M’ OGDEN VALLEY PLANNING COMMISSION

‘WEBER COUNTY PLANNING MEETING AGENDA

April 25,2017
5:00 p.m.

Pledge of Allegiance
Roll Call

1 Minutes: Approval of the December 06, 2016, February 28, 2017, March 07, 2017, and March 28, 2017 Meeting
Minutes

r Consent Agenda:

2.1. UVE030217 Consideration and action on a request for preliminary approval of Eagle Ridge Cluster Subdivision
Phase 6, consisting of 5 Lots, 2 common areas, and an extended road in the Residential Estates (RE-
20) and Agricultural Valley (AV-3) Zones, located at 3600 N Eagle Ridge Drive in Eden. (Eden Hills LC,
Owner; Tyler Nielson, Agent)

2.2. UVH121416 Consideration and action on an application for final approval of the Hidden Haven Estates >
Amendment, consisting of 3 lots and an extended private road in the Agricultural Valley (AV-3) and
Shoreline (S-1) Zones, located at 1682 N 6250 E in Eden. (Pineview Partners LLC, Applicant; Randy
Shepherd, Applicant)

2.3. CuP2017-03 Consideration and action on a conditional use permit application for a water pumping plant for
Liberty Pipeline Company in the Forest (F-5) Zone, located at 6701 N Durfee Creek Way in Liberty.
(Liberty Pipeline Company, Pen Hollist Director, Applicant; Mike Durtschi, Project Engineer, Agent)

3. Petitions, Applications and Public Hearings
3.1. Administrative Items
b. New Business
1. CUP2017-01 Consideration and action on a conditional use permit application for a public equestrian training
and stable facility for Kent Winegar in the Agricultural Valley (AV-3) Zone, located at 9510 E 200 S
in Huntsville. (Kent Winegar, Applicant)

2. CUP2017-04 Consideration and action for a conditional use request for The Strand at Wolf Creek Resort Phase
1 PRUD located within the approved Wolf Creek Resort Master Development including an
average building height of 33 feet as conditionally allowed in the Commercial Valley Residential
(CVR-1) Zone, located at 3820 N Wolf Creek Resort. (WCU, LLC, Applicant; Eric Householder,

Agent)

Public Comment for Items not on the Agenda:
Remarks from Planning Commissioners:
Planning Director Report:

Remarks from Legal Counsel:

sl O

The regular meeting will be held in the Weber County Commission Chambers, in the Weber Center, 1% Floor,
2380 Washington Blvd., Ogden, Utah.

Please enter the building through the front door on Washington Blvd. if arriving at the meeting after 5:00 p.m.
A Pre-Meeting will be held at 4:30 p.m. in Commission Chambers Break Out Room. The agenda for the pre-meeting consists of
discussion of the same items listed above, on the agenda for the meeting.

No decisions are made in the pre-meeting, but it is an open, public meeting.

In compliance with the Americans with Disabilities Act, persons needing auxiliary services for these meetings should
call the Weber County Planning Commission at 801-399-8791




Minutes of the Ogden Valley Planning Commission Regular meeting December 06, 2016, in the Weber County Commission
Chambers, commencing at 5:00 p.m.

Present: Laura Warburton, Chair; Will Haymond, Jami Taylor, Robert Wood

Absent/Excused: Greg Graves, John Lewis, John Howell

staff Present: Rick Grover, Planning Director; Scott Mendoza, Assist Planning Director; Ronda Kippen, Principal Planner;
Charles Ewert, Principal Planner; Courtlan Erickson,Legal Counsel; Kary Serrano, Secretary

*Pledge of Allegiance
*Roll Call

1. Consent Agenda:
1.1. Rules of Order: Approval of the Rules of Order

MOTION: Commissioner Haymond moved to approve consent agenda item: Rules of Order. Commissioner Wood
seconded. A vote was taken with Commissioners Haymond, Taylor, Wood and Chair Warburton. Motion Carried (4-0)

Director Grover said this next request is to vacate a portion of a public right-of-way; typically an area that has been
designated a public right-of-way, it ends up being dedicated that way through a subdivision plat. In this instance, they
have a piece of land that is being requested to vacate a portion of the Old Snowbasin Road. As the Planning
Commission reviews this item, staff noticed it as a public hearing, and if there are any public comments, the Chair
needs to open and close the public hearing. After the Planning Commission makes a recommendation; whether it be
a positive or negative recommendation. If this is an item they do not feel comfortable reviewing they could table
this, but they need to make some type of action on this item. Then staff will forward their action to the legislative
body which will be the County Commission; who will then make a formal determination on this. On the screen is an
aerial view of the actual street vacation on the dedication plat that was being proposed. The applicant, Roger Dutson
will be presenting; and after his presentation there will be a presentation by Ronda Kippen.

2. Petitions, Applications and Public Hearings
2.1. Legislative Items
a. New Business:
1. EV 2016-05: A public hearing to consider and make a recommendation on a request to vacate a portion of the Old
Snowbasin Road, a dedicated public thoroughfare located at approximately 5923 Snowbasin Road.

Roger Dutson, Applicant, 5923 Snowbasin Road in Huntsville, said he built a house on this property about 20 years
ago, and their entrance runs through this area that he is asking to be vacated. That has been a road for maybe 40-
50 years before they built and that was just a dirt road into the parcel. They got the approval from the state who
owned all of this back then, and then they conveyed it back over to the county when they built the road going over
to Snow Basin. They finally got to the point with the last few years where Snowbasin Road has slipped so greatly
down below on his north border; and it has even been closed for short periods of time, before the county got it
filled when they had big drop offs over there. The county needs an additional road easement area down there; he
would be happy to give all the road easement they need to do whatever they need to do. The subdivision plat
that he would be filing, will be after the vacation of the easement if it's vacated and shows the area that is quite a
large area down where it’s needed for the county, and it will be on the tax role if it is approved.

Ronda Kippen said the item for tonight is a legislative item; they are looking for recommendation, either positive
or negative to vacate a portion of the Old Snowbasin Road. This area is not going to impact a public thoroughfare
along that road. The area is approximately 1.6069 acres that would be vacated. When an easement is typically
vacated, it basically vacates 50% to one property owner and the other 50% to the other property owner. The way
this lays out, it would vacate directly to Mr. Dutson, because there is not a property owner to the other side of the
easement that would benefit from the vacation of the public thoroughfare. Courtlan Erickson, Legal Counsel said
they are not making any representation about who would legally own that land afterwards. They've made it clear
in the past conversations with Mr. Dutson, and he understands that fully, when the county vacates it, the county
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OGDEN VALLEY PLANNING COMMISSION DECEMBER 06, 2016

doesn’t decide who gets it, it passes to whoever has the legal right to it. That's an independent separate issue that
the county doesn’t deal with or has to deal with, and Mr. Dutson is aware of it. Based on Mr. Dutson’s willingness
to dedicate this property to the county, that is the good cause they were able to find to make a positive
recommendation for this vacation. Staff does not feel it would be harmful to the public interest, or it would
materially injure any of the public. This could hopefully help us get some maintenance on that road and maybe
save the taxpayers in the future.

Ronda Kippen said in reviewing it, she wanted to look at the conformance to the general plan, and address a
couple of areas out of the general plan. The transportation goal in the Ogden Valley General Plan is to ensure the
Ogden Valley has a transportation system that enhances mobility and connectivity, reduces congestion, and meets
air quality standards without disturbing existing land uses. Old Snowbasin Road is the existing local road that is
not currently nor proposed to be a collector or arterial thoroughfare into the Ogden Valley. The vacation of the
subject property that is currently part of the public thoroughfare known as Old Snowbasin Road will not reduce
the existing streetscape design nor have a negative effect on the “Active Transportation Plan” outlined in the
Ogden Valley General Plan for a “Proposed Category 2: Bike Lane.” Staff does recommend approval of the vacation
based on the conditions listed in the staff report and the recommendations are based on the findings listed in the
staff report.

Chair Warburton opened for public hearing, there were none, and closed for public hearing.

MOTION: Commissioner Taylor moved to recommend for approval EV 2016-05 which is a request to vacate a
portion of the Old Snowbasin Road, a current dedicated public thoroughfare located at approximately 5923
Snowbasin Road. This positive recommendation is based on (a) determination that a good cause exists for the
vacation; (b) the public interest or any person will not be materially injured by the proposed vacation; and (c)
conformance to the General Plan. This motion is based on the applicant staff’s presentation, based on the public
hearing, and the accompanied staff report and the finding listed there in. Commissioner Haymond seconded. A
vote was taken with Commissioners Wood, Haymond, Taylor, and Chair Warburton voted aye. Motion Carried (4-
0)

2. DISCUSSION: ZTA 2016-06: To discuss and take public comment on a proposal to amend the following sections
of Weber County Code: Definitions (§101-1-7), Ogden Valley Lighting (§108-16), and Ogden Valley Signs (§110-2)
to provide clearer standards for outdoor light and outdoor lighting devices in the Ogden Valley in order to support
dark sky-viewing, astrotourism, the Dark Sky accreditation of North Fork Park, and the Ogden Valley General Plan.

Charles Ewert said the public hearing that was scheduled for tonight, even though it was noticed in the
newspaper, it didn’t get noticed on the website, it didn’t get noticed on the Right to Know Website, the Utah
Public Notices Website, so they cancelled the hearing and just want to have a have discussion. If all works out,
they will vent out any issues and come back January 03, 2017 meeting with a complete ordinance ready to be
adopted and have public hearing at that time.

Charlie Ewert said let’s start with Page 22 of 48, on Page 1. He will be referring to the number on the bottom of
the page. He went in and added a number of definitions in order to support the Ogden Valley Outdoor Lighting
Ordinance.

Charlie Ewert said on Page 2. He changed some of the sign definitions, and Line Item 77 “Sign Face” was
transposed to “Face Sign” in the ordinance and we are just trying to fix some of the problem areas as well, and just
trying to clarify what kind of definitions in the sign code.

Charlie Ewert said on Page 3. This page is where we go straight into the Ogden Valley Outdoor Lighting Statute.

Charlie Ewert said on Page 4. This page is mostly strikeouts.
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OGDEN VALLEY PLANNING COMMISSION DECEMBER 06, 2016

Charlie Ewert said on Page 5 starts into the General Standards, that's where they talk about the four basic
standards of outdoor lighting in the Ogden Valley. He read Section 108-16-3 — General Standards, Section 108-16-5
— Specific Standards, and Subsections (1) through (6). Page 6 continued with Sign Lighting and the rest was all
strikeouts.

Charlie Ewert said on Page 7. This page is all strikeouts.

Charlie Ewert said on Page 8 Exemptions, he gives a list of things that should be exempt from the requirements of
the code and he applied a few additions, in order to get this exemption they have to do x, y, or z, before they
could be exempt. He read Section 108-16-5 — Exemptions, Line Items 284 through Line Items 303.

Charlie Ewert said on Line Item 304, Subsection (5) Historic Antique Lighting. He wasn’t sure in the last work
session why they would exempt historic and antique lighting, if they could be retrofitted to still have the shielding
necessary to make it comply. The response from the commission was that they had decided that should be held in
the same standard. Director Grover said they have looked at fixtures and they could easily be retrofitted.

Charlie Ewert said on Subsection (6) Holiday or Festive Lighting and read Line Item 307 through Line Item 312, and
said string lights cannot stay up permanently and needs to come down once a year. It’s still in the code regarding
string lighting and its output lighting. They will get into that and some of these can overlap. Festive lighting in the
output lighting that could be an overlapping term.

Ron Gleason said they could put the lights up one day and take them off the next day and then put them back up
the following day. Mr. Ewert replied that is correct and they wanted to make sure that it was at least required to
take them down once per year. From what he understood from the Planning Commission, maybe they don’t want
to get into that level of regulation.

Charlie Ewert said on Subsection (7) Low Output Light Source, and read Line Item 313 through Line Item 317. Let
us do the same calculations that they do for canopies and figure out what are they intending to light, and how
many lumens per square foot is that. They could say for our large area, we are intending to light an acre of land
and take the full amount of lumens per square foot in this small spot where it’s bright in this one spot.

Chair Warburton asked on Page 7, Section 108-16-8 c. it states that penalties are outlined in this land use code.
She couldn’t find any penalties. Mr. Ewert replied it's not in the lighting ordinance; its elsewhere in the land use
code, he didn’t include it in here and probably should have. There is an enforcement penalty that is in General
Provisions in Chapter 1, and he believed it's either Class B or Class C misdemeanor and that is on Line Item 451,
Section 108-16-8 (b).

Chair Warburton referred to Page 5, Line Item 220 through Line Item 226 and asked if that meant that light coming
out more than 50% out of the window. Mr. Ewert replied if it's residential it falls under Category A, so that is
exempt in residential and agricultural uses. He is talking about commercial, and if you are standing outside on the
street, and can see any of the lights inside those windows, then the cumulative area of all those openings, 50% of
that light cannot trespass through.

Charlie Ewert said on Page 9, Subsection (9) Motion Sensor controlled light source and he didn’t specify that. This
is a good deal with a number of lights that are out there are going to be no retrofit necessary except putting a
timer on that. The timer could be a light switch so if you light that up; and people could easily do that and replace
out that light switch with some kind of motion sensor or timer.

Charlie Ewert said on Page 9, Subsection (11) Safety or Security Lighting this one he revised and he wanted to
make it very clear what the standards are: Submit to us proof from your insurance company, that they are going
to go after you if you don’t change your lighting situation.
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Charlie Ewert said on Page 9, Subsection (12) Special Event Lighting that was one that Commissioner Lewis was
advocating in the last meeting. He read Line Item 351 through Line Item 355.

Director Grover indicated that Mr. Mendoza said that there is no noise ordinance. Chair Warburton replied that
she thought there was one. Director Grover said that he was going to do some quick research. Mr. Ewert said that
noise could be construed a nuisance but we haven’t set a standard on what that is, so it would take a court to
make that determination.

Charlie Ewert said let’s focus on Part B and come back to Part A. Special Events shall not occur more than twice
per month, is everyone okay with that. The response was yes. Mr. Ewert said that get’s him back to Part A, we're
not saying no light after 10, what we’re saying is lights that don’t comply with referenced ordinance.

Charlie Ewert said on Page 9, Subsection (13) Underwater Lighting, and as long as you are not trying to get away
with lighting something above the water, because underwater lighting is exempt. Oh put a big spot light under
your pool to light up your statue.

Charlie Ewert said on Page 9, Subsection (15) Tower Lighting, and he is talking about FAA Towers and we want to
make sure there are some exemptions. However, the FAA minimum would be the county’s maximum.

