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CHAPTER 1.16

COMMERCIAL AND INDUSTRIAL DISTRICTS
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1.16.015 Shopping Commercial District, CS.

1.16.020 Highway Commercial District, CH.

1.16.025 General Commercial District, CG.

1.16.030 Manufacturing-Distribution, MD.

1.16.035 Manufacturing-Distribution-Business Park  MD-B.

1.16.040 General Industrial District, MG.

1.16.045 Use Regulations.

1.16.050 Use regulations, Table.

1.16.055 Conditional Uses.

1.16.060 Height Regulations.

1.16.065 Area, Width, Frontage, Yard, and  Coverage Regulations.

1.16.070 Improvements Required.

1.16.075 Special Conditions Industrial Park.

1.16.080 MD-B Provisions.

1.16.085 Building Setbacks.

1.16.090 Severability.

1.16.005 CENTRAL DEVELOPMENT (COMMERCIAL) DISTRICT, CD.  To provide areas in appropriate locations for high intensity public, quasi-public, commercial, office, and multi-family uses which may center in harmonious relationships based on planned development for mutual benefit.


1. Any parcel within this zone may be divided or developed only by following the guide lines set forth in this Chapter.


2. Every development, conditional use permit and planned unit development  approval shall be based primarily on how the development, as proposed in the application, will contribute to compatibility, mutual private, and public benefits from existing, proposed, and potential buildings and uses in the area; the efficient, effective, and aesthetic use of land, buildings, landscaping, and amenities; and the improvements to be made in land use, building construction and appearance, traffic safety and control, landscaping, and drainage.

1.16.010 NEIGHBORHOOD COMMERCIAL DISTRICT C-N.  To provide areas in locations where convenience buying outlets may be established to serve surrounding residential neighborhoods.  The regulations of this district are designed to promote a combination of retail and service facilities which in character and scale are necessary to meet day-to-day needs or area residents.

1.16.015 SHOPPING COMMERCIAL DISTRICTS C-S.  To provide areas in appropriate locations where a combination of businesses, commercial, entertainment, and related activities may be established, maintained, and protected. The regulations of this district are designed to promote and encourage the development of comparison shopping districts.

1.16.020 HIGHWAY COMMERCIAL DISTRICT C-H. To provide areas in appropriate locations adjacent to highways or major streets where activities dependent upon or cater to thoroughfare traffic, and the traveling public may be established, maintained, and protected.  The regulations of this district are designed to encourage harmony between traffic needs and centers for retail commercial, entertainment, automotive facilities, and other appropriate highway related activities.

1.16.025 GENERAL COMMERCIAL DISTRICT C-G.  To provide areas in appropriate locations where a combination of business, commercial, and related activities may be established, maintained, and protected. Regulations of this district are designed to provide a suitable environment for those commercial and service uses which are vital to economic life, but some of which would be intrusive and disruptive in a shopping center type of commercial development.

1.16.030 MANUFACTURING - DISTRIBUTION M-D.  To provide areas in appropriate locations where light manufacturing, industrial processes, and warehousing not producing objectionable effects may be established, maintained, and protected.  The regulations of this district are designed to protect environmental quality of the district and adjacent areas.

1.16.035 MANUFACTURING - DISTRIBUTION - BUSINESS PARK MD-B.  To provide areas in appropriate locations where administrative offices, professional services, light manufacturing, industrial processes and warehousing can locate. Also providing for retail sales areas incidental to the types of uses allowed in the MD-B zone. The regulations of this district are intended to protect the environment and quality of life of our citizens. The MD-B zone is to provide for smaller lots, lower the ratio between open land area and building area, and provide for a business park environment.

1.16.040 GENERAL INDUSTRIAL DISTRICT MG.  To provide for areas in appropriate locations where heavy industrial processes necessary to the economy may be conducted.  The regulations of this district are designed to protect environmental quality of the district and adjacent areas.

1.16.045 USE REGULATIONS.  No building, structure or land shall be used and no building or structure shall be hereafter erected, structurally altered, enlarged or maintained in the commercial and industrial districts except as provided in this Code.  Accessory uses and buildings customarily incidental to uses authorized by conditional use permit in any district are also authorized by issuance of a conditional use permit in any such district.

