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Synopsis 

Application Information 
Application Request: Consideration and action for a conditional use request for Terakee Farm, a 232 unit 

Planned Residential Unit Development.      
Type of Decision: Administrative 
Agenda Date: Tuesday, November 15, 2016 
Applicant: Harold P. Eborn Family Protection Trust, Harold H. McFarland & Marva C. McFarland, 

Trustees, and Brad Blanch 
Authorized Representative: Brad Blanch 
File Number: CUP2016-19 

Property Information 
Approximate Address: 700 North 3600 West   
Project Area: 158.1 acres 
Zoning: A-2 
Existing Land Use: Vacant 
Proposed Land Use: Residential 
Parcel ID: 15-028-0001, 15-028-0005, 15-028-0006, 15-028-0019, 15-028-0039, 15-028-0046, 15-028-

0047, 15-028-0049 
Township, Range, Section: T6N, R2W, Section 9  

Adjacent Land Use 
North: Agriculture South: Agriculture 
East: Agriculture West:  Agriculture 

Staff Information 
Report Presenter: Ronda Kippen 
 rkippen@co.weber.ut.us 
 801-399-8768 
Report Reviewer: SM 

Applicable Ordinances 

 Title 101, Chapter 1 General Provisions, Section 7, Definitions 
 Title 104, Zones, Chapter 7 Agricultural A-2 Zone 
 Title 108, Chapter 1 Design Review 
 Title 108, Chapter 4 Conditional Uses 
 Title 108, Chapter 5 Planned Residential Unit Development 
 Title 108, Chapter 8 Parking and Loading Space, Vehicle Traffic and Access Regulations 

Summary and Background 

The Planning Division recommends approval of the conditional use request for Terakee Farm, a Planned Residential Unit 
Development (PRUD) located at approximately 700 North 3600 West in West Weber. The proposal is a master planned 
project consisting of 232 units (see Exhibit A for the project narrative & Exhibit B for the conceptual plan). The proposed 
development is zoned A-2 Zone.  The authorized representative is currently under contract to transfer the property into one 
ownership prior to moving forward with the actual development of the PRUD as required in the Uniform Land Use Code of 
Weber County (LUC) §108-5-6-(a).   

The PRUD will be a two-phased development consisting of 206 single family lots ranging in size from 5,454 square feet to 
74,847 square feet and 26 Accessory Dwelling Units (see Exhibit B for the conceptual PRUD layout).  The proposed PRUD 
will offer a variety of housing options (see Exhibit C) and includes approximately 69.5 acres of open space.  The open space 
accounts for approximately 43.95% of the total project boundary area.  The open space will include an extensive pathway, a 
neighborhood park, a Community Center, a Farmer’s Market, two large agricultural parcels, an equestrian barn and outdoor 
riding arena as well as multiple other agricultural outbuildings.  The applicant is requesting a 50% bonus density based on 
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preserving 50 acres or more as an agricultural parcel.  With the 50% bonus, the applicant will be able to add an additional 
77 units to the 155 base units for an overall density of 232 units. 

The proposed development is considered an “agro-community” which has been gaining popularity across the country and if 
approved, Terakee Farm will be the first agro-community in Weber County.  The idea of the agro-community is to enable 
residents of Weber County the opportunity to be a part of a sustainable and health centered community.  The residential 
lots will be surrounded by a park, river trails, an equestrian barn and two “in use” agricultural parcels that will provide fresh 
seasonal produce for the community. The development is modeled after the “Agritopia” development in Gilbert, Arizona.   

The applicant would now like to move forward with the development process and has submitted the required information 
as outlined in LUC §108-5 for consideration and approval of the proposed PRUD which is listed as a “Conditional Use” in the 
A-2 Zone.  Conditional use permits should be approved as long as any harmful impacts can be mitigated. The LUC already 
specifies certain standards necessary for mitigation of harmful impacts to which the proposal must adhere. To ensure that 
the natural environment is preserved to the greatest possible extent, the Planning Commission, subject to the reviews and 
recommendations of the required public agencies, must review and approve the general site and architectural design of the 
building, the layout of the parking areas and the landscaping.   

Analysis 

General Plan: The proposal conforms to the West Central Weber County General Plan by supporting agriculture and 
encouraging residential cluster style development with a minimum 30% open space.   

Zoning: The subject property is located in the Agricultural A-2 Zone.   

