
 

 

 

FARMINGTON CITY  

PLANNING COMMISSION 
 

August 22, 2024 



PLANNING COMMISSION MEETING NOTICE AND AGENDA 
Thursday August 22, 2024 

Notice is given that Farmington City Planning Commission will hold a regular meeting at City Hall 160 South Main, Farmington, Utah. A 
work session with training and a presentation from a resident regarding the city pool will be held at 6:00 PM prior to the regular 

session which will begin at 7:00 PM in the Council Chambers. The link to listen to the regular meeting live and to comment 
electronically can be found on the Farmington City website at farmington.utah.gov. Any emailed comments for the listed public 

hearings, should be sent to crowe@farmington.utah.gov by 5 p.m. on the day listed above. 

CONDITIONAL USE APPLICATION – public hearing 
1. JGK Properties LLC – Applicant is requesting an approval for conditional use permit to operate their home

occupation outside of the main dwelling, in an accessory building, for pickleball court reservations, private and
group lessons, etc. on the property located at 37 S Buffalo Ranch Rd., in the AA (Agricultural Very Low Density)
zone, on approx. 0.90 acres.

ZONE CHANGE APPLICATION – no public hearing 
2. Harv Jeppsen – Applicant is requesting recommendation for a rezone to include the AP District overlay zone

and an accompanying development agreement for an RV resort at approximately 650 West Lagoon Drive (950
North) on approximately 6.5 acres of property, in the A Zone.

ZONE TEXT AMENDMENTS – public hearing on both 2 & 3 
3. Farmington City – Applicant is requesting an amendment to Chapter 11-2, DEFINITIONS of Title 11, ZONING

REGULATIONS. The amendment is to include a new definition for 'Live / Work Residential' which is an existing
use identified in creatine zoning districts.

4. Farmington City – Applicant is requesting an Amendment and additional text to Section 11-35-060:
REVOCATION, of Chapter 11-35, HOME OCCUPATION, of Title 11, ZONING REGULATIONS. The proposed text
amendment is to clarify which body has the authority to revoke a home occupation business license.

OTHER BUSINESS 
5. Miscellaneous, correspondence, etc.

a. Planning Commission Minutes Approval – 08.08.2024
b. City Council Report – 08.20.2024
c. Other

Please Note: Planning Commission applications may be tabled by the Commission if: 1. Additional information is needed in order to act 
on the item; OR 2. If the Planning Commission feels, there are unresolved issues that may need additional attention before the 
Commission is ready to make a motion. No agenda item will begin after 10:00 p.m. without a unanimous vote of the Commissioners. 
The Commission may carry over Agenda items, scheduled late in the evening and not heard to the next regularly scheduled meeting.  

CERTIFICATE OF POSTING I hereby certify that the above notice and agenda were posted at Farmington City Hall, the State Public 
Notice website, the city website www.farmington.utah.gov,  the Utah Public Notice website at www.utah.gov/pmn on August 19, 2024. 
Carly Rowe, Planning Secretary 

mailto:farmington.utah.gov
mailto:crowe@farmington.utah.gov
http://www.farmington.utah.gov/
https://draper.novusagenda.com/Agendapublic/www.utah.gov/pmn
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Farmington City 
Planning Commission Staff Report 
August 22, 2024 

___________________________________________________________________________________________________ 
 

Item 1: Conditional Use Permit – Pickleball Court Rental  
 

Public Hearing:   Yes 
Application No.:   C-5-24 
Property Address:   37 S Buffalo Ranch Rd.   
General Plan Designation: AG (Agriculture Preservation Very Low Density) 
Zoning Designation:   AA (Agriculture Very Low Density)  
Area:    0.90 Acres 
Property Owner/Applicant: Joseph & Gloria Kelley 
 
Request:  The applicant is seeking a conditional use permit to use the accessory building for their 
home occupation instead of the main dwelling, for pickleball reservations & lessons.  
______________________________________________________________________________________________________ 
 
Background Information:  
The property owner is seeking a conditional use permit in order to rent pickleball courts in their yard 
and detached accessory building; they are also interested in being able to offer pool rentals and small 
private group swim lessons and pickleball lessons. Rentals usually tend to occur only to family, friends 
and neighbors.  
 
In the opinion of staff, after a site visit and discussion with the property owner, the use does not create 
negative impacts to the neighbors due to ample available vehicle parking, reasonable hours of 
operation, and organized management of the operations. 
 
Statement from Applicant:  
“After a family vacation in 2019 with 20+ family members at a resort with two pickleball courts, we 
discovered that our family really enjoyed this activity. Our backyard had not been landscaped so after 
much discussion with family we decided to do two courts so in 2020 we began the process. In order for 
us to use one court year-round, we decided to build a barn for pickleball and other family activities. 
After getting all required permits, construction was started and completed in January of 2021. This 
became very popular with our friends as well and they wanted to help cover the court costs and 
expenses and so in 2022 as a way to manage reservations and collect payments, we partnered with a 
reservation platform, Court Reserve. Prior to doing this, I reached out to the city to see if we could do 
this as a home business and if we needed a business license and I was told the city did not have a 
problem and that the only home business that needed a license was daycare. Since there was not a 
conflict, we moved forward. 
 
It appears that we now need a Conditional Use Permit to legitimize our home business since it is 
conducted outside of the main dwelling of our home. 
 
I teach pickleball usually less than 5 hours/week and we also rent out the use of our courts to friends. 
We do not advertise in any way whatsoever to the general public to rent our courts. 
 
Additionally, due to the water restrictions incorporated in some of the past few years due to the 
drought, we revised the completion of our landscape to eliminate a huge area of grass and are in the 
process of finishing our backyard which now includes a pool, additional patio, garden and a play area. It 
is a perfect place to gather our family of now 23 and counting. Others have asked if they could also rent 
our pool and use our yard for gathering their families. We would like to incorporate that as well on a 
limited basis.  
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Only one group will be permitted to rent out our areas at a time so if someone rents a pickleball court 
only, the pool will be blocked from availability. If someone wants to rent the pool, they can also add on 
the pickleball courts but other groups cannot rent the courts out separately. 
 
Parking: (please see attached diagram for our parking rules and instructions). We have a driveway that 
is approximately 250 ft. long and two cars wide for much of that space plus a part circle driveway in the 
front of our house that can accommodate 3 cars so we could accommodate more than 20 cars off the 
street and we will encourage limited street parking. Typically, there are 4 players and often 4 cars for 
the indoor court. It is extremely rare that we even rent out our outdoor court which if we do, that would 
be at most 4 more cars for a total of 8.  
 
