
 

 
 
 

Harrisville City Planning Commission 
Harrisville City Offices 

Wednesday, March 9, 2022 – 7:00 p.m. 
AGENDA 

Join Zoom Meeting 
https://us02web.zoom.us/j/82096098811?pwd=MWF2YngyQTlyZTVBVFVsaitWVDB1UT09 

Meeting ID: 820 9609 8811 
Passcode: 782654 

 
1. CALL TO ORDER. 
 
2. CONSENT APPROVAL – of Planning Commission minutes from February 9, 2022. 
 
3. PUBLIC HEARING – Harrisville Planning Commission will hold a public hearing March 

9, at 7:00 p.m., at Harrisville City Hall located at 363 W. Independence Blvd., Harrisville, 
Utah, to take comments for and/or against Harrisville Ordinance 532; a zoning change 
application received by Triple Peaks, LLC from Agricultural (A-1) zone to Commercial 
(CP-2) for Weber County Parcel #17-066-0062, located at approximately 2440 N. Highway 
89. 

 
4. DISCUSSION/ACTION/RECOMMEND – to recommend adoption of Harrisville 

Ordinance 532; a zoning change application received by Triple Peaks, LLC from 
Agricultural (A-1) zone to Commercial (CP-2) for Weber County Parcel #17-066-0062, 
located at approximately 2440 N. Highway 89. 

 
5. COMMISSION/STAFF FOLLOW-UP. 

a. Open Meeting Acts and Non-Discrimination Training 
 
6. 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. 

https://us02web.zoom.us/j/82096098811?pwd=MWF2YngyQTlyZTVBVFVsaitWVDB1UT09
http://www.cityofharrisville.com/
http://pmn.utah.gov/


 

Harrisville City Planning Commission 
363 W. Independence Boulevard 
7:00 p.m., February 9, 2022 
Conducting: Chair Chad Holbrook 
 
Commissioners: Chad Holbrook, Chair  Staff: Jennie Knight (City Recorder) 
    Brenda Nelson    Cynthia Benson (Deputy Recorder) 
    Nathan Averill    Justin Shinsel (Public Works Director) 
    Bill Smith    Matt Robertson (City Engineer) 
   
Visitors: Michelle Tait, Arnold Tait, Blaine Barrow, Jeff Hales, Gage Crowther, Mark Bailey, 

Chris Evertz, Jacob Glaze. 
 

1. CALL TO ORDER. 
Chair Holbrook called the meeting to order and excused Commissioner Elmer and Commissioner 
Shakespeare. 
 

2. CONSENT APPROVAL – of Planning Commission minutes from January 12, 2022. 
 

MOTION: Commissioner Brenda Nelson motioned for the Planning Commission minutes from 
January 12, 2022 to be approved as written. Commissioner Nathan Averill seconded. Voting was 
unanimous. 
 

3. PUBLIC HEARING – Harrisville City Planning Commission will take public 
comments for and/or against Harrisville Ordinance 531; Land Use Amendments. 
 

Jennie Knight reviewed the background on Ordinance 531 which will better align our appeal authority 
ordinance with state law. This repeals sections HCMC §11.02.040 and HCMC §11.020.050 and 
renumbers the remaining codes in those sections; updates section HCMC §2.02.010 with the 
establishment of Planning Commission; membership is composed of three (3) to five (5) members, and 
alternates as needed; terms are set to four (4) years which may be staggered from other members; with 
any vacancy in the Planning Commission is filled for the remainder of the unexpired term by 
appointment of the Mayor, subject to the advice and consent of the City Council; a member may be 
removed by the Mayor at any time. The Powers and Duties, the Presiding Officer and the Quorum, Rules 
and Compensation are all outlined as well and are very similar to our current code. The next section 
HCMC §2.01.020 amends the Appeal Authority. Ms. Knight stated the reason for this section update is 
because there have been some conflicts recently resulting in some issues. This new code will outline the 
establishment and appointment of the Appeal Authority. Along with the decisions, spokesman, and 
options the appeal authority would need to make a determination. The last section is HCMC §11.18.100 
updates the revocation of a Conditional Use Permit. 
 
Chair Holbrook opened for public comment.  
 
