
  

 

Synopsis 

Application Information 

Application Request: To consider and take action on ZMA 2019-01, a request to to apply the solar 
overlay zone (SOZ) to approximately 370 acres of land at approximately 1700 
South 7500 West 

Agenda Date: Tuesday, February 12, 2019 
Applicant: Strata Solar; Doug Larson as Agent 
File Number: ZMA 2019-01 

Property Information 

Approximate Address: 1700 South 7500 West 
Zoning: Currently zoned A-3 
Existing Land Use: Agricultural 
Proposed Land Use: Solar Farm 
Township, Range, Section: T6N, R3W, Section 23 and 26 

Adjacent Land Use 

North: Agricultural/Rangeland South: State of Utah (Ogden Bay) 
East: Agricultural/Rangeland West:  Agricultural and Large Lot Residential 

Staff Information 

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

Applicable Ordinances 

§102-5: Rezoning Procedures 
§ 104-30: Large Solar Energy System Overlay Zone 

Summary 

This application is a request to apply the newly created solar overlay zone (SOZ) to approximately 370 acres of 
land. The actual acreage is likely to be reduced to 200-250 acres prior to final county commission approval due to 
a forthcoming revised legal description of the requested overlay zone area, which will not consume 100% of all of 
the subject parcels, but until then this review assumes all 370 acres is the subject property. 

The SOZ will enable the construction and operation of an unmanned utility-scale solar energy facility as a permitted 
use with a development agreement.  

The subject parcels are located east of 7500 West at approximately 1700 South. They receive access from 7500 
West. The parcels are wholly within the A-3 zone.  

The SOZ allows utility scale solar energy collection with non-reflective collection devices for areas 100 acres or 
greater in the A-3 and M-3 zones. The SOZ requires a development agreement to provide site specific development 
conditions. This agreement will be negotiated between the County Commission and Strata Solar, however, the site 
specific development conditions should be vetted through the planning commission. 

If favorable, after the commission adopts a development agreement and applies the SOZ to the property, a utility 
scale solar energy operation will be entitled to occur there with no additional approvals, provided it complies with 
the SOZ and development agreement. 

 

Staff Report to the Western Weber Planning 
Commission  

Weber County Planning Division 
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A few community effects to consider when reviewing this application is the aesthetic effect, the transportation effect, 
the construction and disassembly effect, and the weed management effect.  

Staff are recommending that the planning commission offer a positive recommendation to the county commission 
for the overlay zone with the specific requirements listed herein to be incorporated into a development agreement 
prior to final adoption.  

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. 

Policy Analysis 

The subject property is comprised of the following four contiguous parcels: #10-044-0001, #10-044-0002, #10-044-
0014, #10-044-0019, which combined, form approximately 370 acres. The parcels are currently owned by the 
Willson Family Trust. The Willson Family Trust will lease 200-250 acres to Strata Solar. The remainder of the land 
will continue to be used as agricultural property. Figure 1 shows the general area of the project. Figure 2 shows the 
specific parcels included in this application. 

Figure 1: Vicinity and Boundaries of Project Parcels 
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Figure 2: Project Parcels.  

 

The Weber County Land Use Code has provisions that govern application-driven rezones. The following is a policy 
analysis of this requested rezone based on those provisions and relevant best-planning practices.   

Zoning. The subject parcels are currently located in the A-3 zone. That is not being proposed to change. Rather, a 
solar overlay zone (SOZ) is being proposed to overlay the parcel’s A-3 zoning. Figure 3 shows the current zoning 
of the parcels and the parcels’ outer boundary. Figure 4 shows the parcels with the proposed SOZ. 

The purpose and intent listed in the A-3 zone is: 

“…to designate farming areas where heavy agricultural pursuits can be permanently maintained.”1 

The preferred use of the A-3 zone is: 

Agriculture is the preferred use in Agriculture Zone A-3. All agricultural operations shall be permitted 
at any time, including the operation of farm machinery and no agriculture use shall be subject to 
restriction because it interferes with other uses permitted in the zone.2 

The purpose and intent of the SOZ is: 

The solar overlay zone (SOZ) is intended to allow a legislatively adopted overlay zone that permits 
a large solar energy system. This chapter also establishes minimum requirements and regulations 
for the placement, construction, and modification of large solar energy systems, as defined in 
Section 101-1-7, while promoting the safe, effective and efficient use of these energy systems.3 

                                                                 
1 § 104-8-1 of the Weber County Code 
2 § 104-8-2 of the Weber County Code 
3 § 104-30-1 of the Weber County Code 
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Figure 3: Current Zoning and Boundaries of Project Parcels.  

