OGDEN VALLEY PLANNING COMMISSION

WEBER COUNTY

MEETING AGENDA

August 22, 2023
Pre-meeting 4:30/Regular Meeting 5:00

. Pledge of Allegiance
. Roll Call:

1 Minutes: 6-27-2023

Petitions, Applications, and Public Hearings:

2. Legislative Items:

2.1 ZTA2023-03.1 A request for reconsideration of an amendment to the Form-Based zone to insert additional architectural styles,
and enable various combinations of architectural styles within village areas. Planner: Charlie Ewert

3. Public Comment for Items not on the Agenda:
5. Remarks from Planning Commissioners:

5. Planning Director Report:

6. Remarks from Legal Counsel

Adjourn to Work Session
Work Session

WS1: A work session to discuss ZMA2023-12, an applicant-requested zoning map amendment to change the zoning for a property
in the Ogden Valley located at 2690 N 5600 E from Agricultural (AV-3) to Form-Based Code (FB). Planner: Bill Cobabe

WS2: A work session to continue the Planning Commission's review of proposed changes to the Agritourism ordinance, and the
proposal to add agritourism as a conditional use in the S (shoreline) and F (Forest) zones. Planner: Charlie Ewert

Adjourn

The regular meeting will be held in person at the Weber County Commission Chambers, in the Weber Center, 1st Floor,
2380 Washington Blvd., Ogden, Utah.
& Via Zoom Video Conferencing at https://us02web.zoom.us/j/81117637141 Meeting ID: 811 1763 7141
A Pre-Meeting will be held at 4:30 p.m. The agenda for the pre-meeting consists of discussion of the same items listed
above, on the agenda for the meeting. No decisions are made in the pre-meeting, but it is an open public meeting.

In compliance with the Americans with Disabilities Act, persons needing auxiliary services for these meetings should
call the Weber County Planning Commission at 801-399-8761


https://us02web.zoom.us/j/81117637141

Meeting Procedures
Outline of Meeting Procedures:
% The Chair will call the meeting to order, read the opening meeting statement, and then introduce the item.
% The typical order is for consent items, old business, and then any new business.
% Please respect the right of other participants to see, hear, and fully participate in the proceedings. In this regard, anyone who
becomes disruptive, or refuses to follow the outlined procedures, is subject to removal from the meeting.
Role of Staff:
¢+ Staff will review the staff report, address the approval criteria, and give a recommendation on the application.
% The Staff recommendation is based on conformance to the general plan and meeting the ordinance approval criteria.
Role of the Applicant:
+» The applicant will outline the nature of the request and present supporting evidence.
% The applicant will address any questions the Planning Commission may have.
Role of the Planning Commission:
++ To judge applications based upon the ordinance criteria, not emotions.
% The Planning Commission’s decision is based upon making findings consistent with the ordinance criteria.
Public Comment:
+» The meeting will then be open for either public hearing or comment. Persons in support of and in opposition to the application
or item for discussion will provide input and comments.
+ The commission may impose time limits for comment to facilitate the business of the Planning Commission.
Planning Commission Action:
% The Chair will then close the agenda item from any further public comments. Staff is asked if they have further comments or
recommendations.
** A Planning Commissioner makes a motion and second, then the Planning Commission deliberates the issue. The Planning
Commission may ask questions for further clarification.

< The Chair then calls for a vote and announces the decision.

Commenting at Public Meetings and Public Hearings

Address the Decision Makers:
When commenting please step to the podium and state your name and address.
Please speak into the microphone as the proceedings are being recorded and will be transcribed to written minutes.
All comments must be directed toward the matter at hand.
All questions must be directed to the Planning Commission.
The Planning Commission is grateful and appreciative when comments are pertinent, well organized, and directed specifically
to the matter at hand.
Speak to the Point:

«» Do your homework. Obtain the criteria upon which the Planning Commission will base their decision. Know the facts. Don't
rely on hearsay and rumor.
The application is available for review in the Planning Division office.
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Speak to the criteria outlined in the ordinances.
Don’t repeat information that has already been given. If you agree with previous comments, then state that you agree with
that comment.
«» Support your arguments with relevant facts and figures.
«» Data should never be distorted to suit your argument; credibility and accuracy are important assets.
«» State your position and your recommendations.
Handouts:
«» Written statements should be accurate and either typed or neatly handwritten with enough copies (10) for the Planning
Commission, Staff, and the recorder of the minutes.
«+» Handouts and pictures presented as part of the record will be left with the Planning Commission.
Remember Your Objective:
«» Keep your emotions under control, be polite, and be respectful.

o

% It does not do your cause any good to anger, alienate, or antagonize the group you are standing in front of.
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OGDEN VALLEY PLANNING COMMISSION June 27, 2023

Minutes of the Work Session of the Ogden Valley Planning Commission for June 27, 2023. To join the meeting, please navigate to the
following weblink at, https://us02web.zoom.us/j/83808621750, the time of the meeting, commencing at 5:00 p.m.

Ogden Valley Planning Commissioners Present: Trevor Shuman, Chair, Jeff Barber, Jeff Burton, Jared Montgomery, and Janet
Wampler.
Absent/Excused: Justin Torman and Dayson Johnson.

Staff Present: Rick Grover, Planning Director; Charlie Ewert, Principal Planner; Steve Burton, Planner; Felix Lleverino, Planner;
Tammy Aydelotte, Planner; Bill Cobabe, Planner; Courtlan Erickson, Legal Counsel; Marta Borchert, Office Specialist.

o Pledge of Allegiance
e Roll Call:

Chair Shuman conducted roll call and indicated all Commissioners were in attendance.
1. Minutes: April 25 and May 2, 2023.

Chair Shuman asked if there are any corrections to be made to the minutes as presented. No corrections were made and Chair
Shuman declared the minutes approved as presented.

Adjourn to Work Session.
WS1: ZTA 2023-04, Water wise landscaping ordinance amendments to implement Flip Your Strip program in unincorporated
Weber County. Planner: Steve Burton.

Planner Burton explained Weber Basin Water Conservancy District has informed Weber County that they will allow residents of
the unincorporated area to participate in the “Flip your Strip” program as long as the county has the following minimum standards
in place:

1. No more than 35 % of the front and side yard landscaped area in new residential development be lawn; and

2. Restricting the placement of lawn in parking strips and in areas with widths of less than eight feet.

According to Weber Basin, the ‘Flip your Strip program” is “intended to remove turf from park strips and create attractive, low-
water alternatives. Weber Basin will rebate $1.25 per square foot to homeowners that convert the lawn landscaping in their park
strip to a more water efficient area.” The district plans to administer the program as funds are available until April of 2024. He
reviewed proposed ordinance language that is intended to implement the requirements of Weber Basin, so that unincorporated
residents can participate in the rebate program. The draft language is also intended to require that all residential, commercial,
and manufacturing buildings/projects implement water-wise landscaping to help in the greater water conservation effort. He
noted if the Planning Commission is comfortable with the language, staff will schedule a public hearing for a meeting in July to
provide for public input and for the Planning Commission to forward a recommendation to the County Commission.

Discussion among the Planning Commission and staff centered on whether it is appropriate to adjust other zoning ordinances to
suggest that grass not be planted in park strips in new developments; whether there has been any consideration about the heat
generated by rock or other xeriscaping elements placed in areas that were formerly occupied by turf; concerns regarding
mandates from a taxing entity and the impact this type of action could have on water rights held by residents; and the authority
of the Planning Commission to recommend denial of the ordinance amendments. The Commission reached a consensus that
residents should be allowed to do what they want to do with their landscaping, and they do not want to recommend approval of
an ordinance that would allow another entity to place restrictions on them.

There was a brief off-topic discussion regarding properties that are developed, but the homeowner never improves the property,
and the land is not beautified and is consumed by weeds. Planner Ewert stated that for a home located in an homeowner’s
association (HOA) development, the HOA would have its own policies and enforce rules regarding landscaping. But, for homes
not in an HOA, the County does not have an ordinance requiring landscaping or beautification and there is no enforcement action
for the County to take.
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OGDEN VALLEY PLANNING COMMISSION June 27, 2023

WS2: Discussion regarding a county-initiated proposal to create a conservation subdivision that will help landowners create
conservation-easements on open space in exchange for one-acre lots. Planner: Charlie Ewert

Planner Ewert explained this matter was initiated by the County Commission after hearing from a resident whose mother, a
landowner in the Valley, recently passed and her dying wish was for her property to be placed in a conservation easement. In
order to accomplish that wish, the children would be required to subdivide the property and separate the land from the single-
family home in order to pursue conservation. He noted that in light of the many discussions recently about preservation of
open/green space, he wanted to look for opportunities to pursue conservation of these types of properties. He presented a draft
ordinance that would create a conservation subdivision; the ordinance would address minimum lot sizes, clustering, and
architectural standards.

The Planning Commission wished to discuss the property that initiated this discussion, with Mr. Ewert noting that if an ordinance
is adopted, it would apply to any applicable property in the Valley rather than a single property. Chair Shuman asked why time
was spent on this issue when it is something can already be accomplished under current zoning ordinances, such as the cluster
ordinance. Other Planning Commissioners questioned whether the motive behind this proposed ordinance would be to provide
increased development opportunities in the Valley, under the guise of preserving open space. This led to high-level discussion and
debate among the Commission regarding whether to undertake the writing of such an ordinance suggested by Mr. Ewert; the
Planning Commission concluded they do not think an ordinance is necessary in order to provide the specific property owner
choices in dealing with the disposition or preservation of their property.

