




CONSULTING ENGINEERS 

6080 Fashion Point Dr.    ●    South Ogden, Utah 84403    ●    (801) 476-9767    ●    www.jonescivil.com 

 

 

M E M O R A N D U M 

 

TO:  South Weber City Planning Commission 

 

FROM: Brandon K. Jones, P.E. 

  South Weber City Engineer     

 

CC:  Barry Burton – South Weber City Planner 

  Mark Larsen – South Weber City Public Works Director 

  Lisa Smith – South Weber City Planning Coordinator 

 

RE:  HIDDEN VALLEY MEADOWS, PHASE 3 SUBDIVISION 

  Amended Preliminary and Final Review 

 

Date:  June 7, 2018 

______________________________________________________________________________ 

 

Our office has completed a review of the amended preliminary plans received on May 17, 2018.  

The purpose of the amended preliminary is to include the lots now shown as Phase 3.  We have 

also reviewed the Final Plat and Improvement Plans for the Hidden Valley Meadows, Phase 3 

Subdivision, also received on May 17
th

.  We recommend approval, subject to the following 

comments and items being addressed prior to final approval from the City Council. 

 

GENERAL 

1. A letter is needed from the geotechnical engineer in order to produce the numbers for the 

Basement Table on the plat (similar to the letter provided with Phases 1 and 2). 

2. An approval letter from the South Weber Irrigation Company is needed. 

 

PLAT 

3. The following are the addresses: 

a. Lot 301-R:  456 East 

b. Lot 302-R:  432 East 

c. Lot 303-R:  408 East 

d. Lot 304-R:  405 East 

e. Lot 305-R:  429 East 

f. Lot 306-R:  459 East 

4. The depths for the Basement Table need to be acquired and filled in. 

5. The fences should be removed from the plat.  Only current and proposed property lines 

should be shown. 

 

IMPROVEMENT PLANS 

 The improvements are a part of and were approved with Phase 2.  We have no further 

comments. 



           Community and Economic Development 

 

 

 

Davis County Administration Building - 61 S. Main Street - Farmington Utah 84025 

Telephone:  (801) 451-3279- Fax: (801) 451-3281  

         Barry Burton/Director 

Director 

 
 

HIDDEN VALLEY MEADOWS AMENDED PRELIMINARY/ PHASE 3 FINAL PLAT 

REQUEST:  Approval of a revised Preliminary Plat  

PRELIMINARY PLAT: The preliminary plat has been revised by adding Phase 3 which is in 

two parcels on either side of a connector road to 475 East that is part of Phase 2.  Phase 3 

consists of 6 additional lots ranging in size from just over 10,000 square feet to almost 20,000.  

The lots are in conformance with zone requirements. 

STAFF RECOMMENDATION: I have no issues with the Revised Preliminary Plat and 

recommend approval. 

 

REQUEST:  Approval Phase 3 of Hidden Valley Meadows Subdivision. 

FINAL PLAT:  There really isn’t much to say about this one.  All the improvements necessary 

for this phase were actually approved as part of Phase 2.  This property was rezoned in February 

to R-LM in preparation for Phase 3.  The only recommendation I would make is that the 

developer be required to establish a maximum basement depth chart as was done in the other 

phases as the land drain depth allows and as approved by the City Engineer.  

STAFF RECOMMENDATION:  I recommend approval of the final plat for Phase 3 if the 

maximum basement depth chart is included on the plat as stated above. 
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11.04.130 Fencing 

A. Bordering Agricultural Land: Where land used for agricultural purposes lies adjacent to a 

subdivision, a six foot (6') high fence is required between the subdivision and the agricultural 

land. Where land zoned A, Agricultural, lies adjacent to a subdivision, a six foot (6’) high fence 

id required between the subdivision and the Agricultural zoned land.  The purpose of the fence is 

to provide a reasonable barrier so that residents of, or visitors to, the subdivision are not 

inadvertently exposed to the dangers of the farm or livestock. Fencing required under this 

provision is not for the purpose of keeping livestock out of the subdivision. Responsibility for 

keeping livestock contained on the agricultural property remains the responsibility of the owner 

of that livestock. After receiving a recommendation from the planning commission, the city 

council may require any type of fence that provides a reasonable barrier to humans. Required 

fences shall be installed entirely within the subdivision property unless a property line fence is 

agreed to by the owner of the adjoining agricultural property by written agreement signed by all 

property owners involved. Such agreement shall be provided to the city prior to final plat 

approval by the city council. 