Transitional Development Standards for Non-residential Uses Bordering Residential Property and Zones.


1.    Where a lot in any business, commercial, or industrial zone abuts any residential property or zone, there shall be provided a landscaped yard of at least ten (10) feet in width along such property line. Buildings over twenty (20) feet in height shall be set back an additional one (1) foot for every one (1) foot increase in building height.


2.    Where the side yard of a commercial corner lot lines up with the front yards of residential properties facing the side street, the minimum side yard setback on the corner shall be twenty (20) feet from the development lot property line.


3.    Where a lot in any business, commercial, or industrial zone abuts any residential lot, there shall be provided a landscaped front yard equal to the residence on the abutting property.


4.    Any parking lot or driveway abutting residential property shall be screened by a hedgerow or masonry wall no less than six (6) feet in height on the side and rear yards, and not less than three (3) feet in height in front yards.

5.    All building and parking lot lighting  is to be arranged so that there will be no glare there from to the occupants of adjoining residential property. Including public right-of-ways


6.    Uses will be strictly prohibited next to residential property that involve open storage of merchandise or equipment, off-premise signs, trade or industry that is noxious or offensive by reason of the emission of odor, smoke, gas, vibration, or noise.


7.    No overhead/bay doors are permitted in the wall of the building which faces the residential property if said wall is closer than twenty-five (25) feet to the property line.


8.    All mechanical equipment should be located within the building or on the roof with parapet walls. Any mechanical equipment located on the outside of the building within twenty-five (25) feet of the nearest residential property must have a visual/noise barrier that surround the equipment and extends at least one (1) foot above the equipment. In no case can the noise from mechanical equipment exceed the acceptable decibel level as outlined in the noise chapter of this Code.


9.    No loading dock, delivery/pickup areas, etc. may be located within fifty (50) feet of a residential property. These areas must also be screened from the public’s view with a six (6) foot masonry wall.

10. No trash container shall be located closer than twenty-five (25) feet to a residential side property line.

11.  No building(s), new or remodeled within the downtown CD zone shall use metal or vinyl siding as an

exterior finish with the exception of building trim or approval by City Council.
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	1.16.050 COMMERCIAL AND INDUSTRIAL ZONES

	Type - or - Use
	Conditional Use Zones pursuant to Chapter 1.06
	Permitted within these Zones
If No items from 1.16.055 or other sections of the code apply
	Not  permitted Zones