WS3: Discussion regarding proposed revisions to the Agritourism ordinance, and possibly expanding it into the S-1 zone.
Planner: Charlie Ewert

Planner Ewert summarized past discussions regarding this issue and facilitated a review of the changes that have been made to
the Agritourism ordinance responsive to the feedback received from the Planning Commission and the public. There was a focus
on intended and unintended consequences of the ordinance revisions; differentiation between large and small agritourism uses;
allowed uses that may not be directly related to the production of agriculture; appropriate licensing terms for agritourism uses;
and the definitions of various terms used in the ordinance. Mr. Ewert asked the Commission to provide any additional feedback
to him via email; he stated he will use the feedback provided tonight and via email to further adjust the proposed ordinance
before bringing it back to the group for continued discussion in a future meeting.

Meeting Adjourned: The meeting adjourned at 7:44 p.m.
Respectfully Submitted,

Weber County Planning Commission
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WEBER COUNTY

MEMO

To: County Commission and Ogden Valley Planning Commission

From: Charles Ewert

Date: August 15, 2023

RE:  August 22, 2023 Meeting Agenda Item: Proposed amendments to the architectural
theme requirements of the Form-Based Zone to allow a wider range of style options

On May 23, 2023, the planning commission forwarded a negative recommendation to the
county commission for a proposed text amendment to the Form Based Zone. The amendment
proposal was twofold:

e Changing architectural standards and allowances within certain form-based village
areas; and
o Changing the Eden area’s street regulating plan.

The county commission considered the planning commission’s negative recommendation on
June 12, 2023. At this time the county commission requested that the two components of the
proposal be divided into two separate items. The county commission then remanded the
proposed architectural standards back to the planning commission to see if the planning
commission would reconsider their recommendation specific to this item.

Attached you will find the proposed architectural standards as previously reviewed by the
planning commission for your reconsideration in the August 22" meeting. The public hearing for
this item was already held on May 23". No additional hearing is required for the planning
commission to forward a new recommendation to the county commission.
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WEBER COUNTY
ORDINANCE NUMBER 2023-

AN AMENDMENT TO THE FORM-BASED (FB) ZONE TO CREATE AN “EDEN CROSSING” STREET
REGULATING PLAN MAP AND RELATED ARCHITECTURAL STANDARDS FOR THE OGDEN
VALLEY PLANNING AREA.

WHEREAS, the Board of Weber County Commissioners has heretofore adopted land use
regulations governing uses of land in unincorporated Weber County; and

WHEREAS, ;and
WHEREAS, ; and
WHEREAS, on , the Ogden Valley Planning Commission, after appropriate notice,

held a public hearing to consider public comments regarding the proposed amendments to the Weber
County Land Use Code, offered a positive recommendation to the County Commission; and

WHEREAS, on , the Weber County Board of Commissioners, after appropriate
notice, held a public hearing to consider public comments on the same; and

WHEREAS, the Weber County Board of Commissioners find that the proposed amendments herein
substantially advance many goals and objectives of the Western Weber General Plan and the Ogden Valley
General Plan; and

WHEREAS, the Weber County Board of Commissioners find that the proposed amendments serve
to create the necessary regulatory framework that will guide future development of neighborhoods and
communities;

NOW THEREFORE, be it ordained by the Board of County Commissioners of Weber County, in
the State of Utah, as follows:

SECTION 1: AMENDMENT. The Weber County Code is hereby amended as follows:

Part Il Land Use Code

TITLE 104 ZONES

Chapter 104-22 Form-Based Zone FB

Sec 104-22-6 Building Design Standards
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Sec 104-22-6.010 Building Design Standards PerBy Street Type

Sec 104-22-6.020 Architecture MatrixBuilding-Design-Standards By-Area

Sec 104-22-6.030 Old West Fown Eden-AreaBuilding-Design Standards

Sec 104-22-6.040 Agrarian NewTewn-Eden-AreaBuilding-Design Standards

Sec 104-22-6.050 Mountain Modern Nerdie-Valey-AreaBuilding-Design Standards

Sec 104-22-6.020 Architecture MatrixBuiding-Design-Standards By-Area

(@

(b)

Architectural compllance requwed Each bqulnq Eexcept for single-family_and; two-family
dwellings, Wy shall follow the architecture
standards Ilsted in thls section. @ee%ns—l@%@%—threugh—l@% are—applicable—to—the
architecture—and-design-of-buildings-in-each-area—Each area, as depicted in the applicable street

regulating plan, has a-unigueone or more unigue architectural theme(s) allowed as provided hereinin
the following table and in accordance with the following sections in this section.

Licensed architect required. Each building, except those aforementioned_in Subsection (a) of this

(©

section, is required to be designed by a licensed architect. After receiving recommendation from a
licensed architect, the planning-cemmissionLand Use Authority may, but is not obligated to, allow minor
modifications to the applicability of the standards in this section as long as it results in a design that
better aligns with the intent of the design theme and blends well with the design features of adjacent
buildings.

Allowed architecture. The follow table lists the type of architecture that is allowed within a specific
village area. The letter “A” represents a style that is allowed in the respective area. A “N” represents a
style that is not allowed in that area.

Old ) Mountain | Mountain Modern
West Agrarian Rustic Modern Alpine
5500 E and streets
OLD surrounding Old Town Eden A N N N N
TOwN |22k
EDEN The rest of Old Town. A A A N N
NEW. \S/YLZS 20 feet of public A N A A N
B The rest of New Town. A A A A N
NORDIC VALLEY N N N N A
WEST WEBER VILLAGE N A N N N

1 A public street in this case means any public street right-of-way, existing and planned.

Sec 104-22-6.030 OlId West3Fe\A4L{tk|Ee|e4qﬁAfFea—I%quleergL DeS|gn Standards

(G

(b)

()

Design theme. All-bBuildings shall have architectural styling and materials that resemble historic
commercial main-street buildings in the Western United States that were in existence between 1880
and 1910. Each new building shall provide diversity and variety in building design, architectural
features, and building material that set each building apart from adjacent buildings.

Building form. A building’s street-facing fagcade shall be designed to have a base, body, and cap,
each of varying design features and building material. The base of the building shall be no less than
one-sixth and no greater than one-third the height of the building. The cap shall be no less than one-
twentieth the height of the building.

Rooflines. Rooflines shall be broken every 50 feet, with no less than a 12-inch shift between
adjacent rooflines. If the building will have a sloped roof, parapet walls shall be constructed to hide
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the roof slope.

(d) Building massing. The horizontal wall massing of building facades shall be broken at least every 20
feet with no less than a six-inch shift in the plain of adjacent walls. The building shall appear to be
post and beam construction, with vertical columns rising from the base to the cap of the building, and

vvrth windows or other opehlnqs located to not |hterrupt the vertlcal rise of the columhs Eaehstreet—

(e

~

Building material. Each building facade that faces the street shall consist of brick, or wood, or a faux
material that is hard to distinguish from real brick, or wood. Metal may be used for accent material. At
least one of the building materials used on the building facade shall also be used on all other sides of
the building.

(f) Colors. Natural colors of wood and brick, as well as natural metals with an aged patina, are allowed.
Other muted earth-tone-paints colors generally visible from the site may be used as long as they
complement the age period. No more than 70 percent of a building's facade shall be white.

(g) Examples. Examples of generally acceptable architectural features are depicted in the following
images. Any conflict between details in the images and regulations in this chapter shall be interpreted
in favor of the regulations in the chapter.

Sec 104 22 6. 040 Aqrarran New#ewn%den#e&%u#éngesrgn Standards

(a) Design theme. All-bBuildings shall have architectural styling and materials that implement agrarian-

style architecture. Agrarian-style-architectureEach building shall incorporate at least two of the following
four options:

(1) Either a gable roof at a 6/12 or greater slope a gambrel roof, or a monitor roof.

(2) An
shed- roof at a 4/12 or qreater slope that is attached to the srde of the building but not attached to
the main roof structure.

(3) A clerestory or cupola.
(4) Gable-style dormer windows.

(b

-

Building form. A-building’'sEach street-facing building facade shall be designed and constructed to
have a building base, building body, and varying building roofline, each ef-having varying building
materials or design techniquesdesign-features-and-building-material. The base of the building shall be
no less than one-tenth and no greater than one-third the height of the building.

(c) Rooflines. Rooflines shall be broken every 50 feet, with no less than a 12 inch shift between adjacent
rooflines.

«

~

Building massing. The wall massing of building facades shall be broken at least every 40 feet with no

Iess than a six |nch sh|ft in the plaln of ad]acent walls. Eaehstreet—faerngufaeadeshauheeesrgneéand

(e

~

Building material. Building facade walls shall be finished with no less than two diverse types of
material. The primary building material shall be wood siding or similar appearing siding. At least one of
the building materials used on the building fagade shall also be used on all other sides of the building.

(1) Brick or stone may be used in place of wood if approved by the Land Use Authority.

(2) Metal siding may be used on the building's body, as long as the building's base is made of brick or
stone, and as long as the metal siding is broken horizontally by brick or stone every twenty feet,
and is treated to create a natural-appearing aged patina.

(f) Colors. Muted earth-tone colors generally visible from the site are required. No more than 70 percent
Page 3 of 8
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of a building's facade shall be white.

