Weber County Planning Division

/ }‘r‘-fr/ ; Staff Report for the Western Weber Planning Commission

Application Information

Application Request: Consideration and action on a request for final approval of Vaquero Village Cluster
Subdivision.
Type of Decision: Administrative Vaquero ViIIage
Agenda Date: Tuesday, December 13, 2016
Applicant: Dean Barrow
File Number: LVV 041116
Property Information
Approximate Address: 7100 West 900 South, West Warren UT
Project Area: 12.424 acres
Zoning: Agricultural (A-1) and (A-2) Zones
Existing Land Use: Agricultural
Proposed Land Use: Residential
Parcel ID: 10-036-0063
Township, Range, Section: T6N, R3W, Section 14
Adjacent Land Use
North: Agricultural South: Residential
East: Agricultural West: Residential
Staff Information
Report Presenter: Ronda Kippen

rkippen@co.weber.ut.us
801-399-8768
Report Reviewer: SM

Applicable Ordinances

e Weber County Land Use Code Title 104 (Zones) Chapter 5 Agricultural (A-1 Zone)
e  Weber County Land Use Code Title 104 (Zones) Chapter 7 Agricultural (A-2 Zone)
e  Weber County Land Use Code Title 106 (Subdivision)

e Weber County Land Use Code Title 108 (Standards) Chapter 3 Cluster Subdivisions

Background and Summa

The Planning Division is recommending final approval of the 13 lot subdivision known as Vaquero Village Cluster Subdivision
(see Exhibit A). The proposed cluster subdivision was reviewed by the Western Weber Planning Commission for conceptual
sketch plan endorsement on March 8, 2016. The preliminary plan approval for the Vaquero Village Cluster Subdivision was
granted on August 9, 2016 by the area planning commission. The proposed subdivision is located on a 12.424 acre parcel in
the A-1 and A-2 Zones. Based on the current acreage, the base density is 11 lots. As part of the preliminary approval, the
planning commission granted a 7% bonus density for the proposed public access to development open space and a 10%
bonus density for meeting the purpose and intent of the cluster subdivision requirements. The 17% bonus density allows
the applicant to move forward with the design and approval process for the 13 lot subdivision located at approximately
7100 West 900 South.

The Uniform Land Use Code of Weber County (LUC) §106-1-8(f) identifies the approval process for final cluster subdivision.
The proposed cluster subdivision requires a recommendation from the applicable planning area’s planning commission;
therefore, the final plat must be considered and approved by the County Commission after receiving a recommendation
from the Planning Commission.

As part of the subdivision process, the proposal has been reviewed against the current subdivision ordinance in LUC §106,
the Cluster Subdivision ordinance in LUC §108-3, and the applicable standards in the A-1 and A-2 zones (LUC §104-5 &
§104-7) to ensure that the regulations and standards have been adhered to. The proposed subdivision, with the
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recommended conditions listed in this staff report, is in conformance with county code. The following is a brief synopsis of
the review criteria and conformance with the LUC.

General Plan: The proposal conforms to the Western Central Weber County General Plan by providing a cluster type
development and preserving a minimum of 30% open space.

Zoning: The subject property lies in an area with a split zoning boundary.
The zoning boundary is split along the front of the development between
the A-1 and A-2 zones. Lots 1 & 2 will be located in the A-1 Zone; Lots 3-
13 will be located in the A-2 Zone. It doesn’t appear that a lot will be split
by the zoning line but if Lot 2 or 3 is impacted by a zone line, LUC §104-1-4
explains that when a proposed lot is split by a zoning boundary the
standards for area requirements depends on which of the zones has the
more restrictive (or larger) area requirement. This is based upon a two-
thirds rule.

o If two-thirds of the lot’s area is contained in less restrictive
zone, the lot may develop based upon the minimum
standards of that zone. However the home must be built in
that less restrictive zone.

e If this is not the case then the home can be built in the larger
zone, but the lot must meet the lot standards of that zone.
The area within the less restrictive zone may be applied to
lot to meet the larger standard.

The area standards between the A-1 and A-2 Zone do differ for most uses,
however for single family dwellings both zones only require a minimum
area of 40,000 square feet per lot (LUC §104-5 and 104-7). The cluster subdivision development standards allow minimum
lot sizes down to 15,000 square feet. The only differing element between the A-1 & A-2 zones that the development will
have due to the split zone is the permitted and conditional uses for lots 3 through 13.