 

Figure 4: Proposed Zoning and Boundaries of Project Parcels.  
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The SOZ requires a solar project to encumber at least 100 acres with a development agreement that specifies, 
among other things, the development standards and performance of the solar farm. Those standards are as follows, 
with an evaluation of how they may be applied to this application.  

 Site plan. Exhibit F, also seen, in part, in Figure 6, shows the proposed concept plan for the site.  
 

o The solar project will not consume the entire 370 acres of the site, but rather will consume between 
200 and 250 acres on the eastern side of the site. The unused western side is proposed to continue 
to be used for agriculture.  

o The site will be fenced with a six foot chainlink fence with barbed wire on top. The fence will be 
setback 100 feet from the property boundary’s northern, eastern, and southern boundary. The 
fence will be approximately 1,200 feet from the property’s western boundary, 650 feet from the 
nearest parcel boundary containing a residence, and approximately 1,000 feet from any residence. 
This demonstrates compliance with the SOZ setback requirements.  

o There will be a proposed power substation onsite. No conditional use permit is required for this 
substation under the SOZ rules. The substation will be on the eastern edge of the site, nearly one 
mile from the nearest residence. It appears to comply with the county’s public utility substation 
requirements.4 

o The site will be accessed from 7500 West. There is a proposed concrete approach from the project 
boundaries to 7500 West that will protect the edge of asphalt on that street. We recommend this 
be asphalt to seam better with the street’s asphalt.   

o The site plan proposes a gravel driveway along the southern edge of the property. We recommend 
this be compacted road-base with dust treatment, sufficient to support a 75,000 lbs. fire truck.  

o Given the distance from the nearest residence, no screening has been proposed. The planning 
commission should determine whether this is satisfactory given site conditions and neighboring 
uses.  
 

 Vegetation plan. No formal vegetation plan has been proposed. Where the project’s perimeter is more than 
1,000 feet from any residence and 1,200 feet from any street, it may be determined by the planning 
commission that the distance offers a satisfactory buffer in lieu of vegetation. We recommend requiring, at 
the very least, a viable weed mitigation plan for the entire site and an appropriate financial security, as 
approved by the County Attorney, Treasurer, and Planning Director, to ensure perpetual compliance.  
 

 Waterfowl and other wildlife mitigation. It is our understanding that the solar panels are a photovoltaic panel 
with a surface treatment intended to capture as much sunlight as possible. They are intended to be 
nonreflective and will slowly move throughout the day to track the sun. The motion is slow enough to not 
create an unreasonable risk of harm to birds and other wildlife. The panels do not generate heat at 
dangerous levels. One element of concern, especially for this location, is the “lake effect” that a large solar 
system can create in which birds mistake the panels for water. Some waterfowl are unable to take flight if 
not on water. We recommend the panels be treated with special industry-standard patterns, or other 
reasonable mitigation strategies, to eliminate the “lake effect” from this site.  
 

 Performance measures. As mentioned above, we recommend that the company maintain a financial 
security to ensure perpetual performance with development standards. The form of this security will need 
to be approved by the County Attorney and County Treasure. This will likely result in the company 
maintaining a surety policy, naming the county as a beneficiary. A surety is similar to an insurance policy, 
but, in this case, is intended to ensure satisfactory compliance with requirements.  
 

 Height requirements. Exhibit F, also seen, in part, in Figure 7, shows the proposed height of the solar 
structures, which is 10 feet. The SOZ limits this height to 15 feet.  
 

 Relevant conditional use requirements. 
o Fire. The construction of the solar farm will be required to meet the requirements of the local fire 

authority.   