(g) Examples. Examples of generally acceptable architectural features are depicted in the following
images. Any conflict between details in the images and regulations in this chapter shall be interpreted
in favor of the regulations in the chapter.

Sec 104-22-6.050 Modern Alpine Nerdie-Valey-Area-Building Design Standards

(a) Design theme. All buildings shall have architectural styling and materials that implement a modern
interpretation of European alpine design. A modern interpretation of European alpine design includes
a balance between modern alpine and classical European alpine design features. The following design
features are intended to provide minimum stylistic requirements to implement this design theme.

(b) Colors. Muted earth-tone colors generally visible from the site are required. No more than 30 percent
of a building's facade shall be white.

Sec 104-22-6.060 Mountain Modern Architecture

(a) Design theme. All buildings shall have architectural styling and materials that implement mountain
modern-style architecture. Mountain modern-style architecture shall incorporate at least three of the
following five options:

(1) Either a gable roof at a 6/12 or greater slope, a flat roof, a shed roof, or a combination of the roof
types.

(2) A shed-roof at a 2/12 or greater slope that is attached to the side of the building but not attached
to the main roof structure.

(3) A prominent covered porch, deck element, chimney, or other unique architectural feature or
features approved by the Land Use Authority.

(4) Vertical rectangular windows, single, paired, or in triples. Paired and tripled windows shall all be
the same dimensions. The composition of all windows on a building’s facade shall be balanced.

(5) Appurtenances such as exposed roof rafter tails, decorative kickers, and exposed beams or column
detailing.

(b) Building form. Each street-facing facade shall be designed and constructed to have a building base,
building body, and varying building roofline, each having varying building materials or design
techniques.

(c) Rooflines. Rooflines shall be broken every 50 feet, with no less than a 12 inch shift between adjacent
rooflines.

(d) Building massing. The wall massing of building facades shall be broken at least every 40 feet with no
less than a six inch shift in the plain of adjacent walls. Each street-facing facade shall be designed and
constructed to have a building base, building body, and varying building roofline, each having varying
building materials or design techniques.

(e) Building material. Building facade walls shall be finished with no less than two diverse types of
material. The primary building material shall be wood siding or similar appearing siding. At least one of
the building materials used on the building facade shall also be used on all other sides of the building.
(1) Brick or stone may be used in place of wood if approved by the Land Use Authority.

(2) Metal siding may be used on the building's body, as long as the building's base is made of brick or
stone, and as long as the metal siding is broken horizontally by brick or stone every twenty feet,
and is treated to create a natural-appearing aged patina.

(3) Stucco may be used as an accent material, but may not comprise more than 30% of a building’s
facade

(f) _Colors. Warm muted earth-tone colors generally visible from the site are required. No more than 70
percent of a building's facade shall be white.
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(g) Examples. Examples of generally acceptable architectural features are depicted in the following
images. Any conflict between details in the images and regulations in this chapter shall be interpreted

in favor of the reqgulations in the chapter.
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Sec 104-22-6.060 Mountain Rustic Architecture

(@

Design theme. All buildings shall have architectural styling and materials that implement mountain

(b)

rustic architecture. Mountain rustic architecture shall incorporate the following

(1) A gabled roof at a 6/12 or greater slope. An attached shed roof is permissible at a lower slope if it
covers a porch, patio, window pop-out, or similar.

(2) Exposed beams and columns made of large rough-cut timbers; the columns having a stone base.

(3) A prominent covered porch, deck, or balcony, or a large prominent stone chimney.

Building form. Each street-facing facade shall be designed and constructed to have a building base,

()

building body, and varying building roofline, each having varying building materials or design

techniques.
Rooflines. Rooflines shall be broken every 50 feet, with no less than a 12 inch shift between adjacent

(d)

rooflines.
Building massing. The wall massing of building facades shall be broken at least every 40 feet with no

(e)

less than a six inch shift in the plain of adjacent walls.
Building material. Building facade walls shall be finished with no less than two diverse types of

material. Building material shall appear distressed. The primary building material shall be either wood,
log, or similar appearing siding, or natural stone. At least one of the building materials used on the
building facade shall also be used on all other sides of the building.
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(1) The building’s base shall be natural stone
(2) Metal accents or trim may be used if it has been aged to have a patina.
() Colors. Muted earth-tone colors generally visible from the site are required.

PASSED AND ADOPTED BY THE WEBER COUNTY BOARD OF COUNTY COMMISSIONERS ON THIS
___THDAY OF , 2023.

AYE NAY ABSENT ABSTAIN
Gage Froerer
Jim “H” Harvery
Sharon Arrington Bolos
Presiding Officer Attest
Gage Froerer, Chair Ricky D. Hatch, CPA, Clerk/Auditor
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Weber County Planning Division

MEMORANDUM
To: Ogden Valley Planning Commission
From: William Cobabe, Planning

Date: August 22, 2023
Subject: Proposed Zoning Map Amendment — Seth Herway

Planning Commissioners,

Attached to this memo is a map showing the location and current zoning of a proposed
zoning map amendment. The proposed zone change would be from the current zone
Agricultural (AV-3) to the Form Based Code (FB). The applicant has noted:

We propose to rezone the property located at 2690 N 5600 E in Eden Utah, comprised
of parcels 22-050-0025 and 22-050-0012, to form based zoning. This rezoning would
allow a development right located in a open, natural, and scenic area of the Ogden
Valley to be reallocated to a village area where the property exists. The referenced
property is immediately next to a housing subdivision (Eden Acres) that consists of
dozens of parcels of 1 acre lots and a parcel that was recently rezoned (April 2023 to
transfer development from Sunnyfield Farms area to the subdivision/village area of the
property in question) from AV3 to form based zoning. Rezoning the lot in question would
be consistent with the recent rezoning of the parcel across the street from the 2690 N
5600 E and consistent with the Ogden Valley General Plan by maintaining the village
nature of the housing in the immediate vicinity while eliminating development in more
natural and scenic areas.

The property to the west was recently rezoned from AV-3 to FB, and the Code does call
for this area to be a part of the Form Based Code according to the street regulating plan
(see below). The street type calls for this area to be developed as a “Rural Residential”

area, allowing for 40,000 square foot lots. Because the property in question is about 2.5
acres, this would allow for one additional dwelling unit to be permitted on the property if
the land were to be subdivided, as well as the remaining anticipated uses allowed in the
FB zone - Rural Residential areas.

Please feel free to contact me with any questions.
Best,
William Cobabe

Planner Il
801-399-8772

Weber County Planning Division | www.co.weber.ut.us
2380 Washington Blvd., Suite 240 Ogden, Utah 84401-1473 | Voice: (801) 399-8791 | Fax: (801) 399-8862



Weber County Planning Division

Current Zoning
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Street Regulating Plan
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WEBER COUNTY

MEMO

To: Ogden Valley Planning Commission

From: Charles Ewert

Date: August 15, 2023

RE:  August 22, 2023 Work Session Item: Agritourism Ordinance Amendments

In the planning commission’s last work session we reviewed the proposed amendments to the
Agritourism chapter of the land use code. We also reviewed the Shoreline and Forest zones to
determine whether agritourism should be allowed there. In that meeting the planning
commission gave staff direction to make the following additional changes:

o Allow small uses such as educational classes on agritourism operations as small as
three acres, but eliminate the allowance of more intense uses. These operations will
retain the “Garden” designation. The following are uses that the planning commission
may find desirable for these smallest of operations:

Children’s camp

Rental garden or rental row(s)

Educational classes

Farm tours

o Fee fishing

e Change the acreage of “small” operations to no less than nine acres. Making this change

also eliminates the intermediate designation of a “family operation.”

O
O
O
O

In addition to the above changes requested by the planning commission, staff are also
proposing a use table that is re-alphabetized to accommodate all of the previously discussed
proposed changes. This involves deleting the old use table in favor of inserting a reorganized
table.

Last, after a review of the Farmland Assessment Act, it appears one of the qualifiers of the
current ordinance may be unnecessarily redundant. The Farmland Assessment Act is also
attached.

These new proposed changes are highlighted in yellow to ease your review. All other changes
previously proposed remain unchanged, and are no longer highlighted in this version. | look
forward to meeting with you next week to complete this review.



WEBER COUNTY
ORDINANCE NUMBER 2023-

AN AMENDMENT TO VARIOUS SECTIONS OF THE COUNTY’S LAND USE CODE TO THE
SHORELINE (S-1) ZONE TO ENABLE AGRITOURISM AS A CONDITIONAL USE.

WHEREAS, the Board of Weber County Commissioners has heretofore adopted land use
regulations governing uses of land in unincorporated Weber County; and

WHEREAS, ; and
WHEREAS, ;and
WHEREAS, on , the Ogden Valley Planning Commission, after appropriate notice,

held a public hearing to consider public comments regarding the proposed amendments to the Weber
County Land Use Code, offered a positive recommendation to the County Commission; and

WHEREAS, on , the Western Weber Planning Commission, after appropriate
notice, held a public hearing to consider public comments regarding the proposed amendments to the
Weber County Land Use Code, offered a positive recommendation to the County Commission; and

WHEREAS, on , the Weber County Board of Commissioners, after appropriate
notice, held a public hearing to consider public comments on the same; and

WHEREAS, the Weber County Board of Commissioners find that the proposed amendments herein
advance goals and objectives of the Ogden Valley General Plan; and

NOW THEREFORE, be it ordained by the Board of County Commissioners of Weber County, in
the State of Utah, as follows:

SECTION 1: AMENDMENT. The Weber County Code is hereby amended as follows:
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TITLE 101 GENERAL PROVISIONS

CHAPTER 101-2 DEFINITIONS

Sec 101-2-2 A Definitions

Acreage, aAgri-tourism aetivity-Activity eenterCenter. The term "agri-tourism activity center acreage”
means the land area within an approved agri-tourism operation that contains the grouping or assemblage
of agri-tourism uses/activities. Activity center area consists of that impacted ground lying immediately
adjacent to, in between, and within a reasonable distance around each use/activity. Distances greater than
300 feet in between uses/activities and their impacted grounds, represent a separation of activity centers.