Zoning Development Standards (Lot area, frontage/width and yard requlations): The minimum frontage in a cluster
subdivision is 60 feet. The yard setback standards are:

e  Frontyard: 20 feet
e Rearyard: 20 feet
e Side yard: 8 feet

Dwellings are allowed to be an average height of 40 feet. The proposed lots range in size from 20,000 square feet to
22,375 square feet. The proposed development will include approximately 3.739 acres (162,910 square feet) of
open space that will be dedicated for public access. Based on the cluster subdivision standards, the proposed
layout, lot configurations and lot sizes are acceptable.

Cluster Subdivision: The proposed subdivision is a “Cluster Subdivision”; therefore the subdivision title needs to be modified
to include the word “Cluster” per LUC §106-1-8(c)(1)(b). A condition of approval has been added to staff’s recommendation
to ensure the subdivision title includes the word “Cluster” prior to moving the application forward to the County
Commission.

The proposed project will occupy 12.424 acres and consist of 13 lots, with 3.739 acres (30%) of common area which will be
dedicated as public open space. The proposal meets the requirement of 30 percent open space. The lots are centered in the
subdivision design and surrounded by 50 feet of common area. This area will be maintained by a Home Owners Association.
A Home Owners Association will be created with specific Community Covenants and Restrictions (CC&R’s) to include the
maintenance and upkeep of the common area and landscaping. The final CC&R’s must be provided to the County for review
and acceptance prior to the application being forwarded to the County Commission for final approval. A condition of
approval has been added to staff’'s recommendation to ensure that a Home Owner’s Association is established and that the
CC&R’s are submitted and reviewed prior to moving the application forward to the County Commission.
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Subdivision: The proposed subdivision is located in the Agricultural Zone (A-1 & A-2) in Western Weber County. To ensure
that property owners within the subdivision are aware that this area of the County is an active agricultural area a note must
be added to the subdivision plat per LUC §106-1-8(c)(5) which states:

"Agriculture is the preferred use in the agricultural zones. Agricultural operations as specified in the Land Use Code for
a particular zone are permitted at any time including the operation of farm machinery and no allowed agricultural use
shall be subject to restriction on the basis that it interferes with activities of future residents of this subdivision."

The improvement plans for the proposed subdivision show the main corridor to be a 66 foot wide right of way, with a short
66 foot wide cul de sac that will provide access and frontage for lots 4-7. The new roadway will extend north from 900
South completing an intersection at 7100 West and will stub to the property located to the north. The improvements plans
include curb, gutter, and sidewalk on both sides of the street with 13 street trees and grass park strip. Six lamp posts have
been proposed to be placed along the main roadway. The landscaping plan also includes a trail in the common area along
with many other trees surrounding the subdivision. The improvements associated with the trails, landscaping and irrigation
of the open space areas must be included in the subdivision improvement agreement; therefore, the engineered cost
estimate must include these items. All improvements need to be either installed or escrowed for prior to recording of the
final subdivision Mylar.

A condition of approval has been added to staff’'s recommendation to ensure that the required agricultural note is added to
the final plat prior to printing the Mylar and a condition to ensure that the engineered cost estimate include the trail,
landscaping and irrigation improvements that will be part of the subdivision improvement agreement entered into with
Weber County for all subdivision improvements that have not been installed prior to moving the application forward to the
County Commission.

Culinary water: A capacity assessment letter has been submitted by West Warren-Warren Water District. The
capacity assessment letter submitted to the County is directly from the district due to the district receiving culinary
water from Weber Basin Water Conservancy District. The State of Utah Division of Drinking water monitors Weber
Basin Water Conservancy District to ensure adequate water capacity is available for the water districts operating
under Weber Basin. Prior to the application being forwarded to the County Commission for final approval, a
“construct permit” from the Utah State Department of Environmental Quality Division of Drinking Water for
expansion of the water system and water lines serving the subdivision is required to be submitted to the Planning
Division per (LUC §106-4-2(a)(1)(b)). A condition of approval has been added to staff’'s recommendation to ensure
that a “construct permit” from the Utah State Department of Environmental Quality Division of Drinking Water for
expansion of the water system and water lines serving the subdivision is submitted to the Planning Division prior to
moving the application forward to the County Commission.

Secondary Water: The applicant has provided a stock certificate with Warren Irrigation Company. The improvement
plans provided for final subdivision review include the secondary water layout, design and construction. The
applicant will need to continue to work with the County Engineering Division to ensure that the system meets all of
the necessary regulations and requirements.

