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PLANNING COMMISSION AGENDA  

Thursday, January 14, 2016 

Morgan County Council Room 

6:30 PM 

 

PUBLIC NOTICE is hereby given that the Morgan County Planning Commission will meet at 

the above time and date at the Morgan County Courthouse, Council Chambers; 48 West Young 

St, Morgan, Utah. The agenda is as follows: 

 

1. Call to order – prayer 

 

2. Pledge of Allegiance  

 

3. Approval of agenda 

 

4. Declaration of conflicts of interest 

 

5. Public Comment 

 

Administrative: 

 

6. Discussion on ordinance changes. 

 

7. Planning Commission Business/Questions for Staff 

 

8. Approval of minutes from December 10, 2015 

 

9. Adjourn  
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ＭＥＭＯＲＡＮＤＵＭ 
TO: Planning Commission  

FROM: Bill Cobabe 

DATE: January 14, 2016 

SUBJECT: Various Ordinance Changes 
At  

 

Background 

 

The following Sections of Code have been identified as needing discussion, clarification, and/or 

revision (Please note that this list is not intended to be exhaustive or exclusive – other Sections 

of the Code may need to be addressed while reviewing and discussing possible changes; also, 

the following memo items intended to point and focus the discussion and not necessarily to 

inform opinion. Recommendations by staff are as outlined using the bold/strikethrough 

notation): 

 

Definitions of Words and Terms (Section 8-2-1): 

 

LOT: A parcel or tract of land within a subdivision and abutting a public street or a private 

street pursuant to the requirements of this title. 

 

LOT FRONTAGE REQUIRED: The length, in feet, of the front lot line which is coterminous with 

the front street line. 

 

LOT RIGHT OF WAY: A strip of land not less than sixteen feet (16’) in width connecting a lot to 

a street for use as a private access to that lot. This definition does not apply to the creation of 

new lots or parcels, pursuant to the County’s subdivision ordinances. 

 

Approval of Conditional Uses (Section 8-3-9 (H)(8)): 

 

8. Recommend approval or denial by the County Council of conditional use permits noted in 

this title as “C3”; approve or deny conditional use permits noted in this title as “C2”. 

 

Lot Standards (Section 8-6-2) 

 

Except for more flexible requirements that may be specifically authorized in this title or other 

legal, nonconforming situations, every lot within the county shall have such area and access as 

is required by this title and shall have the required frontage upon a dedicated private or publicly 

approved street before a building permit may be issued.  



Morgan County Planning & Development Services      Office (801) 845-4015      Fax (801) 845-6176 

Improvements Required (Section 8-12-44 (D)): 

 

Improvements Required: All lots or parcels created by the subdivision shall have frontage on a 

street, improved and dedicated to the standards access to the lot as required herein in this 

title. Pavement widths, curbs, gutters, sidewalks, and park strips shall be installed on existing 

and proposed streets by the subdivider in all subdivisions where the adopted road cross 

sections require these improvements: 

 

Deferral Agreement (Section 8-12-44 (D)(1)(C)): 

 

c. In lieu of a deferral agreement, the County Council Planning Commission may grant an 

improvements exemption as provided for in this subsection. 

 

Private Lanes/Small Subdivision (Section 8-12-44 (P)(2)): 

 

2. Private Lanes May Be Required To Be Public Street: The establishment of a new private lane 

or right of way shall be evaluated by the zoning administrator and county engineer, and may, at 

the discretion of the county council, be required to be dedicated as a public street meeting 

county street standards to accomplish needed and logical street connections, to provide access 

to properties that may otherwise have no access or limited access to the detriment of the 

property, or other purposes determined to be appropriate. Subdivisions with proposed private 

lanes shall not qualify for the small subdivision review. 
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PLANNING COMMISSION AGENDA 

Thursday, December 10, 2015 

Morgan County Council Room 

6:30 PM 

 

PUBLIC NOTICE is hereby given that the Morgan County Planning Commission will meet at the above 

time and date at the Morgan County Courthouse, Council Chambers; 48 West Young St., Morgan, Utah. 

The agenda is as follows: 

 

1. Call to order – prayer at Morgan County Courthouse 

  

2. Pledge of Allegiance  

 

3. Approval of agenda 

 

4. Declaration of conflicts of interest 

 

5. Public Comment  

 

Administrative: 

 

6. Presentation by University of Utah students on feedback from the Listening to Morgan website 

associated with the required General Plan update. 
 

7. Discussion on various potential ordinance changes, including the A-20 zoning, private lanes/small 

subdivisions, noticing requirements, requirement on number of paper copies for planning and 

zoning applications and the language to approve resolutions.  
 

8. Discussion/Decision on Planning Commission resolution 15-01.  A resolution setting the annual 

meeting schedule of the Morgan County Planning Commission for 2016. 

 

Legislative:  

 

9. Discussion/Public Hearing/Decision for Various Land Use Management Code Amendments – 

Proposed amendments to the Land Use Management Code for Morgan County:  
-Revision of Commercial and Industrial Districts Purpose Statement (Section 8-5C-1), revising the 

names and purposes of the districts. 

- Revision of the Codes and Symbols used in the Commercial and Industrial Use Tables (Section 8-

5C-2), allowing for different levels of approval, including C1 (Staff), C2 (Planning Commission), 

and C3 (County Council). 

- Revision of the Commercial and Industrial Use Tables (Section 8-5C-3), specifying which uses 

are allowed in the various zoning districts. 

- Revision of Improvements Completed or In Progress before Building Permit Issued (8-5C-6), 

with changes to reflect the new zoning district types. 

 

10.  Planning Commission Business/Questions for Staff 
 

11.  Approval of minutes from October 22, 2015 and November 12, 2015  
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12. Adjourn  

 

 

Members Present  Staff Present   Public Present 

Gary Ross   Bill Cobabe   

Debbie Sessions  Gina Grandpre   

Roland Haslam  Mickaela Moser  

Larry Nance     

Michael Newton      

  Steve Wilson     
 

 

1. Call to order – prayer.   Acting-Chair Sessions opened the meeting.   

 

2. Pledge of Allegiance  

 

3. Approval of agenda 

Bill commented that item #6, concerning the University students, will be presented at a 

different time. 

Member Newton moved to approve the amended agenda.  Second by Member 

Nance.  The vote was unanimous.  The motion carried. 

 

4. Declaration of conflicts of interest 

There were none. 
 

5. Public Comment 

There was no public comment. 
 

Administrative: 

 

6. Presentation by University of Utah students on feedback from the Listening to Morgan 

website associated with the required General Plan update. 

 

7. Discussion on various potential ordinance changes, including the A-20 zoning, private 

lanes/small subdivisions, noticing requirements, requirement on number of paper copies 

for planning and zoning applications and the language to approve resolutions.  

 

A-20 zoning:  Member Nance stated that his opinion is that there are too many permitted issues 

within the A-20 zone.  His suggestion was to allocate many of the current permitted uses in the 

MU-160.  Member Sessions suggested removing the A-20 zone within the town center of 

Mountain Green.  The biggest area for discussion was concerning the gravel pits that are currently 

allowed in the A-20 zones.   Member Newton suggested adding some buffer zones.  Bill suggested 

that instead of buffer zones, using clarifications (like 500 feet) to mitigate some of the impact for 

future building lots. 

Member Ross suggested changing the question to, “What can we do to reduce a negative impact 

on the residents of Mountain Green.”  Member Wilson referred to State law.  There was 

discussion on potential places within the County to allocate gravel pits and other potential 

development.  Member Sessions discussed the reality of many agricultural uses as opposed to the 
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the “country” living perception that includes green fields without any negative agricultural 

impacts that is associated with Ag zoning, such as smell, noise, etc.   There was further discussion 

on areas where a zone change would make sense and possible zoning changes, especially from 

currently located A-20 zones to RR-5.  Member Sessions suggested getting input from landowners 

in the General Plan updates.   

 

Private lanes/small subdivisions:   Bill stated that a private lane was intended to be a mix between 

a private driveway and a private street or access to a lot.  The private street would not be dedicated 

to the County and maintained by the HOA or subdivision residents.  The County engineer 

proposed a cross-section solution.  Bill said him and the County engineer will discuss standards 

concerning private lanes and driveways. 

 

Chair Haslam joined the meeting at 7:25 pm. 

 

Noticing requirements:  Bill presented the code 8-3-13.  Member Sessions suggested eliminating 

public clamor or public comment during a public meeting for an administrative decision, as was 

suggested at a previous training by Brent Bateman.  She stated that the public can become 

frustrated when they perceive their comments are not considered and Member Sessions suggested 

not noticing those situations as a meeting that accepts public comment.   It was noted that many 

decisions are made before the controversies appear in the meeting and many decisions are made 

before specific situations are presented.   It was also discussed to let the public know that any 

written comment would be accepted at certain times.  It was noted that paperwork should be made 

available by the Planning Office for those interested parties. 

 

Paper copies for planning and zoning applications:  Bill explained that many applications and such 

are digital copies.  There was some discussion about paper copies on file.  Gina explained that the 

building permit process is now fully digital. 

 

Language to approve resolutions:   Recommend approval or denial of conditional use permits. 

 

 

8. Discussion/Decision on Planning Commission resolution 15-01.  A resolution setting the 

annual meeting schedule of the Morgan County Planning Commission for 2016. 

 

There was a review of the upcoming 2016 scheduled Planning Commission meeting dates. 

 

Member Newton moved to approve the annual meeting schedule of the Morgan County 

Planning Commission for 2016.  Second by Member Nance.  The vote was unanimous.  The 

motion carried. 

 

Chair Haslam opened the time for public comment. 

There was no public comment. 

 

Member Nance moved to go out of public hearing.  Second by Member Newton.  The vote 

was unanimous.  The motion carried. 
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Legislative:  

 

9. Discussion/Public Hearing/Decision for Various Land Use Management Code 

Amendments – Proposed amendments to the Land Use Management Code for Morgan 

County:  
-Revision of Commercial and Industrial Districts Purpose Statement (Section 8-5C-1), 

revising the names and purposes of the districts. 

- Revision of the Codes and Symbols used in the Commercial and Industrial Use Tables 

(Section 8-5C-2), allowing for different levels of approval, including C1 (Staff), C2 

(Planning Commission), and C3 (County Council). 

- Revision of the Commercial and Industrial Use Tables (Section 8-5C-3), specifying 

which uses are allowed in the various zoning districts. 

- Revision of Improvements Completed or In Progress before Building Permit Issued (8-

5C-6), with changes to reflect the new zoning district types. 

 

Bill presented the commercial and industrial use table that included all of the combined notes from 

his revisions for Planning Commission review.   The Planning Commission members and Bill 

discussed the different levels of approval for many commercial uses.   

 

Member Newton moved to recommend approval by the County Council of the revised 

Commercial Use Table and associated Sections (Section 8-5C-1, revising the names and 

purposes of the districts; Section 8-5C-2, allowing for different levels of approval, including 

C1 (Staff), C2 (Planning Commission), and C3 (County Council); Section 8-5C-3, 

specifying which uses are allowed in the various zoning districts; and, 8-5C-6, with changes 

to reflect the new zoning district types), with the revisions noted in the staff report dated 

November 12, 2015 and revisions made tonight. 

 

Second by Member Nance.   

 

Member Sessions commented that she thinks there are still too many permitted uses.  She still 

has concerns with several of the items just approved.   

 

The vote was not unanimous with Members Ross, Nance, Newton and Wilson in favor and 

Member Sessions and Chair Haslam opposed.  The motion carried. 

 

10.      Planning Commission Business/Questions for Staff 

 

Bill wished everyone a Merry Christmas. 

 

11.  Approval of minutes from October 22, 2015 and November 12, 2015  

 

Member Sessions moved to approve the amended minutes from October 22, 2015.  

Second by Member Ross. The vote was unanimous.  The motion carried. 

 

Member Ross moved to approve the amended minutes from November 12, 2015.  Second 

by Member Nance. The vote was unanimous.  The motion carried. 
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12. Adjourn  

 

Member Nance moved to adjourn.  Second by Member Newton.  The vote was unanimous.  

The motion passed. 