Acreage, gross. The term "gross acreage” means a total of all acreage that lies within a project boundary.

Acreage, net developable. The phrase "net developable acreage" means the total acreage within a project
boundary, subtracting acreage unsuitable for development, as defined by this section or as otherwise
provided in this Land Use Code. When calculating net developable acreage, the area encumbered or
proposed to be encumbered by a street right-of-way or other required right-of-way providing primary access
to a lot is considered area unsuitable for development. The term "net developable area" shall have the
same meaning, unless the context clearly indicates otherwise.

Agri-tourism. The term "agri-tourism" means a use, an-agricultural accessory to an agricultural use, that
which can provide a means of diversifying agriculturalafarm's income through broadening its-the agricultural
use’s offermgs and addmg value to its agr|cultura products IFhey—An agrltourlsm use epe;a%es—danng—me{:e

ms&anees—nen—agﬂeeﬂ&u;aﬂy—Fela&ed—p#edee&s—and—aewmes prowdes product activities, and other uses
that are Clearlv related and mmdental to the aqucultural 1oc that attract members of the public to the farm

Agritourism bEvents —iFaciIity\. The term "agritourism [events facilityr' means an aqgritourism use or activity

[t‘- ted [E1]: Changing from “special occasion”

that provides the opportunity for agritourists to rent an area that can act as a venue for events, including,
but not limited to, birthdays, weddings, family reunions, small scale fundraisers, or corporate picnics or
outings that do not constitute a special event as defined by Title 38.

%qritourism fFarm tTour\. The term "agritourism farm tour" means an agritourism use or activity that offers
opportunities for the public to learn how a farm functions and where and how food, fiber, fuel, and other
agricultural products are produced. Farm tours frequently highlight the history of the subject farm and, in
general, educate the public about agricultural practices and technology.

[Agritourism fFee fFishing. The term “agritourism fee fishing" means an agritourism use or_activity,
approved by the appropriate local, state and federal agency, which provides the opportunity for anglers to
pay a fee for the right to fish on a farm.

[Agritourism gGlamorous eCampingl. The term "agritourism glamorous camping” means an agritourism
use or activity that provides the opportunity for agritourists to rent, on a nightly basis, fully furnished tents
or rustic cabin sites that are characterized by furnishings, amenities, and comforts offered by that of a luxury
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hotel room. Furnishings, amenities, and comforts may include but are not limited to luxurious decor, beds,
linens, baths, veranda, spa services, concierge, dining, and chef.

[Agritourism kHealth fFarm|. The term "agritourism health farm” means a farm building designed for the
purpose of providing proactive health and wellness education or physical exercise and diet regimens that
can improve one's quality of life in a rural or spa-like environment. Health and wellness opportunities may
consist of, but are not limited to, general and specialized exercise, wellness, and nutritional classesf and
consultations, organic cooking classes or workshops, yoga, meditation, and massage therapy.

[Agritourism RHunting pPreservel. The term "agritourism hunting preserve” means an agritourism use _or
activity, approved by the appropriate local, state and federal agency, which provides the opportunity for an
individual or group to pay a fee for the right to hunt on a farm.

Agritourism ¥Yould-pPick eOperation_agri-teurisml. The term "agri-tourism you-pick operation” means
an agri-tourism usef or activity that provides the opportunity for customers to pick or harvest fruits and
vegetables directly from the plant grown on a farm location.

Agricultural arts-Arts eenterCenter. The term "agricultural arts center" means a facility designed for the
purpose of offering public education, enjoyment, and enlightenment through artistic expression and/or a
translation of concepts related to art, art history, and art theory. In a conducive agricultural setting, it acts
as a venue for the community to experience, appreciate, and consume art in a variety of forms, including,
but not limited to, visual or media art, literature, music, theatre, film, ard/or dance. An agricultural arts center
does not provide accommodation for overnight lodging—farm-stays; however, it may serve meals when
served to event participants and/or guests.

Store, aAgricultural pProduct. The phrase "Agricultural Product Store" means a market that is part of an

onsite agritourism operation that offers for sale a wide variety of Agricultural Products that were produced
in Weber County, and at least one of which is a product produced onsite. An Agricultural Product Market
does not consist of multiple vendors. It offers for sale agricultural products and goods derived from the farm

{Commented [E6]: Moved from elsewhere to here
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[ Formatted: No underline

on which the harvest market is located as well as other agricultural operations.

Agro-ecology research-Research and edueation-Education eenterCenter{AREC). The term "agro-
ecology research and education center-(AREC)" means a facility designed for the purpose of providing
academic training in the techniques of agro-ecology and sustainable agricultural systems. An AREC
Agroecology Research and Education Center conducts {theoretical and applied} research and community
outreach while offering academic education, practical experience, ftraining, and public service_and
finstructional opportunities for audiences ranging from leeal-school children to international agencies. Such
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Sec 101-2-3 B Definitions

[Commented [E9]: Consolidated into “lodging house”

[ Commented [E10]: Consolidated into “lodging house”

Sec 101-2-5 D Definitions

Dude ranch. The term "dude ranch" means a commercial vacation ranch operation that provides
activities related to a ranch lifestyle, which may include camping, horseback riding, and wrangling, and
which may also offer shert-term-rental-accommedationsa lodging house for guests engaged in these
activities.

Sec 101-2-7 F Definitions

[ Commented [E11]: Consolidated into “lodging house”

Commented [E12]: The proposed changes herein make
this definition irrelevant.

[Commented [E13]: This is a standard, not a definition

Sec 101-2-8 G Definitions
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Sec 101-2-9 H Definitions

Sec 101-2-13 Loc - Lod Definitions

[Lodging houseVbeardH}gheHse. The term "Llodging Hhouse/beardinghouse," also referred herein as
“Bboardinghouse,” means a building where-lodging-enly-isprevideddesigned for temporary lodging for
compensation, in which no provision is made for cooking in any individual guest room or suite. Unless
otherwise more specifically provided in this Land Use Code, a Lodging House has between one-in-five o

moere-and 15 guest roomsbut-hot-exceeding-15-persons..

Sec 101-2-14 M Definitions
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Sec 101-2-16 O Definitions

Commented [E15]: No longer needed. Revised code
replaces this phrase with “market,” which does not need a
specialized definition outside of Merriam Webster.

Sec 101-2-17 P Definitions

Product, agricultural. The term "agricultural product” means any raw product which is derived from
agriculture, including fruits, vegetables, crops, floriculture, herbs, forestry, animal husbandry, livestock,
aquaculture-preduets, water plants, horticultureal-speeialties, and other similar products that can be broadly
classified as a food, fiber, fuel, or a raw material group. Specific foods may include cereals, fruits,
vegetables, and meat. Fibers may include cotton, wool, hemp, silk and flax. Raw materials may include
lumber and other plant products.

Commented [E16]: The proposal steers away from this
term, in favor of specifically stating that non-ag products
can only be offered for sale if offered alongside product
produced by the farm.

Commented [E17]: This proposed amendment eliminates
the need for this definition.

Sec 101-2-20 Sp Definitions

Recreational vehicle or /travel trailer. The term "recreational vehicle/traveltrailer," also known herein
as “travel trailer,” means a vehicular unit, other than a mobile home, designed as a temporary dwelling for
travel, recreational, and vacation use, which is either self-propelled or is mounted on or pulled by another
vehicle including, but not limited to: travel trailer, camp trailer, folding tent trailer, truck camper, or motor
home, but not including mobile or manufactured homes.
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Sec 101-2-20 S Definitions
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TITLE 104 ZONES

Chapter 104-9 Forest Zones F-5, F-10, And F-40

Sec 104-9-1 Purpose

(a) The intent of the forest zones is to protect and preserve the natural environment of those areas of the
county that are characterized by mountainous, forest or naturalistic land, and to permit development

compatible to the preservation of these areas.

(b) The objectives in establishing the forest zones are:

(1) To promote the use of the land for forest, fish and wildlife and to facilitate the conservation of the

natural resources, vegetation and attractions;

(2) To reduce the hazards of flood and fire;

(3) To prevent sanitation and pollution problems and protect the watershed;
(4) To provide areas for private and public recreation and recreation resorts; and

(5) To provide areas for homes, summer homes, and summer camp sites.

Sec 104-9-2 (Reserved)Permitted-Uses
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Sec 104-9-3 Land Use TableCenditionalUses

The following tables display the uses permitted, conditionally permitted, or not permitted in the agricultural
zones. The letter "P" indicates a permitted use in the zone. The letter "C" indicates a use that requires a
conditional use permit, as governed by Title 108 Chapter 4, in the zone. The letter "N" indicates a use that
is prohibited in the zone. A use listed is a main use, unless listed in the "accessory uses" table.