Lighting: We do have lights on the outdoor court which face the building but they are almost never 
used. There is a pasture to the north of us and about a 100-yard-wide HOA land to the east. The two 
homes to the south are situated such that the lighting would have little to no impact whatsoever. 
 
Noise: To mitigate any noise, the barn is fully insulated and you cannot hear anything going on in there 
until you are about to open the door. We also do not allow any play on the outside court before 7 am 
and not after 9 pm. Again, play outside is very rare. 
 
Additionally, we check with our two neighbors to the south of us all the time to ensure we are not 
causing any impact on them. We do not employ anyone.” 
 

 
Related Codes: 
Farmington City Code: 11-35-030: Conditions:  
G.   Vehicular Traffic: The home occupation shall not generate substantially greater vehicular traffic 
than commonly associated with residential activities in the neighborhood in which it is located.    
 
K.   Conduct Within Dwelling: The home occupation shall be conducted entirely within the dwelling 
and shall be clearly incidental, secondary and compatible to the residential use of the dwelling. The 
home occupation shall not occupy or use any accessory building, yard space or activity outside the 
main building, or an attached garage to the extent that vehicle parking is displaced, unless approved 
by the Planning Commission as provided in section 11-35-040 of this chapter. 
 
Farmington City Code 11-35-040: Conditional Uses: 
A. Permitted Conditional Uses: The following home occupations may be allowed only upon approval of 
conditional use application by the Planning Commission and issuance of a conditional use permit:  
2: Any use where outside storage, use of an accessory building, or exclusive use of an attached garage 
is anticipated or requested in conjunction with the home occupation.  
 
 
 
Suggested Motion: 
Staff recommends that the Planning Commission approve the requested conditional use permit with 
the following conditions: 

1. A home occupation business license is obtained and remains current. 
2. Approved business activity may occur only between the hours of 7am and 9pm. 

 
Findings: 

1. The use already has established set hours which are in line with the city noise ordinances and 
which have not caused detriment to surrounding neighbors.  

2. The property has adequate parking which will rarely flow onto streets and hinder surrounding 
neighbors.  

 
Supplemental Information 

1. Vicinity Map 
2. Site Plans and Parking 
3. Photos of Site 

https://codelibrary.amlegal.com/codes/farmingtonut/latest/farmington_ut/0-0-0-18902#JD_11-35-040
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Farmington City 
Planning Commission Staff Report 
August 22, 2024 

______________________________________________________________________________ 
 

Item 2: Rezone to include the AP District overlay zone and an 
accompanying development agreement for an RV resort. 

 
Public Hearing:   No – Previously Held 
Application No.:   Z-6-24 
Applicant:   Harv Jeppsen 
Address:    Approximately 650 West Lagoon Drive (950 North) 
Zone:     A (Agriculture) 
General Plan Designation: CMU (Commercial Mixed Use) 
Acres:    6.5 
 
Request:  The applicant is requesting approval of a Development Agreeme3nt and GDP to allow for the use of the property as 
an RV resort.   
______________________________________________________________________________ 
 

Update from 7/11/2024 meeting: 
 
The Planning Commission held the public hearing for this proposal at their 7/11/24 meeting. At 
that meeting, the Planning Commission tabled the item to request additional information. To 
summarize, the Commission was interested in having a better understanding of the viability of the 
proposed land use wanting to ensure that the application proved to meet some of the requirement 
of the AP district. 
 
In response to the requests of the Planning Commission, the applicant has provided studies and 
reports which have been included with this packet. 
 
Original Background Information 
 
The subject property on the south side of Lagoon Drive (currently under construction) just 
east of Highway 89 sits north of Spring Creek and is currently occupied by a blue barn 
building. 
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The current zoning primarily limits the use of the property to agricultural or residential uses. 

The property owner hopes to be able to develop a high-end RV resort at this location. The most 

similar use in Farmington is the Lagoon Campground which is within the C-H zoning district. The 

description of the C-H zone in FMC 11-24-010 limits the use of that district to the Lagoon 

Campground site.  Rather than considering a different commercial district which may require 

modification for a campground type use, the AP district overlay is proposed for the consideration of 

the City to accommodate the use. 

The property is part of the East Park Lane small area master plan included with this report. The 

current construction of Lagoon Drive is being completed by Wright Development who has approval 

for a townhome subdivision to the north with some commercial development towards the highway. 

The use of the property south of Lagoon Drive has been envisioned to be non-residential in nature.  

While some development is occurring to the north, proposals for development just south of this 

property have not yet been brought to the city.  

The proposed use includes an office and amenity area with approximately 70 spaces for RV parking. 

The access to the property would be from Lagoon Drive to the north and access to the south would 

be accommodated on the east side of the property. The site would be enclosed with a screening wall 

and would be landscaped and improved to accommodate parking of RVs for brief stays. 

The consideration of the AP district is a legislative action allowing for the use of discretion by the 
Planning Commission in providing a recommendation to the city council. The Planning 
Commission’s role in this request is to hear from the public and make a recommendation to 
the City Council based on that input as well as the Commission’s opinions as to how well 

the terms of the Agreement work at this location and in consideration of the city’s General 

Plan and the applicable small area plan vision.  
 
The AP District creates unique rules for the property which it is applied to. This allows the 
city to be very specific about what can and can’t be done on the property. 
 
Opinions from city staff are varied. Concern for the proposal includes questions about how 
long the use will remain in effect, while it seems like a reasonably easy use to redevelop 
when other opportunities come along, it if it successful, it is likely to remain. While the 
proposed regulations and management seem to create a favorable environment, there are 
concerns that inevitably there will be RV owners who stay long term. The Development 
Review Committee has indicated that servicing something like the proposed concept is 
viable, technical analysis of detailed plans would come if the city decides to approve the AP 
district and concept. 
 
Because of the varied opinions of city staff, multiple motions are being included with this 
report for the consideration of the Planning Commission.  
 
The recommendation of the Planning Commission will be forwarded to the City Council 
where a final decision on the matter would be made at a future meeting. 
  

https://farmington.utah.gov/wp-content/uploads/2023/07/2008-version-combined.pdf
https://farmington.utah.gov/wp-content/uploads/2023/07/2008-version-combined.pdf
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Alternate Motions 

 
A) Move that the Planning Commission recommend approval of the Agreement to the 

City Council as written.  
 

