map shows this area as: “Mixed-Use/Multi-family/Commercial.” This project is 
consistent with that designation. 

PLANNING COMMISSION CONSIDERATION 
• Is the proposal consistent with the General Plan? 

• Does the proposal meet the North Ogden Zoning ordinance standards and the associated 
Development Agreement? 

RECOMMENDATION 
Staff recommends approval of the Clubhouse as shown with the noted conditions of approval. 

EXHIBITS 

A. Application and Receipt 

B. Site Plan / Landscape Plan Package – updated 12-7-2021 

C. Exterior Building Elevations 

D. Engineer’s Review Memo (SPR 2021-06) - dated 12-9-2021 

E. MPC-VPP Development Agreement A29-2017 

F. Clubhouse Narrative – dated 12-7-2021 

AREA MAP 
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Utility Notes: 1. CONTRACTOR SHALL COORDINATE LOCATION OF NEW "DRY UTILITIES" WITH THE APPROPRIATE UTILITY COMPANY, INCLUDING BUT NOT CONTRACTOR SHALL COORDINATE LOCATION OF NEW "DRY UTILITIES" WITH THE APPROPRIATE UTILITY COMPANY, INCLUDING BUT NOT LIMITED TO: TELEPHONE SERVICE, GAS SERVICE, CABLE, POWER, INTERNET. 2. EXISTING UTILITIES HAVE BEEN SHOWN ON THE PLANS USING A COMBINATION OF ON-SITE SURVEYS (BY OTHERS). PRIOR TO EXISTING UTILITIES HAVE BEEN SHOWN ON THE PLANS USING A COMBINATION OF ON-SITE SURVEYS (BY OTHERS). PRIOR TO COMMENCING ANY WORK, IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO HAVE EACH UTILITY COMPANY LOCATE IN THE FIELD, THEIR MAIN AND SERVICE LINES 48 HOURS IN ADVANCE OF PERFORMING ANY EXCAVATION WORK. THE CONTRACTOR SHALL RECORD THE BLUE STAKES ORDER NUMBER AND FURNISH ORDER NUMBER TO OWNER AND ENGINEER PRIOR TO ANY EXCAVATION. IT WILL BE THE CONTRACTOR'S SOLE RESPONSIBILITY TO DIRECTLY CONTACT ANY OTHER UTILITY COMPANIES THAT ARE NOT MEMBERS OF BLUE STAKES. IT SHALL BE THE CONTRACTOR'S SOLE RESPONSIBILITY TO PROTECT ALL EXISTING UTILITIES SO THAT NO DAMAGE RESULTS TO THEM DURING THE PERFORMANCE OF THIS CONTRACT. ANY REPAIRS  NECESSARY TO DAMAGED UTILITIES SHALL BE PAID FOR BY THE CONTRACTOR. THE CONTRACTOR SHALL BE REQUIRED TO COOPERATE WITH OTHER CONTRACTORS AND UTILITY COMPANIES INSTALLING NEW  STRUCTURES, UTILITIES AND SERVICE TO THE PROJECT. 3. CONTRACTOR SHALL POT HOLE ALL UTILITIES TO DETERMINE IF CONFLICTS EXIST PRIOR TO BEGINNING ANY EXCAVATION. NOTIFY CONTRACTOR SHALL POT HOLE ALL UTILITIES TO DETERMINE IF CONFLICTS EXIST PRIOR TO BEGINNING ANY EXCAVATION. NOTIFY ENGINEER OF ANY CONFLICTS. CONTRACTOR SHALL VERIFY LOCATION AND INVERTS OF EXISTING UTILITIES TO WHICH NEW UTILITIES WILL BE CONNECTED. PRIOR TO COMMENCING ANY EXCAVATION WORK THE CONTRACTOR SHALL NOTIFY ALL UTILITY COMPANIES IN ACCORDANCE WITH THE REQUIRED PROCEDURES. 4. CARE SHOULD BE TAKEN IN ALL EXCAVATIONS DUE TO POSSIBLE EXISTENCE OF UNRECORDED UTILITY LINES. EXCAVATION REQUIRED CARE SHOULD BE TAKEN IN ALL EXCAVATIONS DUE TO POSSIBLE EXISTENCE OF UNRECORDED UTILITY LINES. EXCAVATION REQUIRED WITHIN PROXIMITY OF EXISTING UTILITY LINES SHALL BE DONE BY HAND. CONTRACTOR SHALL REPAIR ANY DAMAGE TO EXISTING UTILITY LINES OR STRUCTURES INCURRED DURING CONSTRUCTION OPERATIONS AT HIS EXPENSE. 5. ALL VALVES AND MANHOLE COVERS SHALL BE RAISED OR LOWERED TO MEET FINISHED GRADE. ALL VALVES AND MANHOLE COVERS SHALL BE RAISED OR LOWERED TO MEET FINISHED GRADE. 6. CONTRACTOR SHALL CUT PIPES OFF FLUSH WITH THE INSIDE WALL OF THE BOX OR MANHOLE. CONTRACTOR SHALL CUT PIPES OFF FLUSH WITH THE INSIDE WALL OF THE BOX OR MANHOLE. 7. CONTRACTOR SHALL GROUT AT CONNECTION OF PIPE TO BOX WITH NON-SHRINKING GROUT, INCLUDING PIPE VOIDS LEFT BY CONTRACTOR SHALL GROUT AT CONNECTION OF PIPE TO BOX WITH NON-SHRINKING GROUT, INCLUDING PIPE VOIDS LEFT BY CUTTING PROCESS, TO A SMOOTH FINISH. 8. CONTRACTOR SHALL GROUT WITH NON-SHRINK GROUT BETWEEN GRADE RINGS AND BETWEEN BOTTOM OF INLET LID FRAME AND CONTRACTOR SHALL GROUT WITH NON-SHRINK GROUT BETWEEN GRADE RINGS AND BETWEEN BOTTOM OF INLET LID FRAME AND TOP OF CONCRETE BOX 9. SILT AND DEBRIS IS TO BE CLEANED OUT OF ALL STORM DRAIN BOXES. CATCH BASINS ARE TO BE MAINTAINED IN A CLEANED SILT AND DEBRIS IS TO BE CLEANED OUT OF ALL STORM DRAIN BOXES. CATCH BASINS ARE TO BE MAINTAINED IN A CLEANED CONDITION AS NEEDED UNTIL AFTER THE FINAL BOND RELEASE INSPECTION. 10. CONTRACTOR SHALL CLEAN ASPHALT, TAR OR OTHER ADHESIVES OFF OF ALL MANHOLE LIDS AND INLET GRATES TO ALLOW CONTRACTOR SHALL CLEAN ASPHALT, TAR OR OTHER ADHESIVES OFF OF ALL MANHOLE LIDS AND INLET GRATES TO ALLOW ACCESS. 11. EACH TRENCH SHALL BE EXCAVATED SO THAT THE PIPE CAN BE LAID TO THE ALIGNMENT AND GRADE AS REQUIRED. THE TRENCH EACH TRENCH SHALL BE EXCAVATED SO THAT THE PIPE CAN BE LAID TO THE ALIGNMENT AND GRADE AS REQUIRED. THE TRENCH WALL SHALL BE SO BRACED THAT THE WORKMEN MAY WORK SAFELY AND EFFICIENTLY. ALL TRENCHES SHALL BE DRAINED SO THE PIPE LAYING MAY TAKE PLACE IN DE-WATERED CONDITIONS. 12. CONTRACTOR SHALL PROVIDE AND MAINTAIN AT ALL TIMES AMPLE MEANS AND DEVICES WITH WHICH TO REMOVE PROMPTLY AND TO CONTRACTOR SHALL PROVIDE AND MAINTAIN AT ALL TIMES AMPLE MEANS AND DEVICES WITH WHICH TO REMOVE PROMPTLY AND TO PROPERLY DISPOSE OF ALL WATER ENTERING THE TRENCH EXCAVATION. 13. MAINTAIN A MINIMUM 18" VERTICAL SEPARATION DISTANCE BETWEEN ALL UTILITY CROSSINGS. MAINTAIN A MINIMUM 18" VERTICAL SEPARATION DISTANCE BETWEEN ALL UTILITY CROSSINGS. 14. CONTRACTOR SHALL START INSTALLATION AT LOW POINT OF ALL NEW GRAVITY UTILITY LINES. CONTRACTOR SHALL START INSTALLATION AT LOW POINT OF ALL NEW GRAVITY UTILITY LINES. 15. ALL BOLTED FITTINGS MUST BE GREASED AND WRAPPED. ALL BOLTED FITTINGS MUST BE GREASED AND WRAPPED. 16. UNLESS SPECIFICALLY NOTED OTHERWISE, MAINTAIN AT LEAST 2 FEET OF COVER OVER ALL STORM DRAIN LINES AT ALL TIMES UNLESS SPECIFICALLY NOTED OTHERWISE, MAINTAIN AT LEAST 2 FEET OF COVER OVER ALL STORM DRAIN LINES AT ALL TIMES (INCLUDING DURING CONSTRUCTION). 17. ALL WATER LINES SHALL BE INSTALLED A MINIMUM OF 60" BELOW FINISHED GRADE.  ALL WATER LINES SHALL BE INSTALLED A MINIMUM OF 60" BELOW FINISHED GRADE.  18. ALL SEWER LINES AND SEWER SERVICES SHALL HAVE A MINIMUM SEPARATION OF 10 FEET, PIPE EDGE TO PIPE EDGE, FROM THE ALL SEWER LINES AND SEWER SERVICES SHALL HAVE A MINIMUM SEPARATION OF 10 FEET, PIPE EDGE TO PIPE EDGE, FROM THE WATER LINES. IF A 10 FOOT SEPARATION CAN NOT BE MAINTAINED, THE SEWER LINE AND WATER LINE SHALL BE LAID IN SEPARATE TRENCHES AND THE BOTTOM OF THE WATER LINE SHALL BE AT LEAST 18" ABOVE THE TOP OF THE SEWER LINE. 19. CONTRACTOR SHALL INSTALL THRUST BLOCKING AT ALL WATERLINE ANGLE POINTS AND TEES. CONTRACTOR SHALL INSTALL THRUST BLOCKING AT ALL WATERLINE ANGLE POINTS AND TEES. 20. ALL UNDERGROUND UTILITIES SHALL BE IN PLACE PRIOR TO INSTALLATION OF CURB, GUTTER, SIDEWALK AND STREET PAVING. ALL UNDERGROUND UTILITIES SHALL BE IN PLACE PRIOR TO INSTALLATION OF CURB, GUTTER, SIDEWALK AND STREET PAVING. 21. CONTRACTOR SHALL INSTALL MAGNETIC LOCATING TAPE CONTINUOUSLY OVER ALL NONMETALLIC PIPE. CONTRACTOR SHALL INSTALL MAGNETIC LOCATING TAPE CONTINUOUSLY OVER ALL NONMETALLIC PIPE. 22. THRUST BLOCKS & RESTRAINED JOINTS WITH MEGA-LUG ADAPTERS REQUIRED ON ALL BENDS AND FITTINGS USING BLUE BOLTS.  THRUST BLOCKS & RESTRAINED JOINTS WITH MEGA-LUG ADAPTERS REQUIRED ON ALL BENDS AND FITTINGS USING BLUE BOLTS.  PROTECT ALL BOLTS FROM BEING ENCASED IN CONCRETE.  INSTALL PER MANUFACTURER RECOMMENDATIONS.
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Erosion Control General Notes: THE CONTRACTOR TO USE BEST MANAGEMENT PRACTICES FOR PROVIDING EROSION CONTROL FOR CONSTRUCTION OF THIS PROJECT. ALL MATERIAL AND WORKMANSHIP SHALL CONFORM TO GOVERNING AGENCIES ORDINANCES AND ALL WORK SHALL BE SUBJECT TO INSPECTION BY THE COUNTIES. ALSO, INSPECTORS WILL HAVE THE RIGHT TO CHANGE THE FACILITIES AS NEEDED. CONTRACTOR SHALL KEEP THE SITE WATERED TO CONTROL DUST. CONTRACTOR TO LOCATE A NEARBY HYDRANT FOR USE AND TO INSTALL TEMPORARY METER. CONSTRUCTION WATER COST TO BE INCLUDED IN BID. WHEN GRADING OPERATIONS ARE COMPLETED AND THE DISTURBED GROUND IS LEFT OPEN FOR 14 DAYS OR MORE, THE AREA SHALL BE FURROWED PARALLEL TO THE CONTOURS. THE CONTRACTOR SHALL MODIFY EROSION CONTROL MEASURES TO ACCOMMODATE PROJECT PLANNING. ALL ACCESS TO PROPERTY WILL BE FROM PUBLIC RIGHT-OF-WAYS. THE CONTRACTOR IS REQUIRED BY STATE AND FEDERAL REGULATIONS TO PREPARE A STORM WATER POLLUTION PREVENTION PLAN AND FILE A "NOTICE OF INTENT" WITH THE GOVERNING AGENCIES.
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Maintenance: ALL BEST MANAGEMENT PRACTICES (BMP'S) SHOWN ON THIS PLAN MUST BE MAINTAINED AT ALL TIMES UNTIL PROJECT CLOSE-OUT. THE CONTRACTOR'S RESPONSIBILITY SHALL INCLUDE MAKING BI-WEEKLY CHECKS ON ALL EROSION CONTROL MEASURES TO DETERMINE IF REPAIR OR SEDIMENT REMOVAL IS NECESSARY. CHECKS SHALL BE DOCUMENTED AND COPIES OF THE INSPECTIONS KEPT ON SITE. SEDIMENT DEPOSITS SHOULD BE REMOVED AFTER EACH RAINFALL. THEY MUST BE REMOVED WHEN THE LEVEL OF DEPOSITION REACHES APPROXIMATELY ONE-HALF THE HEIGHT OF BARRIER. SEDIMENT TRACKED ONTO PAVED ROADS MUST BE CLEANED UP AS SOON AS PRACTICAL, BUT IN NO CASE LATER THAN THE END OF THE NORMAL WORK DAY. THE CLEAN UP WILL INCLUDE SWEEPING OF THE TRACKED MATERIAL, PICKING IT UP, AND DEPOSITING IT TO A CONTAINED AREA. EXPOSED SLOPES: ANY EXPOSED SLOPE THAT WILL REMAIN UNTOUCHED FOR LONGER THAN 14 DAYS MUST BE STABILIZED BY ONE OR MORE OF THE FOLLOWING METHODS: A) SPRAYING DISTURBED AREAS WITH A TACKIFIER VIA HYDROSEED B) TRACKING STRAW PERPENDICULAR TO SLOPES C) INSTALLING A LIGHT-WEIGHT, TEMPORARY EROSION CONTROL BLANKET
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Notice to Contractor: THE CONTRACTOR IS SPECIFICALLY CAUTIONED THAT THE LOCATION AND/OR ELEVATION OF EXISTING UNDERGROUND UTILITIES AS SHOWN ON THESE PLANS ARE BASED UPON RECORDS OF THE VARIOUS UTILITY COMPANIES AND/OR MUNICIPALITIES AND, WHERE POSSIBLE, MEASUREMENTS TAKEN IN THE FIELD. THE INFORMATION IS NOT TO BE RELIED UPON AS BEING EXACT OR COMPLETE. THE CONTRACTOR MUST CALL THE APPROPRIATE UTILITY COMPANIES AT LEAST 48 HOURS BEFORE ANY EXCAVATION TO REQUEST EXACT FIELD LOCATION OF UTILITIES. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO RELOCATE ALL EXISTING UTILITIES WHICH CONFLICT WITH THE PROPOSED IMPROVEMENTS SHOWN ON THESE PLANS. THE CONTRACTOR AGREES THAT THEY SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR JOB SITE CONDITIONS DURING THE COURSE OF CONSTRUCTION OF THIS PROJECT, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY. THIS REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL WORKING HOURS; AND THAT THE CONTRACTOR SHALL DEFEND, INDEMNIFY, AND HOLD THE OWNER AND THE ENGINEERS HARMLESS FROM ANY AND ALL LIABILITY, REAL OR ALLEGED, IN CONNECTION WITH THE PERFORMANCE OF WORK ON THIS PROJECT.
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Survey Control Note: THE CONTRACTOR OR SURVEYOR SHALL BE RESPONSIBLE FOR FOLLOWING THE NATIONAL SOCIETY OF PROFESSIONAL SURVEYORS (NSPS) MODEL STANDARDS FOR ANY SURVEYING OR CONSTRUCTION LAYOUT TO BE COMPLETED USING REEVE & ASSOCIATES, INC. SURVEY DATA OR CONSTRUCTION IMPROVEMENT PLANS. PRIOR TO PROCEEDING WITH CONSTRUCTION STAKING, THE SURVEYOR SHALL BE RESPONSIBLE FOR VERIFYING HORIZONTAL CONTROL FROM THE SURVEY MONUMENTS AND FOR VERIFYING ANY ADDITIONAL CONTROL POINTS SHOWN ON AN ALTA SURVEY, IMPROVEMENT PLAN, OR ANY ELECTRONIC DATA PROVIDED. THE SURVEYOR SHALL ALSO USE THE BENCHMARKS AS SHOWN ON THE PLAN, AND VERIFY THEM AGAINST NO LESS THAN FIVE (5) EXISTING HARD IMPROVEMENT ELEVATIONS INCLUDED ON THESE PLANS OR ON ELECTRONIC DATA PROVIDED. IF ANY DISCREPANCIES ARE ENCOUNTERED, THE SURVEYOR SHALL IMMEDIATELY NOTIFY REEVE & ASSOCIATES, INC. AND RESOLVE THE DISCREPANCIES BEFORE PROCEEDING WITH ANY CONSTRUCTION STAKING.
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NOTE: 1. SAWCUT EXISTING ASPHALT INSIDE FROM OUTER EDGE FOR TACK SEAL OF NEW ASPHALT SAWCUT EXISTING ASPHALT INSIDE FROM OUTER EDGE FOR TACK SEAL OF NEW ASPHALT 2. CONTRACTOR TO VERIFY 2% MIN. AND 5% MAX SLOPE FROM EDGE OF ASPHALT TO LIP OF GUTTERCONTRACTOR TO VERIFY 2% MIN. AND 5% MAX SLOPE FROM EDGE OF ASPHALT TO LIP OF GUTTER
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December 7, 2021 

