WESTERN WEBER PLANNING COMMISSION

MEETING AGENDA

WEBER COUNTY

March 13, 2018
5:00 p.m.

Pledge of Allegiance
Roll Call:

1. Approval of the 2018 Planning Commission Rules of Order

2. Administrative items
a. New Business
2.1 LVB100114: Reconsideration and action on preliminary and final approval of Cameron Crossing Subdivision (Formerly
known as Blue Acres Subdivision Phase 4)

2.2 LVC101127: Consideration and action on a request for final approval of Cameron Cove Cluster subdivision, consisting of
27 lots

Public Comment for Items not on the Agenda
Remarks from Planning Commissioners
Planning Director Report

Remarks from Legal Counsel

Adjourn to work session.

Nowusw

WS1. DISCUSSION: Open meetings training and Planning Commission Rules of Order

WS2. DISCUSSION: Modifications to the Cluster Subdivision ordinance to amend open space requirements and provide
clarifications.

WS3. DISCUSSION: Modifications to the Planned Residential Unit Development (PRUD) ordinance to make a decision on a
PRUD, a legislative — not administrative — action.

WS4. DISCUSSION: Modifications to the definition of “Height of Building” and additional clarification regarding standards
and regulations governing the height of a building and Public Utility Substation.

WS5. (Time pending): Continuation of General Plan Review and Training.

The regular meeting will be held in the Weber County Commission Chambers, in the Weber Center, 15t Floor,
2380 Washington Blvd., Ogden, Utah.

Please enter the building through the front door on Washington Blvd. if arriving to the meeting after 5:00 p.m.
A Pre-Meeting will be held at 4:30 p.m. in Commission Chambers Break Out Room. 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 801-399-8791



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:
% Tojudge 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.
< APlanning 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.

0.0
KD
£

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.
s 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 hand written with enough copies (10) for the Planning
Commission, Staff, and the recorder of the minutes.
«» Handouts and pictures presented as part of the record shall be left with the Planning Commission.
Remember Your Objective:
% Keep your emotions under control, be polite, and be respectful.
%+ It does not do your cause any good to anger, alienate, or antagonize the group you are standing in front of.

oo

X3

*

>

-,

CR )




Staff Report for the Western Weber Planning Commission
Weber County Planning Division

Application Information

Application Request: Reconsideration and action on preliminary and final approval of Cameron Crossing
Subdivision.
Agenda Date: Tuesday, March 13, 2018
Applicant: Doug Hamblin
File Number: LVB100114
Property Information
Approximate Address: 4000 West 2200 South
Project Area: 10 acres
Zoning: Agricultural (A-1)
Existing Land Use: Residential
Proposed Land Use: Residential
Parcel ID: 15-078-0131
Township, Range, Section: T6N, R2W, Section 33
Adjacent Land Use
North: Residential South:  Agricultural
East: Agricultural West: Residential
Staff Information
Report Presenter: Felix Lleverino

flleverino@co.weber.ut.us
801-399-8767
Report Reviewer: RK

Applicable Land Use Codes

=  Weber County Land Use Code Title 106 (Subdivisions)
=  Weber County Land Use Code Title 104 (Zones) Chapter 5 (A-1 Zone)

Development Histor

Cameron Crossing Subdivision Formerly known as (Blue Acres Subdivision Phase 4) was granted preliminary
approval on January 13™ 2015. Final approval of Cameron Crossing Subdivision was granted from the Western
Weber Planning Commission on March 10, 2015. The applicant was granted a 12-month time extension on
February 22, 2016. In adhering to Weber County Time Limitation Requirements, this application is being
forwarded for reconsideration by the Planning Commission.

The applicant is requesting final approval of Cameron Crossing (9 lots), located at approximately 4000 West 2200
South in the A-1 Zone. The subdivision meets the area and lot width requirements of this zone. Each parcel will
contain an area of 40,000 to 50,726 square feet. Curb, gutter, and sidewalk will be installed within this
subdivision and will be contiguous with surrounding subdivisions.

Since the time when this subdivision was granted a time extension, this subdivision name has changed and the
original developer Romney Buck has sold this development to Doug Hamblin. The 12-month time extension
window has lapsed, and now Mr. Doug Hamblin is requesting re-consideration for preliminary and final approval
of Cameron Crossing Subdivision.
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There is a canal that runs diagonally to the south of the subdivision. Hooper Irrigation has provided a letter
requiring that the canal is piped, which has been done by the developer, and that the subdivision plat shows a
Hooper Irrigation Canal Easements. Cameron Crossing and Cameron Cove Cluster Subdivision plats will show the
Hooper Irrigation easement thereby conforming to this requirement.

Analysis

General Plan: The Western Weber General plan is designed to preserve open space and pasture land for the
raising of farm animals while maintaining flexibility for landowners to enjoy managed growth.

Zoning: The subject property is located in the Agricultural Zone (A-1), the purpose of this zone is stated in the
LUC §104-7-1

“The purpose of the A-1 Zone is to designate farm areas, which are likely to undergo a more
intensive urban development, to set up guidelines to continue agricultural pursuits, including the
keeping of farm animals, and to direct orderly low-density residential development in a
continuing rural environment.”

Lot area, frontage/width, and yard requlations: The A-1 Zone requires a minimum lot area of 40,000 sq ft for a
single family dwelling and a minimum lot width of 150 feet. All lots within this proposed subdivision meet these
criteria.

Culinary Water: Taylor West Weber Water (TWWW) has provided a letter stating that water is available for all of
Cameron Crossing Subdivision. TWWW has also provided a Capacity Assessment Letter and Project Notification
form showing sufficient capacity and main water line extension approval.

Septic System: The development within this area is required to annex into Central Weber Sewer Improvement
District. The District has provided a letter stating that “As long as the annexation process continues Central
Weber will not delay the development of the subdivision and the connection to Central Weber’s system.”

Additional Standards: The Engineering Division’s latest review contains several items that have already been
addressed. The final requirement before recording the Mylar is that a cost estimate for the remaining
improvements is approved.

Review Agencies: Surveying, Weber County Fire District, and Planning are ready to approve this proposal.
Requirements from Hooper Irrigation and the Engineering Department will be addressed prior to final approval
from the County Commission.

Tax Clearance: The 2017 property taxes have been paid in full. The 2018 property taxes are due in full as of
November 30, 2018.

Public Notice: A notice has been mailed not less than seven calendar days before preliminary and final approval
to all property owners of record within 500 feet of the subject property regarding the proposed subdivision per
noticing requirements outlined in LUC §106-1-6(b).
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Planning Division Recommendations

Weber County Planning Division recommends approval of this proposal to reconsider and take action on
preliminary and final approval of Cameron Crossing Subdivision. This recommendation is conditioned upon
meeting all requirements from reviewing agencies and with the following conditions:

1. That an Engineer approved cost estimate be created by the applicant for the remaining improvements.
2. That an escrow account is created for the remaining subdivision improvements.

This recommendation is based on the following findings:

1. The proposed subdivision conforms to the Western Weber General Plan.

2. With the recommended conditions, the proposed subdivision complies with applicable ordinances.

3. The proposed subdivision will not be detrimental to the public health, safety, or welfare.

4. The proposed subdivision will not deteriorate the environment of the general area so as to negatively
impact surrounding properties and uses.

Exhibits

Subdivision Plat

Taylor West Weber Water Letter
Project Notification Form
Capacity Assessment Letter

o0 w»
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Exhibit A
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Exhibit B

P02
DEC-17-2014 WED 02:48 PM TAYLOR WEST WEBER WATER FAX NO, BO1 731 7789

TAYLOR WEST WEBER WATER IMPROVEMENT DISTRICT
2815 WEST 3300 SOUTH
WEST HAVEN, UTAH 84401

December 17, 2014

Weber County Planning Commission
2380 Washington Boulevard

Ogden, Utah 84401

To Whom It May Concern:

This is to inform you that preliminary approval has been given to provide
culinary water only for nine lots of the Blue Acres Subdivision phase 4 at the
approximate address of 4075 West 2000 South in Taylor, Utah.

Water rights impact fee will need to be received by District before final
approval will be given. Pressurized secondary water must be provided by Hooper
Irrigation to subdivision,

Final approval will be subject to meeting all the requirements of the District and
all fees/shares being paid and received.

Sincerely,
TAYLOR WEST WEBER WATER IMP., DIST.

M

Val Surrage < Manager

VS/sph
Expires 06/17/15
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Exhibit C

DEC-17-2014 WED 02:46 PH TAYLOR WEST WEBER WATER

PROJECT NOTIFICATION FORM (PNF)

Flease provide the follewing information for all Drinking Wator Projects by exisling PWS's
Usa with Plan Submiftal {R309-500-5{1)] o when requesting Waiving of Plan Submittal [R308-500-8(3))

FAX NO. 801 731 7799 P. 03
f_ Print Fnrm_* I_-"‘Uhmnbyﬁmaﬂ j

Flio Mo:
Data Rac'd:

Ifthis s & new PWS, plaass complets the Supplemental PNF avallable gn our websile: dmunnmr.mh.mlarl‘_funm.hlm

Upen compietion, Bubwmit by Emal, tax or ma to-

1 Name of PWS [owmer of system as recarded with oowg
System Mame: Taylor West Weber Water Digtriet

System Number: 29019
Address: 2815 West 3300 Seuth

City, Staie, Zip: West Haven, Utah 84401

Fresant No. of ERC's system s obligated to garye: 2240

Presant No. of ERC's physically cannecled 1o system; 1980

[ Demuipnmummuhwﬁw:ueunwmwmuemm

Il piping and fittings for Elue Acres Subdivision phase 4
1330 f+ 10" pwe =500 pipfe
2 hydrants
3 10" valves
1 2" blow off

Population Served; 8930

No. of ERC's this projecs will add o systerm: 9
2 Addresses for Official Comespandence Mayor. Public Worke Diractor, els.,.]
Name: Va! Surrage
Title: Manager
Addregs; 2815 West 3300 South
Gity, Stals, Zip: WesT Haven Utah 84401
Phane No: 801 731 1668
E-Mall Addross: Tayler West Weber Water@msn.com

3 PEdesi

7 Anticipaled Gonsiruction Schadule:

Advertise Tor Bids: —_— e
Bid Opaning:

——— —

Begin Constructon:

Compiale Canstructian: —
8  lathis PNF for pian review waiver a7

[see R309 500-6(3a) o verify] Mo
IFYog, you must have 3 previousily approved r &
Master Plan and Construction Standards,

I this PNF fnrphn;awm waiver 3h7 Yes No

Isem 309 500-6(36) to verify]

K I
. e Enginesr for Entire 5 rlt:;: g:nr?::trgmadurl!a:llld PE responsible
(if appllcabla) Construction Standard
Company Name: Gardner Engineering Dues thia project maat any of the crteda o be gxempt  Yes  No
s from the hydraulic modeling rule requirements?
Name: Dan White (508 R309 511-4(1)a)() through () to verky ko
Address: J150 South 375 East If Yes, speclly rule referance here;
Clty, State, Zip: Ogden, Utah 84405
Phona No: 801 476 0202
& 9 Fire Suppresalon Authority [if system has fire hiydranits)
E-Mall Address: dangardnerenginearing. net Name: Weber Fire District
4 Psmmmmmumpmmnnmumsl Atkesa:
Mame: Gity, State, Zip: Forr West Utah Badat
Addwa: Phone Hﬂ:m__ Fa No;
Cily, State, Zip:
E-Mall Addrass: ket
Phane No: Fax No: Req'd flow (gpm): Duration (hrs): __
E-Mall Addreas: —_—
10 mesh-uri-'ml-’aw
Name of Construction Inspector( frequency of inspectia
§ Nitmetl = M e of) . " Orirking Water Board (SRF or FSRF) Laans:
Name: Vol Surrage / Clay Penman ISR ey
Full Time: X Part Time: _ € Communiy I
[l art Time:; - None
" Other  (Spacity)
[PNF = Project Notficatlen Farm; PWS = Public Water Syste; DOW ~ Division of Drinking Water,
Revised: Nov 2013 ERC = Equivalent Residential ¢ ; PE = Prof Engi SRF = State Revolving Fund]
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Exhibit D

Department of
Environmental Quality

Amanda Smith
Executwe Direcior

State Of Utah LHVISION OF DRINKING WATER
GARY R HERBERT Kenneth H Bousfield, PE.
Gavernor a

SPENCER J. COX
Liewtenans Governar

February 19, 2015

Val Swrrage

Taylor-West Weber WID
2815 W 33008

West Haven, UT 84401-9791

Dear Mr. Surrage:

Subject: Feasibility, Drinking Water Service from Taylor-West Weber WID for the Blue Acres
Subdivision Phase 4, Svstem #29019, File #9949

The Division of Drinking Water (the Division) received a request from John Reeve, P.E.,
concerning the capacity of the Taylor-West Weber WID (District) to provide drinking water
service to Blue Acres Subdivision in the District, Per the Division’s database, the District
presently has 1860 residential connections, 7 commercial connections, and 12 agricultural
connections. The Blue Acres Subdivision Phase 4 will add 9 new residential connections.  The
number of connections that may be served is based on (1) source water capacily, (2) storage
capacity, and (3) available water rights. The Drinking Water Rule, R309-5/0 Minimum Sizing
Requirements. requires a water system to be able to provide 800 gallons per day per equivalent
residential connection (ERC) from its sources to meet peak day indeor demand, to be able to
provide 400 gallons per ERC of storage for indoor use, and to be able to provide average yearly
indoor demand which is 0.45 acre-feet per ERC based on water rights. Additional source
capacity, storage. and water rights are required il the system provides water for outdoor use. The
water system component with the least capacity determines the allowable number of connections.

SOURCE CAPACITY

The District has the following approved drinking water sources and approved safe yields:

Source Number | Source Name Safe Yield gpm
WS001 Big Well ann
WS002 Small Well 00
WS003 Weber Basin 2000

WCD Consecutive
Connection
Total 3400

195 North 1950 West = Salt Lake Oy, UT
Mailing Address: 7O Box 144830 = Salt Lake Caty, UT 84114-4830
Telephone (4017 5364200 = Fax (801-536-4201 « T DU (B01) 53604414

e,

Prired on 100% recyeled paper
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Val Surrage
Page 2
February 19, 2005

In addition, the Distriet provides outside irrigation water for some of their connections, The
attached capacity caleulation worksheet estimates the required source capacity is 1048.9 gpm for
indoor used and 1419.7 gpin for outdoor use. Based on source capacity, the District has 931 gpm
excess source capacity which is adequate to serve the Blue Acres Phase 4 Subdivision.

STORAGE CAPACITY

The District has the following approved storage tanks in service:

Storage Tank Number | Source Name Volume gallons
STO01 Million Gallon Tank 1,000, 000
STOO2 2 Million Gallon Tank 2,000,000
STOO3 250 K Gallon Tank 250,000
Total 3,250,000

The attached capacity calculation worksheet estimates the required storage capacity is 1,896,208
gallons. This is based on a reserve of 120,000 gallons of water storage for fire suppression, and
the balance of the storage being used for indoor and outdoor use storage. Based on storage
capacity, the District has over 1.3 million gallons of excess storage capacity which is adequate to
serve the Blue Acres Phase 4 Subdivision,

WATER RIGHTS

The District has the following water rights for their sources:

Water Right Number | Amount
(acre-feet)

35-1613 T88.45
35-11723 930.77
Weber Basin WCD 465.3

Total 2184.52

The attached capacily calculation worksheet estimates the required water rights of 1520 acre-feet
for indoor and outdoor use.  Based on water rights, the District has over 664 acre-feet of excess
water rights which are adequate to serve the Blue Acres Phase 4 Subdivision.

SUMMARY

There is no limiting compoenent at present, which would prevent the District from providing
adequate drinking water service to the Blue Acres Phase 4 Subdivision.
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Val Surrage
Page 3
February 19, 2015

The District has submitted a project notification form and was granted a plan review waiver by the
Division, which allows the construction of this subdivision to proceed once approval is granted by
Weber County.

[f vou have any questions regarding this letter, you can contact me cither by phone at (801) 336-
0054 or e-mail bhart@utah.gov.

Sincerely,

% ol '!}rOu}

Bob Hart, P.E.
Environmental Engineer 111

Enclosure — Taylor-West Weber WID Capacity Calculation

ce: Louis Cooper, Env. Director, Weber-Morgan Health Department, lcooperi@ico. weber.ut.us
Sean Wilkinson, Weber County Planner, swilkinson(@co. weber.ut.us
Jared Andersen, PLE., Weber County Engineer, jandersen@co. weber.ut,us
Ying-Ying Macauley, Division of Drinking Water, ymaculevi@utah ooy
Cameron Harry, P.LE., Division of Drinking Water, caharry{@utah. gov
Bob Hart, P.E., Division of Drinking Water, bharti@utah.gov
John Reeve, P.E., Reeve & Associates, Inc., jreeveiidreeve-assoc.com

DOW-2015-004094 docx
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Division of Drinking Water Water System Capacity Calculation Sheet (revised June 23, 2011)
fifar [he grean calis only.

System Mame: aylor- er bruary 19, 2015 System Number:] 28018

1. Indoor Water Us Convert "Number of other connections” (Cell EQ) to ERCs here. (ERCs of other cornection
= paak day demand of other connections / 800 gal per day)

Mumber of residential connections S e e N~ TR e i “"""\'\‘\ 1,868
Murmber af other connestions - - - ERCs of other connections| 196 E:f.":,*;

Enter number of non-res dential connectians
{e.g., 2 factory connections).

Total Equivalent Residential Connections {(ERCs) 1,888
—

MINIMUM REQUIREMENTS FOR INDOOR WATER USE
Source Storage Water Rights
Per ERC Teal Per ERC Tata Per ERC Tatal
[gpdiERC) (gpmi (zallons/ERC) (gallens) jac-fuyr} {ac-filyr}
A00 1,043.8 400 755,200 045 549,60
2, door Wi Enfer estimaled imgaled acre |
Is the drinking water used for outdoar irgation? [ Yes [] No
Resigential ERCs using drinking watsr for irigation = ceeeezze [Can]]
Percentage of Residential ERCs using OW for irmigation . - =--=-=---=- === B 25%
Average irigated acreage per residential connecticn s ssem-am e R A Q.75
Total irigated acreage of other connections.  m=esssses o= 2> 500
[Based on infarmation from Walse Emer total irigated acres of »—-ﬁg-;_ﬁ;;n; 4
System fansger dunng 2613 Sanitary elhier connections here,
Sy Salacl Imgated Zone #
mhl tupglrr?aﬂm
- = ands & tab on
MINIMUM REQUIREMENTS FOR OUTDOOR WATER USE the bottom of the screen).
Source Storage VWater Foghts
Par ERC Tata Far ERC Total Par ERC Tolal
{gpd/ERC) {apm} {gallons/ERC) {gallons) {ac-fliyrl (ac-fhiyr)
4277 1,419.7 7,136 1,021,008 140 67040
3. Fire Flow Reguirement
Does the water system provide firs profection? 1 Yes 1 No
Maximum fire suppression demand for water system ar presswve zong [gem) 1,000
Maximum fire suppression duration for watsr system or pressure Zone (hours) 2
Required Fire Suppression Storage (gallons] === ==-===- sc-=mmmmn = x> 120,000
t ) ol Enter duraticn in hours,

(Code which mguies a minimum af 1000 gom for v

Total Water System Requirements (= indoor use + outdeor use + fire flow demand)

MINIMUM REQUIREMENTS FOR WATER SYSTEM
Source Storage Water Rights
Per ERC Total Per ERC lota Per ERC Tatal
{opdERC) {gpm} (gallons/ERG) (gallons) {ac-fiiyr) [ac-ftlyr}
5077 2.46B.5 2,536 1,898,208 1,88 1,520.00

Does this system have adequate source capacity per R309-510-77
IPS points may De assessed for lacking adequale source capacity o meet peak day andlor average yearly flow requirements,

Linked to Call 199 below, |
Existing Sources: 54000 @ Linked to Cell G581 above. |

Required Source Capacity: 2,460 5 pm
9, " . Negatwve number means (1) additional scurce capacity is
% of Req'd Fapacn‘y. LaLT needed _and {2} IFS points should be assessed
Difference: 431 pm
Taylor-West Weber WID Capacity_Calculations_protected xls Page 1 0f 2 2182015
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Does this system have adequate storage capacity per R309-510-87
IFS points may be assessed for lacking adaguate slorage capacily.

