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Harrisville City Planning Commission
Harrisville City Offices
Wednesday, November 18, 2020 – 7:00 p.m.
AGENDA
**IN ACCORDANCE WITH UTAH CODE §52-4-207 AND HARRISVILLE RESOLUTION 20-05;
IN ORDER TO PROMOTE THE HEALTH, SAFETY, AND WELFARE OF THE COMMUNITY,
THIS MEETING WILL BE HELD ELECTRONICALLY. **
Join Zoom Meeting
https://us02web.zoom.us/j/85020793350?pwd=ZG9sOEttU1VjSTFNenpicVh4RmxkZz09
Meeting ID: 850 2079 3350
1. CALL TO ORDER.
2. CONSENT APPROVAL - of Planning Commission minutes from September 9, 2020 and October
14, 2020.
3. DISCUSSION/ACTION/RECOMMEND - Site Plan for Mountain View Office and Storage
located at 1185 N Washington Blvd. - Bill Morris
4. DISCUSSION/ACTION/RECOMMEND - Conditional Use permit for property located at 1601
N. 750 W. - Ed Saunders
5. DISCUSSION/ACTION/RECOMMEND - Conditional Use permit for property located at 465
Chugg Lane. - Ashley Craft
6. PUBLIC HEARING - Harrisville Ordinance 515; Ben Lomond View Zoning Map Amendment
from Open Space (O-1) and Agricultural (A-1) Zone to Mixed-Use Large Project Subzone (MULP) located at approximately 1800 N. Highway 89. - Bill Morris
[DUE TO COVID-19 REGULATIONS AND RESTRICTIONS, THE PUBLIC COMMENT PERIOD
WILL BE OPEN TO RECEIVE WRITTEN COMMENTS UNTIL DECEMBER 8, 2020. WRITTEN
COMMENTS CAN BE MAILED TO HARRISVILLE CITY PLANNING COMMISSION OR
EMAILED TO JENNIE KNIGHT AT jknight@cityofharrisville.com.]
7. COMMISSION/STAFF FOLLOW-UP.
8. ADJOURN.
Certificate of Posting and Notice
I, Jennie Knight, certify that I am the City Recorder of Harrisville City, Utah, and that the foregoing Planning Commission agenda
was posted and can be found at City Hall, on the City’s website www.cityofharrisville.com, and at the Utah Public Meeting Notice
Website at http://pmn.utah.gov. Notice of this meeting has also been duly provided as required by law. In accordance with the
Americans with Disabilities Act (ADA), the Harrisville City will make reasonable accommodations for participation in the
meeting. Please make a request for accommodation with the City Recorder at 801-782-4100, x1000, at least three (3) business
days prior to any meeting.

Harrisville City Planning Commission Meeting
363 W. Independence Boulevard
7:00 p.m., September 9, 2020
Conducting: Chair Chad Holbrook
Commissioners:

Chad Holbrook, Chair
Brenda Nelson
Bill Smith
Nathan Averill
Kevin Shakespeare

Staff: Jennie Knight (City Recorder)

Visitors:

Lex Patterson, Pat Burns, Johny Berzett.

1. Call to Order.
Chair Chad Holbrook called the meeting to order.
2. Consent Approval – of Planning Commission minutes from August 12, 2020.
MOTION: Commissioner Smith motioned to approve the minutes of Planning Commission
from August 12, 2020. Commissioner Averill seconded the motion. Voting was unanimous.
3. Discussion/Action – to grant Preliminary approval of Warren Hollow Subdivision
located at 217 E. Larsen Lane.
The Engineer’s Memo was reviewed. Pat Burns said the turnaround will be road base on the
Jennings property. The sewer easement is recorded at the county. Chair Holbrook asked about
when they will begin work. Pat Burns said he would like to break ground this year. Commissioner
Averill asked about Parcel “A” where the detention basin is, will this be able to fill properly from
all the drainage. Pat Burns explained this will be the secondary water system pond as well. The
system will retain water when not being used for secondary water use. There will not be standing
drainage in the pond and they will use fish to address mosquito populations. Commissioner
Averill asked if this area will be fenced with no public access. Pat Burns confirmed this will be
the case.
MOTION: Commissioner Averill motioned to grant Preliminary approval of Warren
Hollow Subdivision located at 217 E. Larsen Lane subject to the engineer’s memo dated
September 3, 2020. Commissioner Smith seconded the motion. Voting was unanimous.
4. Discussion/Action/Recommend – Conditional Use Permit for Johny Berzett located at
262 W. Virginia Ave.
Johny Berzett explained the basics of gunsmithing. He said federal registration requires
background checks for transfer of ownerships to another person’s name. His business will be
installing aftermarket parts or coatings on guns for private owners. He does not want to have a
retail shop, but if someone he knows would like him to help sell or transfer ownership, he would
like to be able to as well. Commissioner Averill asked if the guns would be legally transferred.
Mr. Berzett said yes, but that would not be part of his advertising. Mostly business from people