 

Scott Hess 

North Ogden City 

Planning Director 

 

Project:  Village at Prominence Point Clubhouse 

Re:  Site Plan Review 

 

Below please find the narrative that has been created in response to your review received 

December 3, 2021. 

 

The clubhouse at the Village at Prominence Point is planned to provide approximately 4000 

square feet of space including a generous southern oriented covered porch area.  The clubhouse 

is centrally located within the overall site plan to offer residents from the multifamily apartments 

to the south for phase I good access as well as townhome residents to the north and senior 

cottage residents to the west, truly creating a village for the mix of residents living within the 

community. In addition, the design includes an expansive, resort style outdoor heated sloped 

entry swimming pool and hot tub with direct access into locker room and shower area and 

secondary access into the community clubhouse to allow for indoor and outdoor combined 

events as well as allowing the advantage to extend the seasonal use and overall flexibility on 

larger planned events.  Within the clubhouse itself other amenities include a community meeting 

area with fireplace, kitchen and large screen presentation capable TV.  The fitness center 

connects directly to the bathroom and locker area with the leasing office located centrally 

between a controlled front entry point, fitness and vaulted community area to better serve any 

resident needs as they may arise. 

 

Sincerely,  
 

Gunnar Langhus 

gunnarlanghus503@gmail.com 
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Staff Report to the North Ogden City Planning Commission 

SYNOPSIS / APPLICATION INFORMATION 
Application Request: Consideration and recommendation to City Council regarding an 

administrative application, site plan approval of Village at Prominence 
Point Independent Living Facility 

Agenda Date: December 15, 2021 
Applicant: Jack Barrett 
File Number: SPR 2021-07 

PUBLIC NOTICE: 
Mailed Notice:   
City Website:   December 10, 2021 

PROPERTY INFORMATION 

Address:  1850 N 300 E. Approximately 
Project Area:  1.345 Acres 

Current Zoning:  Master Planned Community (MPC-VPP) 

Proposed Land Use:  Clubhouse Amenity 

Parcel ID: 11-437-0045 *Current Parcel (subject to change via subdivision plat)   

ADJACENT LAND USE 

North: Residential Cottages South: Residential Cottages 

East: Residential Townhomes West: Residential Cottages 

 
STAFF INFORMATION 

Scott A. Hess 
Planning Director 
shess@nogden.org 
(801) 737-9841 

APPLICABLE ORDINANCES 

North Ogden Zoning Ordinance 11-17K Master Planned Community Zone MPC 
Development Agreement – A29-2017 (Exhibit E) 

 
TYPE OF DECISION 
When the Planning Commission is acting in an administrative capacity, it is acting as a land use authority, 

and has limited discretion. Examples of administrative applications are conditional use permits, design 

reviews, and subdivisions. Administrative applications must be approved by the Planning Commission, if 

the application demonstrates compliance with the approval criteria. 

Page 1348.
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SPR 2021-07 VPP Independent Living Facility Site Plan 
Page 2 of 8 

In this case the MPC Zone and Development Agreement specifies the approval process. The 

Independent Living Facility Site Plan, Landscape Plan, and Building Elevations are presented to Planning 

Commission for a recommendation to the City Council for final approval. If the developer desires to 

change building footprints or move buildings around they must amend Exhibit B of the original 

Development Agreement which will go to Planning Commission for recommendation and City Council 

for approval.  

BACKGROUND 
The Village at Prominence Point was approved as a Master Planned mixed-use project in 2017. The 
developer has been working in phases to complete the build out of the project. This review represents 
the Independent Living Facility (ILF Building). Staff met with the developer’s team several times over the 
summer of 2021 to discuss upcoming phases and requirements for review.  

 

ZONING ORDINANCE COMPLIANCE 

The Planning Commission will be considering how this proposal meets the North Ogden City Zoning 

Ordinance: 11-17K and the associated Development Agreement A29-2017 (Exhibit E).  

 

 

 

 

 

 

 

 

*This space intentionally left blank so Site Plan/Landscape Plan and Architectural submittals could be 

reviewed side-by-side 
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SPR 2021-07 VPP Independent Living Facility Site Plan 
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Site Plan/Landscape Plan Review: 

A29-2017 Exhibit B snapshot of approved ILF Building: 

 

Site Plan/Landscape Plan ILF Building submittal 11-22-2021: 
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Architectural Review: 

ILF Building Elevation Rendering submittal 11-22-2021: 
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SPR 2021-07 VPP Independent Living Facility Site Plan 
Page 5 of 8 

 

 

 

*Staff comments in Red were requests of the Developer. The Developer responded in Blue below 

Site Plan/Landscape Plan Review: 

The Site Plan and Landscape was approved in the Development Agreement Exhibit B. The Site Plan, 

Landscape Plan, and Building Elevations are to be approved by the City Council.   
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SPR 2021-07 VPP Independent Living Facility Site Plan 
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Staff Comment: In review of the submitted Site Plan and Landscape Plan, staff has the following notes: 

SP/LP Comment 1: The ILF Building as proposed is larger overall compared to the development 
agreement. Staff provided the notes below to the development team and has asked the Developer to 
provide a narrative response addressing the building’s change of size, setbacks, and height. See 
attached narrative for the building change. 

• Building Square Footage: The footprint of the ILF building is larger than the original development 
agreement. The 2017 agreement shows 21,815 sq ft, and the current proposal is 26,650 (an 
increase of 4835). 

• Building Length: Proposed ILF Building is roughly 360’ feel long east to west, approved ILF 
Building is roughly 330’ long  

• Height Shift: The 50’ tall section begins 60’ closer to the neighboring properties and the 40’ 
section is 30’ closer to neighboring properties. The location where the building height changes, 
and the buildings impacts to neighbor’s views were debated at length in 2017. This appears to 
be a significant difference in where the height of the building changes.  