B. Bordering Canals: Where a subdivision borders a canal or canal right of way, a six foot (6') high 

fence is required between the subdivision and the canal. After receiving a recommendation from 

the planning commission, the city council may require any type of fence that provides a 

reasonable barrier to humans so residents of, or visitors to, the subdivision are not inadvertently 

exposed to the dangers of the canal. In order for the barrier to be effective, fencing of other 

subdivision borders may be required by the city council. 

C. Where building lots for any land use are adjacent to Interstate 84 a six foot (6’) masonry fence 

shall be constructed along the common property line with I-84.  This is for safety from wildfire 

and to provide some protection from auto accidents. 

D. The Planning Commission shall have the authority to waive or vary these requirements where it, 

in their opinion, will not compromise safety and does not accomplish the intent of the fence. 

 

Fences shall be constructed so that individual property owners are responsible for maintaining 

only their portion of the fence; with posts located at all property corners. Required fencing shall 

be considered part of the subdivision improvements and subject to bonding requirements. The 

city council has final approval on fence requirements. 

Adopted by Ord. 2005-7 on 10/11/2005 
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PROPOSED ORDINANCE AMENDMENTS 

DELETING BUFFER YARDS AND ADOPTING FENCING REQUIREMENTS 

 

It is proposed that the following amendments be made to Title 10 of the South Weber Code: 

 

 

10.5C.11 Landscaping Requirements 

A. General Landscaping: At least fifteen percent (15%) of the total site shall be thoroughly 

landscaped, including an irrigation system to maintain such landscaping. Landscaping shall meet 

the requirements of SWMC 10.15. For use of exceptional design and materials, as determined by 

the planning commission, the landscaping may be reduced to ten percent (10%) of the total site. 

B. Buffer Yard Landscaping: Buffer yard A landscaping  Fencing: A six foot (6’) tall solid screening 

fence shall be required between the R-H zone and all lower density residential zones. and shall 

meet the requirements of SWMC 10.15. 

10.5G.12 Landscaping Requirements 

A. General Landscaping: At least fifteen percent (15%) of the total site shall be thoroughly 

landscaped, including an irrigation system to maintain such landscaping. Landscaping shall meet 

the requirements of SWMC 10.15. For use of exceptional design and materials, as determined by 

the planning commission, the landscaping may be reduced to ten percent (10%) of the total site.  

B. Buffer Yard Landscaping: Buffer yard C landscaping  Fencing: A six foot (6’) foot tall solid 

screening fence or wall shall be required between the C zone and all residential and agricultural 

zones. and shall meet the requirements of SWMC 10.15.  

C. Park Strip Landscaping: Park strip landscaping shall meet the requirements of SWMC 10.15.  

10.5K.11 Landscaping Requirements 

A. General Landscaping: At least fifteen percent (15%) of the total site shall be thoroughly 

landscaped, including an irrigation system to maintain such landscaping. Landscaping shall meet 

the requirements of SWMC 10.15. For use of exceptional design and materials, as determined by 

the planning commission, the landscaping may be reduced to ten percent (10%) of the total site. 

B. Buffer Yard Landscaping: Buffer yard B landscaping Fencing:  A six foot (6’) tall solid screening 

fence or wall shall be required between the P-O zone and all residential and agricultural zones. 

and shall meet the requirements of SWMC 10.15. 