Charlie Ewert said on Page 9, Subsection (16) Traffic Control Devices, they can’t say no streetlights, and they could
try and in their General Plan states no traffic lights.

Charlie Ewert asked if there were any questions on exemptions. Of all the other ordinances he has read, this is the
most comprehensive list of exemptions.

Charlie Ewert said on Page 10, Section 108-16-9 Procedures for Compliance, they are basically saying that they
need to provide certain additional things with your application; whether it’s design review, building permit review,
land use review, and that’s what needs to come in with the permit.

Charlie Ewert said starting on Line Item 395 Land Use Authority, may require the applicant to submit photometric
schematics and attestation from a qualified professional that the submittal complies with this chapter. What is
important to acknowledge here, the chapter does not talk about foot candles on the ground.

Charlie Ewert said on Page 11, Section 108-16-7 Required Replacement of Nonconforming Outdoor Lighting, and
Line Item 412. He took out amortization and put in replacement. This is our seven year standard; if before seven
years you plan to modify the building of the site to a certain threshold; you will also be bringing up your lights to
that standard. If we do eliminate residential and agricultural from the applicability of this; are there any standards
in the applicability that should stay.

Assistant Director Mendoza said as far as the education component, the Planning Division is working with Starry
Nights, and when we create a project for residential in Miradi, Starry Nights is one of the review agencies Starry
Nights is aware of that and they go down and have a conversation and educate developer. They offer expert
attorney written CC&R’s, they offer resources to the developer and the homeowner in trying to find lights and
fixtures that are in compliant and that research is done for them. Starry Nights is being very careful in not
implicating the County with the night sky or the ordinance.

Charlie Ewert Charlie Ewert said on Page 11, Section 108-16-8 Violations and Enforcement. He will get in there and
mandate for the county to provide education. He wants to run that by legal before he does anything to forming an
ordinance, he should have something back on January 3" that has the provision.

Charlie Ewert said on Page 14, Section 108-16-15 Examples of recreation facilities. He talked to both Ski Resorts,
and they said it's more than likely they know how to do it; they aren’t going to use that much light. Those huge
light poles are going to have very long tubes at the end of them to hide that bolt from offsite area.

e ———
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Charlie Ewert said that phase out that we have on the lighting ordinance, he could easily copy and paste it and do
a side code if you want to see that. Giving up the seven year phase out and they have to be in compliance. Or
they can do any site improvement will require a sign replacement. In the State Code there are protections for
signs; it is only relevant to Billboards, and he think.

Chair Warburton said on Page 11, Section 110-2-4 Non-conforming Signs. She said she was confused by this and
read Line Item 345 through Line Item 347, and even though it was out of conformance, what if they change a sign.
Mr. Ewert replied if you change the message on the sign, according to our nonconforming section and this division,
the county cannot require you to replenish that sign. But if you change the structure of a sign, then you need to
bring it into compliance.

Charlie Ewert said they have a lot of nonconforming signs and a provision in the sign code that are now non-
enforceable due to the Supreme Court decision that was made last year. It was determined that that if you have
to read the sign to determine what kind of sign it is, that it was an illegal infringement on the first amendment
freedom of speech. The way the current provision is, a property owner can be out of compliance; and can be
nonconforming provided that it was grandfathered from a previous ordinance.

Charlie Ewert said on Page 16, Section 110-2-11 Temporary Sign Usage and asked if the commissioners had any
questions on the tables. There was no response.

Charlie Ewert on Page 24, Section 110-2-12, Sign Materials and Display Standards, and the only reason we dived
into sign is because of the lighting. Essentially we had two different provisions, one was internal illumination and
the other was external illumination. We removed internal illumination all together and just talked about
illumination. We don’t specify what internal illumination is; just that the light has to be downward directed
shining only on the sign face so that the parameter with the light doesn’t go more than six inches beyond that sign
face when it’s on flat wall. There is a little bit of caveat for the Halo; by its nature Halo reflects off a surface and
that’s okay. We can also say if we can’t tell that you comply, then we can ask you to bringin a professional
photometric plan for signs. The difference with the sign is the bulb is here, the sign is here, so the lumens
difference between that distances is not that much. He just took an estimated guess on that picture that it's 1650
lumens all together.

Charlie Ewert said on Page 25, Line Items 543 through Line Item 552, there are a lot of strike outs and restructured
external and internal.

Charlie Ewert said on Page 25, Subsection (12) Sign Area, Line Item 586 through 590. There is a standard for it here
and a definition for it, so he just struck it out and said see Section 101-1-7.

Charlie Ewert said on Page 26, Section 110-2-15 Examples of Sign Illumination and he put in some picture. He had
a request from the Ogden Valley Starry Nights to choose a different sign so he will be looking for something else
that is not yellow and red is not attractive colors and don’t fit with the community character.

Charlie Ewert said prior to 2010 it said the sign face had to be of colors, earth tone in nature, muted colors that are
not bold colors. This question was mainly proposed to the Starry Night folks if they would be able to consider in
putting that back into the sign code. Right now the sign code says support structures shall be of a certain
materials and muted earth tones and didn’t know what the legislative intent was to remove it.

Director Grover said the other point you need to look at to is, the General Plan also talks about village areas.
When we started looking at those village areas, we are going to be looking at possibly at foreign based code.
Those areas we'll plan to identify that area for that specific architectural style which the General Plan talks about.
If we start getting into too much detail on this right now, | think we might be doing some disservice to the village
area planning.
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Charlie Ewert said we have a request from the Ogden Valley Land Trust to allow them to erect a historic farm sign
on a historic farm. Right now the proposal that they have which they say looks a lot like the sign that you see over
in the park. Technically that is a pole sign and pole signs are not allowed. They are requesting since the sign code
is open to see if enough of the Planning Commission would be amenable to allowing something like this for Legacy
Farm. Under the new read case, if you have to read the sign and know what kind of sign it is, you are regulating
free speech and you can’t do it. So if we have to read that sign to know that it is a historic sign, we are regulating

free speech.
Chair Warburton opened up for Public Hearing.

Ron Gleason, who resides in Huntsville, gave a presentation about Dark Skies and the importance of maintaining
IDA Accreditation, the involvement of everyone that has worked diligently to keep that status. How Ogden Valley
is not only competing locally to maintain their status but also worldwide, and the importance of this ordinance.
There are going to be some pressure for the county to figure out these processes are and how to do the education,
and how to iron out the process.

Ron Gleason said on Page 9, Section 108-16-5 Subsection (10), about the indoor lighting projecting out. Part of the
discussion at the work session was single residential versus multi-family. On there it just says residential, does
that mean single family or multi-family. We talked about Page 9, Section 1008-16-5 Subsection (12) Special Events
and Special Lighting, and Commissioner Taylor brought up the Kelley Creek Farm Agri-Tourism. They have all year
lighting which is up, and if you do something special, is that going to bleed over and affect the Agri-Tourism. On

Section 108-16-5 Subsection (3) Exemptions of Federal and State facilities; does that include churches or is it just
federal and state, because there are a lot of improvements that need to be done on those there.

Chair Warburton closed for Public Hearing.
3. Public Comment for Items not on the Agenda: None
4, Remarks from Planning Commissioners: Chair Warburton introduced and welcomed Steve Burton, the new Planner I.
5. Planning Director Report: None
6. Remarks from Legal Counsel: None

y Adjournment: The meeting was adjourned at 8:25 p.m.

Respectfully Submitted,

Kary Serrano, Secretary,
Weber County Planning Commission
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Minutes of the Ogden Valley Planning Commission Regular meeting February 28, 2017, in the Weber County Commission
Chambers, commencing at 5:00 p.m.

Present: Jami Taylor, Chair; Laura Warburton, John Lewis, Robert Wood, Greg Graves

Absent/Excused: John Howell, Will Haymond,

staff Present: Rick Grover, Planning Director; Scott Mendoza, Assistant Planning Director; Ronda Kippen, Principal Planner;
Steve Burton, Planner II, Courtlan Erickson, Legal Counsel; Kary Serrano, Secretary

Pledge of Allegiance:
Roll Call:

Chair Taylor asked if any member had ex parte communications to declare. No ex parte communications were declared.
1. Minutes: Approval of the November 1, 2016, January 3, 2017, and February 7, 2017 Meeting Minutes.
Chair Taylor approved the November 1, 2016, January 3, 2017, and February 7, 2017 meeting minutes as written.

2. Consent Agenda:
2.1. UVO080116: Consideration and action on a request for final approval of Old Town Eden Condominiums in the

Commercial Valley (CV-2) Zone, located at 5510 E 2200 N in Eden. (Ben Toone, Applicant)

MOTION: Commissioner Warburton moved that they approve consent agenda item UV0080116 for final approval of
0ld Town Eden Condominiums in the Commercial Valley (CV-2) Zone, located at 5510 E 2200 N in Eden. Commissioner
Wood seconded. A vote was taken with Commissioners Warburton, Lewis, Wood, and Chair Taylor voting aye.

Motion Carried (4-0)

Director Grover said this next item is amending the original conditional use permit; each zone there are certain uses that
are permitted, and certain uses that are conditional. This commission approved conditions that were applied to this
CUP. This is an administrative item and if this commission chooses to entertain public comment they can do so. We are
having Ronda Kippen give a short outline of where it's at; and then we will have an introduction with Daniel Dailey who
will represent the project, and give detailed information of what he plans to do. Ms. Kippen will then follow up and
explain how it meets the ordinance.

3. Petitions, Applications and Public Hearings

3.1. Administrative Items
a. Old Business
1. CUP 2016-16: Consideration and action for an amendment to the site plan associated with the conditional use
permit for an Agri-Tourism operation identified as the Dancing Moose Farms Art & Ecology Center in the Forest (F-5)
Zone, located at 13485 East Hwy 39 in Huntsville. (Dailey Family Limited Partnership, Applicant; Daniel Dailey, Agent)

Ronda Kippen, Project Manager, said the property is located at 13485 East Hwy 39; it lies in the F-5 Zone and covers
approximately 17.39 acres. The applicant received approval of the agri-tourism operation on this site February 24, 2015,
and entered into a farm stay development with Weber County on December 8, 2015. The applicant is now modifying
the site plan to address concerns brought forth by the Fire District. She indicated Mr. Dailey would address the reasons
for the amendment and also give an update on his progress on his agri-tourism venture.

Daniel Dailey, 1546 East Sunny Side, Salt Lake City, said the reason they are changing the site plan for the Dancing
Moose Farms is primarily because the Fire Marshal requested we do a road with a turnaround. In terms of taking up
space from the property, it would take up an acre and a half of the property. In looking at a plan for the Fire Marshall,
determined the front parking area would be a better place for the yurts. It would have fire emergency access is the
reason for the change. In terms of the neighbors concerns when he met with them; was to provide some protection and
create better access. There was a concern they didn’t have water for this project; this was addressed by hiring a water
engineer from the State of Utah, and he received a Certificate of Compliance. A concern was being able to grow at that
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altitude, and there was a recommendation to get a hold of Pete Rasmussen. Mr. Rasmussen currently sets up a CSA in
their shop. They have 12 to 14 people that come in weekly and buy fresh produce. Another concern was the UDOT
Access; he did a Traffic Impact Study which a Civil Engineer drew up plans, and UDOT approved access to the property
through this development. They installed a solar water pump station that pumps water up to the highest point on the
property, so they could use gravity feed to run water through a high tunnel to water our animals. They have held six
Permaculture Classes to help introduce people to the farm and they have a lot of interest. We raise Icelandic Sheep on
the property with 15 sheep, 3 rams, and currently doing a rotational grazing, so they can move the animals throughout
the property. They plan to build a home up there as part of the site plan. His son and wife will be residing there to help
with the farm.

Ronda Kippen said the key component why the amendment is to bring the Yurts that were located on the site plan, and
for those of you that weren’t here in 2015, initially the Yurts were located in the rear of the property. Mr. Dailey has
redesigned the site to bring the Yurts right next to the parking area; so they don’t have to disturb agricultural property
with those improvements. He has also provided architectural details to the proposed water tank; and the proposed
water tank will be located in the upper right hand corner of the site. He will be screening with an earthen berm and
landscaping. In between the Yurts, Mr. Dailey had a landscaping plan last summer to plant 125 trees and all these trees
are shown on the site plan. The Yurts will go in between the trees and there will be some art display. Their packet
includes an architectural rendering for the farm stand, animal shelter, and a chicken coop. The production and agri-
tourism has been operating for two years. The general design and layout concentrates all of the tourism and activities
into a distinct activity center; and the area within this development the activity does not exceed 20% of the farm overall
growth acreage. The remaining acreage shown outside of the activity center shall be maintained agriculturally and that
is consistent with the land use code. By amending the site plan and locating the Yurts closer to Highway 39; safety for
persons and property is adequately addressed by making the facility more accessible to emergency services vehicles.
The water tank was one part of the structure that was not on the original application, and the location on the site where
the water tank is, adequately addresses the yard setback for the zone. By moving the infrastructure closer to the road, it
is preserving more agricultural property which is taking care of the environmental aspect. This proposal does meet the
goals and objectives of the 2016 General Plan which identifies agricultural as a prominent feature of the valley; and it
has set goals and objectives to promote working farms by supporting agricultural operations in Ogden Valley. Planned
architectural renderings conform to the county land use code. The applicant has entered into a farm stay development
agreement with Weber County, and they will need to amend that with the new site plan. Based on staff's evaluation
and all review agencies, they forward a positive recommendation for approval of CUP 2016-16, a conditional use permit
amendment for agri-tourism operation identified as the Dancing Moose Farms Art and Ecology Center located at 13485
East Hwy 39. This recommendation for approval is subject to the following conditions that this farm stay development
agreement is amended to approve the new site plan. This recommendation is based on the findings outlined in the staff
report.

Chair Taylor opened up for public comment.

Robin Olson said she is part owner to the property right next down towards the river. Some of her concerns are being
able to keep their privacy when they go and visit their property. They are having tourists come to the area and they are
going to want to explore the area; especially down towards the river. That is one of their main concern is the privacy
and the safety of us not knowing who is in the area. Commissioner Warburton asked what she would like to happen to
make her feel safer. Ms. Olson replied she was not sure and how can they guarantee their safety and privacy.

Commissioner Warburton said because of the conditional use permit; if they see there are things that can be mitigated,
to reduce the detrimental effects then they could do that but are unable to stop it. The nice thing about a conditional
use if it's abused; it can be revoked. Ms. Olson said their goal is not to be troublesome but to be respectful to their
neighbors. She is hoping to have that respect and be assured she would have that same respect.