• The site’s grade is a higher elevation at the west end than the east end. This causes the 40-foot-
tall section of the building to be over 40 feet tall. North Ogden City typically measures building 
height from the top back of curb. Staff is willing to measure the building’s height based on an 
average grade across the ILF parcel but will need a clarified drawing showing the average lot 
slope and total building height based on grade. The west portion of the building is actually 38'-0" 
from Finish Grade so we do have 2'-0" of give allowed on the western side.  That being said, 
based on the most recent civil drawings.  The F.F.E shows 40.50 and the Average Final Grade will 
come out to be roughly 2'-0" below that which means that if we pull from the Final Average 
Grade to the top of the western wall, we should still comply with the 40' restriction. 

• Setbacks: Staff cannot determine consistent measuring points for setbacks between the 
approved Site Plan and the proposed ILF Building. Staff has asked the developer for a zoomed-
out drawing of the new Site Plan to consistently measure the setbacks between the 2017 Site 
Plan and the current submittal. See attached Exhibit H showing the development plan with 
updated site plan in “red” Setbacks are addressed in section 7A-4 within Development 
Agreement.  

• The ILF building is encroaching into 10’ PUE shown on the inside property line on the subdivision 
plat.  

 

SP/LP Comment 2: The landscaping as shown does not meet the 20% requirement, as it is 16%. It is 
possible that the Site as a whole can still maintain the 20% landscaping given that the Apartment Area 
has additional landscaping, but staff does not have that combined figure. Staff has asked the 
developer to calculate the entire site landscaping for each phase to date to see if the 20% landscape 
requirement is met. The open space for the entire project is grater than 20%, the open space in the 
future apartments will bring the project into compliance. 

SP/LP Comment 3: The Site Plan does not include any locations of mechanical equipment related to 
the ILF Building. Staff has asked the developer to indicate locations of mechanical equipment on the 
landscape plan and show how this equipment area will be screened as required. Typically, condensers 
sit on the roof and are covered by ways of the parapet.  It is the case with this building as well.  Meters 
will be placed throughout the stretch on the 1st floor on the north wall between the Common Space 
and the ramp to the parking garage.  They will sit under unit windows if needed and will avoid private 
patios.  They will be screened by the landscaping. 
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SPR 2021-07 VPP Independent Living Facility Site Plan 
Page 7 of 8 

SP/LP Comment 5: The ILF Building does not have a large garbage can or enclosure. Staff has asked 
the developer to address the garbage service for the ILF. Dumpsters were shown on the previous 
submittal (apartment site). 

SP/LP Comment 6: Landscape materials and design are cohesive with the Apartment and Clubhouse 
submittal. Should the PC find that the landscape materials submitted at the Apartment review meet 
the Development Agreement, then the PC can find this project to be in compliance with the 
Development Agreement as well.  

SP/LP Comment 7: There is no shown Snow Storage areas. Staff has asked the developer to address 
the snow storage for this area of the project. A snow storage exhibit has been included in the updated 
plan set. 

Architectural Review: 

The Development Agreement states: “All site plans, landscape plans, and building elevations shall be 
approved by the City Council and shall utilize similar materials, colors, plants, and themes as identified 
in the Apartment Area.”  

Arch Comment 1: Staff believes the design and materials of the Independent Living Facility meet the 
intent of the Development Agreement. The color appears to be a combination of earth tone browns 
and white with a combination of stone accents. The building is more modern in design than the 
Apartment Area, but that makes sense given its nature as a 3 and 4 story building with a roof patio. 
The building provides visual interest, reliefs, patios, and focal points for entrances. Staff believes that 
the Planning Commission can approve the clubhouse as proposed.  

CONDITIONS OF APPROVAL 
 

1. Meet all requirements of the Engineer’s Review Memo dated 12-9-2021 
2. Complete a Development Agreement update to bring the 2017 Development Agreement 

into line with the 2021 submittal.  
3. Complete any remaining improvements needed to the storm water detention basin on 

the south side of 1700 N. No additional temporary detention basins will be permitted as 
part of this project.  

4. The one-lot administrative Silverton Quarter Active Adult Community Subdivision shall be 
completed and recorded prior to building permit being issued.  

 
CONFORMANCE WITH THE GENERAL PLAN 
The General Plan map shows this area as: “Mixed-Use/Multi-family/Commercial.” This project is 
consistent with that designation. 

PLANNING COMMISSION CONSIDERATION 
• Is the proposal consistent with the General Plan? 

• Does the proposal meet the North Ogden Zoning ordinance standards and the associated 
Development Agreement? 

RECOMMENDATION 
Staff believes that the changes requested for the Independent Living Facility constitute a substantive 

change that requires an update to the Development Agreement. Staff recommends that the Planning 

Commission discuss the item, consider the requested changes and provided information, and make a 
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SPR 2021-07 VPP Independent Living Facility Site Plan 
Page 8 of 8 

recommendation to the City Council regarding whether or not the development meets the spirit of the 

Development Agreement, and also to make a recommendation to the City Council on approval or denial 

of a development agreement amendment based on the current submittal.  

EXHIBITS 

A. Application 

B. Site Plan / Landscape Plan Package – dated 12-7-2021 

C. Exterior Finishes Board 

D. Engineer’s Review Memo (SPR 2021-07) – dated 12-9-2021 

E. MPC-VPP Development Agreement A29-2017 – (Please see SPR 2021-06 Clubhouse submittal 

Exhibit E) 

F. Project Data and Unit Mix 

G. Independent Living Facility Narrative Document  

H. Overlay Site Plan – 2017 Development Agreement on 2021 Proposal 

 