Sanitary sewage disposal: The proposed subdivision will be serviced by individual septic systems for each lot. The
final plat identifies the soil data taken as required by the Weber Morgan Health Department. A condition of
approval has been added to staff’s recommendation that a letter to the Planning Division from the Weber Morgan
Health Department stating the feasibility of the waste water design will be required prior to moving the application
forward to the County Commission.

Review Agencies: The Weber Morgan Health Department, the Weber County Engineering Division, the Weber County
Surveyor’s Office, and the Weber Fire District have reviewed the proposal. The applicant will need to address each agency
review comments prior to forwarding the application to the County Commission for approval.

Tax clearance: The 2015 property taxes have been paid. The 2016 property taxes are due in full. Prior to recording the
subdivision Mylar, the County Commission may with hold approval until the 2016 taxes are paid in full per LUC §106-1-8(h).

Public Notice: The required noticing for the final subdivision plat approval has been mailed to all property owners of record
within 500 feet of the subject property regarding the proposed subdivision per noticing requirements outlined in LUC §106-
1-6(b).

Page 3 of 5



Staff Recommendation

Staff recommends final plat approval of Vaquero Village Cluster Subdivision, consisting of 13 lots, located at 7100 West 900
South. This recommendation for approval is subject to all review agency requirements and based on the following

conditions:

1. The word “Cluster” needs to be added to the subdivision title prior to moving the application forward to the
County Commission.

2. A Home Owners Association will be created with specific Community Covenants and Restrictions (CC&R’s) to
include the maintenance and upkeep of the common area and landscaping. The CC&R’s will need to be provided to
the County for review prior to the application being forwarded to the County Commission for final approval.

3. The required agricultural note must be added to the final plat prior to the application being forwarded to the
County Commission.

4. A cost estimate must be provided to the County Engineer for review and approval prior to the application being
forwarded to the County Commission.

5. The applicant will enter into a subdivision improvement agreement with Weber County for all subdivision
improvements that have not been installed prior to moving the application forward to the County Commission.

6. A “construct permit” from the Utah State Department of Environmental Quality Division of Drinking Water for the
expansion of the water system and water lines serving the subdivision is submitted to the Planning Division prior to
moving the application forward to the County Commission.

7. Aletter to the Planning Division from the Weber Morgan Health Department stating they have approved the waste

water design that will be required prior to moving the application forward to the County Commission.

This recommendation is based on the following findings:

The proposed subdivision conforms to the West Central Weber County General Plan.

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

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

With the recommended conditions, the proposed subdivision complies with all applicable County codes.

The proposed cluster subdivision meets the purpose and intent of the cluster subdivision standards (10%), and that
adequate open space with public access has been made part of the design (7%) to approve a bonus density of 17%
to the development.

A.

Subdivision Plat
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VAQUERO VILLAGE

WEBER COUNTY, UTAH
SEPTEMBER, 2016
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GROUND WATER @ 85"

BOUNDARY DESCRIPTION
PART OF THE_SOUTHAEST QUARTER OF SECTION 14, TOWNSHIP &
NORTH, RANGE 3 WEST, SALT LAKE BASE AND MERIDWN, US. SURVEY.
MORE PARTICULARLY DESCRIBED AS FOLLOWS:

GhOUND WATER @ 70"

BEGNNING AT THE SOUTH QUARTER CORNER OF SAID SECTION 14, AND
RUNHING THENCE NBS'T3'10°W ALONG THE SOLTH SECTION LINE OF

GRounD WATER @ 67

VICINITY MAP
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CURVE TABLE
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THENCE SB51319°E 431,83 FEET. THENCE SDI'38'43W 1345.28 FEET

T0 THE POINT OF BEGINNING EXPLORATION PIT WAS. EXCAVATED.

COMTAINING 541,204 SQUARE FEET OR 12.424 ACRES MORE OR LESS,

CROUND WATER DEPTH F ENCOUNTERED 61 NCHES SELOW GRADE.

BASIS OF BEARINGS

THE BASIS OF BEARINGS FOR THIS PLAT IS THE SECTION LINE BETWEEN

XPLORATION P 1 (LM Z0NE 12 10 83 403497 € 4867214 N) OCTORER 28, 2015
3 SWDY Lk, CRINUUR STRUCIURE. (0,65 GRO/FT2)

507 FIE ST LOW, WASSVE STRUCTLRE, (04 GPO/FTZ)

XPLORATION PIT 2 (L7 ZCHE 17 1D 53 403485 £ 4567221 M) OCTORER 26, 2015
0-12" SHHDY LW, CRAWULR STRUETURE. (9,65 GPO/FT2)
12-70° LW, MASSVE STRUCTLRE,