Findings: 
1. The items allowed by the agreement are appropriate at this location and there are sufficient 

mitigating factors within the agreement to adequately mitigate the impact of the allowed 
business activity on surrounding properties. 

2. The use considered by the Agreement is consistent with the Farmington City General Plan 
and applicable small area plan. 

3. The proposed use and accompanying Development Agreement adhere to the purpose of 
the AP District per 11-27B-010. 

 
B) Move that the Planning Commission recommend approval of the Agreement to the 

City Council with changes identified by the Planning Commission.  
a. IDENTIFY THE RECOMMENDED CHANGES 

 
Findings: 

4. The items allowed by the agreement are appropriate at this location and there are sufficient 
mitigating factors within the agreement to adequately mitigate the impact of the allowed 
business activity on surrounding properties. 

5. The use considered by the Agreement is consistent with the Farmington City General Plan 
and applicable small area plan. 

6. The proposed use and accompanying Development Agreement adhere to the purpose of 
the AP District per 11-27B-010. 

 
C) Move that the Planning Commission recommend denial of the Agreement to the City 

Council. 
 

Findings: 
1. The proposed use is not compatible with the city’s General Plan and the East Park Lane 

small area plan. 
2. The use is not compatible with uses in the immediate area. 

 
Supplemental Information 
1. Vicinity Map 
2. East Park Lane Master Plan 
3. Development Agreement and GDP 
4. Minutes from 7/11/24 meeting 
5. RV Park SWOT Anaysis, Economic Impact Assessment, Industry Statistics, and Market 

Analysis reports. 
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When Recorded Mail to: 

Farmington City Attorney 

160 S. Main Street 

Farmington, UT 84025 

 

DEVELOPMENT AGREEMENT 

FOR THE SPRING CREEK RV RESORT 

 

THIS DEVELOPMENT AGREEMENT (the “Agreement”) is made and entered 

into as of the ____ day of ______________________, 2024, by and between 

FARMINGTON CITY, a Utah municipal corporation, hereinafter referred to as the 

“City,” and HARV JEPPSEN, a limited liability company of the State of Utah, hereinafter 

referred to as the “Developer.” 

RECITALS: 

A. Developer owns approximately 6.5 acres of land located within the City, 

which property is more particularly described in Exhibit “A” attached hereto and by this 

reference made a part hereof (the “Property”). 

B. Developer desires to develop a project on the Property to be known as the 

(the “Project”).  Developer has submitted an application to the City seeking approval to be 

included in the AP District to permit alternate development standards in accordance with 

the City’s Laws. 

C. The City finds that the “Project” meets the purposes of the AP District as it 

produces non-residential and non-agriculture development which enhances the purposes of 

the Agricultural zones and will allow for sustainable and economically viable development 

which will enhance the community at large while ensuring orderly planning of the Property 

and furthering the objectives of the Farmington City General Plan. 

D. The Property is presently zoned under the City’s zoning ordinance as 

Agricultural (A).  Unless otherwise specified within this agreement, the Property is subject 

to all City ordinances and regulations including the provisions of the City’s General Plan, 

the City’s zoning ordinances, the City’s engineering development standards and 

specifications and any permits issued by the City pursuant to the foregoing ordinances and 

regulations (collectively, the “City’s Laws”). 

E. Persons and entities hereafter developing the Property or any portions of the 

Project thereon shall accomplish such development in accordance with the City’s Laws, 

and the provisions set forth in this Agreement.  This Agreement contains certain 

requirements and conditions for design and/or development of the Property and the Project 

in addition to or in lieu of those contained in the City’s Laws.  This Agreement is wholly 

contingent upon the approval of that zoning application. 
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AGREEMENT 

 NOW, THEREFORE, in consideration of the mutual covenants contained herein, 

and other good and valuable consideration, the receipt and sufficiency of which are hereby 

acknowledged, the City and Developer hereby agree as follows: 

 
1. Incorporation of Recitals.  The above Recitals are hereby incorporated into this 

Agreement. 

2. Property Affected by this Agreement. The legal description of the Property 

contained within the Project boundaries to which the Agreement applies is attached as Exhibit “A” 

and incorporated by reference. 

3. Compliance with Current City Ordinances. Unless specifically addressed in this 

Agreement, Developer agrees that any development of the Property shall be in compliance with 

city ordinances in existence on the date of execution of this Agreement. If the City adopts different 

ordinances in the future, Developer shall have the right, but not the obligation, to elect to submit a 

development application under such future ordinances, in which event the development application 

will be governed by such future ordinances. 

4. General Development Plan. The approved General Development Plan (the 

“GDP”) for the entire Project is attached hereto as Exhibit “B” and incorporated by reference. All 

portions of the Project must be developed in accordance with the approved GDP. No amendment 

or modifications to the approved GDP shall be made by the Developer without written consent of 

the City. The Project shall be developed by Developer in accordance with all requirements 

contained herein. Any changes to the GDP that require an exception from approved development 

standards not otherwise addressed in this Agreement shall be considered by the City Council as an 

amendment to this Agreement, following the process established by Utah law for approval. 

5. Alternative Development Standards. Pursuant to Utah Code Ann. § 10-9a-

532(2)(a)(iii), this Development Agreement contains terms that conflict with, or is different from, 

a standard set forth in the existing land use regulations that govern the Property.  This Agreement, 

which has undergone the same procedures for enacting a land use regulation, overrides those 

conflicting standards as it relates to this Project, as follows: 

a) Setbacks. Developer shall be permitted to build an office building in connection 

with the proposed RV Resort as close as 20 ft. to the front property line as shown in Exhibit 

“B”. 

b) Parking. Developer shall provide a minimum of 5 improved parking stalls is shown 

in Exhibit “B”. 

c) Fencing. Developer shall construct a wall as depicted in Exhibit “B” around the 

perimeter of the RV resort for the purpose of providing a visual barrier. 

d) Landscaping. Landscaping shall be installed as indicated in the included 

Landscape Plan provided as Exhibit “B”. 
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e) Allowed Uses. In addition to the uses allowed by the underlying zoning district, the 

following use shall be allowed on the Property and shall be considered a Permitted Use. Uses 

not listed may only be considered through an addendum to this Agreement unless the 

Farmington City Planning Commission determines the use to be similar enough in nature and 

impact to the uses listed below. This consideration by the Planning Commission is an 

interpretation of Ordinance and this agreement, not to be confused with a Conditional Use 

approval. 

i) RV Resort / Campground including supporting office and amenities 

6. Developer Obligations. In consideration of the exceptions to code provided by this 

Agreement, Developer acknowledges that certain obligations go beyond ordinary development 

requirements and restricts the Developer’s rights to develop without undertaking these obligations. 