Linkaa 1o Tell 1178 helowe, |
/‘
Existing Storage: |  3.2s0.000 al | insed 16 Cell E51 dbuve |
Required Storage Capacity: 95,20
9 Q‘ R~ i ¥ Lese al Megalive number means (1) additicnal slorage volu;
% of Req'd Capacity: | 171.4% — Trecaed o 124 i
Difference:| 1353732 al
Nen-Community Water Systems, ERCs for Indoor Water Use  |*See RI09.570, Takies 510-1, 2, 3794 4, for ather facily type cac.)
MINIMUA REQUIREMENTS FOR INZOOR LISE
Source Storage
e oy 8 Calsulamed . ; ERG{sile or | # of Sites or
Faclity Typs GELparsen GPDise o pad | SFDEersOR | Galionizte of sad = U e ERCs
Modem Recreation Camp L 240 30 120 0,30 & 24
Semi-Developad Camp w/fluah toilers 20 B4 30 40 0.0 75 25
Semi-Ceveldped Camp w/a fivsn tolals 5 ] 2.5 10 0.03 20 0.5
RV Park ) 100 A, 50 013 15 1%
‘Mumiber of people par camp site 4 q—[ if applicable, enter number of people per camp site here
Source Storage ERCHD00 # of Vehicles ERCs
IGPDvehce (Galivehcle) | vehicles sered
Roadway Rest Stop w fustiometer valves 7 35 .78 B 7.00
Taylor-West Weber WID  February 19, 2015
[Equivalent Residential Connactian Caic, Linked fo Cell |5 above, | Iscurce in gailons per m{rmjnd
Existing Residential Connections = EI0T Hig Wl a0t
ASH0Z Smalt Wail - ee)
r Fylure o WS Wetsr Basin WCD S 2005
e
Glue Acres Subdisision 4
Total Source Capacity
Max. ERC allawan (for indoor use only) [ I-’--'iI
Storage {in gallons)|
Sroo Milion Galion Tank T 00, dud
STOGE 2 Milar Gadon Tank 2800000
SToed 250 K Gallun Tank 2EO A0
[otal Projectad Number of ERCs 1
' you need to caleulate projected future demand
{including existing & future connections), insert this
numper to Cell 18 “Number of residential connection
—_—
(Enter netes hora i needod |
e
Total Storage Capacity 3,250,000
P
ggclm[d gtalr Sune %ﬁ:ﬂhﬂnnalh i
[ EEATITIN
i:syshum: or M&Wmmmmm.

Taylor-West Wabe WID Capacily_Caloulations_protecled s Page 2 of 2 EM201E
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Application Information
Application Request:

Type of Decision
Agenda Date:
Applicant:

File Number:

Property Information
Approximate Address:
Project Area:

Zoning:
Existing Land Use:
Proposed Land Use:

Staff Report to the Western Weber Planning Commission

Weber County Planning Division

Consideration and action on a request for final approval of Cameron Cove Cluster

subdivision, consisting of 27 lots.
Administrative

Tuesday, March 13, 2018

Jason Hamblin

LvC101217

4065 West 2275 South Taylor, 84401
20.38 acres

Agricultural (A-1)

Agriculture

Residential Subdivision

Parcel ID:
Township, Range, Section:

15-078-0149, 15-078-0150, 15-078-0151, 15-078-0152
T6N, R2W, Section 28

Adjacent Land Use
North: Residential South: Residential
East: Agriculture West: Residential
Staff Information

Felix Lleverino
flleverino@co.weber.ut.us
801-399-8767

SB

Report Presenter:

Report Reviewer:

Applicable Ordinances

= Weber County Land Use Code Title 101 (General Provisions) 1-7 (Definitions)

= Weber County Land Use Code Title 104 (Zones) Chapter 5 (Agricultural-1 Zone)

=  Weber County Land Use Code Title 106 (Subdivisions)

= Weber County Land Use Code Title 108 (Standards) Chapter 3 (Cluster Subdivision)

Development Histor
The Western Weber Planning Commission reviewed and unanimously endorsed the Sketch Plan on July 12, 2017.

Cameron Cove Cluster Subdivision was granted preliminary approval from the Western Weber Planning Commission during
the meeting held on December 12° 2017.

Background

The applicant is requesting final approval for a 27 lot cluster subdivision, located at approximately 4065 west 2275 south,
with a 10% bonus density for meeting the purpose and intent of the cluster code and an additional 12% for creating a
publically accessible park. Western Weber Cluster Code requires a minimum of 30% of the developable area to be
preserved as open space. Cameron Cove Cluster Subdivision will preserve 34.2% of the developable area that is to be
owned, managed and maintained by an HOA. The subdivision will occupy an area that is 20.38 acres and lots within this
subdivision will range in area from 15,000 square feet to 20,206 square feet. Access to this subdivision will be created by
newly dedicated roads at four locations.

The developer has provided an Agricultural Preservation Plan and an Agricultural Preservation Easement, complying with
final subdivision requirements of The Uniform Land Use Code of Weber County.



General Plan: The Western Weber General Plan supports cluster type development as a means to preserve open space (see
page 2-12 of the Western Weber General Plan).

Zoning: The subject property is located in the Agricultural Zone (A-1), the purpose of this zone is stated in the LUC §104-5-1.

“The purpose of the A-1 Zone is to designate farm areas, which are likely to undergo a more intensive
urban development, to set up guidelines to continue agricultural pursuits, including the keeping of farm
animals, and to direct orderly low-density residential development in a continuing rural environment.”

Lot area, frontage/width, and yard requlations: Cluster subdivisions are listed as a permitted use with the A-1 Zone. A
cluster subdivision requires a minimum lot area of 6,000 sq ft for a single family dwelling and a minimum lot width of 60
feet. The minimum yard setbacks for a single family dwelling are 20 feet on the front and rear, and a side yard of 8 feet. The
proposed lot sizes within this subdivision will range from 15,000 to 20,206 sq ft. and lot widths range from 100 to 150 feet.

Culinary, Secondary Water, and Sanitary System: Taylor West Weber Water District has provided a letter stating that water
is available for each of these lots. A Project Notification Form has been submitted to the State by Taylor West Weber Water
and the State has provided a Feasibility Evaluation. Hooper Irrigation has provided a letter stating that Cameron Cove is
located in the service area, and can be serviced with secondary water. Central Weber Sewer Improvement District has
provided a statement of feasibility for sewer services for this 27 lot subdivision.

Bonus Density Requirements: The LUC §108-3-4 states that the minimum preserved open space requirement in the A-1 zone
is 30 percent. The LUC §108-3-8(2) states that “the county may grant a bonus density of up to 50 percent if the applicant
preserves an open space percentage above the 30 percent requirement. Overall bonus density potential shall be no greater
than a percentage equal to the percentage of the subdivision's total area preserved as open space.” The applicant is
proposing to preserve 34.2 percent open space; which will allow up to a 44.2 percent bonus density to be granted. The
applicant is requesting a 10% bonus density with an additional 12% for creating a public park located within parcel B based
on the following, as outlined in LUC §108-3-8:

a.) If a cluster subdivision meets the purpose and intent of the cluster subdivision chapter, up to a ten percent bonus
density may be granted.

"The purpose of this chapter is to provide flexible development standards to
landowners that are committed to developing safe, attractive, conservation-oriented
neighborhoods that are thoughtfully designed and arranged in a manner that
considers, gives deference to, and ultimately protects natural topography,
environmentally sensitive areas, wildlife habitat, and agriculturally productive lands. It
is intended to benefit those that create cluster subdivisions by offering an inherent
gain in the form of reduced infrastructure costs and the possibility for a substantial
increase in residential density in the Western Weber Planning Area. It is equally
intended to benefit the residents of Weber County by promoting public welfare
through the reduction of long-term infrastructure maintenance costs and the
permanent preservation of the county's functional open spaces, picturesque
landscapes, and rural character."

e.) If a cluster subdivision provides a common area that offers easily accessible amenities such as
trails, parks, or community gardens, that are open for use by the general public, up to a 15
percent bonus density may be granted.

Open Space Preservation Plan: The Open Space Preservation Plan states that each open space parcel will be owned,
managed and maintained by the Cameron Cove Cluster Subdivision Home Owner’s Association. The use of the open space
throughout the development will be agricultural in nature. If agricultural structures will be located within the open space
parcels, the building must be placed within a designated building envelope to be shown on the final plat.

Open Space Parcel B contains a detention basin that is already in operation. It will provide stormwater management for
Mallard Springs Subdivision, Blue Acres, and Cameron Cove. The developer will write into the Agricultural Preservation Plan
that Parcel B will be free of all animals to eliminate damage that could occur to the detention basin facilities from animal
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grazing. The Agricultural Preservation Plan will not allow cattle to be placed within this development. Open space Parcel B
will contain irrigated turf grass with a small play area that is open to the public. Open Space Parcels A and C will allow
animals such as goats and horses. To address the concerns that Planning Commission had during the previous meeting
concerning the open space where the grazing animals are to be held, the developer plans on keeping the animals with a
fenced area.

Additional Standards: The Weber County Engineering Department has required that drainage easements be shown on the
plat and that the area for all stormwater easements be dedicated. The Engineering Department also requires a geotechnical
report to be completed for right-of-way improvements.

During the preliminary approval meeting, the applicant requested an allowance for a two-lot increase in the number of lots
allowed within a cluster of lots due to complications that stem from the shape of the parcel, the existing detention basin,
and the existing irrigation easement. The Planning Commission approved this request.

Review Agencies: Weber Fire District has approved this project. Weber County Engineering, Surveying, and Planning
Departments have conditions that will need to be addressed prior to being forwarded to the County Commission for final
approval.

Tax Clearance: The 2017 property taxes have been paid in full. The 2018 property taxes are due in full as of November 30,
2018.

Public Notice: A notice was mailed not less than seven calendar days prior to the preliminary approval meeting to all
property owners of record within 500 feet of the subject property regarding the proposed subdivision per noticing
requirements outlined in LUC §106-1-6(b).

Staff Recommendation

The Weber County Planning Division recommends final approval of the Cameron Cove Cluster Subdivision consisting of 27
lots. This recommendation is conditioned upon meeting all requirements from county reviewing agencies and the following
conditions:

1. As part of the final subdivision requirements, the Owner’s Dedication shall contain language that grants and
conveys easements to the appropriate parties, including showing all stormwater easements leading to the
stormwater detention basin. These entry numbers for the easements will be required to be filled in on the
final plan prior to recording the Mylar.

2. As part of the final subdivision requirements, the applicant shall establish a Home Owner’s Association as
described in LUC §108-3-9 and provide the County a copy to review and approve.

3. An open space preservation easement shall be reviewed by the County Attorney, and recorded with the final
Mylar.

4. The developer shall provide a financial guarantee for all improvements that have not been completed prior to
going before the County Commission for final approval as described in LUC § 106-4-3.

This recommendation is based on the following findings:

1. The proposed subdivision conforms to the Western Weber General Plan.

2. With the recommended conditions, the proposed subdivision complies with applicable ordinances.

3. Up to 10 percent bonus density may be granted for meeting the purpose and intent of the cluster subdivision
and up to an additional 15 percent may be granted for providing public amenities such as trails and a publicly
accessible park.

4. Due to the subdivision boundary shape, existing detention basin, and the existing Irrigation easement, it has
been found that an allowance for an additional two lots within a cluster area is justifiable.
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A. Cameron Cove Cluster Subdivision Plat
B. Agricultural Preservation Plan

C. Agricultural Preservation Easement
D. Landscape plan
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Exhibit B

CAMERON COVE CLUSTER SUBDIVISION - LOTS 1 - 27

Agricultural Preservation Plan

The best use of the common area is cpen space, as it will allow for the preservation of historic
context and agricultural feel of the land. This action would allow for open space to be
preserved and allow for the continued productive use of livestock and crops.

Open Space in the Cameron Cove Cluster Subdivision is used as Agriculture Preservation
Parcels. Details, permitted uses, and ownership are outlined below.

Agriculture Preservation Parcels (3 Parcels)

Agriculture Preservation Parcels within the Cameron Cove Cluster Subdivision area located
throughout the central, north and south side of the subdivision. Agriculture Preservation
Parcels have letter designations A-C and are 1-acre minimum.

Structures: Agriculture Preservation part of Parcel B and the north part of Parcel A: no
structures permitted. The integrity of storm drainage retention ponds serving the
Cameron Cove Cluster Subdivision must be preserved.

The balance of Parcels A, B & C: used for structures for agricultural or associated
purposes may be buill on the Agriculture Preservation Parcels, but are limited to S
percent of each parcel. This includes but is not limited to structures used for the
purpose of housing crops, animals, equipment, vehicles, tools, feed, and implements to
support agricultural endeavors. Structures shall not be used for permanent or
residential purposes.

Crops and Animais: Agricuture Preservation Parcels A, 2 & C: Crops permittad only
outside of retention ponds. The integrity of storm drainage retention ponds serving the
Cameron Cove Cluster Subdivision must be preserved. Animals are permitted in
accordance with Weber County Land Use Code currently in force.

Woaste & Maintenance: All animal or agricultural waste must be regularly removed from
the Agriculture Presarvation Parcels. Waste miay be used as Tertilizer, providad the

waster is tilled, churned, or otherwise integrated into the soil so as not to cause a
nuisance to the residential properties.
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Agricultural Uses: Except for items stored in appropriate containers or buildings, the
Agriculture Preservation Parcels shall be maintained such that trash, refuse, rubbish,
inoperable or abandoned equipment, dead animals, scrap lumber, building materials,
scrap material, grass clinpings, plant waste, or other unsightly waste are not visible from
the streets nearest the residential lots.

Ownership: Ownership of Agriculture Preservation Parcels within the Cameron Cove
Cluster Subdivision is will be owned and maintained by the HOA.

The Agricuiiure Preservabion Parceis are required at aii times to conform to the use
restrictions stated above.

T J
= q{_;; sl /y”

e eplieen’
; 2
STATE OF UTAH) (Rammrmey foucts
55!
COUNTY OF WEBER)
On the o day of Ao | 20‘\7 personally appeared before
me Wmlﬁﬂh K the signer of the within instrument and who

duly acknowledged to me that they executed the same,

MELISSA GREEN Ngtan" Public
% Notary Public - State of Utah

it } Gomm, No. 686200
-._a.,." My Commission Expires on

-+,
— Nov 27, 2019

Residing at:%\lo S ‘;::]DQW
Loy, UT. @40l
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Exhibit C

DECLARATION OF AGRICULTURAL PRESERVATION EASEMENT

This Declaration of Agricultural Preservation Easement Agreement (hereinafter "Agreement”)
day of March 2018,
by and between Doug Hamblin (“Developer”), Cameron Cove Cluster Subdivision the Homeowner's

concerning Cameron Cove Cluster Subdivision (see Exhibit A) is made as of the

Association ("HOA") and Weber County, an incorporated county within the State of Utah (“County”).
Developer, the HOA and the County are collectively referred to as the “Parties”.

RECITALS

A. Developer is the owner of certain property located within Weber County, State of Utah, which is
more fully identified to the preliminary plat submitted to the County for the Cameron Cove
Cluster Subdivision (“hereinafter the Subdivision”).

B. Developer is developing the subdivision into a “cluster” development with part of the
Subdivision consisting of separate residential building lots and part of the Subdivision consisting
of the property to be used as AGRICULTURAL property (hereinafter the “Agricultural
Preservation Parcel”). The Agricultural Preservation Property as shown in Exhibit A attached
hereto.

C. Prior to the approval of the final plat for the Subdivision the Covenants, Conditions and
Restrictions (CC&Rs") will be recorded against the Subdivision and the Agricultural Preservation
Parcel. The CC&Rs shall restrict the use of the Agricultural Preservation Parcel consistent with
this Agreement. The CC&Rs shall also allow the HOA to among other things, enforce the use
restrictions placed on the Agricultural Preservation Parcel.

D. In addition the HOA having authority to enforce use restrictions on the Agricultural Preservation
Parcel, the County desires to have authority to enforce the use restrictions described herein on
the Agricultural Preservation Parcel.

NOW THEREFORE, in consideration of the mutual promises, covenants and conditions herein
contained and in consideration of the execution of this agreement, and for other good and
valuahle consideration, the receipt of which is hereby acknowledged, Developer, the HOA and
the County agree as follows:

1. Permitted Use of the Agricultural Preservation Parcel: Developer, the HOA and the County
agree that the Agricultural Preservation Parcel shall be restricted to the following uses:

a. Structures: Only structures used for agricultural purposes may be built on the
Agricultural Preservation Parcel. For example including but limited to structures used for
the purpose of housing crops, animals, equipment, vehicles, tools, feed and implements.
Structures shall not be used for occupancy of humans.

b. Crops: Permitted crops include but are not limited to melons, wheat, barley, oats,
alfalfa, corn and other crops consistent with general use of agricultural property in
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Weber County. Harvested crops may be stored in appropriate sheds, barn, silos or other
buildings located on the Agricultural Preservation Parcel.

¢.  Animals: Permitted animals include but are not limited to horses, cattle, bisan, elk,
llama, dog, cats, sheep, goats and other animals consistent with the general use of
agricultural property in Weber County. Animals that are not permitted include the
following: reptiles, swine, mink, poultry and waterfowl. The maximum combined
number of the animals is fifteen, Generally, waste from the animals must be regularly
removed from the Parcel. Waste may be used as fertilizer, provided the waste is tilled,
churned or disked into the soil within 30 days from application.

d. Agricultural Preservation Parcel Use: Except for items stored within appropriate
containers, the Agricultural Preservation Parcel such that trash refuse, rubbish, in
operable or abandoned equipment, dead animals, scrap lumber, scrap metal, silage,
grass clippings, tree clippings, or plant waste that are not visible from the street nearest
to the Agricultural Preservation Parcel. Such items may be stored in appropriate
containers or structures or screened from street view. No Odor, including smoke from
fires ignited for the sole purpose of consuming trash, refuse, rubbish or waste of any
kind shall arise from the Agricultural Preservation Parcel so as to render neighboring and
adjacent properties unsanitary, unsightly, or offensive. Barbegue grills, fire pits and fire
places are allowed.

2. Easement: Developer dictates, grants and conveys a perpetual easement to the County and
the HOA, upon the Agricultural Preservation Parcel, said easement to be used only to
guarantee that the Agricultural Preservation Parcel will remain open and underdeveloped
except for the approved uses as set forth above and does not grant the HOA, the County or
public at large a right to use the Agricultural Preservation Parcel. The parties agree that this
Easement is for the express purpose of enhancing the value and protecting the
attractiveness of the Subdivision and as such, the use restrictions started hereto shall run
with the Agricultural Preservation Parcel. This agreement is binding upon all claiming any
right, title or interest in the Subdivision and shall inure to the benefit of developer, the
County and the members of the HOA and their successaors, assigns heirs or nominees.,

3. Ownership: The parties agree that the Agricultural Preservation Parcel shall only be owned
by a person or entity or combination of persons or entities that own a lot within the
Subdivision,

4. Miscellaneous: The parties agree that the Agricultural Preservation Parcel is reguired at all
times to conform to the use restrictions stated herein and the Weber County Zoning
Ordinances. To the extent that Weber County Zoning Ordinances conflict with this
Agreement, the Zoning Ordinance shall govern. In the event an owner of the Agricultural
Preservation Parcel violates any use restriction for the Agricultural Preservation Parcel, the
County may enforce said violation to the extent provided by law.

5. Attorney's Fee: If any legal action or any arbitration or other proceeding is brought or any
action taken for the enforcement of this agreement or any related document, or because of
an alleged dispute, breach, default or misrepresentation in connection with any of the
provisions of the Agreement or any related document, the successful or prevailing party or
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parties shall be entitled to recover reasonable attorney fees and other cost incurred, in
addition to any other relief to which they may be entitled.

This Agreement may be amended or modified only by a written instrument executed by the
County, the HOA and the owners of the Agricultural Preservation Parcel.

IN WITNESS WHEREOQF, the parties have executed the foregoing Agreement as of the day
and year first written above.

Dated this ____ day of March, 2018.

Doug Hamblin

State of Utah )

) iss
County of Weber )
On the day of March, 2018 personally appeared before me this signer of the within

instrument, who duly acknowledged to me he executed the same.

BY:
ITS:

State of Utah )

) :ss
County of Weber)
On the day of , 2018, personally appeared
before me who, being first duly sworn, did say
that he is the of Weber County, and that the

above instrument was signed on behalf of said County.

MNotary Public
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Quartity | Symbol | Scientific_Nome Common Hame Plonting Size
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RULES OF ORDER
WEBER COUNTY PLANNING COMMISSIONS
lanuary 3, 2018

A. ORGANIZATION

i.

Appointment and Removal of Planning Commissioners

The Weber County Code describes how Planning Commission members are appointed and
removed. Planning Commissioners are appointed by a majority vote of the County Commission.
Planning Commissioners may be removed for cause, also by a majority vote of the County
Commission.
Appointment of Chair and Vice Chair
The Commission, at its first regular meeting in January of each year, shall select a Chair and Vice
Chair, who may be elected to succeed themselves for one additional term only. If a vacancy
arises in one of these offices during the year, the Commission shall elect a new Chair or Vice
Chair at its next meeting. That person shall serve in that position for the rest of the year and
may then be elected for one additional year.
Chair - Duties
(a) The Chair shall preside at all meetings of the Commission providing general direction for
the meetings, assuring proper order of the Commission and public in all proceedings.
Such duties shall include:
i Announcing the business before the Commission in the order in which it is to he
acted upon;
il. Receiving and submitting in the proper manner all motions and propositions
presented by the members of the Commission;
iii. Putting to a vote all questions, which are properly moved, or necessarily arise in
the course of proceedings and to announce the result thereof;
iv. Informing the Commission, when necessary, or when referred to for that
purpose, on any point of order or practice. In the course of discharge of this
duty, the Chair shall have the right to call upon Legal Counsel for advice;

V. Maintaining order at the meetings of the Commission;
vi. Moving the agenda along, holding down redundancy, referencing handouts and
procedures in a respectful way during meetings;
vii. Recognizing speakers and Commissioners prior to receiving comments and
presentations of physical evidence, i.e., plans and pictures; and
viil. Receiving documents or other physical evidence as part of the record.
(b) It shali be the duty of the Chair to authenticate by signature when necessary, or when
directed by the Commission, ali of the acts, orders and proceedings of the Commission.
{c) The Chair may rule out of order any comment which is irrelevant, personal, or not

pertinent to the matter being heard.
Duties of the Vice Chair
The Vice Chair, during the absence of the Chair, shall have and perform all the duties and
functions of the Chair.
Temporary Chair

In the event of the absence of, or disability of both the Chair and Vice Chair, the Commission
shall elect a temporary Chair to serve until the Chair or Vice Chair so absent or disabled shall

Weber County Planning Commissions
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return, or the disability shall be removed, as the case may be. In such event, the temporary
Chair shall have all the powers and perform the functions and duties herein assigned to the

Chair of the Commission.