Chair Taylor closed for public comment.

Chair Taylor asked Ms. Kippen if she would come and address Ms. Olson’s concerns. Ms. Kippen replied she believed
Ms. Olson’s questions and concerns are more likely a civil agreement between her and the applicant. With the new

e .. . -
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location of the Yurts, it is taking that tourist element further away from where Ms. Olson’s property would be located.
Mr. Dailey said he did attend a cleanup with the Cougar Partnership; and they addressed concerns with people walking
down the river, and the Yurts being moved forward. His son and wife would be building a home closer to their area; and
would not like people wondering on their section of the property.

MOTION: Commissioner Warburton moved to approve CUP 2016-16 subject to all the agencies requirements outlined
in the staff report dated February 28, 2016. The reason for the approval is in keeping with the General Plan and how we
can maintain a rural area. Commissioner Lewis seconded.

DISCUSSION: Commissioner Warburton said the mitigation of the house is the best screening and it works for her.
Chair Taylor said with it being a conditional use permit; there are certain ways and avenues that certain things aren’t
being met there is a recourse, and it can be done respectfully with the surrounding area.

VOTE: A vote was taken with Commissioners Warburton, Lewis, Wood, and Chair Taylor voting aye.
Motion Carried (4-0)

Director Grover said this next item is a consideration and action on a conditional use permit application for a public
utility substation, i.e. water storage tank for the Wolf Creek Water and Sewer Improvement District. With a conditional
use permit and anytime you have a public utility substation requires the Planning Commission is to look at how it can
better fit into the area. Steve Burton will introduce this item, and then we will have Mike Durtschi and Eric Householder
will do their presentation, and Mr. Burton will come back and show how it will meet the ordinance. On this you can
choose to take public comment if you desire.

Commissioner Lewis asked Courtlan Erickson:; if he should recues himself because there may be some kind of conflict of
interest. This is a water tank and its right in the middle of Wolf Creek Resort; he owns land all around it, and has
dedicated some land to it. Mr. Erickson replied the normal process would be for you to declare to the members of the
Planning Commission which you just did. If you feel you want to take action to recues yourself, otherwise the members
of the Planning Commission would discuss that with you and then take a vote.

Chair Taylor said the main issues when you are looking at potential conflict of interest would be a direct substantial
financial interest proposal. Commissioner Lewis replied that he didn’t get paid for it. Chair Taylor asked if any of the
other Commissioners were not okay with this and there was none. She didn’t see a conflict of interest with this.
Commissioner Lewis said the only reason he brought this up was so that it's on the record. Chair Taylor said it would be
okay to move forward on this.

b. New Business

1. CUP2017-01: Consideration and action on a conditional use permit application for a public utility substation
(water storage tank) for Wolf Creek Water and Sewer Improvement District in the Open Space (0-1) Zone, located at the
Intersection of Retreat Drive and Mountain Ridge Drive in Eden. (Wolf Creek Water and Sewer Improvement District,
Applicant; Mike Durtschi, Project Engineer, Gardner Engineering, Agent)

Steve Burton said just to briefly introduce this, we have an application request for consideration and action on a
conditional use permit for a public utility substation (water storage tank) for Wolf Creek Water and Sewer Improvement
District as an administrative type of decision. This is in reference to CUP 2017-01, located approximately at the
intersection of Retreat Drive and Mountain Ridge Drive in Eden. The project area is 42,870 sq. ft. and the zoning is Open
Space. There is an existing water tank on the property and the proposed water tank will be about 40 feet from the
existing water tank. This is a 500,000 gallon water storage tank and the water thank will provide the storage capacity
needed to meet the added demands of the proposed development within the water system boundaries.

Dan White, Project Manager, said the water tank proposed will be next to the existing tank will be buried. When
completed they will have six inches of top soil over it and designed for a gradual slopes 2-1. The area will be mulched
and hydro seeded in this place to slow down any water runoff. We are doing everything we can to screen it. Thatis why
they are asking for conditional use permit.
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3.2.

Steve Burton said this is an aerial site plan where the tank is going to be located. The other standards to consider in
approving the conditional use permit; safety for persons and property, traffic and congestion delays is not anticipated
with this proposal. As per the County Engineering Division; the contractor will be responsible to guarantee site materials
and not tracked onto the county roadways, and a condition of approval has been added. Consider the infrastructure
amenities and services that this water tank will provide culinary water to the new development in the area. The
environment for the project is located near an intermittent stream corridor; the Engineering Division will require access
to the site outside of the 50 foot setback for the stream, and this has been added to staff's recommendation. The
applicant has provided a Landscaping Plan to ensure that the disturbed ground has the same appearance before the
tank was installed. The proposed use conforms to the Ogden Valley General Plan by providing additional water sources
to meet the demands of the valleys exiting water system. The performance outlined in the document and specifications
as part of the application; this property conforms to the Land Use Code. Staff recommends approval of the proposed
conditional use permit application for Wolf Creek Water and Sewer Improvement district’s water storage tank. This
recommendation for approval is subject to all review agency requirements and conditions based on findings listed in the
staff report.

MOTION: Commissioner Warburton moved to approve CUP 2017-01 subject to all agency requirements and conditions
as outlined in the staff report for February 28, 2017 so people will have water. Commissioner Wood Seconded. A vote
was taken with Commissioners Warburton, Lewis, Wood, and Chair Taylor voting aye. Motion Carried (4-0)

Director Grover said this next item is a legislative item and what they are looking at is to discuss and take public
comment on a proposal to amend the following sections of Weber County Code: Definitions (§101-1-7), Ogden Valley
Lighting (§108-16), and Ogden Valley Signs (§110-2) to provide clear standards for outdoor light and outdoor lighting
devices in the Ogden Valley in order to support dark sky-viewing, astrotourism, the Dark Sky accreditation of North Fork
Park, and the Ogden Valley General Plan. Staff is the representative of items listed, so Charlie Ewert will be presenting
this.

Legislative Items

a. Old Business

1. DISCUSSION: ZTA 2016-06: To discuss and take public comment on a proposal to amend the following sections of
Weber County Code: Definitions (§101-1-7), Ogden Valley Lighting (§108-16), and Ogden Valley Signs (§110-2) to
provide clearer standards for outdoor light and outdoor lighting devices in the Ogden Valley in order to support dark
sky-viewing, astrotourism, the Dark Sky accreditation of North Fork Park, and the Ogden Valley General Plan.

Charles Ewert said on the screen will be what the Planning Commission saw January 3, 2017 and what’s in front of you.
The primary question from the January 3" meeting revolved around residential dwellings. Will residential facilities both
existing and future be mandated to comply with the Dark Sky for Ogden Valley Outdoor Lighting Ordinance? There were
two alternatives that were requested by the Planning Commission, and presented at work sessions at the last meeting.
The first alternative was that existing dwellings be are forever grandfathered, and future dwellings are not required to
comply. Alternative two was existing dwellings grandfathered, and future dwellings are required to comply. The idea
behind alternative two was that those dwellings haven’t been constructed so they have plenty of time for notice and
plenty of time for compliance. After the work session, the commissioners asked me to present a draft with alternative
two.

Charlie Ewert said on Page 3, and he read Line Items 132 through 134 and said they will have to change that, and
remember it started January and they bumped to March.

Charlie Ewert said on Page 7, Subsection (1) Lighting Conversion, and read Line Items 288 through 295.

Commissioner Wood asked didn’t we say we wanted to change that from seven years to five years. Mr. Ewert replied he
missed that and he will get that fixed when it goes to the County Commission.
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Chair Taylor asked if we go ahead with a vote and decision on this, should we bring up the five year. Mr. Ewert replied
that would be helpful for the Commission to see that’s why it was changed from seven years to five years.

Chair Taylor opened for public hearing.

Richard Menzies said he is speaking on behalf of Janet Muir, and she presented a short presentation to be entered into
public record. He read her presentation.

Chair Taylor closed for public hearing.
Commissioner Graves arrived at this time.

Commissioner Lewis said that he has watched Charlie, Janet, Ron, and a lot of other people putting in a lot of time and
energy into this. He is impressed that many people are trying to protect what we have up in the valley to be very
special. In all the Planning meetings with the General Plan; people have different opinions, but he heard that people
want to keep it darker. The stars are important and as a builder; he wanted to point out that this does not affect people
who currently have homes; it only affects the future homes being built. He didn’t see anything as a builder that was
difficult to do. As a builder it keeps your neighbors from being blinded; and encouraged the Planning Commission and
the County Commission to consider this carefully to help protect what is important.

MOTION: Commissioner Lewis moved to recommend approval to the County Commission for ZTA 2017-06 to discuss
and take public comments on a proposal to amend the following sections of Weber County Code: Definitions (§101-1-
7), Ogden Valley Lighting (§108-16), and Ogden Valley Signs (§110-2) to provide clearer standards for outdoor light and
outdoor lighting devices in the Ogden Valley in order to support dark sky-viewing, astrotourism, the Dark Sky
accreditation of North Fork Park, and the Ogden Valley General Plan. This is subject to recommendations and findings
listed in the staff report and subject to changing the time period from seven years back to five years. He didn’t think
there was that much difference between five years to seven years; to eventually catch up with commercial that would
cause a financial burden or otherwise. Commissioner Wood seconded.

Courtlan Erickson, Legal Counsel asked for clarification for the seven year (Line Item 291). Chair Taylor asked
Commissioner Lewis if he wanted to change that on (Line Item 291) from seven years to five years. Commissioner Lewis
replied yes. Chair Taylor said for clarification there was a question of Option 2 or Option 1 as it is written, and what Mr.
Ewert was referring to Option 2. Option 2 meaning current residents grandfathered in and future residents would be
mandated with the ordinances, and commercial would be caught up with five years.

AMENDED MOTION: Commissioner Warburton moved to amend the motion to add that the county would create a
Dark Sky Committee to include representatives as follows: one Planning Department employee, two valley residents at
large, two valley business association members, and one Ogden Chamber of Commerce. For the purposes of advising
the county on Dark Sky best practices, implementation strategies, seventh programs, public/private partnerships that
the County Commission deems necessary. Commissioner Graves seconded.

DISCUSSION: Chair Taylor said she likes the motion and asked Commissioner Warburton if she would like to explain her
motion. Commissioner Warburton said that in the ordinance it talked about the county would work to create incentives
and so forth. It just needs to be more formal especially with the people that have worked so hard on this, and they need
to be recognized. Commissioner Wood asked who would be selecting these people. Commissioner Warburton replied
that would be the County Commission, or whatever they decide, because it would be creating a new committee. A vote
was taken with Commissioners Warburton, Lewis, Wood, Graves, and Chair Taylor voting aye. Motion Carried (5-0)

DISCUSSION: Commissioner Warburton gave her opinion and reasons why she is opposed to regulating homes.
Commissioner Graves responded and gave his reasons as to why this was needed in the valley. They both agreed that
Dark Skies was needed in the valley.

Page 5



OGDEN VALLEY PLANNING COMMISSION FEBRUARY 28, 2017

VOTE: A vote was taken with Commissioners Lewis, Wood, Graves, and Chair Taylor voting aye. Commissioner
Warburton voted nay. Motion Carried (4-1)

Chair Taylor read a letter addressed to the County Commissioners in reference to the Ogden Valley Lighting Ordinance
pertaining to the Dark Sky in the valley. The letter was also signed by some of the Planning Commissioners.

4, Public Comment for Items not on the Agenda: Jan Fullmer who resides in Eden said having worked a lot on the Ogden
Valley General Plan with Logan Simpson Consultants that final plan was summarized down quite a bit to get it approved
by the Weber County Commission. When it came up before the County Commissioners to approve it, they made one
change to grant bonus development units in Ogden Valley for cluster development. Commissioner Ebert met with the
GEM Committee last month and we explained to him after verification, that the commissioners cannot overrule an
existing ordinance. The ordinance passed in 2015; stated there would be no more bonus development units granted for
cluster development in Ogden Valley with the exception of the resort area. To the best of their knowledge no one has
step forward to change this ordinance which the commissioners approved. We paid consultants this last time to do
another plan; and what happened since 1998 not a lot of changes. The only way to make the plan happen is to have
ordinances that ensure compliance. Other communities have been very successful in having similar ordinances passed
for residential lighting. When we worked on that plan, they did everything possible to make sure they did preserve
property rights, wherever possible especially development rights. We would like to let the commissioners know that
this is an ordinance; this ensures Dark Skies will happen in the future.

5. Remarks from Planning Commissioners: Commissioner Graves apologized for being late. Commissioner Warburton
said in reading the ordinance there were a few things that she needed to speak with Mr. Ewert on some thoughts, and
the less they have conditional uses so people can understand more and be able to forward without having to come here.

6. Planning Director Report: Director Grover said the next work session meeting coming up we will address ADU’s. At the
end of that do they want to continue on with that discussion? The Planning Commissioners said they would like to have

more discussion.
7.  Remarks from Legal Counsel: No remarks from Legal Counsel.
8. Adjourn Public Meeting to Convene to a Work Session

WS1. DISCUSSION: Ogden Valley Hydrogeology Report Update
Charlie Ewert said that this was miss noticed; the Ogden Valley Hydrogeology Report was intended for the next work

session for next week.

9. Adjournment: The meeting was adjourned at 8:30 p.m.

Respectfully Submitted,

e i

Kary Serrano, Secretary;
Weber County Planning Commission
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Minutes of the Ogden Valley Planning Commission Work Session meeting March 07, 2017, in the
Weber County Breakout Room, commencing at 5:00 p.m.

Present: Jami Taylor, Chair; Laura Warburton, John Howell, Greg Graves, John Lewis, Robert Wood,
Absent/Excused: Will Haymond

Staff Present: Rick Grover, Planning Director; Scott Mendoza, Assistant Planning Director; Charles
Ewert, Principal Planner; Courtlan Erickson, Legal Counsel; Tiffany Bennett, Secretary

Public Present: Roni Gleason, Jan Fullmer, Gary Fullmer, Miranda Menzies

Chair Jami Taylor called the meeting to order, and then voted to amend the agenda, John Howell
seconded it and the Motion passed. Chair Taylor stated that the first item for the discussion would be
Accessory Dwelling Units and Transferable Development Rights.