who purchase parts to put on their firearms. He confirmed he will not have a gun inventory at his
home, only one firearm at a time, mostly for people he knows. Chair Holbrook asked about
customer access and security. Commissioner Smith asked about exhaust fans. Mr. Berzett
explained the home is already setup, the previous owner had a room for dentistry work, with
exhaust fans already installed with a hood; there is also a rear entrance to the home. Chair
Holbrook asked about hours of operation. Mr. Berzett said after his full-time work hours, from
about 4pm-7pm at the latest 8pm. Chair Holbrook asked about onsite parking. Mr. Berzett said
they have a car port where only one customer will park at a time. Chair Holbrook asked if there
was a risk for explosion. Mr. Berzett said he uses an electric smoker and there is no more risk
than smoking meat. The liquid coating is overlaid by a compressor and spray gun similar to auto
paint and baked in an oven.
Commissioner Shakespeare asked if he has received his federal licensing. Mr. Berzett said he
applied about a week ago and they still have to conduct the background check. Commissioner
Shakespeare said he would be on hold to conduct transfers until this is approved. Mr. Berzett said
it takes around 60 days with an ATF agent conducting an interview and inspection of the home.
Commissioner Averill asked if he is licensed to do the coating. Mr. Berzett confirmed yes, that is
why he applied for this business. Commissioners reviewed the requirement in the Municipal Code
for Home Occupations. Mr. Berzett said he would move this out of his home if the business
grows. He is registered for the business name and tax ID. Jennie Knight explained the appeal
period before he can apply for the business license.
MOTION: Commissioner Averill motioned to grant the Conditional Use Permit subject to
HCMC §11.10.020(9) for Beehive Fire Arms Co. (Johny Berzett). Commissioner Smith
seconded the motion. Voting was unanimous.
5. Discussion/Action/Recommend– Harrisville Ordinance 510; Mixed-Use/Infill
Commercial Amendments.
Jennie Knight reviewed the changes from the last draft which included parcels within the MixedUse/Infill Overlay Map are eligible for consideration, and outlines the commercial use to be the
primary factor of the commercial element. Chair Holbrook asked if there were any concerns with
the new changes. Commissioner Shakespeare commented this is fairly straight forward. All
Commissioners said they are comfortable with these changes.
MOTION: Commissioner Shakespeare motioned to recommend approval of Harrisville
Ordinance 510; Mixed-Use/Infill Commercial Amendments. Commissioner Averill seconded
the motion. Voting was unanimous.
6. Discussion/Action/Recommend – Harrisville Ordinance 511; Recreation and
Commercial Vehicle Amended.
Jennie Knight reviewed the changes that are included in this draft. Chair Holbrook said these
reviews have taken extensive looks as to how this will affect residents. Commissioner Averill
pointed out RV’s have their place, and Walmart will have their place without penalized residents.
Commissioner Smith agreed with this not limiting residents. Commissioner Averill said people
can now use them with permitted uses without turning them into Airbnb. Chair Holbrook pointed
out the generous time frame allowed if someone is constructing a home and also staying on the

street with permission. Commissioner Smith said the permit must be visible so it can be seen.
Commissioner Shakespeare said this draft is much better than the original.
MOTION: Commissioner Smith motioned to recommend approval of Harrisville Ordinance
511; Recreation and Commercial Vehicle Amended. Commissioner Shakespeare seconded
the motion. Voting was unanimous.
7. Commission/Staff Follow-Up.
Chair Holbrook informed the Commissioners of the passing of Ronda Kippen’s brother.
8. Adjourn.
Being no further business, Chair Holbrook declared the meeting adjourned at 7:37pm.
Jennie Knight
City Recorder

Chad Holbrook
Chair

Harrisville City Planning Commission Work Session
370 West 2000 North, Harrisville
7:00p.m. – October 14, 2020
Conducting: Chair Holbrook
Commissioners:
Chad Holbrook, Chair
Brenda Nelson
Nathan Averill
Bill Smith
Kevin Shakespeare

Staff:
Bill Morris, City Administrator
Jennie Knight, City Recorder
Glen Gammell, Public Works
Matt Robertson, City Engineer
Ronda Kippen, Community Planner

Visitors: Doug Palermo, Eric Langvardt, Perry Kunz, Darlene Kunz, Stephen Weiss, Blaine
Barrow, Craig Garner, Ashley Reedy, Maxwell Jackson, Lou Eddy, Eric and Amy Larsen, Sarah
Heilig, R. W. Essley, Arnold Tait, Mayor Tait, Shanna Edwards, Lynn Edwards, Kenny
Loveland, Mike Martin, Karen Martin.