 

 

Approved: __________________________________ Date: _______________________ 

Chairman, Roland Haslam 

 

ATTEST: ___________________________________ Date: _______________________ 

Mickaela Moser, Transcriptionist 

Planning and Development Services 
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outlined, but agenda items may be discussed out of order as circumstances may require.  If you are interested in a particular agenda item, attendance is suggested from the beginning of 
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PLANNING COMMISSION AGENDA  

Thursday, February 25, 2016 

Morgan County Council Room 

6:30 PM 

 

PUBLIC NOTICE is hereby given that the Morgan County Planning Commission will meet at the above time 

and date at the Morgan County Courthouse, Council Chambers; 48 West Young St, Morgan, Utah. The agenda 

is as follows: 

 

1. Call to order – prayer 

 

2. Pledge of Allegiance  

 

3. Approval of agenda 

 

4. Declaration of conflicts of interest 

 

5. Public Comment 

 

Administrative: 

 

6. Discussion and Decision of Riverwood Farms Small Subdivision Concept Plan – A proposed 

small subdivision of approximately 4 lots consisting of 5 acres each.  Located at approximately 

3499 Bigler Lane in Morgan, Utah.   

 

7. Discussion and Decision of Poverty Estates Small Subdivision Concept Plan – A proposed small 

subdivision of approximately 3 lots consisting of one 20 acre lot, and two 36.11 acre lots.  Located at 

approximately 811 Hardscrabble Road in Morgan, Utah.  

 

8. Discussion and Decision of Elysium Pet Services Conditional Use Permit – A proposed 

conditional use permit to allow for a pet crematorium in the Business Park Zoning district, 

located at approximately 4090 W 5800 N, suite C in Morgan, Utah. 

 

Legislative: 

 

9. Discussion/Public Hearing/Decision: Various Land Use Management Code Amendments – Proposed 

amendments to the Land Use Management Code for Morgan County. 

 

Administrative: 

 

10. Discussion on General Plan updates. 

 

11. Planning Commission Business/Questions for Staff 

 

12. Approval of minutes from February 11, 2016 

 

13. Adjourn 
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PLANNING COMMISSION AGENDA  

Thursday, February 25, 2016 

Morgan County Council Room 

6:30 PM 

 

PUBLIC NOTICE is hereby given that the Morgan County Planning Commission will meet at the above time 

and date at the Morgan County Courthouse, Council Chambers; 48 West Young St, Morgan, Utah. The agenda 

is as follows: 

 

1. Call to order – prayer 

 

2. Pledge of Allegiance  

 

3. Approval of agenda 

 

4. Declaration of conflicts of interest 

 

5. Public Comment 

 

Administrative: 

 

6. Discussion and Decision of Riverwood Farms Small Subdivision Concept Plan – A proposed 

small subdivision of approximately 4 lots consisting of 5 acres each.  Located at approximately 

3499 Bigler Lane in Morgan, Utah.   

 

7. Discussion and Decision of Poverty Estates Small Subdivision Concept Plan – A proposed small 

subdivision of approximately 3 lots consisting of one 20 acre lot, and two 36.11 acre lots.  Located at 

approximately 811 Hardscrabble Road in Morgan, Utah.  

 

8. Discussion and Decision of Elysium Pet Services Conditional Use Permit – A proposed 

conditional use permit to allow for a pet crematorium in the Business Park Zoning district, 

located at approximately 4090 W 5800 N, suite C in Morgan, Utah. 

 

Legislative: 

 

9. Discussion/Public Hearing/Decision: Various Land Use Management Code Amendments – Proposed 

amendments to the Land Use Management Code for Morgan County. 

 

Administrative: 

 

10. Discussion on General Plan updates. 

 

11. Planning Commission Business/Questions for Staff 

 

12. Approval of minutes from February 11, 2016 

 

13. Adjourn 
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Planning Commission 

Staff Report 
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Riverwood Farms Small Subdivision – Concept Plan 

Public Meeting 

February 25, 2016 
 

Application No.:   16.001 
Applicant:   Jared and Lisa Penrod 
Owner:   Same 
Project Location:   approximately 3499 Bigler Lane 
   Peterson  
Current Zoning:   RR-5 
General Plan Designation: Ranch Residential 5 
Acreage:   Approximately 20.84 
Request:   Concept Plan Approval 
Date of Application:   January 5, 2016 
Date of Previous Meeting: N/A 
 

Staff Recommendation 
 
County Staff has reviewed the application for Concept Plan for the Riverwood Farms Small 
Subdivision. Staff is hereby recommending approval of the requested concept plan based on the 
following findings and with conditions listed below: 
 
Findings: 
 

1. The nature of the subdivision is in conformance with the current and future land uses of 
the area. 

2. The proposal complies with the Morgan County 2010 General Plan. 
3. The proposal complies with applicable zoning regulations. 
4. That the developer will install any requisite infrastructure, including roadways, water 

lines, etc. 
5. That the proposal is not detrimental to the health, safety, and welfare of the public. 

 
Conditions: 
 

1. That all outsourced consultant fees are paid current prior to final plat recordation. 
2. That the required front, side and rear public utility easements are identified on all lots 

within the subdivision.   
3. That proof of culinary shares/rights (800 gallons per day) and irrigation shares/rights (3 

gallons per minute) are provided for each lot at preliminary plat application.  
4. That all requirements and concerns of the County Engineer are met during the 

preliminary/final plat approval stages. 
5. That the requirements of the County Surveyor are addressed. 
6. That all proposed utilities provide a will serve letter indicating their willingness to serve 

the property in a manner that complies with County ordinances.  
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7. That approval of the sewage disposal mechanism is provided by the Weber-Morgan 
Health Department with preliminary plat submittal. 

8. That all other local, state, and federal laws are adhered to. 
 

Background 
 
The applicant is seeking approval of a subdivision concept plan for a 4 lot subdivision. The 
proposal is being reviewed for conceptual design standards as required by Morgan County Code 
(MCC). The purpose of a concept plan is to provide the subdivider an opportunity to consult 
with and receive assistance from the County regarding the regulations and design requirements 
applicable to the subdivision of property as required by MCC Section 8-12-16. 
 
With the recommendations contained in this staff report, the application appears to meet the 
minimum of requirements for the conceptual subdivision plan of the zoning and subdivision 
ordinances. It is important to note that because this is a concept plan, there may be some 
compliance issues with certain specific elements of the subdivision code. These issues will be 
resolved/addressed as the subdivision progresses through its Preliminary and Final Plat 
processes. Recommendations regarding the concept plan shall not constitute an approval or 
disapproval of the proposed subdivision, but rather shall operate in such a manner as to give 
the subdivider general guidance as to the requirements and constraints for the subdivider’s 
proposed subdivision.  

 
Analysis 
 
General Plan and Zoning.  Pursuant to the Future Land Use Map (see Exhibit B), the property is 
designated as lying in the Ranch Residential 5 area, allowing for 1 dwelling units per 5 acres. 
According to the General Plan, the Ranch Residential designation “accommodates rural large lot 
development with generous distances to streets and between residential dwelling units and a 
viable semi‐rural character setting. Livestock privileges are a part of this character. Areas in this 
category are generally larger lots with accessory structures that may be used for livestock.” The 
proposed concept plan appears to follow this designation in the General Plan and according to 
the Future Land Use Map, reflecting low density neighborhoods.  
 
The zoning of the parcel is RR-5 (Rural Residential – 5 acre minimum lot size). The purposes of 
the RR-5 zone are:  
 

a. To promote and preserve in appropriate areas conditions favorable to large lot 
family life; 

b. Maintaining a rural atmosphere; 
c. The keeping of limited numbers of animals and fowl; and 
d. Reduced requirements for public utilities, services and infrastructure…. 

 
These districts are intended to be primarily residential in character and protected from 
encroachment by commercial and industrial uses. 

 
The proposed conceptual lot layout appears to conform to the requirements of the zoning 
districts. 
 
Ordinance Evaluation. The purpose statements in the General Plan and Zoning Ordinance do 
not provide actual development standards, but present the zoning context for the zone in which 
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the proposed subdivision is located.  The specific standards found in the adopted County Code 
govern development of the subject property. 
 
Property Layout.  As noted, there are 4 total lots. Lot 1 will have approximately 5.84 acres, 
while each of the other lots will have approximately 5 acres. The proposed conceptual lot layout 
appears to conform to the requirements of the zoning districts. 
 
Roads and Access.  Access to the property will be derived from Morgan Valley Dr. via Bigler 
Lane. Each lot will have access via a private lane. 
 
Grading and Land Disturbance.  The property is relatively flat and therefore will not require 
extensive grading. There may be some grading associated with the construction of homes on 
the site. 
 
Water Source.  Water will be provided through water connections to the Peterson Pipeline 
system. Proof of water will be required at the preliminary/final plat stage. 
 
Fire Protection.  The property is inside the Wildland Urban Interface Area.  
 
Sanitary Sewer Systems.  Sanitary sewer services will be handled by separate septic systems on 
each lot. 
 
Storm Water. Storm water drainage will be handled in existing storm drain channels.  
 
Geologic and Geotechnical Evaluations.  This parcel appears to be in the Qay geologic unit, 
which is not listed as an area of geologic hazard in the Morgan County ordinance.  
 
Utilities. Other utilities (power, gas, etc.) will be addressed with the preliminary plat reviews. 
 
Flood Plain: It appears that none of the lots will be in the existing 100 year flood plain. 
 

Model Motion   
 
Sample Motion for approval – “I move we approve the Riverwood Farms Subdivision Concept 
Plan, application number 16.001, allowing for a four lot subdivision of land located at 
approximately 3499 Bigler Lane, based on the findings and with the conditions listed in the staff 
report dated February 25, 2016.” 
 
Sample Motion for approval with additional conditions – “I move we approve the Riverwood 
Farms Subdivision Concept Plan, application number 16.001, allowing for a four lot subdivision 
of land located at approximately 3499 Bigler Lane, based on the findings and with the 
conditions listed in the staff report dated February 25, 2016, and with the following additional 
conditions:” 
 

1. List any additional conditions 
 
Sample Motion for denial – “I move we deny the Riverwood Farms Subdivision Concept Plan, 
application number 16.001, allowing for a four lot subdivision of land located at approximately 
3499 Bigler Lane, based on the findings and with the conditions listed in the staff report dated 
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February 25, 2016, due to the following findings:” 
 

1. List any additional findings… 
 

 

 

Supporting Information 
 
Exhibit A: Vicinity Map 
Exhibit B: Future Land Use Map 
Exhibit C: Current Zoning Map  
Exhibit D: Proposed Concept Plan/Site Layout 
 

Staff Contact 
Bill Cobabe, AICP 
801-845-4059 
bcobabe@morgan-county.net 
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Exhibit A: Vicinity Map 

 

  

SITE 

Gateway Canal 
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Exhibit B: Future Land Use Map 
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Exhibit C: Existing Zoning Map 

 
 

A-20 RR-1 

RR-1 

A-20 

RR-5 

SITE 
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Exhibit D: Proposed Concept Plan/Site Layout 

 

 



Poverty Flats Estates Small Subdivision – Concept Plan 

App # 15.068 

25 Feb 2016 

 
 

Planning Commission 

Staff Report 
 

Planning and Development Services 

 

Poverty Flats Estates Small Subdivision – Concept Plan 

Public Meeting 

February 25, 2016 
 

Application No.:   15.068 
Applicant:   Ivan and LuDene Carter Family Trust 
Owner:   Same 
Project Location:   approximately 811 Hardscrabble Rd 
   Porterville  
Current Zoning:   A-20 
General Plan Designation: Agricultural 
Acreage:   Approximately 92.461 
Request:   Concept Plan Approval 
Date of Application:   December 2, 2016 
Date of Previous Meeting: N/A 
 

Staff Recommendation 
 
County Staff has reviewed the application for Concept Plan for the Poverty Estates Flats Small 
Subdivision. Staff is hereby recommending approval of the requested concept plan based on the 
following findings and with conditions listed below: 
 
Findings: 
 

1. The nature of the subdivision is in conformance with the current and future land uses of 
the area. 

2. The proposal complies with the Morgan County 2010 General Plan. 
3. The proposal complies with applicable zoning regulations. 
4. That the developer will install any requisite infrastructure, including roadways, water 

lines, etc. 
5. That the proposal is not detrimental to the health, safety, and welfare of the public. 