The purpose and intent of the A-2 zone is identified in the LUC §104-7-1 as:   

“The purpose of the A-2 Zone is to designate farming areas where agricultural pursuits and the rural environment should be 
promoted and preserved.” 

Lot area, frontage/width and yard regulations:  The purpose and intent of a Planned Residential Unit 
Development (PRUD) is intended to “allow for diversification in the relationship of various uses and structures to 
their sites and to permit more flexibility of such sites and to encourage new and imaginative concepts in the 
design of neighborhood and housing projects in urbanizing areas.”  The proposed PRUD utilizes the allowed 
flexibility to create neighborhoods with lots ranging in size from 0.12 acre lots to 1.71 acre lots and sized to 
accommodate single family homes.  Twenty six “medium sized” lots will be designed to allow for up to one 
“Carriage House” or accessory dwelling unit per building lot.  Any approved “Carriage House” must have a 
minimum livable area of 400 square feet.   
 
The proposal includes the following minimum single family development standards (see Exhibit D): 

 Typical Small Lots (60’ in width & 100’ in depth): 
Front Yard:  20 feet 
Side Yard:  5 feet 
Rear Yard:  5 feet  

 Typical Lots (80’ in width & 100’ in depth, lots 108-135): 
Front Yard:  20 feet 
Side Yard:  10 feet 
Rear Yard:  5 feet  

 Typical Medium Lots (80’ width & 120’ in depth): 
Front Yard:  20 feet 
Side Yard:  10 feet 
Rear Yard:  5 feet 

 Maximum Building Height: 
o Single Family: 35’  
o Mixed Use:  35’ 
o Accessory Structures: 35’ 
o Equestrian Barn: 45’ 

The proposal includes the allowance for the housing of agricultural animals and horses to be limited to Lots 175-
206 as size permits.   
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Based on the allowed flexibility of a PRUD, the proposed layout, lot configurations and lot sizes are acceptable.  
In order to provide clear site standards at intersecting streets throughout the development, staff recommends 
adding to the minimum setback standards on the final subdivision plats a setback for “Side, facing street corner 
lot”.  This setback should, at a minimum, match the proposed front yard setback of the applicable 
neighborhood.  A condition of approval has been added to staff’s recommendation to ensure the additional 
“Side, facing street corner lot” setback standard is added to the final subdivision plats for review and approval.   

It is anticipated that during each individual phase, the County review agencies will be able to more thoroughly 
vet the preliminary and final development details to ensure adequate measures have been taken to mitigate any 
potential harmful impact to the surrounding areas.   

Conditional Use Review: The proposed PRUD is conditionally allowed in the A-2 zone.  A review process has been outlined 
in LUC §108-4-3 to ensure compliance with the applicable ordinances and to mitigate anticipated detrimental effects.  As 
a requirement of the conditional use permit, the applicant has provided a “Will-Serve Letter” from Taylor West Weber 
Water Improvement District and Central Weber Sewer District (see Exhibit E) for culinary and waste water services.  The 
applicant during the subdivision phase will be required to provide proof of secondary water availability.  The applicant 
has provided the required material to facilitate a thorough review of the proposed project including the project narrative, 
vicinity map, conceptual layout, and proposed landscaping and lighting for the development.   

The general requirements for consideration by the planning commission for the proposed planned residential unit 
development include items such as the architectural design of buildings and their relationship on the site and 
development beyond the boundaries of the proposal; 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; the landscaping and screening as related to the proposed uses within the development and as a means of its 
integration into its surroundings; lighting and the size, location, design, and quality of signs if any; 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; and the demonstrated ability of the applicant to financially carry out the proposed project under total 
or phase development proposals within the time limit established.   

The majority of these considerations will be addressed in the design review portion of staff’s analysis of the proposal.  
The applicant will be required to provide a cash escrow to be held by Weber County for the improvements within the 
development.  If the Planning Commission would like the developer to provide proof of financial feasibility for the 
development, a condition of approval will need to be added to request the additional information for review.   

