
  

 

Synopsis 

Application Information 

Application Request: File #ZMA2023-17, an application to rezone approximately 134 acres of land located 
at approximately 500 North, 3600 West, from the A-2 zone to the R1-15 zone. 

Agenda Date: January 9, 2023 
Applicant: Heritage Land Holdings LLC. Agent: Marshae Stokes 
File Number: ZMA2023-17 
Frontier Project Link:  https://frontier.co.weber.ut.us/p/Project/Index/18945 

Property Information 

Approximate Address: 500 North, 3600 West, Unincorporated West Weber 
Current Zone(s): A-2 Zone 
Proposed Zone(s): R1-15 Zone 

Adjacent Land Use 

North: Weber River/Marriott-Slaterville South: Agricultural and Large Lot Residential 
East: Weber River/Marriott-Slaterville West: Agricultural  

Staff Information 

Report Presenter: Charlie Ewert 
 cewert@webercountyutah.gov 
 801-399-8763 
Report Reviewer: RG 

Applicable Ordinances 

§Title 102, Chapter 5 Rezone Procedures. 
§Title 104, Chapter 2 Agricultural Zones. 
§Title 104, Chapter 12 Residential Zones. 

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 a review for 
compatibility with the general plan and existing ordinances. 

Summary and Background 

This is an application for a rezone from the A-2 Zone to the R1-15 Zone. The planning commission informally 
reviewed this request and the associated concept development plan in a work session at the end of the December 
2023 planning commission meeting. At the time, the planning commission and staff offered the applicant feedback 
and recommended adjustments for the proposal. A complete staff review of the proposal was conducted a few days 
later in which staff offered the applicant formal written comments and recommendations that might help garner a 
favorable recommendation from the planning commission for the rezone.  

The applicant has been attentive at resolving concerns expressed by the planning commission and staff regarding 
the proposal. The attached revised concept plan substantially addresses review comments and recommendations. 
With a few minor adjustments and reconsiderations, staff feels the concept plan is ready for a final decision.  

The only outstanding concern that poses a possible threat to the viability of the development plan is the code’s 
limitations on development on a terminal street. 3600 West is currently a terminal street. There is provision in the 
code for allowing additional development on a terminal street as long as there is sufficient secondary emergency 
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egress provided, and as long as the terminal nature of the street is temporary. The applicant is proposing the 
construction of one emergency egress for the entire development until such time that additional land can be 
acquired to extend 700 North (or other street connections) to other existing streets in the area. 

This rezone, if approved, is recommended to be accompanied with a development agreement. Through this 
development agreement the county can modify the application of the terminal street standards to allow for the 
developer’s proposal. If egress is not specifically resolved by the development agreement then the developer will 
be restricted to 30 lots per emergency egress. This means that in order for the entire development to come to 
fruition, the developer will need several additional emergency egresses in order to comply with the code. 

Whether egress is resolved in a development agreement, or the typical code requirements are applied, it is staff’s 
determination that sufficient regulatory measures are in place or can be put in place to enable the development 
under the proposed zone. Staff is recommending approval of the rezone, with certain specific requirements being 
placed in a development agreement, as provided in the staff recommendation herein.  

Policy Analysis 

This is a proposed rezone of approximately 147.56 acres. The property is currently held as six separate parcels:  
#150280049 (42.36 acres), #150280001 (29.53 acres), #150280046 (42.58 acres), #150280006 (21.05 acres), 
#150280005 (10.42 acres), and #150280047 (1.62 acres). The applicant’s concept plan appears to also include 
another parcel, parcel #150280039 (2.18 acres), that is on the east side of the Weber River. Because the Weber 
River is the border between the unincorporated area and Marriott-Slaterville, this parcel falls within the Marriott-
Slaterville incorporated boundaries and cannot be considered as part of this application. The County has no zoning 
authority within incorporated areas. Figure 1 shows the subject parcels outlined in red.  

 

Figure 1: County Recorder’s Plat Map Depicting Exterior Perimeter of the Subject Parcels.  
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The applicant’s concept plan suggests that the subject property contains 156.5 acres. However, this review is only 
for the 147.56 acres aforementioned. If the subject parcels are found to be a different size after all appropriate 
surveying is complete, then the zoning acreage and/or density calculations herein will need to be adjusted 
accordingly.  

 

The Weber County Land Use Code has a chapter that governs application-driven rezones. The following is a policy 
analysis of the requested rezone based on the Land Use Code and best planning practices.   

 

Zoning Analysis 

The current zone of the subject property is A-2. Figure 21 displays current zoning for the area of the subject property. 
It also shows the configuration of the property within the larger context of the West Weber area. The purpose and 
intent of the A-2 zone is:  

“The A-2 Zone is both an agricultural zone and a low-density rural residential zone. The purpose of 
the A-2 Zone is to designate moderate-intensity farming areas where agricultural pursuits and the 
rural environment should be promoted and preserved where possible.”2 

 

The proposed zone for the subject property is the R1-15 Zone. The purpose of the R1-15 Zone is: 

“…  to provide regulated areas for Single-Family Dwelling uses at three different low-density levels. 
The R1 zone includes the R1-15, R1-12, and R1-10 zones. […]”3 

The proposed rezone can be observed in Figure 34, with the yellow polygon depicting the proposed R1-15 zone. 