(a) Accessory uses. An accessory use is prohibited unless located on the same lot or parcel as the
main use to which it is accessory.

F-5 F-10 F-40 Special Reqgulations

Accessory building,
accessory and incidental to the P P P
use of a main building.

Accessory dwelling unit. P P P

Accessory use, accessory

and incidental to the main use. 2 ? ?
Family food production,
accessory to a residential use. p p p
Home occupation, accessory

. P P P
to a residential use.
Household pets, accessory to p p p

a residential use.
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279  (b) Agricultural uses, non-animal.

F-5 F-10 F-40 Special Requlations

Commented [E20]: Not specifically listed in the F zones,
but presumed to be allowed under the “agriculture” use.

280 (c) Animal-related noncommercial uses. The following are animal-related uses that do not and shall not
281 typically generate customer-oriented traffic to the lot or parcel.

F-5 F-10 F-40 Special Regulations

Commented [E21]: Not specifically listed in the F zones,

but presumed to be allowed under the “agriculture” use.
Commented [E22]: Not specifically listed in the F zones,
but presumed to be allowed under the “agriculture” use.

Commented [E23]: Not specifically listed in the F zones,

_..._ bUt R

282 (d) Commercial uses. The following are uses that typically generate for-profit customer-oriented traffic to
283 the lot or parcel.

F-5 F-10 F-40 Special Regulations
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284  (e) Institutional uses.

285 (f) Residential uses.

286  (g) Recreational noncommercial uses. The following are recreational uses that are typically owned or
287 operated by a nonprofit or governmental entity.

F-5 F-10 F-40 Special Regulations
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288  (h) Utility uses.

F-5 F-10 F-40 Special Regulations

//{ Commented [E24]: Sign code already governs this

289 (i) Other uses.

F-5 F-10 F-40 Special Regulations

290

291
292

293 i-tourism

294 Ordinance.

295  (b)-Cemeteries—Churches.

296 i ies;

297  (d)-Dams.

298 © . tutionalidentificationsian.

299
300
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Sec 104-9-4 Special Regulations|

The uses listed below correspond with certain uses listed in the Land Use Table in Section 104-9-3. Due
to the nature of the use, each shall be further requlated as follows:

(@) _Animal grazing. This use shall not include the supplementary or full feeding of the animals, except
when in compliance with the following:

(1) It may only be carried on during times that are reasonable and necessary due to lack of natural
growing feed as a result of seasonal changes or extreme and temporary meteorological events.

(2) It shall not exceed a density of 40 head per acre of used land.

(3) It shall not be closer than 75 feet to any dwelling, public or semi-public building on an adjoining
parcel of land.

(b) Corral, stable or building for keeping animals or fowl. This use shall be located no less than 100
feet from a public street and not less than 25 feet from any side or rear lot line.

(c) Family food production.

(1) As used in this subsection, a Group A animal is either one pig, one sheep, one cow, or one goat,
and Group B animals or fowl are either a set of ten rabbits, ten chickens, ten pheasants, five
turkeys, five ducks, five geese, or five pigeons.

(2) No more than four sets of Group B animals or fowl may be kept on a lot or parcel that is less than
40,000 square feet.

Page 13 of 41

Commented [E25]: Pasting these regulations in from the
corresponding section of the agricultural zones chapter. (For
consistency)



https://weber.municipalcodeonline.com/book?type=ordinances#name=Sec_104-2-3_Land_Use_Table

342
343
344
345

346
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378

53 No more than six combined sets of Group A animals and sets of Group B animals or fowl
may be kept on a lot or parcel that is less than two acres. The same applies to a lot or parcel greater
than two acres, except that an additional six combined sets of Group A and sets of Group B animals
or fowl may be kept per each additional acre greater than two.

{by(d) Heliport]. This use shall comply with the following minimum standards:
(1) It shall be located on a single parcel of record which is not less than 40 acres in area.
(2) It shall be located at an elevation at least 6,200 feet above sea level.

(3) It shall be located at least 200 feet from any property line. The Land Use Authority may grant
exceptions to this setback if it can be demonstrated that locating the heliport closer than 200 feet
to the property line provides a more beneficial situation for purposes of safety, noise abatement,
access, or other valid reasons as determined by the Land Use Authority.

(4) The landing surface shall be dust proof and free from obstructions.

(5) Prior to the issuance of a permit, written approval from the Federal Aviation Administration (FAA)
is required, if necessary.

{e)(e) Recreational vehicle \use]. A recreational vehicle shall be temporarily parked on a lot or parcel for
periodic short-term intervals of 180 days or less and shall be limited to recreational use only and not
for longer term placement or for full-time living. The use may be accompanied by no more than one
storage shed no greater than 200 square feet and shall not include electrical or plumbing, one prepared
recreational vehicle pad, one raised deck of no more than two feet in height adjacent to the recreational
vehicle, one outdoor camp fireplace, and picnic table, chairs, tent-type screen. The following additional
conditions shall apply:

(1) The lot shall meet minimum lot requirements as specified in this Land Use Code, or be a
nonconforming lot as specified in Title 108, Chapter 12.

(2) Health department approval is required for waste disposal by an approved septic tank and drain
field with approved connection to the recreation vehicle.

Sec 104-9-4-5 Site Development StandardsMinimum-Lot-AreaWidth-And-Yard Regulations

40: The following site development standards apply to a lot or parcel in the Forest Zone F-5, F-10, and F-
40, unless specified otherwise in this Land Use Code.

(a) Lot area:

F-5 F-10 F-40
Minimum for all uses: 5 acres 10 acres 40 acres
(b) Lot width:
F-5 F-10 F-40
Minimum for all uses: 300 feet! 400 feet* 660 feet!

1The width of lots on the outside of the curved streets or on the ends of cul-de-sacs may be reduced
by up to one-third, provided the required minimum lot width is provided back from the front lot line
at a distance of 100 feet in the F-5 Zone; 140 feet in the F-10 Zone.
(c) Yard setback:
(1) Front yard setback:
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F-5 F-10 F-40

Minimum front yard setback: 30 feet 50 feet 75 feet
‘379 (2) Side yard setback:
F-5 F-10 F-40
Minimum for all uses: 20 feet 20 feet 40 feet
‘380 (3) Rear yard setback:
F-5 F-10 F-40
Main building: 30 feet
Accessory building: 10 feet

381 {e)(d) Building height:

F-5 F-10 F-40
Minimum main building height: 1 story
Maximum main building height: 35 feet
Maximum accessory building 25 feet unless meeting requirements of Section 108-7-16,
height: Large accessory buildings
382
383
F-5Zone F-10-Zone F-40 Zone
Area 5-acres 10-acres 40-acres
Leb S Ao sl
*%k
Yare,-front S Sl e
Yard, side 201t 201t 401t
Yardrear 30t 30t 30t
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385
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TITLE 104 ZONES

Chapter 104-10 Shoreline Zone S-1
Sec 104-10-1 Purpose and Intent

(a) The shoreline zone has been established as a district in which the primary use of the land is for farming
and for recreational purposes. In general, this zone covers the portion of the unincorporated area of
the county whieh-that is occupied by Pineview Reservoir and shores adjacent thereto.

(©

=

This zone is characterized by farms and pasture lands situated adjacent to the shore of the Pineview
Reservoir and interspersed by dwellings, recreational camps, resorts and outdoor recreation facilities.

(c) The purposes ofebjectives-in-establishing the Shoreline Zone S-1 are:

(1) To promote the use of the land for agriculture and for fish, wildlife and recreational purposes both
public and private;

@
3

(4) To preserve open space, natural scenic attractions, natural vegetation, and other natural features
within the zone;

—

To facilitate the conservation of water and other natural resources;

=~

To reduce hazards from floods and fires;

(5) To ensure adequate provision for water supply, domestic sewage disposal and sanitation.
d

=

In order to accomplish these objectives and purposes and to protect the essential characteristics of the
zone, the following regulations shall apply in the Shoreline Zone S-1.

Sec 104-10-2 (Reserved)-Permitted-Uses|

Sec 104-10-3 Land Use Table Conditional-Uses

The following tables display the uses permitted, conditionally permitted, or not permitted in the agricultural
zones. The letter "P" indicates a permitted use in the zone. The letter "C" indicates a use that requires a
conditional use permit, as governed by Title 108 Chapter 4, in the zone. The letter "N" indicates a use that
is prohibited in the zone. A use listed is a main use, unless listed in the "accessory uses" table.
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427  {)()Accessory uses. An accessory use is prohibited unless located on the same lot or parcel as the
428 main use to which it is accessory.

S-1 Special Regulations

OUSEhOI Commented [E29]: Other zones specifically list this as an
accessory use. Omitting it here but specifically listing it
elsewhere makes it not allowed in this zone by inference.

429 §K)  Agricultural uses, non-animal.

S-1 Special Requlations

430 () Animal-related noncommercial uses. The following are animal-related uses that do not and shall
431 not typically generate customer-oriented traffic to the lot or parcel.
S-1 Special Regulations

Commented [E30]: Not specifically listed in the S-1 zone,

__— /‘ but presumed to be allowed under the “agriculture” use.

but presumed to be allowed under the “agriculture” use.
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432  H(m) Commercial uses. The following are uses that typically generate for-profit customer-oriented traffic
433 to the lot or parcel.