Charles Ewert wanted to start with the A.D.U. Standards.

e A.D.U. Size Limitations

o After discussion about ADU size limits in @ Main Building there may need to be
some limit.

o After discussion Charles Ewert confirmed that currently the size limit is 25% of
the dwelling or 800 square feet, whichever is more restrictive (with a minimum
of 400 square feet). Mr. Ewert suggested that he would work on getting some
size limitations and come back with an Ordinance Proposal for the next work
session discussion.

o The Board was worried by allowing ADU’s the community would take advantage
of building a 2™ dwelling on one lot. Rick Grover confirmed with other Counties
and Cities that only 3-5% took advantage of the ADUs. Therefore density might
not be a concern.

e A.D.U. Setbacks

o The Board discussed that the setbacks for an ADU should be for a Single Family
Dwelling according to the zone. The Board also discussed that the ADU would
only be allowed to take up 25% of the backyard. If the ADU was built attached
to an existing garage then it could be attached to the side to fit within the
setbacks or retrofitted on top of the garage to meet the setbacks.

Lucy Jordan, Hydrogeologist and Mike Lowe, Retiree from Utah Geological Survey presented the Ogden
Valley Planning Commission the Ogden Valley Hydrogeology Report Update.

The Board expressed their appreciation and enjoyed the information that was given. A member of the
public asked if Lucy Jordan could send the presentation to the Planning Department so the Planning
Department may post the presentation online. Ms. Jordan agreed to send the power point to Charles
Ewert to post.

Charles Ewert stated that the presentation was over and that the Board would continue the discussion
on A.D.U. Standards.

e Where should ADU be located on the Lot?

Page 1



OGDEN VALLEY PLANNING COMMISSION MARCH 07, 2017

o After the discussion the Board agreed that the ADU could be built in front, side,
or rear of the main building. As for the architectural style/materials, the board
wanted to keep the regulations as is. Charles Ewert will present to the
Commission in the next Work Session some images relating accessory structures
to main buildings.

Possibility for motor homes to be converted into ADU’s,
The Board discussed mobile homes e architectural style matching the primary dwelling if
visible from the front.

e Main door of ADU visible from the right of way?

o After the discussion the Board agreed that the main door of the ADU should be

screened from the front.

e Owner occupancy of main house and renting the ADU’s

o They agreed that the ADU. rental must be owner occupied, Except for P.R.U.D.
e ADU- should short term rental be allowed or only 30+ days?

o They discussed that short term rentals should be allowed.
e How many ADU’s can one lot have?

o The Board decided that only one should be allowed.
e Parking for the ADU

o The Board decided some kind of screening standards should be considered.

The Board decided the discussion on T.D.R. program should be discussed at a later date.

Chair Jami Taylor motioned to adjourn; John Howell seconded the motion to adjourn.

The Ogden Valley Planning Commission Meeting ended on March 07, 2017 at 8:15pm.

Respectfully Submitted,

Tiffany Bennett, Secretary;

Weber County Planning Commission
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Minutes of the Ogden Valley Planning Commission Regular meeting March 28, 2017, in the Weber County Commission Chambers,
commencing at 5:00 p.m.

Present: Jami Taylor, Chair; Laura Warburton, John Lewis, John Howell,

Absent/Excused: Robert Wood; Greg Graves

Staff Present: Rick Grover, Planning Director; Scott Mendoza, Assistant Planning Director; Charlie Ewert, Principal Planner;
Courtlan Erickson, Legal Counsel; Kary Serrano, Secretary

e Pledge of Allegiance
e Roll Call

MOTION: Commissioner Warburton moved that we go suspend the rules to open and close for public hearing since there is
no public in attendance, and pass the entire agenda as a whole. Commissioner Lewis seconded. A vote was taken with
Commissioners Lewis, Howell, Warburton, Chair Taylor voting aye. Motion Carried (4-0)

1. Legislative Items:

1.1. ZTA 2016-04: Public hearing, discussion, and decision on a proposal to amend Section 101-1-7 (Definitions), 108-10
(Public Buildings and Public Utility Substations [or] Structures, and 104-29-2 (Ogden Valley Destination and Recreation
Resort Zone DRR-1) to provide the definition of “utility” to modify the front setback requirement for utility structures
when not on a lot abutting a public right of way, and to clarify provisions for public utility substations and structures.

1.2. ZTA 2017-02: Public hearing, discussion, and decision on a proposal to amend Section 101-1-7 (Definitions), to eliminate
redundancies and provisions no longer relevant in the definition of “lot of record.”

1.3. ZTA 2017-03: Public hearing, discussion, and decision on a proposal to amend Section 101-1-7 (Definitions), to clarify that
a “recreation lodge” includes sleeping rooms intended for nightly rentals.

1.4. ZTA 2017-04: Public hearing, discussion, and decision on a proposal to amend Part | of the County Code of Ordinances,
Chapter 2-17 (Township Planning Districts) and Section 102-5 (Rezone Procedures) to remove irrelevant references to
“townships” from the Weber County Code.

1.5. ZTA 2017-05: Public hearing, discussion, and decision on a proposal to amend Section 101-1-7 (Definitions), 102-4-3
(Land Use Permit Revocation), and 108-4 (Conditional Uses) to clarify permit or approval time limits before
commencement of construction or commencement of use.

1.6. ZTA 2017-06: Public hearing, discussion, and decision on a proposal to amend Section 102-1-5 (Hearing and Publication
Notice for County Commission, 106-1-6 (Agency Review and Public Notice), and 106-1-8 (Final [Subdivision] Plat
Approval Procedure) to extend the timeframe a subdivision proposal has before being reviewed by the Planning
Commission, to correct old references, to clarify that a public meeting is required for a subdivision but not a public
hearing, and to clarify the code generally.

1.7. ZTA 2017-07: Public hearing, discussion, and decision on a proposal to amend Section 101-1-7 (Definitions), to eliminate
irrelevant or conflicting provisions regarding the definition of a “restricted lot.”

Chair Taylor asked if anyone in attendance would like to speak in regards to the items on the agenda, since there was no
response, she entertained for a motion for the legislative items as a bundle. .

MOTION: Commissioner Warburton moved to recommend for approval to the County Commission to all items on the agenda
for March 28, 2017: ZTA 2016-04, ZTA 2017-02, ZTA 2017-03, ZTA 2017-04, ZTA 2017-05, ZTA 2017-06, and ZTA 2017-07 as
recommended by Planning. Commissioner Howell seconded. A vote was taken with Commissioners Lewis Howell Warburton,
Chair Taylor voting aye. Motion Carried (4-0)
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2.

Public comment for items not on the agenda: There were no public comments.
Remarks from Planning Commissioners: There were no remarks from the Planning Commissioners.

Planning Director Report: Director Grover said he wanted to brief the commission that the County Commission had approved
the revised fees for development which includes Engineering fees, Planning fees, Surveying fees, and portion of that is
building review fees. They haven’t updated those fees over 10 + years; they are supposed to be doing that every year, they
will start to be more consistent on that. It's not saying they want the fees to increase, and sometimes the fees will decrease
as they improve their review times so they won’t have to charge as much. They are still working with the County Commission
to get Dark Skies on the agenda.

Remarks from Legal Counsel: Courtland Erickson, Legal Counsel said that he had discussed with Mr. Ewert a couple of
grammatical or punctuation changes to some of the legislative items. As he prepares it for the County Commission, he may
make those recommendations.

Adjournment: The meeting was adjourned at 5:10 p.m.

Respectfully Submitted,

{
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Kary Serrano, Secretary;
Weber County Planning Commission
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Staff Report to the Ogden Valley Planning Commission

Weber County Planning Division

Application Information

Application Request: Consideration and action on a request for preliminary approval of Eagle Ridge Cluster
Subdivision Phase 6, consisting of 5 lots, 2 common areas, and an extended road.
Type of Decision: Administrative
Agenda Date: Tuesday, April 25, 2017
Applicant: Eden Hills LC, Owner
Authorized Representative: Tyler Nielson
File Number: UVEO030217
Property Information
Approximate Address: 3600 N Eagle Ridge Dr, Eden
Project Area: 11.389 Acres
Zoning: RE-20, AV-3
Existing Land Use: Vacant/Residential
Proposed Land Use: Residential
Parcel ID: 22-015-0038, 22-015-0071
Township, Range, Section: Township 7 North, Range 1 East, Section 21
Adjacent Land Use
North: Residential South:  Public Utility
East: Residential West: Vacant/Residential
Staff Information
Report Presenter: Steve Burton

sburton@co.weber.ut.us
801-399-8766
Report Reviewer: RK

Applicable Ordinances

= Title 104, Zones, Chapter 3, Residential Estates (RE-20) Zone
= Title 104, Zones, Chapter 6, Agricultural Valley (AV-3) Zone
= Title 106, Subdivisions

= Title 108, Standards, Chapter 3, Cluster Subdivisions

The applicant has submitted a request for preliminary approval of the Eagle Ridge Cluster Subdivision Phase 6, consisting
of 5 lots, 2 common areas, and an extended road, located at approximately 3600 N Eagle Ridge Dr, Eden. The proposed
project will be the 6th phase of the Eagle Ridge Master Plan Community and will cover a total area of 11.389 acres.
Culinary water, secondary water, and wastewater treatment will be provided by Wolf Creek Water and Sewer
Improvement District.

The proposed subdivision, in compliance with the recommended conditions, conforms to both the zoning and subdivision
requirements of the Uniform Land Use Code of Weber County, Utah (LUC). The proposed application has been reviewed
against certain standards of the Land Use Code and the following is staff's evaluation of the request.

General Plan: The proposal conforms to the residential and resort development trends outlined in the Ogden Valley
General Plan.

Zoning: The subject property is located in the both the Residential Estates (RE-20) Zone and the Agricultural Valley (AV-3)
Zone. The zoning boundaries are shown on the subdivision plat.

The purpose of the Residential Estates (RE-20) zone is identified in the LUC §104-3-1 as:
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The major purpose of the RE-15 and RE-20 Zones is to provide and protect residential development at a low
density in a semi-agricultural or rural environment. It is also to provide for certain rural amenities on larger
minimum lots, in conjunction with the primary residential nature of the zone.

The purpose of the Agricultural Valley (AV-3) zone is identified in the LUC §104-3-1 as:

The purpose of the AV-3 Zone is to designate farm areas, which are likely to undergo a more intensive urban
development, to set up guidelines to continue agricultural pursuits, including the keeping of farm animals, and
to direct orderly low-density residential development in a continuing rural environment.

Lot area, frontage/width and yard requlations: All lots and associated frontages within the proposed subdivision
are located within the RE-20 zone, which requires 20,000 square feet for a single family dwelling and a minimum
lot width of 100 feet. The minimum yard setbacks for a single family dwelling in the RE-20 zone are 30 feet for
the front yard setback, 10 feet with a total width of 2 side yards not less than 24 feet for the side yard setback,
and 30 feet for the rear yard setback.

The proposed cluster subdivision meets the lot size and frontage requirements of the RE-20 zone and is being
developed in compliance with the Zoning Development Agreement, associated with the Eagle Ridge Master Plan
Community that was approved by the Weber County Commission on March 28th 1997. The proposed cluster
subdivision provides 46.56 % open space as 'Common Area', meeting the minimum open space require ment of 30 % in
the RE-20 Zone.

Culinary water and sanitary sewage disposal: A will serve letter regarding the availability of culinary water, sewer, and
irrigation water has been provided by the Wolf Creek Water and Sewer Improvement District. A capacity assessment
letter from the Department of Environmental Quality Division of Drinking Water has been provided. (see Exhibit B).

Additional design standards and requirements: A deferral agreement for curb, gutter, and sidewalk will be required as
outlined in LUC §106-4-2 (e) and (f). The proposed subdivision is located within the natural hazards study area and a note
will be required to be added to the plat indicating that a natural hazards study is not required as it has been determined
that the geologic unit within the subdivision is not associated with problem soil or landslide hazards, as determined by
the Utah Geological Survey.

Review Agencies: To date, the proposed subdivision has been reviewed by the Surveyor's Office, Engineering Division,
and the Fire District. A condition of approval has been added to ensure that all conditions of the Review Agencies will be
addressed prior to the final mylar being recorded.

Tax clearance: There are no outstanding tax payments currently related to these parcels.

Public Notice: A notice has been mailed not less than seven calendar days before preliminary approval 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).

Staff recommends preliminary approval of the Eagle Ridge Cluster Subdivision Phase 6, consisting of 5 lots, 2 common
areas, and an extended road. This recommendation for approval is subject to all review agency requirements and based on
the following conditions:

1. Adeferral agreement for curb, gutter, and sidewalk must be filed and recorded with the final Mylar.

2. Afinancial guarantee for improvements will be required as outlined in LUC § 106-4-1.

3. A note must be added to the plat indicating that a natural hazards study is not required as it has been
determined that the geologic unit within the subdivision is not associated with problem soil or landslide hazards,
as determined by the Utah Geological Survey.

This recommendation is based on the following findings:

The proposed subdivision conforms to the Ogden Valley General Plan.

With the recommended conditions, the proposed subdivision complies with applicable County ordinances.
The proposed subdivision will not be detrimental to 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.

ol e
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Exhibits
A. Subdivision Plat
B. Culinary and Wastewater Will Serve Letters
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Exhibit B

February 27, 2017

RE: Capacity

ORLUFF OPHEIKENS
933 Wall Avenue
Ogden Utah, 84404

To whom it may concern:

This is official notice that Wolf Creek Water and Sewer Improvement District has the capacity to serve
Water, Sewer and Irrigation for the Eagle Ridge Phase 6 with 5 lots. WCWSID has reviewed the plans and
has approved them as presented by Gardner Engineering.

If you have any further questions or concerns please fill free to contact me at 801-430-4647

Thanks you,

Rob Thomas

General Manager

Wolf Creek Water and Sewer

Improvement District



Department of
Environmental Quality

Alan Matheson
Executive Director

State of Utah
DIVISION OF DRINKING WATER
GARY R. HERBERT Marie E. Owens, P.E.
Governor Director

SPENCER J. COX
Lieutenant Governor

March 28, 2017

Rob Thomas

General Manager

Wolf Creek Water & Sewer Improvement District
P.O. Box 658

Eden, Utah 84310

Subject: Feasibility Evaluation, Drinking Water Service to Eagle Ridge Subdivision from the
Wolf Creek Water & Sewer Improvement District; Water System #29013, File #10777

Dear Mr. Thomas,

This is not Plan Approval for construction.

The Division of Drinking Water (the Division) received your request concerning the capacity of
the Wolf Creek Water & Sewer Improvement District (the District) to provide drinking water
service to the Eagle Ridge Subdivision on March 9, 2017. This feasibility evaluation is solely
based on the information we received from the District and the existing records available in the
Division’s database.

