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6. General Plan Amend Discussion

PLANNING COMMISSION
MEMO

MEETING DATE

August 19, 2026
PREPARED BY

Lance Evans, AICP
Community Development
Manager

ITEM TYPE

Legislative discussion

AGENDA ITEM

Discussion of General Plan Amendments and process.

Continuing the General Plan Amendment process attached are a
summary of the amendments that the Planning Commission discussed
at the July 9" meeting and two draft documents for review and
discussion.

First, is a summary of the South Bench Annexation issues. With past
concepts and the minutes of City Council meeting from February of
2024.

Second, is a future downtown Central Park draft General Plan Element.
It is an aspirational draft that lists issues, designs, and uses to help
develop the community vision and desired policy for gradual
implementation.

PLEASE NOTE: These documents are all working drafts for discussion
purposes only. Several ideas are listed to provide options for
consideration, but several drafts will be required to distill the critical
elements for the amendments.
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6. General Plan Amend Discussion

——

PLANNING COMMISSION MEETING
SOUTH WEBER, August 19, 2026

=

2026 General Plan Amendments DRAFT

During the July Planning Commission meeting the following list of potential General Plan
amendments were established. They are listed in order of priority.

Amendment/ Issue areas

1. General Plan Map Amendments

A. Amend Projected Land Use Map, Vehicle Transportation Map, Active
Transportation/Parks Map, Annexation Map, Sensitive Lands map.

B. Staff will update five General Plan maps and present them to the Planning
Commission and public to review and incorporate them into the
amendment process.

C. Critical issues and changes will be identified on the maps.

D. The proposed changes will provide a recommendation with discussion of
cost and benefits of the proposed changes.

E. Amend Projected Land Use Map R-P clouds
Delete the R-P clouds for 25.3 acres with the R-P Cloud on the Projected
Land Use Map.

2. Annexation
A. South Bench (Evergreen/ Barlow Properties).
¢ Does SWC want to expand?
+ What land uses and controls would the city need to put in place?
¢ Study - City utility costs, viability, land uses
B. Pros and Cons of annexation of South Bench.

3. Transportation Connections
A. A “North-South” Road.
B. Old Fort Road, new collector road running generally east-west north of
South Weber Drive.
C. Central road network concept map.

4. Central Park/ Future Downtown
A. Location: Area surrounding Central Park and Fire Station
B. Develop a central business district that reflects the community character
and provides a vision for the core of South Weber.
+ Master Plan/ Small Area Plan for small commercial uses and a
residential hub that transitions to the surrounding land uses.
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¢ Aesthetic Options — look at other city core areas for possible
building design and features.

¢ Create a specific zone for implementation of vision.

¢ Consult with city core design experts for development and
implementation of downtown master plan.

5. 2800 and Cornia Drive
A. Develop area plan for continued light industrial and commercial uses.

6. Gravel Pit
A. Development timeline — over 20 years.
B. Determine future uses via market and needs analysis.

C. Develop long term land use area plan to meet South Weber’s commercial
needs.

7. State Required General Plan Amendments
A. Transportation Connectivity Element

19 of 38
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SOUTH WEBER CITY

SOUTH BENCH ANNEXATION SUMMARY

The South Bench is a significant long-term planning area because of its location, topography,
visibility, infrastructure needs, and relationship to existing neighborhoods.

The City should evaluate the South Bench as a coordinated planning area rather than through

individual parcel-by-parcel decisions.
A South Bench planning framework should address:

Future land use and development intensity;
Transportation and emergency access;
Water and sewer capacity;

Stormwater;

Open space and sensitive lands;

Trails and active transportation;
Viewsheds and hillside development;
Neighborhood compatibility;
Development phasing; and

Fiscal impacts.

PRO/CON LIST (for discussion) ,,

§Issue §§Annex ¢ Do Not Annex
Control over future development §§Strong advantage Weak
géc\)]teel((:)‘;?rllqeirtom incompatible county Strong advantage Weak

Long-term tax base Potential advantage Lost opportunity
Infrastructure cost §§Disadvantage §§Advantage

Traffic impacts Potential disadvantage §§Advantage
‘Open-space preservation Depends on zoning Potential advantage
§Development revenue ' Moderate None :
§Ability to coordinate roads/utilities §§Strong advantage  Weak

Long-term control of south edge Very strong advantage = Weak
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SWC Council Meeting 27 February 2024 Page 2 of 5

Brent Poll of South Weber City reviewed his position on pollution within the city.

