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

	


Synopsis
Application Information
Application Request:	Consideration and action on ZTA 2018-01, a request to amend the General Plan Zoning Map, Future Land Use Map, M-1 Zone text amendment to remove single-family dwellings from the list of permitted uses, and to amend pages 2-2, 2-6, and 2-15 of the General Plan.

Consideration and action on ZTA 2018-02 a request to change the zoning in areas along 900 South at 7500 West to 8300 West from M-1 to A-2, and to rezone a 15.75 acres parcel from A-3 to A-2 Zoning
Agenda Date:	Tuesday, June 12, 2018
Applicant:	John Price
File Number:	ZTA 2018-01, ZTA 2018-02
Property Information
Approximate Address:	7900 West 900 South
Project Area:	356.83 Acres
Zoning:	The area is currently Manufacturing (M-1) and the proposed area will become Agricultural (A-2) Zoning. Including an area that is currently A-3 that is proposed to become A-2 zoning.
Existing Land Use:	Agricultural/Residential
Proposed Land Use:	Agricultural/Residential
Parcel ID:	10-037-0009, 10-037-0010, 10-037-0032, 10-037-0037, 10-037-0041, 10-037-0042, 10-043-0010, 10-066-0001. 10-048-0027, 10-048-0029. 
Township, Range, Section:	T6N, R3W, Sections 15, 22
Adjacent Land Use
North:	Residential/Agricultural	South:	Residential/Agricultural
East:	Residential/Agricultural	West: 	Residential/Agricultural
Staff Information
Report Presenter:	Felix Lleverino
	flleverino@co.weber.ut.us
	801-399-8767
Report Reviewer:	CE
Applicable Ordinances
Title 102, Chapter 5 (Rezone Procedures)
Title 104, Chapter 7 (Agricultural A-2)
Title 104, Chapter 8 (Agricultural A-3)
Title 104, Chapter 22 (Manufacturing M-1)
Proposal History
This proposal was presented before the Western Weber Planning Commission as a Work Session Item on the evening of Tuesday, May 8, 2018. In that meeting, it was stated by a member of the commission to include a 56.89-acre parcel that is on the south side of 900 South Street with this proposal to prevent negative effects that may impact residential uses.
Legislative Decisions
When the Planning Commission is acting as a recommending body to the County Commission, it is acting in a legislative capacity and has wide discretion. Examples of legislative actions are general plan, zoning map, and land use code amendments. Legislative actions require that the Planning Commission give a recommendation to the County Commission. For this circumstance, criteria for recommendations in a legislative matter require compatibility with the general plan and existing ordinances.
Background
The applicant is requesting approval to rezone property located at approximately 7900 West 900 South (In West Warren Area) from its existing Manufacturing (M-1) Zone to the Agricultural (A-2) Zone. This proposal also includes a proposal to amend the Weber Central Weber General Plan Map (see exhibits B and C). The landowners in the area have expressed agreement with the rezone for circumstances that include the desire to create a zoning area that is representative of the current land uses and the future land uses that the owners wish to pursue. 
The Weber County Planning Division recommends text amendments to pages 2-2, 2-6, and 2-15 of the General plan regarding the total acreage of M-1 area, and the verbiage related to allowing residential uses within the M-1 Zone. Further, the planning staff recommends a text amendment to the Uniform Land Use Code of Weber County, Utah (LUC) LUC §104-22-2 (47) to remove single-family dwelling as a permitted use within M-1 Zone as currently recommended by the general plan