C. Park Strip Landscaping: Park strip landscaping shall meet the requirements of SWMC 10.15.  

10.5L.6 Landscaping Requirements 

A. General Landscaping: At least fifteen percent (15%) of the total site shall be thoroughly 

landscaped, including an irrigation system adequate to maintain such landscaping. Landscaping 

shall meet the requirements of SWMC 10.15. 

https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.5C.11_Landscaping_Requirements
https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.5G.12_Landscaping_Requirements
https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.5K.11_Landscaping_Requirements
https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.5L.6_Landscaping_Requirements
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B. Buffer Yard Landscaping: Buffer yard D landscaping  Fencing: A six foot (6’) tall solid screening 

fence or wall shall be required between the L-I zone and all residential and agricultural zones. and 

shall meet the requirements of SWMC 10.15. 

C. Park Strip Landscaping: Park strip landscaping shall meet the requirements of SWMC 10.15.  

10.5M.6 Landscaping Requirements 

A. General Landscaping: At least fifteen percent (15%) of the total site shall be thoroughly 

landscaped, including an irrigation system adequate to maintain such landscaping. Landscaping 

shall meet the requirements of SWMC 10.15. For use of exceptional design and materials, as 

determined by the planning commission, the landscaping may be reduced to ten percent (10%) of 

the total site. 

B. Buffer Yard Landscaping: Buffer Yard C landscaping  Fencing:  A six foot (6’) tall solid 

screening fence shall be required between the C-R zone and all residential zones, except where 

there are legal restrictions on the residential zoned property that prevent the construction of 

residences. 

C. Park Strip Landscaping: Park strip landscaping shall meet the requirements of SWMC 10.15.  

10.5N.12 Landscaping Requirements 

A. General Landscaping: At least fifteen percent (15%) of the total site shall be thoroughly 

landscaped, including an irrigation system to maintain such landscaping. Drought resistant plants 

are encouraged. Landscaping shall meet the requirements of SWM 10.15. For use of exceptional 

design and materials, as determined by the planning commission, the landscaping may be reduced 

to ten percent (10%) of the total site. 

B. Buffer Yard Landscaping: Buffer yard C landscaping  Fencing:  A six foot (6’) tall solid 

screening fence or wall shall be required between the C-O zone and all residential and 

agricultural zones. and shall meet the requirements of SWMC 10.15. 

C. Street Trees: Street trees shall be required and meet the requirements of SWMC 10.150.060D, 

"Park Strip Trees".  

10.5O.6 Landscaping Requirements 

A. General Landscaping: At least fifteen percent (15%) of the total site shall be thoroughly 

landscaped, including an irrigation system adequate to maintain such landscaping. Landscaping 

shall meet the requirements of SWMC 10.15. For use of exceptional design and materials, as 

determined by the planning commission, the landscaping may be reduced to ten percent (10%) of 

the total site. 

B. Buffer Yard Landscaping: Buffer yard D landscaping  Fencing:  A six foot (6’) tall solid 

screening fence or wall shall be required between the B-C zone and all residential and agricultural 

zones. and shall meet the requirements of SWMC 10.15. 

C. Park Strip Landscaping: Park strip landscaping shall meet the requirements of SWMC 10.15.  

  

https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.5M.6_Landscaping_Requirements
https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.5N.12_Landscaping_Requirements
https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.5O.6_Landscaping_Requirements
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10.07.050 Nonresidential Zones 

A. Application: Application for a conditional use permit shall be made by the property owner or 

certified agent thereof to the city. Any person seeking a conditional use permit in a nonresidential 

zone shall first submit an application to the city and pay the associated fees as stated in the 

current adopted fee schedule. An application, unless stated otherwise, shall be deemed complete 

when all documents required by the current applicable application form and checklist, including 

the fee, have been submitted to the city. The following applications are required: 

1. Sketch Plan: 

a. Purpose: The intent of the sketch plan phase of the approval process is to provide 

the developer with an opportunity to understand the city's requirements, and for 

the city to understand the developer's basic proposal, before the developer incurs 

the expense and time involved in preparing preliminary and final plans. The 

sketch plan allows for up front communication between the city and the 

developer to discuss zoning and/or other land use restrictions, incorporation of 

the proposed development into the city's master plans (including water supply, 

sanitary sewer, storm drainage, roadways), review of the development approval 

process, review of pertinent city ordinances and/or resolutions, or discussion of 

any other pertinent items which may be deemed necessary by the city and/or the 

developer. 