Developer agrees to the following provisions as a condition for being granted the zoning approval 

and exceptions under the code sought: 

a) Resort Policies. Developer shall implement and enforce the policies provided to 

the City as included with Exhibit “C”. 

 

7. City Obligations. City agrees to maintain any public improvements dedicated to 

the City following satisfactory completion thereof and acceptance of the same by the City, and to 

provide standard municipal services to the Project. The City shall provide all public services to the 

Project, with the exception of secondary water and sewer service, and to maintain the public 

improvements, including roads, intended to be public upon dedication to the City and acceptance 

in writing by the City; provided, however, that the City shall not be required to maintain any areas 

owned by Developer or improvements that are required to be maintained by a third party in the 

Project. 

8. Payment of Fees.  The Developer shall pay to the City all required fees in a timely 

manner.  Fees shall be paid in those amounts which are applicable at the time of payment of all 

such fees, pursuant to and consistent with standard City procedures and requirements, adopted by 

City. 

9. Indemnification and Insurance.  Developer hereby agrees to indemnify and hold 

the City and its officers, employees, representatives, agents and assigns harmless from any and all 

liability, loss, damage, costs or expenses, including attorneys’ fees and court costs, arising from or 

as a result of the death of any person or any accident, injury, loss or damage whatsoever caused to 

any person or to property of any person which shall occur within the Property or any portion of 

the Project or occur in connection with any off-site work done for or in connection with the Project 

or any phase thereof which shall be caused by any acts or omissions of the Developer or its assigns 

or of any of their agents, contractors, servants, or employees at any time.  Developer shall furnish, 

or cause to be furnished, to the City a satisfactory certificate of insurance from a reputable 

insurance company evidencing general public liability coverage for the Property and the Project 

in a single limit of not less than One Million Dollars ($1,000,000.00) and naming the City as an 

additional insured. Alternatively, Developer may provide proof of self-insurance with adequate 

funds to cover such a claim. 
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10. Governmental Immunity.  The Parties recognize and acknowledge that each Party 

is covered by the Governmental Immunity Act of Utah, codified at Section 63G-7-101, et seq., 

Utah Code Annotated, as amended, and nothing herein is intended to waive or modify any and all 

rights, defenses or provisions provided therein. Officers and employees performing services 

pursuant to this Agreement shall be deemed officers and employees of the Party employing their 

services, even if performing functions outside the territorial limits of such party and shall be 

deemed officers and employees of such Party under the provisions of the Utah Governmental 

Immunity Act. 

11. Right of Access.  Representatives of the City shall have the reasonable right of 

access to the Project and any portions thereof during the period of construction to inspect or 

observe the Project and any work thereon. 

12. Assignment.  The Developer shall not assign this Agreement or any rights or 

interests herein without prior written approval by the City, which shall not be unreasonably 

withheld and which is intended to assure the financial capability of the assignee.  Any future 

assignee shall consent in writing to be bound by the terms of this Agreement as a condition 

precedent to the assignment.  The Developer is affirmatively permitted to assign this Agreement 

to a wholly owned subsidiary under the same parent company. 

13. Developer Responsible for Project Improvements. The Developer warrants and 

provides assurances that all landscaping, private drives, and amenities located within the Project 

shall be maintained by Developer.  All costs of landscaping, private drive and amenity 

maintenance, replacement, demolition, cleaning, snow removal, or demolition, shall be borne 

exclusively by Developer.  City shall have no maintenance responsibility in relation to the property 

owned by Developer and shall only plow and maintain public roads that are designated as public 

on the plat. This section survives termination under Subsection 20.b) of this Agreement, unless 

specifically terminated in writing. 

14. Onsite Improvements. At the time of final plat recordation for the Project, the 

Developer shall be responsible for the installation and dedication to the City of onsite water 

improvements installed within public rights-of-way sufficient for the development of the Project 

in accordance with City Code. 

15. Notices.  Any notices, requests and demands required or desired to be given 

hereunder shall be in writing and shall be served personally upon the party for whom intended, or 

if mailed, by certified mail, return receipt requested, postage prepaid, to such party at its address 

shown below: 

 To Developer: ____________________________ 

  ____________________________ 

  ____________________________ 

  ____________________________ 
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 To the City: Farmington City 

  Attn:  City Manager 

  160 South Main Street 

  Farmington, Utah 84025 

 

16. Default and Limited Remedies.  In the event any party fails to perform its 

obligations hereunder or to comply with the terms hereof, within sixty (60) days after giving 

written notice of default, the non-defaulting party shall have the following rights and remedies 

available at law and in equity, including injunctive relief and specific performance, but excluding 

the award or recovery of any damages. Any delay by a Party in instituting or prosecuting any such 

actions or proceedings or otherwise asserting its rights under this Article shall not operate as a 

waiver of such rights.  In addition, the Parties have the following rights in case of default, which 

are intended to be cumulative: 

a) The right to withhold all further approvals, licenses, permits or other rights 

associated with the Project or any development described in this Agreement until such default 

has been cured. 

b) The right to draw upon any security posted or provided in connection with the 

Project. 

c) The right to terminate this Agreement. 

 

17. Agreement to Run with the Land. This Agreement shall be recorded against the 

Property as described in Exhibit A hereto and shall be deemed to run with the land and shall be 

binding on all successors and assigns of the Developer in the ownership and development of any 

portion of the Project. 

18. Vested Rights. The City and Developer intend that this Agreement be construed to 

grant the Developer all vested rights to develop the Project in fulfillment of the terms and 

provisions of this Agreement and the laws and ordinances that apply to the Property as of the 

effective date of this Agreement.  The Parties intend that the rights granted to Developer under this 

Agreement are contractual and in addition to those rights that exist under statute, common law and 

at equity.  If the City adopts different ordinances in the future, Developer shall have the right, but 

not the obligation, to elect to submit a development application under such future ordinances, in 

which event the development application will be governed by such future ordinances.  By electing 

to submit a development application under a new future ordinance, however, Developer shall not 

be deemed to have waived its right to submit or process other development applications under the 

City Code that applies as of the effective date of this Agreement.   