Secretary - Duties

The Planning Director or his/her designee shall serve as secretary of the Commission. The

secretary shall have the following duties:

(a) Give notice of all Commission meetings as hereinafter provided; attend every meeting
of the Commission, to record for the record all members in attendance, to read
communications, resolutions and other papers which are ordered to be read by the
Chair of the meeting, and to receive and bring to the attention of the Commission
messages and other communications from other sources;

{b) Keep the minutes of the proceedings of the Commission and to record the same;

{c) Keep and maintain a file of all records pertaining to the work of the Commission, in
accordance with state and county record retention laws and policies; and

(d) Perform such other duties as may be required by these rules.

B. CONDUCT OF MEMBERS OF THE COMMISSION

1.

Addressing Members
Commission members shall be addressed as "Commissioner" or Mr. or Ms. and their last name.

Preparation

Members of the Commission shall take such time as necessary to prepare themselves for
meetings. If members visit a site or have familiarity with a site, they shall disclose any
observations.

Members Shall Attend Meetings

Every member of the Commission shall attend the meetings of the Commission unless duly
excused or unless unable to attend because of extenuating circumstances. Any member desiring
to be excused shall notify the secretary. The secretary shall call the same to the attention of the
Chair. If a member of the Planning Commission is absent from three consecutive regular or work
session meetings or four regular or work session meetings within a calendar year without being
excused by the Chair, the Chair may recommend to the County Commission that the member be
removed from the Commission for cause.

Planning Commission members shall attend all training that is required by state or county law.

Conflict of Interest

Near the beginning of each meeting, the Chair shall ask whether any member of the Planning
Commission has any conflicts of interest to disclose. A member who knows that he/she has a
conflict of interest in a matter on the agenda for that meeting shall state that such a conflict of
interest exists. A member who feels that he/she, or any other member of the Commission, may
have a conflict of interest on any matter that is on the agenda shall explain the possible conflict
to the Commission, and the Commission shall then vote to decide whether an actual, apparent,
or reasonably foreseeable confiict of interest does exist. A Commissioner who has a conflict of
interest shall not participate in the discussion and voting on that matter, but shali leave the
meeting during the time in which the matter in question is being discussed and voted upon, and
shall not attempt to influence other Commissioners regarding that matter before, during, or
after the meeting, except as allowed in paragraph 4{(d) {below}.
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(a} Disqualification
No member of the Planning Commission shall participate in the discussion of an application or
vote on an application for any action when any of the following conditions exist:

i. Any of the following have a direct or substantial financial interest in the
proposal: members of the Planning Commission or the member's spouse,
brother, sister, child, parent, father-in-law, or mother-in-law; any business in
which the member is then serving or has served within the past two (2) years; or
any business with which the member is negotiating for or has an arrangement
or understanding concerning prospective partnership or employment.

ii. For any other reason, the member has determined that participation in the
decision cannot be in an impartiai manner.

(b) Disclosure of Potential Conflict of Interest

Whether or not he/she is disqualified, a public official shall disclose any potential conflict of
interest as required by state law, including Chapter 17-16a of the Utah Code.

(c) Ex Parte Contacts

An ex parte contact is any communication with a party or person outside of a planning
commission meeting regarding administrative applications. Commissioners are not to engage in
these communications. Anyone speaking to Commissioners on administrative matters should do
so at a regular meeting so their comments, concerns, and evidence are on the public record.
Administrative matters, generally speaking, are applications that are to be reviewed for
compliance with existing ordinances, and the Planning Commission is typically the decision
maker (although county ordinances may require county commission approval in some cases).
Examples include subdivision reviews, conditional use permit applications, and design reviews.

On the other hand, communications regarding legislative matters are permitted. Legislative
matters, generally speaking, are policy decisions to be made by the county commissioners,
following consideration of the Planning Commission’s recommendations. Examples include
adoption or amendment of the General Plan, adoption or amendment of land use ordinances,
and zoning and rezoning decisions.

Communication with planning staff members is not an ex parte contact and is atlowed.

Planning Commission members shall reveal any pre-meeting or ex parie contacts with regard to
administrative matters at the commencement of the public meeting on the matter. Prearranged
private meetings between a Planning Commissioner and applicants, their agents, or other
interested parties are prohibited. Partisan information on an application received by a Planning
Commissioner whether by mail, telephone or other communication should be made part of the
public record. If such contacts have impaired the member's impartiality or ability to vote on the
matter, the member shall so state and shall abstain.

(d) Planning Commission Members Wishing to Give Comment

A member who desires to comment on a matter in which the member has a conflict of interest
may do so only after declaring the conflict, declaring an intent to comment as an interasted
member of the public and not in his/her capacity as a member of the Commission, abstaining
from voting on the proposal, and vacating the seat and physically joining the audience. When
commenting, the member shall again make full disclosure of his/her position and state that
he/she is commenting in an individual capacity. After commenting, the member shall leave the
Commission Chamber during the time in which the matter in question is being discussed and
voted upon. If a member is an applicant, he/she can fully participate in the matter.
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(e} Gifts and Favors

Gifts and favors standards are found in UCA 17-16a-4. No public officer or employee shall
knowingly receive, accept, take, seek, or solicit, directly or indirectly, any gift, compensation or
loan for themselves or another if it tends to influence them in the discharge of duties.
Exceptions to this are: an occasional non-pecuniary gift having a value less than $50 or an award
publicly presented in recognition of public service.

(f) Treatment of Information

Reports and official records of a public planning agency must be open on an equal basis to all
inquiries. Planning advice should not be furnished to some unless it is available to all. All reports
in an official meeting agenda are public information.

(8)  Political Activity

Membership in a political party and contributions to its finances or activities are matters of
individual decision that should neither be required of nor prohibited to Planning Commissioners.
The extent of participation in political activities should be governed by professional judgment as
well as limited by any applicable civil service law or regulation. The special position of a Planning
Commissioner should not be used to obtain contributions or support for a political party and
should not be used to obtain partisan favors.

C. MEETINGS

1.

Place

Meetings of the Commission shali be held in the Weber County Commission Chambers on the
first floor of the Weber Center Building, Ogden, Utah, 2380 Washington Blvd., Ogden. if the
Chambers is not available on those dates, then the meeting may be held in another room of the
Weber Center Building or at such other place in Weber County as the Commission may
designate. A meeting having been convened at the place designated, may be adjourned by the
Commission to any other place within Weber County for the sole purpose of investigating some
particular matter of business which may be more conveniently investigated at such other place.

Regular Meetings

Regular meetings of the Western Weber Planning Commission shall be held on the second
Tuesday of each month at 5:00 p.m. Field trips may be held on the second Tuesday of each
month at the hour of 3:00 p.m. or at such other appropriate times. in the event that a field trip
is not held then a pre-meeting will be held at 4:30 p.m.

Regular meetings of the Ogden Vailey Planning Commission shall be held on the fourth Tuesday
of each month at 5:00 p.m. Field trips may be held on the fourth Tuesday of each month at the
hour of 3:00 p.m. or at such other appropriate times. In the event that a field trip is not held
then a pre-meeting will be held at 4:30 p.m.

The purpose of a pre-meeting is to help Commissioners be better prepared for the meeting. The
Commission reviews and discusses the agenda, and staff is available to answer clarifying
questions. The pre-meeting is a public meeting, complying with the notice and recording
requirements for public meetings. No decisions are made during the pre-meeting.

The date of the regular meeting may be changed by the majority of the total membership of the
Planning Commission provided at least one week notice is given each member of the new date

of a regular meeting.
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3. Special Meetings
A special meeting may be called at any time by the Chair or by a majority vote of the
Commission at any regular meeting of the Commission. Notice shall be given to each
Commission member of the time and purpose of every special meeting of the Commission at
least twenty four {24) hours prior to such meeting. Such notice shall be delivered to each
member of the Commission personally, or may be given by telephone to the member of the
Commission. Such notice may also be given by United States Mail, directed to the member of
the Commission so to be notified at the member's residence and mailed not less than three (3}
days prior to the time fixed for such special meeting. It is specifically provided, however, that
any member may, in writing, waive prior notice of the time, place and purpose of such meeting;
and such waiver, if made, shall be deemed a waiver of prior notice of the time and purpose
thereof.

4, Meetings - Matters Considered
Any matter pertaining to the affairs of the Planning Commission and falling within the authority
and jurisdiction of the Commission may be considered and acted upon at any regular or special
meeting of the Commission.

5. Quorum

Four members of the Commission shall constitute a quorum thereof for the transaction of all
business except where unanimous consent of all members is required. An abstaining or
disqualified member of the Planning Commission shall not be counted as if present for purposes
of forming a quorum. Except as otherwise specifically provided in these Rules, a majority vote of
the Commission members present at a meeting shall be required and shall be sufficient to
transact any business before the Commission. if a quorum is not present, the Chair shall cali the
meeting to order, announce the lack of a quorum, and adjourn the meeting.

6. Work Sessions
Work sessions are meetings in which the Commission may discuss matters at greater length or
obtain additional background information on issues that will be coming before it. The
Commission shall take no vote during work sessions, except to give directions to Staff regarding
the presentation of options for future consideration. Regular work sessions are as follows:
A regular work session of the Western Weber Planning Commission shall be held on the second
Tuesday of each month, at the end of the regular meeting.

A regular work session of the Ogden Valley Planning Commission shall be held on the first
Tuesday of each month at the hour of 5:00 p.m.

No pre-meeting is held before a work session. If necessary, a special meeting may be called and
held together with the regular work session, to allow consideration of an application or other
matter requiring Commission action. Additional work sessions may be held as part of regular or
special Commission meetings or may be called separately in the same manner as a special
meeting.

7. Open Meetings Law
All meetings of the Planning Commission, including pre-meetings and work sessions, shall be
open to the public and shall be noticed in conformance with the requirements of the Open and
Public Meetings Law of the State of Utah.
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8. tength of Meetings
At 8:30 p.m. the Planning Commission will finish the item presently being considered. All items
remaining to be heard will be forwarded to the next agenda for consideration.
D. PROCEDURE - ORDER OF BUSINESS
1. Order of Business
The order of business in the Commission shall be as follows:

(a} Chair opens the meeting and welcomes those in attendance

{b) Pledge of Allegiance

{c) Chair notes absences, and the names of those present and those absent shall be
entered on the record

{d) Chair reads opening meeting statement, as needed

{e) Chair asks commissioners if there have been any ex parte communications or if there
are any conflicts of interest to disclose
(f) Approval of minutes of prior meetings

(2) Consent Agenda
(h) Petitions, Applications and Public Hearings
i Administrative ltems
(1) Old Business
(2) New Business
ii. Legislative ltems
(1) Cld Business

(2} New Business
{3 Public Comment for [tems not on the Agenda
N Planning Commission Remarks
(k) Planning Director Report
(1) Legal Counsel Remarks

{m) Chair Adjourns Meeting

2. Agenda for Meetings
The secretary shall prepare a written agenda for each meeting as far in advance thereof as
possible. The secretary shall make every effort to deliver the agenda, along with Staff Reports
and related documents, to the members of the Commission at least seven (7) days in advance of
a regular meeting.

3. Approval of Minutes from Prior Meetings
The Chair shall ask the Commissioners if they have had the opportunity to read the minutes and
if there are any additions or corrections. Upon hearing from the Commission, the Chair shall
declare the minutes approved either as presented or amended. If the Commission has not had
an opportunity to review the minutes, approval shall be postponed to the next meeting.

4, Consent Agenda

A consent agenda consists of items that do not require discussion or debate, typicaily because
they are routine procedural items or because it is believed that they will be non-controversial
and will be unanimously supported. Consent agenda items are approved together, through a
single vote, without discussion. The following procedure shall be used for consent agendas:

(a) The Planning Director shall determine which items shall be on the consent agenda, list
those items on the consent agenda, and include all supporting reports and documents
with the packet that is delivered to Commissioners before the meeting.
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{b) Commissioners, as part of their duties in preparing for the meeting, shall become
familiar with all consent agenda items and shall decide whether or not they support
approval of those items, as well as whether or not, in their opinion, each item will
require discussion during the meeting.

{c) When the consent agenda comes up during the meeting, the Chair shall read the items
on the consent agenda and ask whether any Commissioner wants any item removed, to
allow that item to be discussed and voted on separately during the meeting.

(d) if any Commissioner opposes an item on the consent agenda or believes that the item
requires discussion, the Commissioner shall request that the item be removed from the
consent agenda.

(e) If any Commissioner requests that an item be removed from the consent agenda, it
must be removed. The Chair shall decide when the item shall be discussed during the
meeting.

{f) When there are no more items to be removed, the Chair shall note, for the record,

which items have been removed and shall call for a vote on approval of the remaining
items on the consent agenda. There shall be no discussion. Approval requires a
unanimous vote.

(g) If any person other than a Commissioner asks for a consent agenda item to be
discussed, the Chair shali decide whether or not the item should be removed from the
consent agenda.

L. Deadline for Agenda

Requests to be on a Planning Commission agenda shall be filed 45 days prior to consideration by
the Planning Commission. The Planning Staff shall certify completeness of requests. Certified
requests which have been filed in a timely manner shall be placed on the agenda. The deadline
may be waived by the Planning Director if he/she determines that good cause exists for waiving
the deadline, the application is complete, and Staff has sufficient time to analyze the request,
adequately prepare a Staff Report and give proper notice.

6. Special Order of Business
The Commission may suspend the rules as to the order of business, or return to an order already
passed, on a motion supported by a majority of the members present.
E. ORDER AND DECORUM
1. Order of Consideration of ltems

The following procedure will normally be observed; however, it may be rearranged by the Chair
for individual items, if necessary, for the expeditious conduct of business:

(a} Chair introduces item;

(b) Staff orients the project (type of use and decision, criteria and standards to be applied,
location, zoning, etc.);

{c) Applicant or applicant’s agent explains the proposal and presents supporting evidence;

{d) Staff reports on staff recommendations;

(e) If it is a public hearing, then other interested people may comment;

(f) Planning Commission members may question staff, applicant, or others on all the above;

(2) Applicant’s rebuttal if requested;
(h) Closing of the public hearing, if applicable;
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(i) Concluding comments of Staff or Staff summary and recommendations;
] The Planning Commission makes its decision, following the processes described below.

2. Consideration of ltems

All parties shall have an opportunity to be heard, to present and rebut evidence before an
impartial tribunal, to have the proceedings recorded, and to have a decision rendered in
accordance with the facts on record and the law.

The Chair of the Planning Commission shall have authority to:

(a) Regulate the course and decorum of the meeting.

{b) Address procedural requests and similar matters.

{c) Set reasonable time limits for individual public input, oral presentations, questions,
rebuttal information, and discussion.

{d) Question any person appearing, and allow other members to question any such person.

{e) Waive, at his/her discretion, the application of any rule herein where the circumstances

of the meeting indicate that it would be expedient and proper to do so, provided that
such waiver does not act to prejudice or deny any party his/her substantial rights as

provided herein or otherwise by law.
) Take such other action as authorized by the Planning Commission to appropriately

conduct the meeting.
A ruling of the Chair may be challenged by any member of the Planning Commission present at
the meeting. The challenge must be seconded. A ruling may be reversed by a majority of the
members present and voting. A tie vote upholds the Chair’s decision.
3. Conduct of Persons before the Commission
Proceedings shall at all times be orderly and respectful. The Chair may refuse to recognize or
axclude from the meeting anyone who:

(a) Is disorderly, abusive, or disruptive.

(b) Takes part in or encourages audience demonstrations such as applause, cheering,
display of signs, or other conduct disruptive to the meeting.

(c) Comments without first receiving recognition from the Chair and stating his/her full
name and residence.

{d) Presents irrelevant, immaterial, or repetitious evidence.

Persons making presentations or providing comments to the Planning Commission shall address
the Commission from the podium or microphone and not from the audience; shall address all
comments to the Planning Commission; and may not directly question or interrogate other
persons in the audience.

4. Questions and Comments by Commissioners

During all meetings, the Chair shall maintain order when Commissioners are discussing items,
both with each other and with other people. A Commissioner who wants to make a comment or
ask a question shall obtain the floor by asking to be recognized by the Chair. If the Chair
consents, then the Commissioner may make the comment or ask the question. The Chair may
choose to allow a continuing line of discussion without the need for Commissioners to seek
recognition before each question or comment, but the Chair must ensure that discussions
remain appropriate and relevant to the matter at hand, and may at any time require
Commissioners to obtain recognition from the Chair before further questions or comments.
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F. PROCEDURE - MOTIONS
1. Motions—Typical Process

Planning Commission decisions are made through the process of making and voting on motions.
The following is a summary of the typical process and some of the key foundational rules for

motions:

(a)

{b)

{c)
{d)
{e)

(f)

(8

After the Planning Commissioners have reviewed the full public record and heard any
presentations or comments regarding a request, the Chair invites Commissioners to
make a motion. The Chair may choose to outline possible actions, such as approval,
denial, tabling, or approval with conditions.
Any Planning Commissioner, except for the Chair, may make a motion to propose what
decision the Commission should make on the request. The motion shall include not only
the proposed decision, but also a recitation of specific findings of fact supporting the
proposed decision.
Any Commissioner, including the Chair, may second the motion, which will aliow for
discussion and voting on the motion.
A motion dies in the absence of a second.
Once the motion has been seconded, the Chair “states the motion” and opens it up for
discussion by saying something like, “We have a motion and a second. Is there any
discussion?”
Members discuss the motion. Discussion of the motion should not take place until after
it has been seconded and the Chair has stated the motion and called for discussion.
During this time, members are allowed to openly discuss the proposal and may further
question any party appearing for or against the proposal as necessary (but generally,
questions should be asked during the time for presentations and comments).
After the discussion, the Chair calis for a vote on the motion. Voting procedures are as
follows:
i. Voting
Voting occurs by voice vote. The Chair shall announce the votes and the result,
and the secretary shall record each member’s vote and shall also note those
who are absent or otherwise not voting.

ii. How a Motion Passes

A motion only passes if a majority of Planning Commissioners in attendance
vote in favor of the motion, unless otherwise specified in these rules.

iii. Tie Votes
if a motion regarding any matter before the Commission receives an equal
number of votes in the affirmative and in the negative, the motion fails. If this
happens, a Commissioner may make a different motion on the same subject,
and this may continue until a majority vote is obtained. The option of continuing
an item with the possibility that an odd number of members of the Commission
will be at a subsequent meeting may be considered.

iv. Voting or Changing a Vote After Decision Announced

No member shall be permitted to change his/her vote after the decision is
announced by the Chair.
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vi.

vil.

Commission Members Required to Vote - Late Arrival

No member may abstain from voting unless there is a conflict of interest, except
as noted below. A member entering the meeting late, but any time before the
final vote is taken, may vote. A member who has not been present during the
discussion of any matter and feels that he/she has insufficient information on
which to act may abstain.

Explaining Vote

After the vote is taken, any member of the Commission desiring to explain
his/her vote shall be allowed an opportunity to do so.

Not to Vote Unless Present

No member of the Commission shall vote on any question unless the member is
present when the vote is taken. Voting by proxy shall not be allowed.

2. Additional Options After a Motion |s Made
(a) Withdraw or Modify a Motion Before the Motion Is Stated

iil.

When a motion has been made but not yet stated by the Chair, whether or not
it has been seconded, it can be withdrawn by the mover by simply notifying the
Chair that he/she withdraws the motion.

When a motion has been made but not yet stated by the Chair, whether or not
it has been seconded, the mover can modify his/her motion. To do so, the
mover notifies the Chair that he/she modifies the motion and what the
modification is.

Modifying a motion after it has been seconded cancels the second. A new
second is required for the modified motion to proceed to discussion and a vote.

Before a motion is stated by the Chair, any member may suggest that the mover
withdraw or modify his/her motion, but only the mover may do so. If the
motion is seconded and not modified or withdrawn, the Chair must state the
motion and call for discussion.

After the Chair states a motion, it is the property of the Commission. It can be
withdrawn or amended only by an additional motion, as described below.