	AGRICULTURE
	
	CS / CH / CG / CD / MG / MD 
	CN

	AGRIBUSINESS
	
	CD / MG / MD / MD-B
	ALL OTHER ZONES

	AUTOMOTIVE / IMPLEMENT
	
	CD / CH / CG / MD-B
	ALL OTHER ZONES

	BUSINESS OFFICE
	
	ALL  ZONES
	

	PROFESSIONAL OFFICES
	
	ALL ZONES
	

	MANUFACTURING - Major
	
	 MG / MD / MD-B
	ALL OTHER ZONES

	MANUFACTURING – Minor 
	CD / CH
	 MG / MD / MD-B
	ALL OTHER ZONES

	RETAIL
	
	ALL ZONES
	

	CHRISTMAS TREE SALES 
	
	ALL ZONES
	

	ENTERTAINMENT
	
	CS / CD / CH / MD-B
	ALL OTHER ZONES

	TRANSPORTATION
	CD
	MD / MD-B / MG / CH
	ALL OTHER ZONES

	WHOLESALE / DISTRIBUTION
	
	ALL ZONES
	

	CHURCHES / RELIGIONS
	
	ALL ZONES
	

	EDUCATION / DAY CARE
	
	ALL ZONES
	

	GOVERNMENT
	
	ALL ZONES
	

	PUBLIC / QUASI-PUBLIC
	
	ALL ZONES
	

	DWELLINGS / HOUSING
	
	ALL ZONES
	

	HOTEL / MOTEL
	
	CD / MD-B / CH / CS
	ALL OTHER ZONES

	STORAGE BUILDINGS
	
	ALL ZONES
	CD

	OPEN STORAGE
	
	ALL ZONES
	CD

	AUTO-BODY / WELD SHOP
	
	ALL ZONES
	CN / CD

	FABRICATION
	
	CH / CG / MD-B / MG / MD 
	ALL OTHER ZONES

	LAND DEVELOPMENT
	
	ALL ZONES
	

	STREETS
	
	ALL ZONES
	

	FUEL DISPENSING 
	
	ALL ZONES
	

	Cellular / PCS - Towers and 

antennas.  All  Radio and TV

Towers and Antennas. CATV
	
	ALL ZONES
	

	PRIVATE CLUBS, TAVERNS, BARS
	
	CD / CH / CG / MD-B / MG / MD
	CN

	TELEMARKETING, PHONE SOLICITATION
	
	CD / CH / CG / MD-B / MG / MD
	CN

	RESTAURANT, FAST FOOD
	
	CD / CH / CG / MD-B / MG / MD
	CN

	SEXUALLY ORIENTED BUSINESS (SOB)
	SEE ZONING OVERLAY MAP and Revised Ordinances
	
	SEE ZONING OVERLAY MAP

	TATTOO PARLORS
	
	ALL ZONES
	CN

	MIXED USE  (see chapter 25)
	MD-B / CG
	CD / CH / CN
	ALL OTHER ZONES

	LARGE UTILITY PADS/SUBSTATIONS
	ALL ZONES
	
	


1.16.055 CONDITIONAL USES:  As shown in chart 1.16.050, although a business may be permitted in the Zone, any statement shown below that would apply to any business would require a Conditional Use Permit from the Planning Commission:

· Includes the caring for or educating of over 6 children or students per day or class.
· Is a home occupation in a commercial/Industrial zone.
· Is a Non-conforming structure or property.
· May put a burden on public utilities and/or create unusual traffic patterns and flows.
· Includes the expansion or remodeling of an existing building or structure.  Which would require special considerations for size, height, setbacks, parking, or use.
· Uses, produces, or stores chemicals or products that are covered under the “Right to Know Laws” or requires MSDS (Material Safety Data Sheet(s) and associated requirements. Listing of the chemicals or products shall be done with the application for a business license.

· Requires the placement of Antenna(s)/Dishes/ Microwave/or any receiving or Transmission devices.                      

· Requires outside storage of any kind.

· Includes private consultation/treatment or personal services not licensed by the State.

· Includes high volumes of storage, or products not displayed for sale or consumed as a part of your operation within a one month period.

· Requires that the side yard of the property be reduced below the suggested standard, within the Zone.

· Is not to be serviced by Tremonton City Sewer or Water.

· Is within the Sensitive Overlay Area (Hillside or River Bottom).

· Emits odors or emissions above current version of ASTM Standards.

· Produces noise above OSHA Standard, 1910.95  As set forth in the Noise Chapter of this Code.

· Is in operation after 10:00 p.m. and/or before 6:00 a.m.

· Includes the sale of Alcohol, Tobacco, Firearms, Weapons, or Controlled Substances.

· Includes the sale or display of adult sexually oriented materials.

· Dividing the property into separate ownerships or property is less than one (1) acre.

· Requires compliance with Industrial Pre-treatment Ordinance.

· Requires a permit or other Department of Health or Agriculture requirements. Excluding Food Service.

· Would adversely affect the health, safety, or welfare of the general public.

· The proposed business falls into a Conditional Use per Chapter 1.06.
· Does not meet minimum parking requirements.

1.16.060  HEIGHT REGULATIONS.   The maximum height for all buildings and structures in districts regulated by this chapter shall be:

In Feet:

       
 CN   CS   CH   CG  CD  MD  MG   MD-B
          
        
  35    75   75     75    C      C     C       C
In Number of Stories:     

        
CN   CS   CH  CG   CD  MD  MG   MD-B
        
 2.5    7       7     7      C     7       7        C
1.16.065 AREA, WIDTH, FRONTAGE, YARD AND COVERAGE REGULATIONS.  The minimum depth and/or length for yards in the districts regulated by this chapter shall be:

Front Yard:
                                         

    
 CN  CS  CH  CG  CD  MD  MG  MD-B

     
  25   25    25   25    C     25    25      C*

Rear Yard:

    
 CN  CS  CH  CG  CD  MD  MG  MD-B

      
  20   20   20‡  20    C     20    20     C*

Side yards:                       

    
 CN  CS  CH  CG  CD  MD  MG  MD-B

      
  10  10    10‡  10    C     10    10     C*

‡ Rear and Side yard setbacks may be reduced by a conditional use permit.