The Division’s estimate is based on:

o The present number of equivalent residential connections (ERC's) the District is obligated
to serve — The District indicated in the attached Project Notification Form (PNF), which
we received on March 8, 2017, that the District currently is obligated to serve 1,020
ERC’s, and that the proposed Eagle Ridge Subdivision will add 29 new residential
connections (29 ERC’s). Therefore, our estimate is based on 1,049 ERC’s (i.e. 1,020 plus
29 new ERC’s);

¢ No Irrigated acreage, which was provided by the District in their last sanitary survey and
verified on March 9, 2017 by the Division; and

o Fire flow required by local fire code officials.

195 North 1950 West » Salt Lake City, UT
Mailing Address: P.O. Box 144830 « Salt Lake City, UT 84114-4830
Telephone (801) 536-4200 » Fax (801-536-4211 » T.D.D. (801) 903-3978
www.deg.ulah.gov
Printed on 100% recycled paper
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This evaluation is courtesy technical assistance, and is not meant to be a detailed or accurate
engineering analysis. The Division does not track or verify the number of obligated connections or
the status of the obligated connections. It is the responsibility of the District and Weber County to
verify all information for planning purposes.

Per Utah Administrative Rule R309-510 Minimum Sizing Requirements, the number of
connections served by a public water system is affected by:

e Source water capacity;
o Storage capacity; and
e Available water rights.

Among these three components, the one with the least capacity determines the allowable number
of connections for a public water system. The Division of Drinking Water’s feasibility evaluation
addresses only the first two components (i.e., source and storage capacities). The Division of
Water Rights is the authority for water rights related regulations. Please consult with the Division
of Water Rights directly for verification and interpretation regarding water rights.

The requirements related to indoor water use for these components are:

e The District was granted an reduction in required source capacity on August 27, 2012 (File
#9042) which resulted in a requirement to provide 391 gallons per day (gpd) per (ERC)
from its water source(s);

e A public water system must be able to provide 400 gallons per ERC of storage;

A public water system must have 0.45 acre-feet per ERC of water rights.

Furthermore:

e If a public water system provides water for irrigation use, additional source capacity,
storage capacity and water rights are required.

e If a public water system provides water for fire suppression, additional storage capacity is
required.

Source Capacity

Based on the Division records and the information provided by the District, the District has the
following approved drinking water sources and safe yields:

Source Number Water Source Name Safe Yield (gpm)
WS001 Wolf Creek Spring 30
WS002 Warm Springs Well 400
WS003 Highland Well — Proposed 0
WS004 Eden Hills Well 48

Total 478
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* Average Annual Flow

From the table above, the Division estimates the District’s water source capacity to be 478 gallons
per minute (gpm).

The attached capacity calculation work sheet estimates the minimum source capacity required for
the District is 284.8 gpm based on indoor water use only.

It appears that the District has 192.3 gpm excess source capacity, and has adequate source
capacity to serve the Eagle Ridge Subdivision.

Storage Capacity

Based on the Division records and the information provided by the District, the District has the
following approved storage tanks in service:

Storage Tank Number | Source Name Volume (gallons)
ST001 Snowflake Tank 55,000
ST002 Wolf Creek Tank 250,000
STO003 Highland Tank 400,000
ST004 Eden Hills Tank 50,000
ST006 Retreat Tank - 0
Proposed
Total 755,000

From the table above, the Division estimates the District’s water storage capacity to be 755,000
gallons.

The attached capacity calculation work sheet estimates the minimum storage capacity required for
the District is 539,600 gallons based on indoor water use only.

It appears that the District has 215,400 gallons excess storage capacity, and has adequate storage
capacity to serve the Eagle Ridge Subdivision.

Summary

Based on information made available to the Division, it appears that at the present time the
District has sufficient source and storage capacities to provide drinking water service to the
proposed Eagle Ridge Subdivision.

The District submitted a Project Notification Form for the subject project on March 8, 2017, and
was granted a plan review waiver by the Division, which allows the construction of this
subdivision to proceed once approval is granted by Weber County.
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If you have any questions regarding this letter, you can contact Camron Harry at (801) 536-0087
or, Ying-Ying Macauley, Engineering Section Manager, of this office, at (801) 536-4188.

Sincerely,

r

G e, L . p—3
- F N g

Marie E. Owens, P.E.
Director

Yym/mdb/ssh

Enclosure — 1. Wolf Creek Water & Sewer Improvement District Capacity Calculation — March 9, 2017
2. Project Notification Form Received on March 8, 2017

cc: Louis Cooper, Env. Director, Weber-Morgan Health Department, lcooper@co.weber.ut.us
Sean Wilkinson, Weber County Planner, swilkinson@co.weber.ut.us
Jared Andersen, P.E., Weber County Engineer, jandersen@co.weber.ut.us
Dan White, Gardner Engineering, dan@gecivil.com
Tyler Nielson, Gardner Engineering, tyler@gecivil.com
Camron Harry, P.E., Division of Drinking Water, caharry@utah.gov
Ross Hansen, Regional Engineer, Division of Water Rights, rosshansen@utah.gov

DDW-2017-002505.docx



PROJECT NOTIFICATION FORM (PNF)

Please provide the following information for all Drinking Water Projects by existing PWS8's
Use with Plan Submittal [R309-500-6(1)] or when requesting Waiving of Plan Submittal (R308-500-6(3}]

I TIEIIIL 8 LH NS ‘ I SUIRAEEIL U’ 1M E21-11] l

Flle No: 10777
Date Rec'd: 3/8/2017

If this is a new PWS, please complete the Supplemental PNF available on our website: drinkingwater.utah.gov/blank_forms.htm

Upon completion, Submit by Email, fax or mail to:

1 Name of PWS [owner of system as recorded with DDW]

System Name: Wolf Creek Water and Sewer Improvement District

System Number: 29013
Address: PO Box 658

City, State, Zp: Eden, Utah 84310

1020
982

Present No. of ERC's system is obligated to serve:
Present No. of ERC's physically connscted to system:
Population Serve

No. of ERC's this project will add to system: 29

2 Addressee for Official Comespondence [Mayor, Public Works Director, etc...]

Name: Rob Thomas

d: 3000

Title: General Manager

Address; Same

City, State, Zip:

Phone No:

E-Mall Address:

3  PE designated as Dlrect Responsible Engineer for Entire System
{if applicable)

Company Name: Gardner Engineering

Nams: Dan White

Address: 5150 South 375 East

City, State, Zip; Ogden Utah, 84415
Phone No: 801.476.0202

E-Mall Address: d0n&gecivil.com

4 PE responsible for design of this Project [if not same as item 3]

Name: Tyler Nielson

Address: 5150 South 375 East

City, State, Zip: Ogden Utah 84415

Phone No: 801.476.0202 Fax No:

E-Mall Address: tyler@gecivil.com

5  Name of Construction Inspector(s) and frequency of inspection
Name: Robert Thomas

Full Tirme: X Part Time:

Description of Project [in sufficient detail for DDW to identify]

Eagle Ridge Subdivision Lots 65 through 94. Lot 78 is already
platted and accounted for in the Present No. of ERC's system is
obligated to serve. Meter boxes will be installed per phase,
which phasing has not been determined yet. This development
consists of:

3500' DR18 €900 PVC main line

5 new FHs

no PRVs

Mainline valves, 29 service laterals.

Anticipated Construction Schedule:
Advertise for Bids: Unkmwn, 2017 ||ke|y

Bid Opening: Unknown, 2017 likely

Begin Construction: Unknown, 2017 |Ik2|y

Complete Construction: Unknown, 2017 |Ik2|y

Is this PNF for plan review waiver 3a? No
{ses R309 500-6(3a) to verify] Yes
if Yes, you must have a previously approved r X
Master Plan and Construction Standards.
Is this PNF for plan review waiver 3b? Yes No

{see R309 500-6(3b) to verify}

If Yes, you must have a designated PE responsible r X
for the system and previously approved
Construction Standards.

Does this project meet any of the criteriato be exempt ~ Yes  No
from the hydraulic modsling rule requirements? X r
[ses R309 511-4(1)a)i} through (v} to verify] X

If Yes, spescify rule references here:

R309 511-4(1){a)iii)

Fire Suppression Authority [if system has fire hydrants]

Name: Weber Fire District

Address: 2023 W 1300 N

City, State, Zip: QOgden Utah 84404

Phone No: 801.782.3580 Fax No:

E-Mail Address: P thueson@weberfd.com

Reg'd flow {gpm}: 1000 Duration (hrs): G

10 Funded by State or Federal Agency?

(" Drinking Water Board (SRF or FSRF} Loan #:
(" Community Impact Board

(® None

(" Other {Specify)

{PNF = Project Nofification Form; PWS = Public Water System; DDW = Division of Drinking Water;

Revised: Nov 2013

ERC = Equivalent Residential Conneclion; PE = Professional Engineer; SRF = State Revolving Fund]



Division of Drinking Water — Water System Capacity Calculation Sheet

*Enter the green cells only* |

System Name| Wolf Creek Water & Sewer Improvement District |

1.1 Indoor Water Use

System Number] 290713

Convert "Number of other connections” (Cell E9) to ERCs here. [ERCs of other
connections = peak day demand of other connections in gal per day / 800 gpd]

Number of residential connections

Number of other connections - - ~

Enter number of non-residential connections,
e.g., 2 industrial connections.

Total Equivalent Residential Connections (ERCs)

ERCs of other connections

MINIMUM REQUIREMENTS FOR INDOOR WATER USE

Source Storage Water Rights
gpd/ERC | Total (gpm) | Gallons/ERC | Total (gallons) | ac-ftlyr/ERC | Total (ac-ft/yr)
I asn | 2848 400 419,600 0.45 472.05

1.2 Outdoor Water Use

Is the drinking water used for outdoor irrigation?
Residential ERCs using drinking water for irrigation

Percentage of Residential ERCs using DW for irrigation
Average irrigated acreage per residential connection

Total irrigated acreage of other connections (park, school, etc.)

(Enter notes here regarding whether and what %
of irrigation water is supplied by PWS.)

1,010

10.0

1,049.0

Enter estimated irrigated acre

Enter total irrigated acres of other
connections here.

Irrigation zone

MINIMUM REQUIREMENTS FOR |IRRIGATION USE

Source

Storage

Water Rights

gpd/ERC

Total (gpm)

Gallons/ERC

Total (gallons)

ac-fi'yr/ERC

Total (ac-ft/yr)

0

0.0

0

0

0.00

0.00

1.3 Fire Flow Water Use

Does the water system provide fire protection?

Maximum fire flow demand (in gpm) for water system or pressure zone

Maximum fire suppression duration (in hours) for water system or pressure zone

Required Fire Suppression Storage (in gallons)

(*Verify req'd fire flow and duration with local fire code officials.* Enter notes
here, e.q. fire official contact info or comments.)

2. Summary of Water System Capacity Requirements

MINIMUM CAPACITY REQUIREMENTS FOR WATER SYSTEM

Source (indoor + ouldoor)

Storage (indoor + outdoor + fire)

Water Rights (indoor + outdoor)

gpd/ERC

Total (igpm)

Gallons/ERC

Total {gallons]

ac-fi/yr/ERC

Total (ac-ft/yr)

39

284.8

400

539,600

0.45

472.05

2.1 Does this system have adequate source capacity (per R309-510-7)?
This source capacily assessment is a general overall system calculation. It may not reflect the variations in individual areas or pressure zones.

Required Source Capacity
Existing Source Capacity
Source Capacity Deficit
Existing % of Total Req'd

Difference

Form Updated: 2/16/16

284.8 gpm
4780 “gpm |
None ‘ﬁ?ﬁ‘_
167.8% €—

193.2 gpm

[ Yes

[“] No

See "Irrigation

screen.

Select Irrigated Zone #
from the pick list.

Demands & Map" tab
on the bottom of the

I Enter fire flow in gpm. |

I Autolink to 4.2 "Total Existing Source Capacity” cell below.

Source deficit indicates that: (1) additional source capacity is needed,
and (2) source deficiency should be assessed.

Less than 100% indicates: (1) additional source capacity is needed, and
(2) source deficiency should be assessed.

Page 1of 2

Calculations Updated 3/9/2017



2.2 Does this system have adequate storage capacity (per R309-510-8)?

This storage capacily assessment is a general overall system calculation. It may not reflect the variations in individual areas or pressure zones.

Total Required Storage 539,600 gal

Existing Storage Capacity 755,000 _

]

Storage Capacity Deficit None gal Storage deficit indicates that: (1) additional storage volume is needed,
Required Fire Storage 120,000 gal and (2) storage deficiency should be assessed.
Is storage deficiency solely due Not ¢ If NO, answer one of question set 2.01 to 2.05 in ESS.
to fire storage? Applicable If YES, answer one of question set 2.06 to 2.10 in ESS.
Existing % of Total Req'd 139.9% <«—— Less than 100% indicates: (1) additional storage capacity is needed, andl
Difference 215,400 gal (2) storage deficiency should be assessed.

3. Transient PWS Indoor Water Use — ERC Calcuation (See R309-510, Tables 510-1, 2, & 4 for other facility types.)

MINIMUM REQUIREMENTS FOR INDOOR USE

Source Storage
Facility Type GPD/person* GPD/site or pad  Gallons/person G‘;I:OS;:“E ERClsite or pad :;;t::;:: ERCs
Modern Recreation Camp 60 0 30 0 0.00 0.0
Semi-Developed Camp w/ flush toilets 20 0 10 0 0.00 0.0
Semi-Developed Camp w/o flush toilets 5 0 25 0 0.00 0.0
RV Park N/A 100 N/A 50 0.13 0.0
Number of people per camp site 4—1 If applicable, enter number of people per camp site here. J T
Source Storage ERC/1000 Vehicles ERCs Infuarﬁggtr:air? I§éﬁ§' g:]s
(GPDIvehicle) (Gal.lvehicle) ~ vehicles served  served/day cell 19 on Page 1.
Roadway Rest Stop w/ flushometer valves 7 3.5 8.8 0.0 i
L
4. Data Input for Calculating ERCs, Source and Storage 4.2 Summary - Existing Sources (enter in green cells below)
Wolf Creek Water & Sewer Improvement D Total Existing Source Capacity (in gpm) 478
4.1 Projected ERCs Calculation (optional) wsoot1 Wolf Creek Spring 30
Total Projected ERCs 1,049 Wwso0z2 Warm Springs Well 400
|Existing Residential Connections 1,020 Wso003 Highlands Well - Proposea 0
Obligated Future ERCs (enfer below) 29 WSs004 Eden Hills Well 48
Eagle Ridge Sub 29
Diaphragm or air
g;eggg;?dt:g?;#:gues T 4.3 Summary - Existing Storage Tanks (enter below)
storage volume for (1) Total Existing Storage Cap. (in gallons) 755,000
fg"’ﬁ*g"&‘{jﬁ?g;?ﬁggm ST001 Snowflake Tank 55,000
demand UNLESS an ST002 Wolf Creek Tank 250,000
exception has been g i
granted. ST003 Highland Tank 400,000
ST004 Eden Hills Tank 50,000
file #9042 Granted reduction of source capacity requirement, reduced ST006 Retreat Tank - Proposed 0
to 391 gpd.