                                                                 
4 See § 108-10 of the Weber County Code.  
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o Law enforcement. The difference in demand for services from the local law enforcement and local 
EMS may increase during the construction period, but are anticipated be reduced virtually back to 
existing levels once the site is constructed and the security fence is erected.  

o Local infrastructure. Traffic in the area may be impacted during the construction and future 
reclamation of the site, but once completed, the impact will be fairly negligible. All construction 
staging should remain onsite. The proposed drive approach will mitigate street-shoulder damage 
caused by occasional maintenance vehicles coming to the site. 

o Water and septic.  It is not anticipated that the site will require permanent culinary water or sanitary 
sewer facilities, as the site is intended to be unmanned except during occasional maintenance.  If 
the planning commission desires to apply any vegetation requirements for the site then secondary 
or irrigation water will be necessary.  

o Environmental concerns. 
 Site prep and earth movement.  The land is relatively flat and is not anticipated to need 

significant earth movement. In the event earth movement is required the applicant will be 
required to provide storm drainage mitigation.  

 Wetlands. As can be seen in Figure 5, the site has a large amount of delineated wetlands. 
It is often permissible to develop in wetland areas, provided any reduction to wetland is 
appropriately compensated with the creation of other wetland area. A wetland 
mitigation/management plan has not been submitted for our review. We recommend that 
the development agreement give reference to the Army Corps of Engineers and the need 
for their approval of the proposal.  

Figure 5: National Wetland Inventory Map  
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Figure 6: Concept Site Plan (excerpt)  

 

 

 

 Figure 7: Solar Panel Side Elevation View 

General plan. The West Central Weber County General 
Plan does not offer any specific recommendations 
regarding energy generation, however, the Western 
Weber County Resource Management Plan does. It 
suggests that there may not be sufficient acreage for 
large-scale solar generation given the existing 
agricultural uses of the area.5 However, it does offer this 
recommendation: 

Policy: Energy Resources Support the development of renewable energy resources, such as solar, 

                                                                 
5 Western Weber County Resource Management Plan, p. 18. 
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wind power, and geothermal energy for private or small-scale commercial uses.6 

The author’s dismissal of larger solar farms is based on land-acreage as opposed to other community impact 
concerns. This could be interpreted to mean that allowing large-scale solar systems may be supportable if sufficient 
land is available that is not already better used by agricultural uses.  

The West Central Weber County General Plan suggests that the A-3 zone has very little prime agricultural land. 
Figure 8 offers a map showing the A-3 boundaries and prime agricultural land (as of 2003). This map shows that 
other than a small portion on the western border of the subject parcels, an area where agricultural operations are 
intended to continue onsite, the majority of the subject property, and all of the area where the proposed solar panels 
will be constructed7, contains no prime agricultural land.  

Figure 8: Prime Agricultural Land and A-3 and M-1 Zoning in Western Weber County. 

 
 

Noticing Compliance 

A hearing for this item before the Planning Commission has been posted for public notice in compliance with UCA 
§17-27a-205 and UCA §17-27a-502 in the following manners: 

 Posted on the County’s Official Website 

 Posted on the Utah Public Notice Website 

 Published in a local newspaper 

Staff Recommendation 

                                                                 
6 Western Weber County Resource Management Plan, p. 32. 
7 See Exhibit F for the concept site plan.  
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Staff recommends the planning commission recommend approval to the county commission for file #ZMA 2019-01, 
a solar overlay zone for approximately 370 acres located at approximately 1700 S. 7500 W. This recommendation 
comes with the following recommended development agreement requirements: 

1. A building permit is required for the solar structures. 
2. Area for accessory structures anticipated to be needed in the future should be shown on the site plan and 

provisions for their permitting should be established such that it isn’t necessary to amend the development 
agreement.  

3. Keys or access codes to any security gate should be given to local law enforcement, fire, and EMS; or, at 
the request of one of those authorities, a special lock should be used that enables access during emergency 
situations.  

4. Chainlink fencing should be vinyl or powder coated with an earth-toned color that blends well with the 
natural colors of the site area and eliminates the shine of untreated chainlink.  

5. The drive approach to the property lines should be compacted and asphalted to the satisfaction of the 
County Engineer. At the owner’s option, the approach may be completed after completion of construction 
of the site or within six months after commencement of construction of the site. A photo survey of the 
existing edge of asphalt on 7500 West at the site’s entrance should document the current asphalt condition 
prior to commencement of construction. Any excess damage to the existing asphalt should be replaced at 
the time of asphalting the drive approach. No final building inspection should be given until the approach is 
installed or a cash escrow has been offered to secure its construction. 