* Based on configuration and placement of  building on lot.

1.16.070 IMPROVEMENTS REQUIRED TO BE COMPLETED OR IN PROGRESS BEFORE A BUILDING PERMIT MAY BE ISSUED. 

Improvements are to be in compliance with the standards adopted by the local jurisdiction. 

A. ALL ZONES SHALL REQUIRE THE FOLLOWING IMPROVEMENTS:

1.Street Grading

2.Street Base 

3.Street Dust Treatment

4.Street Paving

5.Curb and Gutter

6.Sidewalk  

7.Surface Drainage Facilities

8.Waste Water Disposal Facilities 

9.Culinary Water Facilities

10.Street Lights

11.Fire Fighting Facilities 

12.Street Name Signs

13.Street Monuments

14.Survey Monument Boxes

15.Shade Trees (along public street) 

16.Address Number


B. ALL COMMERCIAL/INDUSTRIAL DEVELOPMENTS SHALL HAVE HARD SURFACE PARKING & DRIVEWAYS PRIOR TO OCCUPANCY OR USE.

1.16.075  SPECIAL CONDITIONAL USE REQUIREMENTS FOR MANUFACTURING AND BUSINESS PARK: These requirements must be adhered to and/or considered for construction inside the Commercial and Manufacturing Districts, and are required in the M-G, M-D and MD-B zones.


A. Mechanical Equipment: Mechanical equipment must be screened from adjacent properties and public streets.


B. Building Materials:  Similar building materials to be used on all sides of the building.  The objective is to eliminate a "front door" and a "back  door" image.


C. Outdoor Storage: All outdoor storage of equipment and materials, if allowed, must be screened from adjacent properties and public streets.


D. Multi-Tenant Design: Multi-tenant speculative building must be designed to  accommodate tenant identification signage.


E. Metal Buildings: Plans that provide for metal clad buildings shall be approved only at the discretion of the Redevelopment Agency.  They will not detract from the general aesthetics of the Business Park.


F. Utilities: All utilities are or will be underground, and each developer or owner is responsible for having all utilities for future development              


G. Noise: No use shall emit or cause the emission of sound beyond the levels that are outlined in the Noise regulation Chapter of this code.  Measurement of noise(s) shall conform to the latest American National Standards Institute (ANSI) standard and chapter 1.11 of this Code.  

H. Vibration: No vibration (other than from transportation facilities or temporary construction work) shall be permitted which is noticeable without instruments.


I. Odors: No emission of odorous gases or other odorous matter shall be permitted in such quantities as to be readily detectable when diluted in the ratio of 1 volume of odorous air to 4 volumes of clean air at the points of measurements taken at the lot line of the use or establishment.  Any process which may involve the creation or emission of any odors shall be provided with a secondary safeguard system so that control will be maintained if the primary safeguard system shall fail.                                                                                            

J. Air Pollution: No particulate or gaseous pollutants shall be emitted into the air in violation of the Utah State Air Conservation Act, its amendments, or resulting regulations.


K. Liquid or Solid Waste: No discharge at any point into a public sewer, public waste disposal system, private sewer system or stream, or into the ground, contrary to the Utah State Water Pollution Control Act, its amendments, subsequent waste water disposal  regulations, or the Utah Code of Solid Waste Disposal Regulations.  Also see the Tremonton City Industrial Pre-Treatment Ordinance.


L. Landscape Guidelines and Requirements: It is the intent of the Master Plan that property landscaping be maintained at a high level of quality.  To do so requires the cooperation and good faith of all tenants, developers, landscape architects, engineers, and above all owners.

1.  Tree Distribution: In order to maintain the park like atmosphere intended for the business park, it is recommended that approximately thirty (30) trees to an acre of landscaped area should be used as a minimum standard of developing planting plans.  A judicious mix of evergreens and deciduous trees is recommended. Tree sizes shall conform to the table in Section 4, Development Criteria, of the Industrial Park Plan for Tremonton City.

