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   SOUTH OGDEN CITY  
PLANNING COMMISSION BRIEFING MEETING MINUTES 

 
September 11, 2014 

Council Chambers, City Hall 
5:30 P.M. 

 
 
PLANNING COMMISSION MEMBERS PRESENT 
Chairman Todd Heslop, Commissioners Chris Hansen, Raymond Rounds, Shannon Sebahar, Steve 
Pruess, Dax Gurr and Mike Layton 
 
STAFF PRESENT 
Planner Mark Vlasic and City Recorder Leesa Kapetanov 

 
OTHERS PRESENT 
Jerry Cottrell, Walt Bausman 

 
Before the meeting began, City Recorder Kapetanov gave the commissioners a copy of the 
city engineer’s report on Tuscan Ridge, Phase 5 (see attachment A). 
 
The briefing session began at 5:40 p.m.  
  
Mr. Heslop began discussion on the first item on the agenda, allowing beekeeping in the city.  City 
Recorder Leesa Kapetanov reminded the commissioners they had discussed this item at an earlier 
meeting and recommended that beekeeping be allowed, but no public hearing had been held.  The 
public hearing would be held that evening, and the commissioners could discuss the matter further 
if they wanted to.  The commissioners discussed different aspects of the ordinance and asked 
questions.   They then moved on to the conditional use application for the cell tower relocation. 
The commissioners wondered why the applying provider couldn’t co-locate on the existing 
monopole.  Commissioner Pruess pointed out our code required that each pole provide for co-
location, but everyone seemed to want their own pole.  The commissioners also discussed the need 
for the tanks to be repainted after the current antennas on the tank were removed.   City Planner 
Vlasic pointed out the code does not require a company to co-locate before building a new pole, 
but they must allow for co-location on any pole they build.   
Chairman Heslop then directed discussion to the subdivision public hearing and discussion.  Mr. 
Vlasic explained this was a final approval for phase five of a PRUD subdivision that was approved in 
2008.  Staff recommended approval.   
The commissioners moved on to discuss the general plan.  Mr. Vlasic explained the general plan 
was adopted in 1997.  There had been two updates since, but only to portions of the plan.  He said 
it had been difficult to advise people about the general plan because it involved using three 
different maps.  Mr. Vlasic showed the three different maps and then a fourth map that compared 
the three and showed the discrepancies.   The question that needed to be answered that evening 
was if it was time to update the general plan map; if the answer was yes, they would need to also 
decide whether to update the text that goes along with it, or go as far as updating the whole 
general plan again.  The commissioners talked about the cost of the project.  Mr. Vlasic said he felt 
staff could handle it.  He felt it was important to have one source from which to make decisions.   
The commissioners discussed what would be best and changes that may need to take place on the 
general plan.  Planner Vlasic reminded them the new form based code would take care of the 
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commercially zoned areas and include some mixed uses.  He also mentioned updating areas of the 
general plan that indicated institutional uses.   Commissioner Pruess felt the plan should be 
updated to reflect what the city is and what it was trying to become.  Planner Vlasic said the 
revisions would still have to go through a public hearing process.  Tonight would be a discussion on 
what changes should be made and to direct staff.   
There was no more discussion.  The briefing meeting ended at 6:14 pm. 
 
 
Chairman Heslop then called for a motion to close the briefing meeting.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
I hereby certify that the foregoing is a true, accurate and complete record of the South Ogden City 
Planning Commission Briefing Meeting held Thursday, September 14, 2014. 
 
_______________________________ 
Leesa Kapetanov, City Recorder 
 
Date Approved by the Planning Commission ____October 9, 2014_____ 
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MINUTES OF THE 
SOUTH OGDEN CITY PLANNING COMMISSION MEETING 

Council Chambers, City Hall 
Thursday, September 11, 2014 – 6:15 p.m. 

 
 
PLANNING COMMISSION MEMBERS PRESENT 
Chairman Todd Heslop, Commissioners Shannon Sebahar, Steve Pruess, Mike Layton and 
Raymond Rounds 
 
PLANNING COMMISSION MEMBERS EXCUSED 
Commissioners Chris Hansen and Dax Gurr 

STAFF PRESENT 
Planner Mark Vlasic and City Recorder Leesa Kapetanov 
 
OTHERS PRESENT 
Jerry Cottrell, Walt Bausman, Kim Didier, Nancy Gibson-Fagg, Kurt Boyer, Michel Strate, Gary 
Boyer 

 
 
I. CALL TO ORDER AND PROCEDURAL STATEMENT 

Chairman Todd Heslop called the meeting to order at 6:20 pm and called for a motion to open. 
 