1. Call to Order.
Chair Holbrook called the meeting to order and welcomed all visitors.
2. Work Session.
a. Chair Holbrook introduced Planning Commissioners and Bill Morris.
Chair Holbrook gave a brief explanation of the work session and reminded attendees that public
input would be received at a public hearing to be held at a later date which will be held either at
the Jr. High or at City Hall. He asked attendees to have an open mind and consider all kinds of
perspectives recognizing this area could become the heart of Harrisville.
b. Bill Morris gave a brief background regarding the Ben Lomond Golf Course
and the zoning application process.
Bill Morris gave background on the Ben Lomond Golf Course, explaining how the sport of golf
has been declining and has not bounced back. The Golf Course considered selling about 10 years
ago and came to the city with a developer at that time; then decided not to sell and returned to
maintaining the golf course up until two years ago. The owners came again to the city asking if
the city had interest in buying the golf course. The city council at that time met and received a
presentation from Zion’s Bank on how to bond which gave a price for the city to purchase, in
turn would double the property tax. That did not seem prudent and with the risk of the city
possibly not being able to keep the golf course running either. The city is sad to see the golf
course sell but could not justify a double in property taxes for residents. The golf course went on
the market and we have a developer who has this under contract with the proposal that is being
presented. The city has a general master plan to rezone this area as Mixed-Use Large Project.
They have filed an application recently and the city scheduled this meeting. He encouraged
attendees to listen and bring their comments to the public hearing which may be held in
November.
c. Presentation of the proposed Ben Lomond Golf Course zoning amendment plan

by the applicant.
Chair Holbrook introduced Eric Langvardt, who is the land planner, presenting the multi facet
plan that they have designed. Eric Langvardt walked through the outline of the plan. Most
attendees are familiar with where this golf course is located. He has put together a master plan
process to look at the property and create a diverse master plan community. This plan does not
have similar lots types right after the other; rather a mixed product that the city land use calls out
as mixed use. The property is accessed from four different locations. There is a connection from
Highway 89 to the north onto 2000 North which creates a commercial core in the middle. When
they started planning this area, they wanted to create the heart of the community, instead of
putting the commercial area on the highway. They looked at where retail is going and how this is
evolving with a more experience based commercial center and a mix of retail and other
commercial uses. The intent is primarily local businesses that have the “Mom and Pop” feel with
office space around an amphitheater. They envision using the amphitheatre to gather the
community.
They find most people do shopping on amazon but go out and have an experience-based
shopping experience locally. This area highlights this core element, with less of a parking lot
style but rather an organic flow of parking through the area. Breaking this up into two separate
pieces with the priority on pedestrians and the shopping experience. The concept includes a
variety of single-family homes, town homes, twin homes, and stacked condos, all being front
door focused with tree lined streets so they are not looking at garage doors. The street scape in
aesthetically appealing by connected streets with walking to parks throughout the property. All
residences are within 5 minutes of a park; access was a big focus. With the placement of the
town center, this gives the opportunity to tie into Millennial Park with open space and the town
center. Connectivity forms the basis for the rest of the plan.
As this concept flows away from the center, there are more neighborhood greens containing open
space. Additionally, there are five different single-family lot ideas included; some being alley
loaded, and some having traditional two car garages in front. The two existing golf ponds are
being preserved to create a buffer but also parking space for the community as well. This
proposal includes preserving 27.3 acres of open space, and connecting a trails to the existing trail
system. Open space is a major priority. There is another connection to 2000 North on the east
side which has the only cul-de-sac in the concept plan.
A club house adjacent to the park abuts the recreation area creating a cohesive feeling. The
programming for the club house is a quasi-commercial use for indoor and outdoor recreational
space. Overall, there are 630 homes with a combination of retail foot prints in the town center.
Parking has been a vital discussion. Every single-family lot will have a two-car garage with two
more spaces in the front driveway. Each town home will have a two-car garage, with some
having a driveway, and some not. There are 3.67 parking spaces per town house, 2.55 parking
spaces per condo unit, and the commercial area has 242 spaces planned. Regulation for the
amount of commercial space would be 226 parking spaces when applying the 10% allowable
shared parking use. The parking for office space is offset by the parking for housing because of
differing time of day for use. The way they are mapping this minimizes where the parking will
be going. The town center will have another 209 parking spaces on the road that can be used if
adjacent to the commercial use. The minimum requirement is already met, but this adds to the
allowable parking. This would also allow for a farmer’s market by shutting off some of the
parking area.
They are proposing a landscaped berm as a buffer for the highway. Trails were studied along

