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Chair Todd Heslop, Commissioners Steve Pruess, Raymond Rounds, Susan Stewart, 

and John Bradley  

 

Mike Layton 
 
 

City Planner Mark Vlasic, Assistant to the City Manager Doug Gailey, and City 

Recorder Leesa Kapetanov 

 
 

The briefing meeting began at 5:34 pm.  Chair Todd Heslop reviewed the agenda.  He also 

informed those present that Commissioner Hansen had sent a letter of resignation effective 

immediately.   Mr. Heslop then turned the time to City Planner Mark Vlasic. 

Mr. Vlasic began by discussing his staff report for the Form Based Code.  He said he had 

reviewed the minutes from the last meeting and tried to answer the key questions put forth by the 

public.  He went through the report with the planning commissioners, explaining in more detail 

his answers.  He said his recommendation was that the general retail uses be eliminated from the 

40th Street General Zone.   City Recorder Leesa Kapetanov pointed out that as per Mr. Vlasic’s 

recommendation, liquor stores would be removed as a use in the 40th Street General Zone, 

however beer sales would be still be allowed in small retail stores.   

City Planner Vlasic then reviewed the changes staff was proposing for the General Plan.  They 

mostly consisted of combining the three existing maps into one map for the sake of ease of use 

for staff and the public.  Some of the language also needed to be updated to clarify and eliminate 

confusion.  He said the whole plan should probably be updated as it had been so long since the 

last update, however it was very expensive.  Combining the maps and adding some clarifying 

language would be a good stop gap measure until the City could update the whole General Plan. 

There was no more discussion.  The briefing meeting was concluded.   
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Mike Layton 
 

City Planner Mark Vlasic, Assistant to the City Manager Doug Gailey and City 
Recorder Leesa Kapetanov 
 

Garth Robinson, Dave W., Jerry Cottrell, Walt Bausman 

 
 

 

Chair Todd Heslop began the meeting at 6:19 pm and welcomed those present.  He then 

entertained a motion to open the meeting. 

 

Commissioner Bradley moved to convene as the South Ogden City Planning Commission, 

followed by a second from Commissioner Pruess.  Commissioners Bradley, Stewart, Rounds 

and Pruess all voted aye.   

 

Chair Heslop reviewed the items on the agenda and then invited Planner Mark Vlasic to comment 

on the first item. 

 
 

 

A. Consideration of Conditional Use Application for an Auto Sales and Service Use 

Located at 3990 Riverdale Road 

Mr. Vlasic gave an overview of the application.  He reviewed the conditional use checklist 

with the Commission and said there did not seem to be any issues.  He recommended 

approval with two points:  1) that all points of the fire department and engineer are taken 

into consideration, and 2) that the applicant consider modifying the landscaping, although the 

landscaping already met the requirements of the code, so that it would unify this site with the 

already existing site.   

Chair Heslop asked if the applicant had anything to add to Mr. Vlasic’s comments.   
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Garth Robinson, Young Automotive Group, 4052 S 4300 W, West Haven, came forward 

and said they would unify the campus so it looked the same, including a rock scape on the 

corner similar to the existing one.  They would also adhere to what the fire department and 

engineer recommended.   

Planner Vlasic stated the fire department had no issues with the site plan; however the 

engineer had made a few comments.  He read through the engineers report.  Mr. Robinson 

said they all seemed to be standard things and they would comply with them.   

The chair asked if there were any further discussion or motions. 

  

Commissioner Pruess moved to approve the conditional use application for an auto 

sales and service operation with the following conditions: 1) that the applicant consider 

modifying the water efficient landscape to make it similar to the dealership next to it in 

order to unify the site, and 2) that final approval on the site plan be granted by the fire 

department and city engineer.  Commissioner Rounds seconded the motion.  Chair 

Heslop asked if there were further discussion, and seeing none, he called the vote. 

 

    Commissioner Pruess-  Yes 

    Commissioner Bradley- Yes 

    Commissioner Stewart- Yes 

    Commissioner Rounds- Yes 

 

The conditional use permit was approved. 