The current land area that is designated as M-1 zoning amounts to 1103.24 acres. The area that is proposed to be rezoned amounts to 356.83 acres. Thereby reducing M-1 total area to 746.41 acres.
This application also includes a proposal to rezone a 15.75-acre parcel from A-3 to A-2 (see the Area Map and Exhibit C). The applicant is requesting this rezone for the purpose of providing an area that will be developed as part of a future cluster subdivision.
The current land area that is designated as A-3 zoning amounts to 12,382.05 acres. The area that is proposed to be rezoned amounts to 15.75 acres. Thereby reducing A-3’s total area to 12.366.3 acres. 
Summary of Planning Commission Considerations
Section 102-5-3 (Approval criteria) of the Weber County Land Use Code states:
“To promote compatibility and stability in zoning and appropriate development of property within Weber County, no application for rezoning shall be approved unless it is demonstrated that the proposed rezoning promotes the health, safety, and welfare of Weber County and the purposes of this Ordinance. The Planning Commission and the County Commission will consider whether the application should be approved or disapproved based upon the merits and compatibility of the proposed project with the General Plan, surrounding land uses, and impacts on the surrounding area. The Commissions will consider whether the proposed development and in turn the application for rezoning, is needed to provide a service or convenience brought about by changing conditions and which therefore promotes the public welfare.”
In order to explain how the proposal meets these criteria, the County’s Land Use Code requires that the applicant provide answers to the following questions in addition to a narrative that explains the project vision:
1. How is the change in compliance with the General Plan? 
2. Why should the present zoning be changed to allow this proposal? 
3. How is the change in the public interest? 
4. What conditions and circumstances have taken place in the general area since the General Plan was adopted to warrant such a change? 
5. How does this proposal promote the health, safety, and welfare of the inhabitants of Weber County?
The applicant has provided a brief narrative describing the project vision and answers addressing these five questions (See Exhibit A for Narrative and information related to the above questions).  The planning staff has visited the site and reviewed the application in order to determine whether or not this rezone request meets the criteria. The following determinations have been made:
1. How is the change in compliance with the General Plan? 
This proposal will not change the current development plan for this area, as the current residents in the area have plans to develop the land in a manner is more consistent with A-2 zoning.
2. Why should the present zoning be changed to allow this proposal? 
The uses in this area have remained consistently residential and agricultural since M-1 Zoning was enacted.
3. How is the change in the public interest?
The planning staff has determined that the rezone request is in the public interest for the following reasons:
· Current uses within this area are more consistent with A-2 zoning.
· Following approval of a text amendment to the General Plan and the Land Use Code to remove single-family dwelling as a permitted use within the M-1 zone and to avoid non-conforming uses within the M-1 zone, this rezone is in the public interest. 