                                                                 
1 See also Exhibit B. 
2 Weber County Code Section 104-2-1.  
3 Weber County Code Section 104-12-1. 
4 See also Exhibit C. 

Figure 2: Current Zoning Map and the Subject Parcel(s).  
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The R1-15 Zone is intended to support single-family lots that are an average of 15,000 square feet in area. The R1-
15 zone was specifically designed to support the residential directives that the Western Weber General Plan 
prescribes for this area. In addition to the creation of the R1-15 zone, following the directives of the general plan 
Weber County also adopted modifications to its previously adopted street connectivity incentivized subdivision 
standards and have since been applying the new standards to all new residential rezones. Typically, compliance 
with street connectivity incentives is voluntary. When applied to the project through a rezone development 
agreement, the county can obligate the developer to comply, and from there on the standards are compulsory.  

Connectivity incentivized development allows the developer to maintain a consistent number of lots while still 
placing streets, pathways, and open spaces where they can be most optimal given the specific site and surrounding 
area characteristics. 

Through a development agreement, the county can also apply other regulations to the project that may help soften 
the strict requirements of code if those requirements do not make sense for the specifics of the project, or strengthen 
sections of code that may not adequately govern the specifics of the project.  

Working with the applicant, planning staff have a high degree of confidence that the proposal can meet the R1-15 
zone requirements, as well as street and pathway connectivity standards. The site plan may need a few minor 
changes or reconfigurations here or there, as requested by staff, but the planning commission should be able to 
find that these changes can occur through the process of drafting a development agreement prior to final county 
commission consideration.  

If a land survey finds that the property is accurately describes as 147.56 acres, this rezone will entitle the applicant 
to 428 dwelling units. Please note that because the base acreage is different than expect by the applicant as noted 
on the concept plan, this density is also different from the applicant’s assumed maximum density of 470 lots. If the 
applicant can convince the adjoining owner of parcel number 150280019 (Terakee Farms, LLC) to join the rezone 
application, then that additional acreage can be included in the density calculation to increase the maximum density 
potential. At this time, Terakee Farms, LLC has been clear that the property should not be included in this rezone 
consideration.  Regardless, the applicant is currently only proposing up to 357 lots in the proposed development.  

Figure 3: Proposed Zoning Map and the Subject Parcel(s).  
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Exhibit D illustrates the proposed concept plan for the property. Figure 4 is omitted. Figure 55 illustrates additional 
staff-suggested details and/or amendments to the proposed concept plan that are anticipated to bring it into full 
compliance with connectivity standards. Alternatively, the applicant is encouraged to find and propose other 
satisfactory solutions.  

As can be seen, with minimal adjustments, the plan should be sufficient to provide for the conceptual nature of the 
proposal. In Figure 5, the redlines represent street connections that are needed to satisfy the 660-foot street block 
standard. The gold lines represent the pathway connections that may be needed to satisfy the 400-foot pathway 
block standard. Most of the pathways staff have outlined are already depicted on the concept plan. Staff outlined 
them with the intent to specify that these should be 10-foot wide pathways, and not typical sidewalks. Otherwise, 
the applicant is proposing typical sidewalks along all other streets. The notes written on the concept plan could be 
clarified on this point. 

Weber County Code has six general decision criteria for determining whether a rezone is merited. They are as 
follows: 

a. Whether the proposed amendment is consistent with goals, objectives, and policies of the 
County’s general plan. 

b. Whether the proposed amendment is compatible with the overall character of existing 
development in the vicinity of the subject property, and if not, consideration of the specific 
incompatibilities within the context of the general plan. 

c. The extent to which the proposed amendment may adversely affect adjacent property.  
d. The adequacy of facilities and services intended to serve the subject property, including, but 

not limited to, roadways, parks and recreation facilities, police and fire protection, stormwater 
drainage systems, water supplies, wastewater, and refuse collection. 

e. Whether the proposed rezone can be developed in a manner that will not substantially degrade 
natural/ecological resources or sensitive lands. 

f. Whether proposed traffic mitigation plans will prevent transportation corridors from diminishing 
below an acceptable level of service. 

The following is an analysis of the proposal in the context of these criteria.  

                                                                 
5 See also Exhibit E 

Figure 5: Applicant’s Concept Plan, With Staff Comments/Edits 
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(a) Whether the proposed amendment is consistent with goals, objectives, and policies of the County’s 
general plan. 

As a legislative decision, a rezone should advance the goals of the general plan, or at the very least, not be 
detrimental to them without good cause. The general plan is only a guiding document and not mandatory to follow, 
however, because it sets the desired future community outcome, deviation from it should be done with caution.  

The community character vision is the filter through which all interpretation and understanding of the plan should 
be run. This is the vision to which all other visions and goals within the plan are oriented. It reads as follows: 

“While the pressure to grow and develop will persist, there is a clear desire for growth to be carefully 
and deliberately designed in a manner that preserves, complements, and honors the agrarian roots 
of the community. To do this, Weber County will promote and encourage the community’s character 
through public space and street design standards, open space preservation, and diversity of lot 
sizes and property uses that address the need for places for living, working, and playing in a 
growing community.”6 

The plan prioritizes the implementation of smart growth principles as development occurs. It encourages the county 
to utilize the rezone process as an opportunity to help developers and land owners gain the benefits of the rezone 
while implementing for the public the benefits of these principles. Because the general plan is general in nature, no 
one principle is absolutely mandatory except when adopted into the development code. Similarly, allowing a 
property to be rezoned is also not mandatory. Both the developer and the County have the ability to substantially 
gain if a rezone is negotiated well enough.  