No public comment was given.  
 
Chair Holbrook closed the public hearing portion of the meeting.  
 



 

Chair Holbrook asked commissioners if there were any questions. He expressed his concern with HCMC 
§2.01.010 (5) regarding the removal of a Planning Commissioner. He said where there are some criteria 
for inviting a new commissioner, there should be some criteria for removing a commissioner. 
Commissioner Averill said he does not have an issue stating this is part of the Mayor’s authority. 
Commissioner Nelson agreed. Chair Holbrook recommended adding language for parameters for the 
Mayor’s ability to remove a commissioner and not leave blanket authority. Mayor Tait was asked her 
opinion. She said she likes to know where her limits are but she feels she can determine on her own who 
she feels would best serve on the Planning Commission. However, if this is something the commissioners 
would like to see in the ordinance, she would not object to having those parameters outlined. Ms. Knight 
said that it is important to remember the difference between the council and the commission. The Mayor 
has no ability to vote with the City Council, with very rare exception. Commissioner Averill suggested 
adding the language with the advice and consent of the City Council. Ms. Knight asked if the language 
requested is similar to how it is stated in item #2 of this section; subject to the advice and consent of the 
City Council. Chair Holbrook and Commissioners all agreed they would like to see this language added to 
the ordinance under the removal of an appointment section. 
 

4. DISCUSSION/ACTION/RECOMMEND – to recommend adoption of Harrisville 
Ordinance 531; Land Use Amendments.  

No further discussion was given. 
MOTION: Commissioner Nelson motioned to recommend adoption of Ordinance 531 with a 
language change to HCMC §2.01.010(5) Removal of a Planning Commissioner being, subject to 
the advice and consent of the city council. Commissioner Averill seconded. Voting was 
unanimous. 
 

5. DISCUSSION/ACTION/RECOMMEND – to approve Conditional Use Permit for 
Walmart Fuel Station signs. 

Ms. Knight explained the purpose of this conditional use permit is because HCMC §11.23.070(2)(c) 
specifies electronic signs; are only allowed as a conditional use issued by the land use authority. This 
action is to approve a conditional use permit as outlined in the staff memo dated February 3, 2022 with 
conditions regarding the impact to the surrounding community. Chair Holbrook thought the verbiage 
referring to the land use authority was interesting and asked for clarification. Ms. Knight explained that 
the Planning Commission has the authority to put condition(s) on an already permitted use. For 
instance, the commission can put a condition on the permitted use such as an automatic dimmer like 
the one here at the city building. Commissioner Averill reviewed items 6 and 8 of the staff memo, 
which includes: the location of exterior lighting and signage will not be directed to or impact adjacent 
residential uses. There are two items they need to address since Wal-Mart will be turning their existing 
signs into electronic signs. Commissioner Nelson asked for verification of where the new signs will be. 
Chris Everts explained the changes will be made to the exterior signs where the current pylon signs 
are. They are replacing them with electronic signs to include gas pricing. The signs will remain the 
same height, just a different configuration. They will not be placing a sign on the corner next to the 
station; only on the pylons. Chair Holbrook asked for the direction the signs will be facing to better 
understand the light direction from the new signage. Mr. Everts said the signs will be facing north and 
south. Chair Holbrook asked about the signage on the canopy where the pricing will be indicated. He 
saw one on the west side and wondered if there would be one on the east side. Mr. Everts said yes, so 
both entrances can see the price upon entering the complex. Commissioner Nelson asked if they would 
be following the guidelines given in the staff memo such as the automatic dimmers. Commissioner 
Averill asked if Mr. Everts had seen the staff memo. Mr. Everts said that he had seen it and was not 



 

worried about meeting those requirements. Chair Holbrook asked about the 40% of the overall sign 
surface. Ms. Knight explained this percentage is inclusive of the total surface space of the sign which 
cannot exceed the 40% for digital display. Chair Holbrook asked if the commission wished to add the 
beautification effort discussed from last meeting on the site plan as a condition. Commissioner Averill 
said that was not necessary since that was a part of the site plan. Commissioner Nelson agreed. Chair 
Holbrook asked if there were any other questions from the Commissioners. He thanked Mr. Everts for 
his efforts on this project. 
MOTION: Commissioner Averill motioned to approve Conditional Use Permit for Walmart Fuel 
Station signs subject to the staff memo dated February 3, 2022. Commissioner Nelson seconded. 
Voting was unanimous. 