Form Updated: 2/16/16 Page 2 of 2 Calculations Updated 3/9/2017



Staff Report to the Ogden Valley Planning

Commission
Weber County Planning Division

Application Information
Application Request: Consideration and action on an application for final approval of the Hidden Haven
Estates 2nd Amendment, consisting of 3 lots and an extended private road.
Type of Decision: Administrative
Agenda Date: Tuesday, April 25, 2017
Applicant: Pineview Partners, LLC, Owner; Randy Shepherd, Owner
File Number: UVH 121416
Property Information
Approximate Address: 1682 North 6250 East, Eden, UT 83410
Project Area: 14.14 acres
Zoning: Agriculture Valley (AV-3) Zone and Shoreline (S-1) Zone
Existing Land Use: Residential
Proposed Land Use: Residential
Parcel ID: 20-104-0004, 20-120-0004
Township, Range, Section: T6N, R1E, Section 1 and 2
Adjacent Land Use
North: Residential South:  Residential
East: Pineview Reservoir West: Residential
Staff Information
Report Presenter: Steve Burton

sburton@co.weber.ut.us
801-399-8766
Report Reviewer: RK

Applicable Ordinances

= Weber County Land Use Code Title 104 (Zones) Chapter 6 (AV-3 Zone)
= Weber County Land Use Code Title 104 (Zones) Chapter 10 (S-1 Zone)
=  Weber County Land Use Code Title 106 (Subdivisions)

Background and Summa

The applicants are requesting final approval of the Hidden Haven Estates 2nd Amendment, consisting of 3 lots
and an extended private street. The purpose of the amendment is to create an additional lot by taking acreage
from the original Lot 4 of Hidden Haven Estates Subdivision, and the original Lot 12 of Hidden Haven Estates
Subdivision Lot 3, 1st Amendment. The existing 50 foot private street will extend into a cul-de-sac to provide
adequate frontage to each lot. The proposed amendment is not considered a "small subdivision" because a
street will be extended. As such, the final plat must be considered by the Ogden Valley Planning Commission.

The proposed subdivision and lot configuration are in conformance with the applicable zoning and subdivision
requirements as required in the Uniform Land Use Code of Weber County (LUC). The following is a brief synopsis
of the review criteria and conformance with the LUC.

Analysis '

General Plan: The General Plan for Ogden Valley is intended to preserve private property rights while also
preserving the rural characteristics of the Valley. This request is in conformance with the Ogden Valley General
Plan.

Page 1of4



Zoning: The subject property is located in the Agricultural Valley (AV-3) Zone and the Shoreline (S-1) Zone.

Lot area, frontage/width and yard regulations: In the LUC §104-6-6, the AV-3 zone requires a minimum lot
area of 3 acres and a minimum lot width of 150'. In the LUC §104-10-4, the S-1 zone requires a minimum
lot area of 5 acres and a minimum lot width of 300". The portion of all 3 lots that fronts 6250 E is located
within the AV-3 Zone and maintains the minimum lot width of 150'. Lots 13 and 14 of the proposed
amendment are partially located in the S-1 zone and maintain the minimum lot size of 5 acres. All of Lot
15 of the proposed amendment is located within the AV-3 Zone and is 4.03 acres, maintaining the
minimum lot size of 3 acres.

LUC § 104-1-4 outlines area requirements for parcels split by zone boundaries.

The more restrictive zone is the zone which has the larger area requirement.

(1) Where a parcel that is split by a zone boundary contains at least two-thirds of the area
required for a lot in the more restrictive zone, the area from the less restrictive zone can be
used to meet the total area requirement for the more restrictive zone.

(2) Where a parcel that is split by a zone boundary contains less than two-thirds of the area
required for a lot in the more restrictive zone, the home must be built in the less restrictive
zone. The parcel area in the more restrictive zone can be used to meet area requirements in
the less restrictive zone.

Culinary water and sanitary sewage disposal: Feasibility letters have been provided for the culinary water and the
sanitary sewer for the new lot, Lot 13. The culinary water will be provided by Eden Water Works Company. The
sanitary sewage disposal will be an individual waste water treatment system. All review agency requirements
must be addressed and completed prior to this subdivision being recorded.

Review Agencies: To date, the proposed subdivision has been reviewed by the Engineering Division, Weber Fire
District, and the Surveying Division. A condition of approval has been included as part of staff's recommendation
for approval. The applicant will need to submit a revised plat with all agencies conditions met prior to recording
the final Mylar.

Additional Design Standards: The proposed extended private street meets the minimum width requirement of 50
feet and the cul-de-sac turnaround requirement as outlined in LUC §106-2-2(c) and (d). The proposed amended
subdivision will need to meet any additional review agency standards and requirements.

Tax Clearance: There are no outstanding tax payments related to these parcels.

Public Notice: A notice has been mailed not less than 10 calendar days before final approval to all property owners
of record within 500 feet of the subject property regarding the proposed small subdivision per noticing
requirements outlined in LUC §106-1-6.

Staff Recommendations
Staff recommends final approval of the Hidden Haven Estates 2nd Amendment, consisting of 3 lots and an
extended private street. This recommendation is subject to all review agency requirements and based on the
following conditions:

LY

1. Adeferral agreement for curb, gutter, and sidewalk will be required to be recorded with the final mylar.
2. Afinancial guarantee will be required as outlined in LUC §106-4-3,

This recommendation is based on the following findings:

The proposed subdivision conforms to the Ogden Valley General Plan.

With the recommended conditions, the proposed subdivision complies with applicable county ordinances.
The proposed subdivision will not be detrimental to 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.

ot o
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A. Plat Map
B. Feasibility letter

Cache Natjl

Subject Property
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SRAN NN ¥ 4,15, WEBER-MORGAN

December 05, 2016 HEALTH DEPARTMENT
Weber County Planning Commission
2380 Washington Blvd.
Ogden, UT 84401
RE: Preliminary Subdivision Feasibility

Hidden Haven Estates, 2 Lots
Parcel #20-104-0004
Soil log #14434

Gentlemen:

The soil and percolation information for the above-referenced lots have been reviewed. Culinary water will be
provided by Eden Water District, an extension of an existing approved non-community water system. A letter
from the water supplicr is required prior to issuance of a permit.

DESIGN REQUIREMENTS

Lots 4A & 4B: Anticipated ground water tables not to exceed 48 inches, fall within the range of acceptability for
the utilization of an Conventional Wastewater Disposal System as a means of wastewater disposal. Maximum
trench depth is limited to 24 inches. The absorption system is to be designed using a maximum loading rate of 0.6
gal/sq. ft. /day as required for 30 mpi percolation rates.

Plans for the construction of any wastewater disposal system are to be prepared by a Utah State certified
individual and submitted to this office for review prior to the issuance of a Wastewater Disposal permit.

All subdivisions plats submitted for review are to show the location of exploration pits and percolation tests as
well as the documented soil horizons and percolation rates. Mylars submitted for signature without this
information will be returned.

Each on-site individual wastewater disposal system must be installed in accordance with R317-4, Utah
Administrative Code, Individual Wastewater Disposal Systems and Weber-Morgan District Health
Department Rules. Final approval will be given only after an on-site inspection of the completed project
and prior to the accomplishment of any backfilling.

Please be advised that the conditions of this letter arc valid for a period of 18 months. At that time the site will be
re-evaluated in relation to rules in effect at that time.

Sincerely,

= e trn—

B Cow EES
Environmental Health Division
801-399-7160

EDUCATE | ENGAGE | EMPOWER

phone: 801-399-7100 | fax: 801-399-7110 | 477 23rd Street, Ogden, UT 84401 | www.webermorganhealth.org




EDEN WATER WORKS COMPANY
PO BOX 13
EDEN, UTAH 84310
801-791-1772

October 10, 2016

Weber County Planning Commission
2380 Washington Boulevard
Ogden, Utah 84401

To Whom It May Concern:

Re: Lot #4 Hidden Haven Estates
1682 N 6250 E
Eden, Utah 84310
Proposed property

The Eden Water Works Company would like to inform you of the
availability of water for the proposed property above. Shares of class “D”
stock in the Company are available for purchase.

It is mandatory that the following conditions be met:

Proof of secondary water rights assigned to property.

Purchase Eden Water Works Company share to include item #3.
Additional cost of replacement water from Weber Basin Water.
Pay applicable hookup fees.

Prior to occupancy, meter must be installed and tested.
Failure to do so will result in a $50.00 fine for the first week and
$100.00/ week thereafler.

6. Satisfy the Impact to EWWC system and Potential Impact Fees

Sl ol S

Upon the purchase of stock and when these conditions are met and
verified by a member of the Board of Trustees or its designated
representative, the Board will be pleased to make the connection to the
Company water system.

Sincerely,

L z‘(//dzz%; )

Board of Trustees
' Eden Water Works Company



EDEN WATER WORKS COMPANY
PO BOX 13
EDEN, UTAH 84310
801-791-1772
edenwaterworks@gmail.com

October 10, 2016

Weber Morgan Health Department

477 231 Street

Ogden, UT 84401

Regarding: Lot #4 Hidden Haven Estates, 1682 N 6250 E Eden, UT

To Whom It May Concern:

Please accept this letter as confirmation that subject to Share of Stock
and applicable fees being paid, Eden Water Works Company will serve
culinary water to the property located @ 1682 N 6250 E Eden, UT.

If you have any questions or need further information you may contact
the office at 801-791-1772.

Sincerely,

Lietipdeecs)

Board of Trustees
Eden Water Works Company



Application Information
Application Request:

Type of Decision:

Township, Range, Section:

Staff Report to the Ogden Valley Planning Commission

Weber County Planning Division

Consideration and action on a conditional use permit application for a water pumping plant

for Liberty Pipeline Company.
Administrative

Agenda Date: Tuesday, April 25, 2017
Applicant: Liberty Pipeline Company c/o Pen Hollist, Director
Authorized Agent: Mike Durtschi, Project Engineer (Gardner Engineering)
File Number: CUP# 2017-03
Property Information
Approximate Address: 6701 N. Durfee Creek Way, Liberty, UT
Project Area: 1.04 acres
Zoning: Forest Zone (F-5)
Existing Land Use: Unused well
Proposed Land Use: Water pumping plant and filtration facility
Parcel ID: 17-139-0003

Township 8 North, Range 1 West, Section 36

Adjacent Land Use
North: Residential South: Residential
East: Forest West: Residential
Staff Information

Steve Burton
sburton@co.weber.ut.us
801-399-8766

Report Reviewer: RK

Applicable Ordinances

= Title 101, Chapter 1, General Provisions, Section 7, Definitions

=  Title 104, Chapter 9 Forest Zones (F-5)

= Title 108, Chapter 1 Design Review

= Title 108, Chapter 4 Conditional Uses

= Title 108, Chapter 10 Public Buildings and Public Utility Substations and Structures

Summary and Background

Liberty Pipeline Company is requesting approval of a conditional use permit to construct a filtration and pumping facility to
treat an unused well in order to increase the water source capacity in the area. The project area is all of Common Area C of
Durfee Creek Estates No. 1, and is owned by the Durfee Creek Estates Home Owners Assaociation. The applicant, Pen Hollist,
is a member of the Durfee Creek Estates Home Owners Association and has signed the application as the Director of Liberty
Pipeline Company.

Report Presenter:

The submitted site plan includes an existing pump control building, an existing well, and a proposed pump control/filter
building, all located within the project area. The property lies in the Forest 5 Zone (F-5) which allows “Water pumping plants
and reservoirs” as well as “Public utility substations and transmission lines” only when authorized by a conditional use
permit.

Conditional use permits should be approved as long as any harmful impact is mitigated. The Uniform Land Use Code of
Weber County, Utah (LUC) already specifies certain standards necessary for mitigation of harmful impact to which the
proposal must adhere. The proposed application appears to meet these standards. The following is staff’s evaluation of the
request.

Pagelof5



General Plan: The Ogden Valley General Plan identifies the need for additional culinary water and new water infrastructure
based on projected growth. (see the 2016 Ogden Valley General Plan Chapter 7: Utilities and Public Services). The proposed
use conforms to the Ogden Valley General Plan by providing additional water sources to meet the demands of the Valley's
existing water systems throughout developing areas. '

Zoning: The subject property is located within the F-5 Zone which is categorized as a “Forest Zone”. The intent of the forest
zones can be further described per LUC §104-9-1 as follows:

a. The intent of the forest zones is to protect and preserve the natural environment of those areas of the
county that are characterized by mountainous, forest or naturalistic land, and to permit development
compatible to the preservation of these areas.

b. The objectives in establishing the forest zones are:
1. To promote the use of the land for forest, fish and wildlife and to facilitate the conservation of
the natural resources, vegetation and attractions;
2. To reduce the hazards of flood and fire;
3. To prevent sanitation and pollution problems and protect the watershed;
4. To provide areas for private and public recreation and recreation resorts; and
5. To provide areas for homes, summer homes, and summer camp sites.

The F-5 Zone has specific standards identified in the LUC §104-9-4 that shall be met as part of the development process.
The applicable standards are as follows:

*  Minimum yard setbacks:
o Front: 30’
o Side: 20’
o Rear: 30
e Minimum lot area: 5 acres
o Minimum lot width: 300’
e  Main Building height:
o Maximum: 35’
o Accessory building height:
»  Maximum: 25’, unless meeting requirements of LUC §108-7-16, Large accessory buildings

The proposed use is conditionally allowed in the F-5 zone and has been reviewed as a “Water pumping plant and reservoir”
as well as a “Public utility substation”. The location and arrangement of public utility substations and structures must be in
accordance with construction plans submitted to and approved by the planning commission. The minimum lot area for all
public utility substations per LUC §108-10-2 is waived and the rear yard requirements may be reduced in the Forest Zones
to 20’ per LUC §108-10-3.