6. A weed mitigation plan should be provided to the satisfaction of the Planning Director.  
7. The owner and operator should be required to agree to provide reasonable treatment methods to mitigate 

the impact on waterfowl and other wildlife in the area. In doing so, all reasonable efforts should be made to 
accommodate and mitigate any concerns from the Utah Division of Wildlife Resources (UDWR), if required 
by the planning director. If not in conflict with the recommendations of UDWR, and if no other mitigation of 
“lake effect” is offered, recommended, or required, special patterns should be added to the panels to 
significantly reduce their appearance as a body of water to waterfowl. Performance measures should be 
implemented to determine whether additional mitigation treatments are necessary in the future, as may be 
recommended by the UDWR or Planning Director. The owner and operator should be required to allow 
county staff or UDWR staff to inspect the site at any reasonable time, with or without notice. If accessing 
without a company representative present, staff should be accompanied by law enforcement. 

8. All power or other utility lines should be underground. 
9. The wetlands impact and any necessary mitigation should be approved by the Army Corps of Engineers. 
10. Construction staging should be restricted to the subject parcels.  
11. An irrigation plan should be provided and a will-serve letter or feasibility letter should be provided from the 

relevant irrigation/water entity if vegetation is proposed or required for the site.  
12. Upon discontinuance of the use, the site should be returned to its current condition, with all solar 

infrastructure onsite removed. A financial security should be provided to ensure this reclamation occurs.  
13. Any outstanding review agency requirements should be appropriately applied in accordance with the law 

and to that review agency’s satisfaction.  

Exhibits 

Exhibit A: Application. 
Exhibit B: Vicinity Map. 
Exhibit C: Current parcel layout. 
Exhibit D: Current Zoning Map. 
Exhibit E: Proposed Zoning Map. 
Exhibit F: Concept Site Plan. 
Exhibit G: Prime Agriculture Map (2003 General Plan). 
Exhibit H: National Wetland Inventory Map. 
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Weber County Zoning Map | Rezone Application

Application submittals will be accepted by appointment only. (801) 399-8791. 2380 Washington Blvd. Suite 240, Ogden, UT 84401

Date Submitted: Received By (Office Use) Added to Map (Office Use)

Property Owner Contact Information

Name of Property Owner{s)

Wilson Family Trust

Phone Fax

Mailing Address of Property Owner(s)

1700 South 7500 West

Ogden, Utah 84404

Email Address Preferred Method of Correspondence

□ Email D Fax Q Mail

Authorized Representative Contact Information | APPLICANT

Name of Person Authorized to Represent Request j Project
Douglas Larsen | Mathew Niesen (Strata Solar)
Phone

801.726.9048 1435.260.0366
Fax

Mailing Address of Authorized Person
Strata Solar Development LLC.
285 South 400 East | Suite 216
Moab, Utah 84532

Email Address

Welev8@gmail.com | mniesen@amall.com
Preferred Method of Correspondence
□ Email □ Fax CJ Mail

Property Information

Project Name

Little Mtn. Solar Farm

Current Zoning

A-3

Proposed Zoning
A-3 Solar Zoning Overlay (SOZ)

Approximate Address
1700 South 7500 West

Land Serial Number(s)

10-044-0019

10-047-0001

10-047-0002

10-047-0014

Total Acreage
250 (+/-)

Current Use

Agricultural
Proposed Use

Utility Scale Solar Farm

Project Narrative

Describing the project vision

Under the umbrella and direction of Weber County Land Use Ordinance: Chapter 30: Large Solar Energy System Overlay
Zone (SOZ), Strata Solar (Developer) desires to develop a 48MW solar farm (large solar energy system) on approximately
250 acres of vacant land located in the western area of the unincorporated Weber County. (Conceptual Site Plan attached
as Exhibit A).

The Solar farm system will be comprised of non-reflective solar photovoltaic panels (modules) set in an array mounted to
the ground on steel or aluminum frames, a substation, inverters, monitoring systems and security fencing. Lower voltage
clean energy generated from the solar farm system will be converted to high voltage energy and will then interconnect
with the regional power grid (electricity distribution network) via existing transmission lines located north east of the
development site. Access to the system will be from 7500 west. The system will be monitored remotely with maintenance
crews attending the site on a monthly basis at minimum, and as needed.

Exhibit A: Application Page 1 of 6
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