 
  

 

A. Discussion and Recommendation on Adoption of Form Based Code and Zoning Map 

Amendment Associated With the Form Based Code 

Chair Heslop pointed out the Commission had been working on the Form Based Code 

(FBC) for some time.  He asked Planner Vlasic to review the recent changes that had been 

made.  Mr. Vlasic went through each change and then recommended approval of the Code 

by the planning commission.   

Commissioner Pruess asked if the Commission were to forward this to the City Council, 

how much the Council could change and re-work it.  Mr. Vlasic said it was the Council’s 

prerogative to do what they felt they should do, although it was recommended that they 

listen to the recommendation of the Planning Commission; if they did not listen, they might 

be challenged as to why.   

Commissioner Stewart said she realized the Commission had been talking about the FBC 

for a long time, and the City felt like something should be done in the area, however, she 

felt that the FBC would de-stabilize the area.  She had talked with long-term residents in 

the area, two of whom had expressed they felt it was time to move.  She did not feel the 

new zoning would be good for families that lived in the neighborhood.  Ms. Stewart said 

she had also looked into pricing for housing in the area, and said because the FBC 

encouraged town homes and condos, which were more expensive, it would drive home 
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prices up.  She was concerned that the people in the area would be pushed out because 

they could no longer afford to live there.   

Commissioner Pruess referred to a recent rating that the Ogden area was the 6
th
 fastest 

growing area in the country; it was inevitable that growth and change would come.  He 

had no doubt that people would be impacted, but felt the FBC gave the City the latitude to 

decide how the growth would happen and how it would look.  The City had tried quite a 

few things in the past 20 years to try and encourage redevelopment on the north end of the 

City, however nothing had seemed to work.  The FBC would encourage growth and give 

the City more control over the growth than the old code would.  He pointed out that no one 

would be forced to sell their homes; they would only do so if they wanted to.  He also said 

that development of the area would be driven by the market, but when it came, the City 

would be ready.  He recognized there were pros and cons to everything, and the FBC was 

no different, but it was better than what the City currently had.   

Planner Vlasic commented that affordable housing was a valid point,, however South 

Ogden had always done well to provide adequate affordable housing.  The area around the 

FBC was a large contributor to affordable housing; if that changed in the future, measures 

may have to be taken by the City to provide non-market subsidized housing.  

The Commissioners discussed the FBC further, discussing some of the impacts, good and 

bad.  The point was made that the population along the Wasatch Front would double in the 

next 20 years, and change and development would come with it, whether planned for or 

not.   

Commissioner Stewart asked why the City couldn’t make the changes in phases.  Mr. 

Vlasic reiterated that there was no development planned for now, the FBC only facilitated 

development.  Zoning changes didn’t normally happen in phases.  She also wondered if 

they could completely eliminate bars and taverns from any area in the FBC.  

Commissioner Pruess said they had to allow them somewhere in the City and it made sense 

to allow them in dense commercial areas.  Planner Vlasic said staff had added the use 

“bars and taverns” to better distinguish what was allowed and not in certain zones, because 

the “beer and liquor sales” as currently allowed in some zones could mean a grocery store, 

a liquor store, or a bar.  Staff felt they needed to be more specific.  City Recorder 

Kapetanov also pointed out that many restaurants served beer and liquor with meals, and 

the Commission needed to determine where those types of sales should be allowed.  There 

was quite a bit of discussion on beer and liquor sales.  Mr. Vlasic suggested they could 

allow bars and taverns in the City Center Core District, which for the most part was 

buffered from any residential uses, and remove it from the City Center General Zone.  The 

Planning Commissioners agreed with the suggestion.  City Recorder Kapetanov asked if 

their intent was to allow beer and liquor to be served in restaurants and in which districts. 