b. Requirements: In order for a project to advance from sketch plan to preliminary 

approval, some or all of the following conditions may be required: 

a. Completed sketch plan application and payment of applicable fees. 

b. Ownership affidavit. 

c. Land survey/legal description. 

d. Phase lines (if applicable). 

e. Geotechnical report. 

f. Traffic impact study. 

g. One full sized (24 inches x 36 inches), one reduced (11 inches x 17 

inches), and one electronic PDF form shall be submitted of the 

following: 

a. Context plan within three hundred feet (300') that includes, but is 

not limited to, the following: 

a. Existing topography. 

b.  Existing utilities. 

c. Existing natural features, drainage channels, special 

views, existing vegetation to be preserved. 

d. Existing buildings. 

e. Existing ingress and egress points (location, names, and 

existing widths of adjacent streets). 

b. Site plan that includes, but is not limited to, the following: 

a. Aerial base (can be obtained from: Google Earth or the 

county). 

b. Date, north point, written and graphic scales. 

https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.07.050_Nonresidential_Zones
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c. Name, address, phone number for engineer and/or 

surveyor who prepared plans. 

d. Location and dimensions of proposed sites to be 

dedicated or reserved for open space or recreational use. 

e. Location and ownership information of all canals, 

ditches, and/or waterways surrounding the subject 

property. 

f. Boundaries of sensitive lands as shown in general plan. 

g. All existing utilities. 

h. Wetland delineation (if applicable). 

i. Names of surrounding property owners. 

j. Proposed water, sewer, and storm drainage. 

k. Proposed transportation system (including trails) and 

street layout (width and proposed right of way cross 

sections) (if applicable). 

l. Proposed location of fire hydrants and streetlights. 

m. Grading and storm drainage plan. 

n. Parking (common and private). 

o. Building footprint. 

p. Location of fuel tanks (if applicable). 

q. Fencing (if applicable). 

r. Buffer yard (if applicable). 

c. Supplemental plans: 

a. Building elevation. 

b. Building facade and color scheme. 

c. Landscaping plan and buffer yard. 

d. Lighting plan. 

e. Signage plan. 

f. Fire flows. 

g. Storm drainage calculations. 

h. Fire protection plan. 

i. Any regulation(s) as stated in zoning. 

10.15 Landscape Regulations 

 10.15.010 Purpose 

 10.15.020 General Requirements 

 10.15.030 Landscape Plan 

 10.15.040 Selection, Installation And Maintenance Of Plant Materials 

 10.15.050 Design Standards And Guidelines 

 10.15.060 Park Strip Landscaping 

 10.15.070 Buffer Yard Landscaping 

 10.15.080 070 Failure To Comply 

  

https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.15_Landscape_Regulations
https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.15.010_Purpose
https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.15.020_General_Requirements
https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.15.030_Landscape_Plan
https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.15.040_Selection,_Installation_And_Maintenance_Of_Plant_Materials
https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.15.050_Design_Standards_And_Guidelines
https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.15.060_Park_Strip_Landscaping
https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.15.070_Buffer_Yard_Landscaping
https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.15.080_Failure_To_Comply


           Community and Economic Development 

 

 

 

Davis County Administration Building - 61 S. Main Street - Farmington Utah 84025 

Telephone:  (801) 451-3279- Fax: (801) 451-3281  

         Barry Burton/Director 

Director 

 

 

10.15.050 Design Standards And Guidelines 

Landscape plans shall be prepared based on the following design standards and guidelines. Design 

standards are numerically measurable design requirements that can be definitively evaluated for 

compliance. Design guidelines are not precisely measurable, but compliance can be determined through 

the evaluation process of landscape plan review. The evaluation and approval of landscape plans shall be 
based on compliance with both the design standards and guidelines. 