Amy Mitchell of South Weber City thanked Mayor Westbroek for his comments and Councilwoman
Petty for help with parked trailers in her neighborhood. She addressed the unincorporated Davis
County property up for discussion tonight and suggested this property be a part of Layton City. She
opposes a road from Layton City to South Weber City.

Lynn Poll of South Weber City conveyed he owns 40 acres next to the unincorporated Davis County
property and relayed the difficulty in getting utilities to service the property. He suggested the city
install a gravel path for children using the road west of South Weber Elementary.

Paul Sturm of South Weber City expressed concern for the “Road to Layton” concept and suggested
denying any annexation request into South Weber City.

Michael Grant of South Weber City queried when the City’s general plan will be revised. He
believes the public needs a six-month lead time so citizens can be actively involved.

Mike Poll of South Weber City disagreed in having South Weber City request a study on the
unincorporated property in Davis County as the land is not located in South Weber.

PRESENTATIONS

4. Barlow Property Annexation & Development Concept

The property is a portion of what has been referred to as the “south bench”, which is a large flat area
of unincorporated Davis County between the borders of South Weber and Layton City. The property is
currently outside the City limits but is within the city’s annexation map. The General Plan shows this
property as open space. Developer Zach Hartman of Land Advisors represented the Barlow family.
South Weber City and Layton City’s annexation plans overlap. He acknowledged as a planner there
are three options (1) a cohesive project connecting South Weber and Layton City, (2) annex property
into South Weber City and construct a cul-de-sac, or (3) annex property to Layton City with a cul-de-
sac. He is willing to investigate the HAFB pollution. He identified on the map an area for a park and
bicycle trails with housing. Councilman Dills asked Mr. Hartman what he plans on developing. Mr.
Hartman preferred residential development because of the financial benefits and physical geography of
the land.

Fire Chief Derek Tolman expressed city code allows only 30 homes with a single entrance to a
development. He voiced safety concerns with limited access to this property and noted the grade of the
hill makes for difficult access for emergency service vehicles. City Engineer Brandon Jones added the
grade is close to 14%. He explained if the road is used it would need to be re-graded.

Councilman Davis noted citizens are concerned with a road to Layton City and suggested the
development be in Layton. He questioned the safety of the hillside. City Engineer Brandon Jones
affirmed there would need to be studies completed on the hillside, and noted where the current road is
located is stable but also does not have a lot of traffic. He added the developer would be responsible
for the construction of the road. Councilman Halverson relayed if the property is annexed into South
Weber City, Layton City will be frustrated if there is a cul-de-sac and traffic into their city with no
benefits to them. Mr. Hartmann clarified if property is annexed into South Weber City, the cul-de-sac
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can be into South Weber and vice versa for Layton City. He added utilities may need to come from
South Weber City regardless of which city the property is annexed into.

Mr. Hartmann asked if the City Council would consider a regional park or suggested large estates
could create a blockade. Chief Tolman noted any home over 3,600 sq. ft. would need sprinklers
installed. Councilman Dills would like to see this property developed but is not sure South Weber City
can service this property. Councilman Winsor opposed any type of development as this property was
meant to be open space, and the hillside, pollution, utilities, access, are all issues.

Mayor Westbroek expressed that if the city does not consider this development, and it goes into
Layton City, it opens the option for them to install a highway coming down into South Weber. If the
property is annexed into South Weber, the city will have more control over what is developed on it. He
was concerned Layton City will bring industrial development this way. By installing residential, he
believed it could help eliminate dust and debris coming from Evergreen. Councilman Davis agreed
with Mayor Westbroek and opined the city should explore all possibilities. Mr. Hartmann discussed
the option of a three-way agreement between the developer, South Weber City, and Layton City.
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6. General Plan Amend Discussion

DOWNTOWN AND CENTRAL PARK DISTRICT

“Downtown / Central Park District” General Plan Element

The Downtown and Central Park District General Plan Element will provide a clear long-term
vision while allowing the eventual zoning, street network, development standards, and financing
mechanisms to be developed later through a small-area plan.