 
Conditions: 
 

1. That all outsourced consultant fees are paid current prior to final plat recordation. 
2. That the required front, side and rear public utility easements are identified on all lots 

within the subdivision.   
3. That proof of culinary shares/rights (800 gallons per day) and irrigation shares/rights (3 

gallons per minute) are provided for each lot at preliminary plat application.  
4. That all requirements and concerns of the County Engineer are met during the 

preliminary/final plat approval stages. 
5. That the requirements of the County Surveyor are addressed. 
6. That all proposed utilities provide a will serve letter indicating their willingness to serve 

the property in a manner that complies with County ordinances.  
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7. That approval of the sewage disposal mechanism is provided by the Weber-Morgan 
Health Department with preliminary plat submittal. 

8. That all other local, state, and federal laws are adhered to. 
 

Background 
 
The applicant is seeking approval of a subdivision concept plan for a 3 lot subdivision. The 
proposal is being reviewed for conceptual design standards as required by Morgan County Code 
(MCC). The purpose of a concept plan is to provide the subdivider an opportunity to consult 
with and receive assistance from the County regarding the regulations and design requirements 
applicable to the subdivision of property as required by MCC Section 8-12-16. 
 
With the recommendations contained in this staff report, the application appears to meet the 
minimum of requirements for the conceptual subdivision plan of the zoning and subdivision 
ordinances. It is important to note that because this is a concept plan, there may be some 
compliance issues with certain specific elements of the subdivision code. These issues will be 
resolved/addressed as the subdivision progresses through its Preliminary and Final Plat 
processes. Recommendations regarding the concept plan shall not constitute an approval or 
disapproval of the proposed subdivision, but rather shall operate in such a manner as to give 
the subdivider general guidance as to the requirements and constraints for the subdivider’s 
proposed subdivision.  

 
Analysis 
 
General Plan and Zoning.  Pursuant to the Future Land Use Map (see Exhibit B), the property is 
designated as lying in the Agricultural area, allowing for 1 dwelling units per 20 acres. 
According to the General Plan, the Agricultural designation “identifies areas of existing 
agricultural land uses. The purpose of this land use designation is to support viable agricultural 
operations in Morgan County, while allowing for incidental large-lot residential and other uses.” 
The proposed concept plan appears to follow this designation in the General Plan and according 
to the Future Land Use Map, reflecting low density neighborhoods.  
 
The zoning of the parcel is A-20 (Agricultural – 20 acre minimum lot size). The purpose of the 
A-20 zone is to:  
 

… promote and preserve in appropriate areas conditions favorable to agriculture and to 
maintain greenbelt spaces. These districts are intended to include activities normally and 
necessarily related to the conduct of agriculture and to protect the district from the 
intrusion of uses inimical to the continuance of agricultural activity. 

 
The proposed conceptual lot layout appears to conform to the requirements of the zoning 
districts. 
 
Ordinance Evaluation. The purpose statements in the General Plan and Zoning Ordinance do 
not provide actual development standards, but present the zoning context for the zone in which 
the proposed subdivision is located.  The specific standards found in the adopted County Code 
govern development of the subject property. 
 
Property Layout.  As noted, there are 3 total lots. The proposed conceptual lot layout appears 
to conform to the requirements of the zoning districts. 
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Roads and Access.  Access to the property will be derived from Hardscrabble Road. 
 
Grading and Land Disturbance.  The property has significant topography; however, the 
locations for home building will be designated on the final plat (building envelope) and will be 
relatively flat, and therefore will not require extensive grading. There may be some grading 
associated with the construction of homes on the site. 
 
Water Source.  Water will be provided through water connections to existing or new wells. 
Proof of water will be required at the preliminary/final plat stage. 
 
Fire Protection.  The property is outside the Wildland Urban Interface Area.  
 
Sanitary Sewer Systems.  Sanitary sewer services will be handled by separate septic systems on 
each lot. 
 
Storm Water. Storm water drainage will be handled in existing storm drain channels.  
 
Geologic and Geotechnical Evaluations.  This parcel appears to be in the Tn geologic unit, which 
is listed as an area of geologic hazard in the Morgan County ordinance. The applicant is 
currently in the process of preparing a geologic hazards study. 
 
Utilities. Other utilities (power, gas, etc.) will be addressed with the preliminary plat reviews. 
 
Flood Plain: It appears that none of the lots will be in the existing 100 year flood plain. 
 

Model Motion   

 
Sample Motion for approval – “I move we approve the Poverty Flats Estates Subdivision 
Concept Plan, application number 15.068, allowing for a three lot subdivision of land located at 
approximately 811 Hardscrabble Road, based on the findings and with the conditions listed in 
the staff report dated February 25, 2016.” 
 
Sample Motion for approval with additional conditions – “I move we approve the Poverty Flats 
Estates Subdivision Concept Plan, application number 15.068, allowing for a three lot 
subdivision of land located at approximately 811 Hardscrabble Road, based on the findings and 
with the conditions listed in the staff report dated February 25, 2016, and with the following 
additional conditions:” 
 

1. List any additional conditions 
 
Sample Motion for denial – “I move we deny the Poverty Flats Estates Subdivision Concept Plan, 
application number 15.068, allowing for a three lot subdivision of land located at approximately 
811 Hardscrabble Road, based on the findings and with the conditions listed in the staff report 
dated February 25, 2016.”, due to the following findings:” 
 

1. List any additional findings… 
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Supporting Information 
 
Exhibit A: Vicinity Map 
Exhibit B: Future Land Use Map 
Exhibit C: Current Zoning Map  
Exhibit D: Wildland/Urban Interface Map 
Exhibit E: Flood Plain 
Exhibit F: Geologic Hazards Map 
Exhibit G: Proposed Concept Plan/Site Layout 
 

Staff Contact 
Bill Cobabe, AICP 
801-845-4059 
bcobabe@morgan-county.net 
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Exhibit A: Vicinity Map 
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Exhibit B: Future Land Use Map 
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Exhibit C: Existing Zoning Map 
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Exhibit D: Wildland/Urban Interface 
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Exhibit E: Flood Plain 
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Exhibit F: Geologic Hazards Map 
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Exhibit G: Proposed Concept Plan/Site Layout 
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Planning Commission 

Staff Report 
 

Planning and Development Services 

 

Elysium Pet Services Conditional Use Permit 

Public Meeting 

February 25, 2016 
 

Application No.:   16.003 
Applicant:   Steve Ford 
Owner:   Chris Anderson 
Project Location:   4090 W 5800 N Unit C 
   Mountain Green 
Current Zoning:   BP – Business Park 
General Plan Designation: Business Park 
Acreage:   (existing building) 
Request:   Conditional Use for a pet crematorium/small retail store 
Date of Application:   February 8, 2016 
Date of Previous Meeting: N/A 
 

Staff Recommendation 
 
County Staff recommends approval of the requested conditional use permit based on the 
following findings and with conditions listed below: 
 
Findings: 
 

1. That the proposed use has been identified as a food-products manufacturing use, which 
is allowed as a conditional use in the BP zoning district. 

2. That the proposed use will be relatively limited in scale, and will employ 1-4 employees. 
3. That the proposed facility will not adversely impact the adjacent properties. 
4. That any potential impact on the existing neighborhood will be minimal. 

 
Conditions: 
 

1. That there are no deliveries to the front of the building. 
2. That exhaust emissions are kept within state-regulated guidelines. 
3. That cremations will not exceed five times per week. 
4. That no storage or other business activity is conducted outside the building. 
5. That the exterior of the facility be maintained in an attractive manner, painted and 

generally kept looking aesthetically pleasing. 
6. That water and sewer utilities connections are provided at the time of building permit. 

 

Background 
 
Elysium Pet Services is a small business that provides pet crematorium services. It is currently 
located in Farmington and has been in operation since 2012. They will utilize a 2 million BTU 
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furnace which will be installed per the manufacturer specifications and County Building Code. It 
is anticipated that the furnace will operate no more than five times per week. Approximate 
hours of operation would be 7 AM to 10 PM daily, and the facility would utilize existing parking 
for the expected 1-4 employees. They will have a small retail area in the front of the shop 
which will sell mementos and memorials. Emissions are regulated by the State, and the 
applicant has provided a copy of the State Department of Air Quality exemption letter. There 
will be no harsh chemicals used on the site. 

 
Analysis 
 
General Plan and Zoning.  Pursuant to the Future Land Use Map (see Exhibit B), the property is 
designated as Business Park. According to the General Plan, the Business Park designation 
“provides for areas for the development of uses that provide employment involving light 
manufacturing, assembling, warehousing, and wholesale activities. The Business Park 
designation is intended to encourage campus-style commercial development near the airport 
which incorporates amenities including attractive streetscapes and enhanced landscaping. This 
use category provides for employment in commercial and light industrial uses that are 
compatible with adjacent or surrounding land uses. The areas designated for Business Park 
uses have adequate transportation and infrastructure access, and emphasize minimal conflict 
with existing adjacent land uses. This designation provides for the development and 
accommodation of administrative and research industries, offices, and limited manufacturing 
and support services. Typical uses may also include construction contractors, small, screened 
storage yards, and small warehousing spaces.” The proposed conditional use would meet the 
anticipated general planning designation. 
 
The zoning of the parcel is BP – Business Park. The purpose of the zone is to provide areas for 

appropriate transitions of commercial uses. The proposed conditional use permit would collocate 
a relatively low-impact use at an existing commercial site. The ordinance allows for this kind of 
use with the granting of a conditional use permit at a C3 (County Council level approval).   
 
Ordinance Evaluation. Morgan County Code, Chapter 3, Section 8-2-1 defines conditional use as 
the following: 

 CONDITIONAL USE: A land use that, because of its unique characteristics or potential impact on 
the county, surrounding neighbors or adjacent land uses, may not be compatible in some areas 
or may be compatible only if certain conditions are required that mitigate or eliminate the 
detrimental impacts. (A use of land for which a conditional use permit is required, pursuant to 
this title.) 

Staff Response: Due to the preexisting uses already on the parcel, any impact due to the 
collocation of the proposed use will be minimal. The site lies within a predominately light 
industrial/commercial use area. The proposed conditional use permit will not adversely impact 
adjacent properties or businesses. 

Property Layout.  The proposed use would be located in an existing building and will not require 
the modification of the property. 

Roads and Access.  The property is located on 5800 N. It is not anticipated that the proposed 
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conditional use will have a significant impact on the roadway and existing traffic patterns. 
 
Grading and Land Disturbance.  No grading/land disturbance is being proposed at this time. The 
parcel appears to lie outside of the flood plain. 
 
Water Source.  The proposed use will utilize water from the Cottonwoods Mutual Water 
Company. The proposed use will require similar water usage to what a household uses per 
person per day. 
 
Fire Protection.  A fire protection plan, or other considerations as approved by the local fire 
official, will be required during the building permit process.  
 
Sanitary Sewer Systems.  Sewer service will be utilized by the proposed use, and approval will 
be required by the Mountain Green Sewer District. 
 
Storm Water. Storm water drainage is accommodated in the existing system. As the proposed 
conditional use will not expand the impervious surface area of the parcel, additional storm 
water drainage is not required.   
 
Geologic and Geotechnical Evaluations.  No additional construction will be associated with this 
proposed conditional use; therefore, geologic and geotechnical evaluations are not required. 
 
Utilities. Connections to existing utilities in the area should be sufficient to supply the proposed 
use. 
 

Model Motion   

 
Sample Motion for a Positive Recommendation – “I move we forward a positive 
recommendation to the County Council for the Elysium Pet Services Conditional Use Permit, 
application #16.003, located at approximately 4090 W 5800 N, allowing for the installation of a 
pet crematorium, based on the findings and with the conditions listed in the staff report dated 
February 25, 2016.” 
 