4. What conditions and circumstances have taken place in the general area since the General Plan was adopted to warrant such a change?
Since the West Central Weber General Plan was adopted the uses have remained residential and agricultural. The landowners are not interested in pursuing manufacturing-related activities.
5. How does this proposal promote the health, safety, and welfare of the inhabitants of Weber County?
The planning staff has determined that this rezone request promotes the health, safety, and welfare of the inhabitants of Weber County in the following ways:
· Rezoning of this area will remove the possibility of light manufacturing being pursued in close proximity to agricultural and residential uses.
· A rezone would allow for residential uses to be enhanced and give the owners an opportunity to expand residential uses.
· The rezone would protect residents from nuisances that could result from manufacturing uses.
Staff Recommendation
Staff recommends approval of ZTA 2018-01, a request to amend the General Plan Zoning Map, Future Land Use Map, M-1 Zone text amendment to remove single-family dwellings from the list of permitted uses, and to amend pages 2-2, 2-6, and 2-15 of the General Plan.

Staff recommends approval of ZTA 2018-02, a request to change the zoning in areas along 900 South at 7500 West to 8300 West from M-1 to A-2, and to rezone a 15.75 acres parcel from A-3 to A-2 Zoning. This recommendation is based on the following conditions:
1. The legal descriptions of each property to be rezoned must be provided at the time of County Commission approval.
Exhibits
Application and project narrative
[bookmark: _GoBack]General Plan Zoning Map
General Plan Zoning Map Amendment
Future Land Use Map
Future Land Use Map Amendment
General Plan Text Amendments
Land Use Code Text Amendment








Map 1	
[image: ]A-3 to A-2
M-1 to A2
Rezone Areas
































[image: ]Exhibit A
[image: ][image: ][image: ][image: ]


Exhibit B

[image: ]

Exhibit C
[image: ]
Exhibit D
[image: ] 
Exhibit E
[image: ] 

Exhibit F
[image: ] 

 [image: ] [image: ] [image: ]


Exhibit E
[image: ]


image4.png
Weber County Zoning Map Amendment Application
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Project Narrative (continued.
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Authorized Representative Affidavit
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West Central Weber County General Plan

Table 2-1, indicates the various land uses within West Central Weber County and the
‘approximate number of acres allocated to each. Inthe case of the mixed residential/agricultural
land mentioned above, only a one-acre site where the residence actually occurs is recorded as
residential. The remaining parcel is counted as agricultural. Land uses are shown on Map 2-1
— Existing Land Use.

Table 21
Land Use Categories, Sizes, and Percent of Total

Land Use Category Acres Percent of Total Acres
Residential 2,839.00 029%
Commercial 272 000027%
Manufacturing 20:225.0019,868.00 24%.20%
Institutional 39.50 000394%
Parks and Recreation 575 000058%
Agricultural 28:416.0028,473.00 29% 30%
Pubiic Lands 4468200 45%
Public Utiities 14.06 .0001422%
Other

Total 98,624.00 (rounded) _ 100%

Residential Uses
Currently, there are 1318 single-family residential units. This includes 2 duplexes and 28
manufactured housing units, one of which is a single wide mobile home.

Housing Condition
During the ‘wind shield" survey
completed by Weber County Planning
Staff for the land use inventory,
housing condition information was also
gathered.  Three categories were
used: good, average and poor.
Detailed or interior inspections were

not completed, however certain criteria
were set for determining the housing
condition from frontal, ~exterior|
observation. The criteria for each
category and the percent of housing in
each category are shown in Table 2-2,
which follows.
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and do not assure that the land will remain in agricultural uses, thus they do not afford the
protection of open spaces that a conservation easement or larger lot zoning would.

Commercial Zone
The only commercial properties in the area are zoned C-2 General Commercial. The C-2 zone
allows for most commercial uses including those that require large structures, whereas the C-1
commercial zone is intended more for neighborhood service-type uses. Thereare currently two
parcels located along 4700 South that are zoned general commercial (C-2).

Manufacturing Zones In which, there are
Three manufacturing zones occur in the area. Residential uses are_permitted-in-all
parcet. Some retail and wholesale operations may

alse-be permitted. The M-1 zone is enisa o light manufacturing uses such as packaging
and packing, assembly, warehousing, and other light intensity manufacturing uses.

The M-2 zone provides suitable areas for heavy manufacturing and extractive industries.
These industries may require the use or storage of combustible materials and/or other
materials that may be considered hazardous to the general public.

The M-3 zone is the largest industrial zone in the West Central Weber County area and
includes the industrial park in the vicinity of Little Mountain. Itis also a heavy industrial area
for uses related to testing and production of aeronautic equipment and the extraction of raw
materials; however, the evaporation ponds for salt extraction are not included in the M-3 zone.

Shorelines Zone

The S-1 zone appears primarily in the Warren Township area, and defines lands used for
agriculture and recreation. Its objectives are to promote land for agriculture, wildife and
recreation, conserve water and other natural resources, reduce flood and fire hazards, and
preserve open spaces and natural vegetation. The minimum parcel size is five acres, which
does allow for single-family residential dwellings. Significant portions of S-1 zoned lands occur
on publicly owned land that is managed for wildiife habitat.

Land Use and Zoning Summary

Land use and zoning are generally consistent, so there are few non-conforming uses in the
area. However, there are several zoning designations that do not meet the expectations and
vision for the area.