with bike traffic. Connectivity to the subdivision to the south has been discussed as well. This
planned development will be phased and will create diversity; providing a place within the
boundaries of Harrisville with a center location, and is not just another subdivision.
Chair Holbrook asked for Eric Langvardt to outline the trails map. Eric Langvardt outlined the
trails map showing the trails future map tying into this area. The south east portion could also tie
into the North Ogden neighborhood with a walking path, where there is existing open space.
With regard to the traffic on Highway 89, there are sidewalks connecting the trail system that
could loop through parks as well. They are proposing to work with the city to show new parking
at Millennial Park on 2000 North to include 69 parking stalls. Chair Holbrook suggested
including a pickle ball court. Eric Langvardt said the programming on the club house includes
pickle ball since this is the hottest use for recreation right now.
Commissioner Averill asked if the street sections are wide enough for trees. Eric said a 6-foot
park strip allows for trees, which is not a current road standard. A 4-foot park strip can work, but
a 6 foot works better. A neighborhood with 33 feet of asphalt did not make sense to them. They
put the emphasis on pedestrian traffic with less asphalt to plow making a safer street. This does
include 60-foot collectors for the main roads.
Doug Palermo asked for Eric Langvardt to outline the senior component. Eric Langvardt
explained the north east corner is age preference twin home housing; providing a product for a
variety of users. Some users may find their first home, first apartment, or retirement home. With
the age targeted community, a little bit off the beaten path, not right in the activity zone but with
access to the commercial zone, in a quieter location. They see that area having a neighborhood
park, possibly a dog park, with some recreational opportunities there as well.
Commissioner Nelson asked if the club house and swimming pool are for HOA residents only,
not open to the public. Eric Langvardt said this area could also be used as a mail receiving
location. The outdoor space captures the views, with the community core being the club house.
They have yet to determine how big the HOA component will be. Commissioner Averill asked if
the recreation elements could be considered for all residents. They have talked of moving the
fitness element down to the commercial area, not in the club house, which could allow for a
public fitness facility. There is ample space for outdoor activities. Eric Langvardt explained that
Daybreak community has so many parks they do not create a unity of togetherness. He is looking
to connect with the pickle ball courts and mail collection to bring people together in the same
space.
Chair Holbrook asked for an outline of the economic benefits of the commercial element of the
project. Eric Langvardt explained that typically retail is a big tax generator for a community.
They are trying to address this with flexible retail that is sized right, since empty buildings do not
provide anything. They are not targeting big tenants, but small office spaces in this setting by
using the best use not for just this project but the entire community. Bill Morris asked if the
commercial buildings are two stories. Eric Langvardt said they have discussed a combination of
two story with some decking overlooking the lower levels. They do not want two story masses
but more traditional and timeless spaces. They have had some interest but not above two stories.
Chair Holbrook explained most residents are coming from owning half acre lots, how is this new
perspective of smaller lots going to be organized. Eric Langvardt said there are a lot of
perspectives to consider, with small being relative to the area. He used the example of small
spaces in New York. With the price and scarcity of water, smaller lots are what people are
looking for. These lots are somewhat large in comparison to other areas they are building
elsewhere. Harrisville has other areas with these dimensions. His first home was a townhome

allowing him to move up from there. People may not graduate from college, be married, and
afford a half-acre lot anymore. Small lots put a premium on shared spaces. With aging
generations, some do not want to maintain their own yard, but would use a local park. Not all
areas should be like this, but this area is a good fit.
Commissioner Nelson asked what the time frame is for development. Eric Langvardt said this is
based on the approval process through the city. The Utah Real Estate market is a destination for
people to come to. There are builders excited about this concept because of the mini village feel.
This can move fairly quickly. Doug Palermo said they would like to start in March if they go
through the approval process.
Bill Morris suggested leaving the concept plan on the screen for public view. Jennie Knight
outlined how the public notice is made. Bill Morris explained the next Planning Commission
meeting will be rescheduled for November 18, with the 11th being Veteran’s Day. Comments can
be sent to jknight@cityofharrisville.com.
d. Planning Commissioners gave discussion.
No further discussion was given.
e. Public Hearing was scheduled.
MOTION: Commissioner Nelson motioned to set a public hearing for the rezone
application on November 18, 2020 at 7:00 p.m. at Orion Jr. High. Commissioner Smith
seconded the motion. Voting was unanimous.
3. Adjourn.
Chair Holbrook declared the meeting adjourned at 7:50 p.m.
Jennie Knight
City Recorder