19. Amendment. The Parties or their successors in interest, may, by written agreement, 

choose to amend this Agreement at any time. The amendment of the Agreement relating to any 

substantial rights or obligations shall require the prior approval of the City Council. 

20. Termination.  
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a) Notwithstanding anything in this Agreement to the contrary, it is agreed by the 

Parties that if the Project is not completed within five (5) years from the date of this Agreement 

or if Developer does not comply with the City’s laws and the provisions of this Agreement, 

the City shall have the right, but not the obligation at the sole discretion of the City, which 

discretion shall not be unreasonably applied, to terminate this Agreement and to not approve 

any additional phases for the Project. Such termination may be effected by the City giving 

written notice of intent to terminate to the Developer. Whereupon, the Developer shall have 

sixty (60) days during which the Developer shall be given the opportunity to correct any 

alleged deficiencies and to take appropriate steps to complete the Project. If Developer fails to 

satisfy the concerns of the City with regard to such matters, the City shall be released from any 

further obligations under this Agreement and the same shall be terminated. 

b) Upon the completion of all contemplated buildings and improvements identified in 

this Agreement, including all applicable warranty periods for publicly dedicated infrastructure, 

and completion of all provisions of Sections 6 and 7 of this Agreement, the terms of this 

Agreement shall terminate upon thirty days’ written notice to either Party.  The non-noticing 

Party shall, within thirty days of receipt of the notice, provide to the noticing Party its written 

objection and identify the remaining construction or obligation which has not been fulfilled.  

Objections to termination under this subsection must be asserted in good faith. 

 

21. Attorneys’ Fees.  In the event of any lawsuit between the parties hereto arising out 

of or related to this Agreement, or any of the documents provided for herein, the prevailing party 

or parties shall be entitled, in addition to the remedies and damages, if any, awarded in such 

proceeding, to recover their costs and a reasonable attorneys fee. 

22. General Terms and Conditions.   

a) Entire Agreement. This Agreement together with the Exhibits attached thereto and 

the documents referenced herein, and all regulatory approvals given by the City for the 

Property and/or the Project, contain the entire agreement of the parties and supersede any prior 

promises, representations, warranties or understandings between the parties with respect to the 

subject matter hereof which are not contained in this Agreement and the regulatory approvals 

for the Project, including any related conditions. 

b) Interlocal Agreement Approvals. This Agreement constitutes an interlocal 

agreement under Chapter 11-13 of the Utah Code.  It shall be submitted to the authorized 

attorney for each Party for review and approval as to form in accordance with applicable 

provisions of Section 11-13-202.5, Utah Code Annotated, as amended. This Agreement shall 

be authorized and approved by resolution or ordinance of the legislative body of each Party in 

accordance with Section 11-13-202.5, Utah Code Annotated, as amended, and a duly executed 

original counterpart of this Agreement shall be filed with the keeper of records of each Party 

in accordance with Section 11-13-209, Utah Code Annotated, as amended. 

c) Headings.  The headings contained in this Agreement are intended for convenience 

only and are in no way to be used to construe or limit the text herein. 
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d) Non-Liability of City Officials, Employees and Others.  No officer, 

representative, agent, or employee of the City shall be personally liable to the Developer, or 

any successor-in-interest or assignee of the Developer in the event of any default or breach by 

the City or for any amount which may become due Developer, or its successors or assigns, for 

any obligation arising under the terms of this Agreement unless it is established that the officer, 

representative, agent or employee acted or failed to act due to fraud or malice. 

e) Referendum or Challenge. Both Parties understand that any legislative action by 

the City Council is subject to referral or challenge by individuals or groups of citizens, 

including zone changes and the approval of associated development agreements. The 

Developer agrees that the City shall not be found to be in breach of this Agreement if such a 

referendum or challenge is successful. In such case, this Agreement is void at inception. 

f) Ethical Standards. The Developer represents that it has not: (a) provided an illegal 

gift or payoff to any officer or employee of the City, or former officer or employee of the City, 

or to any relative or business entity of an officer or employee of the City; (b) retained any 

person to solicit or secure this contract upon an agreement or understanding for a commission, 

percentage, brokerage or contingent fee, other than bona fide employees of bona fide 

commercial agencies established for the purpose of securing business; (c) breached any of the 

ethical standards set forth in Utah Code Ann. § 10-3-1301 et seq. and 67-16-3 et seq.; or (d) 

knowingly influenced, and hereby promises that it will not knowingly influence, any officer or 

employee of the City or former officer or employee of the City to breach any of the ethical 

standards set forth in State statute or City ordinances. 

g) No Officer or Employee Interest.  It is understood and agreed that no officer or 

employee of the City has or shall have any pecuniary interest, direct or indirect, in this 

Agreement or the proceeds resulting from the performance of this Agreement.  No officer, 

manager, employee or member of the Developer, or any member of any such persons’ families 

shall serve on any City board or committee or hold any such position which either by rule, 

practice, or action nominates, recommends, or supervises the Developer’s operations, or 

authorizes funding or payments to the Developer.  This section does not apply to elected 

offices. 

h) Binding Effect.  This Agreement shall inure to the benefit of, and be binding upon, 

the parties hereto and their respective heirs, representatives, officers, agents, employees, 

members, successors and assigns. 

i) Integration. This Agreement contains the entire Agreement with respect to the 

subject matter hereof and integrates all prior conversations, discussions or understandings of 

whatever kind or nature and may only be modified by a subsequent writing duly executed by 

the parties hereto. 

j) No Third-Party Rights.  The obligations of Developer set forth herein shall not 

create any rights in and/or obligations to any persons or parties other than the City.  The parties 

hereto alone shall be entitled to enforce or waive any provisions of this Agreement. 
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k) Recordation.  This Agreement shall be recorded by the City against the Property 

in the office of the Davis County Recorder, State of Utah. 

l) Relationship.  Nothing in this Agreement shall be construed to create any 

partnership, joint venture or fiduciary relationship between the parties hereto. 

m) Severability.  If any portion of this Agreement is held to be unenforceable or 

invalid for any reason by a court of competent jurisdiction, the remaining provisions shall 

continue in full force and effect. 

n) Governing Law & Venue. This Agreement and the performance hereunder shall 

be governed by the laws of the State of Utah. Any action taken to enforce the provisions of this 

Agreement shall have exclusive venue in the District Court of the State of Utah with 

jurisdiction over Davis County, Farmington Division. 