South Weber’s current General Plan was adopted in November 2020, to establish the long-range
framework for growth and development. Utah law also allows a municipality to include
additional General Plan elements beyond the required elements, making a future downtown
element appropriate.

Introduction

South Weber City has an opportunity to establish a long-term city center around Central Park
that provides a recognizable civic, commercial, residential, and recreational destination for
residents and visitors. This area should evolve into a future Downtown District that reflects
South Weber's character while providing services, gathering places, employment opportunities,
housing choices, and civic amenities that are currently distributed throughout the community.

The Future Downtown should not be viewed as an attempt to replicate a traditional urban
downtown. Rather, it should become a South Weber-style community center with a walkable,
attractive, mixed-use area organized around Central Park and connected to surrounding
neighborhoods, civic facilities, transportation corridors, and future development.

The City should plan for this area incrementally. Development should occur as property becomes
available, infrastructure is improved, and market conditions support investment. The City should
establish the desired land-use pattern and public infrastructure framework now so that individual
development decisions contribute to a cohesive long-term district.

Vision

Central Park will become the heart of a future South Weber Downtown: a connected, walkable,
attractive community center where residents can gather, conduct business, obtain services, live,
work, recreate, and participate in civic activities.

The Future Downtown should:

o Create a recognizable center and identity for South Weber City.

o Reinforce Central Park as the principal public gathering place.

e Encourage a compatible mixture of commercial, civic, residential, recreational, and
institutional uses.

e Provide opportunities for small businesses, restaurants, professional services, offices, and
neighborhood-oriented retail.
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e Provide additional housing choices, including moderate-income and multifamily housing
where appropriate.

o Create attractive pedestrian and bicycle connections between Central Park, businesses,
civic facilities, and surrounding neighborhoods.

o Improve the appearance and function of streets surrounding the district.

o Protect the quality and character of adjacent residential neighborhoods.

e Encourage development that produces sustainable property and sales tax revenues
without compromising community character.

o Establish a framework for future public-private partnerships and phased investment.

PURPOSE

The purpose of the Future Downtown and Central Park District Element is to establish a long-
term framework for the development of a community center surrounding Central Park.

The element is intended to:

1. Establish a clear vision for the future downtown.

2. Identify appropriate land-use categories and development patterns.
3. Establish principles for future zoning and development regulations.
4. Guide future transportation and pedestrian improvements.

5. Coordinate private development with public infrastructure.

6. Identify opportunities for civic and community facilities.

7. Encourage economically sustainable development.

8. Protect adjacent neighborhoods from incompatible development.

9. Provide a framework for a future Central Park Small Area Plan.

10. Create measurable implementation actions for the City.

This element is a policy framework, not a development proposal. Specific property boundaries,
zoning districts, densities, building heights, street alignments, and development standards should
be established through subsequent planning and public processes.

DOWNTOWN BOUNDARY AND PLANNING AREA

The future Downtown should be centered on Central Park and should include the properties
immediately surrounding the park and the principal streets and development areas that provide
access to it.

The exact boundary should be established through a future Central Park/Downtown Small Area
Plan.

The planning area should generally include:
o Central Park;

o existing and future civic facilities;
e properties capable of supporting commercial and mixed-use development;
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e key transportation corridors providing access to the district;

e pedestrian and bicycle connections to surrounding neighborhoods;

o redevelopment opportunities adjacent to the park; and

e properties where coordinated development can establish a cohesive downtown
environment.

The boundary should be based on the functional relationship of properties to Central Park rather
than solely on existing parcel boundaries or zoning districts.

3. CORE PRINCIPLES

3.1 Central Park as the Heart of the Downtown
Central Park should serve as the physical and symbolic center of the district.
Future development should reinforce the park by:

o orienting buildings and pedestrian activity toward the park;

e providing attractive entrances and connections;

e locating complementary commercial and civic uses near the park;

e creating gathering spaces adjacent to the park;

o improving landscaping, seating, lighting, pathways, and public amenities;

e providing opportunities for festivals, concerts, markets, community events, and civic
activities; and

e creating visual connections between surrounding streets, buildings, and the park.

The goal should be to make Central Park a place people intentionally visit rather than simply an
open space located within a neighborhood.