Chad Holbrook
Chair

MEMORANDUM

CONSULTING ENGINEERS

TO:

Harrisville City Planning Commission

FROM:

Matthew Robertson, P.E.
City Engineer

RE:

MOUNTAIN VIEW OFFICE & STORAGE PHASE 2 (DAVE GREEN)
Site Plan Review

Date:
November 13, 2020
______________________________________________________________________________
The Site is located at 1185 North Street Washington Blvd. Currently on this site there is an
existing building, and the Owner is proposing to construct several new buildings. Our office has
completed a review of the site plan and recommend approval subject to the following comments:
1. Obtain approval and necessary permits from UDOT for any work within the Washington
Blvd. right-of-way.
2. Obtain approval of plans from Bona Vista Water District for all culinary water
improvements and from North View Fire District for fire protection.
3. A landscaping plan was submitted earlier this year but was not included with the latest set
of drawings. The landscape plan will need to be included in the plans and landscaping of
the site should follow the requirements of City Code 11.13.040.
4. The setback on the north side of the site is less than 20’. Per City Code 11.13.020, a side
setback next to a residential zone should be 20 feet. The zone to the north is still shown
as residential but has been used for commercial purposes by a construction company and
is shown on the General Plan map as commercial. I would recommend allowing this
setback based on the historical use of the property to the north and the General Plan.
5. Prepare a Stormwater Pollution Prevention Plan (SWPPP), file an NOI with the State,
and obtain a storm water permit from the City prior to commencing construction.

6080 Fashion Point Dr. ● South Ogden, Utah 84403 ● (801) 476-9767 ● www.jonescivil.com
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City of Harrisville
Conditional Use Permit Application (Commercial & Manufacturing Zones)
Date / Time
11/03/2020
Phone Number
801-791-9610
Applicant's Address
1601 N. 750 W.
State
Utah
Property Owner's Name
KBSETS LLC
Present Zoning of Property
MP-1
Please describe the proposed conditional use or uses for
the property:
Outside storage of vehicles.

Full Name
Edward Thomas Saunders
Email Address
ed@saunders1.com
City
Harrisville
Zip Code
84404
Harrisville Property Address
1581 N. 750 W.
List any conditional uses previously granted for this
property and the date they were approved:
Applicant's Signature

Property Owner Signature and Authorization (If you are
not the property owner, please upload a signed letter
from the property owner giving authorization to process
this conditional use permit with Harrisville City)

Please upload a digital copy of your site plan. The site
plan needs to show an aerial view of the business,
marking where the business is located on the property
and where parking or additional storage will be located
on site.
See attached: 1581 N. 750 W. Google.jpg

Powered by TCPDF (www.tcpdf.org)

City of Harrisville
Conditional Use Application
Date / Time
11/11/2020
Phone Number
208-252-2428
Applicant's Address
465 Chugg Lane
State
UT
Property Owner's Name
Alex Craft
Present Zoning of Property
A-1

Full Name
Ashley Craft
Email Address
ashley.foster.craft@gmail.com
City
Harrisville
Zip Code
84404
Harrisville Property Address
465 Chugg Lane Harrisville, UT 84404
List any conditional uses previously granted for this
property and the date they were approved:
Unknown if previous conditional use properties have been
permitted for this property.
Please describe the proposed conditional use or uses for Applicant's Signature
the property:
Proposal to use property (remaining 8.32 acres after residential
property is subtracted) to board horses and breed, raise, and
train dogs. Horses will be housed in an existing barn, paddocks,
and pasture throughout the year. The dogs will be housed in a
shed, dog run, and inside the residence. Boarding horses will
require horse owners to be able to visit the property, ride their
horses, train horses, and do other routine care. Horse lessons
with clients may be given on the property and dog training with
clients may be happening as well.
Property Owner Signature and Authorization (If you are
not the property owner, please upload a signed letter
from the property owner giving authorization to process
this conditional use permit with Harrisville City)