Sample Motion for a Positive Recommendation with additional conditions – “I move we forward 
a positive recommendation to the County Council for the Elysium Pet Services Conditional Use 
Permit, application #16.003, located at approximately 4090 W 5800 N, allowing for the 
installation of a pet crematorium, based on the findings and with the condition listed in the staff 
report dated February 25, 2016, with the following additional conditions:” 
 

1. List any additional findings and conditions… 
 
Sample Motion for a Negative Recommendation – “I move we forward a negative 
recommendation to the County Council for Elysium Pet Services Conditional Use Permit, 
application #16.003, located at approximately 4090 W 5800 N, allowing for the installation of a 
pet crematorium, based on the findings and with the condition listed in the staff report dated 
February 25, 2016, based on the following findings: 
 

1. List any additional findings… 
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Supporting Information 
 
Exhibit A: Vicinity Map 
Exhibit B: Future Land Use Map 
Exhibit C: Existing Zoning Map  
Exhibit D: Applicant’s Narrative and Other Supporting Documents 
 

Staff Contact 
Bill Cobabe, AICP 
801-845-4059 
bcobabe@morgan-county.net 
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Exhibit A: Vicinity Map 
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Exhibit B: Future Land Use Map 
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Exhibit C: Existing Zoning Map 
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Exhibit D: Applicant’s Narrative and Other Supporting Documents 
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Planning Commission 

Staff Report 
 

Planning and Development Services 

 

Agricultural Land Division, Religious Uses in Residential Zones, Frontage 

Requirements in Certain Zones, and Small Subdivision Ordinance Revision 

July 9, 2015 
 

Applicant: Morgan County 
Discussion: Revisions to the following Sections of Code: 
 

1. Section 8-2-1 – Amending the definitions of “Lot”, “Lot Frontage Required”, 
and removing the definition of “Lot Right of Way” 

2. Subsection 8-3-9 (H)(8) – Adding language to allow for “C2” and “C3” 
approvals (Planning Commission and County Council approval, respectively) 

3. Section 8-6-2 – Removing the requirement for frontage and private or public 
street; adding “access” as required by the Code 

4. Subsection 8-12-44 (D) – Removing frontage requirement; adding “access” 
as required by the Code 

5. Subsection 8-12-44 (D)(1)(C) – Changing the authority to grant 
improvements exemptions from County Council to Planning Commission 

6. Subsection 8-12-44 (M)(1) – Amending the requirements for Private Lanes 
7. Subsection 8-12-44 (M)(4) – Adding a requirement to meet Public Street 

standards as determined by the County. 
8. Subsection 8-12-44 (P)(1)(C) – Amending the requirements for private lanes. 
9. Subsection 8-12-44 (P)(2) – Removing the qualification of Small Subdivisions 

with proposed private lanes. 
10. Subsection 8-12-44 (Q) – Changing the requirements for driveway widths 

(allowing for 40’ widths); adding a requirement for driveways longer than 
100’, in areas of geologic instability, or as otherwise determined by the 
County, to be reviewed by the County Engineer prior to issuance of a building 
permit; and adding a requirement that driveways serving more than one lot 
must meet the requirements of the County for Private Lanes. 

 
Date of Previous Discussions: 10 Dec 2016; 14 Jan 2016; 11 Feb 2016 (Planning Commission - 

Discussion Only) 
 

Background and Analysis 
 
The Planning Commission has identified several sections of the Code that need revisions. These 
sections largely deal with questions of access to property and the cross sections of the roads 
associated with that access. The intent is to make access to lots easier and more efficient. The 
County Engineer provided the cross section drawings (see Exhibit B) and is in support of the 
proposed changes, as is the County Public Works Director. The Planning Commission discussed 
the proposed changes several times in an attempt to ensure the best resolutions to the 
identified concerns. 
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Supporting Information 
 
Exhibit A: Draft Revised Ordinance Sections – Strikethrough/Bold format 
Exhibit B: Proposed Road Cross Sections (for reference only) 
 

Staff Contact 
Bill Cobabe, AICP 
801-845-4059 
bcobabe@morgan-county.net 
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Exhibit A: Proposed Revised Ordinance Sections 

 
Note – deletions are in strikethrough; additions are in bold 
 
Definitions of Words and Terms (Section 8-2-1): 

 

LOT: A parcel or tract of land within a subdivision and abutting a public street or a private 

street pursuant to the requirements of this title. 

 

LOT FRONTAGE REQUIRED: The length, in feet, of the front lot line which is coterminous with 

the front street line. 

 

LOT RIGHT OF WAY: A strip of land not less than sixteen feet (16’) in width connecting a lot to 

a street for use as a private access to that lot. This definition does not apply to the creation of 

new lots or parcels, pursuant to the County’s subdivision ordinances. 

 

Approval of Conditional Uses (Section 8-3-9 (H)(8)): 

 

8. Recommend approval or denial by the County Council of conditional use permits noted in 

this title as “C3”; approve or deny conditional use permits noted in this title as “C2”. 

 

Lot Standards (Section 8-6-2) 

 

Except for more flexible requirements that may be specifically authorized in this title or other 

legal, nonconforming situations, every lot within the county shall have such area and access as 

is required by this title and shall have the required frontage upon a dedicated private or publicly 

approved street before a building permit may be issued.  

 
Section 8-12-44: 
 
Improvements Required (Section 8-12-44 (D)): 

 

Improvements Required: All lots or parcels created by the subdivision shall have frontage on a 

street, improved and dedicated to the standards access to the lot as required herein in this 

title. Pavement widths, curbs, gutters, sidewalks, and park strips shall be installed on existing 

and proposed streets by the subdivider in all subdivisions where the adopted road cross 

sections require these improvements: 

 

Deferral Agreement (Section 8-12-44 (D)(1)(C)): 

 

c. In lieu of a deferral agreement, the County Council Planning Commission may grant an 

improvements exemption as provided for in this subsection. 

 
Subsection 8-12-44 (M) – Private Streets – 
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1. Private streets shall meet and adhere to all county standards for public private streets, 
including construction standards, and width and right of way standards, and the construction of 
curb, gutter, and sidewalk, regardless of the number of proposed lots. The minimum right of 
way for private streets is thirty-six feet (36’), including twenty-two feet (22’) of 
paved surface, a 4’ shoulder on each side of the pavement, and drainage sufficient 
to provide for anticipated storm water runoff (a minimum of three feet (3’) per side 
of the private street). Additional right of way may be required if an approved 
drainage design cannot be accomplished within the thirty-six feet (36') right of way. 
The road subgrade and pavement shall be sufficient to hold a 75,000 pound load. 
 
… 
 
4. The county may determine in the public interest that a proposed private street shall be 
dedicated with the subdivision as a public street for public use. In such cases, the private 
streets shall meet all standards regarding public streets, as specified in this Chapter. 
 
Subsection 8-12-44 (P) – Private Lanes –  
 
(1)(c) - Private lanes shall have a recorded minimum right of way of twenty four feet (24') 
twenty-six feet (26’) and an improved, all-weather surface of at least twenty feet (20'), 
designed and constructed with rolled and compacted road base capable of supporting a seventy 
five thousand (75,000) pound fire apparatus vehicle, road base and subbase that meet the 
recommended geotechnical analysis of the load bearing capacity of the soils under the 
proposed roadway, and which is also designed pursuant to adopted construction standards, fire 
codes, and wildland urban interface requirements. Private lanes greater than one hundred fifty 
feet (150') in length must be terminated with a turnaround of not less than one hundred ten 
feet (110') of right of way in diameter, or an alternative turnaround design which meets the 
adopted fire and wildland urban interface code and is approved by the fire code official and 
county engineer. Additional right of way may be required if an approved drainage design cannot 
be accomplished within the twenty four feet (24') twenty-six feet (26’) right of way. 
 
Private Lanes/Small Subdivision (Section 8-12-44 (P)(2)): 

 

2. Private Lanes May Be Required To Be Public Street: The establishment of a new private lane 

or right of way shall be evaluated by the zoning administrator and county engineer, and may, at 

the discretion of the county council, be required to be dedicated as a public street meeting 

county street standards to accomplish needed and logical street connections, to provide access 

to properties that may otherwise have no access or limited access to the detriment of the 

property, or other purposes determined to be appropriate. Subdivisions with proposed private 

lanes shall not qualify for the small subdivision review. 

 
Subsection 8-12-44 (Q) – Driveways –  
 

1. Driveways shall be provided for all residential building lots. The drive approach for the 
driveway shall be a minimum width of twelve feet (12') and shall not exceed the 
maximum width of thirty feet (30') forty feet (40’). A secondary drive approach may 
be permitted upon review and approval by the county engineer. 



Morgan County Planning & Development Services      Office (801) 845-4015      Fax (801) 845-6176 

2. Downsloping driveways toward the building envelope shall not be permitted, unless 
topographic constraints warrant their construction. Driveways must comply with the 
provisions of the adopted building code regarding drainage adjacent to any structures. 

3. For driveways less than fifty feet (50') in length, the maximum slope shall be fifteen 
percent (15%). For driveways fifty feet (50') or greater, the maximum grade at which a 
driveway shall be allowed to be built is twelve percent (12%). All driveways shall meet 
the provisions of the adopted fire code and wildland urban interface code for grade and 
turnaround requirements. Driveways longer than one hundred feet (100’), in 
areas of geologic instability or steep or loose slope areas, or as determined by 
the Fire Chief, Building Official, Zoning Administrator, or County Engineer, 
shall be reviewed and accepted by the County Engineer prior to issuance of a 
building permit. 

4. A driveway serving no more than one dwelling or lot may be designed and constructed 
as an all-weather gravel road, with rolled and compacted road base capable of 
supporting a seventy five thousand (75,000) pound fire apparatus vehicle, and road 
base and subbase that meet geotechnical recommendations. If at any time during 
building construction, the gravel driveway becomes impassable, as determined by the 
building official, fire code official, zoning administrator, or county engineer, a stop work 
order shall be placed on the building permit until the road is rehabilitated and inspected 
to meet this standard. The developer is responsible to pay all inspection fees prior to the 
stop work order being lifted. 

5. Driveways serving two (2) or more lots or building envelopes shall be paved to county 
construction standards for private lanes. 

6. A paved apron is required to be installed for all driveways accessing from paved streets 
and rights of way, prior to the issuance of a certificate of occupancy. 

7. Driveways may not be utilized to establish or calculate required lot frontage. 
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Exhibit B: Proposed Road Cross Sections (for reference only) 
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ＭＥＭＯＲＡＮＤＵＭ 
TO: Planning Commission  

FROM: Bill Cobabe 

DATE: February 25, 2016 

SUBJECT: General Plan Update – Vision Statement 
  

 
Background 
 
When the Planning Commission began the discussion of the General Plan, special focus was 
brought on the “Vision Statement” of the plan and whether or not the vision reflected in the 
statement still is relevant and accurately describes the desires of the people of the County. It 
was pointed out that certain words and phrases are at once very important but also understood 
differently by different folks. The discussion below is an attempt to provide clarity to these 
concerns. The “Vision Statement” follows, with Staff comments in italics following each section. 
 
Vision Statement 
 
A vision statement is the description of an overall image of what the County aspires to be, and 
how it wants to look in terms of desired future conditions. The statements below reflect the 
desired future conditions for Morgan County, and serve as the foundation for more specific 
goals, objectives, and policies. 
 
Morgan County Vision 
 

1. Morgan County attracts families with its quality of life, rural atmosphere, secure 
environment, and natural beauty. Residents have a wide range of employment, housing, 
and lifestyle choices. The County benefits from a balanced economy, livable wages, 

economic prosperity, and first‐rate community services.  
 
Staff Comment: Trying to gain a consensus on what “quality of life”, “rural”, and “natural 
beauty” actually mean may be a difficult task. Each person will have a different view of what 
actually makes up each of these somewhat ambiguous and subjective terms. One way to 
help clarify what these terms mean is to solicit input from as many people as possible to 
help inform what it means to US, here in Morgan County, and not necessarily what it might 
mean in other places. While the next two sentences appear to attempt some clarification, 
these terms are sufficiently ambiguous as to leave area for concern. “Secure environment” 
is much clearer, but it is also questionable what is meant by “environment”. Does that mean 
built environment, natural environment, or something more esoteric? Or all of the above? 
The fact that “natural beauty” is specifically mentioned would seem to indicate that it is not 
intended to mean natural environment. 

 
2. Morgan County respects property rights and recognizes personal responsibility to the 

land and communities. 
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Staff Comment: “Respects” is also an interesting term. The classic land use conundrum 
comes to mind – whose property rights are we respecting? And why? The remainder of the 
sentence is good, but is perhaps outside the scope of a county general plan, where you are 
trying to inform the vision of the county as a whole and as a society, not as an individual 
thing. How would you impose such recognition anyway? 

 
3. Morgan County values its distinctive natural landscapes for their beauty, solitude, 

recreational opportunities, and natural resources and will work to ensure their long-
range conservation and preservation.  