A. Design Standards At Time Of Planting: 

1. Deciduous Trees: All deciduous trees shall have a minimum trunk size of two inches (2") 

in caliper, unless otherwise specified. 

2. Evergreen Trees: All evergreen trees shall have a minimum trunk size of five feet (5') in 

height, unless otherwise specified. 

3. Ornamental Trees: All ornamental trees shall have a minimum trunk size of one and one-

half inches (1
1
/2") in caliper, unless otherwise specified. 

4. Shrubs: All shrubs shall have a minimum height or spread of eighteen inches (18") 

depending on the plant's natural growth habit, unless otherwise specified. Plants in five 

(5) gallon containers will generally comply with this standard. 

5. Existing Street Trees: The removal of trees within the street right of way is prohibited 

without the approval of the zoning administrator. 

B. Design Guidelines: 

1. Scale And Nature Of Landscaping Material: The scale and nature of landscaping 

materials shall be appropriate to the size of the structures. Large scaled buildings, for 

example, should generally be complemented by larger scaled plants. 

2. Selection Of Plants: Plants shall be selected for form, texture, color, pattern of growth 

and adaptability to local conditions. 

3. Evergreens: Evergreens should be incorporated into the landscape treatment of a site, 

particularly in those areas where screening and buffer is required. 

4. Softening Of Walls And Fences: Plants shall be placed intermittently against long 

expanses of building walls, fences, and other barriers to create a softening effect. 

5. Planting Beds: Planting beds may be mulched with bark chips, decorative stone, or 

similar materials. Mulch shall not be used as a substitute for plants. 

6. Detention/Retention Basins And Ponds: Detention/retention basins and ponds shall be 

landscaped. Such landscaping may include shade and ornamental trees, evergreens, 

shrubbery, hedges, turf, ground cover and/or other plant materials. 

7. Preservation Of Existing Plants: Existing plants should be incorporated into the landscape 

treatment of a site as required herein or as required by the site plan review process. Trees 

in the public right of way shall not be removed without the approval of the zoning 

administrator. 

8. Calculation Of Landscaped Area: Park strip landscaping shall not be used when 

calculating the total landscaping area. 

9. Buffer Yards: Buffer yard landscaping shall not be used when calculating the total 

landscaping area except as determined by the planning commission and city council. For 

use of exceptional design and materials, as determined by the planning commission, fifty 

percent (50%) of the buffer yard may be used when calculating the total landscaping 

area.  

https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.15.050_Design_Standards_And_Guidelines
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10.15.070 Buffer Yard Landscaping 

A. Intent: The intent of these requirements is to increase the compatibility of adjacent land uses and 

foster compatibility among different land uses by minimizing the harmful effects of noise, dust 

and other debris, motor vehicle headlight glare or other artificial light intrusions, and other 

objectionable activities or impacts conducted or created by an adjoining or nearby use. 

B. Requirements: The following illustrations graphically indicate the specifications of each buffer 

yard. Buffer yard requirements are stated in terms of the width of the buffer yard and the number 

of plant units required per one hundred (100) linear feet of buffer yard. The requirements of a 

buffer yard may be satisfied by any of the options thereof illustrated. The type and quantity of 

plant materials required by each buffer yard, and each buffer yard option, are specified in this 

section. Only those plant materials capable of fulfilling the intended function shall satisfy the 

requirements of this chapter. 

 

The options within any buffer yard are designed to be equivalent in terms of their effectiveness in 

eliminating the impact of adjoining uses. Cost equivalence between options was attempted where 

possible. Generally, the plant materials which are identified as acceptable are determined by the 

type(s) of soil present on the site. All of the following illustrations are drawn to scale and depict 

the buffer yard according to the average projected diameter of plant materials at five (5) years of 

planting. 

C. Illustrations: Each illustration depicts the total buffer yard located between two (2) uses. 

D. Walls, Fences Or Berms: Whenever a wall, fence, or berm is required within a buffer yard, these 

are shown as "structure required" in the following illustrations, wherein their respective 

specifications are also shown. All required structures shall be the responsibility of the higher 

intensity use, in order to provide maximum sound absorption. 