AREA MAP 
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General Notes: 1. ALL CONSTRUCTION MUST STRICTLY FOLLOW THE STANDARDS AND SPECIFICATIONS SET FORTH BY: GOVERNING UTILITY MUNICIPALITY, ALL CONSTRUCTION MUST STRICTLY FOLLOW THE STANDARDS AND SPECIFICATIONS SET FORTH BY: GOVERNING UTILITY MUNICIPALITY, GOVERNING CITY OR COUNTY (IF UN-INCORPORATED), INDIVIDUAL PRODUCT MANUFACTURERS, AMERICAN PUBLIC WORKS ASSOCIATION (APWA), AND THE DESIGN ENGINEER. THE ORDER LISTED ABOVE IS ARRANGED BY SENIORITY. IF A CONSTRUCTION PRACTICE IS NOT SPECIFIED BY ANY OF THE LISTED SOURCES, CONTRACTOR MUST CONTACT DESIGN ENGINEER FOR DIRECTION. 2. CONTRACTOR TO STRICTLY FOLLOW GEOTECHNICAL RECOMMENDATIONS FOR THIS PROJECT. ALL GRADING INCLUDING BUT NOT CONTRACTOR TO STRICTLY FOLLOW GEOTECHNICAL RECOMMENDATIONS FOR THIS PROJECT. ALL GRADING INCLUDING BUT NOT LIMITED TO CUT, FILL, COMPACTION, ASPHALT SECTION, SUBBASE, TRENCH EXCAVATION/BACKFILL, SITE GRUBBING, RETAINING WALLS AND FOOTINGS MUST BE COORDINATED DIRECTLY WITH THE PROJECT GEOTECHNICAL ENGINEER. 3. TRAFFIC CONTROL, STRIPING & SIGNAGE TO CONFORM TO CURRENT GOVERNING AGENCIES TRANSPORTATION ENGINEER'S MANUAL TRAFFIC CONTROL, STRIPING & SIGNAGE TO CONFORM TO CURRENT GOVERNING AGENCIES TRANSPORTATION ENGINEER'S MANUAL AND MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES. 4. ANY AREA OUTSIDE THE LIMIT OF WORK THAT IS DISTURBED SHALL BE RESTORED TO ITS ORIGINAL CONDITION AT NO COST TO ANY AREA OUTSIDE THE LIMIT OF WORK THAT IS DISTURBED SHALL BE RESTORED TO ITS ORIGINAL CONDITION AT NO COST TO OWNER. 5. CONSULT ALL OF THE DRAWINGS AND SPECIFICATIONS FOR COORDINATION REQUIREMENTS BEFORE COMMENCING CONSTRUCTION. CONSULT ALL OF THE DRAWINGS AND SPECIFICATIONS FOR COORDINATION REQUIREMENTS BEFORE COMMENCING CONSTRUCTION. 6. AT ALL LOCATIONS WHERE EXISTING PAVEMENT ABUTS NEW CONSTRUCTION, THE EDGE OF THE EXISTING PAVEMENT SHALL BE AT ALL LOCATIONS WHERE EXISTING PAVEMENT ABUTS NEW CONSTRUCTION, THE EDGE OF THE EXISTING PAVEMENT SHALL BE SAWCUT TO A CLEAN, SMOOTH EDGE. 7. ALL CONSTRUCTION AND MATERIALS SHALL BE IN ACCORDANCE WITH THE MOST RECENT, ADOPTED EDITION OF ADA ACCESSIBILITY ALL CONSTRUCTION AND MATERIALS SHALL BE IN ACCORDANCE WITH THE MOST RECENT, ADOPTED EDITION OF ADA ACCESSIBILITY GUIDELINES. 8. PRIOR TO STARTING CONSTRUCTION, THE CONTRACTOR SHALL BE RESPONSIBLE FOR MAKING SURE THAT ALL REQUIRED PERMITS PRIOR TO STARTING CONSTRUCTION, THE CONTRACTOR SHALL BE RESPONSIBLE FOR MAKING SURE THAT ALL REQUIRED PERMITS AND APPROVALS HAVE BEEN OBTAINED. NO CONSTRUCTION OR FABRICATION SHALL BEGIN UNTIL THE CONTRACTOR HAS RECEIVED THOROUGHLY REVIEWED PLANS AND OTHER DOCUMENTS APPROVED BY ALL OF THE PERMITTING AUTHORITIES. 9. CONTRACTOR IS RESPONSIBLE FOR SCHEDULING AND NOTIFYING ENGINEER OR INSPECTING AUTHORITY 48 HOURS IN ADVANCE OF CONTRACTOR IS RESPONSIBLE FOR SCHEDULING AND NOTIFYING ENGINEER OR INSPECTING AUTHORITY 48 HOURS IN ADVANCE OF COVERING UP ANY PHASE OF CONSTRUCTION REQUIRING OBSERVATION. 10. ANY WORK IN THE PUBLIC RIGHT-OF-WAY WILL REQUIRE PERMITS FROM THE APPROPRIATE CITY, COUNTY OR STATE AGENCY ANY WORK IN THE PUBLIC RIGHT-OF-WAY WILL REQUIRE PERMITS FROM THE APPROPRIATE CITY, COUNTY OR STATE AGENCY CONTROLLING THE ROAD, INCLUDING OBTAINING REQUIRED INSPECTIONS. 11. ALL DIMENSIONS, GRADES & UTILITY DESIGNS SHOWN ON THE PLANS SHALL BE VERIFIED BY THE CONTRACTOR PRIOR TO ALL DIMENSIONS, GRADES & UTILITY DESIGNS SHOWN ON THE PLANS SHALL BE VERIFIED BY THE CONTRACTOR PRIOR TO CONSTRUCTION. CONTRACTOR SHALL NOTIFY ENGINEER OF ANY DISCREPANCIES PRIOR TO PROCEEDING WITH CONSTRUCTION FOR NECESSARY PLAN OR GRADE CHANGES. 12. CONTRACTOR MUST VERIFY ALL EXISTING CONDITIONS BEFORE BIDDING AND BRING UP ANY QUESTIONS BEFOREHAND. CONTRACTOR MUST VERIFY ALL EXISTING CONDITIONS BEFORE BIDDING AND BRING UP ANY QUESTIONS BEFOREHAND. 13. SITE GRADING SHALL BE PERFORMED IN ACCORDANCE WITH THESE PLANS AND SPECIFICATIONS AND THE RECOMMENDATIONS SET SITE GRADING SHALL BE PERFORMED IN ACCORDANCE WITH THESE PLANS AND SPECIFICATIONS AND THE RECOMMENDATIONS SET FORTH BY THE GEOTECHNICAL ENGINEER. 14. CATCH SLOPES SHALL BE GRADED AS SPECIFIED ON GRADING PLANS. CATCH SLOPES SHALL BE GRADED AS SPECIFIED ON GRADING PLANS. 15. CONTRACTOR SHALL BE RESPONSIBLE FOR ALL FLAGGING, CAUTION SIGNS, LIGHTS, BARRICADES, FLAGMEN, AND ALL OTHER CONTRACTOR SHALL BE RESPONSIBLE FOR ALL FLAGGING, CAUTION SIGNS, LIGHTS, BARRICADES, FLAGMEN, AND ALL OTHER DEVICES NECESSARY FOR PUBLIC SAFETY. 16. CONTRACTOR SHALL, AT THE TIME OF BIDDING AND THROUGHOUT THE PERIOD OF THE CONTRACT, BE LICENSED IN THE STATE CONTRACTOR SHALL, AT THE TIME OF BIDDING AND THROUGHOUT THE PERIOD OF THE CONTRACT, BE LICENSED IN THE STATE WHERE THE PROJECT IS LOCATED AND SHALL BE BONDABLE FOR AN AMOUNT EQUAL TO OR GREATER THAN THE AMOUNT BID AND TO DO THE TYPE OF WORK CONTEMPLATED IN THE PLANS AND SPECIFICATIONS. CONTRACTOR SHALL BE SKILLED AND REGULARLY ENGAGED IN THE GENERAL CLASS AND TYPE OF WORK CALLED FOR IN THE PLANS AND SPECIFICATIONS. 17. CONTRACTOR SHALL INSPECT THE SITE OF THE WORK PRIOR TO BIDDING TO SATISFY HIMSELF BY PERSONAL EXAMINATION OR BY CONTRACTOR SHALL INSPECT THE SITE OF THE WORK PRIOR TO BIDDING TO SATISFY HIMSELF BY PERSONAL EXAMINATION OR BY SUCH OTHER MEANS AS HE MAY PREFER OF THE LOCATIONS OF THE PROPOSED WORK AND OF THE ACTUAL CONDITIONS OF AND AT THE SITE OF WORK. IF, DURING THE COURSE OF HIS EXAMINATION, A BIDDER FINDS FACTS OR CONDITIONS WHICH APPEAR TO HIM TO BE IN CONFLICT WITH THE LETTER OR SPIRIT OF THE PROJECT PLANS AND SPECIFICATIONS, HE SHALL CONTACT THE ENGINEER FOR ADDITIONAL INFORMATION AND EXPLANATION BEFORE SUBMITTING HIS BID. SUBMISSION OF A BID BY THE CONTRACTOR SHALL CONSTITUTE ACKNOWLEDGMENT THAT, IF AWARDED THE CONTRACT, HE HAS RELIED AND IS RELYING ON HIS OWN EXAMINATION OF (1) THE SITE OF THE WORK, (2) ACCESS TO THE SITE, AND (3) ALL OTHER DATA AND MATTERS REQUISITE TO THE FULFILLMENT OF THE WORK AND ON HIS OWN KNOWLEDGE OF EXISTING FACILITIES ON AND IN THE VICINITY OF THE SITE OF THE WORK TO BE CONSTRUCTED UNDER THIS CONTRACT. THE INFORMATION PROVIDED BY THE ENGINEER IS NOT INTENDED TO BE A SUBSTITUTE FOR, OR A SUPPLEMENT TO, THE INDEPENDENT VERIFICATION BY THE CONTRACTOR TO THE EXTENT SUCH INDEPENDENT INVESTIGATION OF SITE CONDITIONS IS DEEMED NECESSARY OR DESIRABLE BY THE CONTRACTOR. CONTRACTOR SHALL ACKNOWLEDGE THAT HE HAS NOT RELIED SOLELY UPON OWNER- OR ENGINEER-FURNISHED INFORMATION REGARDING SITE CONDITIONS IN PREPARING AND SUBMITTING HIS BID. 18. CONTRACTOR SHALL BE RESPONSIBLE TO PROVIDE ALL WATER, POWER, SANITARY FACILITIES AND TELEPHONE SERVICES AS CONTRACTOR SHALL BE RESPONSIBLE TO PROVIDE ALL WATER, POWER, SANITARY FACILITIES AND TELEPHONE SERVICES AS REQUIRED FOR THE CONTRACTOR'S USE DURING CONSTRUCTION. 19. CONTRACTOR SHALL BE HELD RESPONSIBLE FOR ANY FIELD CHANGES MADE WITHOUT PRIOR WRITTEN AUTHORIZATION FROM THE CONTRACTOR SHALL BE HELD RESPONSIBLE FOR ANY FIELD CHANGES MADE WITHOUT PRIOR WRITTEN AUTHORIZATION FROM THE OWNER, ENGINEER, AND/OR GOVERNING AGENCIES. 20. CONTRACTOR SHALL EXERCISE DUE CAUTION AND SHALL CAREFULLY PRESERVE BENCH MARKS, CONTROL POINTS, REFERENCE CONTRACTOR SHALL EXERCISE DUE CAUTION AND SHALL CAREFULLY PRESERVE BENCH MARKS, CONTROL POINTS, REFERENCE POINTS AND ALL SURVEY STAKES, AND SHALL BEAR ALL EXPENSES FOR REPLACEMENT AND/OR ERRORS CAUSED BY THEIR UNNECESSARY LOSS OR DISTURBANCE. 21. CONTRACTOR SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR JOBSITE CONDITIONS DURING THE COURSE OF CONTRACTOR SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR JOBSITE CONDITIONS DURING THE COURSE OF CONSTRUCTION OF THIS PROJECT, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY. THIS REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL WORKING HOURS. THE CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD THE OWNER AND ENGINEER HARMLESS FROM ANY AND ALL LIABILITY, REAL OR ALLEGED, IN CONNECTION WITH THE PERFORMANCE OF WORK ON THIS PROJECT, EXCEPTING FOR LIABILITY ARISING FROM THE SOLE NEGLIGENCE OF THE OWNER OR THE ENGINEER. 22. CONTRACTOR SHALL BE RESPONSIBLE FOR ADEQUATELY SCHEDULING INSPECTION AND TESTING OF ALL FACILITIES CONSTRUCTED CONTRACTOR SHALL BE RESPONSIBLE FOR ADEQUATELY SCHEDULING INSPECTION AND TESTING OF ALL FACILITIES CONSTRUCTED UNDER THIS CONTRACT. ALL TESTING SHALL CONFORM TO THE REGULATORY AGENCY'S STANDARD SPECIFICATIONS. ALL TESTING AND INSPECTION SHALL BE PAID FOR BY THE OWNER; ALL RE-TESTING AND/OR RE-INSPECTION SHALL BE PAID FOR BY THE CONTRACTOR. 23. IF EXISTING IMPROVEMENTS NEED TO BE DISTURBED AND/OR REMOVED FOR THE PROPER PLACEMENT OF IMPROVEMENTS TO BE IF EXISTING IMPROVEMENTS NEED TO BE DISTURBED AND/OR REMOVED FOR THE PROPER PLACEMENT OF IMPROVEMENTS TO BE CONSTRUCTED BY THESE PLANS, THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROTECTING EXISTING IMPROVEMENTS FROM DAMAGE. COST OF REPLACING OR REPAIRING EXISTING IMPROVEMENTS SHALL BE INCLUDED IN THE UNIT PRICE BID FOR ITEMS REQUIRING REMOVAL AND/OR REPLACEMENT. THERE WILL BE NO EXTRA COST DUE TO THE CONTRACTOR FOR REPLACING OR REPAIRING EXISTING IMPROVEMENTS. 24. WHENEVER EXISTING FACILITIES ARE REMOVED, DAMAGED, BROKEN, OR CUT IN THE INSTALLATION OF THE WORK COVERED BY WHENEVER EXISTING FACILITIES ARE REMOVED, DAMAGED, BROKEN, OR CUT IN THE INSTALLATION OF THE WORK COVERED BY THESE PLANS OR SPECIFICATIONS, SAID FACILITIES SHALL BE REPLACED AT THE CONTRACTOR'S EXPENSE WITH MATERIALS EQUAL TO OR BETTER THAN THE MATERIALS USED IN THE ORIGINAL EXISTING FACILITIES. THE FINISHED PRODUCT SHALL BE SUBJECT TO THE APPROVAL OF THE OWNER, THE ENGINEER, AND THE RESPECTIVE REGULATORY AGENCY. 25. CONTRACTOR SHALL MAINTAIN A NEATLY MARKED SET OF FULL-SIZE AS-BUILT RECORD DRAWINGS SHOWING THE FINAL LOCATION CONTRACTOR SHALL MAINTAIN A NEATLY MARKED SET OF FULL-SIZE AS-BUILT RECORD DRAWINGS SHOWING THE FINAL LOCATION AND LAYOUT OF ALL STRUCTURES AND OTHER FACILITIES. AS-BUILT RECORD DRAWINGS SHALL REFLECT CHANGE ORDERS, ACCOMMODATIONS, AND ADJUSTMENTS TO ALL IMPROVEMENTS CONSTRUCTED. WHERE NECESSARY, SUPPLEMENTAL DRAWINGS SHALL BE PREPARED AND SUBMITTED BY THE CONTRACTOR. PRIOR TO ACCEPTANCE OF THE PROJECT, THE CONTRACTOR SHALL DELIVER TO THE ENGINEER ONE SET OF NEATLY MARKED AS-BUILT RECORD DRAWINGS SHOWING THE INFORMATION REQUIRED ABOVE. AS-BUILT RECORD DRAWINGS SHALL BE REVIEWED AND THE COMPLETE AS-BUILT RECORD DRAWING SET SHALL BE CURRENT WITH ALL CHANGES AND DEVIATIONS REDLINED AS A PRECONDITION TO THE FINAL PROGRESS PAYMENT APPROVAL AND/OR FINAL ACCEPTANCE. 