3.2 A Walkable Community Center
The Future Downtown should be designed around people as well as vehicles.
Development should establish:

o sidewalks on both sides of major downtown streets where appropriate;

o safe pedestrian crossings;

o connected pedestrian pathways;

e Dbicycle connections;

e short and convenient walking routes;

e pedestrian-scale lighting;

o street trees and landscaping;

e Dbenches and gathering areas;

o attractive building entrances; and

¢ connections between businesses, residences, civic facilities, and Central Park.
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The City should avoid creating isolated commercial developments surrounded by parking lots
that function independently from the rest of the district.

3.3 Mixed and Compatible Uses

The Future Downtown should accommodate a mixture of uses that support activity throughout
the day and week.

Potential uses include:
Commercial

¢ Restaurants and cafes

o Local retail

o Professional services

e Financial services

e Personal services

e Small businesses

e Medical and professional offices

e Specialty retail

e Entertainment and community-oriented businesses

Civic and Institutional

o City facilities

e Public meeting spaces

o Community facilities

e Libraries or similar community services

e Cultural facilities

o Public safety or administrative facilities where appropriate

Residential

e Townhomes

e Apartments

e Condominiums

e Mixed-use residential

e Senior-oriented housing

e Moderate-income housing

o Upper-story residential above commercial uses

Recreational
¢ Central Park

e Public plazas
o Walking and bicycle facilities
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e Community gathering areas
e Outdoor event spaces
e Children's recreational areas

Not every use should be permitted on every property. The future downtown should use

appropriate transitions between more intensive commercial or mixed-use areas and existing
residential neighborhoods.

4. LAND USE FRAMEWORK

The Future Downtown should generally transition from the most active and mixed-use
development adjacent to Central Park and major streets toward lower-intensity development at
the edges.

A conceptual land-use pattern should include four general areas:
A. Central Park Core

The Central Park Core should contain the highest concentration of civic, commercial,
recreational, and mixed-use activity.

Buildings should generally face streets and public spaces rather than parking lots.

B. Downtown Mixed-Use Area

The surrounding mixed-use area should accommodate commercial, office, residential, civic, and
institutional uses.

This area should provide flexibility for development while maintaining appropriate building
design, pedestrian connections, landscaping, and parking standards.

C. Neighborhood Transition Area

Where the downtown meets existing residential neighborhoods, development should transition in
scale, height, intensity, and building form.

Appropriate transitions may include:

o lower building heights;

o increased setbacks;

o landscaping;

e open space;

e buffering;

o lower-intensity residential uses; and
o carefully designed street connections.
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D. Civic and Community Facilities

Existing and future civic facilities should be located and designed to contribute to the downtown
rather than function as isolated institutional sites.

5. DEVELOPMENT INTENSITY AND BUILDING FORM

The Future Downtown should provide opportunities for greater development intensity than
surrounding residential neighborhoods while remaining compatible with South Weber's
community character.

The City should consider:

e moderate building heights;

e mixed-use buildings;

e townhomes and multifamily housing in appropriate locations;
e smaller commercial buildings;

o shared parking where appropriate;

¢ reduced front setbacks;

e buildings oriented toward sidewalks;

o parking located behind or beside buildings where feasible; and
e upper-story residential or office uses.

The Future Downtown should generally favor building form and design over minimum
separation of uses.

Higher-intensity development should be concentrated around Central Park and major streets,
with lower-intensity development used as a transition to established neighborhoods.

6. CENTRAL PARK DESIGN
Central Park should be planned as the City's primary civic gathering space.
Future improvements should consider:

e acentral gathering area;

e event space;

e permanent or flexible performance areas;
o shaded seating;

e Dpicnic areas;

e children's play areas;

o walking paths;

o landscaping;

o water features where feasible;

e public art;

e monuments or community identity features;
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o attractive lighting;

e scasonal decorations;

e food-truck or temporary vendor opportunities;

e community markets;

e outdoor dining opportunities; and

o flexible spaces for community festivals and celebrations.

The park should be designed to support both everyday neighborhood use and larger community
events.

7. STREET AND TRANSPORTATION NETWORK

The Future Downtown should be supported by a connected transportation network that balances
vehicle movement with pedestrian access.