Design Review: The proposed conditional use mandates a design review as outlined in the LUC §108-1 to ensure that the 
general layout and appearance of the development shall not impair the orderly and harmonious development of the 
neighborhood nor impair investment in and occupation of the neighborhood.  As part of this review, the Planning 
Commission shall consider the relevant standards for the proposed conditional use and impose conditions to mitigate 
deficiencies where the plan is found deficient.  The standards for consideration are as follows:   

1) Considerations relating to traffic safety and traffic congestion. The proposal includes access from the 
existing County road identified as 3600 West and will provide a future stubbed road to the adjacent 
property to the northwest of the development to provide for traffic circulation and facilitate connectivity 
for future development.   Due to the natural habitat of the surrounding land, additional roads are not 
being required to be stubbed at this time.  The applicant has received preliminary feasibility from the 
Weber Fire District for the proposed development. The applicant will need to adhere to the 
requirements of the Fire Marshal during the subdivision process.  The applicant will also need to work 
with the Weber County Commission and Weber County Engineering Division regarding the access along 
3600 West.  A condition of approval has been included in staff’s recommendations to ensure adequate 
access is created during the subdivision process.    

Parking: Terakee Park is surrounded by residential building lots and is considered an open space 
amenity to the community within the Terakee Farm PRUD.  The park is within walking distance of 
the majority of the development.  Parking has not been provided for the park; however, 
according to LUC§108-8-5 “The Planning Commission may adjust parking standards if it is 
determined that unusual or unique circumstances or conditions relating to the operational 
characteristics of the use exist in a manner or to such a degree that such adjustment is equitable 
and warranted.” Parking for the park may not be necessary due to the park being more of a 



 Page 4 of 27 

 

“neighborhood park” instead of a community park; however, measures may need to be 
addressed to ensure that parking along the County roads for the use of these amenities is 
discouraged.   

Accessory non residential uses are allowed for PRUD’s of 100 units or more to provide necessary 
services to the residents of the development.  The mixed use lots have been identified as Lots 98, 
109, 110, 111, 112, 113, 114, 124, 145, 158, 159 and 174.  These lots will be used for commercial 
uses on the main floor with optional living space on the second floor.  During the preliminary 
subdivision process, the applicant will identify what service oriented businesses should be 
allowed that will benefit the community.  This will be an essential part of the preliminary design 
to ensure adequate lot size and adequate parking will be accounted for during the early 
development process.  Additional parking details will be necessary as the commercial uses are 
developed and will be addressed during the design review process for each of these units.  The 
Planning Division feels that a condition of approval that would restrict such uses as 
manufacturing, industrial and auto repair should be considered due to the close proximately of 
the adjacent property owners; therefore a condition of approval has been added to staff’s 
recommendations.      

The applicant is proposing as part of the PRUD that all housing units within the development will 
be able to be used in whole or in part (such as lockout sleeping rooms) for nightly and/or 
monthly rentals.  This is an option that is allowed in PRUD’s and if granted must be noted on the 
final subdivision plat.  A condition of approval has been added to staff’s recommendation to 
ensure that a note is added to the final subdivision plat stating the development has been 
approved for nightly rentals.   

As part of the PRUD proposal, the applicant has also requested to have the ability to locate 26 
“Accessory Dwelling Units” (ADU’s) or Carriage Houses on the medium sized lots.  The specific 
lots have not been identified yet, but will need to be identified during the preliminary subdivision 
process to ensure adequate lot area for the primary dwelling and for the ADU as well as the 
additional parking that will be required for the ADU.   

Adequate parking will need to be shown on the preliminary subdivision plan for the Community 
Center and Farmer’s Market as well as any parking that may be necessary for the indoor and 
outdoor riding arena’s which will be necessary to accommodate the unloading and loading of the 
animals in these areas of the development.  Due to the agricultural nature of the riding arenas 
and agricultural structures, hard surface parking is not required.   

The Planning Commission may impose a condition that there be additional parking areas to 
ensure that on street parking does not create hazardous traffic conditions and congestion as a 
condition of approval if deemed necessary.    

2) Considerations relating to outdoor advertising. The applicant has provided details for the ground 
entrance monument for Terakee Farm including the proposed planting material table (see Exhibit F).  
The building materials for the entry sign will be weather resistant steel and wood based products. The 
applicant has not proposed any additional signage or outdoor advertising as part of the application. Since 
we have not received sufficient information regarding the architectural style, business type, landscaping 
and parking for the lots that have been identified as having the potential for mixed use, these lots will be 
required to go through a separate design review application to review outdoor advertising, landscaping 
and parking for the structures.  If the developer would like to have any signage within the development, 
a signage plan will need to be submitted for review and approval prior to installation of any signage 
outside of the typical required traffic signs.    

Lighting: The applicant is currently pursuing certification with the International Dark Sky 
Organization for lighting and environmental preservation; therefore, lighting within this 
development is being proposed to be night sky compliant.        