 

 IN WITNESS WHEREOF, the parties hereto have executed this Agreement by 

and through their respective, duly authorized representatives as of the day and year first 

herein above written. 

 

 

 DEVELOPER 

 

 Harv Jeppsen 

 

 

 

 _______________________________ 

 Print Name & Office 

 

  

 _______________________________ 

 Signature 

STATE OF UTAH  ) 

                         : ss. 

COUNTY OF __________ ) 

 

On this ____ day of _________________, 2043, personally appeared before me, 

________________________, who being by me duly sworn, did say that (s)he is a 

_________________________ of _________________, a limited liability company of 

the State of Utah, and that the foregoing instrument was signed on behalf of said 

company by an authorized signor, and duly acknowledgment to me that (s)he executed 

the same. 

 

 

 ________________________________

 Notary Public 
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       FARMINGTON CITY 

 

 

        

     By       

  Brett Anderson, Mayor 

 

Attest:    

 

 

     

DeAnn Carlile 

City Recorder 

 

 

STATE OF UTAH  ) 

                         : ss. 

COUNTY OF DAVIS ) 

 

On this ____ day of _________________, 2024, personally appeared before me, 

Brett Anderson, who being by me duly sworn, did say that he is the Mayor of Farmington 

City, a Utah municipal corporation and political subdivision of the State of Utah, and that 

the foregoing instrument was signed on behalf of the City for the purposes therein stated. 

 

 

 ________________________________

 Notary Public 

Approved as to Form: 

 

 

 

___________________________ 

Paul H. Roberts 

City Attorney     
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EXHIBIT “A” 

 

PROPERTY DESCRIPTION 

 

Davis County Parcel No. 08-051-0180 

 

Legal Description: BEG AT THE CENTER OF SEC 13-T3N-R1W, SLB&M; & RUN TH S 

89^52'45" W 20.00 FT; TH N 0^01'47" E 110.00 FT; TH S 89^52'45" W 613.97 FT; TH N 

21^22'38" W 148.90 FT; TH N'LY 1.70 FT ALG THE ARC OF A 57.41 FT RADIUS CURVE 

TO THE RIGHT (LC BEARS N 21^47'43" E 1.70 FT); TH NE'LY 18.04 FT ALG THE ARC OF 

A 57.91 FT RADIUS CURVE TO THE RIGHT (LC BEARS N 28^46'12" E 17.97 FT) TO A PT 

WH IS ON BNDRY LINE AGMT RECORDED 06/24/2019 AS E# 3168113 BK 7290 PG 1284 

& AFFIDAVIT RECORDED 01/27/2020 AS E# 3220986 BK 7436 PG 296; TH ALG SD 

AGMT THE FOLLOWING COURSE: S 89^07'15" E 1263.81 FT; TH S 24^42'50" W 151.15 

FT; TH S 11^31'43" W 91.02 FT; TH S 72^28' E 15.99 FT; TH S 28^10'09" W 54.56 FT; TH S 

73^16'20" W 31.99 FT; TH N 89^32'27" W 461.09 FT TO THE POB. CONT. 6.482 ACRES 

TOGETHER WITH & SUBJECT TO A DESC R/W. ALSO, A TRACT OF LAND IN FEE SIT 

IN THE SE 1/4 NW 1/4 OF SEC 13-T3N-R1W, SLB&M, DESC AS FOLLOWS: BEG IN THE 

E'LY FRONTAGE ROAD R/W OF RECORD, UNDER PROJECT NO. 0067 AT A PT 33.280 

M (109.19 FT) N 0^07'38" E ALG THE 1/4 SEC LINE 193.519 M (634.90 FT) N 89^52'22" W 

& 56.578 M (185.62 FT) N 17^23'25" W FR THE CENTER OF SD SEC 13 AS MONU WITH 

A COUNTY BRASS CAP; & RUN TH N 17^23'25" W 5.609 M (18.40 FT) TO A N'LY PPTY 

LINE; TH S 89^14'22" E (DEED OF RECORD S 89^07'15" E) 4.479 M (14.69 FT) ALG SD 

N'LY PPTY LINE; TH SW'LY 5.499 M (18.04 FT) ALG THE ARC OF A 17.651 M (57.91 FT) 

RADIUS CURVE TO THE LEFT, TO A PT OF COMPOUND CURVE (NOTE: CHORD TO 

SD CURVE BEARS S 28^46'14" W 5.477 M (17.97 FT); TH S'LY 0.520 M (1.71 FT) ALG 

THE ARC OF A 17.500 M (57.41 FT) RADIUS CURVE TO THE LEFT (NOTE: CHORD TO 

SD CURVE BEARS S 18^38'39" W 0.520 M (1.71 FT) TO THE POB. CONT. 0.003 ACRES 

TOTAL ACREAGE 6.485 ACRES (NOTE: THIS REMAINING LEGAL WAS WRITTEN IN 

THE DAVIS COUNTY RECORDER'S OFFICE FOR I.D. PURPOSES. IT DOES NOT 

REFLECT A SURVEY OF THE PROPERTY) 
 
Visual of property (subject property highlighted in yellow): 
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EXHIBIT “B” 

 

GENERAL DEVELOPMENT PLAN 

 

Artistic Rendering 
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Site Plan / Landscape Plan 
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EXHIBIT “C” 

 

RESORT POLICIES 
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https://farmington.utah.gov/wp-content/uploads/2023/07/2008-version-combined.pdf


 

 



 

 



















































































 

 

Farmington City 
Planning Commission Staff Report 
August 22, 2024 

______________________________________________________________________________ 
Item 3: An amendment to Chapter 11-2, DEFINITIONS of Title 11, ZONING 

REGULATIONS. The amendment is to include a new definition for ‘Live / 
Work Residential’ which is an existing use identified in creatine zoning 
districts. 

 
Public Hearing: Yes 
Application No.:  ZT-12-24 
Applicant:  Farmington City

 
Request:  Defining Live/Work Residential in the Farmington City Ordinances.  
______________________________________________________________________________ 
 
Background 
 
The city’s mixed-use zoning districts currently include an allowed use called ‘Live/Work Residential’. The 
city has even approved multiple projects yet to be constructed which include units with ground floor 
store/shop space. Buildings which include this type of space could be available for purchase or rent by early 
2025. 
 