The City should:

1. Maintain appropriate vehicle access to downtown businesses.

2. Avoid unnecessary expansion of streets that would make the downtown difficult to cross
on foot.

Establish a connected local street network.

Provide multiple access points where feasible.

Improve pedestrian crossings.

Provide bicycle connections.

Coordinate downtown transportation improvements with the City's Transportation Master
Plan.

8. [Evaluate traffic circulation before approving major development.

9. Preserve opportunities for future street connections.

10. Coordinate transportation improvements with development timing.

NownkEwWw

The City should consider narrower, pedestrian-oriented downtown streets where traffic volumes
and emergency access allow.

8. PARKING

Parking should support downtown businesses without allowing parking lots to dominate the
district.

The City should consider:

o shared parking;

e coordinated parking between adjacent developments;

e parking behind or beside buildings;

e on-street parking where appropriate;

o reduced parking requirements for mixed-use developments where justified;
e Dbicycle parking;
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e accessible parking;
e loading areas; and
o parking standards that recognize the walkable nature of the district.

Parking requirements should be evaluated based on actual downtown needs rather than applying
suburban commercial standards without modification.

9. ARCHITECTURE AND COMMUNITY CHARACTER

The Future Downtown should have a recognizable South Weber identity.
Development standards should encourage:

e high-quality materials;

e durable construction;

e pedestrian-oriented building entrances;
e architectural variety;

e attractive storefronts;

e covered entrances;

e appropriate building articulation;

o street-facing windows;

e landscaping;

e afttractive signage;

e coordinated lighting;

e public art; and

e consistent but flexible design themes.

The City should avoid requiring a single architectural style. Instead, design standards should
establish a consistent level of quality and pedestrian orientation.

10. ECONOMIC DEVELOPMENT

The Future Downtown should contribute to the City's long-term financial sustainability.
The City should encourage development that produces:

o sales tax revenue;

e property tax revenue;

e employment;

e local business opportunities;

o professional services;

e restaurants and entertainment;

e community-serving retail; and

o development that increases the value of surrounding properties.
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The City should prioritize uses that complement rather than compete unnecessarily with existing
commercial areas.

Potential downtown development should be evaluated for:

1. Market demand;

2. anticipated sales and property tax generation;

3. infrastructure costs;

4. traffic impacts;

5. long-term maintenance obligations;

6. compatibility with surrounding neighborhoods; and

7. contribution to the City's overall economic development objectives.
11. HOUSING

Residential development should be incorporated into the Future Downtown where it supports the
City's broader housing objectives.

Appropriate downtown housing may include:

e apartments;

¢ condominiums;

e townhomes;

e senior housing;

e mixed-use residential;

o upper-floor residential; and
e moderate-income housing.

Housing should be concentrated in areas where it can support downtown businesses, parks,
services, and pedestrian activity.

Residential development should not eliminate the commercial and civic function of the

downtown. The objective is a balanced district where housing supports a vibrant community
center.

12. CIVIC IDENTITY

The Future Downtown should provide a location where residents can experience a stronger sense
of community identity.

The City should consider locating or integrating:
e civic buildings;
e public meeting spaces;

e community gathering areas;
e public art;
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o historical markers;

e community events;

o festivals;

e local business events; and
o other public activities.

The downtown should become a place that residents associate with South Weber's identity and
community life.

13. DEVELOPMENT TRANSITIONS

Because the Future Downtown will be adjacent to established neighborhoods, development
transitions are critical.

The City should establish standards addressing:

e building height;

o setbacks;

e building orientation;
e lighting;

e noise;

e parking;

e loading;

e landscaping;

o fencing;

e service areas;
o trash and recycling facilities; and
e hours of operation where appropriate.

The most intensive development should be located toward the interior of the downtown district
and along appropriate major corridors.

14. PUBLIC INFRASTRUCTURE

Downtown development should be coordinated with the City's Capital Facilities Plan,
transportation planning, utility planning, and available funding.

Priority infrastructure may include:

e sidewalk improvements;
e street improvements;

e pedestrian crossings;

e drainage;

e culinary water;

e sanitary sewer;

e secondary water;

10
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e street lighting;

o landscaping;

e public parking;

e park improvements; and
e public gathering spaces.

The City should avoid extending infrastructure solely to facilitate isolated development that does
not contribute to the broader downtown framework.

11
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