Customers Information
Company Name
A & AC, LLC

1

HARRISVILLE CITY
ORDINANCE 515
BEN LOMOND VIEW ZONING MAP AMENDMENT
AN ORDINANCE OF HARRISVILLE CITY, UTAH, AMENDING THE
OFFICIAL ZONING MAP FOR CERTAIN PARCELS LOCATED AT
APPROXIMATELY 1800 NORTH HIGHWAY BASED UPON AN
APPLICATION FILED WITH THE CITY; SEVERABILITY; AND PROVIDING
AN EFFECTIVE DATE.
WHEREAS, Harrisville City is a municipal corporation, duly organized and existing under the
laws of the State of Utah;
WHEREAS, Utah Code Annotated §10-8-84 and §10-8-60 allow municipalities in the State of
Utah to exercise certain police powers and nuisance abatement powers, including but not limited to
providing for safety and preservation of health, promotion of prosperity, improve community well-being,
peace and good order for the inhabitants of the City;
WHEREAS, Title 10, Chapter 9a of the Utah Code Annotated enables municipalities to regulate
land use and development;
WHEREAS, the City has adopted an Official General Plan and Zoning Map to govern land use
within the City;
WHEREAS, the City received an Application to amend the Official Zoning Map of Harrisville
City filed by the putative property owner, BDL INVESTMENT, LLC, and desires to act upon the same;
WHEREAS, the attached Exhibits “A” and “B” contain the required Plan Map and Master
Development Plan for the area of the proposed amendment to the Zoning Map;
WHEREAS, after publication of the required notice the Planning Commission held its public
hearing on November 18, 2020, to take public comment on this proposed Ordinance, and gave its
recommendation to _________________ this Ordinance;
WHEREAS, the City Council received the recommendation from the Planning Commission and
held its public meeting on ________________, to act upon this Ordinance;
NOW, THEREFORE, be it ordained by the City Council of Harrisville as follows:
Section 1:

Zoning Map Amendment. That the Zoning Map for certain real property identified as
Weber County Parcel Numbers 11-019-0001, 17-064-0055,17-064-0002, 17-064-0017,
17-071-0045, 17-071-0044, 17-071-0001 and as set forth in the attached Exhibit “A”
which is hereby adopted and incorporated herein by this reference, is hereby changed
from O-1 Open Space Zone to the MU-LP Mixed-Use Large Project Subzone.

Section 2:

Plan Map, Master Development Plan, and Reversion. The Plan Map and Master
Development Plan attached in as Exhibits “A” and “B” which are hereby adopted and

Harrisville City, Utah
Ordinance No. 515

Page 2

incorporated herein by this reference are adopted as the required Plan Map and Master
Development Plan for this Zoning Map Amendment. Any development must
substantially conform to this Plan Map and Master Development Plan. In the event that
any development fails to substantially conform to the Plan Map and Master Development
Plan, or in the event that the final plat is not recorded with Weber County within eighteen
(18) months of the effective date of this Ordinance, then the property is automatically
reverted to its prior zoning of O-1 Open Space Zone.
Section 3:

Severability. If a court of competent jurisdiction determines that any part of this
ordinance is unconstitutional or invalid, then such portion of the ordinance, or specific
application of the ordinance, shall be severed from the remainder, which shall continue in
full force and effect.

Section 4:

Effective date. This Ordinance shall be effective immediately upon posting after final
passage, approval, and posting.

PASSED AND ADOPTED by the City Council on this _____ day of _____________, 2020.

___________________________________
MICHELLE TAIT, Mayor
Harrisville City

ATTEST:

Roll call vote is as follows:
Mr. Jackson
Yes
No
Mr. Christensen Yes
No
Mr. Weiss
Yes
No
Mr. Wilhelmsen Yes
No
_____________ Yes
No

___________________________________
JENNIE KNIGHT, City Recorder
RECORDED this _____ day of _____________, 2020.
PUBLISHED OR POSTED this _____ day of _____________, 2020.
CERTIFICATE OF PASSAGE AND PUBLICATION OR POSTING
According to the provision of U.C.A. §10-3-713, 1953 as amended, I, the municipal recorder of
Harrisville City, hereby certify that foregoing ordinance was duly passed and published, or posted at 1)
City Hall 2) Harrisville Cabin and 3) 2150 North on the above referenced dates.