 

General Plan Smart Growth Principles  

The general plan lists both basic and exemplary smart growth principles. The seven basic smart growth standards 
are: 

1. Street connectivity. 
2. Pathway and trail connectivity. 
3. Open space and recreation facilities. 
4. Dark sky considerations. 
5. Culinary and secondary water conservation planning. 
6. Emission and air quality. 

The proposal’s compliance with each of these standards are further provided in this report.  

The following nine bullet points is a list of the general plan’s exemplary smart growth principles (in italics). A staff 
analysis regarding how they may relate to this potential project follows each bullet point. Some of these principles 
are similar to the basic smart growth principles aforementioned, but are designed to provide optimal community 
benefits. 

 Provision for a wide variety of housing options. 

o While this proposal is anticipated to be exclusively single-family residential, the flexible lot 
standards of the R1-15 zone and connectivity incentivized subdivision will help the developer create 
a wide variety of lot sizes. Smaller lots will be more affordable than the larger lots, which in turn will 
allow the developer to market to prospective single-family homeowners that are at different stages 
of life.  

 Use of lot-averaging to create smaller lots/housing that responds to the needed moderate income housing. 

o The applicant has not proposed any moderate income housing for the development. It should be 
noted that the variety of lot sizes will result in smaller lots, as small as 6,000 square feet. This will 
help provide the market with a larger supply of smaller lots, which in turn will help curb the inflating 
housing costs the area has been experiencing. If the planning commission desires the developer 
to specifically provide deed-restricted moderate income housing within the development, the 
requirement can be inserted into the proposed development agreement.  

                                                                 
6 Western Weber General Plan (p. 21) 

Terakee The River Rezone Staff Report. Page 6 of 49



  

 

 Strong trail network with excellent trail connectivity that prioritizes bicycling and pedestrians over vehicles. 

o The concept plan has strong pathway and sidewalk connectivity throughout, especially if staff’s 
additional suggestions are provided. In a number of instances, pathways will run between lots 
instead of adjacent to streets, giving users a greater sense of safety away from vehicle traffic. 

o Of great significance to the implementation of the general plan, the applicant is volunteering to 
reserve approximately 33 acres of land along the Weber River for a linear nature park. The Weber 
River parkway can be installed within this park, and provide pedestrian and cycling options that run 
through preserved natural areas.  

 Strong street connectivity and neighborhood connections that avoid the use of cul-de-sacs or deadends. 

o As can be reviewed on the concept plan, the applicant has done well to not use cul-de-sacs and 
permanent dead-end streets. More on this later in this report.  

 Large and meaningful open space areas with improved parks, recreation, etc. 

o As previously mentioned, the applicant is proposing a 33 acre nature park along the Weber River. 
This park preserves the 300-foot buffer from the river’s high water mark. The 300-foot Weber River 
development buffer has been adopted into the development code, but donation of the buffer from 
private hands into public hands is not, and should be noted as a significant public contribution. The 
park is proposed to be donated to the Taylor West Weber Park District. The park district has 
expressed their satisfaction with this proposal. As a rule of thumb, the general plan suggests that 
the county follow the best practice standard of providing approximately 10 acres of open public 
park land for every 1,000 residents.  

o The Weber River Parkway should be located within this linear park. This will provide about one mile 
of what the general plan dubs the “emerald necklace,” and will provide critical public access to the 
river and to natural open space and recreational opportunities. There is a note on the concept plan 
that indicates that the Weber River Parkway is to be completed “by others.” If the rezone is 
approved Staff recommends that the development agreement be written in a manner to obligate 
this applicant to construct it as the development is being constructed.  

 Homes that have higher efficiency ratings than required by local building codes. 

o Buildings are required to be constructed to an efficiency standard based on the climate of the area. 
Usually, buildings located in higher (colder) elevations need to meet greater efficiency standards. 
However, given the wide degree of temperature swings in the Western Weber area over a one year 
period, requiring buildings to be constructed to better efficiency ratings will help alleviate the area’s 
future demand on power and gas. This will also help provide better air-quality related to building 
emissions. Staff suggests buildings be built to an efficiency rating that is compliant with one climate 
zone greater than currently prescribed for the area.  

 Homes that have solar-paneled rooftops and watt-smart compliant batteries. 

o Similar to building efficiencies, providing energy independence when possible is integral in a smart-
growth community. Staff recommends requiring rooftop solar panels, as well as power storage 
capabilities such as a solar-charged battery. To assist with affordability, perhaps this requirement 
can be waived for residences less than 1800 square feet or those deed restricted for moderate 
income housing. 

