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Synopsis 

Application Information 

Agenda Item: ZMA 2023-16 Black Pine (Hancock)  – PUBLIC HEARING - Discussion and possible 
action on a request for approval of a zoning map amendment to rezone 19.43 acres 

of property located at approximately 5900 W 900 S, Ogden from A-2 (Agricultural) 
to M-T (Manufacturing and Technology). 

Application Type: Legislative 

Agenda Date: Tuesday, December 12, 2023 
Applicant: Daniel Stephens – Black Pine Group 

File Number: ZMA 2023-16 

Property Information 
Approximate Address: 5900 W 900 S, Ogden  

Current Zoning: A-2  
Existing Land Use: Vacant, agricultural 

Proposed Land Use: Manufacturing/Technology 

Parcel Numbers:  15-053-0016 and 15-053-0033 

Adjacent Land Use 

North: Agricultural South: Agricultural 

East: Agricultural West:  Agricultural 

Adjacent Land Use 
Report Presenter: William Cobabe 

 bcobabe@webercountyutah.gov  

 801-399-8772 
Report Reviewer: CE 

 

Summary  

On September 27, 2023 the application was accepted for review. On December 5, 2023, the applicant met with 
the Weber County Commission in work session. Prior to submitting the application, the applicant met with the 

Planning Division staff to discuss the public street and trail layout, and to discuss the potential for land dedication 

to the Fire District. This report contains an analysis of the proposal as it relates to the Weber County codes. 

Area Map 

The following images show the subject properties on the existing area map and on the current zoning map. 
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Policy Analysis 

Section 102-5-6 of the Land Use Code provides direction regarding the duties of the Planning Commission when 

taking action on legislative items such as rezones:  

A decision to amend the zoning map is a matter committed to the legislative discretion of the County 
Commission and is not controlled by any one standard. However, in making an amendment, the Planning 
Commission and County Commission are encouraged to consider the following factors, among other 
factors they deem relevant:  

Each of the following sections is the staff’s analysis of relevant factors when considering a rezone request. The 

following sections provide information to help the Planning Commission evaluate the request. Each subsequent 

section will be titled, County Rezoning Procedure (with its relevant factor). 

County Rezoning Procedure (a) 

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

Western Weber General Plan: Below is an image of the property shown on the Future Land Use Map of the 

Western Weber General Plan. This map indicates that the property is indicated as areas allowing for Light 
Industrial/Manufacturing and Business/Office/Tech. The General Plan, page 58, states the following regarding 

these land use types: 

GOAL 3 – BUSINESS, TECH, & INDUSTRY: As part of the County’s economic growth strategy, the County 
will pursue options to bring basic sector jobs to the area. In appropriate locations, Weber County will 
strive to attract a diversity of basic sector jobs, including tech, innovation jobs, industrial, and 
manufacturing jobs. 

 
Further, the General Plan goes on to explain that: 

 
Land Use Action Item 3.1.2: Provide adequate locations for an office or tech park. As provided in Land 
Use Action Item 2.4.2, because of the quiet nature of an office or tech park, this use can buffer heavier 
commercial or industrial uses from residential or mixed-use village areas. 
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The proposed development of this property appears to comply with the spirit of the General Plan, providing for a 

transition from light manufacturing, office, and technology uses to lower density agricultural and residential lots.  
 

 
 

County Rezoning Procedure (b) 

b. Whether the proposed amendment is compatible with the overall character of existing development in the 
vicinity of the subject property. 

The purpose and intent of the M-T zone is listed in 104-21-1 as follows: 
 

The purpose of the Manufacturing and Technology (M-T) District is to provide for and encourage the 
development of well -planned and designed technological and manufacturing parks. These areas are 
characterized by uses such as research, development, manufacturing, fabrication, processing, storage, 
warehousing and wholesale distribution. These areas are to be located in proximity to adequate 
transportation facilities and infrastructure so that the needs of these users may be met in an efficient 
manner with consideration to adjoining uses. 

 
The surrounding area consists mainly of undeveloped and/or agriculture or residential lots. The proposed zoning 

map amendment would allow for some light manufacturing, employment-based development in technology or 
research-type uses. Limited in scope, these uses are not incompatible with the surrounding existing uses. 
 