26. WHERE THE PLANS OR SPECIFICATIONS DESCRIBE PORTIONS OF THE WORK IN GENERAL TERMS BUT NOT IN COMPLETE DETAIL, IT WHERE THE PLANS OR SPECIFICATIONS DESCRIBE PORTIONS OF THE WORK IN GENERAL TERMS BUT NOT IN COMPLETE DETAIL, IT IS UNDERSTOOD THAT ONLY THE BEST GENERAL PRACTICE IS TO PREVAIL AND THAT ONLY MATERIALS AND WORKMANSHIP OF THE HIGHEST QUALITY ARE TO BE USED. 27. CONTRACTOR SHALL BE SKILLED AND REGULARLY ENGAGED IN THE GENERAL CLASS AND TYPE OF WORK CALLED FOR IN THE CONTRACTOR SHALL BE SKILLED AND REGULARLY ENGAGED IN THE GENERAL CLASS AND TYPE OF WORK CALLED FOR IN THE PROJECT PLANS AND SPECIFICATIONS. THEREFORE, THE OWNER IS RELYING UPON THE EXPERIENCE AND EXPERTISE OF THE CONTRACTOR. PRICES PROVIDED WITHIN THE CONTRACT DOCUMENTS SHALL INCLUDE ALL LABOR AND MATERIALS NECESSARY AND PROPER FOR THE WORK CONTEMPLATED AND THAT THE WORK BE COMPLETED IN ACCORDANCE WITH THE TRUE INTENT AND PURPOSE OF THESE PLANS AND SPECIFICATIONS. THE CONTRACTOR SHALL BE COMPETENT, KNOWLEDGEABLE AND HAVE SPECIAL SKILLS IN THE NATURE, EXTENT AND INHERENT CONDITIONS OF THE WORK TO BE PERFORMED. CONTRACTOR SHALL ALSO ACKNOWLEDGE THAT THERE ARE CERTAIN PECULIAR AND INHERENT CONDITIONS EXISTENT IN THE CONSTRUCTION OF THE PARTICULAR FACILITIES WHICH MAY CREATE, DURING THE CONSTRUCTION PROGRAM, UNUSUAL OR UNSAFE CONDITIONS HAZARDOUS TO PERSONS, PROPERTY AND THE ENVIRONMENT. CONTRACTOR SHALL BE AWARE OF SUCH PECULIAR RISKS AND HAVE THE SKILL AND EXPERIENCE TO FORESEE AND TO ADOPT PROTECTIVE MEASURES TO ADEQUATELY AND SAFELY PERFORM THE CONSTRUCTION WORK WITH RESPECT TO SUCH HAZARDS. 28. CONTRACTOR SHALL BE RESPONSIBLE FOR THE REMOVAL OF ALL STRIPING AND/OR PAVEMENT MARKINGS NECESSARY TO TIE CONTRACTOR SHALL BE RESPONSIBLE FOR THE REMOVAL OF ALL STRIPING AND/OR PAVEMENT MARKINGS NECESSARY TO TIE EXISTING STRIPING INTO FUTURE STRIPING. METHOD OF REMOVAL SHALL BE BY GRINDING OR SANDBLASTING. 29. CONTRACTOR SHALL PROVIDE ALL SHORING, BRACING, SLOPING OR OTHER PROVISIONS NECESSARY TO PROTECT WORKMEN FOR CONTRACTOR SHALL PROVIDE ALL SHORING, BRACING, SLOPING OR OTHER PROVISIONS NECESSARY TO PROTECT WORKMEN FOR ALL AREAS TO BE EXCAVATED TO A DEPTH OF 4 FEET OR MORE. FOR EXCAVATIONS 4 FEET OR MORE IN DEPTH, THE CONTRACTOR SHALL COMPLY WITH LOCAL, STATE AND NATIONAL SAFETY CODES, ORDINANCES. OR REQUIREMENTS FOR EXCAVATION AND TRENCHES. 30. ALL EXISTING GATES AND FENCES TO REMAIN UNLESS OTHERWISE NOTED ON PLANS. PROTECT ALL GATES AND FENCES FROM ALL EXISTING GATES AND FENCES TO REMAIN UNLESS OTHERWISE NOTED ON PLANS. PROTECT ALL GATES AND FENCES FROM DAMAGE.
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Utility Notes: 1. CONTRACTOR SHALL COORDINATE LOCATION OF NEW "DRY UTILITIES" WITH THE APPROPRIATE UTILITY COMPANY, INCLUDING BUT NOT CONTRACTOR SHALL COORDINATE LOCATION OF NEW "DRY UTILITIES" WITH THE APPROPRIATE UTILITY COMPANY, INCLUDING BUT NOT LIMITED TO: TELEPHONE SERVICE, GAS SERVICE, CABLE, POWER, INTERNET. 2. EXISTING UTILITIES HAVE BEEN SHOWN ON THE PLANS USING A COMBINATION OF ON-SITE SURVEYS (BY OTHERS). PRIOR TO EXISTING UTILITIES HAVE BEEN SHOWN ON THE PLANS USING A COMBINATION OF ON-SITE SURVEYS (BY OTHERS). PRIOR TO COMMENCING ANY WORK, IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO HAVE EACH UTILITY COMPANY LOCATE IN THE FIELD, THEIR MAIN AND SERVICE LINES 48 HOURS IN ADVANCE OF PERFORMING ANY EXCAVATION WORK. THE CONTRACTOR SHALL RECORD THE BLUE STAKES ORDER NUMBER AND FURNISH ORDER NUMBER TO OWNER AND ENGINEER PRIOR TO ANY EXCAVATION. IT WILL BE THE CONTRACTOR'S SOLE RESPONSIBILITY TO DIRECTLY CONTACT ANY OTHER UTILITY COMPANIES THAT ARE NOT MEMBERS OF BLUE STAKES. IT SHALL BE THE CONTRACTOR'S SOLE RESPONSIBILITY TO PROTECT ALL EXISTING UTILITIES SO THAT NO DAMAGE RESULTS TO THEM DURING THE PERFORMANCE OF THIS CONTRACT. ANY REPAIRS  NECESSARY TO DAMAGED UTILITIES SHALL BE PAID FOR BY THE CONTRACTOR. THE CONTRACTOR SHALL BE REQUIRED TO COOPERATE WITH OTHER CONTRACTORS AND UTILITY COMPANIES INSTALLING NEW  STRUCTURES, UTILITIES AND SERVICE TO THE PROJECT. 3. CONTRACTOR SHALL POT HOLE ALL UTILITIES TO DETERMINE IF CONFLICTS EXIST PRIOR TO BEGINNING ANY EXCAVATION. NOTIFY CONTRACTOR SHALL POT HOLE ALL UTILITIES TO DETERMINE IF CONFLICTS EXIST PRIOR TO BEGINNING ANY EXCAVATION. NOTIFY ENGINEER OF ANY CONFLICTS. CONTRACTOR SHALL VERIFY LOCATION AND INVERTS OF EXISTING UTILITIES TO WHICH NEW UTILITIES WILL BE CONNECTED. PRIOR TO COMMENCING ANY EXCAVATION WORK THE CONTRACTOR SHALL NOTIFY ALL UTILITY COMPANIES IN ACCORDANCE WITH THE REQUIRED PROCEDURES. 4. CARE SHOULD BE TAKEN IN ALL EXCAVATIONS DUE TO POSSIBLE EXISTENCE OF UNRECORDED UTILITY LINES. EXCAVATION REQUIRED CARE SHOULD BE TAKEN IN ALL EXCAVATIONS DUE TO POSSIBLE EXISTENCE OF UNRECORDED UTILITY LINES. EXCAVATION REQUIRED WITHIN PROXIMITY OF EXISTING UTILITY LINES SHALL BE DONE BY HAND. CONTRACTOR SHALL REPAIR ANY DAMAGE TO EXISTING UTILITY LINES OR STRUCTURES INCURRED DURING CONSTRUCTION OPERATIONS AT HIS EXPENSE. 5. ALL VALVES AND MANHOLE COVERS SHALL BE RAISED OR LOWERED TO MEET FINISHED GRADE. ALL VALVES AND MANHOLE COVERS SHALL BE RAISED OR LOWERED TO MEET FINISHED GRADE. 6. CONTRACTOR SHALL CUT PIPES OFF FLUSH WITH THE INSIDE WALL OF THE BOX OR MANHOLE. CONTRACTOR SHALL CUT PIPES OFF FLUSH WITH THE INSIDE WALL OF THE BOX OR MANHOLE. 7. CONTRACTOR SHALL GROUT AT CONNECTION OF PIPE TO BOX WITH NON-SHRINKING GROUT, INCLUDING PIPE VOIDS LEFT BY CONTRACTOR SHALL GROUT AT CONNECTION OF PIPE TO BOX WITH NON-SHRINKING GROUT, INCLUDING PIPE VOIDS LEFT BY CUTTING PROCESS, TO A SMOOTH FINISH. 8. CONTRACTOR SHALL GROUT WITH NON-SHRINK GROUT BETWEEN GRADE RINGS AND BETWEEN BOTTOM OF INLET LID FRAME AND CONTRACTOR SHALL GROUT WITH NON-SHRINK GROUT BETWEEN GRADE RINGS AND BETWEEN BOTTOM OF INLET LID FRAME AND TOP OF CONCRETE BOX. 9. SILT AND DEBRIS IS TO BE CLEANED OUT OF ALL STORM DRAIN BOXES. CATCH BASINS ARE TO BE MAINTAINED IN A CLEANED SILT AND DEBRIS IS TO BE CLEANED OUT OF ALL STORM DRAIN BOXES. CATCH BASINS ARE TO BE MAINTAINED IN A CLEANED CONDITION AS NEEDED UNTIL AFTER THE FINAL BOND RELEASE INSPECTION. 10. CONTRACTOR SHALL CLEAN ASPHALT, TAR OR OTHER ADHESIVES OFF OF ALL MANHOLE LIDS AND INLET GRATES TO ALLOW CONTRACTOR SHALL CLEAN ASPHALT, TAR OR OTHER ADHESIVES OFF OF ALL MANHOLE LIDS AND INLET GRATES TO ALLOW ACCESS. 11. EACH TRENCH SHALL BE EXCAVATED SO THAT THE PIPE CAN BE LAID TO THE ALIGNMENT AND GRADE AS REQUIRED. THE TRENCH EACH TRENCH SHALL BE EXCAVATED SO THAT THE PIPE CAN BE LAID TO THE ALIGNMENT AND GRADE AS REQUIRED. THE TRENCH WALL SHALL BE SO BRACED THAT THE WORKMEN MAY WORK SAFELY AND EFFICIENTLY. ALL TRENCHES SHALL BE DRAINED SO THE PIPE LAYING MAY TAKE PLACE IN DE-WATERED CONDITIONS. 12. CONTRACTOR SHALL PROVIDE AND MAINTAIN AT ALL TIMES AMPLE MEANS AND DEVICES WITH WHICH TO REMOVE PROMPTLY AND TO CONTRACTOR SHALL PROVIDE AND MAINTAIN AT ALL TIMES AMPLE MEANS AND DEVICES WITH WHICH TO REMOVE PROMPTLY AND TO PROPERLY DISPOSE OF ALL WATER ENTERING THE TRENCH EXCAVATION. 13. MAINTAIN A MINIMUM 18" VERTICAL SEPARATION DISTANCE BETWEEN ALL UTILITY CROSSINGS. MAINTAIN A MINIMUM 18" VERTICAL SEPARATION DISTANCE BETWEEN ALL UTILITY CROSSINGS. 14. CONTRACTOR SHALL START INSTALLATION AT LOW POINT OF ALL NEW GRAVITY UTILITY LINES. CONTRACTOR SHALL START INSTALLATION AT LOW POINT OF ALL NEW GRAVITY UTILITY LINES. 15. ALL BOLTED FITTINGS MUST BE GREASED AND WRAPPED. ALL BOLTED FITTINGS MUST BE GREASED AND WRAPPED. 16. UNLESS SPECIFICALLY NOTED OTHERWISE, MAINTAIN AT LEAST 2 FEET OF COVER OVER ALL STORM DRAIN LINES AT ALL TIMES UNLESS SPECIFICALLY NOTED OTHERWISE, MAINTAIN AT LEAST 2 FEET OF COVER OVER ALL STORM DRAIN LINES AT ALL TIMES (INCLUDING DURING CONSTRUCTION). 17. ALL WATER LINES SHALL BE INSTALLED A MINIMUM OF 60" BELOW FINISHED GRADE.  ALL WATER LINES SHALL BE INSTALLED A MINIMUM OF 60" BELOW FINISHED GRADE.  18. ALL SEWER LINES AND SEWER SERVICES SHALL HAVE A MINIMUM SEPARATION OF 10 FEET, PIPE EDGE TO PIPE EDGE, FROM THE ALL SEWER LINES AND SEWER SERVICES SHALL HAVE A MINIMUM SEPARATION OF 10 FEET, PIPE EDGE TO PIPE EDGE, FROM THE WATER LINES. IF A 10 FOOT SEPARATION CAN NOT BE MAINTAINED, THE SEWER LINE AND WATER LINE SHALL BE LAID IN SEPARATE TRENCHES AND THE BOTTOM OF THE WATER LINE SHALL BE AT LEAST 18" ABOVE THE TOP OF THE SEWER LINE. 19. CONTRACTOR SHALL INSTALL THRUST BLOCKING AT ALL WATERLINE ANGLE POINTS AND TEES. CONTRACTOR SHALL INSTALL THRUST BLOCKING AT ALL WATERLINE ANGLE POINTS AND TEES. 20. ALL UNDERGROUND UTILITIES SHALL BE IN PLACE PRIOR TO INSTALLATION OF CURB, GUTTER, SIDEWALK AND STREET PAVING. ALL UNDERGROUND UTILITIES SHALL BE IN PLACE PRIOR TO INSTALLATION OF CURB, GUTTER, SIDEWALK AND STREET PAVING. 21. CONTRACTOR SHALL INSTALL MAGNETIC LOCATING TAPE CONTINUOUSLY OVER ALL NONMETALLIC PIPE. CONTRACTOR SHALL INSTALL MAGNETIC LOCATING TAPE CONTINUOUSLY OVER ALL NONMETALLIC PIPE. 22. THRUST BLOCKS & RESTRAINED JOINTS WITH MEGA-LUG ADAPTERS REQUIRED ON ALL BENDS AND FITTINGS USING BLUE BOLTS.  THRUST BLOCKS & RESTRAINED JOINTS WITH MEGA-LUG ADAPTERS REQUIRED ON ALL BENDS AND FITTINGS USING BLUE BOLTS.  PROTECT ALL BOLTS FROM BEING ENCASED IN CONCRETE.  INSTALL PER MANUFACTURER RECOMMENDATIONS.
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Erosion Control General Notes: THE CONTRACTOR TO USE BEST MANAGEMENT PRACTICES FOR PROVIDING EROSION CONTROL FOR CONSTRUCTION OF THIS PROJECT. ALL MATERIAL AND WORKMANSHIP SHALL CONFORM TO GOVERNING AGENCIES ORDINANCES AND ALL WORK SHALL BE SUBJECT TO INSPECTION BY THE COUNTIES. ALSO, INSPECTORS WILL HAVE THE RIGHT TO CHANGE THE FACILITIES AS NEEDED. CONTRACTOR SHALL KEEP THE SITE WATERED TO CONTROL DUST. CONTRACTOR TO LOCATE A NEARBY HYDRANT FOR USE AND TO INSTALL TEMPORARY METER. CONSTRUCTION WATER COST TO BE INCLUDED IN BID. WHEN GRADING OPERATIONS ARE COMPLETED AND THE DISTURBED GROUND IS LEFT OPEN FOR 14 DAYS OR MORE, THE AREA SHALL BE FURROWED PARALLEL TO THE CONTOURS. THE CONTRACTOR SHALL MODIFY EROSION CONTROL MEASURES TO ACCOMMODATE PROJECT PLANNING. ALL ACCESS TO PROPERTY WILL BE FROM PUBLIC RIGHT-OF-WAYS. THE CONTRACTOR IS REQUIRED BY STATE AND FEDERAL REGULATIONS TO PREPARE A STORM WATER POLLUTION PREVENTION PLAN AND FILE A "NOTICE OF INTENT" WITH THE GOVERNING AGENCIES.