3) Considerations relating to landscaping, screening and buffering. The applicant has on a conceptual 
level addressed the areas in the development that will be landscaped.  Staff feels that the landscaping, 
screening and buffering requirements of the Design Review as outlined in LUC §108-1-4(3) by 
surrounding the small and medium lots with large productive agricultural parcels that will act as a buffer 
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to the adjacent agricultural parcels.  The larger lots will be similar in size to those building lots outside of 
the PRUD and should not require any buffering or screening from the adjacent properties.  Additional 
landscaping plans will be included in the preliminary and final subdivision design for the Terakee Park 
area and will be further evaluated at that point in the process.    

4) Considerations relating to buildings and site layout. The development will be done in two separate 
phases.  Phase 1 will include Lots 1-174 and will include the agricultural farm area and the neighborhood 
park.  Phase 2 will include Lots 175-206, the community center, the farmer’s market and the equestrian 
barn, indoor/outdoor riding arena and additional agricultural facilities.  The individual lot layout has been 
reviewed against the design criteria of the current zoning in the LUC §104-7and the Design Review in the 
LUC §108-1.  The lot sizes in the PRUD will vary from 0.12 acre lots to 1.71 acre lots.  The development 
areas are broken down into three development areas as follows:  

 Small Lots:  24.2 acres/128 lots 

 Medium Lots: 14.6 acres/46 lots 

 Large Lots: 33.5 acres/32 lots 

The small lots will range in size from approximately 5,454 square feet to 11,317 square feet and will be 
located in the center of the development surrounding “Terakee Park”.  The medium lots will range in size 
from approximately 10,731 square feet to 21,174 square feet and will surround the smaller lots in the 
development.  The large lots will range in size from approximately 21,819 square feet to 74,847 square 
feet.  The larger lots will be located along the northwestern side of the proposed development.   

 As mentioned earlier, the applicant has based the design of Terakee Farm after a well known agro-
community in Gilbert, Arizona known as “Agritopia”.  The applicant has provided pictures of the desired 
architectural design and standards for the homes, farm stand, and equestrian barn (see Exhibit G).  The 
building materials for the single family houses will be primarily wood-framed with brick, stone, stucco 
and/or pre-painted engineered wood products.  The equestrian barn will be constructed as shown on 
below and the indoor riding arena will be a steel beam structure.   

 

 

 

 

 

 

 

 

 

Common Area/Open Space: The general requirements for a PRUD identify the need to preserve 
common open space.  The applicant is proposing to preserve approximately 69.5 acres of agricultural 
property for up to a 50% bonus density.  The proposed layout identifies the agricultural parcels in a 
light green color and labeled as “Terakee Farm”.  A portion of this area will include the community 
center, farmers market, equestrian area and the remaining agricultural structures identified on the 
plan.  The applicant will need to provide with the preliminary plan an agricultural preservation plan for 
approval by the planning commission and record an agricultural preservation easement on the parcels 
during the final subdivision phase.      

The proposal also includes Terakee Park in the center of the development.  This area will be required 
to be dedicated upon recording following:  

Complying with the provisions of the Condominium Ownership Act, U.C.A. 1953, § 
57-8-1 et seq., as amended, which provides for the payment of common expenses 
for the upkeep of common areas and facilities.   
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Any CC&R’s will need to comply with the provisions of the Condominium Ownership Act, U.C.A 1953, 
§57-8-1 et seq. per LUC §108-5-6(d)(3) for the preservation, maintenance and ownership of the 
common area.  Prior to receiving final approval of the subdivisions, the applicant will need to provide 
to the County a copy of the proposed CC&R’s for review as well as a cash escrow to be held by Weber 
County for the proposed improvements including the amenities in the common and open space areas.  
The dedication language on the final plat will need to include language to grant ownership of the 
common area to the applicable ownership.  

5) Considerations relating to utility easements, drainage, and other engineering questions. During the 
preliminary and final subdivision process, the applicant will be required to provide civil engineered drawings 
that identify the existing and proposed topography, contour lines, stream corridors, utilities, easements and 
drainages.  The conceptual plans appear to provide adequate setbacks for the yard and stream corridor; 
however further evaluation will take place during the preliminary plan review.  The applicant will need to 
adhere to all conditions of the Engineering Division including but not limited to easements and utilities to 
and through the property, site improvements and storm water drainage.  