County Rezoning Procedure (c) 

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

The permitted and conditional uses listed in the M-T zone are primarily light manufacturing, indoor storage, and 
research and technology uses that are not expected to adversely impact adjacent properties. There are currently 

processes and ordinances that landowners in this area are required to follow during the county’s subdivision 

review and design review process for development of this land. The subdivision and design review process are 
intended to help mitigate adverse impacts of the allowed uses in each zone. The development will also be subject 

to a development agreement which will govern the layout, construction and design, and final uses of the project 
as well. 

 

County Rezoning Procedure (d) 
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d. Whether the proposed rezone can be developed in a manner that will not substantially degrade 
natural/ecological resources or sensitive lands. 

 
The subject properties are not located within any mapped sensitive lands, as defined by county code. There are 

no wetlands, geologic hazards, or floodplain mapped on the property. The development will only take place 

outside of the river protection buffer agreed upon in the existing Development Agreement for the Promontory 
Commerce Center, adjacent to this property and developed to the north along the Weber River. 

 

County Rezoning Procedure (e) 

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

 

Staff has not requested traffic mitigation plans at this point. The possible addition of 20 acres of manufacturing 
uses may have a significant impact on the existing public streets in the area. However, it is expected that the 

impact fees paid by the builders of new dwellings will help keep the existing streets at an acceptable level of 
service. If the Planning Commission and County Commission would like a traffic mitigation plan, it is 

recommended to request one before making a decision on the rezone.  

 

County Rezoning Procedure (f) 

e. 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, schools, storm water drainage 
systems, water supplies, wastewater, and refuse collection. 

During the subdivision review process, the developer will be required to upgrade certain roadway infrastructure 
as a result of the increased impact to public streets in the area. Planning staff have not requested a traffic 

mitigation plan or traffic study. The Planning Commission and County Commission may request that information 
before making a decision on the proposed rezone.  

 

Staff has not reached out to police, schools, and refuse collection to determine if adequate services exist for this 
rezone, however, the Planning Commission and County Commission may wish to consult these service providers if 

they feel it is warranted. The Developer has agreed to dedicate a portion of the land for the future construction of 
a Fire District station at this location. 

 

  Staff Recommendation 

Staff recommends that the Planning Commission approve the requested zoning map amendment application, 
based on the following: 

1. The proposal implements certain goals and policies of the West Central Weber General Plan. 

2. The development is not detrimental to the overall health, safety, and welfare of the community.  

And with the following stipulation: 

1. The Applicant will continue to work with Staff to prepare a Development Agreement, amending the 
existing Promontory Commerce Center Development Agreement and providing for the dedication of land 

to the Fire District.  
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Model Motion 

The model motions herein are only intended to help the planning commission 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 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 that we recommend approval of File # ZMA 2023-16, an applicant driven rezone application to amend the 

zoning map on 19.43 acres from A-2 to the M-T zone, property located at approximately 5900 W 900 S, Ogden. I 

do so with the following findings:  

Example findings: 

• The zone change is supported by the General Plan. 

• [                              add any other desired findings here                                ]. 

 

Motion to table:  
I move that we table action on File # ZMA 2023-16, an applicant driven rezone application to amend the zoning 

map on 19.43 acres from A-2 to the M-T zone, property located at approximately 5900 W 900 S, Ogden, to [       

state a date certain       ], so that:  

Examples of reasons to table:  

• We have more time to review the proposal.  

• Staff can get us more information on [           specify what is needed from staff          ]. 

• The applicant can get us more information on [         specify what is needed from the applicant         ]. 

• More public noticing or outreach has occurred.  

• [                              add any other desired reason here                                ]. 

 

Motion to recommend denial: 

I move that we recommend denial of File # ZMA 2023-16, an applicant driven rezone application to amend the 
zoning map on 19.43 acres from A-2 to the M-T zone, property located at approximately 5900 W 900 S, Ogden. I 

do so with the following findings: 

Examples of findings for denial: 

• The proposal is not adequately supported by the General Plan. 

• The proposal is not supported by the general public.  

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

• The area is not yet ready for the proposed change to be implemented.  

• [                              add any other desired findings here                                ]. 
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Exhibits 

Exhibit A - Application narrative.  
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