S-1 Special Requlations

Agri-tourism| See Chapter 108-21. /{ Commented [E33]: Applicant’s request ]

434  {m)(n) Institutional uses.

Special Regulations

435  {m)(0) Residential uses.

S-1 Special Requlations

436  {e)(p) Recreational noncommercial uses. The following are recreational uses that are typically owned
437 or operated by a nonprofit or governmental entity.

S-1 Special Requlations

use code. This is not a land use.

Commented [E35]: Unnecessary to regulate in the land

__— use code. This is not a land use. Specifically listed these uses
here make them “not permitted” in all other zones in which
they are not listed.
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Public campground and picnic area. P See Chapter 108-20.

Public park, recreation grounds and
associated buildings.

. .

{p)(@ Utility uses.

S-1 Special Regulations

Hydro-electric dam. C
Public utility substations. C
Radio or television station or tower. C
Sighs P

Sec 104-10-74 _Special Regulations-Previsions

{eh(®)

General use requlations. The above specified uses shall be permitted only under the following

conditions:

(1) Public health requirements concerning domestic water supply and sewage disposal shall comply

@

@3

)

=~

with provisions of section 108-7-9.

No building or structure shall be constructed within the boundaries of any public reservoir as
determined by the public agency having jurisdiction or within the boundaries of any natural
waterway or watercourse as determined by the county engineer wherein no buildings or structures
shall be constructed or land subdivided. Where buildings are to be constructed within 50 feet of the
exterior boundaries of a flood channel existing at the effective date of the ordinance from which this
chapter is derived, adequate measures must be taken as determined by the Weber County
Engineer so as to protect the building or structure from damage due to floods and so as not to
increase the hazard to surrounding lands and buildings.

The required yard space shall be kept free of debris, refuse or other inflammable material which
may constitute a fire hazard.

(9) Specificluse requlations. The uses listed below correspond with certain uses listed in the Land Use

Table in Section 104-10-3. Due to the nature of the use, each shall be further requlated as follows:

(1) Animal grazing. This use shall not include the supplementary or full feeding of the animals, except

when in compliance with the following:

a. It may only be carried on during times that are reasonable and necessary due to lack of natural
growing feed as a result of seasonal changes or extreme and temporary meteorological events.

b. It shall not exceed a density of 25 head per acre of used land.

c. It shall not be closer than 75 feet to any dwelling, public or semi-public building on an adjoining
parcel of land.
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(2) Corral, stable or building for keeping animals or fowl. This use shall be located no less than

100 feet from a public street and not less than 25 feet from any side or rear lot line.

(3) Family food production.

a. _As used in this subsection, a Group A animal is either one pig, one sheep, one cow, or one

goat, and Group B animals or fowl are either a set of ten rabbits, ten chickens, ten pheasants,

five turkeys, five ducks, five geese, or five pigeons.

b. No more than four sets of Group B animals or fowl may be kept on a lot or parcel that is less

than 40,000 square feet.

c. No more than six combined sets of Group A animals and sets of Group B animals or fowl may

be kept on a lot or parcel that is less than two acres. The same applies to a lot or parcel greater

than two acres, except that an additional six combined sets of Group A and sets of Group B

animals or fowl may be kept per each additional acre greater than two.

Sec 104-10-5 Site Development Standards-Frent-Yard-Regulations

The following site development standards apply to a lot or parcel in the Shoreline zone, unless specified

otherwise in this Land Use Code.

{eh(e) Lot area:

Minimum for all uses:

{e)f) Lot width:

Minimum for all uses:

(@) Yard setback:
(1) Front yard setback:

Minimum front yard setback:

(2) Side yard setback:

Minimum for all uses:

(3) Rear yard setback:

Main building:
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Accessory building: 10 feet

485  H(h)  Building height:

s1
Minimum main building height: 1 story
Maximum main building height: 35 feet

25 feet unless meeting
requirements of Section 108-
7-16, Large accessory
buildings

Maximum accessory building height:

486

487
488

489
490
491
492
493
494
495
496
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TITLE 108 STANDARDS

CHAPTER 108-21 AGRITOURISM

Sec 108-21-1 Purpose And Intent]

The County desires to create a culture that supports and celebrates its agrarian heritage and open spaces
in_the unincorporated areas. This chapter’'s purpose is to do this by providing owners of agricultural
operations the ability to generate additional income from land uses that are not otherwise allowed in the
zone, provided those uses are accessory, incidental, and inextricably related to the an onsite agricultural
operation. The intent of this chapter is to create allowances and requlations that govern agriculture-oriented
land uses that cater to tourists and other visitors coming to the site for recreational, educational,
gastronomical, or similar agriculture-oriented attraction.

Sec 108-21-2 Applicability and Qualifications

(a) Applicability. The standards found in this chapter shall apply to all agritourism operations. Application
and review provisions for an agritourism conditional use permit are set forth in Title 108, Chapter 4 of
this Land Use Code. Any additional detail required by this chapter shall supplement the conditional use
permit application. An agritourism event or activity that operates outside of expected hours of operation,
or that involves crowds in a number greater than that which can be served by existing facilities, shall
obtain a Special Event Permit pursuant to Title 38 of the Weber County Code.

(b) Primary use. All agritourism operations shall clearly be accessory and incidental to a primary

agricultural use of the property. To this end, at no time shall the activity area of an agritourism operation

be greater than the actual area of the agricultural operation. Agriculture—is—the—preferred—use—in
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(c) Qualifications. An agricultural operator seeking an agritourism permit shall demonstrate the following:
(1) The agricultural operator has owned the subject property for the last two years;:
(2) The agricultural operator has commercially sold an agricultural product that was produced on the
subject property for greater than one year;
(3) The subject property:
a. Is qualified under the Farmland Assessment Act; or
b. If an apiary, contains at least ten hives.
(d) Permit enforcement. An agritourism permit includes all conditions of approval as may be applied by

(e)

the Land Use Authority. At no time shall an agritourism operation be conducted in a manner that
conflicts with the details of the agritourism permit application or the conditions of approval. If a condition
or finding of approval conflicts with any detail provided in the application, the condition or finding shall
prevail.

Supplemental application Nnarrative. In addition to the application requirements listed in title-Title

108, ehapterChapter 4 of this Land Use Code-{cenditionatuses), all agri-tourism applications shall be
accompanied by a detailedeencise narrative describing the farm-agricultural operation and the overall

vision for the proposed agri-tourism operation. The narrative shall also include the following:

(1) History. farm-The history_of the agricultural operation along with evidence that demonstrates the
operation meets the minimum gualifications _herein.;

(2) Description of anticipated changes. A description of any plans for changes to the agricultural

operation, its general functions, maintenance, product(s), and customer base.

(3) Description of use’s incidental and accessory nature. A description of how the agritourism
operation is incidental and accessory to the agricultural operation, and a plan for how the owner
will ensure the agritourism operation remains incidental and accessory in perpetuity.

(4) Description of new infrastructure and buildings. A description of all intended new infrastructure,
including streets, driveways, parking lots, buildings, and utilities.

(5) Description of operation. An explanation or description of the agritourism operation including:ane
proposalsforthe following
frori : . .

a. Products_that will be sold onsite.
b. -andusesfaActivities offered onsite.

c. The type of customer or clientele base that is expected to patronize the operation, categorized
based on the intensity of their visitation and the specific product or activity for which they are
or will be visiting. For example, the customer-base for a produce store may be the general
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public with customers coming and going many hours throughout the day; the clientele for a
barn dance might be a private party of a specified number of people that come and go once on
the day of the party; and the customers or clientele for a lodging house might be pre-registered
or reserved individuals or small groups.

=

Agriculturally related and non-agriculturally related types of facilities and equipment _to be used
and their maintenance plan(s).

e. Traffic, circulation, and parking plan that accommodates the parking needs of both employees
and patrons.

f. Hours of operation and number of patrons:: Fime{s)-of-normal-day-te-day-o

1. Normal and routine hours of operation, and anticipated events, dates, and times, or
examples of anticipated events, dates, and times, that operations may go beyond those

normal and routine hours.-asreferenced-in-title-38,-special-events

Anticipated number of normal and routine daily patrons-and-, employees, and vehicles, and
anticipated number of patrons, employees, and vehicles at times or for events that go
beyond what is normal and routine.

N

3. For the purpose of this paragraph, the phrase “normal and routine” means the time or
amount specified in _the application, or if different, the approval. If the application or
approval does not specify;

i. As it relates to time, this shall mean the hours of operation specified in Section 108-
21-3

ii. As it relates to patrons or employees, this phrase means 25 people or less, or ten
typical passenger vehicles onsite at any one time.

Sec 108-21-3 General Development Standards

The development standards imposed by this section do not alter, supersede or nullify any codes,
ordinances, statutes, or other applicable standards which may also regulate these same land
usestactivities.

(@) Access_and frontage. Notw a a a-lot/ ¥ Va
of-wayleasement),-an-An agri-tourism operation_shall provide customers access from an Arterial Street
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(b)

(©)

(

~

(e)

or Collector Street. It is not required to have actual frontage on a street, but the access from the Arterial
Street or Collector Street to the operation shall either by owned in fee or recorded easement by the
agricultural operation. The access from the public right-of-way to the operation shall meet the
requirements of Section 108-7-29 unless specified otherwise by the local fire authority.—er-aceess
directly-off-of a-public-or-privately-dedicated-roadway- The Land Use Authority may allow access from
a Major Neighborhood Street or Minor Neighborhood Street as long as the street is public and as long
as the agritourism operation does not increase traffic beyond that which is typical for the type of street.
Evidence of this shall be submitted with the application.