Conditional Use Review: A review process has been outlined in LUC §108-4-3 to ensure compliance with the applicable
ordinances and to mitigate anticipated detrimental effects. Prior to commencing work, Liberty Pipeline Company will need
to receive approval from the applicable agencies for the proposal. A condition has been made part of the Planning
Division’s recommendations to ensure that this standard is met.

Design Review: The forest zone and the proposed conditional use mandate a design review as outlined in LUC §108-1 to
ensure that the general design, layout and appearance of the building remains orderly and harmonious with the
surrounding neighborhood. Certain areas of the design review are only applicable due to the nature of the request. As part
of this review, the Planning Commission shall consider the applicable matters based on the proposed conditional use and
impose conditions to mitigate deficiencies where the plan is found deficient. The matters for consideration are as follows:

s Considerations relating to traffic safety and traffic congestion. As part of this consideration, the applicant has
provided detailed a site plan {see Exhibit B). The proposal is not considered large scale construction; therefore
considerable traffic congestion or delay is not anticipated. Per the County Engineering Division, the contractor will
be responsible to guarantee site materials are not tracked onto the County roadways. A condition of approval has
been added to the Planning Division's recommendation to ensure the contractor cleans all equipment prior to
exiting the site and sweeps the County roadway as needed, removing any material tracked from the site onto the
asphalt, in order to provide safe vehicular traffic along County roads.

e Considerations relating to landscaping. The applicant has outlined considerations to landscaping in the SWPPP
submitted with the construction plans. The landscaping plan involves importing 3" of topsoil to the project
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area. As part of the landscaping plan, the applicant has provided an irrigation plan that includes watering the
seeded area for 1 year, up to twice a week in summer months. The irrigation source will be from a spigot inside
the building including a hose and sprinkler.

e  Considerations relating to buildings and site layout. The existing pump control building will be demolished and a
new building will be built approximately 22 feet to the south west. The new building will be 24' X 13' 4",
approximately 320 square feet. The exterior of the new building will be earthen tan split faced concrete
masonry units, The roll up door, metal roof, and steel door will be brown (Exhibit C). The proposed building
meets the Ogden Valley Architectural Design Standards as outlined in LUC§ 108-2-5.

e  Considerations relating to utility easements, drainage, and other engineering questions. The applicant will need to
adhere to all conditions of the Engineering Division including but not limited to storm water and surface water
drainage, retention facilities, and site clean-up of the property. A condition has been made part of the Planning
Division’s recommendations to ensure that this standard is met.

e Considerations relating to prior development concept plan approval associated with any rezoning agreement,
planned commercial or manufacturing rezoning, or planned residential unit development approval. The proposed
site does not have any type of development agreement associated with the property; therefore considerations
pertaining to this portion of the code are not applicable at this time.

Review Agencies: Prior to the commencement of work, the applicant will need to receive the approval from all applicable
agencies for the water system improvements. A condition has been made part of the Planning Division’s recommendations
to ensure that all conditions of the review agencies will be met.

In order for a conditional use to be approved it must meet the requirements of applicable ordinances listed in this staff
report, which include the requirements listed in LUC §108-4-4, under “Decision Requirements”, which states:

a) A conditional use shall be approved if reasonable conditions are proposed, or can be imposed, to substantially
mitigate the reasonably anticipated detrimental effects of the proposed use in accordance with the standards of
this chapter, or relevant standards or requirements of any other chapter of this Land Use Code. When
considering any of the standards, the land use authority shall consider the reasonably anticipated detrimental
effects of the proposed use in the context of current conditions and, to the extent supported by law, the policy
recommendations of the applicable general plan.

b) If the reasonably anticipated detrimental effects of a proposed conditional use cannot be substantially
mitigated by the proposal or the imposition of reasonable conditions to achieve compliance with applicable
standards, the conditional use may be denied.

The Planning Commission will need to determine if the request for a water pumping plant has met the requirements of the
applicable Uniform Land Use Code of Weber County. The Planning Commission may impose additional conditions in order
to ensure full compliance with the required standards. In making a decision, the Planning Commission should consider the
following questions:
*  Does the submittal meet the Uniform Land Use Code of Weber County? If no, then what conditions
could be added in order to comply?
= Have the "Decision Requirements” and other applicable ordinances been met?

Staff Recommendation

The Planning Division recommends approval of file# CUP 2017-03, a conditional use permit for a water pumping plant for
Liberty Pipeline Company, located at approximately 6701 N. Durfee Creek Way, Liberty, UT. This recommendation for
approval is subject to all review agency requirements and with the following conditions:

1. Prior to commencing work, Liberty Pipeline Company will need to receive the approval from the applicable
agencies for the water pumping plant, including all permits outlined in the Engineering Division's review.
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2. All equipment leaving the site will be cleaned prior to entering the County right-of-way and the contractor will be
responsible for sweeping the County roadway, as needed, removing any material tracked from the site onto the
asphalt, in order to provide safe vehicular traffic along the County right-of-way.

3. All State, Federal and County standards will be met prior to commencement of construction including receiving any
applicable permits from the State for the modifications to the proposed pump control/filter building.

This recommendation is based on the following findings:

1. The proposed use conforms to the Ogden Valley General Plan.

2. The proposed use will provide the needed water sources to meet the demands the Ogden Valley.

3. The proposed use, if conditions are imposed, will not be detrimental to public health, safety, or welfare.
4. The proposed use, if conditions are imposed, will comply with applicable County ordinances.
5

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

A. Application
B. Site and Building Plan
C. Building Design and Elevations

Map 1

Subject Property
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Exhibit A

Weber County Conditional Use Permit Application

Application submittals will be accepted by appointment only. (801) 339-8791. 2380 Washington Bivd. Sulte 240, Ogden, UT 84401

Date Submitted / Campieted Fees {Office Use)

Receipt Number {Office Use) File Number (Office Use}

Property Owner Contact Information

Name of Praperty Owner(s) Mailing Addrass of Property Owner{s)
Liberty Pipeline Company

Phone Fax Liberty, Utah 84310

Email Address

penhollist@gmail.com

Preferred Method of Written Correspondence

Email []Fax [] mall

Authorized Representative Contact Information

Name of Person Authorized to Represent the Property Owner{s}
Gardner Engineering, Mike Durtschi

Mailing Address of Authorized Person

Submitted with this application are the Plans for the proposed project.

3707 N 3500E
Phone fax Liberty, Utah 84310
8014760202
Email Address Prefarred Method of Written Correspondence
miked@gecivilcom Email [ ]Fax [] mall
Property Information
Project Name Total Acreage Current Zoning
Durfee Weil Rehabilitation 0.95 F-5
Approximate Address Land Serial Numberl(s)
6701 N. Durfee CREEK WAY 171350003
Liberty, Utah
Proposed Use
WATER TREATMENT
Project Narrative

Liberty Pipeiine Company {LPC) in agreement with the owner of property, Is proposing to construct a filtration and pumping fadiiity to treat an unused well.
These improvements wiil increase LPC upper area source capacity.




-

Basis for issuance of Conditional Use Permit

That the proposed use of the particular location is necessary or desirable to provide a service or facllity which will contribute to the general well being of the
community:

The proposed project will provide treatad water to the community. Also increasing the companies water source.

That such use wiil not, under the circumstances of the particular case and the conditions imposed, be detrimental to the health, safety and general welfara of
persons nor injurious to property or improvements in the community, but will be compatibie with and complimentary to the existing surrounding uses,
buildings and structures when considering traffic generation, parking, building design and location, landscaping and signs:

Construction of the project will follow county guidelines mitlgating any harm to the community. Use of the facility will only generate Infrequent and minimal
maintenance traffic, As such no appreciable safety Issues are foreseen.




hl

That the proposed use will comply with the regulations and conditions specified in this Ordinance for such use:
Land Use Ordinance Sec.104-9-3{14) Water pumping plants and reservoirs.

That the proposed use conforms to the goals, policies and governing principles and land use of the General Plan for Weber County:
The project conforms to the goals, policies and governing principles and land use of the General Plan for Weber County.




That the proposad use will not lead to the deterioration of the environment or ecology of the general area, nor will produce conditions or emit pollutants of such
atype or of such a quantity so as to detrimentally effect, to any appreciable degree, public and private properties including the operation of existing uses
theraon, in the immediate vicinity of the community or area as a whole:

SWEP Plan and BMP's will be implementad on site during construction. It is anticipated that no appreciable environmental impact will be axperienced during
construction of the project. It is anticipatad that no appreciable environmental impact will result from the completad and operational project.

Property Owner Affidavit

I(We), Fen Hellist, LPC Director , depose and say that | (we) am (ar2) the owner(s) of the property identified in this application
and that the stataments herein containad, the information provided in the attached plans and other exhibits are in all respects true and correct to the best of

|_my {our) know! Bdge

\>t)ck/\ ﬁ;ﬁﬁf;ZL

(Property Qwner) 7 (Property Owner}

this ,7 asvor 01 20 /L

JUDY SHUPE : ;g
NOTARY PUBLIC = STATE of UTAH g e
COMMISSION NO, 684035 ; ;._./Z{.t/ (Z v N fé‘-r’-—"--l',i'l L

COMM. EXP, 07/28/2019 ) {Notary)

Authorized Representative Affidavit

I(we), _Ben Hollist, L2C Dirsctor , the ownarls) of the rzal property described in the atrached application, do authorized as my
(our) reprasentative(s), Mike Durtschi, Gardner Enginsaring, to represent me (us) regarding the attached application and to appear on
my (our) behalf before any administrative or legislative body in the County considering this application and to act in all respects as our agent in matters
pemmmg to the attached appln:a

goﬂ P c..///

(Property Owner) (Property Owner)

onally appeared before me , the

Dated this _j _day of linl

signer(s) of thefRepresentative Authorization Affi davlt who duly acinowladged to me that they executed the same.
: JUDY SHU
NOTARY PUBLIC » STATE of UTAH .
COMMISSION NO. 6640359 ) /
COMM. EXP, 07/28/201 B ng_.,/ ﬁ \ \S ik
- g {Notary)
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RELOCATE FILECTRICAL CONTROLS FOR -
CUTLER BOOSTER TO NEW BUILDING,
DEMOLISH AND DISPOSE OF BUILDING
AND APPURTEMNANCES

& PVC C300 APPROX 43" -
INLET FL.5612.62
QOUTLET FL: 5612.20

(2) 90 ELBOW MJ X AL

TIE TO EXISTING
SETTLING BASIN

OLD CASTLE SAND INTERCEPTOR 2175 GALLON .
W’ MANHOLE AND GRADE RINGS

OR APPROVED EQUAL i

FLOOR:5608 £6 ~a

TOP CONCRETE: 5814 12

OUTLET FL: 5612.62 £,

INLET FL. 5612.79 G

3" CR00 APPROX. 307
INLET FL 581279

IXIAICCNCRETE BOX —
W/ PEDESTRIAN GRATE W/ 107X10°
HOLE CUT UNDER THE TWO ELBOWS
TOP OF GRATE: 5516 66

REMOVE 6" DIA. TREE
{7) ESTIMATED (TYP.)

ROCK RETAINING —
WALL SEE GRADING
SHEET C5

NEW BUILDING
&' SIDE WALK — 2 )
CONCRETE PAD

ACCESS SURFACE /
&" COMPACTED ROAD BASE 5 =
ON 12" MIN. AS NEEDED WELL GRADED -
3" MINUS INPORT !
COMPACT ALL MATERIAL IN 8° LIFTS i
T095% COMPACTION

TREE CANOPY — /
PROTECT IN /
= PLACE /

S —
ROW/ PROPERTY LINE — 7

30'SETBACK ——____/

\

i
1\

|
| TRENCH DETAIL 7777 -

TIE EX. 18° CORR. PLASTIC PIPE
TO NEW BOX. FL: 5613.75
| |

| EX. (2) 1" CONDUITS b
| PLUG AND CAP \ \

'\
A
\

\

~—

T If)
- EDGE OF OIL o

DITCH — : o !

ﬁsr /
&
& /
&

&

Saaifiy 1 ag' s

PLUG AND CAP HI

ar

~ CUT INTO EX. PVC PUNP LINE
| 7 4 TEEMIXMI

— EX VALVE
SYSTEM ISOLATION

T EX BOOSTER PUMP

S ! EX. 2" DRAIN TO DAYLIGHT

=~ EX 1" CONDUITS

- REMOVE AND DISPOSE OF MANHOLE
AND PIPING. PLACE BOULDERS AROUND
WELL AS DIRECTED

NEW ¥ X 3 X J-6" CONCRETE
BOX Wi HWY GRADE GRATE
BOX FLOOR: 5612.00

TOP GRATE: 561535

- EXTEND WELL CASING 24" -

PLACE 2'BOULDERS TO
PROTECT WELL HEAD
MEW 18" RCP

2% SLOPE

INLET FL: 612,20
QUTLET FL: 5611.40

KEEP COMNSTRUCTION
FOOTPRINT TO A MINIMURM.
COORDINATE WITH ENGINEER
PRIOR TO REMOVAL OF ANY
VEGETATION AND TREES.

Scale: 1= 20°

Moo
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AL TIMETE FoE
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JOINTS AND BOLTS, COVER ALL METAL
CONTACT AREAS WITH A POLY WRAP PRIOR
TO COMNCRETE PLACEMENT

A 3"8 ANCHARE ARDLND
JATT WALVES TO THIUST ——
L /

THRUST BLOCKING

TAALE OF BEIARING AREAS IN S0. FT FOR

BeA
_T‘ 1esse]y vitves! £
KX

CONCRETE

ALL VALVES, TEES, CROSSFS AMD BENDS SHALL ALSO BE FITTED WITH
MECHAMICAL RESTRAINTS, SUCH AS MIGA LUGS OR APPROVED EQUAL.

AREAS GIVEN IN TABLE ARE BASED UPOMN AN INTERMAL STATIC PRESSURE

OF 100 P.S. AND A SOIL BEARING CAPACITY OF 1000 LBS PER S0. FT.

BEARING AREAS FOR ANY PRESSURZ ANC SOIL BEARING CAPACITY MAY

SSIZE FS BRANCH SUL.