E. Plant Material Substitutions: The following plant material substitutions shall satisfy the 

requirements of this section: 

1. In buffer yards B, C, D, and E, evergreen canopy or evergreen understory trees may be 

substituted for deciduous canopy forest trees without limitation. 

2. In buffer yard A, evergreen canopy or evergreen understory trees may be substituted as 

follows: 

a. In the case of deciduous canopy forest trees, up to a maximum of fifty percent 

(50%) of the total number of the deciduous canopy trees otherwise required. 

b. In the case of deciduous understory, without limitation. 

3. In all buffer yards, evergreen or conifer shrubs may be substituted for deciduous shrubs 

without limitation. 

F. Equivalent Structures: The following structures are equivalent and may be used interchangeably, 

so long as both structures are specified in the buffer yard illustrations in this section. (Buffer yard 

illustrations are to typify the structure and are not intended to be required designs.) 

Structure  Equivalent Structure  

https://southweber.municipalcodeonline.com/book?type=ordinances#name=10.15.070_Buffer_Yard_Landscaping
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F1  B1  

F2  B2  

F3  B3  

F3  BW1  

G. Solar Access: If the development on the adjoining use is existing, planned, or deed restricted for 

solar access, understory trees may be substituted for canopy trees where canopy trees would 

destroy solar access. 

H. Satisfaction Of Requirements: Any existing plant material which otherwise satisfies the 

requirements of this section may be counted toward satisfying all such requirements. 

I. Placement: The exact placement of required plants and structures shall be the decision of each 

user except that the following requirements shall be satisfied: 

1. Evergreen (or conifer) shall be planted in clusters rather than singly in order to maximize 

their chances of survival. 

2. Berms with masonry walls (BW1) required of buffer yards D and E options are intended 

to buffer more significant nuisances from adjacent uses and additionally, to break up and 

absorb noise, which is achieved by the varied heights of plant materials between the 

masonry wall and the noise source. 

a. When berms with walls are required, the masonry wall shall be closer than the 

berm to the higher intensity use. 

b. Within a buffer yard, a planting area at least five feet (5') wide containing fifteen 

percent (15%) of the total plant requirements shall be located between the 

masonry wall and the higher intensity class use. These plants shall be chosen to 

provide species and sizes to reduce noise in conjunction with the wall. 

J. Sprinkler System; Ground Cover Required: All buffer yard areas shall include an underground 

sprinkler system and be seeded with lawn unless ground cover is already established. 

BUFFERYARD A 
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BUFFERYARD B 
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BUFFERYARD C 
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BUFFERYARD D 
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BUFFERYARD E 
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BUFFERYARD STRUCTURES 
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BUFFERYARD STRUCTURES 



           Community and Economic Development 

 

 

 

Davis County Administration Building - 61 S. Main Street - Farmington Utah 84025 

Telephone:  (801) 451-3279- Fax: (801) 451-3281  

         Barry Burton/Director 

Director 

 

 

BUFFERYARD STRUCTURES  
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REZONE PARCEL 13-020-0040 

REQUEST:  Approval of rezone from A to R-L  

GENERAL INFORMATION: This proposal raises several concerns about rezoning at this 

time.  One is that it lies in the path of the proposed South Bench Drive as it makes its way up the 

hill to the south.  Right now we don’t know exactly how much this will affect the property.  

Also, the General Plan calls for this area to remain in the A zone. I spoke with the 

owner/applicant and he has no development plans at this time.  

Perhaps the most compelling fact is the entire parcel sits on top of Operable Unit 1 of the HAFB 

Super Fund Site.  In 1998 the Air Force purchased an easement to conduct remediation activities 

on all but 1.1 acres of the 13.48 acres.  This easement does not expire until September 29, 2023. 

STAFF RECOMMENDATION: Given that there are no immediate development plans, the 

existing Air Force easement and the other concerns; I see no reason to rezone this property at this 

time.  I recommend the Planning Commission forward this to the Council with a 

recommendation of denial. 
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