___________________________________
City Recorder

DATE:_______________

Harrisville City Planning Commission
Staff Report
November 18, 2020

Prepared By: Ronda Kippen, City Planner
Request:

Applicant:
Representative:
Project Location:
Zoning:
Acreage:
Tax Id#’s:

Ben Lomond Views Rezone A public hearing on a request to receive comments
for and against Harrisville Ordinance 515; Ben Lomond Views Zoning Map
Amendment for approximately 130.25 acres from O-1 zone and A-1 zone to the
MU-LP sub-zone.
BLD Investments, LLC
Douglas Palermo, Eric Langvardt
Ben Lomond Golf Course, Kunz Property (along 2000 N)
0-1 Zone and A-1 Zone
Approximately 130.25 Acres
11-019-0001, 17-064-0055, 17-064-0002, 17-064-0017, 17-071-0045, 17-0710044 (aka 17-071-0054), 17-071-0001, 17-0171-0003

SUMMARY & BACKGROUND
The following is a request to rezone the above identified parcels from the Open Space (O-1) zone and
Agricultural (A-1) zone to the Mixed Used-Large Parcel (MU-LP) sub-zone with a subsequent Master
Development Agreement. To date, this request for such a rezone is in conformance with the Harrisville
City Future Land Use Map and the 2019 Harrisville General Plan.
The applicant would like to subdivide and develop the property with a mixed used development application.
The property has frontage along Highway 89 as well as additional frontage and access along 2000 North.
On the proposed master site plan (see Exhibit A), the developer has kept the majority of the proposed singlefamily dwellings lots along the exterior of the village as larger lots to try and buffer and create lots similar
in nature to the existing surrounding neighborhoods; while keeping the town homes, condominiums and
commercial uses located within the core of the village, away from the existing subdivisions.
The master site plan reflects a request in density of 722 units over the 130.25 acres of land. The two-story
commercial building footprint of 40,836 sq.ft. has been requested and will surround an amphitheater in the
village center. The amphitheater is approximately an acre in size. The master site plan reflects an overall
of 29 acres (22.3%) of open space being preserved throughout the village. The open space is made up of
the Millennium Park (the developer will put in improvements, parking, and take over the care and
maintenance of the park as part of the proposal-the Millennium Park will remain a public park), a few small
neighborhood parks, the amphitheater, and a series of trails throughout the village.
An establishment of review criteria for this request may help the City in making this type of decision.
Relevant criteria includes determining whether the change fits with neighboring land uses and/or
configurations, the zoning density changes, traffic and circulation, flood plain issues, and whether the land
can be supported by essential facilities such as culinary water, sewer, road infrastructure, etc. The intent of
this staff report is to provide an objective evaluation of this criterion.
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ANALYSIS
Planning Commission Responsibility. Pursuant to Utah State Code §10-9a-503(2)
A legislative body may not make any amendment authorized by this section unless the
legislative body first submits the amendment to the planning commission for the planning
commission's recommendation.
The purpose statement pursuant to Land Use Ordinance of Harrisville City (LUC) §11.01.030 states:
The purpose of land use ordinances as set forth in various titles in the municipal code is to
promote the health, safety, convenience, order, prosperity and welfare of the present and
future inhabitants of Harrisville City, to implement the land use policies of the city, and to
carry out the purposes set forth in Utah Code Annotated §10-9a-102, 1953, as amended.

General Plan. The first finding that the Planning Commission shall make for a positive recommendation
for a rezone is that the development plan is in accordance with the City’s General Plan, goals, and policies
of the City. The following are excerpts from the 2019 Harrisville City General Plan that may be relevant in
evaluating this request:
Under state law, the Housing Element is a required element of the General Plan under state law.
This element of the General Plan identifies the City’s housing conditions and needs, establishes the
goals, objectives, and policies that are the foundation of the City’s housing and growth strategy, and
provides the array of programs the City intends to implement to create sustainable, mixed-income
neighborhoods across the City
…
This Plan seeks to integrate planning concepts that will allow for a mix of housing opportunities at
various income levels to foster growth, community development, and successful neighborhoods.
This Plan specifically focuses on moderate income housing as required under state law.
(2019 Harrisville General Plan on pg. 3).
HOUSING POLICY
1. The City will continually make efforts to reduce, mitigate, or eliminate local regulatory barriers
to moderate income housing.
2. Promote individuals who desire to live near family, and relatives in the City.
3. The City desires to maintain its local culture and lifestyle in conjunction with its housing policies.
4. Where resources are available, support the Weber Housing Authority Emergency Home Repair
Program to assist in housing maintenance for moderate to low income homeowners.
5. Facilitate the development of a mix of housing and open space within the City.
6. Comply with City specific requirements under state law by:
• Encouraging a variety of housing and residential opportunities by establishing and providing a
range of allowed residential densities and lot sizes near major transit investment corridors
• Encourage infill development as appropriate.
• Support the development of single-family dwellings, mixed-use development, and retirement
housing in the City.
7. The City will provide additional housing reports as required by unfunded mandates under state
law. (2019 Harrisville on pg. 12)
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The Future Land Use Map has also identified the subject property as Mixed Use.
MIXED USE
The purpose of a mixed-use development is to
establish an area that allows for development in a
manner that requires projects to be designed and
planned for a mix of uses created by various
commercial, entertainment, recreation, open space
and a variety of higher density residential styles that
creates a quality community. Mixed use developments
are typically encouraged as transitions between
different density uses or uses with different character
(i.e. between commercial and higher density
residential). (pg. 17 & 18 of the 2019 Harrisville
General Plan)