 Provisions that create attractive communities for the long term and that create a distinctive sense of place. 

o The planning commission may determine that the street and pathway connectivity and the Weber 
River Parkway and linear park dedication accomplishes this principle. 

o One additional item for the planning commission to consider on this point: When a limited access 
collector or arterial street serves a single-family residential area, these types of streets are likely to 
be lined with rear and/or side yards. As a result they can trend toward a less attractive aesthetic. 
The general plan suggests landscaping, fencing, and street art be located along limited access 
collector and arterial streets to enhance a greater sense of community character and aesthetic. 
The county does not currently have the organizational or financial structure to operate and maintain 
such street improvements, so if the planning commission desires to require these improvements in 
this development then it would be advisable to require a professionally managed homeowners 
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association to care for the operations and maintenance. This is not included in staff’s 
recommendation herein, but can easily be added by the planning commission if so desired.  

 Use of transferable development rights from agricultural lands identified for protection. 

o In a manner, by utilizing the flexible lot standards of connectivity-incentivized development this 
proposal moves potential development and private ownership away from the 300-foot river 
corridor/riparian area. While this corridor is not land identified for agricultural protection, its public 
ownership is highly advisable for the benefit of the growing community.  

o The applicant does not desire to transfer more development to this project, but is considering 
transferring some of the density the zone would otherwise entitle to other property in the 
unincorporated area. For that to occur, the applicant will first need to own a property in the Form-
Based Zone, then transfer any remaining/unneeded rights utilizing the adopted TDR transfer 
process from this property to the other. It is advisable that this occur prior to the sales or transfer 
of any lots or parcels within this project.  

 

(b) Whether the proposed amendment is compatible with the overall character of existing development in 
the vicinity of the subject property, and if not, consideration of the specific incompatibilities within the 
context of the general plan. 

It would be challenging to argue that the proposal matches the character of existing development in the area. 
However, “compatibility” and matching are not necessarily the same thing. There are currently a number of large 
lot residential properties along 3600 West Street. Regardless of lot size, residential uses are traditionally compatible 
with, and most similar to, other residential uses than they are other types of land uses.  

The general plan identifies that heavy agricultural uses may not be very compatible with residential 
development/neighborhoods. It is worth evaluating how surrounding agricultural uses may affect this project, and 
vice versa.  

The general plan suggests and acknowledges some incompatibilities will occur as the area develops over time. If 
the plan is followed, in time, the surrounding area is likely to be more similar to the character of this development 
than it is the character of the existing area. 

  

(c) The extent to which the proposed amendment may adversely affect adjacent property.  

When considering how this rezone might adversely affect adjacent property, there are a wide array of factors at 
play. These include impacts on private property rights and nuisances, as well as other factors such as impacts on 
a landowner’s desires for their neighborhood and the intrinsic values they’ve imbued into that neighborhood. 

First and foremost, the Planning Commission should prioritize fact-based adverse impacts. Then consider the 
perception-based impacts.  

If rezoned, the development is likely to significantly change the immediate area. Existing streets will need to be 
upgraded and new streets will be constructed. Small, medium, and medium-large-lot residential uses should be 
expected. The smaller and relatively denser development will change the visual nature of the area, traffic volumes 
and patterns, and noise potential. The proposed uses are not expected to be greater than that found in a typical 
residential neighborhood. When developing, the applicant will be responsible for correcting any material 
degradation in services that the development might create for the area. Thus, other than potential increases to 
noise, most of the fact-based effects will be required to be mitigated by the applicant.  

From an intrinsic perspective, current neighbors who have grown accustomed to the quiet rural nature of the 
immediate area may find the increase in development intensity unpleasant and contrary to the current reasons they 
reside in the area. Even though residents in the area do not own a property right that ensures their neighbor’s 
property will not change, they may find dismay in the perception that changes beyond their control could upend 
their desired future for the area. This could lead to their eventual self-determined displacement from the 
neighborhood.  

 

(d) The adequacy of facilities and services intended to serve the subject property, including, but not limited 
to, roadways, parks and recreation facilities, police and fire protection, stormwater drainage systems, 
water supplies, wastewater, and refuse collection. 
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The County’s currently adopted development regulations are designed to specifically require the developer to 
address their impact on local levels of service. As aforementioned, the applicant will be responsible for mitigating 
any material degradation of levels of service. 

Roadways/Traffic. 

Figure 6 shows the planned streets for the area, pursuant to the general plan. As it relates to the subject property 
and surrounding area, the plan recommends securing 3600 West Street as a future major collector street, and 700 
North Street as a future minor collector street. Other streets planned for the area, represented by thin dashed white 
lines, are intended to, in part, represent important smaller section line and quarter section line streets to serve 
residential neighborhoods. The specific configuration of these dashed lines within subject property’s boundary is 
generally inconsequential. They follow the street alignment previously proposed (and now expired) by a past 
development approval on the property. As long as residential street connections are being made in a manner that 
meet expected connectivity standards, the applicant should be given the latitude to arrange the streets as may be 
desirable for their development.  

One important consideration observed by staff is that the applicant’s concept plan appears to arrange streets and 
potential adjacent development lots in a manner as if lot access will be allowed from 3600 West and 700 North. The 
applicant may be unaware (at the time of this writing) that access to these two streets will not be permitted. However, 
with a little inconsequential reconfiguration there are ways to amend the concept plan to ensure no lot is given direct 
access to these streets. It might involve flipping the orientation of some of the street blocks. For the purpose of 
displaying how it could be done, staff illustrated a potential compliant street layout in Figure 7. Please note that this 
figure is a representation designed by staff. The applicant can choose to reconfigure accordingly or in any other 
manner that still complies with connectivity standards.  