Commissioner Sebahar moved to open the meeting, with a second from Commissioner Pruess.  
All present voted aye.   
 
Mr. Heslop noted the date and announced that in honor of those who were lost on September 
11, 2001, there would be a moment of silence.  After the moment of silence, he reviewed the 
procedures for a public hearing, and called for a motion to open the public hearing. 
 
Commissioner Pruess moved to open a public hearing.  The motion was seconded by 
Commissioner Rounds.  The vote was unanimous to enter the public hearing. 
 
 

II. ZONING HEARING 

A. To Receive And Consider Comments On Allowing Bee Keeping in South Ogden City 
Chairman Heslop asked staff to give some background on this item.  City Planner Vlasic 
explained a resident had approached the city council, asking that beekeeping be allowed 
in the city.  The council then forwarded the information provided by the resident to the 
commission and asked that they look at it and make a recommendation.  The 
commission had previously looked at an ordinance from North Ogden City as a model and 
discussed allowing beekeeping in the city.  Tonight was the public hearing for the matter.     
The chairman called for comments from the public.  No one came forward to comment. 
He then called for a motion to close the public hearing. 
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Commissioner Sebahar moved to close the public hearing, followed by a second from 
Commissioner Pruess.  The vote was unanimous to close the public hearing. 
 

III. ZONING ACTIONS 
A. Discussion and Recommendation to City Council on Whether to Allow Bee Keeping in 

South Ogden City 
Chairman Heslop asked if the commissioners had any comments.  Commissioner Rounds 
pointed out the distance requirements in the proposed ordinance would prohibit many 
people in South Ogden from having hives.  He also noted that many people were allergic 
to bees and wondered if there was a safety issue to be considered in allowing beekeeping 
in the city.  He also pointed out South Ogden did not have vast amounts of orchards that 
needed to be pollinated like North Ogden or Willard might have.  He would like to see 
what the risks were before he could be in favor of allowing beekeeping.  Commissioner 
Sebahar stated she knew there were already hives in the city, and she would rather see 
them regulated.  She said there were always bees around, and questioned whether 
allowing beekeeping increased any risks or not.   
City Planner Mark Vlasic said there may be some other ordinances that were geared 
toward smaller urban lots.  Commissioner Pruess suggested changing the wording in the 
suggested ordinance from five hives to one or two hives.  Commissioner Layton said 
there may have been a reason the ordinance was written as five, and they should find out 
before changing it.  The planning commissioners asked staff to gather more information 
and put it on the agenda for further discussion.   