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1. Describe all BMP's to protect storm water inlets:  Describe all BMP's to protect storm water inlets:  All storm water inlets to be protected by straw wattle barriers, or gravel bags (see detail). 2. Describe BMP's to eliminate/reduce contamination of storm water from: Describe BMP's to eliminate/reduce contamination of storm water from: a. Equipment / building / concrete wash areas:  Equipment / building / concrete wash areas:  To be performed in designated areas only and surrounded with silt fence barriers. b. Soil contaminated by soil amendments:  Soil contaminated by soil amendments:  If any contaminates are found or generated, contact environmental engineer and contacts listed. c. Areas of contaminated soil: Areas of contaminated soil: If any contaminates are found or generated, contact environmental engineer and contacts listed. d. Fueling area: Fueling area: To be performed in designated areas only and surrounded with silt fence. e.   Vehicle maintenance areas: To be performed in designated areas only and surrounded with silt fence. f.    Vehicle parking areas: To be performed in designated areas only and surrounded with silt fence. g.   Equipment storage areas: To be performed in designated areas only and surrounded with silt fence. h.   Materials storage areas: To be performed in designated areas only and surrounded with silt fence. i.    Waste containment areas: To be performed in designated areas only and surrounded with silt fence. j.    Service areas: To be performed in designated areas only and surrounded with silt fence. 3. BMP's for wind erosion: BMP's for wind erosion: Stockpiles and site as needed to be watered regularly to eliminate / control wind erosion 4. Construction Vehicles and Equipment: Construction Vehicles and Equipment: a. Maintenance Maintenance -  Maintain all construction equipment to prevent oil or other fluid leaks. Maintain all construction equipment to prevent oil or other fluid leaks. -  Keep vehicles and equipment clean, prevent excessive build-up of oil and grease. Keep vehicles and equipment clean, prevent excessive build-up of oil and grease. -  Regularly inspect on-site vehicles and equipment for leaks, and repair immediately. Regularly inspect on-site vehicles and equipment for leaks, and repair immediately. -  Check incoming vehicles and equipment (including delivery trucks, and employee and subcontractor vehicles)   Check incoming vehicles and equipment (including delivery trucks, and employee and subcontractor vehicles)   for leaking oil and fluids. Do not allow leaking vehicles or equipment on-site. -  Segregate and recycle wastes, such as greases, used oil or oil filters, antifreeze, cleaning solutions,    Segregate and recycle wastes, such as greases, used oil or oil filters, antifreeze, cleaning solutions,    automotive batteries, hydraulic, and transmission fluids. b. Fueling Fueling -  If fueling must occur on-site, use designated areas away from drainage. If fueling must occur on-site, use designated areas away from drainage. -  Locate on-site fuel storage tanks within a bermed area designed to hold the tank volume. Locate on-site fuel storage tanks within a bermed area designed to hold the tank volume. -  Cover retention area with an impervious material and install in in a manner to ensure that any spills will be  Cover retention area with an impervious material and install in in a manner to ensure that any spills will be  contained in the retention area. To catch spills or leaks when removing or changing fluids. -  Use drip pans for any oil or fluid changes. Use drip pans for any oil or fluid changes. c. Washing Washing -  Use as little water as possible to avoid installing erosion and sediment controls for the wash area. Use as little water as possible to avoid installing erosion and sediment controls for the wash area. -  If washing must occur on-site, use designated, bermed wash areas to prevent waste water discharge into   If washing must occur on-site, use designated, bermed wash areas to prevent waste water discharge into   storm water, creeks, rivers, and other water bodies. -  Use phosphate-free, biodegradable soaps. Use phosphate-free, biodegradable soaps. -  Do not permit steam cleaning on-site. Do not permit steam cleaning on-site. 5. Spill Prevention and Control Spill Prevention and Control a. Minor Spills: Minor Spills: Minor spills are those which are likely to be controlled by on-site personnel.  After contacting local emergency   response agencies, the following actions should occur upon discovery of a minor spill: -  Contain the spread of the spill. Contain the spread of the spill. -  If the spill occurs on paved or impermeable surfaces, clean up using "dry" methods (i.e. absorbent    If the spill occurs on paved or impermeable surfaces, clean up using "dry" methods (i.e. absorbent    materials, cat litter, and / or rags). -  If the spill occurs in dirt areas, immediately contain the spill by constructing an earth dike. Dig up and properly  If the spill occurs in dirt areas, immediately contain the spill by constructing an earth dike. Dig up and properly  dispose of contaminated soil. -  If the spill occurs during rain, cover the impacted area to avoid runoff. If the spill occurs during rain, cover the impacted area to avoid runoff. -  Record all steps taken to report and contain spill. Record all steps taken to report and contain spill. b. Major Spills: Major Spills: On-site personnel should not attempt to control major spills until the appropriate and qualified emergency    response staff have arrived at the site. For spills of federal reportable quantities, also notify the National    Response Center at (800) 424-8802.  A written report should be sent to all notified authorities. Failure to report  major spills can result in significant fines and penalties. 6. Post Roadway / Utility Construction Post Roadway / Utility Construction a. Maintain good housekeeping practices. Maintain good housekeeping practices. b. Enclose or cover building material storage areas. Enclose or cover building material storage areas. c. Properly store materials such as paints and solvents. Properly store materials such as paints and solvents. d. Store dry and wet materials under cover, away from drainage areas. Store dry and wet materials under cover, away from drainage areas. e. Avoid mixing excess amounts of fresh concrete or cement on-site. Avoid mixing excess amounts of fresh concrete or cement on-site. f. Perform washout of concrete trucks offsite or in designated areas only. Perform washout of concrete trucks offsite or in designated areas only. g. Do not wash out concrete trucks into storm drains, open ditches, streets or streams. Do not wash out concrete trucks into storm drains, open ditches, streets or streams. h. Do not place material or debris into streams, gutters or catch basins that stop or reduce the flow of runoff   Do not place material or debris into streams, gutters or catch basins that stop or reduce the flow of runoff   water. i. All public streets and storm drain facilities shall be maintained free of building materials, mud and debris All public streets and storm drain facilities shall be maintained free of building materials, mud and debris   caused by grading or construction operations.  Roads will be swept within 1000' of construction entrance daily, if caused by grading or construction operations.  Roads will be swept within 1000' of construction entrance daily, if necessary. j. Install straw wattle around all inlets contained within the development and all others that receive runoff from the  Install straw wattle around all inlets contained within the development and all others that receive runoff from the  development. 7. Erosion Control Plan Notes Erosion Control Plan Notes a. The contractor will designate an emergency contact that can be reached 24 hours a day 7 days a week. The contractor will designate an emergency contact that can be reached 24 hours a day 7 days a week. b. A stand-by crew for emergency work shall be available at all times during potential rain or snow runoff events.   A stand-by crew for emergency work shall be available at all times during potential rain or snow runoff events.   Necessary materials shall be available on site and stockpiled at convenient locations to facilitate rapid construction of emergency devices when rain or runoff is eminent. c. Erosion control devices shown on the plans and approved for the project may not be removed without approval of the Erosion control devices shown on the plans and approved for the project may not be removed without approval of the engineer of record.  If devices are removed, no work may continue that have the potential of erosion without consulting the engineer of record.  If deemed necessary erosion control should be reestablished before this work begins. d. Graded areas adjacent to fill slopes located at the site perimeter must drain away from the top of the slope at the Graded areas adjacent to fill slopes located at the site perimeter must drain away from the top of the slope at the conclusion of each working day.  this should be confirmed by survey or other means acceptable to the engineer of record. e. All silt and debris shall be removed from all devices within 24 hours after each rain or runoff event. All silt and debris shall be removed from all devices within 24 hours after each rain or runoff event. f. Except as otherwise approved by the inspector, all removable protective devices shown shall be in place at the end of Except as otherwise approved by the inspector, all removable protective devices shown shall be in place at the end of each working day and through weekends until removal of the system is approved. g. All loose soil and debris, which may create a potential hazard to offsite property, shall be removed from the site as All loose soil and debris, which may create a potential hazard to offsite property, shall be removed from the site as directed by the engineer of record of the governing agency. h. The placement of additional devices to reduce erosion damage within the site is left to the discretion of the engineer of The placement of additional devices to reduce erosion damage within the site is left to the discretion of the engineer of record. i. Desilting basins may not be removed or made inoperable without the approval of the engineer of record and the Desilting basins may not be removed or made inoperable without the approval of the engineer of record and the governing agency. j. Erosion control devices will be modified as need as the project progresses and plans of these changes submitted for Erosion control devices will be modified as need as the project progresses and plans of these changes submitted for approval by the engineer of record and the governing agency. 8.  Conduct a minimum of one inspection of the erosion and sediment controls every two weeks. Maintain documentation on site. Conduct a minimum of one inspection of the erosion and sediment controls every two weeks. Maintain documentation on site. a. Part III.D.4 of general permit UTRC00000 identifies the minimum inspection requirements. Part III.D.4 of general permit UTRC00000 identifies the minimum inspection requirements. b. Part II.D.4.C identifies the minimum inspection report requirements. Part II.D.4.C identifies the minimum inspection report requirements. c. Failure to complete and/or document storm water inspections is a violation of part III.D.4 of Utah General Permit UTR   Failure to complete and/or document storm water inspections is a violation of part III.D.4 of Utah General Permit UTR   300000.
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Project Silverton Quarter ILF Project Number AE2020.131 