+ There s little in current zoning that provides protection of the rural quality and character of
the area. The dominant minimum one-acre zoning is not consistent with the primary
interest of preservation of rural character and open space, and there is no community
interest in down-zoning to 20-acre, 40-acre, or even larger lots.

« The commercial zoning is C-2, which allows for large commercial uses. The C-1zone may
be more appropriate for the scale of development envisioned by most residents of the area.

« The industrial areas allow residential development on five-acre lots. Residential uses are
not compatible with industrial uses, thus they should not be allowed in
industrialimanufacturing zones.

Land Use Element September 23, 2003 26
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Dedication to County

+ Open space is dedicated to the County.

+ Ownership and management of open space shifts to County.

+ County may develop as public open space, ie. natural park, developed park,
‘combination natural and developed, equestrian park, etc.

+ County maylease or sell open space for agricultural purposes, wildiife management,
etc. but not for other development.

+ County may retain for sale one development right (one estate property) if over 20
acres in size, with conservation easement.

+ Conservation easement is retained by a holding agency (County, conservation
organization, etc.)

Commercial Land Use
By the year 2020, the area can support somewhere between 7 and 14 acres (50,000 to 94,000
square feet) of retail commercial, neighborhood services. A commercial node, formed at the
intersection of 1200 South and 4700 West, includes mixed-use retail, small offices and
community services such s a First Response medical unit. The commercial node may begin
to serve as a “community” or “vilage” center for the area. Residential uses such as
condominiums, apartments, or senior living units are not included in the area.

Zoning for this commercial node should be C-1, which excludes most large uses, large box retail
concerns, and intense uses such as auto sales; or create a new mixed-use zone designed to
support small community center uses.

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 maximur 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

Manufacturing Land Use nder
The existing manufacturing zones in the West Central Weber County amount tojust Sver 20,000
acres, and have the potential to provide additional tax base as new development occurs in the
future. The current amount of property zoned for manufacturing (M-1, M-2, and M-3) is
adequate and should be maintained and reserved for manufacturing uses,

Policy: Industrial Development

Any new industrial uses should be directed to existing planned and zoned industrial
areas. Industrial uses that are non-poliuting 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

Land Use Element September 23, 2003 215
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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 A3, 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.

Agricultural Protection and Preservation
Agricultural preservation areas shall be retained as they currently exist.

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
athigher 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.

Trails
Bicycle and pedestrian trals are indicated along the major roads, along the Oregon Short Line
and Southern Pacific railroad tracks, along selected canals, and adjacent to the Weber River.
With the exception of trails indicated along major roads, trails are as recommended by the
Weber Pathways Committee. An equestrian trail loop system, which links to the Oregon Short
Line and utilizes the South Pacific right-of-way is indicated.

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 tis 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 tral development plans. Typical separated multi-purpose, paved
and un-paved trail cross-sections follow.

Land Use Element September 23, 2003 216
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Sec. 104-22-2. - Permitted uses.
‘The following uses are permitted in the Manufacturing Zone M-1:

(47) Single-fomily-dwelling.

Sec. 104-22-4. - Site development standards.
‘The following site development standards shall apply to the Manufacturing Zone M-1:
(1) Minimum lot area.

a. None if connected to a public sewer; 20,000 square feet otherwise.

S-single-fariy dwelhags shall require five acres.
(2) Minimum lot width: 100 feet.
(3) Minimum yard setbacks.

a. Front: 30 feet on streets of less than 80 feet in width; 50 feet on streets and highways of 80
feet or more in width.

b. Side: None except 20 feet where adjacent to a residential zone boundary and a side yard
facing a street on a corer lot-and-for single-family-dwelling.

c. Rear: None, except 20 feet where building rears on a residential zone-aad-36-feet for single-
oty duelhngs,

(4) Building height.
a. Minimum: one story.
b. Maximum: none.
¢. Maximurm: none.

(5) Lot coverage. Not over 80 percent of lot area by buildings.
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