(b) Motions in Order During Debate

After a motion has been stated and is open for discussion, no additional motion shall be
received except the following:

3
fi.
iif.
iv.
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To fix the time to adjourn (requires a second but is not debatable)
To adjourn {requires a second but is not debatable)

To postpone to a specified time (requires a second and is debatable)
To withdraw the original motion

(1) Only the member who made the original motion can make this request.

(2) The first step is for the mover to notify the Chair of his/her request to
withdraw the motion. The Chair shall announce that the mover has
made this request and shall ask for unanimous consent. If no member
objects, then the Chair shall declare the original motion withdrawn.

(3) If a member objects, then the request to withdraw is considered denied;
however, at that time, the mover may make a formal motion to
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Xii.
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withdraw the original motion, in which case the Chair shall call for a
second. if there is no second, then the motion to withdraw dies, and the
discussion of the original motion continues. If there is a second, then
the Chair shall state the motion to withdraw and put it to a vote,
without debate.

(4) If a request or motion to withdraw is granted, then it is as if the motion
had not been made in the first place, so the mover (or any other
Commissioner) can make that same motion again at the same meeting.

To amend
(1) All amendments must relate to the same subject as the original motion.
(2) A “friendly amendment” is an amendment that makes no substantive

changes, but is a minor technical amendment appropriate for
clarification or correction. A Commissioner may offer a friendly
amendment without a formal motion, and if the Chair determines that
no member objects, then the Chair shall declare the original motion so
amended. If any member objects to the friendly amendment, then the
request dies, although any member may then make the request again
through a formal motion, following the procedure described below.

(3) Any amendment other than a friendly amendment must be offered by
motion. If the motion to amend is seconded, then the Chair shall state
the motion and call for discussion and then a vote on whether or not to
amend the original motion. If the motion to amend fails, then the
original motion is back under consideration. If the motion to amend
passes, then the original motion is superseded, and the amended
motion is under consideration and shall be put to a vote after any
necessary discusston.

{4) A motion to amend may be withdrawn or tabled without prejudice to
the original motion. Likewise, if a motion to amend passes, but the
amended mation then fails to pass, then any Commissioner may make
the original motion again. In other words, if an attempt is made to
amend an original motion, and the Commission does not end up voting
in favor of the amended motion, then the original motion may be re-
made.

To refer to committee (requires a second and is debatable)

To call the question (i.e., immediately close debate and vote on the motion that
is before the Commission} {requires a second but is not debatable)

To limit or extend limits of debate (requires a second but is not debatable)

To take a recess (requires a second but is not debatable)

To call for orders of the day {i.e., insist that the schedule and agenda be
followed) {does not require a second and is not debatable)

To suspend the rules (requires a second but is not debatable)

To appeal rulings by the Chair (requires a second and is debatable except when
the ruling addresses indecorum, priority of business, or an undebatable
underlying question}

To reconsider an undebatable motion (requires a second but is not debatable)
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3.

Additional Rules Regarding Motions

(a)

{b)

Motions to Deny

Where a motion to deny a request has been defeated, a member of the Commission
shall make another motion to dispose of the issue.

Motion to Reconsider

A motion to reconsider a previous decision must be made in the same meeting as the
motion that was voted on. It can only be made by a member who voted on the
prevailing side and must be seconded. Any Commission member, regardiess of vote on
the main motion, may second the motion. It is a debatable motion, as long as the main
motion was debatable. it can be made to a vote that was either affirmative or negative.
A motion to reconsider proposes no specific change in a decision but simply proposes
that the original question be reopened. i requires a majority vote and cannot be
reconsidered,

DOCUMENTS OF THE COMMISSION

1.

AMENDMENT

Any and all materials submitted to the Planning Commission regarding a request shall be
entered into the public record by the Chair by indicating that the material is "accepted for the
record."” The Staff Report submitted to the Planning Commission as part of the agenda shall
automatically become part of the public record.

All notices, agendas, requests, agency or consultant letters or reports, Staff Reports, minutes of
meetings, and resolutions of recard shall constitute the documents of the Planning Commission
and shall be indexed as public record.

Any person may propose an amendment to these Rules of Order. The person shall present the proposal
to the Planning Commission, either orally or in writing, in any meeting or work session. The Planning
Commission may then amend the Rules of Order at any regular or special meeting that is held at least 14
days after the meeting in which the initial proposal was made. The regular rules for quorums, motions,
and voting apply.

RECORDING OF RULES - COPIES TO BE FURNISHED

These Rules, and all subsequent amendments thereto, shall be recorded by the secretary in the book
kept for the recording of such business and shall be furnished to each member of the Commission.

Effective Date:

Effective Date:

Jami Taylor, Chair Blake Hancock, Chair

Ogden Valley Planning Commission

Western Weber Planning Commission
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100 Acre Tract

Acres (Excluding Roads)
Lots

Acres in Lots

Acres in Open Space
Average Lot Acreage
Value per lot

Value of all lots
Value of Open Space
Total value

50 Acre Tract

Acres (Excluding Roads)
Lots

Acres in Lots

Acres in Open Space
Average Lot Acreage
Value per lot

Value of all lots
Value of Open Space
Total value

20 Acre Tract

Acres (Excluding Roads)
Lots

Acres in Lots

Acres in Open Space
Average Lot Acreage
Value per lot

Value of all lots
Value of Open Space
Total value

Standard Sub
100
100
100
0
1
$150,000

$15,000,000
S0
$15,000,000

Standard Sub
50
50
50
0
1
$150,000

$7,500,000
S0
$7,500,000

Standard Sub
20
20
20
0
1
$150,000

$3,000,000
S0
$3,000,000

30% Bonus

100

130

70

30

0.54
$110,000

$14,300,000
$300,000
$14,600,000

30% Bonus

50

65

35

15

0.54
$110,000

$7,150,000
$300,000
$7,450,000

30% Bonus

26

26

14

6

0.54
$110,000

$2,860,000
$300,000
$3,160,000

50% Bonus

100

150

50

50

0.33
$100,000

$15,000,000
$500,000
$15,500,000

50% Bonus

50

75

25

25

0.33
$100,000

$7,500,000
$500,000
$8,000,000

50% Bonus

30

30

10

10

0.33
$100,000

$3,000,000
$500,000
$3,500,000



Notes

$10,000 per acre (undevelopable but farmable)

Notes

$10,000 per acre (undevelopable but farmable)

Notes

$10,000 per acre (undevelopable but farmable)
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Sec. 101-1-7. - Definitions.

Agricultural parcel. The term "agricultural parcel" means a single parcel of land, at least 5.0 acres
in area if vacant, or 5.25 acres with a residential dwelling unit. This definition needs to be fulfilled in
order to qualify for the agricultural building exemption.

Agricultural land, prime. The term “prime agricultural land” means the area of a lot or parcel best
suited for large-scale crop production. This area has soil types that have, or are capable of having,
highest nutrient content and best irrigation capabilities over other soil types on the property, and are of a
sufficient size and configuration to offer marketable opportunities for crop-production. Unless otherwise
specified by this land use code, actual crop production need not exist onsite for a property to be
considered to contain prime agricultural l[and.

Agriculture. The term "agriculture” means use of land for primarily farming and related purposes
such as pastures, farms, dairies, horticulture, aquaculture, animal husbandry, and crop production, but
not the keeping or raising of domestic pets, nor any agricultural industry or business such as fruit
packing plants, fur farms, animal hospitals or similar uses.

Agri-tourism. The term "agri-tourism" means an agricultural accessory use that can provide a
means of drversrfyrng afarm's mcome through broadenrng its offerrngs and addrng value to its products

oo They operate
during more than SiX (consecutrve or non-consecutive) days per year and provide agriculturally related,
and in some instances, non-agriculturally related products and activities that attract members of the
publrc to the farm for retarl educatronal recreatronal and/or general tourrsm purposes

Club or fraternal lodge/organization, private. The term "club or fraternal lodge/organization, private"
means a non-profit association of persons who are bona fide members which owns or leases a building
or portion thereof, the use of such premises being restricted to members and their guests.

Cluster of residential lots. The phrase “cluster of residential lots” means a grouping of residential
lots, as provided Title 108 Chapter 3 of this land use code, that are contiguous and uninterrupted by
other non residential parcels except parcels required for a street and other allowed access or as
otherwise allowed by this land use code.

Code. The term "Code" means the Land Use Code of Weber County, Utah.

Title 108 - STANDARDS

CHAPTER 3. - CLUSTER SUBDIVISIONS
Sec. 108-3-1. -— Purpose and Intent.

The purpose of this chapter is to provide flexible development standards to landowners that are
committed to developing safe, attractive, conservation oriented neighborhoods that-are:

1
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(1) -thoughtfulhy-are designed and arranged in a manner that considers, gives deference to, and
ultimately protects natural topography, environmentally sensitive areas, wildlife habitat, and
agriculturally productive lands;

(2) offer predictable support and encouragement in agricultural areas for a wide variety of long-term
agricultural operations on open space parcels;

(3) Iis-intended-to-benefit those that create cluster subdivisions by offering an inherent gain in the
form of reduced infrastructure costs and the possibility for an substantial-increase in residential
density in the Western Weber Planning Area;-

(4) Mis—equally-intended-to-benefit the residents of Weber County by promoting public welfare
through the reduction of long-term infrastructure maintenance costs; and the

(5) permanently preservation—preserve of-the county's functional open spaces, picturesque
landscapes, and rural character.

Sec. 108-3-2. - General regulations.

Subject to the requirements of this chapter, cluster subdivisions are permitted in all classified-\Aeber
Ceunty—zene—areaszones except for the commercial, manufacturing, gravel, residential mobile home,
open space, and shoreline zones.

Sec. 108-3-3. - Approval-Supplemental subdivision precedureprocedural requirements.

(a) Subdivision procedures and requirements apply. All procedures and requirements of Title 106 shall
apply to a cluster subdivision unless there is a conflict or supplement in this chapter, in which case
the provisions of this chapter shall prevail.

(b) Conceptual sketch plan. Fhe-In addition to the subdivision procedure requirements of Title 106, the
cluster subdivision approval procedure requires a conceptual sketch plan endorsement from the
planning commission prior to the submission of a formal subdivision application. An application for a
conceptual sketch plan endorsement shall demonstrate compliance with all applicable standards
contained within the Weber County Code. The completed application must be submitted at least 21
calendar days prior to the planning commission meeting at which the applicant wishes to be heard.
Endorsement from the planning commission is only a means to assist in the creation of a complete
subdivision application and shall not vest for final approval. The application is complete upon

submission of the following: eonsists-offourphases-asfollows:

(1) Payment of a fee, as required by title 16, chapter 2 of the Weber County Code of Ordinances,
and submission of a complete sketch plan endorsement application on a form provided by the
county planning department.

(2) One 8.5-inch by 11-inch vicinity map, underlain by an aerial photo, showing the subject
property, surrounding streets, and relevant landmarks.

(3) One 11-inch by 17-inch conceptual plan, drawn at a reasonable scale, that demonstrates in a
suitable manner compliance with all applicable codes. The plan shall include, but not
necessarily be limited to, a north arrow and scale, subdivision boundary according to county
records, approximate locations of proposed streets, lots with approximate area calculations,

2
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(4)

common areas and open space parcels with approximate area calculations, easements,
waterways, suspected wetlands, floodplains, existing structures, and contour lines. Information
related to topography and contour lines may be submitted on a separate map. Contour
information may be omitted if the planning director or his designee determines that the subject
property lacks topographic characteristics that warrant representation.

An electronic copy of all forms, documents, materials, and information submitted as part of the
application.

(c) Preliminary and final cluster subdivision application.

(1)

Submission for preliminary cluster subdivision approval. Ar—application—forA submission for

(2)

preliminary cluster subdivision approval shall:

a. conform to the endorsed sketch plan;

b. contain an open space plan, as required in Section 108-3-5.

Submission for final cluster subdivision approval. A submission for final cluster subdivision

approval shall conform to the approval of the preliminary cluster subdivision approval. If
applicable, submission shall also include final Conditions, Covenants, and Restrictions or
Homeowner’s Association Declaration that clearly explain the maintenance method for each
common area parcel, as required by this chapter or any condition of preliminary cluster
subdivision approval. Submission shall also include drafts of any other relevant instrument
required for the execution of applicable provisions of this Land Use Code.

(d) Subdivision phasing time limitations. A cluster subdivision may be phased. The entire parcel shall be

presented for preliminary approval with a phasing plan. Despite the provisions of [Section 106-1-7[c2],

a cluster subdivision shall comply with the following:

(1)

Preliminary approval constitutes approval of the phasing plan. Each phase shall include

(2)

sufficient open space and any approved amenities in @ manner that ensures if other phases do
not occur the requirements herein are still met.

Preliminary approval expires if the ffirst phase [c3]is not recorded within 12 months.

(3)

Additional phases shall be recorded within 24]c4] months of the previous phase, however,

(4)

preliminary approval expires if the last phase is not recorded within six years.

Pre[cs]liminary approval may be extended by the Planning Director provided the preliminary plat

(5)

still complies with all current standards, and provided that the approval procedure has not
changed in a manner that would have affected the original outcome.

Any subdivision that has received preliminary or final approval that has become nonconforming

in_ any manner due to changes in applicable ordinances shall be allowed to retain the density
which was most recently approved under the former ordinance, provided that the originally
approved phasing plan is followed and the time limitations for preliminary and final approval are
met.

(1) Overall configuration. A cluster subdivision's general design shall concentrate residential

building lots, with their adjoining read—street rights-of-way and any approved access

execeptionsalternative access, if applicable-into-separate-and-individual-clusters-that-are-entirely
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(2)

or-beth-, together in accordance with the following:

a. _in all zones, clusters shall be designed to avoid lands that have characteristics generally
valuable for conservation, including but not limited to viewsheds, waterways, stands or
groupings of mature vegetation, wildlife habitat, and other sensitive ecology.

b. in_an agricultural zone, only one cluster of residential lots is allowed unless more are
necessary to avoid development on prime agricultural land, as defined in Section 101-1-7, |
[c6]or_sensitive lands as provided in [108-3-5(b)(4). [c7]The cluster or clusters shall be
organized in a manner that supports viability of crop production on the open space lands
including optimizing ease of access and maneuverability to and on the open space lands of
large _equipment commonly used to support crop production. The clusters shall be
configured to support the required open space design and layout standards of this chapter.
Subdivision phasing that avoids this requirement shall not be allowed.

Street configuration|cs]. Streets shall have logical and efficient connections and shall generally

(3)

follow existing street grid design. When practicable, section lines and quarter section lines shall
denote the general location of through streets. If current parcel configuration does not make this
practicable, a through-street, or stubbed-street that will be a future through-street, shall be
located as close to these lines as otherwise reasonably possible. The planning commission may
waive this requirement for the following:

a. _environmental constraints that render a through-street, or a stubbed-street that will become
a through-street, unreasonable and unnecessary; or

b. agricultural open space that is or would otherwise be permanently preserved as provided in
this land use code would be interrupted by the street in a manner that creates a hardship for

crop production.

c. In allowing a waiver under this subsection the planning commission may require the street to
be placed in another location to offer optimal compensation for the lack of the connection

required herein.
Pathways|ca]. In lieu of a sidewalk on both sides of the street, as requireld by 106-4-2(f[c10]), a

ten foot wide asphalt pathway may be allowed on one side of the street. If only developing a half
width, where otherwise allowed by this Land Use Code, the pathway shall be located on that
side; otherwise, preference shall be given to the side that could best support pathway
connectivity based on other existing or planned future pathways in the vicinity and based on the
least pedestrian conflicts. In the event street configuration does not yield an efficient pedestrian
connection to nearby rights-of-way outside the subdivision, pathways are required to connect to
adjacent _abutting public rights-of-way or stub into adjacent parcels in the direction of those

rights-of-way.
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Sec. 108-3-5. - Open space-plan [c13] , P
guarantee-of-improvementstandards-

.and development standards. [c14]

(a) Open space preservation plan procedure.{1)}—Plan-approval.

(1)

Initial _open space preservation plan approval. An open space preservation plan shall

(2)

accompany an application for preliminary and-finalsubdivision approval. Preliminary subdivision
approval constitutes approval of the open space plan. A final plat shall comply with the

approved open space plan.-appreval-of-a-clustersubdivision.

Open space preservation plan amendment. After submittal of a new application and lapplication

fee [c15]an open space preservation plan may be amended, from time to time in accordance
with the standards of this chapter. If an amendment of an open space preservation plan affects
any part of the recorded subdivision plat, or if an amendment to a subdivision plat affects any
part of an approved open space preservation plan, then the two shall be amended together and
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(b)

final approval of the amended subdivision plat shall constitute final approval of the open space
preservation plan. Otherwise, each may be amended independently. Submission for an
independently amended open space preservation plan shall be in compliance with the open
space plan submittal requirements of this chapter and shall require the approval of the planning
commission.

Open space preservation plan submittal requirements. The open space preservation plan_submittal

(c)

shall include the following:

(1) _An overall cluster subdivision map identifying all open space areas and open space area

(2)

amenities.

A site plan that identifies the open space parcel ownership types specified in (c)(5) of this

section[c16]; each proposed ownership type shall be identified with a unique color: and the
locations of existing and proposed future structures and other open space amenities.

a. For open space that will be common area parcels, the site plan shall show the location of
existing and future structures by identifying the structure's footprint. Structures housing a
subdivision utility or serving as a subdivision amenity shall be subject to all applicable
standards including all design review and applicable architectural standards found in title
108 of the Weber County Land Use Code.

b. For open space that will be gifted as a park parcel to a local park district, the site plan shall
include all park improvements and be accompanied by a letter of approval from the local

park district.
c. For open space that will be an individually owned preservation parcel whereon a building

will be located, the site plan shall identify a locatable building envelope, as defined in
Section 101-1-7|c17], within which all existing and future buildings shall be located.

(3) Aa- narrative describing_all proposed open space parcels, their proposed method of ownership,

(4)

their proposed method of maintenance, al-their proposed uses, and any proposed building
envelopes.;

A written explanation of the proposed method of maintenance of all open space parcels. This

may be included in the written narrative. However, an open space plan with a common area
parcel or parcels shall be submitted with proposed Conditions, Covenants, and Restrictions or
Homeowner’s Association Declaration that clearly explains the maintenance method for each
common area parcel. At a minimum, the document shall explain vegetation grooming practices,
weed mitigation, and refuse disposal.

(5) The phasing_of open space parcels and their relationship to the overall subdivision phasing

plan, if any.

Open space development standards and ownership regulations. All open space area proposed to

count toward the minimum open space area required by this chapter shall be clearly identified on the

open space plan map. The following standards apply to their creation. Open space area in excess of

the minimum required by this chapter is exempt from these standards.
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(1)

Minimum required open space area. Unless more is required to gain additional density, as

(2)

provided in XXX, [c18]the minimum percentage of a cluster subdivision's adjusted gross
acreage, as defined in Section 101-1-7, shall be preserved as open space. The minimum open
space areas are as follows:

a. In the Forest (F-40) Zone, a minimum of 90 percent of a cluster subdivision shall be
preserved as open space.

b. In the Forest (F-5) and Forest (F-10) Zones, a minimum_ of 80 percent of a cluster
subdivision shall be preserved as open space.

c. In the Agricultural Valley (AV-3), Forest Valley (FV-3), and the Ogden Valley Destination
and Recreation Resort (DRR-1) Zones, a minimum of 60 percent of a cluster subdivision
shall be preserved as open space.

d. In all other zones where a cluster subdivision is an allowed development type a minimum
of 30 percent of a cluster subdivision shall be preserved as open space.

Non-agricultural conservation open spaces. In all zones, and except as provided otherwise in

(3)

parts (4) or (5) [c19]of this subsection, open space parcels shall preserve lands that have
characteristics generally valuable for preservation or conservation, including but not limited to
viewsheds, waterways, stands or groupings of mature vegetation, wildlife habitat, and other
sensitive_ecology. Open space parcels shall be organized into one contiguous area, except
contiguity may be interrupted for the purpose of preserving or conserving multiple and
noncontiguous areas valuable for preservation or conservation.

Agricultural open spaces to be contiguous and useful. In all agricultural zones, open space

(4)

parcels shall be arranged to create long-term agricultural opportunities. Open space parcels
shall be organized into one contiguous area and be of a sufficient size and configuration that can
easily sustain, support, and encourage a variety of large-scale crop producing operations and
any related large equipment commonly used to support them. Contiguity may be interrupted for
the purpose of preserving or conserving multiple and noncontiguous areas valuable for
preservation or conservation as specified in part (2) of this subsection|c20], or to avoid areas that
are not prime agricultural land.

a. In order to encourage a variety of large-scale crop producing operations in the future, the
distance between any point of roughly paralleling lines of the exterior boundary of any
contiguous open space area shall be no less than 450 feet [c21]. This may be reduced by the
planning commission for portions of the parcel affected by the following:[c22]

i. The configuration of the existing exterior boundary of the proposed subdivision makes it
impossible;

ii. A street required by Section 108-3-4]c23] constrains the width of the parcel; or

iii. Natural features, or permanent man-made improvements onsite that cannot be moved
or realigned, cause an interruption to crop producing [capabilities. [c24]

b. Open space parcels form a contiguous area if each open space parcel shares a common
boundary line that is no less than 100 linear feet or lies directly across a street right-of-way,
or other approved access, from another open space parcel, with the common boundaries
shared with the street right-of-way being no less than 100 linear feet.

c. _This does not apply to parcels necessary to meet the requirements of part (4) or (5) [c25]of
this subsection.