General site and building design/layout. An agri-tourism operation shall have a general design and
layout that concentrates all tourism uses and activities |nto drstmct activity center(s) The area W|th|n

—develeped—actlvny center

§ shall not exceed 20 percent
of aniarms agricultural operation’s everangross acreage. The aqucultural operation’s gross acreage
shall be determined by the area that is routinely maintained in an agriculturally productive manner,
including barns and similar buildings or structures intended to serve the agricultural operation. Fhe

hrstem:—er—eenstmeted—sta%&Newly constructed bundlngs and faulltles |ntended fer—agn—teensm
purpeses-andlor-to serve the agri-tourism needs-operation shall reflect an architectural vernacular that
is consistent with the area's rural character. Temporary sanitary facilities are discouraged; however, if
found necessary, they shall be discretely incorporated into the agri-tourism operation and completely
screened from street and adjacent property view.

Ownership. An agricultural operation to which an agri-tourism operation_is accessory may consist of
multiple properties;-however—.all- All properties shall have identical and common ownership_and shall
be contiguous except where contiquity is interrupted by a public street right-of-way.

Production. The entirety of the agricultural operation’s gross acreage, as described in Subsection (b)
of this section, An-agri-tedrism-operation-shall, with exception of the winter season, be actively and
continuously used in a manner that supports the preduee-production of an agricultural product.fersale
and-purchase. In the event that the agri-tourism-operation's-agricultural operation’s productivity ceases

or becomes improperly maintained, as determined by the planning-ecemmissionLand Use Authority, the
right-to-operate-an-agri-tourism-business operation’s -undera-conditional use permit may be revoked.

Hours of operation. Agri-tourism—usesfactivities,—notNot including residential overnight lodging

accommodations, and unless SDECIerd otherwise in an approved application or other conditions of

the hours of operation shall

approval
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be limited to between eperating-during-the-daily-hours-6£-8:00 a.m. and 8:00 p.m., except if the use or

activity is restricted to an area of the property that is at least 500 feet from an existing dwelling unit

located on another property. 10:00-p-m—Fhe-planning-commissionThe Land Use Authority may, but is
not obligated to, censider—a—variation—to—thisallow other hours of operation if the applicant can

demonstrate mlthatlon of detrlmental effects. %tandardﬁpen%ﬂmg#}ak&p#epesedﬂselaeﬂ%&s

Sec 108-21-4 Agricultural Operation Designation

The following establishes a categorical designation for agricultural operations based on acreage:

(a) MarketgGarden agricultural operation-neludesan is when an agricultural operation’s gross acreage,

as described in Section 108-21-3(b) -agrieulturally-productive-property-consisting-of is between three
acres-ormorebutfewerthanfiveand nine acres.

{e)(b) Small farm-agricultural operation is when an agricultural operation’s gross acreage, as described

in Section 108-21-3(b), includes-an-agriculturally-productive-property-consisting-ef-ten- is between nine
acres-or-more-butfewer-thanand 20 acres.

{eh)(c) Medium agricultural operationfarm is when an agricultural operation’s gross acreage, as

described in_Section 108-21-3(b),ireludes—an—-agriculturallyproductiveproperty—area—censisting—ofis
between 20 aeres-or-more;-but-fewerthanand 40 acres.

{e)(d) Large agricultural operationfarm is when an agricultural operation’s gross acreage, as described

in Section 108-21-3(b),includes-an-agriculturally-productive-property-area-censisting-ofis between 40
acres-or-more;-butfewerthanand 80 acres.

#(e) Ranch is when an agricultural operation’s gross acreage, as described in Section 108-21-

3(b), includes-an-agriculturally-productive-property-area-consisting-ofis 80 acres or more.

Sec 108-21-5 Permitted-Uses and /Activityies Table

If an applicant can demonstrate appropriate mitigation of detnmental effects, as specmed in_ Chapter 108-
4, Fthe following uses_and factivities hav d W
an—approvedshall be allowed for an agri-tourism operation_when marked with an “A” under their
corresponding agricultural operation designation. The use or activity is not allowed if marked with an “N.”
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AGRICULTURAL
OPERATION
DESIGNATION
USES OR ACTIVITIES SPECIAL REGULATIONS
ol —| & =
ol =l 3l Yl o
°© = cl
3| &l B = «5‘
(0] 2 S| - nd
Agricultural arts center: N[IA|JA|A| A
. . Onsite retail sales of processed and
Agricultural Product Processing . B
- N[A|JA|A| A packaged products is only allowed as
and Packaging: - o -
otherwise specified herein.
IAgritourism Events Facility:] NIA|A|A] A
Agritourism Farm Tour: AlAIAIA]| A
Agritourism Fee Fishing: AlAIAIA]| A
Limited to wellness, nutrition, and cooking
education, and exercise and yoga classes,
Agritourism Health Farm: N|IA[A]JA| A and meditation, and massage therapy. A
health farm may serve meals only when
served to participating clientele.
Agritourism Hunting Preserve N[(N[N[N| A See Section 108-21-7
Agritourism You-Pick Operation: |N|[A|JA|A| A
Loddging, if any, is limited to
Agro-ecology research and .
u ; L N[A[A[A|lA accommodations for faculty, staff, and
education center :
students.
If the apiary is the primary agricultural
operation, then the operation shall have no
Apiary N|[A|A|A| A |lessthan two hives per acre and a ten-hive
minimum. However, no more than 20 hives
are required.
Barn dance: N[A[A[A| A
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Glamorous camping No more than two tents, cabins,
NIAIAJA| A . . o
area: i recreational vehicles, or combination
thereof, per each five acres of gross
Camping ; _ agricultural operation, and no more than six
Recreational Vehicle | [ | A | Ao | A | people per tent or cabin. Tent and cabin
area: area shall be completely screened from the
view of adjoining properties.
The camp shall be based on an agricultural
Children’s Camp AlA[A]JA| A theme and provide agriculturally related
activities.
Conferences and educational topics shall
Conference or Education Center: | N | A|A | A | A [relate to agriculture, agritourism, vegetation
management, or similar. |
Dude Ranch N[(N[N[A| A
All courses of study or subject matter shall
) incorporate and consist of an agricultural
Educational classes: AlAIAIA]| A B - d
or ecological component related to an
Agricultural Product produced onsite.
Farm museum: N|IA[A]JA]| A
Farmers Market. A farmer’'s market
where multiple agricultural operators [ N [N [A[A | A
may sell their products:
Bakery or café: NINTAlAl A | Atleast one type of the onsite agricultural
| 11— 1 ™ | operation’s products shall be continuously
Food concessions offered for sale. It may be combined into
- N|IA|AIA| A
Food stand: i e e another product.
Prep:
At least one type of the onsite agricultural
Restaurant: N[N|[A[A]| A | operation’s products shall be continuously
offered for sale.
Sales are limited to plants produced on the
Greenhouse or Nursery: N|IA[A]JA]| A B ) 2
premises.
with up to 2 guest
P N{Aalala]a
rooms:
INo more than two guest rooms per each
Lodgin with 3 to 7 guest : ;
A 4 N[IA|JA|A| A acre of the agricultural operation.|
House: rooms:
- See Section 108-21-7
with 6 to 16 guest
with 8 to 16 guest Ninlalala
rooms:
Petting zoo: N[A[A[A| A
Rental garden or garden row(s). [A|A[A]JA| A
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Seasonal amusement such as
haunted house, corn maze, hay
stack slide or climbing area, and
similar seasonal amusement uses:

1z
1>
1>
1>
1>

Sleigh or hay ride:

1z
1>
1>
1>
1>

The market shall only be operated by the owner
Agricultural Product nlalalal a or manager of the onsite agricultural operation,
Store: ==~ | — and is limited to Agricultural Products, at least
one of which must be produced onsite.
Gift shop: A|lAIA| A
Store: - -
e At least one type of the onsite agricultural
operation’s products shall be continuously
offered for sale. It may be combined into
Market: NIN[NJA| A .
- — |~~~ | = | another product. Products shall be limited
to those commonly offered by a small
grocer.
714
= - -
. M Family | Small | Medium | Large
UsestAetivities Farm | Farm | Farm |Farm | Ranch

M%Wd“mg‘m - - . . . - Commented [E47]: An accessory dwelling unit is only

allowed as an accessory to a single-family dwelling use.

Agro-ecologyresearch-and-education a a a a - a

eopine LA

e T - - - - -

O e e - - - - - -

Bl e e - - *

WWWW@# a . N N - - [Commented [E48]: Moved to “camping”
Conference/education-center® - - . =
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WW‘ i 1 ry - Y Y ry rs
eul | .
Seenlmoss copen: - - - -
Eolendenre oot ngranrnredusss - - -
Coprheniduartonsopns - -
Footishine - - - - -
Food concessions stand* - - - -
Cishen s - - - - - -
iR nsepnt -
i J g i ry -
{e%mi‘ Commented [E51]: Moved to “Market” in the Store
category above.
Dl crenneraurom - - - - -
I e T e e - - -
. ’ 5 1 a a a a a ry
SPGGHI-GVE'%[ { Commented [E52]: Changing to “events facilities” above. }
Health-farm® - - -
ieuﬂsmi{ {Commented [E53]: Moved to camping. }
Shnonddodgraducinroctonines - - - - - -

715 Sec 108-21-6 UsefActivity-Site Development Standards-And-LimitationsRegulations

716 The following table contains certain uses listed in the Use or Activity Table in Section 108-21-5. Each use
717 shall comply with the development standards provided in the table.
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728
729

730
731

727

zone400 feet!