The 2019 Harrisville General Plan encourages that all rezones conform to the Future Land Use Map. The
applicant desires to strictly follow the mixed-use area as shown on the Future Land Use Map that was
adopted as part of the 2019 Harrisville General Plan. It appears according to this that the Planning
Commission may find that the proposal conforms to the intent of the City’s master planning efforts.
Zoning. Current zoning on the property is O-1 and A-1 zone.
The current zoning has specific purposes per LUC §11.07.010
The Open Space Zone (O-1) is specifically intended to encourage the
preservation of a natural environment in an otherwise urban setting; to
hold for future generations open space in which plants and animals can
be protected and studied; to inhibit erection of unnecessary buildings on
a flood plain, on areas of severe slope, and areas of fault line and rock
slides; to provide suitable areas for recreation and relaxation; to preserve
historic, cultural and artistic areas and to alleviate stream pollution.

The purpose and intent for the A-1 zone is per LUC §11.09.010:
The purpose of the A-1 zone is to provide areas which are to be retained and used for a mixture of
farming or agricultural uses and single-family low density rural residential development. The zone
is to be applied in areas with a high water table or where access to public roads is limited and the
utilization of the open land areas for the keeping of animals has low impact on residential uses or
the combination of residential large lots and agricultural uses is consistent with the general plan.

The following criteria should be evaluated when determining the impact of a potential rezone:
1. Potential density: The rezone request is for a total of 130.25 contiguous acres. The applicant has
provided a master site plan that identifies the smallest lot at 2,800 sq. ft. and the largest lot at 6,600
sq. ft. The townhomes and condo’s square footage has not been addressed to date.
The commercial building footprint of 40,836 sq.ft. has been requested; the commercial footprint
surrounds the one-acre amphitheater in the village center. The overall density increase, if the
rezone is approved, will be a maximum of 447 single family lots, 195 townhomes and 80 multifamily condominiums and a two-story commercial building with an overall footprint of 40,836 sq.
ft.
2. Access: The property has access off Highway 89 and 2000 North (see Exhibit D).
3. Circulation: The road and pathway structure for the village is literally the skeleton of this entire
development. The village is designed to be a walkable, yet easily accessed by vehicles from the
existing roadways.
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4. Culinary Water Resources: Bona Vista will provide culinary services. The applicant is currently
working with them regarding these services.
5. Secondary Water Resources: The applicant is currently working with the city as the City establishes
a Secondary Water Division.
6. Sewer: Currently the City is awaiting a sewer study being performed by the developer at this time.
7. Flood Plain: It does appear that a portion of the property is within a FEMA flood plain boundary
(see Exhibit F). If the applicant is unable to successfully negotiate with FEMA through a
CLOMAR process to remove the area identified on the Sensitive Lands Map as being in the FEMA
flood plain, the Planning Commission will need to decide whether to grant the units that are shown
in the flood plain (approximately 34 units) as part of the 722 overall units being requested; either
to allow them to be held to be developed elsewhere on the map if a CLOMAR cannot be obtained
or to reduce the number of units by removing the units shown in the flood plain due to this property
not being developable per the LUC§ 11.22.030(3)(b)(v).
8. Fire Protection: North View Fire has been actively participating in staff meetings and has been
submitting reviews to the applicant for areas of needed attention.
FINDINGS
It is too early in the review process for staff to make a recommendation to the Planning Commission on this
application. The purpose of this meeting was purely to educate and take input from the public and to start
moving forward with the Planning portion of this application as we now start to negotiate through the
Master Development Agreement.
Please feel free to contact me with any questions or concerns.
Respectfully-Ronda Kippen
City Planner
rondakippen@gmail.com
801-710-8303
ADDITIONAL INFORMATION
Exhibit A: Master Site Plan
Exhibit B: Parking Plan
Exhibit C: Bike Access
Exhibit D: Roadway Map
Exhibit E: Trails Map
Exhibit F: Sensitive Lands Map

4

Exhibit A-Master Site Plan
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Exhibit B-Parking Plan
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Exhibit C-Bike Access Map
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Exhibit D-Road Map
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Exhibit E-Trails Map
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Exhibit F-Sensitive Lands Map
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