A big challenge for this development is its location at the end what is currently a dead-end street. The applicant is 
proposing to design and construct 700 North Street at a time the affected landowners are willing to convey the right-
of-way (at reasonable market value). Until that time, the applicant is proposing to deposit an escrow with the county 
for the entire cost to acquire and construct the street and right-of-way. The applicant hopes this gesture and security 
demonstrates their willingness to ensure reasonable access can be provided to the proposed development.   

Figure 6: Planned Streets – Western Weber General Plan 
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County code does not contemplate a situation involving the applicant’s escrow proposal. Strictly applied, the code 
allows no more than 30 homes to be constructed along a temporarily dead-end street before requiring a separate 
temporary emergency egress. There appears to be 12 residences already located along the dead-end portion of 
3600 West, with what appear to be two additional lots that are currently vacant, and another two lots mostly through 
the subdivision approval process. This would allow the developer to construct no more than 14 additional lots before 
being required to construct an emergency egress road. The applicant has proposed an emergency egress road 
through an adjoining property, as illustrated on their concept plan. If in strict compliance with the Land Use Code, 
this would allow the applicant to construct another 30 lots, for a total of 44 lots, before being required to construct 
a second emergency egress that does not double-back on either the first emergency egress or the temporarily 
terminal dead-end street. This second emergency egress can serve an additional 30 lots, before a third egress 
would be required, and so on.  

The code requires an emergency egress to be constructed of a 20-foot wide all-weather surface capable of 
supporting a 75,000 lb. fire apparatus. It also requires this egress to be located within a minimum 24-foot easement 
specifically for the egress. The currently identified emergency egress will need to be improved to this width. The 
applicant may not be able to secure the minimum 24-foot easement, as they believe they only have a 20-foot 
easement and the property owner doesn’t seem likely to grant any more at this time. 

It is also staff’s understanding that the current property owner does not agree that this easement can be used for 
this development, but the applicant is asserting that they have adequate rights to at least the 20-feet easement on 
record. The County cannot make a determination that the applicant has the legal right to use this easement, as that 
is a private matter for the courts to decide if the parties choose to obtain a judicial ruling. However, it should be 
noted that if an eventual judicial ruling does not fall in favor of the applicant, more than the 14 approved lots within 
the development would violate the code until another egress can be secured and constructed.  

These challenges notwithstanding, using the applicants proposed resolution and some carefully considered 
conditions, it’s possible for the development agreement to be crafted in a manner that gives the county adequate 
egress assurances, and still provides a path forward for the developer’s entire project. 

To start, staff recommends that only up to 14 lots are allowed to be platted until the following have occurred: 

Figure 7: Concept Plan Alternative (Staff Generated) Excluding Lot Frontage from 3600 W and 700 N.  
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1. The proposed emergency egress is fully constructed to the minimum 20-foot surface width; 
2. A 10-percent warrantee guarantee bond is provided to the county to assure performance for at 

least one year; 
3. The egress remains ungated for the entire time it is being constructed plus one month after the 

County Engineer inspects and approves it; 
4. The egress is fully operational and accessible for emergency egress use by any member of the 

public; and 
5. No lawsuits are filed prior to platting more than 14 lots; or 

Alternatively, the more than 14 lots may be platted if some other egress is secured and constructed.  

If each of the five forgoing criteria can be satisfied or another emergency egress can be secured, then based on 
the applicant’s willingness to escrow for 700 North Street, staff is comfortable with the applicant platting the entire 
development with only one emergency egress. The agreement should stipulate that the escrow be reevaluated and 
updated annually to compensate for market fluctuations and inflation.  

Police and Fire Protection 

It is not anticipated that this development will generate a greater per capita demand for police and fire protection 
than typical single-family residential development.  

Stormwater Drainage Systems 

This is not usually a requirement of rezoning, and is better handled at the time specific construction drawings are 
submitted. This occurs during subdivision application review.  

Water Supply 

The property is within the Taylor West Weber Water Improvement District boundaries. The applicant has provided 
a letter from the district that acknowledges the rezone application and the potential for them to serve. The letter, 
attached within Exhibit A, provides a general list of infrastructure improvements that will be needed and conditions 
and requirements that will be expected of the developer in order to gain access to this service. One important 
expectation of the district is for the property to be served with secondary water by Hooper Irrigation Company or 
another similarly qualified irrigation company. The property is within Hooper Irrigation Company’s declared 
expansion area. Hooper Irrigation Company is the only irrigation company on record that has provided the county 
a mapped expansion area. Current county code states: 

“If any lot within the subdivision is located within a distance of 50 feet multiplied by the number of 
proposed lots from a public culinary water service provider's existing and functional main delivery 
line, or that of a secondary water service provider, and the service provider is willing and able to 
serve the subdivision, then in accordance with the service provider's standards and any applicable 
County standards, each lot within the subdivision shall be connected to the service provider's water 
delivery system.” 7 

50 times the number of lots proposed in the development equals roughly 3.5 miles. The closest known functioning 
and well established secondary water system is Hooper Irrigation Company’s water system, which is about one 
mile away.   