 
IV. CONDITIONAL USE APPLICATION 

A. Consideration of Application for Cell Tower located behind Water Tanks on Harrison 
Boulevard 
Chairman Heslop requested City Planner Vlasic give some background information on the 
conditional use application.  Mr. Vlasic explained there were existing antennas on the 
water tanks, but the applicant was requesting they be moved to a monopole located 
behind the tanks.  The tower was located in a C-2 zone next to the city limits.  He noted 
that there was already a tower on the site and questioned why the antennas were not 
being co-located on the existing tower.  If it was determined that co-location was not an 
option, staff recommended the new pole be restricted to 60 feet and letters be provided 
that the new structure would allow for up to three separate users for co-location and the 
tower would be removed if it became obsolete.  Mr. Vlasic said he had originally 
recommended the tower be painted, but now withdrew that recommendation and 
requested that the tower be left unpainted galvanized steel.   
Chairman Heslop invited the applicant to come forward.  Jared White, 1894 W 1690 S, 
Woods Cross, was there as a representative of Sprint.  He addressed the question of 
co-location on the existing tower, stating that if they co-located the antennas on the 
existing tower, the antennas would be below the height of the tanks; the tanks would 
block signals from reaching the antennas as well as block any signals being sent.  Mr. 
White said they would prefer to leave the antennas on the tanks, but the city was 
exercising a clause in the contract and requiring them to remove the antennas from the 
tank due to safety concerns.  The issue of moving the antennas had come up when 
Sprint had requested that more antennas be added to the tank.  Mr. White answered 
questions for the commissioners and explained how the tower was being engineered to 
meet the request of the city and still meet engineering safety requirements.   The city 
had requested that they not drill down as deep as a standard foundation would go, so 
they would use a special foundation that would not have to be dug as deeply, but still 
maintain engineering standards.  He also said that they could engineer the tower to 
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provide for co-locators and write letters saying they would allow it, but in honest 
disclosure, no one else would probably be able to use the tower because the water tanks 
would block the signal.  Commissioner Sebahar pointed out they had to be concerned 
with the location of cell towers and how they looked, but they should also realized that 
cell towers were necessary as more and more people got rid of land lines.  Having cell 
towers in the area provided a service to the residents of South Ogden specifically.   
The commissioners then discussed whether they needed comments from the public works 
department.  City Recorder Kapetanov informed the commissioners that Public Works 
Director Jon Andersen had spoken with her on the phone requesting that this item be 
placed on the agenda and explained that he had visited the site with the Sprint 
representative and worked things out with them.  Mr. White then addressed 
Commissioner Pruess’s concerns about the engineering, answering questions and 
explaining it would be built to current codes.  He also explained the difficulty in 
relocating a tower too far from its current location as it was already set up to work with 
existing towers around it.  
There were no other questions or concerns by the commissioners. 
 
Commissioner Sebahar moved that, due to the request of the public works department 
to relocate the Sprint cell phone antennas on the existing water tower, they approve a 
60 foot monopole at the location on Harrison Boulevard by the water towers.  They 
would also require, even if they co-locate or not, a letter stating they will provide for up 
to three separate users on the pole, as well as a letter stating they will remove the pole 
within 90 days after use is terminated.  In addition, they would be required to repaint 
any parts of the tank to match the existing mural.  The motion was seconded by 
Commissioner Layton. Chairman Heslop then made a roll call vote.   
 
   Commissioner Sebahar- Aye 
   Commissioner Layton-  Aye 
   Commissioner Pruess-  Aye 
   Commissioner Rounds-  Aye 
    
The conditional use permit was approved. 
 
   

V. SUBDIVISION HEARING 
A. To Receive and Consider Comments on the Final Approval of Tuscan Ridge PRUD Phase 

5, located at approximately 6225 S 1525 E 
Chairman Heslop then indicated it was time to move into a public hearing and accepted a 
motion to do so. 
 
Commissioner Rounds moved to open the public hearing for final approval of Tuscan 
Ridge PRUD Phase 5, followed by a second from Commissioner Sebahar.  All present 
voted aye. 
 
The chair asked staff to give some information on this item.  Planner Mark Vlasic said this 
project had received preliminary subdivision approval back in 2008.  It was located in an 
R-3zc(E) zone, a multi-family residential zone which allowed up to eleven units per acre.  
The application met zoning requirements and staff’s recommendation was that it be 
approved.   
Chairman Heslop then opened the floor to any comments from the public.  No one came 
forward.  Mr. Heslop called for a motion to close the public hearing. 
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Commissioner Sebahar moved to closed the public hearing.  The motion was seconded 
by Commissioner Pruess.  The vote was unanimous to close the public hearing. 
 

VI. SUBDIVISION ACTIONS 

A. Final Approval of Tuscan Ridge PRUD Phase 5 
Commissioner Sebahar commented this project had been around for a long time and she 
did not see any issues with it.  Chairman Heslop asked if there was a motion. 
 
Commissioner Rounds moved to approve Tuscan Ridge PRUD Phase 5.  Commissioner 
Sebahar seconded the motion.  The chair then called the vote. 
 
   Commissioner Sebahar- Aye 
   Commissioner Layton-  Aye 
   Commissioner Pruess-  Aye 
   Commissioner Rounds-  Aye 
 
Tuscan Ridge PRUD Phase 5 was approved. 