 
Staff Comment: This is a pretty good statement and could serve as a template for the 
revision of other portions of the vision statement. It states values and gives specifics, 
including what we are going to do about it. I would only change “will work” to read “works”, 
so that the phrase reads “Morgan County… works to ensure their long-range conservation 
and preservation.” 

 
4. Morgan County safeguards water resources for future generations, and conserves and 

reuses water whenever possible. 
 

Staff Comment: This is also a good statement, but I wonder how this is going to be enacted 
through our general plan. Water rights do not involve the County, and all of the water in the 
County is accounted for. I think it might be better to say something like – Morgan County 
collaborates with private land owners, State and Federal guidelines, and with current best 
practices to safeguard… 

 
5. Morgan County public policies support the viability of working and hobby farms, 

protection of agricultural lands, and the conservation of natural resources and rural 
character.  

 
Staff Comment: This statement is clear, but I wonder about this in connection with the 
“property rights” portion above. If I buy a farm to turn it into a subdivision, I suppose part 
of my due diligence would be to look at the General Plan to determine what is allowed 
before I purchased the land. However, in my career, I can think of just a handful of times 
where people have come in to consult with me or the General Plan before they make such 
an investment. Then we run into the problem of having to deny folks what they want to do 
with their property because the General Plan says no… 

 
6. Morgan County accommodates growth responsibly by integrating new development in a 

way that is respectful of the environment, supports County values, considers long‐term 
sustainability, and uses available infrastructure. To help achieve this goal, the County 
strongly recommends that growth occur within or adjacent to corporate limits and 

villages, or be located within master‐planned communities. 
 

Staff Comment: Growth is a very sticky issue, and goes back to the “property rights” 
concerns addressed above. Again, the terms “respectful of the environment”, “County 
values”, and “sustainability” are all loose, subjective terms that need clarification either in 
the statement or in the document itself. On their own they really don’t mean much – we 
need to make sure they have the power necessary to get the job done – whatever that job 
is. 
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PLANNING COMMISSION AGENDA  

Thursday, February 11, 2016 

Morgan County Council Room 

6:30 PM 

 

PUBLIC NOTICE is hereby given that the Morgan County Planning Commission will meet at the above 

time and date at the Morgan County Courthouse, Council Chambers; 48 West Young St, Morgan, Utah. 

The agenda is as follows: 

 

1. Call to order – prayer 

 

2. Pledge of Allegiance  

 

3. Approval of agenda 

 

4. Declaration of conflicts of interest 

 

5. Public Comment 

 

Administrative: 

 

6. Discussion/Decision on Pettit Ranchettes PRUD Plat Amendment 2 - A proposed amendment to 

the previously adopted Pettit Ranchettes, adjusting a lot line for two of the lots to account for 

required building setbacks and open space.  

 

Legislative: 

 

7. Discussion/Public Hearing/Decision: Stegelmeier Future Land Use Map Amendment: A request 

to amend the Morgan County Future Land Use Map for approximately 76 acres of property 

located at approximately 2035 W Deep Creek Road from the Agricultural designation to a Ranch 

Residential 10 designation.   

 

Administrative: 

 

8. Discussion on ordinance changes. 

 

9. Discussion on General Plan updates. 

 

10. Planning Commission Business/Questions for Staff 

 

11. Approval of minutes from January 28, 2016 

 

12. Adjourn 
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Members Present Staff Present  Public Present 

Shane Stephens Bill Cobabe  Tina Kelley  Tracey Harvey 

Gary Ross  Gina Grandpre  Ty Eldridge  Barbara Thurston 

Debbie Sessions Mickaela Moser David Giles  Mark Thurston 

Roland Haslam    Jason Rose  Laura Barker 

Larry Nance     Brandon Andersen Brett Kimball 

Michael Newton    Pamela Turner  Shawn Rose 

  Steve Wilson     Jameson Harvey Gaylene Kimball 

        Aaron Stegelmeier Auggie Rose 

        Nicole Peterson Bruce Giles 
 

 

1. Call to order – prayer.   Chair Haslam called the meeting to order and welcomed those in 

attendance.  Member Ross offered the prayer.   

 

2. Pledge of Allegiance  

 

3. Approval of agenda 

 

Member Nance moved to approve the amended agenda.  Second by Member 

Newton.  The vote was unanimous.  The motion carried. 

 

4. Declaration of conflicts of interest 

There were none. 

 

5. Public Comment 

 

Brandon Anderson:   He commented about the Stegelmeier Future Land Use Map Amendment 

and stated he was involved with the Area Plan of the Milton Area about 6 years ago.  He 

understands they are looking to rezone the whole piece of land, including the dry farm.  He feels 

the approval of this item will open up many more questions and problems, including Deep Creek 

Road maintenance.  He would like to see it done in a smart way in the beginning. 

 

Member Sessions moved to go out of public comment.  Second by Member Nance.  The vote 

was unanimous.  The motion carried. 

 

 

Administrative: 

 

6. Discussion/Decision on Pettit Ranchettes PRUD Plat Amendment 2 - A proposed 

amendment to the previously adopted Pettit Ranchettes, adjusting a lot line for two of the 

lots to account for required building setbacks and open space.  

 

Bill read from the 1997 County Code definition of “common area” which the common area in 

discussion was created under.   
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The PRUD ordinance that was in place at that time indicates the following: 
 

  

 

The problem lies where the original land owner had built the existing garage without a building 

permit, and it lies too closely to the current property line.  Now the current owners are trying to 

make the situation correct with the County code.   There was some discussion about the dedication 

of the easement.  Member Sessions commented that the intent of the original ordinance was to 

include common open space, and this development wouldn’t have happened without a section of 

open space.  She commented it doesn’t matter to her if they change the shape of the common open 

space to configure correctly and allow for the garage. 

Member Newton and Member Ross questioned the contract in which the garage and open space 

were created, and the concern to vacate the common open space may create future problems for 

PRUD’s who may want to vacate open space.    

 

Randy Krantz:  He clarified the property was a bank foreclosure and the garage was already in 

place when he bought the property.  He commented that if there was no PRUD in place, the 

situation would meet current County standards.  

 

Chair Haslam suggested moving the red boundary line to accommodate the existing building and 

all the appropriate acreage.  He said the problem is the PRUD and the property’s current 

configuration. 

 

Randy Krantz said they don’t have any problem with moving the line and maintaining the same 

amount of common area there is now.  Chair confirmed that the Planning Commission would not 

have a problem with that.  As long as the setbacks are met for the new building, there should not 

be a concern.  Bill stated he can have a new plat drawn up with the corrected lines to maintain the 

proper acreage.  Randy clarified there is not an access point involved to move lines.  Basically 

what will happen is to take open space from the bottom of the property and relocate it at the top of 

the same lot.   

 

Member Nance moved to postpone this agenda item to allow the applicant time to provide a 

new corrected plat showing the corrected lot lines.  Second by Member Sessions.   

 

Member Ross stated he would support adding the changes to reflect in the conditions of approval 

before forwarding it to the County Council.  Members Wilson, Stephens and Newton supported 

passing it with a conditional of approval.  It was clarified that the green line will stay, as it is the 

correct distance for the garage.  Member Newton suggested passing it as long as the 3.5 acres is 

configured before being approved by the County Council.  He stated it’s not necessary how the lot 

lines are drawn, as long as the acreage stays the same.  Member Newton clarified the current 

application is for a plat amendment. 
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The vote was not unanimous with Members Stephens, Ross, Newton and Wilson opposed.  

The motion failed. 

 

Member Sessions moved to approve the Pettit Ranchettes PRUD Plat Amendment 

2, application #14.130, located at approximately 246 W Woods Creek Rd., based on the 

findings and with the conditions listed in the staff report dated January 28, 2016, with the 

following additional condition (#5):  
 

Findings: 

1. That the proposed amendment is in keeping with the goals set forth in the Future Land 

Use Map of the General Plan. 

2. That the proposed amendment meets the requirements of the Morgan County Code for 

subdivision plat amendments. 

3. That the proposed amendment will have a negligible impact on surrounding properties. 

 

Conditions: 

1. That the owners provide an updated title report prior to recordation. 

2. That the owners provide a copy of the updated deed restrictions prior to recordation. 

3. That all fees and taxes are paid, including any fees associated with outsourced 

consultants. 

4. That any minor changes to the plat be handled by County Staff prior to recordation. 

5. That the common area be redrawn and remain at 3.5 acres.          

 

Second by Member Ross.   

 

Member Nance asked if it is exactly 3.5 acres.  Bill responded 3.55 acres.  Member Newton 

suggested noting that the acreage stay the same, rather than tie an exact number to it. 

 

Member Nance moved to amend the motion of condition #5 to state that the common area 

acreage is to remain the same.   Second by Member Newton.  The vote was unanimous.  The 

amendment to the motion passed. 

 

The motion with amended conditions now read: 

 

Member Sessions moved to approve the Pettit Ranchettes PRUD Plat Amendment 

2, application #14.130, located at approximately 246 W Woods Creek Rd., based on the 

findings and with the conditions listed in the staff report dated January 28, 2016, with the 

following additional condition (#5):  
 

Findings: 

1. That the proposed amendment is in keeping with the goals set forth in the Future Land 

Use Map of the General Plan. 

2. That the proposed amendment meets the requirements of the Morgan County Code for 

subdivision plat amendments. 

3. That the proposed amendment will have a negligible impact on surrounding properties. 
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Conditions: 

1. That the owners provide an updated title report prior to recordation. 

2. That the owners provide a copy of the updated deed restrictions prior to recordation. 

3. That all fees and taxes are paid, including any fees associated with outsourced 

consultants. 

4. That any minor changes to the plat be handled by County Staff prior to recordation. 

5. That the common area be redrawn and the common area acreage to remain the same. 

 

 

The vote on the main motion was not unanimous with Members Stephens, Ross, Sessions, 

Newton, Wilson in favor.  Member Nance was opposed.   The motion passed. 

 

The applicants understand what they need to do to have lot lines redrawn to accommodate 

setbacks and will make the necessary changes as soon as possible. 

 

 

 

Legislative: 

 

7. Discussion/Public Hearing/Decision: Stegelmeier Future Land Use Map Amendment: A 

request to amend the Morgan County Future Land Use Map for approximately 76 acres 

of property located at approximately 2035 W Deep Creek Road from the Agricultural 

designation to a Ranch Residential 10 designation.   

 

 

Bill introduced the application, showing the current zoning of RR-10.  He showed the property 

is divided in half, with one half in the RR-10 zone and the other half in A-20.  He is pursuing 

RR-10 for his whole property.  There are roughly 76 acres to divide into 10 acre lots, meaning 

a potential of 7 new homes/lots.  Bill stated the current Future Land Use Map reflects what the 

local people desire and noted there are letters from concerned neighbors attached to the Staff 

Report. 

 

Aaron Stegelmeier:  He stated his purpose is to build a home on the property and provide the 

possibility to his children for a future home site and also sell a few additional lots.  He pointed 

out on the plat map the neighboring zoning and showed where possible lot lines may lie.  He 

would like to pursue geological studies and access for future development.  He wants to have 

the 10 acre capabilities that his adjacent neighbors do.  He stated a possibility of 5 different 

lots.  There is an existing home that would stay with one of the proposed 10 acre lots.  He 

stated he is trying to sell his current home, and will then move to the vacant home to allow him 

to build in the near future. 

 

Member Sessions asked if Mr. Stegelmeier had considered submitting a rezone application for 

the front portion of his property.  He said he decided to propose an amendment to the FLUM.   
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Public Hearing: 

 

Pamela Turner:  She owns an 1120-acre dry farm adjacent to the Stegelmeier property.  She 

gave some history about her family’s farm and the water associated with it.  There is no 

thoroughfare of water for their farm but they were granted permission to use several springs to 

provide water for cattle and crops.   Her concern is that with 7 more homes in that area, they 

will need water rights and wells.  The aquafer associated with those potential lots are different 

than that associated with her farm, and those future homes would significantly impact the 

springs that spontaneously provide her dry farm with water. 

 

David Giles:  He has a concern about the property line along Deep Creek Road.  He is not sure 

exactly where the property lines lie, as he understands there is roughly 1000 feet in question. 

 

Jamie Harvey:  He owns property adjacent to the Stegelmeier’s.   He is concerned with the 

Deep Creek fences along the road, road shoulders, and increased density with the development 

of 7 additional homes.   He doesn’t feel the area is quite ready for the proposed changes. 