2. No deciduous trees of less that 1.5" caliber will be acceptable, nor will evergreen trees less that  6' in height be acceptable.  It is recommended that a 30' front yard set back be required, that 5% of the lot area, minimum, shall be landscaped and that signage should be limited to building signs attached to the surface of the building, or if they are freestanding signs, they are the monument type, no higher than 4 feet which may be located in the front yard setback.  There shall be no freestanding pole signs or billboards in the Business Park.  Exemption would be directional signs, informational signs, and traffic control signs that are sized appropriately for the task.


M. All building and parking lot lighting  is to be arranged so that there will be no glare there from to the occupants of adjoining property. Including public right-of-ways

1.16.080 ADDITIONAL PROVISIONS FOR THE MD-B ZONE AT 2000 WEST AND INTERSTATE 15.   The MD-B (Manufacturing Distribution-Business Park) Zone is designed to promote high quality commercial developments that can take advantage of the zone's close proximity to I-15. The zone is also designed to encourage development that is sensitive to neighboring residential uses and to encourage development that will present a favorable business park/campus image from I-15. To accomplish these objectives, the following additional standards and regulations shall apply to the MD-B Zone.

A. The minimum lot size in the zone shall be one acre. The purposes of this requirement are:


1. To encourage the development of large, well-planned projects designed to serve the area over a long period of time, as opposed to small, hastily conceived projects that do little to add to the overall appearance or economic vitality of the area.


2. To present a favorable image of the City from I-15.

B. Design. The architecture, design theme, and construction materials of the building's front elevation shall be applied to all exterior walls of the building. The rear of a building and any portion of the building that traditionally gets less attention to aesthetics shall be enhanced by the same architecture and design theme as those portions of the building that get high visibility from the public. The following exterior finish materials are acceptable: brick, fluted block, colored textured block, stucco, and glass. Sheet metal, wood, and corrugated metal shall be prohibited except for trim, soffits, facia, mansards and similar architectural features. Other materials may be used if approved by the Planning Commission. In determining whether or not a particular finishing material is acceptable, the Planning Commission shall consider the following factors:


1. The visibility of the site from neighboring residential uses and adjacent streets.


2. The degree to which the proposed finishing materials are compatible with the appearance of park/campus setting and neighboring residential uses.

3. The location of the proposed finishing materials on the building.


4. The degree to which a particular finishing material may be shielded by landscaping or some other feature.

C. In addition to the factors set forth above the Planning Commission shall weigh and consider the following factors when determining whether a development within MD-B zone should be approved, denied, or approved with conditions:

1. Whether or not the proposed development presents a favorable image of the City from I-15.

2. Whether or not the proposed development is appropriate in a zone that is designed to encourage uses that can take advantage of the close proximity of I-15 and 2000 West.


3. Whether or not the proposed development is designed in a manner that minimizes the potential negative impact on neighboring residential uses.


4. If the proposed development involves manufacturing, whether or not the project is designed to protect neighboring uses from noise and other pollution, to be compatible with neighboring uses, to be safe, to be attractive, and to minimize negative impacts normally associated with manufacturing uses.

D. All utilities shall be placed underground in this zone.

E.  All other applicable regulations within this Title and Title II Land Use and Development shall apply.

1.16.085 BUILDING SETBACKS: (these are conditional based on configuration and placement of the building on the lot).

1. Front Yard: 30'-0" including parking areas as well as buildings.  (100'-0" if loading docks face front                                              yard).

              2.   Side Yard: 25'-0" for buildings, 0'-0" for parking and/or paved areas.

              3.   Rear Yard: 25'-0" for buildings, 0'-0" for parking and/or paved areas.

              4.   From Creek: 25'-0" for buildings, 10' for parking or paved areas.

              5.   Building Coverage: 70%.

1.16.090 SEVERABILITY.  Should any section, clause or provision of this Ordinance, be declared by a court of competent jurisdiction to be invalid, in whole or in part, the same shall not affect the validity of the Ordinance as a whole, or any part thereof.
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