Staff is looking to define what this means to prepare to manage and license the types of businesses that may 
fill these spaces. 
 
Suggested Motion 

Move the Planning Commission recommend that the City Council approve the proposed changes to Title 
Chapter 11-2 
 
Findings:  

1. The proposed changes provide clarity to an already allowed use which has not yet been defined. 
 
 
Supplemental Information: 
 
Proposed definition and additional text for the zoning ordinance. 
 
Example Live/Work Unit 
  



 

Proposed Definition / Additional Text: 
 
11-2-020: DEFINITIONS OF WORDS AND TERMS: 
 
LIVE / WORK RESIDENTIAL: A dwelling unit which combines residential and non-residential uses 
allowed in the underlying zone where the proprietor of the business is also the resident of the same 
dwelling unit. The non-residential use of the dwelling unit may be licensed as either a Home Occupation 
which complies with the standards of Chapter 11-35 or a commercial business if the impact exceeds the 
standards for a home occupation including use of larger signs as allowed in the zone or holding open 
office or store hours rather than accepting customers by appointment only. 
 
 

 

Example Unit:  

 

Part of the Sego Townhomes at Farmington Station Subdivision on Burke Lane. 

 



 

 

Farmington City 
Planning Commission Staff Report 
August 22, 2024 

______________________________________________________________________________ 
Item 4: An amendment and additional text to Section 11-35-060: REVOCATION, of 

Chapter 11-35, HOME OCCUPATION. The proposed text amendment is to 
clarify which body has the authority to revoke a home occupation business 
license. 

 
Public Hearing: Yes 
Application No.:  ZT-13-24 
Applicant:  Farmington City

 
Request:  Updating who has the authority to revoke a home occupation business license.  
______________________________________________________________________________ 
 

Background 
 

About 3 years ago the moved away from a Board of Adjustment and established an ordinance that allowed 
for the use of an Administrative Hearing Officer who would handle most appeals, variances, and quasi-
judicial type decisions. Not long after being hired to work for Farmington City, the City Attorney worked on 
an ordinance which updated a long-standing process for how appeals would be handled in large part to keep 
legislative matters in the hands of the city council while shifting other administrative type acts to other 
bodies who are more appropriate to handle them.  
 
In updating this process, the Home Occupation Chapter was also updated to indicate that a person who was 
denied a home occupation business license could appeal that decision to the Administrative Hearing Officer 
as the land use appeal authority rather than the city council as it had previously been identified. Recently our 
office found that while the appeals process had been updated, it would be appropriate to update the 
revocation process in a similar fashion. The feeling of staff is that whichever body (staff or the Planning 
Commission) approved the home occupation would have the ability to revoke that license if they find that 
the business operations are not following the required standards and/or conditions imposed on them. 
Persons who which to appeal the decision of staff or the PC regarding revocation would then make 
application to the Administrative Hearing Officer. 
 

Suggested Motion 

Move the Planning Commission recommend that the City Council approve the proposed changes to 
Chapter 11-35 
 
Findings:  

1. The proposed changes provide clarity to an already allowed use which has not yet been defined. 
 
Supplemental Information: 
 

- Proposed text change. 



 

Proposed Text Change: 
 
11-35-060: REVOCATION: 
Violation of, or failure to comply with, the requirements of this chapter may result in revocation by the 
Farmington City Council of the home occupation business license by the body which originally 
approved the home occupation. Any activity presenting an immediate threat to the health, safety and 
welfare of the neighboring residents may be ordered terminated immediately by the Mayor under the 
powers given him to act in an emergency.  
 
 



FARMINGTON CITY 
PLANNING COMMISSION 

August 08, 2024 
 
WORK SESSION: Present: Chair John David Mortensen; Vice Chair Frank Adams; Commissioners Tyler Turner, Kristen Sherlock, 
George “Tony” Kalakis, and Spencer Klein. Staff: Assistant Director/City Planner Lyle Gibson & City Planner/GIS Specialist Shannon 
Hansell. Excused: Commissioners Samuel Barlow, Joey Hansen & Alternate Commissioner Brian Shepard. Community Development 
Director David Petersen and Planning Secretary Carly Rowe. 
 
6:45 Work Session: City Planner Shannon Hansell explained the regular agenda item; the applicant is hoping to be 
able to expand their driveway to a 50’ total width (aiming higher just in case). Planning Director/City Planner Lyle 
Gibson explained that there are other wide driveways in the area as well. He said that some may or may not have the 
full curb cut but the driveways themselves are large. Hansell explained the code which allows for more 
garage/driveway space per so much acreage/frontage. Gibson said that they are not concerned about traffic but wants 
the planning commission to verify if the request is appropriate for the property. Commissioners asked if the applicant 
has considered doing a circular drive onto Miller Way.  
 
Gibson “teased” items that are coming for future meetings. Hansell showed the drone footage from Maker Way & 
Innovator, they are done but just being asphalted. They are hoping everything is finished at the end of 2025 for the 950 / 
Shepard Lane interchange with the pedestrian bridges being completed at the beginning of 2026. STACK has indicated 
that retailers are starting to reach out with interest and are hoping to start construction in 2025 to be open in 2026 
when the interchange opens. STACK will be on a future meeting. Innovator will likely open once traffic infrastructure is 
installed. CW Homes update: they have proposed a few items near West Davis and Buffalo Ranch, however there has 
been no official application submitted to the City. It was suggested that they hold a neighborhood meeting with the 
surrounding residents before submitting. We understand that it did happen, however; City staff did not attend as there 
is no formal application.  
 
Kristen Sherlock suggested for future developers that she is interested in seeing more patio homes for older residents 
who need to downsize and/or move to single-level homes.  
________________________________________________________________________________________________________________________ 

REGULAR SESSION: Present: Chair John David Mortensen; Vice Chair Frank Adams; Commissioners Tyler Turner, Kristen Sherlock, 
George “Tony” Kalakis, and Spencer Klein. Staff: Assistant Director/City Planner Lyle Gibson & City Planner/GIS Specialist Shannon 
Hansell. Excused: Commissioners Samuel Barlow, Joey Hansen & Alternate Commissioner Brian Shepard. Community Development 
Director David Petersen and Planning Secretary Carly Rowe. 
 
Chair John David Mortensen opened the meeting at 7:02 pm.   
 