Small open space parcels between lots within clusters. [In order to maximize the contiguous

open space acreage as required in part (2) and (3) of this subsecti[c2610n, an open space parcel
or portion thereof that is located within a [cluster of residential lots, as defined in Section 101-1-
7, [c2710r that interrupts contiguity of a cluster of residential lots and is not intended to satisfy
part (2), (3), or (5) of this subsection shall be constrained in area and width to provide the
minimum acreage reasonably necessary for the functionality, operation, and maintenance of the

7
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(5)

intended open space use. The open space preservation plan shall offer sufficient information
regarding the use and any proposed structures to allow the Planning Commission to verify
compliance. See also part (6) and part (8) [c28]0f this subsection for additional applicable area
and coverage requlations.

Sensitive lands requirements. Cluster subdivisions in or on sensitive lands shall be governed as

6)

follows:

a. Lands that can be mitigated such as floodplain and wetlands are considered developable
for the purpose of calculating adjusted gross acreage, as defined in Section 101-1-7.

b. Floodways within river corridors, lakes, and naturally occurring pond areas, which are not
developable but are offered as a community amenity on an open space parcel with public
access and a blanket public access easement, shall receive 25 percent of the
undevelopable acreage credited to the adjusted gross acreage calculation for the

development.

c. Regardless of developability, the following areas shall be located within a cluster
subdivision's open space area:

1. areas designated as floodplain, as defined by the Federal Emergency Management
Agency or other qualified professional determined appropriate by the county engineer;
and

2. rivers and streams, with and including their designated river or stream corridor setbacks,
as defined by the Weber County Land Use Code.

Open space parcel area. The minimum area for an open space parcel located within a cluster
subdivision is as follows:

a.  Common area. An open space parcel designated as common area is not subject to
minimum area requirements.

b. Park area. An open space parcel conveyed to a local park district shall be of a sufficient
size to adequately accommodate park infrastructure, amenities, and parking.

c. Individually owned open space parcel area. An open space parcel designated as an
individually owned preservation parcel shall contain an area of not less than five acres and
shall be part of a contiguous area of open space consisting of not less than ten acres in
total; and shall be in compliance with the following:

1. The ten acre minimum contiguous area does not need to be platted in the same
subdivision.

2. Each individually owned open space parcel shall be provided clear and perpetual legal
access from a public or private street right of way.

3. Drainage detention or retention facilities may be located on an individually owned
preservation parcel and count towards overall open space area, but the acreage of
that facility shall be reduced from the minimum required acreage of the individually
owned preservation parcel, and shall not be included as useful agricultural acreage in
the open space plan.

d. Estate lot area. Up to eighty percent of a lot of 5.25 acres or greater may count towards
open space acreage provided the following standards are applied:

1. The area of the lot designated as open space shall contain an area of not less than
five acres and shall be part of a contiguous area of open space consisting of not less
than ten acres in total;

2. The estate lot shall contain a survey-locatable building envelope on the recorded plat
that shares a common boundary with a neighboring residential lot, or in the case of a
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neighboring estate parcel, shares a common boundary with the neighboring estate
parcel’s building envelope; and

(7) Parcel width, frontage, and access. Open space parcels located within a cluster subdivision are

not subject to frontage requirements and do not have a minimum width standard. Section 106-2-

4(c) [c29inotwithstanding, all open space parcels without street frontage shall be provided an

access easement, recordable at the time of plat recordation, across other parcels and

connecting to a public or private street. [c30]

(8) Parcel coverage.

a.

b.

Coverage of common area or open space parcels under five acres by any roofed
structures or_any structures/facility that requires a building permit shall not exceed ten
percent of the total parcel area.

Coverage of individually owned preservation parcels by roofed structures or any
structures/facility that requires a building permit shall not exceed two and a half percent |
[c31]of the total parcel area.

Coverage of the open space area of an estate lot of 5.25 acres or greater by roofed

structures or any structures/facility that requires a building permit shall be not exceed two
and a half percent of the lot’s platted open space preservation easement area.

(92) Open space parcel ©ownership.

a.

Common area parcel. An©_open space parcels dedicated as common area shall be
commonly owned by an appropriate homeowner's association established under U.C.A.
1953, § 57-8a-101 et seq., the Community Association Act.

Park parcel. An open space parcel may be conveyed to a local park district, as approved

by the park district.

Individually owned open space parcel. An _open space parcels may be owned as an

individually_owned preservation parcel by any person, regardless of whether the person
owns a residential lot within the subdivision.- In order to keep an individually owned
preservation parcel from becoming unconducive to multiple-acreage preservation uses, an
individually owned preservation parcel shall not be sectioned into sub-areas less than five
acres by fencing or other physical barriers. Pasture ground intended for the rotation of
grazing animals shall be exempt provided consistent rotation occurs. The planning
commission _may modify this requirement for uses that support the longevity of the
preservation, maintenance, and large-acreage use of the parcel.

Estate parcel. An estate parcel of 5.25 acres or greater may be owned by any person. In

order to keep an individually owned preservation parcel from becoming unconducive to
multiple-acreage preservation uses, the preserved open space area shall not be sectioned
into_sub-areas less than five acres by fencing or other physical barriers. Pasture ground

9
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intended for the rotation of grazing animals shall be exempt provided consistent rotation
occurs. The planning commission may modify this requirement for uses that support the
longevity of the preservation, maintenance, and large-acreage use of the parcel.

(d) Open space phasing. If development phasing is proposed and approved during preliminary cluster
subdivision approval, the percent of open space of the overall platted acreage shall at no time be
less than the percent of proposed open space approved in the open space plan.

(e3) Maintenance. The open space parcel owner, whether an individual or an association, shall use,
manage, and maintain the owner's parcel in a manner that is consistent with the-an approved open

space preservation plan-approved-under-subsection{1); and the agriculture, forest, or other type of

preservation easement executed under subsection (4).
(41) Preservation. [c34]

(1L)a- Open space parcels are-to-beshall be permanently preserved in a manner that is consistent
with the approved open space preservation plan.

(2)b- The cluster subdivision plat shall dedicate to Weber County a perpetual open space easement
for each open space preservation parcel. Language shall be added to the dedication language
on the final plat in a form as approved by the County Attorney and County Surveyor that
generally states the following:

... and additionally dedicate and convey to Weber County a perpetual open space
easement on and over all parcels and areas denoted as open space parcels to guarantee
to the public that those parcels and areas remain open and undeveloped in a manner
consistent with the approved open space plan; ...‘[c35]

(4)e- If a cluster subdivision contains open space intended to preserve substantial or crucial wildlife
habitat, as defined by the Utah Division of Wildlife Resources, a wildlife habitat easement
meeting the requirements of the Utah Division of Wildlife Resources shall be offered to the
division.

(5)ék If a cluster subdivision contains an individually owned preservation parcel_or estate lot with an
open space area, the applicant shall:

la. Identify all open space preservation areas and-label-on the final plat eachwith a unigue
hatch or shading such—parcel-as—an—agricultural—forest—or—othertype—of-preservation
pareel;

2b. Further identify each individually owned preservation parcel by-placing-a-unigue-identifying
letterof- the-alphabetimmediately-afterthe-label-with a unique identifying letter;

3c. For an estate lot, the area of the lot being preserved as open space shall be delineated

vvlth survev locatable bearlnqs and calls. Rresem—an—agr@mw@—twest—epeme#type—ei

(7)e- The planning commission may impose any additional conditions and restrictions it deems
necessary to reasonably ensure maintenance of the open space and adherence to the open
space preservation plan. Such conditions may include a plan for the disposition or re-use of the
open space property if the open space is not maintained in the manner agreed upon or is
abandoned by the owners.

10
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Sec. 108-3-7. - Lot development standards.

Unless otherwise provided for in this section, residential building lots shall be developed in a manner
that meets all applicable standards, including but not limited to those found in the Weber County Land
Use Code_and the requirements and standards of the Weber-Morgan Health Department, if applicable.
The following specific site development standards apply to lots in cluster subdivisions:

11
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519 (1) Lot area. Unless otherW|se regulated bg the Weber Morgan Health Degartment er—WeJeaC
520 Countyv_Land e _Code e 108 chap 4_Hillside_Development Review Procedy
521 Standards—a Iot located within a cluster subdivision shall contain an area of not Iess than
522 159,000 square feet.
523 }
524
525
526
527
528
529
530
531
532
533
534
535
536
537
538
539
540
ZONE LOT WIDTH
F-40 and F-10 zones: 100 feet
FR-1, F-5, and AV-3 zones: 80 feet
RE-15, RE-20 zones: 60 feet
A-1, A-2, and A-3 zones: 60 feet
FR-3 zone: 50 feet
DRR-1 zone: 50 feet
541
542 o Cwmohumcioc oot dhoRoroet e A0 e Borean (2 00 Zopoe,
543 —Ei i identi ; —AgH ;
544 the-Forest-Valley-(F\/-3) Zones:
545 j j j j
546
547
548
549 (3) Yard setbacks—for—dwellings. The Mminimum yard setbacks fer—dwelings—in a cluster
550 subdivision are as follows:

12



3/5/18 DRAFT COPY ONLY. NOT FOR DISSEMINATION

Front: 20 feet
Side:
Dwelling: 8 feet
8 feet; except one foot if
located at least six feet in
Accessory building: rear of dwelling.
Accessory building over 1,000 square feet: See Section 108-7-16
Corner lot side facing street: 20 feet
Rear: 20 feet
551 & : —[c40]
552 b—Side8feet:
553 c—Rear20feet:
554 (4) DBwelling-Building height. The maximum height for éwellings-a building in a cluster subdivision
555 is-40-feetis as follows::
Dwelling 40 feet
Accessory building 30 feet
556
557  Sec. 108-3-8. - Bonus density.
558 . .
559
560
561
562
563 (a)  Western Weber Planning Area bonus density. In the Western Weber Planning Area, bonus density
564 shall not exceed 30 percent except as allowed herein.
565 (1) (INSERT AMENITIES REQUIRED TO EARN POINTS HERE. (i.e. street trees, [pathway
566 landscaping[c41], dark sky preservation, public-accessible recreational amenities, public park (if
567 district will accept it)...[c42]
568 (2)__In an agricultural zone, up to 20 percent additional bonus may be earned in accordance with the
569 following:
570 a. _ the subdivision shall demonstrate qualification for the basic 30 percent bonus density;
571 b. 90 percent of the total open space acreage, but no less than ten acres, shall be:
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572 1. demonstrated through a soils and irrigation analysis produced by a competent soils
573 engineer to be guality farmland capable of competitive marketability to typical crop-
574 producing agricultural operations.

575 2. be permanently preserved with an agricultural-specific preservation easement across
576 all 90 percent of the total open space acreage that conforms to the requirements of

577 this chapter.

578 c. _the subdivision shall preserve more than the 30 percent minimum open space area. The
579 allowed bonus density percentage may be increased at a one for one ratio with the open
580 space percentage increases that are over 30 percent, up to a maximum of 50 percent
581 bonus density award.

582  (b)[c43] No bonus density is allowed in the Ogden Valley.

583
584

585
586
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619
620
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648
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651
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653
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655
656
657

658 Sec. 108-3-9. - Homeowners association required.

659 In order to provide for proper management and maintenance of commonly owned areas and private
660 improvements, all cluster subdivisions with such areas or improvements are required to have a
661 homeowners association. The applicant, prior to recording a final plat of the cluster subdivision, shall:

662 (1) Establish a homeowners association and submit for the county's review the necessary articles
663 of incorporation, bylaws, and declaration of covenants, conditions, and restrictions that provide
664 for:
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Compliance with Utah State Code;
The reason and purpose for the association's existence;
Mandatory membership for each lot or home owner and their successors in interest;

The perpetual nature of the easements related to all dedicated open space parcels;

® 2 o T 9

Responsibilities related to liability, taxes, and the maintenance of recreational and other
infrastructure and facilities;

f.  Financial obligations and responsibilities, including the ability to adjust the obligations and
responsibilities due to change in needs;

g. Association enforcement remedies; and

h. A notification of the county's ability to enforce the terms of the owner's dedication on the
subdivision dedication plat.

(2) Register the homeowners association with the State of Utah, Department of Commerce.

Sec. 108-3-10. — Guarantee of improvementscaa].

(a)

Guarantee of improvements. The county shall require an applicant to deposit a guarantee of

(b)

improvements, as provided in Section 106-4-3, for all improvements required by this chapter or as
otherwise volunteered by the applicant that are incomplete at the time of subdivision plat recording.
This includes improvements on open space parcels unless otherwise specified in subsection (b) of
this section.

Improvements requiring certificate of occupancy. The county shall not require an applicant to deposit

a financial guarantee for open space improvements that require a certificate of occupancy and that
remain incomplete at the time of final approval of the proposed cluster subdivision from the board of
county commissioners. The applicant or developer shall complete the improvements according to
the approved phasing component of an open space preservation plan. If the applicant fails to
complete improvements as presented in the open space preservation plan, the county may suspend
final plat approvals and record an instrument notifying prospective lot buyers that future land use
permits may not be issued for any construction.
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MEMORANDUM

To: Western Weber Planning Commission

From: Charles Ewert, AICP

Date: December 28, 2017

Subiject: PRUD code amendment from administrative approval to legislative

Planning Commissioners,

In the Ogden Valley Planning Commission’s last meeting they discussed the proposed
amendment to the PRUD code that you discussed in your last meeting. They were less
receptive to the proposed changes. Their primary issue was that there is too much
“discretionary” flexibility in the PRUD ordinance to continue to allow it to be a matter for
administrative approval.

Staff agrees with this concern. Attached you will find a rough proposal to amend the
PRUD code to make it a legislative rezone rather than and administrative conditional
use permit. This will give both the planning commission and the county commission
wide discretion and control over the final outcome of a PRUD — or whether one exists at
all. As is being proposed, a PRUD would require a PRUD overlay zone.

| would like to discuss the merits of this modification and any concerns the planning
commission may have with it in a work session on January 9, 2018.
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Title 102 — ADMINISTRATION

CHAPTER 1. - GENERAL PROVISIONS

Sec. 102-1-5. - Reserved.Hearing-and-publication-notice forcounty-commission-

Title 104 - ZONES

CHAPTER 3. - RESIDENTIAL ESTATES ZONES RE-15 AND RE-20

Sec. 104-3-5. - Conditional uses.

The following uses shall be permitted only when authorized by a conditional use permit as provided
in title 108, chapter 4 of this Land Use Code:

(3) Private park, playground or recreation grounds and buildings not open to the general public and
to which no admission is made but not including privately owned commercial amusement
business.

(4) Reserved.P
Land-Use-Code-

(5) Public utility substation.

CHAPTER 5. - AGRICULTURAL ZONE A-1

Sec. 104-5-6. - Conditional uses.

The following uses shall be permitted only when authorized by a conditional use permit obtained as
provided in title 108, chapter 4 of this Land Use Code:

(6) Greenhouse and nursery limited to the sale of plants, landscaping materials, fertilizer, pesticide
and insecticide products, tools for garden and lawn care and the growing and sale of sod.

(7) Reserved. P
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(8) Private park, playground or recreation grounds and buildings not open to the general public and
to which no admission charge is made, but not including private owned commercial amusement
business.

CHAPTER 6. - AGRICULTURAL VALLEY AV-3 ZONE

Sec. 104-6-5. - Conditional uses.

The following uses shall be allowed only when authorized by a conditional use permit obtained as
provided in title 108, chapter 4 of this Land Use Code.

(9) Petting zoo where accessed by a collector road as shown on the county road plan.

(10) Reserved.P
Land-Use-Code-

(11) Private park, playground or recreation area not open to the general public and to which no
admission charge is made, but not including privately owned commercial business.

CHAPTER 7. - AGRICULTURAL A-2 ZONE

Sec. 104-7-5. - Conditional uses.

The following uses shall be permitted only when authorized by a conditional use permit obtained as
provided in title 108, chapter 4 of this Land Use Code.

(12) Outdoor recreation club activities for horse riding, bow and arrow shooting, snowmobiling, etc.

(13) Reserved.P
Land-Use Code-

(14) Private park, playground or recreation area not open to the general public and to which no
admission charge is made, but not including privately owned commercial business.

CHAPTER 8. - AGRICULTURAL ZONE A-3

Sec. 104-8-5. - Conditional uses.

The following uses shall be permitted only when authorized by a conditional use permit obtained as
provided in title 108, chapter 4 of this Land Use Code.

(14)Outdoor recreation club activities for horse riding, bow and arrow shooting, snowmobiling, etc.
(15) Reserved.P [
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(16) Private park, playground or recreation area not open to the general public and to which no
admission charge is made, but not including privately owned commercial amusement business.

CHAPTER 9. - FOREST ZONES F-5, F-10, AND F-40

Sec. 104-9-3. - Conditional uses.

The following uses shall be permitted only when authorized by a conditional use permit obtained as
provided in this Land Use Code:

(6) Mines, quarries and gravel pits, sand and gravel operations subject to the provisions of the
Weber County Excavation Ordinance.

(7) Reserved.P

(8) Private parks and recreation grounds. Private campgrounds and picnic areas meeting the
requirements of the Forest Campground Ordinance of Weber County. Dude ranches.

CHAPTER 11. - COMMERCIAL VALLEY RESORT RECREATION ZONE CVR-1

Sec. 104-11-4. - Conditional uses.

The following uses shall be allowed only when authorized by a Conditional Use Permit obtained as
provided in title 108, chapter 4 of this Land Use Code:

(26) Travel agency.
(27) Reserved.P j j j y

wision, : . . lox.
(28) Dwelling unit as part of a commercial building for proprietor or employee who also serves as a

night watchman provided that an additional 3,000 square feet of landscaped area is provided for
the residential use.

CHAPTER 12. - SINGLE-FAMILY RESIDENTIAL ZONES R-1-12, R-1-10

Sec. 104-12-3. - Conditional uses.

The following uses shall be permitted only when authorized by a conditional use permit as provided
in title 108, chapter 4 of this Land Use Code:

(1) Educational/institutional identification sign.

(2) Reserved.P
Lopdlles Code
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(3) Private park, playground or recreation area, but not including privately owned commercial
amusement business.

CHAPTER 13. - FOREST RESIDENTIAL ZONE FR-1

Sec. 104-13-3. - Conditional uses.

The following uses shall be permitted only when authorized by a conditional use permit obtained as
provided in title 108, chapter 4 of this Land Use Code:

(7) Parking lot accessory to uses permitted in this zone.

(8) Reserved.P
Land-Use Code-

(9) Private park, playground or recreation area, but not including privately owned commercial
amusement business.

CHAPTER 14. - FOREST VALLEY ZONE FV-3

Sec. 104-14-3. - Conditional uses.

The following uses shall be permitted only when authorized by a conditional use permit obtained as
provided in title 108, chapter 4 of this Land Use Code:

(9) Parking lot accessory to uses permitted in this zone.

(10) Reserved.P
Land-Use Code-

(11) Private park, playground or recreation area, but not including privately owned commercial
amusement business.

CHAPTER 15. - TWO-FAMILY RESIDENTIAL ZONE R-2

Sec. 104-15-3. - Conditional uses.

The following uses shall be permitted only when authorized by a conditional use permit as provided
in title 108, chapter 4 of this Land Use Code.

(2) Educational/institutional identification signs.
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(3) Reserved.P
Land-Uso-Codo:

(4) Private park, playground, or recreation area, but not including privately owned commercial
amusement business.

CHAPTER 16. - MULTIPLE-FAMILY RESIDENTIAL ZONE R-3

Sec. 104-16-3. - Conditional uses.

The following uses shall be permitted only when authorized by a conditional use permit as provided
in title 108 of this Land Use Code.

(7) Nursing home.

(8) Reserved.P
Land-Use Code-

(9) Private park, playground, or recreation area, but not including privately owned commercial
amusement business.

CHAPTER 17. - FOREST RESIDENTIAL ZONE FR-3

Sec. 104-17-3. - Conditional uses.

The following uses shall be permitted only when authorized by a conditional use permit obtained as
provided in title 108, chapter 4 of this Land Use Code:

(7) Nightly rental.
(8) Reserved.P

(9) Private park, playground and/or recreation area, but not including privately owned commercial
amusement business.

CHAPTER 19. - RESIDENTIAL MANUFACTURED HOME ZONE RMH-1-6

Sec. 104-19-3. - Conditional uses.

(&) Manufactured home subdivision in accordance with the site development standards prescribed by
the Weber County Subdivision Ordinance.

(b) Reserved.M i d

(c) Public utility substations.
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’CHAPTER 530. - PLANNED RESIDENTIAL UNIT DEVELOPMENT (PRUD) OVERLAY ZONE[c1]

Sec. 108-5-1. - Definitions.