There may be more than one secondary water system in the area. Current code anticipates this. It states: 

“If multiple existing culinary water delivery systems are available, connection to the culinary system 
that will yield the best organization of culinary water infrastructure in the area is required. The same 
shall be required for the secondary water delivery system. If conflict arises in making such a 
determination, the County Engineer shall make the final determination. Overlapping culinary or 
secondary water infrastructure should be avoided whenever possible.” 8 

Unless there is a secondary water service provider with existing and functional service lines closer to the project 
than Hooper Irrigation Company’s lines, and considering Hooper Irrigation’s proven service track record, it is likely 
indisputable that Hooper Irrigation Company can provide the best organization of secondary water infrastructure to 
this project should they be willing and able to serve it. Like stormwater, that is likely unnecessary to nail down during 
the rezone, as it will be required during subdivision review.  

                                                                 
7 Weber County Code, Section 106-4-2.010.  
8 Weber County Code, See Section 106-4-2.010.  
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Wastewater 

The project is proposed to be served by sewer that will be collected by Central Weber Sewer Improvement District. 
The project is located in Lift Station Area 4 on the county’s sewer master plan, as illustrated in Figure 8. The plan 
anticipates the need for a lift station to serve the area. In an ideal situation, a lift station would be more centrally 
located within the lift station service area, however, as long as the proposed lift station is deep enough for properties 
at the outer edges of the lift station service area to still gravity flow to this station, then placing it within this 
development is satisfactory to the County Engineering division. The applicant’s concept plan shows two potential 
locations on the subject property for the lift station.  

From the lift station, the applicant will need to install a gravity sewer main about half a mile southward to connect 
Central Weber’s existing gravity main.  

 

Refuse Collection 

It is expected at this time that this development will be served by the county’s typical contracted garbage collection 
service. If different, this can be better fleshed out during subdivision review.  

 
(e) Whether the proposed rezone can be developed in a manner that will not substantially degrade 

natural/ecological resources or sensitive lands. 

Being adjacent to the Weber River, parts of the property could be affected by large flood events. Figure 9 illustrates 
the flood zones in the area. It appears that the only area of the property affected by potential flooding is minimal, 

Figure 8: West Weber Sewer Master Plan 
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and contained with the proposed nature park to be dedicated to the park district. Zone “AE” means that the base 
flood elevation has been studied and determined for the area.  

The US Fish and Wildlife Service provides an inventory of suspected wetlands across the nation. Figure 10 
illustrates suspected wetlands and how they relate to the subject property. The map shows that there are no 
suspected wetlands on the property except that affected by the Weber River channel and the adjacent oxbow. The 
applicant’s development proposal avoids these areas.  

  

Figure 9: Flood Plain Zones 

 

Terakee The River Rezone Staff Report. Page 13 of 49



  

 

 

 
(f) Whether proposed traffic mitigation plans will prevent transportation corridors from diminishing below 

an acceptable level of service. 

Based on the details already provided regarding street accessibility and street connectivity, the planning 
commission should be able to make a finding that the applicant is proposing sufficient compensation for their impact 
on both existing and proposed transportation corridors. Exhibit 11 illustrates the proposed and potential street 
collector and arterial street corridors serving the property.  

It should be noted that this proposed rezone and development surrounds a five acre parcel, through which 3600 
West is planned but not yet fully acquired. This parcel, which is oddly configured as can be viewed in Figure 1, 
recently received final plat approval for two large lots. Once recorded, that subdivision will have dedicated to the 
county their proportionate width of the 700 North street corridor for the entire east/west length of the parcel, in which 
this rezone’s applicant should be required to install the street. It also dedicates a 30-foot stretch of the 3600 West 
right-of-way, the street therein this developer is proposing to also install after dedicating the remaining 70-foot right-
of-way on their property, for a total 100-foot right of way. However, due to an imbalanced proportionate share 

Figure 10: National Wetland Inventory Map of Area 

 

 

Terakee The River Rezone Staff Report. Page 14 of 49



  

 

analysis, the subdivision of this oddly shaped parcel was not required to secure the planned north/south 100-foot 
right-of-way across the main body of the parcel, an approximate 350-foot stretch. As a large-lot subdivision, these 
two lots are likely to be further resubdivided in the future, at which time the county can secure the remaining segment 
of the 3600 West right-of-way. For the foreseeable future, it should be expected that the developer will install two 
3600 West Street stubs to the main body of this parcel, one from the south and one from the north, with a missing 
link between the bounds of this subdivision. The applicant’s concept plan provides other streets that adequately 
compensate for the missing link in the interim.  

 

  

Figure 11: Arterial and Collector Streets 
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Staff Recommendation 

After reviewing the proposal within the intended context of the Western Weber General Plan, it is staff’s opinion that 
this rezone will help advance the vision and goals of the plan. Staff is recommending approval of the rezone. This 
recommendation is offered with the following considerations, which are intended to be incorporated into a zoning 
development agreement: 

1. Concept plan update: 
a. Provide concept plan amendments for compliance with connectivity standards.  
b. Remove “by others” from the concept plan’s Weber River Parkway proposal.  
c. Provide a non-street adjacent pathway on the western edge of the property, as generally depicted 

on the general plan’s future land use map.  
d. To give the property owner the entire benefit of the rezone, instead of listing the proposed number 

of lots in the development, the concept plan and development agreement should rely on the 
county’s adopted maximum density calculations to govern density. If the developer may choose to 
plat less than the maximum at its option.  