 
 

VII. OTHER BUSINESS 
A. General Plan Map Assessment 

Chairman Heslop asked City Planner Mark Vlasic to speak to this item.  Mr. Vlasic said 
this discussion was to determine the status of the existing land use map of the general 
plan; it was called “Land Use and Circulation Plan” in the 1997 General Plan.  Since 1997 
there had been two updates to the general plan, but neither of those updates specifically 
addressed updating the land use map.  Mr. Vlasic felt that was due to the fact that the 
city was nearly built out and there wasn’t a need.  However, staff now felt there was 
enough incorrectness to the general plan map to warrant updating it.  He had provided 
the commissioners with four different maps in their packet; one the original 1997 map, 
the second map was the original map in GIS format.  The third map was an existing land 
use map from the 2008 general plan update that had been updated to reflect as near as 
possible the existing land use in 2014.  The fourth map combined the three maps and 
identified areas where there were significant differences; there were 48 identified 
significant differences, most of which were located in the southern part of the city.  
Planner Vlasic said the purpose of the general plan map was to provide guidance about 
development for the city.  Currently, Mr. Vlasic had to go to three different maps to get a 
sense of what was planned for areas of the city. The question being presented to the 
commission was whether the general plan map should be updated along with the text 
that went along with it in the general plan itself.  Another question might be if the map 
and related text was enough, or if the whole general plan should be updated.   
Commissioner Pruess said he was in favor of updating the map and related text.  
Commissioner Rounds asked if staff would be doing the updates or if it would not need to 
be hired out.  Mr. Vlasic confirmed staff could do it.  All of the commissioners present 
agreed with Commissioner Pruess in updating the map and the related text. 
   

B. Review of Report and Discussion on Annexation 
Chairman Heslop then moved to discussion on annexation.  City Planner Vlasic pointed 
out the report by the engineer covered water, sewer, storm sewer and soils in the area to 
the south of the city being looked at for annexation.  He felt that generally the report 
supported the fact that annexing the area was not logical; most of the utilities in the area 
had not been engineered with annexation in mind.   
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Commissioner Sebahar said if it was not a benefit to the city’s residents and not cost 
effective, she did not feel right about just putting any piece of land in the city’s annexation 
plan.  She said the costs involved in providing utilities to the area were in the millions.  
Commissioner Pruess pointed out that the area in question would be mostly residential 
and not bring much revenue to the city.  City Recorder Leesa Kapetanov asked if the 
commission wanted to make a recommendation to the city council concerning 
annexation.  Commissioner Sebahar pointed out there had been three areas to consider 
for annexation, and a study had only been done on one area.  Although the golf course 
was already in the city’s annexation plan, there still had not been any report concerning 
Uintah Highlands.  She said her recommendation at this point would be to not annex the 
Stephen’s property to the south of the city; she wondered why all the work had been 
done to analyze the area when the owner had made it clear he did not want to annex his 
property to the city.  Commissioner Pruess stated he didn’t see the city being able to 
provide utilities because of the slope of the property, and they would probably have to 
pay Washington Terrace to provide water and sewer services.  Neither he nor 
Commissioner Sebahar felt the revenue that came to the city from annexing the property 
would compensate for the costs involved to provide utilities.  Commissioner Sebahar 
said she felt it was unfair to the other residents of South Ogden to put so much money 
into providing services for that area when Washington Terrace was already planning to 
provide utilities for the area.  Commissioner Heslop pointed out the area was already in 
Washington Terrace’s annexation plan.  Commissioner Rounds said he agreed with 
Commissioner Sebahar’s recommendation; Commissioner Pruess agreed as well.  
Commissioner Heslop pointed out the area was prime land with great views and he hated 
to give it up if the city had the possibility to annex it.  City Planner Vlasic said studies 
indicated if there were no commercial properties to help generate revenue in an 
annexation, residential properties on their own were a drain to the city without even 
considering the costs of providing the initial utilities.  City Recorder Leesa Kapetanov 
suggested that Planner Vlasic write the recommendation as discussed by the commission, 
email it to them for their approval, and then forward it to the city council.  The 
commissioners agreed.   

 
 

VIII. APPROVAL OF MINUTES OF PREVIOUS MEETING 
A. Approval of the July 23, 2014 Special Meeting Minutes 

Chairman Heslop then moved to the approval of minutes and called for a motion to 
approve the July 23, 2014 Special Meeting minutes. 
 
Commissioner Pruess moved to approve the July 23, 2014 special meeting minutes.  
Commissioner Rounds seconded the motion. All present voted aye other than 
Commissioner Sebahar who abstained.   
 