SPECIAL EXCEPTION APPLICATION  
 
Item #1 Stanley and Melanie Holbrook – Applicant is requesting consideration of a special exception approval for a 
driveway width extension from 30 feet (allowed) to 50 feet, for the property located at 432 Miller Way, in the AE 
(Agricultural Estates) zone. 

City Planner Shannon Hansell presented this item. The applicant is requesting a special exception to exceed the 
maximum driveway width of 30 feet for three properly designated parking spaces as required by 11-32-060 A1.  The 
applicant wishes to add an additional 20 feet to the driveway, thereby creating a driveway that is approximately 50 feet 
wide at the curb cut. Their request is driven by wanting access to their backyard, the length of the driveway and access 
for additional drivers.  
 
In considering the Special Exception, FCC 11-3-045 E identifies the standards of review: 

11-3-045 E.   Approval Standards: The following standards shall apply to the approval of a special exception: 
      1.   Conditions may be imposed as necessary to prevent or minimize adverse effects upon other property or improvements 
in the vicinity of the special exception, upon the City as a whole, or upon public facilities and services. These conditions may 
include, but are not limited to, conditions concerning use, construction, character, location, landscaping, screening, parking 
and other matters relating to the purposes and objectives of this title. Such conditions shall be expressly set forth in the 
motion authorizing the special exception. 
      2.   The Planning Commission shall not authorize a special exception unless the evidence presented establishes the 
proposed special exception: 
         a.   Will not be detrimental to the health, safety or general welfare of persons residing or working in the vicinity, or 
injurious to property or improvements in the vicinity; 
         b.   Will not create unreasonable traffic hazards; 
         c.   Is located on a lot or parcel of sufficient size to accommodate the special exception. 
 

Stanley Holbrook (property owner) indicated that the project started as they wanted a covered patio and the project 
became bigger, with them expanding concrete work. Holbrook also indicated that his neighbors have a little extra 
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room to expand their driveway width but with them being on a corner and having a side-loading garage, it doesn’t give 
them much options or length in driveway to have more parking. Also indicated that they have children who are driving 
soon and will need the extra space particularly for winter parking where no cars are to be parked on the streets.   
 
Sherlock and Mortensen said they both understand and appreciate the property owners going about this the correct 
way.  
 
Chairman John David Mortensen opened and closed the public hearing at 7:07 PM due to no comments received.  
 
MOTION 
Tyler Turner made a motion to move that the Planning Commission approve the special exception for an additional 20 
feet for the driveway at 432 W Miller Way, subject to all applicable Farmington City development standards and 
ordinances. 

Findings: 
1. Because of its position further than 30 feet from the nearest intersection, it is reasonable to assume that the widened 

driveway will not be detrimental to the health, safety or general welfare of persons residing or working the vicinity, or 
injurious to property or improvements in vicinity. 

2. The property is of sufficient size to accommodate the special exception 
 
Supplemental Information 

1. Vicinity Map 
2. Site plan  
3. Information from applicant  

 
Kristen Sherlock seconded the motion, which was unanimously approved.  

Chair John David Mortensen   X Aye  _____Nay 
Vice Chair Frank Adams    X Aye  _____Nay 
Commissioner George Kalakis   X Aye  _____Nay 
Commissioner Tyler Turner   X Aye  _____Nay 
Commissioner Spencer Klein   X Aye  _____Nay 
Commissioner Kristen Sherlock   X Aye  _____Nay 

OTHER BUSINESS 
 
Item #2 – Miscellaneous, correspondence, etc. 

a) Planning Commission minutes from July 11, 2024:  Frank Adams made a motion to approve the minutes from the date 
above; George Kalakis seconded the motion, which was unanimously approved.  

Chair John David Mortensen   X Aye  _____Nay 
Vice Chair Frank Adams    X Aye  _____Nay 
Commissioner George Kalakis   X Aye  _____Nay 
Commissioner Tyler Turner   X Aye  _____Nay 
Commissioner Spencer Klein   X Aye  _____Nay 
Commissioner Kristen Sherlock   X Aye  _____Nay 
 

b) City Council Report from July 16th & August 06th, 2024. Gibson said the Commission recommended a few zone text 
amendments such as DADU and Metes & Bounds and those were formally approved by the Council. Council meets next on 
August 20th, there will be no items due to the meeting being the Truth in Taxation meeting. The new City Park is going to be 
on hold for a moment due to costs. Gibson also said that we will meet at 6 pm next meeting for training and the work 
session. 
 

ADJOURNMENT  
 
Tyler Turner motioned to adjourn at 7:13 pm.  

Chair John David Mortensen   X Aye  _____Nay 
Vice Chair Frank Adams    X Aye  _____Nay 
Commissioner George Kalakis   X Aye  _____Nay 
Commissioner Tyler Turner   X Aye  _____Nay 
Commissioner Spencer Klein   X Aye  _____Nay 
Commissioner Kristen Sherlock   X Aye  _____Nay 

_________________________________ 
John David Mortensen, Chair 



 
160 SOUTH MAIN 
FARMINGTON, UT  84025 
FARMINGTON.UTAH.GOV  

 
CITY COUNCIL MEETING NOTICE AND AGENDA 

 
Notice is given that the Farmington City Council will hold a regular meeting on Tuesday, August 20, 
2024, at City Hall 160 South Main, Farmington, Utah at 7:00 pm.in the Council Chambers.  The link 
to listen to the meeting live and to comment electronically can be found on the Farmington City 
website www.farmington.utah.gov. If you wish to email a comment for any of the listed public 
hearings, you may do so to dcarlile@farmington.utah.gov 

 
 
 

CALL TO ORDER: 
 

• Invocation – Brigham Mellor, City Manager 
• Pledge of Allegiance – Melissa Layton, Councilmember 

 
PUBLIC HEARING: 
 

• Property tax increase for FY25, truth-in taxation (TNT) 
 

 
ADJOURN 
 
  
In compliance with the Americans with Disabilities Act, individuals needing special accommodations 
due to a disability, please contact DeAnn Carlile, City recorder at 801-939-9206 at least 24 hours in 
advance of the meeting. 

 
I hereby certify that I posted a copy of the foregoing Notice and Agenda at Farmington City Hall, 
Farmington City website www.farmington.utah.gov and the Utah Public Notice website at 
www.utah.gov/pmn.  Posted on August 15, 2024 
 
/s/ DeAnn Carlile 
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