SRR M1 13 (L 20 12 140 £3 4038 € SATIES M) CoRC 2, 208

2767 L0MA, WASSVE STRUCTURE. WOTILMG AT 40", (0.4 CPD/FT2)

EXPLORATION PIT 4 (L7 ZCNE 12 NeO 83 403850 € 4367307 N) JUNE 16, 2016
TS SOL EXPLORATION PIT WAS 1OT_ EVAUUKTED BECAUSE & POTION OF THE' SEPTIC 2
ABSORPTION TRENCH SERVICING THE EXGING RESOENGE WAS EIPOSED WHEN THE SO

DUPLORATON PIT 5 (U7 TChE 12 Wi B3 4025 € 4SETIEE M) S 10, 3016

SUBDIVISION

PART OF THE SOUTHWEST QUARTER OF SECTION 14, TOWNSHIP 6 NORTH, RANGE 3 WEST, SALT LAKE BASE & MERIDIAN, U.S. SURVEY

EXPLORATION PIT DATA

EPLORATON PIT o (W Z0HE 12 14D 53 403401 € 4567420 H) JNE 16, 2016
0-18 FINE SOV CAN, GRANR STRUCTIRE, (8 8 GPD/FT2)

15-26° FNE SANOY LOA WASSVE STRUCTURE. (0.4 GPO/FT2)

GRIUND WATER DEFTH  EHCOUNIERED 24 WGHES BELOW GRACE

(04 620/F12)

EXPLORION PIT 1D (UTW 20N 12 1AD 83 403308 £4567440 N) UINE 16, 2016
0-17° FINE_ SAOY LOAM, GRINULAR STRUCTLRE, (05 GP0/FT7)
17-27° FNE SANDT LOAY, NASSVE STRUCTURE. (04 GPO/FT2)

VOTILNG AL 357, (0.4 GPO/¥T2) GHOUND WATER DEFTH F ENCOUNTEAED 37 INCHES BELOW GRACE.

EXPLORMTION PIT 11 (UT Z0% 12 1AD 83 40330 € 4567478 N) JUNE 16, 2016

GROUND WATER DEFTH F ENEOUNIERED 24 INCHES BELOW GRALE

EXPLORTION PIT12 (VTN ZONE 12 10 €3 403438 E 4567428 M) UUNE 16, 2016

" AINE SANDY LOW, WASSME STRUCTLRE (DEVSE). WOTILNG WANY, (0.4 GPO/F1Z)
GROUND. WATER DEFTH ' ENCOUNTERED 26 INCHES BELOW GRACE.

DI PIJS (7 TE 12 140 83 407 € 7407 ) NG 16, 208

GHOUMD. WATER DEFTW ' ENCOUMTERED 32 INCHES BELOW GRACE.

EXPLORKTION PIT 8 (LM ZCNE 12 MO £3 403392 £ 4S673 10 N) JUNE 16, 2016
Om 117 FHE ST LWL GRANULSK STRUCTURE, (0.3 GRO/FT2)

SURVEYOR'S CERTIFICATE

I, TREVOR J, HATCH. DO HEREBY CERTIFY THAT | AM A PROFESSIONAL LAND SURVEYOR IN
THE STATE OF UTAH N ACCORDANCE WITH TITLE 58, CHAPTER 22, PROFESSIONAL
ENGINEERS AND LAND SURVETORS ACT: AND THAT | HAVE COMPLETED & SURVEY OF THE
PROPERTY DESCRIBED ON THIS PLAT IN ACCORDANCE WITH SECTION 17-23-17 AND HAVE
VERIFIED ALL MEASUREMENTS, AND HAVE PLACED MONUMENTS AS REPRESENTED ON THIS

UPON DATA COMPLED FROM RECORDS IN THE WEBFR COUNTY RECORDER'S OFFICE AND
FROM SAD SURVEY MADE BY ME ON THE GROUND, | FURTHER CERTIFY THAT THE
REQUIREMENTS OF ALL APPLICABLE STATUTES AND ORDINANCES OF WEBER COUNTY,
CONCERNING ZONING REQUIREMENTS REGARDING LOT MEASUREMENTS HAVE BEEN COMPUED
WiTk.

SIGNED THIS __ Dar OF . 20,

9031945
UTAH LICENSE NUUBER

OWHNERS DEDICATION AND CERTIFICATION
WE THE UNDERSICHNED OWNERS OF THE HEREIN DESCRIBED TRACT OF LAND, DO HEREBY
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