 
Ms. Knight stated there is a 15-day appeal period that needs to be adhered to. Once that is met, the 
conditional use will be issued. 

 
6. DISCUSSION/ACTION/RECOMMEND – to grant preliminary approval for Bailey X 

Business Condos a commercial site plan located at approximately 2340 North Highway 89. 
 
Justin Shinsel explained this site plan comes with a positive recommendation from staff through Project 
Management. There are a few criteria in the engineering needing to be addressed. As for the city code 
and the zoning, they meet all the criteria. Mark Bailey said that within the last hour he had submitted 
most of what the engineering criteria concerns were along with Will-Serve letters. The largest item they 
are addressing at this point is an UDOT agreement. Gage Crowther spoke up and said that they have had 
preliminary talks with UDOT and are going through that process now. There are already outlets that 
have been predetermined. It is only a matter of getting the approval. Chair Holbrook asked if the 
commissioners had any questions. Commissioner Averill asked what kind of businesses would be in this 
development. Mr. Crowther said that there will be a wide range of businesses from law offices to 
insurance agents. The front lots are to encourage a different type of retail business. Commissioner Averill 
asked if they were built to suit or all the same. Mr. Crowther said most are going to be built to suit. Mr. 
Bailey said he was not certain who would be in the complex. They are hoping for smaller type business 
with visiting client and interior storage. Mr. Crowther said that all the units are approx. 2000 sq feet per 
unit with a potential of combining units together. Mr. Bailey planned parking to be more of a retail use 
in the front. The intent of the units in the back is to be for smaller businesses with less visiting clients. 
Mr. Crowther said they do have an architect working on the final plans now. Mr. Bailey said it will be a 
nice presentation with a mix of materials for the city to dress up the businesses coming in. Mr. Shinsel 
said one more thing to point out is the shared access to the north of the project. There will actually be 
two accesses from HWY 89. Mr. Bailey pointed out there will be a new exit for the existing units to the 
HWY frontage at about where Treasure Fire is currently. Mr. Shinsel will work with the city engineer to 
make certain all outstanding matters are addressed. Chair Holbrook thanked them for working with the 
city. 
Motion: Commissioner Averill motioned grant preliminary approval for Bailey X Business 
Condos a commercial site plan located at approximately 2340 North Highway 89 subject to the 
engineer memo dated February 3, 2022 and staff memo dated February 3, 2022. Commissioner 
Smith seconded. Voting was unanimous. 

 
7. DISCUSSION/ACTION/RECOMMEND – to grant preliminary approval for Hales 

Building a commercial site plan located at approximately 995 North 375 East. 



 

 
Justin Shinsel said that this project has been brought before the commission before as a rezone. Staff is 
recommending a variance hearing be held due to the commercial outlet onto a residential road. 
Commissioner Averill added his concern with the residential area and the proximity of this project. 
Commissioner Nelson asked for clarification since the time lapse from previous discussion. Ms. Knight 
explained the zoning change has been granted for this project but there is a significant hardship on this 
parcel due to the location of the outlet on Washington Blvd proximity to Larsen Lane. There is currently 
an issue with drivers using this as a thoroughfare from Washington Blvd to 375 East. The developer has 
proposed placing the building on the North side which would deter driving access through to the 
Washington Blvd. She outlined options presented by city staff. The commissioners have two options: 
granting preliminary approval now with the variance hearing as a condition, or tabling this item until a 
variance hearing can be held.  Commissioner Averill expressed his desire to see the ruling from the 
variance hearing before making a decision. Jeff Hales said he currently owns Cowboy Trucks on 
Washington Blvd. The site sits directly behind that business. In years past, he has cleaned up the lot by 
removing junk and debris, but this has allowed access from Washington Blvd to 375 East. Residents use 
this access since the median was installed on Larsen Lane. He said his intention is to place the building 
on the North side to deter this drive through access. The proposed use of the building is for a photo studio 
and detail shop for the cars. There would be limited traffic in the parking lot and it would be a locked 
area. He provided a rendering of the building which will face southeast to help create curb appeal to the 
surrounding neighbors. Mr. Hales further explained the rezone was granted because this is consistent 
with the General Plan. The issue is with the access. Commissioner Averill suggested additional options 
with the plan. Mr. Hales said if a variance is not granted, they will have to rethink the plan. Moving the 
building to the south would create light issues in the studio. Ms. Knight explained this hardship is not 
created by the property owner and thereby should qualify for a variance, but there is no guarantee the 
variance will be granted. 
Motion: Commissioner Smith motioned to table agenda item #7 the Hales Building a commercial 
site plan located at approximately 995 North 375 East subject to a variance hearing and any 
engineer recommendations. Commissioner Nelson seconded. Voting was unanimous. 
 