2. Parks, open space, and trails: 
a. The development’s first subdivision plat should include the dedication of the entire linear park to 

the Taylor West Weber Park District.  
b. Obligate applicant to install all pathways including the Weber River Parkway and pathway 

appurtenances as development occurs. If phased, ensure a proportionate amount of pathway and 
appurtenances is installed both within the phase and, if different, along the Weber River. Follow 
the adopted 10-foot paved or concrete pathway standards in the Land Use Code.  

c. Provide a five foot wide equestrian pathway that generally parallels the paved parkway.  
d. Unless negotiated otherwise with the parks district, pathway/nature park appurtenances should 

include: 
i. At least one bench every 500 feet 
ii. One shade tree per bench. 
iii. ADA accessible parking, restrooms, ramps, and benches.   
iv. Two trailheads, as generally located on the concept plan. 

1. A restroom per trailhead. 
2. A parking area per trailhead with sufficient parking for at least 15 typical passenger 

vehicles and six spaces for large vehicles or vehicles towing trailers.  
3. One bicycle fix-it stand per trailhead. 
4. One drinking fountain or water bottle filling station per trailhead. 

v. For the northern trailhead, provide a waterfowl viewing area.  
e. Each pathway and sidewalk within the development should be lined with shade trees in intervals 

and of species such that the crown of one tree, on average at maturity, will touch the crown of the 
next tree. Use at least three different tree varieties dispersed in a manner to avoid transmission of 
pests/disease.  

f. Maintain existing tree canopy along the Weber River. Replace any tree that needs to be removed 
for park improvements with another of similar size (at maturity).  

g. If allowed by the owner of the parcel within the oxbow (shaded dark green on the concept plan), 
and as long as that parcel owner is willing to allow unrestricted public access along the parkway, 
construct the Weber River Parkway and associated equestrian trail through the parcel in a manner 
that is generally paralleling the river. If not allowed by the landowner, stub (construct) the Weber 
River Parkway to the parcel’s property line for potential future connectivity.  

h. Construct an oxbow pathway, also 10-foot wide paved or concrete, around the outside edge of the 
oxbow.  

i. Wherever a pathway intersects with a street, install or cause to be installed a battery powered and 
solar charged user-activated rapid flashing beacon and associated crosswalk signage, and paint a 
zebra-style crosswalk on the street. Repaint after sealing the street.  

3. Streets: 
a. The applicant will escrow the total value to acquire and construct 700 North Street to county 

standards and in a manner that connects this development to the existing portion 700 North Street 
to the west. This escrow will be reevaluated and updated annually to compensate for market 
fluctuations and inflation.  
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b. Until a second street connection that is compliant with minimum county standards is constructed 
and accepted by the county, the developer shall provide for the following related to the proposed 
emergency egress in order to plat more than 14 lots: 

i. The emergency egress is fully constructed to the minimum 20-foot surface width; 
ii. A 10-percent warrantee guarantee bond is provided to the county to assure performance 

for at least one year; 
iii. The egress remains ungated for the entire time it is being constructed plus one month after 

the County Engineer inspects and approves it; 
iv. The egress is fully operational and accessible for emergency use by any member of the 

public at any time; and 
v. No lawsuits are filed challenging the easement prior to platting more than 14 lots; or 
vi. A different emergency egress can be secured and constructed in compliance with adopted 

standards.  
c. 3600 West Street should be improved offsite to minimum asphalt width standards from 400 South 

Street to the development.  
d. Driveway access to 3600 West and 700 North streets should be prohibited.  
e. At least 100 feet of street right-of-way width should be dedicated for 3600 West, and 80 feet for 

700 North. The street paralleling the river should have at least a 66-foot dedicated street right-of-
way, as should any street with an adjacent 10’ pathway. Unless specified otherwise by the county 
engineer at the time of subdivision platting, other streets may be 60 feet wide. 

f. Stub the street right-of-way (not improvements) for 3600 West to the northern-most part of the 
property to provide opportunity for potential future road connection over the river northward.  

g. Stub the street right-of-way (not improvements) for 700 North to the eastern-most part of the 
property to provide opportunity for potential future road connection over the river eastward.  

4. Air quality: Require each residence greater than 1800 square feet or not otherwise deed restricted for 
moderate income housing to: 

a. Have solar panels and backup batteries installed prior to certificate of occupancy.  
b. Be constructed to an energy efficiency rating that is one climate zone colder than the area.  

5. Weber County’s outdoor lighting code should be applied to all lighting in the project.  

 

Staff’s recommendation is offered with the following findings: 

1. After the considerations listed in this recommendation are applied through a development agreement, the 
proposal generally supports and is anticipated by the vision, goals, and objectives of the Western Weber 
General Plan. 

2. The project is beneficial to the overall health, safety, and welfare of the community, as provided in detail in 
the Western Weber General Plan.  

3. A negotiated development agreement is the most reliable way for both the county and the applicant to 
realize mutual benefit.  

Model Motion 

The model motions herein are only intended to help the planning commissioners provide clear and decisive motions 
for the record. Any specifics provided here are completely optional and voluntary. Some specifics, the inclusion of 
which may or may not be desired by the motioner, are listed to help the planning commission recall previous points 
of discussion that may help formulate a clear motion. Their inclusion here, or any omission of other previous points 
of discussion, are not intended to be interpreted as steering the final decision. 