 

Ty Eldridge:  He provided a letter in opposition to the 7 additional residences.   

 

Bruce Giles:  He informed Planning Commission members that the existing home was built 

around 1996. 

 

Laura Barker:  She lives northeast of the proposed changes.  She is concerned with additional 

traffic and water usage. 

 

Brett Kimball:  He is also associated with Clark’s Feed and Seed. He’s concerned with the 

road infrastructure and feels it’s too small an area for increased development, as well as water. 

 

Shawn Rose:  He expressed concern for safety on Deep Creek Road, flooding, fire and the 

outlet in case of an emergency. 

 

Gaylene Kimball:  She stated the present well has dried up in the past and is concerned for the 

impact on water that 7 additional residences will make.  She owns property next to the 

Stegelmeier’s.   

 

Mark Thurston:  He explained his family’s involvement with farming surrounding Deep Creek 

Road.  He shared the same concerns about traffic safety and road shoulders.  He is opposed to 

building more homes on the road with the condition it is in.   

 

Pamela Turner:  She stated the land above Deep Creek was purchased by a developer who 

desired to rezone to RR-10 but was denied. 

 

Auggie Rose:  He expressed concern with putting more people on the road and safety.  

 

Jason Rose:  He uses the Deep Creek Road for agricultural purposes.  He expressed his 

irritation with people who are annoyed with wildlife sightings out their windows. 
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Nicole Peterson:  She is worried about road safety, teenage drivers and kids waiting for the bus 

on the narrow road.  

 

Member Sessions moved to go out of public hearing.  Second by Member Newton.  The 

vote was unanimous.  The motion carried. 

 

Chair clarified that both sides of the road (Deep Creek) are RR-10.  Member Newton asked 

about the acreage on the FLUM and Bill responded roughly half of the property lies in the A-

20 zone but he doesn’t have the exact numbers.   Bill further stated that if the property is not 

going to support 3 more homes, for acreage or water or anything else, he (Mr. Stegelmeier) 

won’t be able to build 3 more homes.  The concerns addressed tonight should be considered in 

the recommendation for approval.  

 

Member Sessions moved to forward a negative recommendation to the County Council for 

the Stegelmeier Future Land Use Map Amendment, application number 16.002, changing 

the designation from Agricultural to Ranch Residential 10, due to the following findings: 

 

Findings: 

1. That the proposed amendment is not in harmony with future land use planning efforts.   

2. That the anticipated development will adversely impact the adjacent properties. 

 

Second by Member Newton.  

 

Member Nance asked about changing the FLUM to reflect changes similar to those changes 

made at the Round Valley Golf Course.  Member Newton replied that the surrounding land 

owners were in agreement with the Round Valley development and had their support and 

involvement. 

Member Sessions noted that the area plan took into consideration the current road conditions 

when the RR-10 limitations were recommended.  

Member Stephens pointed out that Deep Creek used to be a dirt road and commented on its 

narrow condition.   He doesn’t feel they’re denying the landowner the right to develop, but rather 

the proposed changes do not fit into the current Area Plan.  Member Wilson stated that 

neighboring complaints ought to be respected.   The negative recommendation tonight is 

supported by the adverse effects for surrounding property owners.  

 

 

The vote was unanimous.  The motion passed. 

 
 

There was a 5 minute recess. 

 
 

Administrative: 

 

8. Discussion on ordinance changes. 



 

Morgan County Planning Commission Meeting minutes 
February 11, 2016, Unapproved 
Page 8 of 9 
 

 

Bill gave an update on the driveway discussion previously addressed, and included that the 

County Engineer and Public Works employees are all in agreement.   The fire requirements match 

the regulations, as reviewed by the County Engineer.  There was discussion on possibly removing 

the restrictions on driveway width.   Bill said he will eliminate the language about maximum 

width concerning driveways in the ordinance.  They also discussed drainage and driveway length 

per recommendations made by the County Engineer.  Bill stated these items have been noticed for 

a public hearing for the next meeting. 

 

9. Discussion on General Plan updates. 

 

Bill showed the map for the General Plan Update – FLUM and emphasized the importance of this 

major undertaking.  He stated that the plan itself calls for a serious overhaul periodically.   Round 

Valley was discussed, with its two accesses.  Also, how often the General Plan, or at least a review 

of it, ought to be updated.  Member Stephens asked if the different areas will have their own plan 

or if it will be an entire Morgan County area.  Gina clarified that in past meetings, those who make 

the effort to attend meetings and have opinions on certain items, they can weigh-in on things to be 

changed from the vision.  Member Newton suggested asking residents of the individual 

communities for comments contributing to the current respective area plans.   

 

There was discussion about letting the local residents decide for their own areas, rather than the 

Planning Commission making universal decisions.  Gina questioned whether residents will come 

for an educational class, if one were offered.  Member Newton noted that each Planning 

Commission member represents their own area of the County and wondered what the best way is 

to discuss with people in their respective areas.  Member Nance suggested advertising changes in 

certain areas and ask for the community’s response.   

 

The Planning Commission members began by reading the Morgan County Vision Statement from 

the General Plan and discussed whether the current “vision” is appropriate and applicable.  The 

definition of “rural” was discussed and rural lots vs. rural atmosphere.   Member Sessions decided 

to discuss the Morgan County Vision under the Vision Statement and end discussion for the night. 

Member Ross stressed the importance of using words carefully to create and express County 

values. 

 

 

10. Planning Commission Business/Questions for Staff 

 

Member Nance suggested the Planning Office mail his copy of the Planning Commission packet 

the week before meetings.  Chair also requested a copy be mailed to him. 

 

Bill mentioned upcoming training opportunities in Layton. 

Chair asked Members Stephens and Wilson if they plan to continue their positions on the Planning 

Commission.  Both said they would stay. 
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11. Approval of minutes from January 28, 2016 

 

Member Newton moved to approve the amended minutes from January 28, 2016.  

Second by Member Nance. The vote was unanimous.  The motion carried.   

 

 

12. Adjourn 

 

Member Stephens moved to adjourn.  Second by Member Nance.  The vote was unanimous.  

The motion passed. 

 

 

Approved: __________________________________ Date: _______________________ 

Chairman, Roland Haslam 

 

ATTEST: ___________________________________ Date: _______________________ 

Mickaela Moser, Transcriptionist 

Planning and Development Services 
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App # 15.068 

25 Feb 2016 

 
 

Planning Commission 

Staff Report 
 

Planning and Development Services 

 

Poverty Flats Estates Small Subdivision – Concept Plan 

Public Meeting 

February 25, 2016 
 

Application No.:   15.068 
Applicant:   Ivan and LuDene Carter Family Trust 
Owner:   Same 
Project Location:   approximately 811 Hardscrabble Rd 
   Porterville  
Current Zoning:   A-20 
General Plan Designation: Agricultural 
Acreage:   Approximately 92.461 
Request:   Concept Plan Approval 
Date of Application:   December 2, 2016 
Date of Previous Meeting: N/A 
 

Staff Recommendation 
 
County Staff has reviewed the application for Concept Plan for the Poverty Estates Flats Small 
Subdivision. Staff is hereby recommending approval of the requested concept plan based on the 
following findings and with conditions listed below: 
 
Findings: 
 

1. The nature of the subdivision is in conformance with the current and future land uses of 
the area. 

2. The proposal complies with the Morgan County 2010 General Plan. 
3. The proposal complies with applicable zoning regulations. 
4. That the developer will install any requisite infrastructure, including roadways, water 

lines, etc. 
5. That the proposal is not detrimental to the health, safety, and welfare of the public. 

 
Conditions: 
 

1. That all outsourced consultant fees are paid current prior to final plat recordation. 
2. That the required front, side and rear public utility easements are identified on all lots 

within the subdivision.   
3. That proof of culinary shares/rights (800 gallons per day) and irrigation shares/rights (3 

gallons per minute) are provided for each lot at preliminary plat application.  
4. That all requirements and concerns of the County Engineer are met during the 

preliminary/final plat approval stages. 
5. That the requirements of the County Surveyor are addressed. 
6. That all proposed utilities provide a will serve letter indicating their willingness to serve 

the property in a manner that complies with County ordinances.  



Poverty Flats Estates Small Subdivision – Concept Plan 

App # 15.068 

25 Feb 2016 

7. That approval of the sewage disposal mechanism is provided by the Weber-Morgan 
Health Department with preliminary plat submittal. 

8. That all other local, state, and federal laws are adhered to. 
 

Background 
 
The applicant is seeking approval of a subdivision concept plan for a 3 lot subdivision. The 
proposal is being reviewed for conceptual design standards as required by Morgan County Code 
(MCC). The purpose of a concept plan is to provide the subdivider an opportunity to consult 
with and receive assistance from the County regarding the regulations and design requirements 
applicable to the subdivision of property as required by MCC Section 8-12-16. 
 
With the recommendations contained in this staff report, the application appears to meet the 
minimum of requirements for the conceptual subdivision plan of the zoning and subdivision 
ordinances. It is important to note that because this is a concept plan, there may be some 
compliance issues with certain specific elements of the subdivision code. These issues will be 
resolved/addressed as the subdivision progresses through its Preliminary and Final Plat 
processes. Recommendations regarding the concept plan shall not constitute an approval or 
disapproval of the proposed subdivision, but rather shall operate in such a manner as to give 
the subdivider general guidance as to the requirements and constraints for the subdivider’s 
proposed subdivision.  

 
Analysis 
 
General Plan and Zoning.  Pursuant to the Future Land Use Map (see Exhibit B), the property is 
designated as lying in the Agricultural area, allowing for 1 dwelling units per 20 acres. 
According to the General Plan, the Agricultural designation “identifies areas of existing 
agricultural land uses. The purpose of this land use designation is to support viable agricultural 
operations in Morgan County, while allowing for incidental large-lot residential and other uses.” 
The proposed concept plan appears to follow this designation in the General Plan and according 
to the Future Land Use Map, reflecting low density neighborhoods.  
 
The zoning of the parcel is A-20 (Agricultural – 20 acre minimum lot size). The purpose of the 
A-20 zone is to:  
 

… promote and preserve in appropriate areas conditions favorable to agriculture and to 
maintain greenbelt spaces. These districts are intended to include activities normally and 
necessarily related to the conduct of agriculture and to protect the district from the 
intrusion of uses inimical to the continuance of agricultural activity. 

 
The proposed conceptual lot layout appears to conform to the requirements of the zoning 
districts. 
 
Ordinance Evaluation. The purpose statements in the General Plan and Zoning Ordinance do 
not provide actual development standards, but present the zoning context for the zone in which 
the proposed subdivision is located.  The specific standards found in the adopted County Code 
govern development of the subject property. 
 
Property Layout.  As noted, there are 3 total lots. The proposed conceptual lot layout appears 
to conform to the requirements of the zoning districts. 
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Roads and Access.  Access to the property will be derived from Hardscrabble Road. 
 
Grading and Land Disturbance.  The property has significant topography; however, the 
locations for home building will be designated on the final plat (building envelope) and will be 
relatively flat, and therefore will not require extensive grading. There may be some grading 
associated with the construction of homes on the site. 
 
Water Source.  Water will be provided through water connections to existing or new wells. 
Proof of water will be required at the preliminary/final plat stage. 
 
Fire Protection.  The property is outside the Wildland Urban Interface Area.  
 
Sanitary Sewer Systems.  Sanitary sewer services will be handled by separate septic systems on 
each lot. 
 
Storm Water. Storm water drainage will be handled in existing storm drain channels.  
 
Geologic and Geotechnical Evaluations.  This parcel appears to be in the Tn geologic unit, which 
is listed as an area of geologic hazard in the Morgan County ordinance. The applicant is 
currently in the process of preparing a geologic hazards study. 
 
Utilities. Other utilities (power, gas, etc.) will be addressed with the preliminary plat reviews. 
 
Flood Plain: It appears that none of the lots will be in the existing 100 year flood plain. 
 

Model Motion   

 
Sample Motion for approval – “I move we approve the Poverty Flats Estates Subdivision 
Concept Plan, application number 15.068, allowing for a three lot subdivision of land located at 
approximately 811 Hardscrabble Road, based on the findings and with the conditions listed in 
the staff report dated February 25, 2016.” 
 