8. COMMISSION/STAFF FOLLOW-UP. 
Staff follow-up is a reminder for the Ben Lomond Open House going on February 16, 2022 at 7 PM. 
There was an article in the Standard Examiner on February 7, 2022, regarding this project and the open 
house. 
Mr. Shinsel gave a brief overview of upcoming developments within the city. Montgomery Farms had 
their pre-con and are breaking ground with the detention ponds. Ashlar Cove has been staked out their 
project but are still working on elevations and ditch issues. Copperwoods will have their pre-con 
tomorrow after project management. There will be activity at the Ben Lomond commercial site. They 
are doing their Geotech survey. They received their approval with the zoning change from city council 
last night. 

 
9. ADJOURN. 

Chair Holbrook declared the meeting adjourned at 7:51 p.m. 
Jennie Knight     Chad Holbrook 
City Recorder     Chair 



 

M E M O R A N D U M 

 

TO:  Harrisville City Mayor and Council  

FROM: Jennie Knight, City Administrator 

RE: Ordinance 532; Triple Peaks, LLC Zoning Map Amendment 

DATE:  March 4, 2022 
 

 

Background: Triple Peaks, LLC, submitted an application on February 8, 2022 to rezone 

approximately 3.68 acres located at approximately 2440 North Highway 89 (Parcel #17-066-

0062) from A-1 (Agricultural) to CP-2 (Commercial). Public notice was given on February 24, 

2022 that a public hearing will be held and notice was also sent to all addresses within 500 feet. 

 

Findings: The complete application, including the concept plan (Exhibit “A”), complies 

with: 

• HCMC §11.06.040 Concept Development Plan which includes:  

1. General land use types. 

2. Approximate locations and arrangements of: 

a. Buildings. 

b. Structures and facilities. 

c. Open space. 

d. Parking, access, and traffic patterns. 

e. Infrastructure. 

• HCMC §11.12.010 Purpose and Intent of the CP-2 zone which states: “The location of 

the zone should be along selected locations adjacent to the arterial streets which run 

through Harrisville in order to provide good access with limited disturbance to the 

residential areas of the community.” 

• The proposed concept plan is consistent with the 2019 Future Land Use Map  



 
 

Staff Recommendation: Staff recommends a positive recommendation for adoption of 

Harrisville Ordinance 532; Triple Peaks, LLC, Zoning Map Amendment based on the following 

findings: the concept plan complies with Harrisville Municipal Code and the Purpose and Intent 

of the CP-2 zone and the zoning change is consistent with the Harrisville 2019 Future Land Use 

Map. 



 

HARRISVILLE CITY 
ORDINANCE  532 

 
TRIPLE PEAKS ZONING MAP AMENDMENT 

 
AN ORDINANCE OF HARRISVILLE CITY, UTAH, AMENDING THE 
OFFICIAL ZONING MAP FOR CERTAIN PARCELS LOCATED AT 
APPROXIMATELY 2440 NORTH HIGHWAY 89 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, Triple Peaks, LLC, and desires to act upon 
the same; 
 
 WHEREAS, the attached Exhibit “A” contains the required Concept 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 March 9, 2022, 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 Number 17-066-0062 as set forth in the 
attached Exhibit “A” which is hereby adopted and incorporated herein by this 
reference, is hereby changed from A-1 (Agriculture) Zone to the CP-2 
(Commercial) Zone. 