B. Approval of the August 14, 2014 Briefing Meeting Minutes 
The chairman then called for a motion concerning the August 14th briefing meeting 
minutes.   

 
Commissioner Layton moved to approve the August 14, 2014 briefing meeting 
minutes followed by a second from Commissioner Sebahar.  All present voted aye 
other than Commissioner Rounds who abstained because he was not present at the 
briefing meeting. 
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C. Approval of the August 14, 2014 Meeting Minutes 
Mr. Heslop the called for a motion on the August 14th meeting minutes. 
 
Commissioner Pruess moved to approve the South Ogden meeting minutes for August 
14, 2014.   Commissioner Rounds seconded the motion.  The vote to approve the 
minutes was unanimous. 
 
All minutes were approved. 

 

 

IX. PUBLIC COMMENTS 
The chair then opened the floor for public comments. 
 
Jerry Cottrell, 5765 S 1075 E – Mr. Cottrell said that now the decision had been made on the 
monastery property, he wanted to thank the planning commission for their efforts.  He did not 
agree with the decision, but realized it took a lot of time and effort.  He then went on to talk 
about City Code 10-15-5, the basis for issuing a conditional use permit.  He went over the 
requirements, stating that he felt the planning commission had not considered the 
requirements in making their decision.  He said he thought the commission had considered the 
Fair Housing Act in their decision, but he did not know for sure as the deliberation meeting had 
been closed, a fact which he thought may have violated the open meeting act.  If the decision 
was not done correctly, how would they fix it at this point? He also thanked Commissioner 
Rounds for considering those with allergies to bees as they discussed allowing beekeeping in the 
city (Mr. Cottrell submitted a written copy of his remarks for the record; see Attachment A). 
Michel Strate, 5993 Park Vista - she pointed out that although her husband served on the city 
council, it was essential they understand the views she expressed that evening were her own.  
She said the planning commission had the charge of protecting the community through the wise 
application of zoning ordinances and she held each member of the commission culpable for 
their recent decision concerning the monastery property near her home.  She too reviewed the 
requirements in the ordinance when considering conditional uses, including necessity, 
detriment, and compatibility.  The decision the planning commission had made on the 
monastery property had set a precedent.  If other large commercial facilities petitioned to 
locate in the heart of a neighborhood, how could they be refused?  She hoped the hearing 
officer had the good sense to overrule this decision (Ms. Strate presented a written copy of her 
remarks to be added to the minutes; see Attachment B). 
Walt Bausman, 5792 S 1075 E – pointed out that Ordinance 13-11 passed last May was 
recommended by the planning commission.  It changed the appeal authority from the Board of 
Adjustments to an independent hearing officer.  However, it wasn’t put on the agenda or ever 
discussed by the planning commission or city council.  He asked the commission to consider 
what they were making recommendations for because they were the land use authority. 
Kim Didier, 5979 S 1055 E – she said someone in city government had recently made changes to 
the land use forms; the conditional use application and the zoning ordinance amendment 
application.  She had submitted a GRAMA request to verify that point.  She was under the 
impression the forms were under the control of the planning commission and she had seen no 
amendments to the forms discussed by the planning commission.  She wondered why the 
forms would be changed without their knowledge and consent.  She found it interesting that 
Commissioner Heslop had asked if Sprint could find another location for their tower, but no one 
had asked Mr. Jorgensen if he could locate his facility somewhere else.   
 
There were no more public comments.  Chairman Heslop called for a motion to adjourn. 
Commissioner Pruess said he had a request before the meeting closed.  He asked if a 
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microphone could be set up for City Recorder Leesa Kapetanov.  She said she would look into 
the matter.   
Chairman Heslop then excused Commissioners Gurr and Hansen from the meeting that evening 
and again called for a motion to adjourn. 
 

X. ADJOURN 

Commissioner Rounds moved to adjourn, followed by a second from Commissioner Pruess.  
All present voted aye.   
 
The meeting adjourned at 8:08 pm. 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

I hereby certify that the foregoing is a true, accurate and complete record of the South Ogden City Planning Commission 

Meeting held Thursday, September 11, 2014. 

 

______________________________________                            ___________October 9, 2014____________ 

Leesa Kapetanov, City Recorder                                        Date Approved by the Planning Commission 
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