When used in this chapter, the following words and phrases have the meaning ascribed to them in
this section, unless the context indicates a different meaning:

Common open space means land area in a planned residential unit development reserved and set
aside for recreation uses, landscaping, open green areas, parking and driveway areas for common use
and enjoyment of the residents of the PRUD

Common open space easement means a required right of use granted to the county by the owner of
a planned residential unit development, on and over land in a planned residential unit development
designated as common open space, which easement guarantees to the county that the designated
common open space and recreation land is permanently reserved for access, parking and recreation and
open green space purposes in accordance with the plans and specifications approved by the planning
commission and county commission at the time of approval of the PRUD or as such plans are amended
from time to time with the approval of the county commission.

Planned residential unit development (PRUD) means a development in which the regulations of the
zone, in which the development is situated, are waived to allow flexibility and initiative in site, building
design and location in accordance with an approved plan and imposed general requirements.

Sec. 108-5-2. - Purpose and intent.

(@) A planned residential unit development (PRUD)_overlay zone is intended to allow for diversification
in the relationship of various uses and structures to their sites and to permit more flexibility from
traditional zoning of such sites and to encourage new and imaginative concepts in the design of
neighborhood and housing projects in urbanizing areas. To this end, the development should be
planned as one complex land use.

(b) _A PRUD overlay zone approval should advance the purpose and intent of the underlying Substantial
compliance-with-the-zone. However, if a proposed PRUD offers material advancement of a goal or
objective of an applicable general plan then concessions may be made, at the legislative discretion
of the county commission. -Development of any PRUD shall adhere to the applicable regulations and
other provisions of this ehapter-Land Use Code inreguiringand the county commission may apply
any condition of approval reasonably necessary to promote adeguate-standards—related-to-thethe
public health, safety, and general welfare shall-be-observed,—witheut-whilst being conscientious of
unduly inhibiting the advantages of large scale planning for residential and related purposes.
However, when any provisions of an approved PRUD overlay zone conflicts with the provisions of
the underlying zone the provisions of the PRUD overlay zone approval shall prevail.

Sec. 108-5-3. - Permitted-zonesApproval procedures and requirements.

(a) A planned reS|dent|aI unit development overlav zone mav only be conS|dered |n the foIIowmq zones:

(1) Residential estates zones;

(2) Agricultural zones;

(3)__Forest, forest residential, and forest valley zones;

(4) Single-family, two-family and three-family residential zones;

(5) Commercial valley resort recreation zone; and




(6) Residential manufactured home zone.

(b) Approval of a PRUD overlay zone shall follow the provisions and requirements as specified herein
and the rezone provisions of Title 102, Chapter 5. A development agreement that clearly documents
the County’s roles and responsibilities to the developer and the developer’s roles and responsibilities
to the County shall be prepared and approved prior to the validity of any approved PRUD overlay
zone. The development agreement shall, at a minimum, provide any other provision necessary to
effectively execute the flexible provisions of this chapter, or any other provision as may be required
by the County Commission or County Attorney’s office.

Sec. 108-5-4. - Use requirements.

(@ An overall development plan for a planned residential unit development showing residential uses,
housing types, locations, sizes, height, number of residential units, access roads, common area and
other open spaces, etc., may be approved by the planning commission and county commission and
building permits issued in accordance with such plan, even though the residential uses and dwelling
types and the location of the buildings proposed may differ from the residential uses and dwelling
types and regulations governing such uses in effect in the zone in which the development is
proposed provided the requirements of this chapter are complied with. Accessory nonresidential
uses may be included in planned residential unit developments of 100 units or more to provide a
necessary service to the residents of the development as determined by the planning commission
provided agreements and restrictive covenants controlling the proposed uses, ownership,
operational characteristics and physical design to the county's satisfaction are filed by and entered
into by the developer to assure that the approved necessary services intent is maintained.

(b) Once the overall development plan showing details of buildings, structures and uses has been
approved by the county commission, after recommendations of the planning commission, no
changes or alterations to said development plan or uses shall be made without first obtaining the
approval of the planning commission and county commission, except for landscaping, provided
subsection (c) of this section has been complied with.

(c) The landscaping plan submitted for approval of the PRUD; shall be considered the minimum
acceptable landscaping for the PRUD. Any alterations to the landscape plan shall be submitted to
the planning area planning commission and shall be stamped by a licensed landscape architect
certifying the following:

(1) That the area of landscaping area exceeds the approved landscape plan;
(2) That the number and quality of plants exceed the approved landscape plan;

(3) That the portion of landscaping per phase exceeds the portions per phase of the approved
plan; and

(4) That all requirements of the Land Use Code have been met.

No money held in the financial guarantee for the completion of landscaping of any phase of a PRUD shall
be released until all landscaping requirements are completed for that phase, with the exception of single-
family dwellings. In the case of single-family dwellings, that portion of the guarantee, equal to that portion
of the phase represented by the dwelling, may be released.

(d)  Any housing units to be developed or used, in whole or in part, for sleeping rooms (including lockout
sleeping rooms) for nightly rentals shall be declared and designated on the site development plan,
and shall adhere to the additional parking requirements for rental sleeping rooms as provided in title
108, chapter 8, section 2 of this Land Use Code.

Sec. 108-5-5. - Area and residential density regulations.

(@ A PRUD shall contain a minimum area of ten acres and consist of at least 24 housing units in all
forestry and agricultural zones, and contain a minimum area of four acres in all residential zones.



(b)

()

The number of dwelling units in a PRUD shall be the same as the number permitted by the lot area
requirements of the same zone in which the PRUD is located. Land used for schools, churches,
other nonresidential service type buildings and uses, for streets and exclusively for access to the
useable area of a PRUD shall not be included in the area for determining the number of allowable
dwelling units.

Not withstanding section 108-5-5(b), [c2]the county may, at its discretion, allow for an increased
number of residential lots in a PRUD by awarding bonus densities to those PRUDs developed within
the Western Weber County Planning Area. PRUDs developed within the Ogden Valley Planning
Area are not eligible for bonus densities. The following presents the bonus density opportunities that
are available to PRUDs located within specific zoning classification boundaries:

(1) In the Forest (F-40) and the Residential Estates (RE-15 and RE-20) Zones, the county may
award a maximum bonus density of ten percent based on an accumulation of any combination
of the following:

a. If the PRUD provides a minimum of one road stub to an adjacent property where the
planning commission determines that streets are needed to provide for current or future
traffic circulation, up to a five percent bonus density may be granted.

b. If the PRUD provides a minimum of one approved public access to public lands, up to a
five percent bonus density may be granted.

c. If the PRUD provides common area that offers easily accessible amenities, such as a trail,
park, or community garden, that are open for use by the general public, up to a five percent
bonus density may be granted.

d. If the PRUD dedicates and conveys to the county, the state division of wildlife resources, or
both, an open space easement that permanently preserves areas that have been identified
by the state division of wildlife resources as having substantial or crucial wildlife habitat
value, up to a ten percent bonus density may be granted.

(2) In the Agricultural (A-1, A-2, and A-3) Zones, the county may grant a bonus density of up to 30
percent if the applicant preserves open space area equal to or greater than 30 percent of the
PRUD's adjusted gross acreage as defined in section 101-1-7. However, if the applicant
preserves open space area above 30 percent, the county may grant a bonus density of up to 50
percent. Overall bonus density potential shall be no greater than a percentage equal to the
percentage of the PRUD's total area preserved as open space. The county may award bonus
densities based on an accumulation of any combination of the following:

a. If a PRUD provides and implements an approved roadway landscape and design plan that
includes, but is not necessarily limited to, vehicle and pedestrian circulation, lighting, and
street trees of an appropriate species, size of at least a two-inch caliper, and quantity of not
less than eight trees for every 100 feet of road length, up to 20 percent bonus density may
be granted.

b. For each five percent increment of open space preserved over 50 percent: a five percent
bonus density shall be granted up to the total bonus density allowed by subsection (c)(2).

c. If a PRUD provides a minimum of one approved access to public lands, up to a ten percent
bonus density may be granted.

d. If a PRUD provides common area that offers easily accessible amenities such as trails,
parks, or community gardens, that are open for use by the general public, up to a 15
percent bonus density may be granted.

e. If a PRUD donates and/or permanently preserves a site determined to be desirable and
necessary, to a local park district or other county approved entity, for the perpetual location
and operation of a public park, cultural, or other recreation facility; up to a 20 percent
bonus may be granted.



(d)

(e)

f. If ten percent of the lots and homes in a PRUD are permanently set aside for affordable
housing as outlined by the Affordable Housing Act of 1990, up to a 20 percent bonus
density may be granted. If a bonus density is granted to affordable housing, the applicant
shall:

1. Present and gain county approval of an effective plan and method for guaranteeing
and enforcing perpetual affordability. Any method used, such as an affordable housing
deed restriction, shall limit the sale or rental of the affected lots and homes to a
household with an income at or below 80 percent of the county median income;

2. ldentify and label, on the final plat, the lots set aside as affordable housing lots; and

3. Provide a note on the final plat explaining the nature of the housing restriction on the
lot and the method by which occupancy and affordability will be regulated.

g. If a PRUD preserves an agricultural parcel with an agriculturally based open space
preservation plan approved by the planning commission and records an agricultural
preservation easement on the parcel, a bonus density may be approved as follows:

1. For a parcel containing at least ten acres but fewer than 20 acres, up to a 15 percent
bonus density may be granted.

2. For a parcel containing at least 20 acres but fewer than 30 acres, up to a 20 percent
bonus density may be granted.

3. For a parcel containing at least 30 acres but fewer than 40 acres, up to a 30 percent
bonus density may be granted.

4. For a parcel containing at least 40 acres but fewer than 50 acres, up to a 40 percent
bonus density may be granted.

5. For a parcel containing at least 50 acres or more, up to a 50 percent bonus density
may be granted.

h. If a PRUD provides for the preservation of historical sites and buildings that have been
identified by the state historic preservation office as having notable historical value, up to a
five percent bonus density may be granted.

i. If a PRUD provides for the development of excess sewage treatment capacity, up to a five
percent bonus density may be granted.

j- If a PRUD dedicates and conveys to the county, the state division of wildlife resources, or
both, an open space easement that permanently preserves areas that have been identified
by the state division of wildlife resources as having substantial or crucial wildlife habitat
value, up to a 15 percent bonus density may be granted.

k. If a PRUD includes an open space parcel that consists of five acres or more and is
contiguous to permanently preserved open space on an adjoining property located outside
of the proposed PRUD, up to a 20 percent bonus density may be granted.

If a PRUD is located in two or more zones, then the number of units allowed in the PRUD is the total
of the units allowed in each zone, however, the units allowed in each zone must be constructed in
the respective zone.

It is not the purpose of the PRUD provision to allow an increase in the housing density of a PRUD
beyond what county development ordinances would normally allow, by requesting housing unit credit
and transfer for lands to be included in the PRUD boundary as common open space which have little
or no possibility of housing development. Such areas may include swamp lands, bodies of water,
excessively steep slopes and hillsides, mountain areas which do not have the capability of housing
development due to lack of water, access, natural resource limitations, etc. Fhereforethe-planning
commission-shall_After recommendation from the planning commission the county commission, has
legislative discretion to determine what part if any; of such lands may be included in a PRUD as
useable open space common area for which dwelling unit credit is being requested for transfer to




Sec.

(@)

(b)

(€)

(d)

developable portions of the PRUD-and;-. wWhen such-a determination justifies such-an inclusion;-the
planning-commission-shall-allow- the transfer of units_may be allowed. ln-making-this-determination;
the-planning-Among other considerations, the county commission’s decision shal-should be-guided
by-the followingfactors give general preference to the following standards:

(1) The physical relationship of the proposed common areas to the developable areas of the
PRUD shall-beare such that the common areas are suitable for landscaped and/or developed
open space or for recreational use of direct benefit, access and usability to the unit owners.

(2) The lands shall-should contribute to the actual quality, livability and aesthetics of the PRUD and
shall-should be physically integrated into the development design.

(3) The lands mustbeare suitable for and possess the capability for housing development.

(4) Lands with an average slope of 40 percent or more in the FR-1, FV-3, F-5, F-10, and F-40
Zones and 30 percent or more in all other zones shall-should be discouraged from being net-be
classified as developable land and shall-should not be considered when determining the
number of allowable units in a proposed PRUD.

108-5-6. - General requirements.

The development shall be in a single or corporate ownership at the time of development or the
subject of an application filed jointly by the owners of the property.

The property adjacent to the planned residential unit development shall not be detrimentally affected

without the county imposing reasonable conditions or, in the absence of appropriate natural or
constructed buffers, require that uses of least intensity or greatest compatibility be arranged around
the perimeter boundaries of the project. Yard and height requirements of the adjacent zone may be
required on the immediate periphery of a PRUD.

Building uses, building locations, lot area, width, yard, height and coverage regulations proposed
shall be determined acceptable by approval of the site development plan.

The county commission may, at its discretion and after receiving a recommendation from the
planning commission, consider and approve a plan that provides for ownership, preservation,
maintenance, and guarantee of improvements for proposed open space(s). Open space parcels, and
any improvements proposed thereon, shall be approved, owned, maintained, preserved, and
financially guaranteed as follows:

(1) Plan approval. An open space preservation plan shall accompany an application for PRUD
approval. The plan shall include a narrative describing all proposed uses, phasing, and
maintenance methods for all open space parcels, and a site plan that shows proposed common
areas, individually owned preservation parcels, and the locations of existing and proposed
future structures.

a. For open space dedicated as common area parcels, the site plan shall show the location of
existing and future structures by identifying the structure's approximate footprint. Structures
housing a utility or serving as a development amenity shall be subject to all applicable
standards including all design review and applicable architectural standards found in title
108 of the Weber County Land Use Code.

b. For open space dedicated as individually owned preservation parcels, the site plan shall
identify locatable building envelopes within which all existing and future buildings must be
located.

(2) Ownership.

a. Open space parcels of any size and dedicated as common area shall be commonly owned
by an appropriate homeowner's association established under U.C.A. 1953, § 57-8-1 et
seq., the Condominium Ownership Act, or § 57-8a-101 et seq., the Community Association
Act.

b. Other open space parcels, consisting of five acres or more, may be owned individually.



1. Individually owned preservation parcels of ten acres or more in area may be owned by
any person, regardless of whether the person owns a residential lot within the PRUD.

2. Individually owned preservation parcels of less than ten acres in area may only be
owned by an owner of a lot within the same PRUD.

3. The applicable ownership standard in subsection (2)b.1. or 2. shall be memorialized in
the following manner:

i. An explanation of the applicable ownership standard and a perpetual restriction
conforming thereto shall be written into all agriculture, forest, or other type of
preservation easements granted pursuant to subsection (3); and

ii. A note describing the applicable ownership standard shall be placed on the final
recorded subdivision plat.

iii. A notice describing the applicable ownership standard shall be recorded on each
individually owned preservation parcel at the time of recording a subdivision plat.

(3) Preservation.

a.

Open space parcels are to be permanently preserved in a manner that is consistent with
the approved open space preservation plan.

The applicant, after receiving an approval for a PRUD and prior to recording or as part of
recording the final subdivision plat, shall grant and convey to the county, to each lot owner,
and to the homeowner association if applicable, an open space easement over all areas
dedicated as common area or individually owned preservation parcels. The open space
easement shall incorporate and conform to the open space preservation plan approved
under subsection (1).

If a PRUD and subsequent subdivision plat contains open space intended to preserve
substantial or crucial wildlife habitat, as defined by the Utah Division of Wildlife Resources,
a wildlife habitat easement meeting the requirements of the Utah Division of Wildlife
Resources shall be offered to the division.

If a PRUD and subsequent subdivision plat contains an individually owned preservation
parcel, the applicant shall:

1. Identify and label on the final plat each such parcel as an agricultural, forest, or other
type of preservation parcel;

2. Further identify each preservation parcel by placing a unique identifying letter of the
alphabet immediately after the label,

3. Present an agricultural, forest, or other type of preservation easement to the county
and gain its approval; and

4, Record an approved preservation easement on each parcel identified as an
agricultural, forest, or other type of preservation parcel.

The county may impose any additional conditions and restrictions it deems necessary to
ensure maintenance of the open space and adherence to the open space preservation
plan. Such conditions may include a plan for the disposition or re-use of the open space
property if the open space is not maintained in the manner agreed upon or is abandoned
by the owners.

(4) Guarantee of open space improvements.

a.

The county shall not require an applicant to deposit a financial guarantee for open space
improvements (e.g., clubhouse, pool, pergola, gazebo, etc.) that require a certificate of
occupancy and that remain incomplete at the time of final approval and acceptance of a
proposed subdivision (resulting from the approval of a PRUD) from the board of county
commissioners. The applicant or developer shall complete the improvements according to



Sec.

(@)

(b)

Sec.

the approved phasing component of an open space preservation plan. If the applicant fails
to complete improvements as presented in the open space preservation plan, the county
may revoke the approval of the PRUD and suspend final plat approvals and record an
instrument notifying prospective lot buyers that future land use permits may not be issued
for any construction.

b. The county shall require an applicant to deposit a financial guarantee for all open space
improvements (e.g., landscaping, trails, fencing, sheds, parking surfaces, etc.) that do not
require a certificate of occupancy and that remain incomplete at the time of final approval
and acceptance of a proposed subdivision (resulting from the approval of a PRUD) from
the board of county commissioners. The applicant or developer shall complete all
improvements according to the approved phasing component of an open space
preservation plan.

(5) Maintenance. The open space parcel owner, whether an individual or an association, shall use,
manage, and maintain the owner's parcel in a manner that is consistent with the open space
preservation plan approved under subsection (1), and the agriculture, forest, or other type of
preservation easement executed under subsection (3).

108-5-7. - Submission of application.

An application for a planned residential unit development shall be to the planning commission and

shall be accompanied by an overall development plan, including an open space preservation plan,
showing uses, dimensions and locations of proposed structures, areas reserved for public uses such
as schools and playgrounds, landscaping, recreational facilities, areas reserved and proposals for
accommodating vehicular and pedestrian circulation, parking, etc., development phases, and
architectural drawings and sketches demonstrating the design and character of the proposed
development.

Additional information shall be included as may be necessary to determine that the contemplated
arrangement of uses make it desirable to apply regulations and requirements differing from those
ordinarily applicable under this chapter.

108-5-8. - Planning commission consideration.

In considering the proposed planned residential unit development, the planning commission shall

consider:

Sec.

(1) The architectural design of buildings and their relationship on the site and development beyond
the boundaries of the proposal.

(2) Which streets shall be public and which shall be private; the entrances and exits to the
development and the provisions for internal and external traffic circulation and off-street parking.

(3) The landscaping and screening as related to the proposed uses within the development and
their integration into the surrounding area.

(4) Lighting and the size, location, design, and quality of signs.

(5) The residential density of the proposed development and its distribution as compared with the
residential density of the surrounding lands, either existing or as indicated on the zoning map or
general plan proposals of the county as being a desirable future residential density.

(6) The demonstrated ability of the applicant to financially carry out the proposed project under
total or phase development proposals within the time limit established.

108-5-9. - Planning commission action.

The planning commission, after considering applicable codes and any anticipated detrimental

effects, may recommend an approval, recommend an approval with conditions, or recommend denial of
the PRUD to the county commission.



Sec. 108-5-10. - County commission action.

The county commission, after holding a public meeting, may approve or disapprove the application
for a PRUD. If approving an application, the county commission may attach conditions as it may deem
necessary to secure the purposes of this chapter. Approval of the county commission, together with any
conditions imposed, constitutes approval of the proposed development as a conditional use in the zone in
which it is proposed.

Sec. 108-5-11. - Land use permit issuance.

The planning division shall not issue any land use permit for any proposed building, structure, or use
within the project unless such building, structure, or use complies with the approved plans and any
conditions imposed. Approved development plans shall be filed with the planning division, building
inspector and county engineer.

Sec. 108-5-12. - Time limit.

Unless substantial action has been taken, leading toward completion of a PRUD or an approved
phase thereof, within a period of 18 months from the date of approval, the approval shall expire unless an
extension, not to exceed six months, is approved by the planning director. Upon expiration, the land and
structures thereon, if any, may be used for any other permitted use in the zone in which the project is
located. Reserved open space shall be maintained where necessary to protect and blend existing
structures into alternate land use proposals after abandonment of a project.

Title 108 - STANDARDS

CHAPTER 5. - RESERVED.[c3]PEANNEB-RESIDENHAL- UNITF-BEVELOPMENTA(PRUD)
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Title 101 - GENERAL PROVISIONS

Sec. 101-1-7. - Definitions.

Building envelope. The term "building envelope" means a portion of a lot, parcel, or tract of land which is
to be utilized as the building site as may be required by the cluster subdivision ordinance or as otherwise
volunteered on a subdivision plat. "Building envelope" shall not be construed to mean "buildable area”
as provided in this section.

Building, height of. The term-phrase "height of building," or any of its variations, normally means the
vertical distance between the highest point of the building or structure and the average elevation of the
land at the exterior footprint of the bundlnq or structure usmq the f|n|shed qrade See Sectlon 108 7-5 for
supplemental he|qht prowsmns

Building, main. The term "main building" means the principal building or one of the principal buildings
located on a lot or parcel designed or used to accommodate the primary use to which the premises are
devoted. Where a permissible use involves more than one structure designed or used for the primary
purpose, as in the case of apartment groups, each such permitted building on one lot as defined by this
title shall be deemed a main building.