Facilitator Nik Bichsel   

Date 12/07/2021 Contractor DAVIES DESIGN BUILD 

Subject Project Description & Unit Mix Data 

 

Project Description & Unit Mix Data 

 

Silverton Quarter ILF Site Description: 

 

Silverton Quarter is a multi-housing apartment complex in North Ogden, Utah comprised of 3-4 levels 

and amenities such as an outdoor rooftop patio, mail and trash service, lobby with kitchen and lounge, 

and access to the nearby pool house/clubhouse. 

 

Parking for the building is provided via two different methods.  An underground parking garage and 

grade level parking stalls surrounding the property. 

 

Project is located on a land island surrounded by the looping 1825 N in North Ogden, Utah. Additional 

housing units surround the property.  Access to the building can come off Country Boy Drive as well as 

Washington Boulevard/Highway 235. 

 

Land Use Ratios are as follows (Numbers are approximate): 

 

Project Acreage: 1.345 Acres 

Building Footprint: 26,650 sqft 

Sidewalk Area: 7,530 sqft 

Landscape Area: 12,400 sqft 

Rooftop Patio Area: 7,875 sqft 

Exterior Parking Area: 9,280 sqft 

 

Parking Requirement Ratios are as follows: 

 

Required: 68 Stalls at 1:1 Ratio or 100% Stall/unit match. 

Provided: 110 Stalls split between Parking Garage (61 Count) and on site (49 Count). 

      Providing a 1.62:1 Ratio or 162% stall/unit match. 

 

Building Unit Mix: 

 

Total Livable Units: 68 Units 

 1 Bedroom 1 Bathroom W/Den: 8 Count (11.8% of Building Units) 

 2 Bedroom 2 Bathroom: 8 Count (14.7% of Building Units) 

 2 Bedroom 2 Bathroom W/Den: 37 Count (54.4% of Building Units) 

 3 Bedroom 2 Bathroom: 13 Count (19.1% of Building Units) 
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	 Silverton Quarter Active Adult Community

Silverton Quarter is an active adult community designed for the aging residence of North Og-
den and elsewhere, who desire and physically able to enjoy all the activities that North Ogden 
and the surrounding areas have to offer.   The building features 1, 2 and 3 bedroom units most 
with 2 baths and a den.  


The original concept (pre-covid) assumed a fairly equal number of 1, 2 and 3 bedroom units. 
The decision to move to a higher percentage of 2 bedroom units, 2 bedroom with dens and 3 
bedroom units was based upon information gained from tracking the needs of the buyers from 
the 55 and older patio homes and the effects of adjustments in peoples working habits due to 
Covid. These factors along with the list of design enhancements noted below resulted in an 
overall expanded building footprint.  As follows:


1. A larger demand for garage spaces, resulting in a total 61 subterranean spaces up from 25 
spaces in the original concept design. Also on-site parking count total of 41 spaces. The 
overall unit count is up .50% per unit from the original development agreement require-
ments.


2. A larger need for on-site storage space, resulting in storage units for all residence.  This 
was not contemplated in the original conceptual design.


3. User preference for more substantial living space in the units.  (Increase of 15%)


4. A need for workspace/den in the units due to more people working out of their homes.  
Thus, resulting in 54% 2 bedroom units with dens and 19% 3 bedroom units.  This was a 
large consideration that is now necessary in society to meet the requirements of the resi-
dence workplace requirements.


5. User preference for an additional bathroom in the majority of the units.


6. Larger group social gathering areas, shared workspace and dining areas than originally an-
ticipated. 


7. Outdoor roof top patio, social area, shared workspace and dining area. This was an addi-
tion of approximately 8000 SFT of outdoor patio space. This was not originally contemplat-
ed in the concept submitted in 2017.  This will provide a safe environment for all ages 
whether it’s family visiting loved ones or neighbors socializing with one another.  It may just 
be for other people who desire safe, healthy, open air space to lounge and dine quietly and 
take in the views.  


The concept building contemplated in the development agreement consisted of a building 
footprint of 21,815 SFT, while today’s design consists of 26,650 SFT, an increase of 4,835 SFT, 
an18% increase.  The majority of design alterations to the building are in response to the ever 
evolving housing needs by the residence in our society today, but also, enhancements to the 
buildings overall desirability to meet the market place. There is currently is no facility like this in 
North Ogden. This is slated to be an upper end residential destination, the address to live in 
that keep residents in North Ogden, from moving to some other community, for a living experi-
ence and lifestyle that they can’t obtain and enjoy here today.  


All building refinements have not been an over-reach, but more of a reach-out to appeal to the 
future residence, with a high quality and standard of living, and a human lifestyle experience 
that will have the appeal to keep North Ogdens aging population here in our community.  This 
aging residence typically carry 80% of a City’s wealth, we would like to help keep them within 
the North Ogden City boundary as this benefits the community’s economy.  Another considera-
tion, is that for every residence that sells their home in North Ogden and moves into Silverton 
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	 Silverton Quarter Active Adult Community

Quarter, js another residence that can be made available to another renter or buyer.  Again, 
providing another option to keep residence in North Ogden.   To accomplish this, our develop-
ment team must create a very desirable environment to accommodate the needs of the resi-
dence in todays world.


Keeping people in the community of North Ogden City, is and always has been our goal.  We 
have done this by way of providing a number of different housing options at the Village at 
Prominence point, Mystery Meadows and the Lodge Senior Housing Center. Today, we contin-
ue this goal by providing once more, a place that people can call home, with a number of 
amenities within the project creating a second to none in desirability.  Silverton is another ex-
ample of our team’s mission to accomplish this.
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Staff Report to the North Ogden City Planning Commission 

SYNOPSIS / APPLICATION INFORMATION 
Application Request: Consideration and action regarding an administrative application, site plan 

approval of Village at Prominence Point Apartments Phase 1.  
Agenda Date: December 15, 2021 
Applicant: Jack Barrett 
File Number: SPR 2021-09 

PUBLIC NOTICE: 
Mailed Notice:   
City Website:   December 10, 2021 

PROPERTY INFORMATION 

Address:  1850 N 300 E. Approximately 
Project Area:  2.98 Acres Approximately 

Current Zoning:  Master Planned Community (MPC-VPP) 

Proposed Land Use:  Multi-Family Apartments 

Parcel ID: 11-014-0081 *Current Parcel (subject to change via subdivision plat)   

ADJACENT LAND USE 

North: Residential Townhomes South: Residential Apartments (phase 2) 

East: Residential Apartment  West: Residential Townhomes 

STAFF INFORMATION 
Scott A. Hess 
Planning Director 
shess@nogden.org 
(801) 737-9841 

APPLICABLE ORDINANCES 

North Ogden Zoning Ordinance 11-17K Master Planned Community Zone MPC 
Development Agreement – A29-2017 (Exhibit E) 

 
TYPE OF DECISION 
When the Planning Commission is acting in an administrative capacity, it is acting as a land use authority, 

and has limited discretion. Examples of administrative applications are conditional use permits, design 

reviews, and subdivisions. Administrative applications must be approved by the Planning Commission, if 

the application demonstrates compliance with the approval criteria. 

In this case the MPC Zone and Development Agreement specifies the approval process. The Apartments 

Landscape Plan and Signage are to be approved by Planning Commission. The Apartment Buildings need 
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to meet Exhibit B and the elevations in Exhibit E. Apartment Building colors should match Exhibit G (all 

Exhibits are within the original Development Agreement A29-2017 See Exhibit E of this staff report). If 

the developer desires to change building footprints or move buildings around they must amend Exhibit 

B which will go to Planning Commission for recommendation and City Council for approval.  

BACKGROUND 
The Village at Prominence Point was approved as a Master Planned mixed-use project in 2017. The 
developer has been working in phases to complete the build out of the project. This review represents 
the first phase of apartments making up 100 units. Staff met with the developer’s team several times over 
the summer of 2021 to discuss upcoming phases and requirements for review.  

 

ZONING ORDINANCE COMPLIANCE 

The Planning Commission will be considering how this proposal meets the North Ogden City Zoning 

Ordinance: 11-17K and the associated Development Agreement A29-2017 (Exhibit E).  

 

 

 

 

 

 

 

 

 

*This space intentionally left blank so Site Plan/Landscape Plan submittals could be reviewed side-by-side 
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Site Plan Review: 

A29-2017 Exhibit B snapshot of approved Site Plan: 

 

Site Plan submittal 11-22-2021: (Update provided in Exhibit B below) 

 

 

 

 

SP Comment 2 

SP Comment 1 

SP Comment 3 

SP Comment 4 
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Landscape Plan Review: 

A29-2017 Exhibit B snapshot of approved Landscape Concept: 

 

Landscape Plan submittal 11-22-2021: (Update provided in Exhibit B below) 

 

 

 

 

LP Comment 2 

Missing walkway 

and “focal point” 

Page 1669.



SPR 2021 VPP -09 Apartments Site Plan 
Page 5 of 8 

*Staff comments in Red were requests of the Developer. The Developer responded in Blue below 

 

Site Plan Review: 

The Site Plan was approved in the Development Agreement Exhibit B. If there are no substantive changes, 

then the Site Plan requires no additional Planning Commission or City Council approval.  

Staff Comment: In review of the submitted Site Plan, staff noted the following changes between the 
approved 2017 Site Plan, and the current submittal.  

SP Comment 1: There has a been a change to the northwestern apartment building from footprint F2 
to footprint A. Also, the building has been shifted in position to accommodate a pickleball court on 
the north side of the building. Staff has asked the developer to address the reasoning behind the 
change of the footprint style of the building. See attached narrative for the building change (See 
Exhibit F). Staff has found that the shift or twist in the building represents a minor change that can be 
accommodated, as it makes space for an amenity, and ultimately provides a more useable open space.  

SP Comment 2: The Site is missing the connected east west trail. In the approved Site Plan, there is a 
continuous 10-foot pathway connecting east to west on the south side of this phase of apartments. 
That trail exists on the current proposal between the private streets but is not shown with a pedestrian 
crossing and does not continue west to the eventual connection at The Lodge. Staff recommends this 
trail connection be added back per the Development Agreement. 

SP Comment 3: The Site is missing internal walkways between the buildings, along with the pedestrian 
crossing of the private street. Staff recommends this pedestrian connection and crossing be added 
back per the Development Agreement.  

SP Comment 4: The covered parking structures on the south side of the project are proposed to cross 
the Parcel Property Line contemplated in the subdivision. The city will need improvement drawings 
which show how far the private asphalt will be laid, and what the parking configuration looks like on 
the fringes between the phased portions of the apartment complex.  

SP Comment 5: Staff cannot see any proposed Bicycle Parking. The Development Agreement states: 
“There will be at least 43 bike parking stalls, 35 near apartments and an estimated 8 near retail. Every 
residential building will be within 100 feet of bicycle parking.” Staff recommends that bicycle parking 
be located within 100 feet of the proposed apartment buildings at a ratio of 25% of the required 
number (9 spaces minimum), based on this being the first 100 of 400 total apartments.  

SP Comment 6: There is no snow removal plan or locations shown on the Site Plan. Staff recommends 
that the applicant address snow removal and provide locations for snow storage.  

SP Comment 7: Parking – With the mismatch of parking stalls along the southwest property line, Staff 
cannot accurately assess how many parking spaces are being suggested. Also, staff cannot assess the 
number of ADA accessible spaces with the current drawings. Staff has asked the developer to provide 
the total parking spaces (including ADA) provided in the first phase of apartments. A parking space 
table has been added to the updated plans, the total number of parking stalls for the development 
with meet the requirement of the development agreement. 
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Landscape Plan Review: 

The Development Agreement states: “A final Landscape Plan shall be approved by the Planning 
Commission which includes the number of plats, size, species, and other technical information for each 
phase and/or development area of the Project.” 

The Landscape Plan submitted outlines specific plantings, ground materials, and open space percentages. 
The current proposal shows 38% landscaping for Phase 1 which exceeds the required 20%. However, there 
are missing trail connections and pedestrian connections that staff is asking to be added back to the Site 
Plan which will consume some of that open space with hardscape.  

Staff Comment: In review of the submitted Landscape Plan, staff has the following comments. 

LP Comment 1: The Planning Commission must approve “a refined tree species list as part of the final 
Landscape Plan”. Staff has asked the developer to identify which of the proposed tree species fits into 
the three tree height categories below. The landscape plans have been updated to identify trees from 
the development agreement tree height categories (See revised submittal Exhibit B). 