6) Considerations relating to prior development concept plan approval associated with any rezoning agreement, 
planned commercial or manufacturing rezoning, or planned residential unit development approval.  The proposed 
site does not have any type of development agreement associated with the property; therefore considerations 
pertaining to this portion of the code are not applicable at this time.  

Review Agencies: Due to the conceptual nature of the proposal, the Weber County Surveyor’s Office and Engineering 
Division have not reviewed the proposal.  The Weber Fire District has reviewed the proposal and has provided the 
applicant with a preliminary feasibility letter (see Exhibit H).  A condition of approval has been made part of the Planning 
Division’s recommendations to ensure that any conditions of the applicable reviewing agencies are strictly adhered to.   

Public Notice:  Public notice is not required for conditional use applications; however a courtesy notice has been 
mailed to all property owners of record within 500 feet of the subject property regarding the proposal.  

 

Summary of Planning Commission Considerations 

 Does this proposal comply with the applicable PRUD ordinance? 
 In considering the proposed planned residential unit development, the planning commission shall review and consider 

the following, as applicable: 
o The architectural design of buildings and their relationship on the site and development beyond the 

boundaries of the proposal. 
o 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. 
o The landscaping and screening as related to the proposed uses within the development and their 

integration into the surrounding area. 
o Lighting and the size, location, design, and quality of signs. 
o 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. 

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

Staff Recommendation 

Staff recommends approval of the request for a conditional use permit for Terakee Farm PRUD, a 232 unit Planned 
Residential Unit Development.  This recommendation for approval is subject to all review agency requirements and based 
on the following conditions: 

1. A “Side, facing street corner lot” setback standard shall be added to the final subdivision plats for review and 
approval.   

2. A note is added to the preliminary subdivision plan stating the single family homes within the development 
have been approved in whole or in part for nightly rentals or monthly rentals including the ability to utilize 
lockout sleeping rooms for nightly rentals.   
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3. The applicant will need to work with the Weber County Commission and Weber County Engineering Division 
regarding the access along 3600 West during the preliminary subdivision process to ensure adequate access 
to the development.   

4. The lots that have been identified as “mixed use” lots will be restricted from such uses as 
manufacturing, industrial and auto repair due to the close proximately of the adjacent property owners.      

5. Additional landscaping plans will be included in the preliminary and final subdivision design for the Terakee 
Park area and will be further evaluated at that point in the process.    

This recommendation is based on the following findings: 
1. The proposed subdivision conforms to the West Central Weber County General Plan.   
2. With the recommended conditions, the proposal complies with the applicable County ordinances.   
3. The building uses, locations, lot area, width, yard, height and coverage regulations proposed are acceptable as 

shown on the preliminary subdivision.   
4. The proposed master planned development is in conformance with the approved Zoning Development Master 

Planned.     
5. The proposal to preserve a parcel containing at least 50 acres or more may receive up to a 50% bonus density.   
6. The proposal will not be detrimental to the public health, safety, or welfare. 
7. The proposal will not deteriorate the environment of the general area so as to negatively impact surrounding 

properties and uses. 
 

Exhibits 

A. Project Narrative 
B. Terakee Farm PRUD Conceptual Plan 
C. Proposed Architectural Housing Renderings 
D. Proposed Lot Layout & Setbacks 
E. Feasibility Letters 
F. Entrance Monument and Planting Legend 
G. Architectural Photos of Proposed Development 
H. Fire Preliminary Feasibility 

Location Map 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Subject Property 



 Page 8 of 27 

 

Exhibit A-Project Narrative 
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Exhibit A-Project Narrative 
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Exhibit A-Project Narrative 
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Exhibit A-Project Narrative 
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Exhibit A-Project Narrative 

 



 Page 13 of 27 

 

Exhibit A-Project Narrative 
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Exhibit A-Project Narrative 
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Exhibit A-Project Narrative 
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Exhibit A-Project Narrative 
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Exhibit A-Project Narrative 
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Exhibit A-Project Narrative 
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Exhibit B-Terakee Farm PRUD Conceptual Plans  
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Exhibit C-Housing Options 
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Exhibit D-Lot Standards 
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Exhibit E-Feasibility Letter 
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Exhibit E-Feasibility Letter 
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Exhibit F-Entrance Monument & Landscaping Details 
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Exhibit G-Architectural Pictures 
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Exhibit H-Fire Preliminary Feasibility 
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Exhibit H-Fire Preliminary Feasibility 

 