Glare. The term "glare” means light, originating from a direct artificial light source, or any light reflected
off a reflective surface, that causes visual discomfort or reduced visibility.

Grade, finished. The term “finished grade,” or any of its variations, means the final slope of the ground
after being altered from natural grade.

Grade, natural. The term “natural grade,” or any of its variations, means the slope of the ground as it
existed immediately prior to any grading or recontouring done as part of or in anticipation of approval of
a land use permit.

Guest house. The term "guest house" means a separate dwelling structure located on a lot with one or
more main dwelling structures and used for housing of guests or servants and not rented, leased, or sold
separate from the rental, lease or sale of the main dwelling.

Quasi-public. The term "quasi-public" means the use of premises by a publie-utility, the utility being
available to the general public, such as utility substations and transmission lines (see also "utility"); also
a permanently located building or structure, together with its accessory buildings and uses, commonly
used for religious worship, such as churches and monasteries.

Utility. The term "utility" means utility facilities, lines, and rights of way related to the provision,
distribution, collection, transmission, transfer, storage, generation or disposal of culinary water,
secondary water, irrigation water, storm water, sanitary sewer, solid waste, oil, gas, power, information,
telecommunication, television or telephone cable, electromagnetic waves, and electricity. See also
"quasi-public.”
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Public utility substation. The phrase “public utility substation” means an unattended building or structure
designed for the provision of services of a public or quasi-public utility, excluding utility transportation lines
and incidental supports and their rights-of-way.

Structure. The term "structure" means anything constructed or erected which requires location on the
ground or attached to something having a location on the ground.

Structure, height of. The phrase “height of structure,” or any of its variations, shall have the same
meaning as “height of building” as defined in this Section.

Tower. The term "tower" means a structure that is intended to support antennas for transmitting or
receiving wireless signals including but not limited to television, cellular, radio, or telephone
communication_signals._A tower is also a “public utility substation” as defined in this section.

Title 108 - STANDARDS

CHAPTER 7. - SUPPLEMENTARY AND QUALIFYING REGULATIONS

Sec. 108-7-5. - Exceptions-to-heightBuilding or structure height Hmitatiensrequirements.

(a) Measuring height. For the purpose of determining “height of building,” as defined in Section 101-1-7,
the following shall apply:

(1) Average elevation. Average elevation shall be determined by averaging the highest elevation and
the lowest elevation at the exterior footprint of the building or structure, including any support
posts that require a footing. An alternative means of calculating average elevation may be
approved by the Planning Director for an individual building if it follows industry best practices and
is proposed by a licensed surveyor, engineer, or architect.

Example: Determining average elevation.

------------------------------------------------------------------------------------------- MIDPOINT
Average Elevation il [ (AVERAGE)

h = Height of Building

Not to scale.

¢ BUILDING >
FOOTPRINT
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73 (2) Fill affecting building height. Except as provided in this subsection, when grading a site to obtain
74 the finished grade, as defined in Section 101-1-7, no fill may exceed five vertical feet at any point
75 from the site’s natural grade, as also defined in 101-1-7.

Example: Finished grade with maximum five feet fill from
natural grade.

h = Height of Building
x = Fill depth no greater than 5 ft.

Not to scale.

76

77 a. Additional fill is allowed if required by county, state, or federal law, or to meet the standards
78 of the National Flood Insurance Program. In this case the fill shall be no higher than the

79 minimum of the other regulation or standard; or

80 b. If the building or structure is within 75 feet of a public or private street upon which its lot or
81 parcel has frontage, fill is allowed that will provide an average elevation of finished grade
82 that is equal to the elevation of the street. In this case, the street’s elevation shall be

83 determined to be at the midpoint of the lot’s front lot line. If on a corner lot the elevation of
84 both streets at the midpoint of each lot line shall be averaged.

85 (3)_Site plan submittal requirements. A site plan shall contain both existing and proposed

86 topographic contours at two foot intervals for the entire limits of disturbance, unless more is

87 required by another section of this Land Use Code or by the Planning Director or County

88 Engineer for the purpose of determining compliance with other laws or standards. Grading that
89 is proposed across lot or parcel lines shall require the consent of all affected owners. Building
a0 elevation drawings shall display natural grade and finished grade, and shall present the finished
91 grade’s elevation at each corner of the building. This requirement may be waived by the

92 Planning Director or County Engineer for sites that are relatively flat, or if evidence is presented
93 that clearly show the proposed structures will not exceed the maximum height of the zone.
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Example: Site plan showing existing and proposed topographic contours and building
elevation drawing showing natural and finished grade.

LIMIT OF DISTURBANCE
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(b) Roof structure height exception. Penthouse or roof structures for the housing of elevators, stairways,
tanks, ventilating fans or similar equipment required to operate and maintain the building, and fire or
parapet walls, skylights, cupolas, solar panels, steeples, flagpoles, chimneys, smokestacks, water
tanks, wireless or television masts, theater lofts, silos or similar structures may be erected above the
height limit of the zone in which they are located, but no space above the height limit shall be
allowed for the purpose of providing additional floor space, and at no time shall the height be greater

=
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than 15 feet h|qher than the maX|mum helqht of the zone. anem—m—premm%y—te%awpen—ne

{b}-All exceptions to height shall be subject to applicable design review requirements and all mechanical
equipment shall be screened by materials consistent with those used on the exterior of the_main
building.
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(c)_Air traffic height conflicts. If in proximity to an airport, no building or structure or other appurtenance
is permitted above the maximum height allowed by the Federal Aviation Administration, or other
applicable airport or airspace requlation.

(d)_Minimum height of a dwelling. Unless on a lot or parcel five acres or greater, no dwelling shall be
erected to a height less than one story above natural grade.

Sec. 108-7-6. - Minimum-height-of- dwellingReserved.

CHAPTER 10. - PUBLIC BUILDINGS AND PUBLIC UTILITY SUBSTATIONS-OR- STRUCTURES
Sec. 108-10-1. - Location.

The location and arrangement of public buildings and public utility substations erstructures-will comply
with requirements set forth in this chapter and will be in accordance with construction plans submitted
to and approved by the planning commission.

Sec. 108-10-2. - Site development standards for public utility substation-erstructure.

(a) Lot area, width, setback, and street frontage requlations. The lot area, width, depth;-setback, and

street frontage regulatlons for awunmanned—equapyLe#seeenéapyANa%epssfs%emiaem%y—smage

substation, as defined in Section 101-1-7, are as follows:

(1) Lot area and lot width. No minimum lot area or width, provided that the lot or parcel shall contain
an area and width of sufficient size and dimension to safely accommodate the utility facility or
use, any necessary accessory use, any landscaping required by this Land Use Code, the
required setbacks, and space to park two maintenance vehicles.

(2) Frontyard setback. Front yard setback requirement may be reduced to no less than ten feet if
the lot does not directly front on a public or private street right-of-way, provided that the-no
substation erstructure-shall be located closer to a public or private street right-of-way than the
minimum front yard setback of the zone, or 20 feet, whichever is more restrictive.

(3) Side yard setback. The side yard setback requirement shall comply with the typical setback
specified in the applicable zone regulating the property.

(4) Rear yard setback. The rear yard setback requirement may be reduced to the following:
a. Inaresidential zone: five feet.

b. In an agricultural zone: ten feet.
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(5)

c. In aforest zone: 20 feet.

d. In a zone not specifically listed above: typical zone setback as provided in the chapter for
that zone.

Street fFrontage. No frontage is required along a public right-of-way if clear and legal access
exists from a public right of way to the site for the purpose of the utility use.

(b) Co-location. Co-location of a public utility substation with other existing public utility substations is

required provided that the co-location does not cause interference with any public utility, or the

reasonable operation of the public utility substation.

(c) _Towers. The following regulations govern the installation of public utility substation towers:

(1)

Tower distance from overhead power. The height of a tower shall be one foot less than the

(2)

linear distance between the base of the tower and the nearest overhead power line, or lesser
height.

Tower setbacks. In all zones, except in commercial and manufacturing zones, a tower shall not

(3)

be located within the minimum front yard setback of any lot, nor within the minimum side yard
setback facing a street on a corner lot, nor on the roof of a residential structure.

Tower building permit. A building permit shall be required for a tower. An application for a permit

(4)

shall include construction drawings showing the method of installation and a site plan depicting
structures on the property and on any affected adjacent property and a structural engineering
certification by a reqistered structural engineer from the state.

Tower disguise. A public utility substation tower may exceed the maximum height allowed in the

zone. A public utility substation tower that exceeds 35 feet and which cannot be reasonably co-
located on an existing tower shall be disguised so that the average person cannot discern that it
is a public utility substation from a distance greater than 200 feet.

a.  With the exception of part b.1. herein, the disguise shall be constructed of painted, stained,
sandblasted or carved wood, log timbers, brick, stone, textured concrete or similar material.
Glass, metal, or metallic leaf, which is painted, anodized, or otherwise treated to prevent
reflective glare may also be used. Copper, brass, wrought iron, and other metals may
remain untreated and allowed to develop a natural patina. Support structures shall use
natural, muted earth-tone colors including browns, black, grays, rusts, etc. White shall not be
used as a predominant color, but may be used as an accent.

b. The disguise shall be designed by a licensed architect and shall:

1. replicate natural features found in the natural environment within 1000 feet such that the
average person cannot discern that it is not a natural feature from a distance greater
than 200 feet. If it replicates vegetation it shall be located no greater than 20 feet from,
and be no greater than ten feet taller than, three other native plants of the same species.
Any proposal for new vegetation intended to satisfy this requirement shall:

i. be located no more than 1000 feet from the same species naturally occurring in the
area;

ii. cluster the new planting around the tower in a natural-appearing manner; and

iii. demonstrate sufficient availability of soil nutrients and soil moisture necessary for
species survival. A planting that dies shall be replaced no later than fall or spring,
whichever comes first, with a plant of equal or greater size as the originally proposed

planting.

2. architecturally replicate structures that are commonly accessory to onsite agricultural
uses;

3. ifin avillage area as depicted in the Ogden Valley General Plan’s Commercial
Locations and Village Areas map, architecturally replicate structures that were
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commonly found in historic old-west or western mining towns prior to 1910, excluding
poles, structures, or other features that were used for overhead utilities; or

4. ifin an area governed by a master plan or development agreement that contains a
specific architectural theme, replicate architectural structures that support the
architectural theme.

c. The requirement for the disquise may be waived by the appropriate land use authority in
cases where the disquise is inconsistent with existing or future-planned land uses onsite or
in the area.
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MEMORANDUM

To: Western Weber Planning Commission
From: Charles Ewert, AICP

Date: December 29, 2017

Subject: General Plan Review and Training

Planning Commissioners,

If there is time at the end of our work sessions on January 9, 2018 | would like to
continue our review and training regarding existing planning documents, their
relationships, and their implementation status.

Please bring your copies of your general plan documents and see the attached. If are
missing anything please email me and | will be sure | have another copy for you.
cewert@co.weber.ut.us.
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Western Weber Planning Advisory Area
Analysis of current status of General Plan implementation
September 12, 2017

This outline offers a basic training guide and analysis of the general plan documents of the Western
Weber Planning Advisory Area. It highlights basic concepts found in the plan elements and annotates
complete and incomplete implementation strategies.

The plan documents outlined herein are:

e State Code

West Central Weber County General Plan (2003)

Weber County Housing Assessment and Plan 2012-2014
Western Weber County Resource Management Plan (2017)
South East Planning Area Master Plan (1970)

1|Page



State Code §17-27a-4
§17-27a-401

e Requires the adoption of a general plan for present and future needs of the County, for growth and
development of all or any part of the land within the unincorporated portions of the County, and as a
basis for communicating and coordinating with the Federal Government on land and resource
management issues.

e The general plan is required to contain a resource management plan.

e Offers specific requirements if a County is to offer location of a nuclear waste storage or transfer facility.

§17-27a-402
e Specifies the State’s responsibility to assist the County in obtaining information.

§17-27a-403

”

“The planning commission shall make and recommend to the legislative body a proposed general plan...

If a County’s plan only pertains to unincorporated areas (unless a municipality also adopts it).

The general plan is required to contain the following elements:
o Land use element
o Transportation element
o Moderate income housing element

e The general plan may (but is not required to) also address the following elements:

o Environmental element, including the protection, conservation, development, and use of natural
resources, including the quality of air, forests, soils, rivers and other waters, harbors, fisheries,
wildlife, minerals, and other natural resources; the reclamation of land, flood control, prevention
and control of the pollution of streams and other waters, regulation of the use of land on
hillsides, stream channels and other environmentally sensitive areas, the prevention, control,
and correction of the erosion of soils, protection of watersheds and wetlands, and the mapping
of known geologic hazards.

o A public services and facilities element, including sewage, water, waste disposal, drainage,
public utilities, rights-of-way, easements, and facilities for them, police and fire protection, and
other public services.

o Arehabilitation, redevelopment, and conservation element, including historic preservation,
elimination of blight, and redevelopment of land.

o An economic element including review of existing and projected county revenue and
expenditures, revenue sources, identification of basic and secondary industry, primary and
secondary market areas, employment, and retail sales activity

§17-27a-404

e Specifies public hearing requirements for the adoption of the plan and the process for the County
Commission to adopt the plan.

§17-27a-405 - §17-27a-409 Address the general effects of the general plan

2|Page



West Central Weber County General Plan (2003)
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2003 Plan Area

2003 Western Weber General Plan Area

Chapter 1, Introduction (p. 1-1)

e This section offers introductory information and general statistical data used to create the plan.
It specifies details regarding the purpose of the plan, the public process, and issues identified
during the public process. It also contains the plan’s vision statement:

Vision (p. 1-6):

“West Central Weber County is a place that values and protects its rural
character, lifestyle, and atmosphere, manages growth to strike a balance
between preservation and development, provides the necessary and desired
community services to assure a high standard-of-living to its residents,
encourages safe, efficient, and varied transportation systems, maintains a
community that is safe from environmental hazard and criminal activity.”

e p. 1-6 — p. 1-8 offers detail about the breadth and importance of each part of the vision

statement.
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Chapter 2, Land Use Element (p. 2-1)

p. 2-1 — p. 2-5: Offers a snapshot assessment of land uses as they existed in 2003.

p. 2-5 —p. 2-6: Offers a review of zoning as it existed in 2003.

p. 2-6: Compares 2003 and uses with 2003 zoning and concludes that they are generally
consistent. However, it also concludes that there is not zoning in the planning area that offers
protection of the areas “rural character” and is therefore inconsistent with the plans vision

statement.

p. 2-7 — p. 2-10 present two alternative growth scenarios that were presented to the public
during the planning process.
p. 2-11 — p. 2-18 synthesizes the public’s responses to the two alternative growth scenarios into
one “preferred future.” In essence, this growth scenario documents that even though the public
has a future vision based the preservation of their current “rural character,” there was little
support for implementation of tools necessary to keep the community rural.
o No support for downzoning (making minimum lot sizes larger).
o Agricultural protection areas are not agricultural preservation areas —land owner can
remove a protection area at any time of their choosing.
o No support to direct growth into specific growth centers while allowing open spaces to
exist in others.

“This presents a dichotomy of interests regarding density and lot sizes in the
region. On one end of the spectrum land owners are seeking higher density for
greater development opportunity. On the other end, many existing residents
desire a continuation of 1 unit per acre, 1 unit per 2 acre, and 1 unit per 3 acre
densities to maintain animal rights, and to keep separation between housing
units. Some residents favor the option to cluster this density onto smaller lots
to maintain some open space within developing areas. Others are less
favorable of a cluster option, arguing that lots below one acre are too small
for the desired character of the area. Public hearing comments also indicated
a desire to see a continuation of agricultural landscapes, although many who
enjoy the views of agriculture do not own or operate farmland, and do not rely
on their land for a future retirement.” (p. 2-11)

p. 2-11 — p. 2-12: This dichotomy led to ‘the big punt.” The plan advocates for growth at the
status quo unregulated growth patterns until a time where there are more dwelling units in the
area. Base on 2020 projected growth, the plan set a “trigger” for a new plan to be initiated.
That trigger is the creation 580 new homes.

Note: Since 2003, approximately 410 permits for new single family dwellings have been issued.
The number of new subdivision lots approved or in process in 2017 alone equals 291 (not

including the 316 Terakkee Village and Farms entitlements).

P. 2-12 — p. 2-18: Land use element policy and implementation status:
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Residential Land Uses — Policy or implementation strategy: Status:

Policy: When 580 building permits have been issued in the plan area, there

is automatically “triggered” an update of the West Central Weber County

General Plan. The “wait and see” approach is difficult to manage without a

trigger to start the updated planning effort. The trigger allows residents and  In progress.
planning commissioners to re-look and reevaluate their direction, to make a

change if desired, and to take into account new information as it becomes

available.
Complete.
Policy: The existing one and two-acre zoning lends itself to a cluster
subdivision pattern of development with preservation of open space... The new cluster
subdivision ordinance
Implementation Action: Create an overlay in all A-1, A-2, and A-3 zones in generally implements
the West Central Weber County area. The intent is to encourage clustering,  this strategy. Although
which is further explained in the following example on a 20 acre parcel. the plan advocates for

more cluster density.

Complete.
Policy: Managed Open Space (part 1)
The new cluster

e Agricultural conservation subdivision ordinance
e Homeowner’s association. generally implements
o Dedication to County this strategy.

Policy: Managed Open Space (part 2)

An optional consideration is provided, in which a retained open space
parcel no smaller than 20 acres may be sold as a single family residence,
thus creating an “estate”. In this case the single-family owner is responsible
for management and maintenance of the 20 acre or larger parcel, may use it
for agricultural or other open space uses, but may never develop it further
due to the conservation easement. This provides an opportunity for the
farmer/rancher/dairyman to either live on the property (20 acres or larger)
or sell the estate to another individual.

Not implemented.
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Commercial Land Use - Policy or implementation strategy:

Status:

Policy: Commercial Development Direct new commercial development to
contiguous parcels at the intersection of 1200 South and 4700 West. To
accommodate approximately 50,000 to 94,000 square feet of retail space, a
maximum of 15 acres of commercial development is permitted.

Implementation Action: As new commercial development is proposed,
properties should be rezoned to C-1.

Implementation Action: Rezone the existing C-2 properties to C-1.

Not implemented.

Land owners in the area
have commercial
options. Some are
scoping possibilities at
this time.

Manufacturing Land Use - Policy or implementation strategy:

Status:

Policy: Industrial Development

Any new industrial uses should be directed to existing planned and zoned
industrial areas. Industrial uses that are non-polluting and which do not
harm the environment, the health and safety of residents, or create
nuisances for nearby property owners are favored.

Implementation Action: Eliminate permitted single-family residential uses in
all manufacturing zones in this area to reduce potential conflicts between
residential and agricultural uses, and manufacturing uses. If this is not
consistent throughout Weber County, it may require new zones or an
amendment that specifically states it applies to the West Central Weber
County area.

Implementation Action: Rezone approximately 20 acres along the Union
Pacific Railroad, which is not contiguous to the existing major manufacturing
zone, currently zoned M-1 to A-2 or A-3. This eliminates an isolated
manufacturing parcel that is surrounded by property zoned A-2 or A-3.

Implementation Action: Improve access to the existing industrial area by
improving 1200 South Street or developing an additional access road.

Not implemented.

Unknown.

Completed with the 12"
street rebuild.
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Agricultural Land Use - Policy or implementation strategy:

Status:

Policy: Agricultural Protection — Encourage property owners who are
engaged in agricultural production and business to expand agricultural
protection areas whenever possible, and encourage additional property
owners to commit their property to agricultural protection.

Policy: Agricultural Preservation — Encourage farmers to sell development
density to developers interested in developing at higher densities near
developing sewer infrastructure. Work with property owners and Utah
Open Lands, The Nature Conservancy, or other conservation organization
toward obtaining conservation easements or other agreements that
permanently preserve agricultural lands into active production.

Ongoing:

e Agritourism ordinance

e Agricultural open
space via cluster
subdivision

Not implemented.

Trails — Policy or implementation strategy:

Status:

Policy: Off-street Bicycle and Pedestrian Paths

Trails are highly desired amenities for communities. As primary roads are
improved, separated bicycle and pedestrian trails should be included. The
community is rural and does not have sidewalks, so it is important to
provide safe paths for children going to and from school, and for the
enjoyment of residents and the many others who bicycle and walk in the
area.

Implementation Action: Work with Weber Pathways Committee, UDOT,
property owners, local transportation agencies, and others affected to

identify an alignment for trails and to secure funding for trails development.

Coordinate with adjacent communities and their trail development plans.
Typical separated multi-purpose, paved and un-paved trail cross-sections
follow.

Policy: Equestrian Trails

The rural quality of the area and the abundance of horses used for leisure
activity indicates that equestrian trails are highly desired and will be used.
The loop system shown on the plan should be implemented with developed
trailheads.