Agroecology Research and Education Center: 50100 feet! 100200 feet! Not applicable
Agricultural Product processing and packaging: P 200 feet® 200 square feet?
zonel00 feet®
Glamorous camping area:
Camping: 300 feet® 500 feet® Not applicable
[Recreational Vehicle areal;
Conference or education center: 300 feet! 500 feet® Not applicable
lsame lsame
Educational classes: 100 feet 200 feet Not applicable
e as zone as zone
Bakery or café:
Food Prep: 1450200 feet! 3400 feet! Not applicable
Restaurant
Market, farmers: 200 feet! 3400 feet* Not applicable
2 quest rooms 5100 feet!] | 2200 feet!
Lodging 3to 7 guest rooms 1200 feet! 3400 feet* Not applicable
House:
8 to 16 guest rooms 3400 feet! 5600 feet!
Petting farmizoo. P B Not applicable

zone600 feet!

: X Same-as Same-as
|Agricultural Product Store): 100 foets | zome200 foet!
Store: ) 100 feet'Same | 200 feet'Same
E—— Gift shop:
as-zeone as-zone
200 square feet?
Market: 150 feet! 300 feet®

! The setback distances listed in this table may be reduced by up to one-half when a six-foot high landscape berm is

installed that screens the potential visual or audible impacts to neighboring properties.

2 This may be increased to 400 square feet for a medium agricultural operation, 600 for a large, and 800 for a ranch.
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—— | Commented [E54]: Current code terms this “motor

coach/caravan area.”

— [ Commented [E55]: New standard not in current code

| Commented [E56]: Previously called “harvest market.”
Changing term because “harvest” usually refers to the
harvesting of a crop at particular times of year, but this type
of market is not limited herein on times of year or types of
produce.




732
733
734
735
736

737
738

739
740
741
742
743
744

745
746
747
748
749

750
751

752
753

754
755

756
757
758
759

760
761
762

763
764

765
766

767
768
769

Sec 108-21-7 Special Regulations.

The uses listed below correspond with certain uses listed in the Use or Activity Table in Section 108-21-5. |
Due to their nature, each shall be further regulated as follows.

(a) Agricultural product processing and packaging.

a. Agricultural Product processing and packaging shall be limited to fowl, livestock, dairy,
apiculture, aguaculture, and botanical products produced by the onsite agricultural operation.

b. Agricultural Product processing and packaging shall be limited to and agricultural operation
with a gross area, as provided herein, of five acres or greater. The planning commission may
allow up to a two-acre reduction to this limitation if it is found that the Agricultural Product
processing and packaging will take place in a completely enclosed building and will emit no
perceivable smoke, dust, vibration, noise, andfor objectionable smell at the agricultural
operation’s property boundary.

(b) Agritourism Hunting pPreserve.
a. Limited to the ﬂestern Weber County Planning Area.

b. Limited to upland game and waterfowl hunting only.

c. Subject to Utah Division of Wildlife Resource standards.
(c) LLodging Housel. For an agritourism operation, a Lodging House is governed as follows:

{Commented [E57]: Check ref. }

(1) The Lodging House shall be owned and managed by the same owner or manager as the
agritourism operation.

(2) The agritourism operator or manager shall be onsite at all times that Lodging House guests are
onsite.

(3) Despite the definition of “Lodging House” in Title 101, Chapter 2, a Lodging House that is part of
an Agritourism operation may have as little as one guest room or suite.

(4) In addition to providing lodging to customers and clients of the agritourism operation in general, a
Lodging House may provide lodging for an Agroecology Research and Education Center, a
Conference or Education Center, era Health Farm, or a Dude Ranch conducted as part of the
agritourism operation.

(5) No more than one Lodging House shall be operated on an agritourism operation.
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Cc ted [E59]: Replacing terms with those more
commonly used in this Land Use Code.
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770
771
772
773
774

775

776

777
778

779

780
781

782

783
784

785

786
787
788
789
790

791
792

793

794
795

796

797
798
799
800
801

802

803
804
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805

806

807

808
809
810
811
812

813

814
815
816
817
818
819

820

821
822
823
824
825

826

827

828

829
830
831
832
833

834

835
836

837

838
839
840
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841
842

843

844
845
846

847
848
849
850
851

852

853
854

855

856

857

858
859

860

861

862
863

864
865
866
867
868
869

870
871
872

873

874
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875
876
877

878
879
880
881
882

883

884

885

886
887

888
889
890
891
892
893
894 a— See section 108-21-6(a)d).
895 (2)-On-farm store/retail-market.
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896
897
898

899
900
901

902
903

904
905
906
907
908
909

910

911
912
913

914
915
916
917
918
919

920

921
922
923
924

925
926
927
928
929
930
931

932
933
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934
935

936
937

PASSED AND ADOPTED BY THE WEBER COUNTY BOARD OF COUNTY COMMISSIONERS ON THIS 16™ DAY OF
MAY, 2023.

AYE NAY ABSENT ABSTAIN
Gage Froerer
Jim “H” Harvery
Sharon Arrington Bolos
Presiding Officer Attest
Gage Froerer, Chair Ricky D. Hatch, CPA, Clerk/Auditor
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Effective 5/3/2023

59-2-503 Qualifications for agricultural use assessment.

(1) For general property tax purposes, land may be assessed on the basis of the value that the
land has for agricultural use if the land:

(a) is not less than five contiguous acres in area, except that land may be assessed on the basis
of the value that the land has for agricultural use:

(i) if:
(A) the land is devoted to agricultural use in conjunction with other eligible acreage; and
(B) the land and the other eligible acreage described in Subsection (1)(a)(i)(A) have identical
legal ownership; or
(ii) as provided under Subsections (4) and (5); and
(b) except as provided in Subsection (6) or (7):
(i) is actively devoted to agricultural use; and
(i) has been actively devoted to agricultural use for at least two successive years immediately
preceding the tax year for which the land is being assessed under this part.

(2) In determining whether land is actively devoted to agricultural use, production per acre for a
given county or area and a given type of land shall be determined by using the first applicable
of the following:

(a) production levels reported in the current publication of the Utah Agricultural Statistics;

(b) current crop budgets developed and published by Utah State University; and

(c) other acceptable standards of agricultural production designated by the commission by rule
adopted in accordance with Title 63G, Chapter 3, Utah Administrative Rulemaking Act.

(3) Land may be assessed on the basis of the land's agricultural value if the land:

(a) is subject to the privilege tax imposed by Section 59-4-101;

(b) is owned by the state or any of the state's political subdivisions; and

(c) meets the requirements of Subsection (1).

(4) Notwithstanding Subsection (1)(a), the commission or a county board of equalization may grant
a waiver of the acreage limitation for land upon:

(a) appeal by the owner; and

(b) submission of proof that 80% or more of the owner's, purchaser's, or lessee's income is
derived from agricultural products produced on the property in question.

(5) Notwithstanding Subsection (1)(a), the commission or a county board of equalization shall grant
a waiver of the acreage limitation for land upon:

(a) appeal by the owner; and

(b) submission of proof that:

() the failure to meet the acreage requirement arose solely as a result of an acquisition by a
public utility or a governmental entity by:
(A) eminent domain; or
(B) the threat or imminence of an eminent domain proceeding; and
(ii) the land is actively devoted to agricultural use.

(6)

(a) The commission or a county board of equalization may grant a waiver of the requirement
that the land is actively devoted to agricultural use for the tax year for which the land is being
assessed under this part upon:

(i) appeal by the owner; and
(ii) submission of proof that:
(A) the land was assessed on the basis of agricultural use for at least two years immediately
preceding that tax year; and
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(B) the failure to meet the agricultural production requirements for that tax year was due to no
fault or act of the owner, purchaser, or lessee.
(b) As used in Subsection (6)(a), "fault" does not include:

() intentional planting of crops or trees which, because of the maturation period, do not give
the owner, purchaser, or lessee a reasonable opportunity to satisfy the production levels
required for land actively devoted to agricultural use; or

(i) implementation of a bona fide range improvement program, crop rotation program, or other
similar accepted cultural practices which do not give the owner, purchaser, or lessee a
reasonable opportunity to satisfy the production levels required for land actively devoted to
agricultural use.

(7) Land that otherwise qualifies for assessment under this part qualifies for assessment under this
part in the first year the land resumes being actively devoted to agricultural use if:

(a) the land becomes ineligible for assessment under this part only as a result of a split estate
mineral rights owner exercising the right to extract a mineral; and

(b) the land qualified for assessment under this part in the year immediately preceding the year
the land became ineligible for assessment under this part only as a result of a split estate
mineral rights owner exercising the right to extract a mineral.

(8) Land that otherwise qualifies under Subsection (1) to be assessed on the basis of the value
that the land has for agricultural use does not lose that qualification by becoming subject to a
forest stewardship plan developed under Section 65A-8a-106 under which the land is subject to
a temporary period of limited use or nonuse.

Amended by Chapter 72, 2023 General Session
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