 

 
Section 2: Concept Plan and Reversion. The Concept Plan attached in Exhibit “A” which 

is hereby adopted and incorporated herein by this reference is adopted as the 
required Concept Plan for this Zoning Map Amendment. Any development must 
substantially conform to this Concept Plan. In the event that any development 
fails to substantially conform to the Concept 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 A-1 Agriculture. 

 
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 _____________, 2022. 
 
 
___________________________________   Roll Call Vote Tally:  
MICHELLE TAIT, Mayor 
Harrisville City     Council Member Wilhelmsen     Yes  No 
       Council Member Weiss     Yes  No 
ATTEST:      Council Member Christensen     Yes  No 
       Council Member Jackson     Yes  No 
       Council Member Loveland     Yes  No 
___________________________________ 
JENNIE KNIGHT, City Recorder 
 
RECORDED this _____ day of _____________, 2022. 
PUBLISHED OR POSTED this _____ day of _____________, 2022. 
 
 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. 
 
 
___________________________________   DATE:_______________ 
City Recorder 





 
 
 
 
 
 

Public Hearing Notice 
 

In accordance with UCA §10-9a-204, the Harrisville Planning Commission will hold a public 
hearing March 9, at 7:00 p.m., at Harrisville City Hall located at 363 W. Independence Blvd., 
Harrisville, Utah, to take comments for and/or against Harrisville Ordinance 532; a zoning 
change application received by Triple Peaks, LLC from Agricultural (A-1) zone to Commercial 
(CP-2) for Weber County Parcel #17-066-0062, located at approximately 2440 N. Highway 89. 
Individuals requiring special accommodation (including auxiliary communicative aids and 
services) should notify the City Recorder at 801-782-4100 ext. 1000 at least three (3) days prior 
to the hearing. 
 
 
 
  

MAYOR: 
 

Michelle N. Tait 
 

COUNCIL MEMBERS: 
 

Grover Wilhelmsen 
Steve Weiss 

Blair Christensen 
Max Jackson 

Kenny Loveland 

HARRISVILLE CITY 

 
363 West Independence $ Harrisville, Utah 84404 $ (801) 782-4100 
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City of Harrisville

Applicant/Property Owner Information

Date / Time
02/08/2022

Applicant's Name
Mark Apuna (Triple Peaks LLC)

Applicant's Address
2440

Applicant's Phone Number
8018667635

Applicant's Email Address
utahflyingrealtor@gmail.com

Property Owner's Name
Pettit, Nunez (Triple Peaks LLC)

Property Owner's Mailing Address
6214 N Creekside Dr

Property Owner's Phone Number
8018667635

Type of Rezone
Changing the current zoning map

Have any Conditional Use Permits been granted for this
property?
No

Zoning Information

Street address or location of property for which a change
in zoning is requested
2440

Parcel # of property
17-066-0049

Current Zoning of Property
A-1

Proposed Zoning of Property
CP-2

Current Zoning on General Plan
A-1

Proposed Zoning on General Plan
CP-2

Reason for Rezone

Give the reason for requesting a rezone.
Building Triple Peaks restaurant/Sports bar/Convention,Wedding
Venue

Explain how the proposed amendment is in harmony with
the City General Plan Land Use Map, including what
conditions exist in the general area to warrant such a
change. How is the change in the public interest as well
as the applicant's desire?
If I am reading the future map correctly is it going to be General
Commercial. Triple Peaks LLC will bring Food, Drink and
entertainment to an area that is greatly missing all of these
options. Also Triple Peaks LLC will bring around 200 jobs to the
area and a huge revenue tax base. In the building process we
are using contractors in the immediate area bringing in more $$
to the surrounding community

As part of the rezone application process, you'll need to
upload a concept site plan that is consistent with the
zone you are applying for. Please upload a .pdf version
of your concept plan below:
See attached: Triple Peaks 3rd Floor.png

Signature

This petition must be signed by the property owner of
record or the petitioner must furnish an affidavit from
the owner giving authorization to appear before any city
administrative or legislative body to act on behalf of the
owner in matters pertaining to this petition.
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