Implementation Action: Work with Weber Pathways Committee, local
equestrian interests, property owners, and others affected to secure

Complete and ongoing.

e Weber pathways
cooperative plan

e Impact fees for
specific trails

e New expanded trail
planin the CRMP

e Ongoing partnership
with UDOT to identify
trail opportunities.

e Organization and
ongoing coordination
of the Weber Active
Transportation
Committee.

Not implemented.
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funding for development of equestrian trails and trailhead facilities.
Policy: Trails Development on Private Property

Trails development shall not occur on private property unless the consent
of the owner is received.

Policy: Trails Development on Canal Rights-of-Way

Canals are routinely identified as trail corridors throughout Utah and the
West, and are appropriate locations for trails in West Central Weber
County.

Implementation Action: The Weber Pathways organization is the leading
grass-roots organization promoting the development of trails in Weber
County. Weber Pathways should take the lead in securing access rights to
canal rights-of-way for use as pedestrian, bicycle, and equestrian trails.

Ongoing.

Ongoing coordination
between County and
Weber Pathways.

Wildlife/waterfowl management areas — Policy or implementation
strategy:

Status:

The existing wildlife and waterfowl management areas are zoned S-1 and
remain unchanged.

Complete.

Schools — Policy or implementation strategy:

Status:
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Parks — Policy or implementation strategy: Status:

Parks Policy: As development occurs in the West Central Weber County
area, new public parks will be needed and should be planned, and Ongoing.

generally located adjacent to new schools.
e New parks district as

Implementation Policy: Work with Weber School District to locate recently voted by
additional public parks adjacent to schools, and negotiate joint public.
management and maintenance agreements for shared facilities.

e Following p. 2-18 are the following maps
o Existing Land Use Map, which shows land uses as they were in 2003.
o Prime Agriculture and Agricultural Protection Map, which shows the agricultural land as
it was in 2003
o Existing Zoning Map, which shows zoning as it was in 2003.
o Proposed Land Use Map, which shows the land uses that this plan should implement.
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Chapter 3, Transportation Element (p. 3-1)

e p. 3-1: Offers an assessment of transportation systems as they existed in 2003.

e p.3-1-p. 3-2: projects transportation needs and identifies essential transportation projects
based on Wasatch Front Regional Council’s Regional Transportation Plan (RTP).

e p. 3-2: Applies the transportation projections to the alternative growth scenarios mentioned in
the land use element. | found that there was no significant difference in transportation needs

between the two.

e p.3-3—p. 3-5: Transportation element policy and implementation status:

Transportation — Policy or implementation strategy:

Status:

Policy: Road Improvements 1200 South

Turn lanes at major intersections as well as wider shoulders on 1200 South
will improve overall safety on the road, and should help to alleviate issues
related to slow-moving vehicles such as tractors. Included within an
improved cross-section for 1200 South is a multi-purpose trail.

Implementation Action: Weber County should begin preserving right-of-
way and requiring sufficient setbacks along this transportation facility to
accommodate future expansion of these facilities.

Policy: Road Improvements 4700 West

While traffic capacity on this road is not of concern, safety is. The addition
of turn lanes at major intersections and shoulders would help to alleviate
safety concerns in the corridor.

Implementation Action: Weber County should begin preserving right-of-
way and requiring sufficient setbacks along this transportation facility to
accommodate future expansion of these facilities.

Policy: Commercial Development Road Improvements

With commercial development planned at the intersection of 1200 South
and 4700 West, driveway spacing and possible shared access should be
examined during the development approval process.

Implementation Action: As commercial development is proposed, require
access control actions such as shared driveways, master planned
commercial development, and other means to reduce the number of access
points onto 1200 South and 4700 West.

Policy: Transportation and Residential Development

As West Central Weber County begins to see increasing residential

Partially complete.

12" Street under construction.
Transportation studies only
justify three lanes on 12" street
at this time, not five.

§108-7-10 requires increased
setback to preserve ROW
corridor.

The plan also calls for a multiuse
trail parallel to 12 street, which
has not been implemented.

Complete.

4700 West is not a County
right-of-way. The County
has limited control.

§108-7-10 requires

increased setback to
preserve ROW corridor.

In progress.
This will be completed as

commercial development
occurs in the area.

Complete.

This is implemented in the
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development, impacts of that development should be carefully examined.
Although the population increase in the area is not expected to impact
traffic congestion in the area, the impacts of development on internal
circulation and access issues on major roads are potential issues. Driveway
spacing, increased turn movements, and safety concerns such as turn lanes

and shoulders are in important part of the future of the West Weber County

area.

Implementation Action: As part of the development review and approval
process, take into consideration impacts to roadways caused by access to
new residential development areas.

Policy: Alternative North/South Roadway Corridors

North/south corridors shall be improved including 4700 West, 5100 West,
and 3500 West south of 1200 South. Weber County has been preserving
approximately 100 feet of right-of-way along 4700 West with plans to
upgrade that facility to a four or five lane arterial. A similar approach is
needed for 5100 West and 3500 West.

Policy: Alternative Road to Industrial Area

The County should identify and preserve a 66-foot right-of-way to
accommodate a three-lane facility in the southern part of the study area.
Options for this alignment include the 2550 South alignment, tying into the
existing 2100 South interchange on 115, 2100 South coming out of West
Haven, or some other acceptable alignment. Coordinate with West Haven
and UDOT.

Policy: Transportation Impact Fees

As development pressures increase, Weber County should consider
implementing an impact fee program to assist in minimizing the impacts
of development, and as a growth management tool, allowing the County
to better define areas where development will be encouraged and
discouraged.

Implementation Action: Complete an impact fee feasibility study for new
roads and other public infrastructure (water, sewer, parks), which are
needed because of new development.

Implementation Action: Weber County should pursue the use of
transportation impact fees to fund development related infrastructure. The
County should consider preparing a capital facilities plan in preparation for
the use of impact fees.

design standards,
conditional use permit
standards, and subdivision
review standards.

In progress.

3500 West complete.

In progress.

2550 reconstruction being
planned at this time.

Complete.

This was completed in
2005.

Due to state code
changes, a new Impact
Fee Analysis and Impact
Fee Facilities Plan is
necessary, and is currently
in the works.

e Following p. 3-5 is the following map:

o Transportation Map, which shows the planned road improvements as of 2003.
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Chapter 4, Sensitive Lands Element (p. 4-1)

e p.4-1-p. 4-4: Provides a brief analysis of slopes, soils, wetlands, stream and river corridors,
flood plains, and liquefaction hazards.
e p.4-3-p. 4-4: Sensitive lands element policy and implementation status:

Sensitive Lands — Policy or implementation strategy: Status:

Policy: Sensitive Area Management Planning

Weber County should begin working with the Corps of Engineers and
other local governmental agencies to fund a wetland delineation study,
which could be combined with a Sensitive Area Management Plan (SAMP)
and a shoreline protection plan. The SAMP engages government agencies,
property owners, and local planning staff in the development of a
management plan that treats property owners equitably, resolves critical
issues, and at the same time protects valuable natural resources. Options
that resolve property owner concerns with resource agency concerns will
need to be addressed in the near future.

Not implemented

Coordination with the
Army Corps is required
during the development
review process.

Implementation Action: As sensitive lands are identified and determined to
be inappropriate for development, the land should be zoned as Open Space
0-1 as per Chapter 22E of the Weber County Zoning Ordinance.

Policy: Weber River Floodplain Setback

The Weber River floodplain, wetland areas associated with the meander
corridor, and streamside vegetation should be protected from
development. A setback of 100’ from the high water line on either side of
the river, as determined by the County Engineer, is recommended. As
development occurs, public trails for bicycles, pedestrians, and horses may
be provided within the setback and with property owner approval, and if
properties are purchased or donated, parks and open spaces can be
developed for recreational and educational purposes.

Not implemented

Through the CRMP
process the Planning
Commission desired to
not specify this setback as
it makes lands
undevelopable.

Implementation Action: Require a 100 foot setback from the high water
line on either side of the river, as determined by the County Engineer.

e Following p. 4-4 are the following maps:
o Slope Analysis Map, Showing the slopes of the area.
o General Soils Map, showing soil formations.
o Hydric Soils Map, showing very wet soils.
o Priority Streams and Flood Plain Map.
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Chapter 5, Possible Implementation Tools (p. 5-1)

e p.5-1-p.5-10: these pages offer the following possible implementation strategies and tools:

Possible implementation strategies and tools: Status:

Not implemented.

New geologic hazards
ordinance addresses
liguefaction for critical
service facilities only.

Sensitive Land Overlays

Purchase and Sellback or Leaseback Not implemented.

Transfer of Development Rights (TDR) Not implemented.

Not intended to be
implemented by County.

United States Department of Agriculture Programs
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Weber County Housing Assessment and Plan 2012-2014
(Moderate Income House Element)

Note: The housing assessment and plan was a cooperative plan from multiple participating jurisdictions
and consequently takes a more macro approach to housing in the County. This outline will only cover
those sections specific to unincorporated Weber County — and will emphasize the Western Weber
planning area over Ogden Valley planning area. To get a more thorough sense as to why the objectives
for the unincorporated area are what they are a more thorough review of the entire plan may be
necessary. The entire plan can be found here: http://www.webercountyutah.qgov/planning/plans.php.

Section 1, Executive Summary (p. 3 — p. 14). The executive summary comprehensively addresses the
details of the plan. On page 12 it emphasizes the follow key findings/goals:

Goal 1: Seek to maintain the quality of existing single-family housing stock and
affordable homeownership opportunities, by facilitating the mix of new construction and
in-fill in keeping with neighborhood design standards and community sustainability.

Goal 2: Seek to maintain the overall quality of existing multi-family housing stock and
affordable rental housing opportunities, by facilitating the mix of new construction and
in-fill in keeping with neighborhood design standards and community sustainability.

Goal 3: Seek to update and/or put in place the necessary tools enabling the community
to track the: 1) mix of existing housing stock, 2) the condition of existing housing stock,
3) delivery of existing housing education made available to the public, 4) the availability
of local resources enabling single- and multi- family rehabilitation and/or new
construction which facilitates access and affordability for special needs populations.

Goal 4: Seek to monitor market data and barriers over time for all housing sectors to
assure prioritization and implementation in keeping with moderate income housing plan
compliance every two years.

Section 2, Demographics, Economic and Housing Study Element (p. 15)

e p.15-p. 21: Offers a comparative analysis of demographic trends, primarily based on US
Census data between 2000 and 2010, including population changes and shifts within the
county, household changes, age, household sizes, and minority ratios. Key points for the
unincorporated County area (Ogden Valley not separated from Western Weber):

1.6 percent population increase.

10.7 percent household increase.

11.4 percent population over 65 years.

27 percent under 19 years.

O O O O

Average household size of 3.08 people.

l4|Page


http://www.webercountyutah.gov/planning/plans.php

o 7.3 percent minority population
e P.22-p. 41: Offers an in depth analysis of economic and employment trends as they
primarily relate to housing choices throughout the County. Key points for the unincorporated
County area (Ogden Valley not separated from Western Weber):

o There is very little distribution of affordable housing in the unincorporated area.

o There was an additional 1,315 dwelling units added in the unincorporated areas
between 2000 and 2010.

10.7 percent increase in owner occupied dwelling units.

40.6 percent change in renter occupied dwelling units.

60.6 percent reduction for single-family home sales price and 63.9 percent reduction in
condominium sales prices.

o The unincorporated areas of the county need to add 145 “extremely low income”
housing units, 265 “very low income” housing units, and 344 “low income” housing units
in order to offer fair housing market opportunities across these incomes within the area.

e p. 42 -p. 52: Offers economic, housing and demographic trends specific to Unincorporated
Weber County (Ogden Valley not separated from Western Weber). Key points are:

o Since 2004 unincorporated Weber County has issued 693 permits for single-family
homes, 102 condominiums, 6 apartments and 10 cabins.

o New home construction has fallen from a high of 257 units in 2005 to 20 units in 2011, a
decline of 92 percent.

o Of the 325 homes sold between 2005 and 2011 about 16 percent of all homes sold were
affordable to the moderate income household.

= 54 were affordable to households at 80 percent AMI.
= Seven were affordable for low income households (2.2 percent).
o Of the 112 condominiums sold between 2005 and 2011 about 50 percent were
affordable to moderate income households
= 19 percent were affordable to low income households.
=  Without condominiums as a housing alternative housing affordability in
unincorporated Weber County is reduced.

o From 2005 to 2011, housing prices in unincorporated Weber County have fallen from

above $300,000 to $258,000.
=  Short sales account for about 11 percent of all home sales in the past between
2007 and 2011 (pushing median sales price down).

o Maps 3-6 (p. 49 — p. 52) show the distribution of affordable single-family housing and
rental housing in unincorporated Weber County as well as minority owner and renter
occupied units. Minorities own 109 homes and rent 27 rental units. These maps have
specific data for Western Weber planning area.

Section 3, Community Assessment and Plan (p. 134)

e p. 134 - p. 141: Offers discussion and finding points related to the following subjects:
neighborhood stabilization, housing education opportunities, multi-family development and
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housing opportunities, housing for persons with special needs, homeless and domestic violence

victims, housing for the disabled, elderly housing, persons being released from incarceration,

youth aging out of foster care, and implementation of new housing-based policies and

ordinances. Perhaps the most relevant to the unincorporated areas statement is:

Weber County and participating jurisdictions recognize that while there appears to be
an ample supply of affordable housing stock at this time in most areas, that the need
for the creation of new diversified housing opportunities in strategic locations will still
be needed to serve moderate-, low- and very-low income households as the

community continues to grow.

e p. 141 - p. 144: Outlines the housing plan, goals, and objectives generally applicable to the

entire County. They are as follows:

County-Wide Goals, Objectives, and Policies:

Status:

Goal 1: Single Family — Seek to make the improvement and maintenance
of existing single family housing stock a priority; while facilitating new in-
fill construction in keeping with neighborhood design standards and
community sustainability.

Objective 1.1: Determine the current mix and condition of 1-4 unit owner
and non-owner occupied single family housing types located within each
participating jurisdiction.

Policy 1.1.1: Within one year of plan adoption, accurately inventory and
map in-fill lots and 1-4 unit owner and non-owner occupied single family
housing stock by type, price, square footage and condition into a usable
data base to determine target housing type(s) for programmatic focus in all
participating jurisdictions.

Policy 1.1.2: Review and adopt design standards, explore financial and
technical assistance resources and partnerships to leverage for renovation
or build out of new housing of the target type(s) while promoting housing
choice and maintaining affordability.

Goal 2: Multi-Family — Seek to maintain the overall quality of existing
multi-family housing stock and affordable rental housing opportunities, by
facilitating the mix of new construction and in-fill in keeping with
neighborhood design standards and community sustainability.

Objective 2.1: Within one year of plan adoption accurately inventory and
map in-fill lots and multi-family housing stock by type, rental rate, square
footage and condition into a usable data base to determine target housing
type(s) for programmatic focus in all participating jurisdictions.

NA.

Applicable for urban
jurisdictions.

Weber County supports
the Housing Authority.

Geogizmo offers most of
these mapping
capabilities.

Weber County supports
the Housing Authority.

This goal is partial
executed with the
adoption of the new
cluster subdivision code.

NA

Weber County supports
the Housing Authority.
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Policy 2.1.1: Encourage enactment of a program like or similar in scope to
the Good Landlord Program and review city ordinances to assure the ability
to enforce maintenance of these facilities as a long term community asset in
participating jurisdictions.

Objective 2.2: Preserve and maintain existing multi-family properties,
promote in-fill and new site development in keeping with local market
demand, neighborhood design standards and community sustainability.

Goal 3: Tools — Participating jurisdictions will take action to implement on
the following coordinated research and planning tools, including: land use
mapping, form based ordinance assessments, housing stock inventory and
condition, rehab and in-fill design standards, consideration of future
‘visitability’ policies related to subsidized housing, creation of a bilingual
housing resource and referral marketing materials, upgrading the WHA
web-site and setting up municipal web-sites linkages to ease access to
information by the general public.

Goal 4: Monitoring — Participating jurisdictions will continue to monitor
market data for all housing sectors, regulatory barriers and RDA project
proposal priorities every two years and update the moderate income
housing plan as needed for state reporting compliance.

Not implemented.

Ongoing.
Land use mapping is
ongoing.

Form based codes have
not been implemented.

Weber County supports
the Housing Authority.

Weber County supports
the Housing Authority.

e p. 145 —p. 149: Offers an overview of federal, state, and local resources, including private and
nonprofit partners that could be useful to help implement the plan’s goals, objectives, and

implementation strategies.

e p. 152: Offers Unincorporated Weber County’s Individual Plan for West Central Weber County.
The goals and implementation strategies for West Central Weber are as follows:

West Central Weber Goals and Implementation Strategies:

Status:

Goal 1: Maintain the quality of existing single family housing stock and
affordable homeownership opportunities.

Implementation Strategies: facilitate a mix of new construction in keeping
with neighborhood design standards and community sustainability; support
the Weber Housing Authority in re-establishing an emergency home repair
program to assist in housing maintenance for moderate to low income
home owners.

Ongoing.

Incomplete and/or
ongoing.

Subdivision and cluster
codes offer neighborhood
design standards. Cluster
code offers smaller lot
sizes conducive to smaller
home styles.
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Goal 2: Maintain the quality of existing multi-family housing stock and
affordable rental housing opportunities.

Implementation Strategies: facilitate a mix of new construction in keeping
with neighborhood design standards and community sustainability;
encourage the development of urban housing development in nodes;
develop cluster and node ordinances that will allow for mixed type of
housing choices in compact areas consistent with the General Plan locations
to preserve the remaining agricultural lands and open spaces and develop
and adopt design standards for the nodes and mixed use communities.

Goal 3: Provide housing choices in neighborhoods that will allow residents
to live in the same neighborhood for their entire life-cycle.

Implementation Strategies: support the Weber Housing Authority’s role in
developing mixed use housing projects resulting in additional housing
opportunities; where mixed use development occurs provide a variety of
housing types and investigate the potential for adding accessory dwelling
units as an allowed use in the zoning ordinance.

Goal 4: Update and or put in place the necessary tools enabling the
community to track the:

1) mix of existing housing stock, 2) the condition of existing housing stock,
3) delivery of existing housing education made available to the public, 4)
the availability of local resources enabling single and multi — family
rehabilitation and or new construction which facilitates access and
affordability for special needs populations.

Implementation Strategies: maintain land use inventory maps and analysis
to track land use and housing and the transitioning of various land uses;
establish a mechanism to track housing condition of the existing housing
stock, including multifamily and single family residences and conduct a
survey of how other communities are tracking their housing stock in order
to determine the most efficient and effective way to track housing stock
and condition in unincorporated Weber County.

Goal 5: Seek to monitor market data and barriers over time for all housing
sectors to assure prioritization and implementation in keeping with
moderate income housing plan compliance every two years.

Implementation Strategy: conduct a housing barriers analysis as part of the
two year update of the moderate income housing plan. Coordinate this
effort with the Weber Housing Authority.

Ongoing.

Partially completed with new
cluster subdivision code —
including increased density in
exchange for affordable
housing. PRUD code allows
mixed use development.

Higher density “nodes” are not
supported by the West Central
Weber General Plan.

Ongoing.

Not implemented — or
implemented only by
PRUD.

Weber County supports
the Housing Authority.

Ongoing.

Weber County supports
the Housing Authority.

Generally offered through
ongoing land use and
development.

Weber County supports
the Housing Authority.

Not implemented.

Not implemented.
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e p. 154 —p. 155 offers additional County-wide goals:

Additional County-wide Goals: Status:

Collaboration of Housing Goals: continue to have collaboration between
Weber County and the cities within the county to accomplish common Ongoing.
housing needs and goals.

Single Family Housing Goals: preserve existing housing stock and conduct

infill development as a primary focus; work with local jurisdictions to NA.

develop new outreach materials for rehabilitation; explore partnerships to

leverage available resources to expand program impact via Home Depot This implementation is
203K, financial institutions, foundations and municipal funding strategies more appropriate for
and create a Volunteer Service Programs; and map future infill and re-use urban areas.

sites.

Multi-Family Housing Goals: Promote Fair Share Housing and work on
geographic de-concentration and project set asides to address future
demand/needs for housing affordable to households at 30 percent of AMI
and seek to collectively support applications and provide funding for
priority community-wide housing development activities to meet future
market demand and identify priority projects for next one to five years for
households at 40 to 80 percent of AMI.

Weber County supports
the Housing Authority.

Miscellaneous Additional Goals: Utilize collaboration and sustainability as a
driving implementation force; conduct housing dispersion, commercial
nodes and land use mapping for Master Planning analysis; use life-cycle
philosophy; conduct roof-top surveys; establish educational resources in
English and Spanish hosted centrally by Weber County Housing Authority;
use a “put a face on it” strategy as a community education and marketing
campaign; jointly sponsor education initiatives through local municipal
councils; consider implementation of Good Landlord Program and seek to
monitor market data and barriers over time for all housing sectors to assure
prioritization and implementation in keeping with moderate income
housing plan compliance every two years.

Weber County supports
the Housing Authority.

Section 4, Appendices (p. 187 — p. 212): The appendices offer a 10 year plan implementation matrix,
documents stakeholder interviews, provides planning forms and offers additional resource materials to
help execute the housing plan.
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