Sample Motion for approval with additional conditions – “I move we approve the Poverty Flats 
Estates Subdivision Concept Plan, application number 15.068, allowing for a three lot 
subdivision of land located at approximately 811 Hardscrabble Road, based on the findings and 
with the conditions listed in the staff report dated February 25, 2016, and with the following 
additional conditions:” 
 

1. List any additional conditions 
 
Sample Motion for denial – “I move we deny the Poverty Flats Estates Subdivision Concept Plan, 
application number 15.068, allowing for a three lot subdivision of land located at approximately 
811 Hardscrabble Road, based on the findings and with the conditions listed in the staff report 
dated February 25, 2016.”, due to the following findings:” 
 

1. List any additional findings… 
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Supporting Information 
 
Exhibit A: Vicinity Map 
Exhibit B: Future Land Use Map 
Exhibit C: Current Zoning Map  
Exhibit D: Wildland/Urban Interface Map 
Exhibit E: Flood Plain 
Exhibit F: Geologic Hazards Map 
Exhibit G: Proposed Concept Plan/Site Layout 
 

Staff Contact 
Bill Cobabe, AICP 
801-845-4059 
bcobabe@morgan-county.net 
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Exhibit A: Vicinity Map 
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Exhibit B: Future Land Use Map 
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Exhibit C: Existing Zoning Map 
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Exhibit D: Wildland/Urban Interface 
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Exhibit E: Flood Plain 
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Exhibit F: Geologic Hazards Map 

 

 

Site appears to lie within the Tn (Norwood Tuff) Formation. 

 

 

SITE 
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Exhibit G: Proposed Concept Plan/Site Layout 
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Planning Commission 

Staff Report 
 

Planning and Development Services 

 

Riverwood Farms Small Subdivision – Concept Plan 

Public Meeting 

February 25, 2016 
 

Application No.:   16.001 
Applicant:   Jared and Lisa Penrod 
Owner:   Same 
Project Location:   approximately 3499 Bigler Lane 
   Peterson  
Current Zoning:   RR-5 
General Plan Designation: Ranch Residential 5 
Acreage:   Approximately 20.84 
Request:   Concept Plan Approval 
Date of Application:   January 5, 2016 
Date of Previous Meeting: N/A 
 

Staff Recommendation 
 
County Staff has reviewed the application for Concept Plan for the Riverwood Farms Small 
Subdivision. Staff is hereby recommending approval of the requested concept plan based on the 
following findings and with conditions listed below: 
 
Findings: 
 

1. The nature of the subdivision is in conformance with the current and future land uses of 
the area. 

2. The proposal complies with the Morgan County 2010 General Plan. 
3. The proposal complies with applicable zoning regulations. 
4. That the developer will install any requisite infrastructure, including roadways, water 

lines, etc. 
5. That the proposal is not detrimental to the health, safety, and welfare of the public. 

 
Conditions: 
 

1. That all outsourced consultant fees are paid current prior to final plat recordation. 
2. That the required front, side and rear public utility easements are identified on all lots 

within the subdivision.   
3. That proof of culinary shares/rights (800 gallons per day) and irrigation shares/rights (3 

gallons per minute) are provided for each lot at preliminary plat application.  
4. That all requirements and concerns of the County Engineer are met during the 

preliminary/final plat approval stages. 
5. That the requirements of the County Surveyor are addressed. 
6. That all proposed utilities provide a will serve letter indicating their willingness to serve 

the property in a manner that complies with County ordinances.  
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7. That approval of the sewage disposal mechanism is provided by the Weber-Morgan 
Health Department with preliminary plat submittal. 

8. That all other local, state, and federal laws are adhered to. 
 

Background 
 
The applicant is seeking approval of a subdivision concept plan for a 4 lot subdivision. The 
proposal is being reviewed for conceptual design standards as required by Morgan County Code 
(MCC). The purpose of a concept plan is to provide the subdivider an opportunity to consult 
with and receive assistance from the County regarding the regulations and design requirements 
applicable to the subdivision of property as required by MCC Section 8-12-16. 
 
With the recommendations contained in this staff report, the application appears to meet the 
minimum of requirements for the conceptual subdivision plan of the zoning and subdivision 
ordinances. It is important to note that because this is a concept plan, there may be some 
compliance issues with certain specific elements of the subdivision code. These issues will be 
resolved/addressed as the subdivision progresses through its Preliminary and Final Plat 
processes. Recommendations regarding the concept plan shall not constitute an approval or 
disapproval of the proposed subdivision, but rather shall operate in such a manner as to give 
the subdivider general guidance as to the requirements and constraints for the subdivider’s 
proposed subdivision.  

 
Analysis 
 
General Plan and Zoning.  Pursuant to the Future Land Use Map (see Exhibit B), the property is 
designated as lying in the Ranch Residential 5 area, allowing for 1 dwelling units per 5 acres. 
According to the General Plan, the Ranch Residential designation “accommodates rural large lot 
development with generous distances to streets and between residential dwelling units and a 
viable semi‐rural character setting. Livestock privileges are a part of this character. Areas in this 
category are generally larger lots with accessory structures that may be used for livestock.” The 
proposed concept plan appears to follow this designation in the General Plan and according to 
the Future Land Use Map, reflecting low density neighborhoods.  
 
The zoning of the parcel is RR-5 (Rural Residential – 5 acre minimum lot size). The purposes of 
the RR-5 zone are:  
 

a. To promote and preserve in appropriate areas conditions favorable to large lot 
family life; 

b. Maintaining a rural atmosphere; 
c. The keeping of limited numbers of animals and fowl; and 
d. Reduced requirements for public utilities, services and infrastructure…. 

 
These districts are intended to be primarily residential in character and protected from 
encroachment by commercial and industrial uses. 

 
The proposed conceptual lot layout appears to conform to the requirements of the zoning 
districts. 
 
Ordinance Evaluation. The purpose statements in the General Plan and Zoning Ordinance do 
not provide actual development standards, but present the zoning context for the zone in which 
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the proposed subdivision is located.  The specific standards found in the adopted County Code 
govern development of the subject property. 
 
Property Layout.  As noted, there are 4 total lots. Lot 1 will have approximately 5.84 acres, 
while each of the other lots will have approximately 5 acres. The proposed conceptual lot layout 
appears to conform to the requirements of the zoning districts. 
 
Roads and Access.  Access to the property will be derived from Morgan Valley Dr. via Bigler 
Lane. Each lot will have access via a private lane. 
 
Grading and Land Disturbance.  The property is relatively flat and therefore will not require 
extensive grading. There may be some grading associated with the construction of homes on 
the site. 
 
Water Source.  Water will be provided through water connections to the Peterson Pipeline 
system. Proof of water will be required at the preliminary/final plat stage. 
 
Fire Protection.  The property is inside the Wildland Urban Interface Area.  
 
Sanitary Sewer Systems.  Sanitary sewer services will be handled by separate septic systems on 
each lot. 
 
Storm Water. Storm water drainage will be handled in existing storm drain channels.  
 
Geologic and Geotechnical Evaluations.  This parcel appears to be in the Qay geologic unit, 
which is not listed as an area of geologic hazard in the Morgan County ordinance.  
 
Utilities. Other utilities (power, gas, etc.) will be addressed with the preliminary plat reviews. 
 
Flood Plain: It appears that none of the lots will be in the existing 100 year flood plain. 
 

Model Motion   
 
Sample Motion for approval – “I move we approve the Riverwood Farms Subdivision Concept 
Plan, application number 16.001, allowing for a four lot subdivision of land located at 
approximately 3499 Bigler Lane, based on the findings and with the conditions listed in the staff 
report dated February 25, 2016.” 
 
Sample Motion for approval with additional conditions – “I move we approve the Riverwood 
Farms Subdivision Concept Plan, application number 16.001, allowing for a four lot subdivision 
of land located at approximately 3499 Bigler Lane, based on the findings and with the 
conditions listed in the staff report dated February 25, 2016, and with the following additional 
conditions:” 
 

1. List any additional conditions 
 
Sample Motion for denial – “I move we deny the Riverwood Farms Subdivision Concept Plan, 
application number 16.001, allowing for a four lot subdivision of land located at approximately 
3499 Bigler Lane, based on the findings and with the conditions listed in the staff report dated 
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February 25, 2016, due to the following findings:” 
 

1. List any additional findings… 
 

 

 

Supporting Information 
 
Exhibit A: Vicinity Map 
Exhibit B: Future Land Use Map 
Exhibit C: Current Zoning Map  
Exhibit D: Proposed Concept Plan/Site Layout 
 

Staff Contact 
Bill Cobabe, AICP 
801-845-4059 
bcobabe@morgan-county.net 
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Exhibit A: Vicinity Map 
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Exhibit B: Future Land Use Map 
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Exhibit C: Existing Zoning Map 
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Exhibit D: Proposed Concept Plan/Site Layout 
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Planning Commission 

Staff Report 
 

Planning and Development Services 

 

Elysium Pet Services Conditional Use Permit 

Public Meeting 

February 25, 2016 
 

Application No.:   16.003 
Applicant:   Steve Ford 
Owner:   Chris Anderson 
Project Location:   4090 W 5800 N Unit C 
   Mountain Green 
Current Zoning:   BP – Business Park 
General Plan Designation: Business Park 
Acreage:   (existing building) 
Request:   Conditional Use for a pet crematorium/small retail store 
Date of Application:   February 8, 2016 
Date of Previous Meeting: N/A 
 

Staff Recommendation 
 
County Staff recommends approval of the requested conditional use permit based on the 
following findings and with conditions listed below: 
 
Findings: 
 

1. That the proposed use has been identified as a food-products manufacturing use, which 
is allowed as a conditional use in the BP zoning district. 

2. That the proposed use will be relatively limited in scale, and will employ 1-4 employees. 
3. That the proposed facility will not adversely impact the adjacent properties. 
4. That any potential impact on the existing neighborhood will be minimal. 

 
Conditions: 
 

1. That there are no deliveries to the front of the building. 
2. That exhaust emissions are kept within state-regulated guidelines. 
3. That cremations will not exceed five times per week. 
4. That no storage or other business activity is conducted outside the building. 
5. That the exterior of the facility be maintained in an attractive manner, painted and 

generally kept looking aesthetically pleasing. 
6. That water and sewer utilities connections are provided at the time of building permit. 

 

Background 
 
Elysium Pet Services is a small business that provides pet crematorium services. It is currently 
located in Farmington and has been in operation since 2012. They will utilize a 2 million BTU 
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furnace which will be installed per the manufacturer specifications and County Building Code. It 
is anticipated that the furnace will operate no more than five times per week. Approximate 
hours of operation would be 7 AM to 10 PM daily, and the facility would utilize existing parking 
for the expected 1-4 employees. They will have a small retail area in the front of the shop 
which will sell mementos and memorials. Emissions are regulated by the State, and the 
applicant has provided a copy of the State Department of Air Quality exemption letter. There 
will be no harsh chemicals used on the site. 

 
Analysis 
 
General Plan and Zoning.  Pursuant to the Future Land Use Map (see Exhibit B), the property is 
designated as Business Park. According to the General Plan, the Business Park designation 
“provides for areas for the development of uses that provide employment involving light 
manufacturing, assembling, warehousing, and wholesale activities. The Business Park 
designation is intended to encourage campus-style commercial development near the airport 
which incorporates amenities including attractive streetscapes and enhanced landscaping. This 
use category provides for employment in commercial and light industrial uses that are 
compatible with adjacent or surrounding land uses. The areas designated for Business Park 
uses have adequate transportation and infrastructure access, and emphasize minimal conflict 
with existing adjacent land uses. This designation provides for the development and 
accommodation of administrative and research industries, offices, and limited manufacturing 
and support services. Typical uses may also include construction contractors, small, screened 
storage yards, and small warehousing spaces.” The proposed conditional use would meet the 
anticipated general planning designation. 
 
The zoning of the parcel is BP – Business Park. The purpose of the zone is to provide areas for 

appropriate transitions of commercial uses. The proposed conditional use permit would collocate 
a relatively low-impact use at an existing commercial site. The ordinance allows for this kind of 
use with the granting of a conditional use permit at a C3 (County Council level approval).   
 
Ordinance Evaluation. Morgan County Code, Chapter 3, Section 8-2-1 defines conditional use as 
the following: 

 CONDITIONAL USE: A land use that, because of its unique characteristics or potential impact on 
the county, surrounding neighbors or adjacent land uses, may not be compatible in some areas 
or may be compatible only if certain conditions are required that mitigate or eliminate the 
detrimental impacts. (A use of land for which a conditional use permit is required, pursuant to 
this title.) 