The Development Agreement Landscape Section includes: 
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The Submitted Tree Species list includes: 

 

The Planning Commission should review the proposed tree species list and determine whether it 
meets the intent of the Development Agreement.  

LP Comment 2: The Development Agreement states that there be provided “focal points within the 
development, such as signature trees (i.e., large or unique trees), hedges, and flowering plants. Staff 
does not see any “signature trees or focal points” called out and would ask the Developer to show 
how this requirement is being met. The landscape plans have been updated to include the “signature 
trees or focal points” (See exhibit B). 

LP Comment 3: Landscaping should be used to screen mechanical equipment as much as possible. The 
location of mechanical equipment (gas meters, ac units, other ground equipment) is not shown on 
the Site Plan. Staff has asked the developer to indicate where visible mechanical equipment will be 
on each apartment building, and how the landscaping will screen that equipment. The heating and 
air-conditioning units will be contained with the building, condensers sit on the roof and are covered 
by ways of the parapet.  Meters will be placed within the stairwells. They will sit under unit windows 
if needed and will avoid private patios and will be screened by the landscaping. 

LP Comment 4: Trash Enclosure – The Development Agreement specifies that trash enclosures will be 
7 feet tall and screened on three sides with an evergreen hedge material. The Landscape plan shows 
a combination of “Hicks Yew” which is a columnar evergreen, as well as “Karl Foerster Grass” which 
is not an evergreen hedge material. Staff recommends updating the landscaping plan to meet the 
requirement in the development agreement.  

CONDITIONS OF APPROVAL 
 

1. Meet all requirements of the Engineer’s Review Memo dated 12-9-2021 
2. Complete a Development Agreement update to bring the 2017 Development Agreement 

into line with the 2021 submittal.  
3. The one-lot administrative Prominence Point Apartment Phase 1 Silverton Quarter Active 

Adult Community Subdivision shall be completed and recorded prior to building permit 
being issued.  

 

CONFORMANCE WITH THE GENERAL PLAN 
The General Plan map shows this area as: “Mixed-Use/Multi-family/Commercial.” This project is 
consistent with that designation. 
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PLANNING COMMISSION CONSIDERATION 
• Is the proposal consistent with the General Plan? 

• Does the proposal meet the North Ogden Zoning ordinance standards and the associated 
Development Agreement? 

RECOMMENDATION 
Staff believes that the changes requested for Prominence Point Apartment Phase 1 constitute a 

substantive change that requires an update to the Development Agreement. Staff recommends that the 

Planning Commission discuss the item, consider the requested changes and provided information, and 

make a recommendation to the City Council regarding whether or not the development meets the spirit 

of the Development Agreement, and also to make a recommendation to the City Council on approval or 

denial of a development agreement amendment based on the current submittal.  

EXHIBITS 

A. Application 

B. Site Plan / Landscape Plan Package – updated 12-9-2021 

C. Engineer’s Review Memo (SPR 2021-09) – dated 12-9-2021 

D. MPC-VPP Development Agreement A29-2017 – (See SPR 2021-06 VPP Clubhouse Exhibit E) 

E. Apartment Phase 1 Narrative 

F. Overlay Site Plan – 2017 Development Agreement on 2021 Proposal 

AREA MAP 
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LAND USE DEVELOPMENT APPLICATION 

APPLICANT INFORMATION 

Name:     Company: 

Address: 

Email:    Phone: 

OWNER INFORMATION 

Name:   

Address: 

Email:     Phone: 

PROJECT INFORMATION 

Project Name: 

Project Address: 

Parcel #:    Subdivision:   Lot #: 

Acreage:  Current Zoning: 

APPLICATION TYPE AND FEE *(CHECK ALL THAT APPLY): 
ප Subdivision:

ප Preliminary Approval - $ϴ00 plus $50 per lot
ප Final Approval - $ϭϬ00 plus $30 per lot

ප WůĂŶŶĞĚ�ZĞƐŝĚĞŶƚŝĂů�hŶŝƚ��ĞǀĞůŽƉŵĞŶƚ�;WZh�Ϳ - $1,ϲϵ5

ප �ŽŶŝŶŐ��ŵĞŶĚŵĞŶƚ͗
ප Text - $ϯϱϬ ප Map - $8ϳϱ
ප Annexation City - $800 plus actual cost of postage

and publication

ප ^ŝƚĞ�WůĂŶ�ZĞǀŝĞǁ͗
පtŝƚŚ�dĞĐŚŶŝĐĂů�ZĞǀŝĞǁ�- $1,ϯϵ0
ප EŽ�dĞĐŚŶŝĐĂů�ZĞǀŝĞǁ�-  $ϳϯϬ

________________________________________________________________________________________________ 
Owner’s Signature         Date 

EŽƌƚŚ�KŐĚĞŶ��ŝƚǇ�WůĂŶŶŝŶŐ��ĞƉĂƌƚŵĞŶƚ�
ϱϬϱ��ĂƐƚ�ϮϲϬϬ�EŽƌƚŚ 

EŽƌƚŚ�KŐĚĞŶ͕�hd�ϴϰϰϭϰ�;ϴϬϭͿϳϴϮ-ϳϮϭϭ 

Updated :ƵůǇ�ϮϬϮϬ 

,ĞĂƌŝŶŐ�KĨĨŝĐĞƌප
ප sĂƌŝĂŶĐĞ�Ͳ�Ψϱϲϱ�ප��ƉƉĞĂů�Ͳ�Ψϱϲϱ

_______________________________________________________________________________________________ 
�ƉƉůŝĐĂŶƚ’s Signature        ���������Date 

ප �ŽŶĚŝƚŝŽŶĂů�hƐĞ�WĞƌŵŝƚ͗
ප City Fee (with technical review) - $1,ϱϱ0
ප City Fee (no technical review) -  $ϳϯ0

ප

5P�CF�GJMMFE�PVU�CZ�/PSUI�0HEFO�$JUZ

�ĂƚĞ�ZĞĐĞŝǀĞĚ�ͺͺͺͺͺͺͺͺͺͺͺͺͺͺ����ZĞĐĞŝǀĞĚ�ďǇ�ͺͺͺͺͺͺͺͺͺͺͺͺͺͺͺ�����ප��&ĞĞƐ�ƉĂŝĚ͗�ͺͺͺͺͺͺͺͺͺͺͺͺͺͺͺͺ

ප DŝŶŽƌ�^ƵďĚŝǀŝƐŝŽŶ�- $ϳϱϬ

ප �ŵĞŶĚŵĞŶƚ�Žƌ�sĂĐĂƚŝŽŶ�ŽĨ�^ƵďĚŝǀŝƐŝŽŶ�- $ϲϵϱ
ප �ŽƵŶĚĂƌǇ�>ŝŶĞ �ĚũƵƐƚŵĞŶƚ�- $ϲϳϱ

ප ^ƉĞĐŝĂů��ǆĐĞƉƚŝŽŶ��ƉƉůŝĐĂƚŝŽŶ - $ϴϯϱ

ප DŝŶŽƌ�^ƵďĚŝǀŝƐŝŽŶ�ǁŝƚŚŽƵƚ�dĞĐŚŶŝĐĂů�ZĞǀŝĞǁ�- $ϱϴ0

�.BZ�CF�TVCNJUUFE�CZ�FNBJM�UP��MCFYFMM!OPHEFO�PSH�����	*G�ZPV�EPOhU�SFDFJWF�B�SFTQPOTF�XJUI�DPOGJSNBUJPO�PG�SFDFJQU���QMFBTF�DBMM�������������


ප ^ƵďĚŝǀŝƐŝŽŶ��ǆƚĞŶƚŝŽŶͬ�ǆƉŝƌĞĚ�^ƵďĚŝǀŝƐŝŽŶ�ƌĞŶĞǁĂů�Ͳ�ΨϮϬϬ

��PG�MPUT@@@@@@@
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Updated September 2020 
 
 

SITE PLAN REVIEW 
APPLICATION 

 

 
 
 
 

PLEASE ATTACH ONE COPY OF A SITE PLAN ON 24” X 36” PAPER AND AN ELECTRONIC COPY (PDF) OF A SITE 
PLAN. THE SITE PLAN SHALL BE DRAWN TO SCALE AND PREPARED BY A UTAH REGISTERED LAND SURVEYOR, 
CIVIL ENGINEER, OR DESIGN PROFESSIONAL WITH THE FOLLOWING INFORMATION: 

 
 

1. The application shall be signed by the landowner or his duly authorized 
representative and shall be accompanied by the necessary fee as shown on 
the applicable fee schedule. 

2. Existing site characteristics (e.g. terrain, vegetation, watercourses, and 
wetlands, etc.) and proposed contours at two-foot intervals. 

3. Inventory of existing general land use types located within the project. 
 
4. Location of existing main accessory buildings, structures, facilities, and open 

space on the site and in relation to one another. 
5. Surrounding land uses and ownership and distances to any existing buildings. 
6.  Architectural rendering of proposed building(s) including the height, bulk and 

character, structures, facilities, and open space with the project. 
7. Building materials and colors. 
8. Access and traffic circulation patterns, the provision for ingress and egress, 

driveways, and provision for off street parking area(s) and striping patterns. 
9. Written explanation and visual illustration showing project density and 

mass/scale. 
10. If signs are proposed, the site plan shall include a comprehensive sign plan in 

accordance with CCNO 11-22-5 

11. Landscape plan and fencing. 
12. Location of all existing and proposed utility lines. 

13. A table showing the breakdown by amount and percentage of the project uses, 
e.g., buildings, open space, landscaping, and parking. 

14. Walls designed to further the purpose of the regulations for commercial, 
manufacturing and multiple housing zones, and such features shall be 
provided and maintained as a condition of the establishment and the 
maintenance of any use to which they are appurtenant. 

 
 
 
Applicant’s Signature: ________________________________________ Date: ____________________ 

North Ogden City Planning Department͓ 
505 East 2600 North 

North Ogden, UT 84414 (801)782-7211 

Required      Submitted 
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December 9, 2021 

 

Scott Hess 

North Ogden City 

Planning Director 

 

Project:  Village at Prominence Point Apartment Phase 1 

Re:  Site Plan Review 

 

Below please find the narrative that has been created in response to your review received 

December 3, 2021. 
  

Background: 

  

The site is currently approved within the City of North Ogden plan under an original master 

development agreement.  The site is located to the north and west of the intersection of Washington Blvd 

and 1700 North. The site will contain extensive greenways connecting multiple uses on the overall site. 

The subject phase I site area consists of six proposed three-story walk-up apartment buildings. Each of the 

apartment buildings contain a mix of one-, two- and three-bedroom units.  Please refer to the developer's 

performa provided for more detailed information.  The proposed development is part of the larger overall 

site approved previously by the City of North Ogden as a part of a master development agreement.  

  

Development: 

  

The requested design review proposes two multi-family buildings with a total unit count of 100. Parking 

is a fundamental component of any development and as such surface parking is located within 

close proximity of each of the apartments. with a total on site 126 space not including shared adjacent 

retail parking as previously approved. The remaining parking will be in a mix of surface spaces contained 

within surface spaces, driveways and carports for a total of 122. Garage parking is provided for 24 

vehicles, and surface parking separately for visitors and remaining units as 76 total spaces. The parking is 

also clustered near each of the six buildings to provide for a short and direct walking route to the 

entrances as well as connections to bike walking paths and associated green spaces. Long-term bicycle 

parking ensures at least one space per unit in garages and storage lockers within the units. Short-term 

bicycle parking will be provided for 20 bicycles. Generous open space is provided in the form of both 

active and passive open spaces, accessible both physically and visually connected to the development and 

community at large. Active open space for this site includes pocket parks, bocci and pickle ball 

courts, natural play areas, a multi-use trail, and a community trail throughout the project site. The 

buildings in Phase 1 have been shifted to allow the inclusion of pickleball courts west of the northwest 

buildings. 

  

Water/Sewer/Stormwater Water service will be provided on site and to the south of 1700 north  

  

Traffic/Access Internal site circulation will be provided by a network of private streets along with drive 

aisles.    

 

Sincerely,  
Gunnar Langhus 

gunnarlanghus503@gmail.com 
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