Motion for positive recommendation as-is: 

I move we forward a positive recommendation to the County Commission for File #ZMA2023-17, an application 
to rezone approximately 134 acres of land located at approximately 500 North, 3600 West, from the A-2 zone to 
the R1-15 zone, as illustrated in Exhibit C.  

I do so with the following findings: 

Example findings: 

1. The changes are supported by the Western Weber General Plan. 
2. The proposal serves as an instrument to further implement the vision, goals, and principles of the Western 

Weber General Plan 
3. The changes will enhance the general health and welfare of Western Weber residents.  
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4. [                              add any other desired findings here                                ]. 

Motion for positive recommendation with changes: 

I move we forward a positive recommendation to the County Commission for File #ZMA2023-17, an application 
to rezone approximately 134 acres of land located at approximately 500 North, 3600 West, from the A-2 zone to 
the R1-15 zone, as illustrated in Exhibit C., but with the following additional edits and corrections: 

Example of ways to format a motion with changes: 

1. Example: Add a requirement for roadside beautification, water wise vegetation, and street art/décor to 
the development agreement for the two collector streets in the development. Include decorative night sky 
friendly street lighting at reasonable intervals. Require the creation of a homeowner’s association to 
operate and maintain.  

2. Example: Amend staff’s consideration item # [ ]. It should instead read: [     desired edits here ]. 
3. Etc. 

I do so with the following findings: 

Example findings: 

1. The proposed changes are supported by the General Plan. [Add specifics explaining how.] 
2. The proposal serves as an instrument to further implement the vision, goals, and principles of the General 

Plan 
3. The changes will enhance the general health, safety, and welfare of residents.  
4. [Example: allowing short-term rentals runs contrary to providing affordable long-term rental opportunities] 
5. Etc. 

Motion to recommend denial: 

I move we forward a recommendation for denial to the County Commission for File #ZMA2023-17, an application 
to rezone approximately 134 acres of land located at approximately 500 North, 3600 West, from the A-2 zone to 
the R1-15 zone, as illustrated in Exhibit C. I do so with the following findings: 

Examples findings for denial: 

 Example: The proposal is not adequately supported by the General Plan. 

 Example: The proposal is not supported by the general public. 

 Example: The proposal runs contrary to the health, safety, and welfare of the general public. 

 Example: The area is not yet ready for the proposed changes to be implemented. 

 [                              add any other desired findings here                                ]. 

Exhibits 

Exhibit A: Application. 
Exhibit B: Current Zone Map. 
Exhibit C: Proposed Zone Map. 
Exhibit D: Amended Concept Plan. 
Exhibit E: Amended Concept Plan with Staff-Suggested Edits.  
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EXHIBIT A:
APPLICATION FILES



TARAKEE THE FARM REZONE NARRATIVE 

With the new General Plan in place Heritage Land Development would like to respec�vely 
request a rezone of the project Tarakee the Farm (being renamed to Tarakee the River) from 
current zone of A-2 to R-3.  If rezoned the project could beter and more proac�vely work 
towards assis�ng the Weber County Staff and Officials in facilita�ng the growth and well being of 
Weber County as a whole.  

The newly proposed development, as can be seen in the conceptual plans submited, will 
embody the Smart Growth Principles that have been set forth by the new General Plan.  The 
development will show road connec�vity, pathways, new sewer infrastructure with a regional li� 
sta�on and include preserving land that will be used by the Park Department to beter the 
community.    
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October 9, 2023 

 

To Whom it May Concern, 

Heritage Land Holdings LLC (the “Developer”), proposed to the Board of Trustees of the Taylor West 

Weber Park District (the “District”) a donation to the District as part of its proposed rezone of the 

development of Terakee the River, located within the District boundaries (the “Subdivision”). The 

District Board discussed and voted on the proposed donation in an open and public meeting. 

The District will accept from the Developer a 39.49 acre nature trail park within the Subdivision as 

depicted in the attached Master Plan. The donated nature park will be developed with a parking lot, a 

trailhead, restrooms, a waterfowl observation/education point, and a riverside trail that can 

accommodate hiking, biking, and horseback riding. This donation will help the District provide a public 

park for the benefit of the new residents of the Subdivision and surrounding communities.  

In exchange for the donation, the District hereby declares its support of the proposed rezone of the 

Subdivision to R1-15. This declaration is only valid to the extent that it satisfies Weber County’s 

conditions for the rezone and the County’s associated development agreement. If the Developer does 

not provide the donation to the District, then the District withdraws its support of the proposed 

Subdivision and rezone.  

This letter does not contractually bind the Developer to provide the Donation to the District. Rather, it is 

a commitment from the District that, if the Developer provides the donation to the District, the District 

will support the Developer’s proposed Subdivision and associated rezone.  

Sincerely,  

 

Roger Heslop, Chair 

Taylor West Weber Park District 
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EXHIBIT B:
CURRENT ZONE MAP
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EXHIBIT C:
PROPOSED ZONE MAP
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EXHIBIT D:
AMENDED CONCEPT PLAN
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EXHIBIT E:
CONCEPT PLAN WITH 

STAFF-SUGGESTED EDITS
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