Staff Response: Due to the preexisting uses already on the parcel, any impact due to the 
collocation of the proposed use will be minimal. The site lies within a predominately light 
industrial/commercial use area. The proposed conditional use permit will not adversely impact 
adjacent properties or businesses. 

Property Layout.  The proposed use would be located in an existing building and will not require 
the modification of the property. 

Roads and Access.  The property is located on 5800 N. It is not anticipated that the proposed 
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conditional use will have a significant impact on the roadway and existing traffic patterns. 
 
Grading and Land Disturbance.  No grading/land disturbance is being proposed at this time. The 
parcel appears to lie outside of the flood plain. 
 
Water Source.  The proposed use will utilize water from the Cottonwoods Mutual Water 
Company. The proposed use will require similar water usage to what a household uses per 
person per day. 
 
Fire Protection.  A fire protection plan, or other considerations as approved by the local fire 
official, will be required during the building permit process.  
 
Sanitary Sewer Systems.  Sewer service will be utilized by the proposed use, and approval will 
be required by the Mountain Green Sewer District. 
 
Storm Water. Storm water drainage is accommodated in the existing system. As the proposed 
conditional use will not expand the impervious surface area of the parcel, additional storm 
water drainage is not required.   
 
Geologic and Geotechnical Evaluations.  No additional construction will be associated with this 
proposed conditional use; therefore, geologic and geotechnical evaluations are not required. 
 
Utilities. Connections to existing utilities in the area should be sufficient to supply the proposed 
use. 
 

Model Motion   

 
Sample Motion for a Positive Recommendation – “I move we forward a positive 
recommendation to the County Council for the Elysium Pet Services Conditional Use Permit, 
application #16.003, located at approximately 4090 W 5800 N, allowing for the installation of a 
pet crematorium, based on the findings and with the conditions listed in the staff report dated 
February 25, 2016.” 
 
Sample Motion for a Positive Recommendation with additional conditions – “I move we forward 
a positive recommendation to the County Council for the Elysium Pet Services Conditional Use 
Permit, application #16.003, located at approximately 4090 W 5800 N, allowing for the 
installation of a pet crematorium, based on the findings and with the condition listed in the staff 
report dated February 25, 2016, with the following additional conditions:” 
 

1. List any additional findings and conditions… 
 
Sample Motion for a Negative Recommendation – “I move we forward a negative 
recommendation to the County Council for Elysium Pet Services Conditional Use Permit, 
application #16.003, located at approximately 4090 W 5800 N, allowing for the installation of a 
pet crematorium, based on the findings and with the condition listed in the staff report dated 
February 25, 2016, based on the following findings: 
 

1. List any additional findings… 
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Supporting Information 
 
Exhibit A: Vicinity Map 
Exhibit B: Future Land Use Map 
Exhibit C: Existing Zoning Map  
Exhibit D: Applicant’s Narrative and Other Supporting Documents 
 

Staff Contact 
Bill Cobabe, AICP 
801-845-4059 
bcobabe@morgan-county.net 
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Exhibit A: Vicinity Map 
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Exhibit B: Future Land Use Map 
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Exhibit C: Existing Zoning Map 
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Exhibit D: Applicant’s Narrative and Other Supporting Documents 
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Planning Commission 

Staff Report 
 

Planning and Development Services 

 

Agricultural Land Division, Religious Uses in Residential Zones, Frontage 

Requirements in Certain Zones, and Small Subdivision Ordinance Revision 

July 9, 2015 
 

Applicant: Morgan County 
Discussion: Revisions to the following Sections of Code: 
 

1. Section 8-2-1 – Amending the definitions of “Lot”, “Lot Frontage Required”, 
and removing the definition of “Lot Right of Way” 

2. Subsection 8-3-9 (H)(8) – Adding language to allow for “C2” and “C3” 
approvals (Planning Commission and County Council approval, respectively) 

3. Section 8-6-2 – Removing the requirement for frontage and private or public 
street; adding “access” as required by the Code 

4. Subsection 8-12-44 (D) – Removing frontage requirement; adding “access” 
as required by the Code 

5. Subsection 8-12-44 (D)(1)(C) – Changing the authority to grant 
improvements exemptions from County Council to Planning Commission 

6. Subsection 8-12-44 (M)(1) – Amending the requirements for Private Lanes 
7. Subsection 8-12-44 (M)(4) – Adding a requirement to meet Public Street 

standards as determined by the County. 
8. Subsection 8-12-44 (P)(1)(C) – Amending the requirements for private lanes. 
9. Subsection 8-12-44 (P)(2) – Removing the qualification of Small Subdivisions 

with proposed private lanes. 
10. Subsection 8-12-44 (Q) – Changing the requirements for driveway widths 

(allowing for 40’ widths); adding a requirement for driveways longer than 
100’, in areas of geologic instability, or as otherwise determined by the 
County, to be reviewed by the County Engineer prior to issuance of a building 
permit; and adding a requirement that driveways serving more than one lot 
must meet the requirements of the County for Private Lanes. 

 
Date of Previous Discussions: 10 Dec 2016; 14 Jan 2016; 11 Feb 2016 (Planning Commission - 

Discussion Only) 
 

Background and Analysis 
 
The Planning Commission has identified several sections of the Code that need revisions. These 
sections largely deal with questions of access to property and the cross sections of the roads 
associated with that access. The intent is to make access to lots easier and more efficient. The 
County Engineer provided the cross section drawings (see Exhibit B) and is in support of the 
proposed changes, as is the County Public Works Director. The Planning Commission discussed 
the proposed changes several times in an attempt to ensure the best resolutions to the 
identified concerns. 
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Supporting Information 
 
Exhibit A: Draft Revised Ordinance Sections – Strikethrough/Bold format 
Exhibit B: Proposed Road Cross Sections (for reference only) 
 

Staff Contact 
Bill Cobabe, AICP 
801-845-4059 
bcobabe@morgan-county.net 
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Exhibit A: Proposed Revised Ordinance Sections 

 
Note – deletions are in strikethrough; additions are in bold 
 
Definitions of Words and Terms (Section 8-2-1): 

 

LOT: A parcel or tract of land within a subdivision and abutting a public street or a private 

street pursuant to the requirements of this title. 

 

LOT FRONTAGE REQUIRED: The length, in feet, of the front lot line which is coterminous with 

the front street line. 

 

LOT RIGHT OF WAY: A strip of land not less than sixteen feet (16’) in width connecting a lot to 

a street for use as a private access to that lot. This definition does not apply to the creation of 

new lots or parcels, pursuant to the County’s subdivision ordinances. 

 

Approval of Conditional Uses (Section 8-3-9 (H)(8)): 

 

8. Recommend approval or denial by the County Council of conditional use permits noted in 

this title as “C3”; approve or deny conditional use permits noted in this title as “C2”. 

 

Lot Standards (Section 8-6-2) 

 

Except for more flexible requirements that may be specifically authorized in this title or other 

legal, nonconforming situations, every lot within the county shall have such area and access as 

is required by this title and shall have the required frontage upon a dedicated private or publicly 

approved street before a building permit may be issued.  

 
Section 8-12-44: 
 
Improvements Required (Section 8-12-44 (D)): 

 

Improvements Required: All lots or parcels created by the subdivision shall have frontage on a 

street, improved and dedicated to the standards access to the lot as required herein in this 

title. Pavement widths, curbs, gutters, sidewalks, and park strips shall be installed on existing 

and proposed streets by the subdivider in all subdivisions where the adopted road cross 

sections require these improvements: 

 

Deferral Agreement (Section 8-12-44 (D)(1)(C)): 

 

c. In lieu of a deferral agreement, the County Council Planning Commission may grant an 

improvements exemption as provided for in this subsection. 

 
Subsection 8-12-44 (M) – Private Streets – 
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1. Private streets shall meet and adhere to all county standards for public private streets, 
including construction standards, and width and right of way standards, and the construction of 
curb, gutter, and sidewalk, regardless of the number of proposed lots. The minimum right of 
way for private streets is thirty-six feet (36’), including twenty-two feet (22’) of 
paved surface, a 4’ shoulder on each side of the pavement, and drainage sufficient 
to provide for anticipated storm water runoff (a minimum of three feet (3’) per side 
of the private street). Additional right of way may be required if an approved 
drainage design cannot be accomplished within the thirty-six feet (36') right of way. 
The road subgrade and pavement shall be sufficient to hold a 75,000 pound load. 
 
… 
 
4. The county may determine in the public interest that a proposed private street shall be 
dedicated with the subdivision as a public street for public use. In such cases, the private 
streets shall meet all standards regarding public streets, as specified in this Chapter. 
 
Subsection 8-12-44 (P) – Private Lanes –  
 
(1)(c) - Private lanes shall have a recorded minimum right of way of twenty four feet (24') 
twenty-six feet (26’) and an improved, all-weather surface of at least twenty feet (20'), 
designed and constructed with rolled and compacted road base capable of supporting a seventy 
five thousand (75,000) pound fire apparatus vehicle, road base and subbase that meet the 
recommended geotechnical analysis of the load bearing capacity of the soils under the 
proposed roadway, and which is also designed pursuant to adopted construction standards, fire 
codes, and wildland urban interface requirements. Private lanes greater than one hundred fifty 
feet (150') in length must be terminated with a turnaround of not less than one hundred ten 
feet (110') of right of way in diameter, or an alternative turnaround design which meets the 
adopted fire and wildland urban interface code and is approved by the fire code official and 
county engineer. Additional right of way may be required if an approved drainage design cannot 
be accomplished within the twenty four feet (24') twenty-six feet (26’) right of way. 
 
Private Lanes/Small Subdivision (Section 8-12-44 (P)(2)): 

 

2. Private Lanes May Be Required To Be Public Street: The establishment of a new private lane 

or right of way shall be evaluated by the zoning administrator and county engineer, and may, at 

the discretion of the county council, be required to be dedicated as a public street meeting 

county street standards to accomplish needed and logical street connections, to provide access 

to properties that may otherwise have no access or limited access to the detriment of the 

property, or other purposes determined to be appropriate. Subdivisions with proposed private 

lanes shall not qualify for the small subdivision review. 

 
Subsection 8-12-44 (Q) – Driveways –  
 

1. Driveways shall be provided for all residential building lots. The drive approach for the 
driveway shall be a minimum width of twelve feet (12') and shall not exceed the 
maximum width of thirty feet (30') forty feet (40’). A secondary drive approach may 
be permitted upon review and approval by the county engineer. 
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2. Downsloping driveways toward the building envelope shall not be permitted, unless 
topographic constraints warrant their construction. Driveways must comply with the 
provisions of the adopted building code regarding drainage adjacent to any structures. 

3. For driveways less than fifty feet (50') in length, the maximum slope shall be fifteen 
percent (15%). For driveways fifty feet (50') or greater, the maximum grade at which a 
driveway shall be allowed to be built is twelve percent (12%). All driveways shall meet 
the provisions of the adopted fire code and wildland urban interface code for grade and 
turnaround requirements. Driveways longer than one hundred feet (100’), in 
areas of geologic instability or steep or loose slope areas, or as determined by 
the Fire Chief, Building Official, Zoning Administrator, or County Engineer, 
shall be reviewed and accepted by the County Engineer prior to issuance of a 
building permit. 

4. A driveway serving no more than one dwelling or lot may be designed and constructed 
as an all-weather gravel road, with rolled and compacted road base capable of 
supporting a seventy five thousand (75,000) pound fire apparatus vehicle, and road 
base and subbase that meet geotechnical recommendations. If at any time during 
building construction, the gravel driveway becomes impassable, as determined by the 
building official, fire code official, zoning administrator, or county engineer, a stop work 
order shall be placed on the building permit until the road is rehabilitated and inspected 
to meet this standard. The developer is responsible to pay all inspection fees prior to the 
stop work order being lifted. 

5. Driveways serving two (2) or more lots or building envelopes shall be paved to county 
construction standards for private lanes. 

6. A paved apron is required to be installed for all driveways accessing from paved streets 
and rights of way, prior to the issuance of a certificate of occupancy. 

7. Driveways may not be utilized to establish or calculate required lot frontage. 
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Exhibit B: Proposed Road Cross Sections (for reference only) 
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