The Commission felt allowing beer and liquor sales in the City Center General and Core 

Zones would be fine.  Commissioner Stewart pointed out that General Service uses were 

not allowed in the City Center Core District. Staff determined that was an error- bars and 

taverns should be a conditional use in the City Center Core and Riverdale Road Districts 

and not allowed in the City Center General and 40
th
 Street Districts.   
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Commissioner Rounds moved to make the change in the FBC to allow bars and 

taverns conditionally as a service in the City Center Core and Riverdale Road 

Districts, but not in in the City Center General nor 40
th

 Street Districts.  He then 

moved to forward the recommendation to adopt the FBC and the related zoning map 

amendments associated with the FBC, along with the other changes previously noted, 

to the City Council.  The motion was seconded by Council Member Bradley.  Chair 

Heslop asked if there was any other discussion.  He then reminded the Commission 

they had previously put limits on pay day loan/check cashing businesses and 

recommended it be removed from the Neighborhood Service District and put in 

General Services.  Commissioner Rounds said he felt they had already taken care of 

those types of businesses in the code and they didn’t need further restrictions.  He 

stated his motion still stood.  The chair called the vote: 

 

   Commissioner Pruess-  Yes 

   Commissioner Bradley- Yes 

   Commissioner Stewart- No 

   Commissioner Rounds- Yes 

 

The motion died.   

 

The Commissioners asked what would happen now.  City Recorder Kapetanov said they 

could talk with Commissioner Stewart to determine if by amending parts of the FBC she 

would vote yes, or they could wait until next month and vote on it again, since they were 

down two commissioners at this meeting.   

Commissioner Stewart said quite a few residents had come to the public hearing and stated 

they did not like the FBC and were not happy that their voice was not being heard.  She 

wanted them to know that they had a voice.   

Commissioner Pruess pointed out that the current code allowed commercial buildings with 

no limit to height to be built along 40
th
 Street or Ogden Avenue.  The current code also 

allowed bars, taverns, tattoo shops, etc. along some parts of 40
th
 Street.  The FBC would 

limit and help regulate many of those uses.  If the residents felt they didn’t have a say, they 

certainly did not have a say in the code as it was currently written.   

City Planner Vlasic said the General Plan supported the FBC, and if Commissioner Stewart 

felt strongly that the General Plan was wrong, she could recommend that the General Plan 

be revisited.   

Commissioner Pruess pointed out that the FBC was the culmination of what the General 

Plan recommended when it was done last in 2008.  It did not make sense to him to start the 

process over again.  

There was no more discussion. 

 
 

 

There was no other business brought forth by the Commission or staff. 
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A. Approval of February 11, 2016 Briefing Meeting Minutes 

Chair Heslop called for a motion concerning the minutes. 

 

Commissioner Rounds moved to approve the February 11, 2016 briefing meeting 

minutes.  Commissioner Bradley seconded the motion.  All present voted aye.   

 

B. Approval of February 11, 2016 Meeting Minutes 

Commissioner Rounds moved to approve the February 11, 2016 meeting minutes, 

followed by a second from Commissioner Bradley.  Commissioner Stewart said there 

had been a letter submitted by her husband in behalf of a resident, but she did not see it in the 

minutes.  City Recorder Kapetanov said the letter did not contain any comments but only 

requested more information on the FBC.   

The voice vote was unanimous to approve the minutes.   

 
 

 

The Chair invited anyone who wished to come forward to comment. 

 

Walt Bausman, 5792 S 1075 E – said he felt the General Plan was good and did not think it needed 

to be redone; however, there were some comments made in the meeting that should be looked at.  

He said spending a little more time to make some refinements to the FBC and involving some other 

members of the City as an advisory group may be helpful.      

 

Jerry Cottrell, 5765 S 1075 E – appreciated the discussion that took place that evening. 

Expressing and discussing different points of view was a healthy thing and he commended those 

present.  He felt that because of that evening’s discussion the FBC would be better and more 

palatable.    

 
 

 

Chair Heslop called for a motion to adjourn. 

 

Commissioner Rounds moved to adjourn, followed by a second from Commissioner Pruess.  

All present voted aye.  

  

The meeting ended at 7:32 pm. 
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