FOR 100 P51
50. FT. sOL BIATNG CAPAZITY,

IM THE ABSENCE OF A SOIL RESORT, ALL
THRUST ELOCKS SHALL BE SIZED ON THE
BASIS OF A MAXIMUM LATERAL BEARING
VALUE OF 800 P.S F. AND A THRUST
RESULTING FROM 150% OF THE WATER LINE

STATIC PRESSURE

THRUST BLOCKING DETAIL

37 MIN., ASPHALT DEPT==IF EXISTING PAVEMENT

GREATER DEPTH, MATCH EXISTING PAVEMENT
BLUS 17 OF ASPHALIIC CONCRETE

GROUND SURFACE—,

PROVIDE A TEE CUT 1° BETOND TIEMCH
/ CLEAN & TACK COAT

/ [ &L TisTING EDGES.

MPACTER RACKFILL, |
DRESS WiTH

BED PIPE 'N SAND OR GRAVEL N~
UNSTASLE GRCUND AREAS OF
THROUGH ROCK EXCAYATIOM,

6" WIN. DEFTH UNDER PIPE

TYPICAL TRENCH DETAIL

NATTOSCALE

E:as!mc ASPHALT MUST BE
'J'-\‘;E A OLADE BEFORZ

il

UNTAEATED 3ASE COUSSL GHAVEL
TRCNCHES, EXISTNG AND PRCPISED
GRANULAR BACKTILL COMPACT 10 35X

¥ i'I “CAN BE CQI-IPAC?ED TG DENSITY OF SUPEOUND‘M‘-.
UNDISTURBEC MATERAL, IMPCRT IF NOT COMFACT 205
AASHTO T-180

SAND. GRAVEL DR ZARTH
CONTAINING MO LUMPS, JRGANIC
MATERIAL OR ROCK LARGER THAM 27
1IN ANY DIRECTION, HAND OR
MECHANICAL COMPACTION.

INSTALL WIN, B” PIPZ ON STASLL

. FOUNDATION WIT1¢ UNIFOM BEARING
UNDER FULL LENGTH OF PIFE.
EMBED TQ TGP OF FIPE WITH
1"MINUS IMPORTED GRAVEL OR SAND.

# 14 GAUGE PLASTIC COATED S0LID COPPER WIRL
ACCESSIBLE N EACH MAINLINE VALVE 30X¥ OR MANROLE

SHAPE TRENCH BY HAND TO rl‘r
BOTIOM QUADRANI OF PIPE Fi
ALL STORM DRAIN LIMES.

L2
D1/

IMTERNAL STAIC PRLSSUHE AND

;lg(?t?l:g;?\l%off BE OBTAINED BY MULTIPLYING THE TABULATED VALUES BY A CORRECTION
BENDSZ'Z!-DEG.OH FACTOR "F".
MORE, ¢_ ACTUAL SPECIFIED TEST PRESSURE IN HUNDREDS OF LBS/SO. IN.
= ACTUAL SOIL BEARING CAPACITY IN THOUSANDS OF LBS.
CONCRETE SHALL MOT 3E PLACED ARQUND EXAMPLE: 1O 7IMD OCARING AREA FOR 8% 00" BEIND WITH A STATIC

1500 P50 AND WITH A SOIL BEARING CAPACTY OF 3000 LBS. PER SO. FT
F=1.5 / 3=0.5 TABULATED VALUE = 7.1 S0. FT.

1930 Laspen 0.5 X 7.1=3.56 ~ 4 SQ. FT. (~OR 2FT. LONG BY 2FT. HIGH.)

IMTEINAL PRESSURE OF

ADJUST WATET VALVE BOX 7O GRADI FOLLOWING
_FINAL SURFALE PRE®. W/COMCRETE COL.AR:

! CIJI..AH 10 BE HELD DOWN 1/4° BilOw 109 OF
KEW ASPHALT IF 1N ROADWAY,

COIL TRACLR LINL IN VALVE-
B30I (AUN QUTSIDE BSTTIM
OF VALVE | 90X, BIING WISIDE
Bor} L

TOF SECTCN OF VALVE

5.0° A

- VALVE BOX

RESLISNT SEAT SATE VALYE
OR BUTTERFLY VALYL awwa
C-500 0% AwWwa C-504

R

,/ MAIN UNE PER PLANS G} T [ /',J

|

_KEEP CONSTRUCTION
FOOTPRINT TO A MINIMUM,
COORDINATE WITH ENGINEER
PRIOR TO REMOVAL OF ANY
VEGETATION AND TREES.

TYPICAL VALVE DETAIL
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11" ANCHORS ARDUND
GATE WALVES 10 THRUST —
BLoGe

ALL TIMBER FO¥

TABLE OF AFARING ARFAS
THRUST BLOCKING

IN S0, FT FOR CONCIETE

BLSCHING /3 TD 8L
RIDWOOD

- ALL VALVES, TELS, CROSSES AND BENDS SHALL ALSO BE FITTED WITH
it 682 S PR ECHANICAL RESTRAINTS, SUCH AS MEGA LUGS OF APPROVED ZQUAL.

AREAS GIVEN IN TABLE ARE BASED UPON AN INTERNMAL STATIC PRESSURE

_TOCHES

OF 100 P.S.| AND A SOIL BEARING CAPACITY CF 1000 LBS PER SQ. FT

* THRUST BLOCKS

BEARING AREAS FOR ANY PRESSURE AND SOQIL BEARING CAPACITY MAY

REQUIRED AT ALL

BE OBTAINED 8Y MULTIPLYING THE TABULATED VALUES BY A CORRECTION
FACTOR “F".

BENDS 22 } DEG. OR

MORE.

e ACTUAL SPECIFIED TEST PRESSURE IN HUNDREDS OF LBS/SQ, IN.

ACTUAL SOIL BEARING CAFACITY IN THOUSANDS OF LBS.

COMNCRETE SHALL NOT BE PLACED AROUMND
JOINTS AND BOLTS. COVER ALL METAL
CONTACT AREAS WITH A POLY WRAP PRIOR
TO CONCRETE PLACEMENT.

S5 15 BRANC SIZC.
52 FT.
2 N THE ABSENCE OF A SOIL REPORT, ALL
THRUST 3LOCKS SHALL BE SIZED ON T1HIE
/ BASIS OF A MAXIMUM LATERAL EEARING
5 VALUE OF 800 P.S.F. AND A THRUST
RESULTIMG FROM 150% OF THE WATER LINE
STATIC PRESSURE.

THRUST BLOCKING DETAIL

37 WIN, ASPHALT DEPTH=IF EXISTING PAVIMENT
GREATER DEPTH, MATCH EXISTING PAVEWENT
OF ASPHALTIC CONCRETE

PROVIDE A TEE CUT V'
/ CLEAN & TaCK COA”
ALL EXISTING EDGES.

BEYCND TRENCH
BLus 1t

GROUND SURFACE -

__xlsnm: aSPHALI MUST BE
- WITH A HLADL EEFORZ
1E‘.|€ AL

- 107 UNTREATED 3ASE COURSE GRAVEL

— : PAVED ROADWAY TRENCHES, EXIZTING AND “DPMED
IMPCRIED GRANULAR BACKFILL COMPACT TO 85%
AASHTD T-180

NON-AOADWAY TRENCHES: ON SITE JACKFILL MATERIAL

A i UNDISTURBED MATERIAL, IMPORT IF NOT COMPACT 0%
AASHTO T-180

SAND, GRAVEL OR EARTE

- CONTAINING NO LUMPS, ORGANIC
MATERIAL OR ROCK LARGES THAW 27
IN AMY DIRECTIOM, HAND OR
MICHAMICAL COMPACTION,

INSTALL MIN. B” PIFE Ou STa3LE

__ FOLMDATION WITH UMIFOIM 3EATNG
UNDER FULL LENGTH OF PFIPL,

1 EVBED 1O TOP OF PIPE WITH

{"MINUS IMPORTED GRAVEL OR SAND.

“ EEd 6" MmN,

A3

\ “ 1

) "\ # 14 GAUSE PLASTIC COATED SOLID COPPER WRE

N \ ACCESSIBLE [N EACH MAINLINE YALVE 80X CR MANKOLE

BED PIPZ IN SAND OR GRAVIL N~ SHasz TRENCH Y HAND TO FIT

UNSTASLE GROUND AREAS OR ~ BOTIOM_QUADRANT OF PPE FOR

THROUGH ROCK EXCAVATION, AEL'SToRM ORAI LNES.

8" WIN. DEFTH JNDER FIPE

TYPICAL TRENCH DETAIL (23

NOT TOSCALE

TO% 100 PS5 NTERMAL STATIC PACSSURLC AND 1090 LDS.PCR
SOIL BEARING CARATITY.

IF IT CAN BE COMPAGTED TO CENSTY OF SURROUNDING,

EXAMPLE: TO FING BEARING AREA FOR B™-90° BEND WITH A STATIC INTERNAL PPESSURE OF
1500 P.5.) AND WITH A SOIL BEARING CAPACTY OF 300C LB5. PER SOQ. FT.

F=1.5 / 3=0.5 TABULATED VALUE = 7.1 SO, FT.

0.5 X 7.1=3,56 ~ 4 S0. FT. (~DR 2FT. LONG BY 2°T. HIGE.)

ACJUST WATER VALVE 30X TO GRADE FO.LOWING

__FINAL SURFACE PREP. Mftdul.ﬁﬂf_ COLLAR:
TCOLLAR TO OC HELD DOWW 174" 3CLCW TOP OF
HEW ASPHALT IF N ROADWAY.

Al A

COIL TRAZER LINE M WALVE. o
30xE5 (R OUTSIDE 8CTTOM
OF VALVE BOX. 3RING INSIDE | vk
TOP SECTION OF VALVE 8OX) i . S -
4 3 MM
g K.
1 VALVE BOX
s RESILIENT SEIAT GATE WALVE

~OR BUTTERFLY VALVE AWWA
C=504 U AWWA C=3u1

My

_.KEEP_._C.OQTRUCTION
FOOQTPRINT TO A MINIMUR.
COORDINATE WITH ENGINEER
PRIOR TO REMOVAL OF ANY
VEGETATION AND TREES.

TYPICAL VALVE DETAIL
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SWPPP POSTED -

CONCRETE WASHOUT AREA —

)

)

!
{‘ —
|

f — SILT FENCE

DRYLAND SEED MIX ANTICIPATED AREA = 4200 SQ FT

Species PLS Scunds per Acre

| Stre grass (Ehmus 55p. 10

psammephilus)

Mountain brame (Bromus marginalus) 20

Western whealgrass (Pascepyrum smilhi) (]

Sheep fescue (Festuca ovina) 25

Lewis blue Nax (Linum lewisi) 5

Total 43

S T

i

PCRTABLE
TCILET
LOCATION

CONSTRUCTION ENTRANCE
{GLEAN VEHICLE LEAVING

SITE - REMOVE DEBRIS FROM
ROAD) {

| a20050FT
« | IMPORT 3" OF TOP SOIL, HYDROSEED WITH 2000#/AC
. WOOD MULCH. 160#/AC MBINDER TACKIFIER, HYDRO
SEEDING TO TAKE PLACE BETWEEN OCTOBER 1| AND

NOVEMEER 15 - APPROXIMATELY 42.000 SQFT

WOOD STAKE (MIN. 367 SHOULD BE

PLACED ON DOWNH LL SIDE OF
FABRIC. 140X MIRAF] FABRIC

/ OR APPROVED
EQUAL. ]

e

] I GROUND LEVEL

15" MIN

BMING | i ~ B [N

L |
10° MAX. CENTER TO CENTER
FRONT VIEW

WOOD STAKE (MIN. 357}

142% MIRAFI FABRIC OR
APPROVED EQUAL

UNDISTURBED GROUND

| Ll

NOTE: PROTECT DITCH FROM
FALLING DEBRIS AND MATERIALS

ALL CONSTRUCTION TO CONFORM TO
WEBER COUNTY STANDARDS AND
SPECIFICATIONS.

‘Designud “DD

Dule W6/2017
Scuw V' = 20

MoK

| Drafles

|Checkea DLW

WPPP-LANDSCAPING
DURFEE WELL REHAB

LIBERTY PIPELINE COMPANY

LIBERTY, WEBER, UTAH
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Application Information
Application Request:

Type of Decision:
Agenda Date:
Applicant:

File Number:

Property Information
Approximate Address:
Project Area:

Zoning:

Existing Land Use:
Proposed Land Use:
Parcel ID:

Township, Range, Section:

Staff Report to the Ogden Valley Planning Commission

Weber County Planning Division

Consideration and action on a conditional use permit application for a public equestrian

training and stable facility for Kent Winegar.
Administrative

Tuesday, April 25, 2017

Kent Winegar, Owner

CUP# 2017-05

9510 E 200 S, Huntsville, UT

37.4 acres

Agricultural Valley (AV-3) Zone

Agricultural/Residential

Agricultural/Residential/Equestrian training and stable facility
21-021-0073

Township 6 North, Range 2 East, Section 15 and 16

Adjacent Land Use
North: Agricultural South:  Residential
East: Agricultural West: Agricultural
Staff Information

Steve Burton
sburton@co.weber.ut.us
801-399-8766

Report Reviewer: RK

Applicable Ordinances

= Title 101, Chapter 1, General Provisions, Section 7, Definitions
=  Title 104, Chapter 6 Agricultural Valley (AV-3) Zone

= Title 108, Chapter 1 Design Review

= Title 108, Chapter 4 Conditional Uses

= Title 110, Chapter 2 Ogden Valley Signs

Report Presenter:

Summary and Background

The applicant is requesting approval of a conditional use permit application for a public equestrian training and stabling
facility located at approximately 9510 E 200 S, Huntsville. The building associated with the operation is an existing 60' x 120'
building, approximately 7,200 square feet. The applicant is also proposing to place a wall sign for the business on the south
wall of the building that fronts 200 South. The request for a conditional use permit will also include the design review for
the proposed sign.

The operation will consist of between 20 and 40 horses at any given time, an average of about 1 horse per acre. The
application states that the operation will be for training, raising, and breeding. The visiting clientele will be two weekly
customers which will be able to park next to the facility, as shown on the site plan (Exhibit B). There are 2 existing rental
homes, owned by the applicant, on the property. The keeping area for the horses will be located approximately 75 feet
from both rental homes, conforming to the animal keeping standards of the AV-3 zone.

Conditional use permits should be approved as long as any harmful impact is mitigated. The Uniform Land Use Code of
Weber County, Utah (LUC) already specifies certain standards necessary for mitigation of harmful impact to which the
proposal must adhere. The proposed application appears to meet these standards. The following is staff’s evaluation of the
request.
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General Plan: This request is in conformance with the General Plan for Ogden Valley, as it is intended to preserve private
property rights while also preserving the rural characteristics of the Valley.

Zoning: The subject property is located within the AV-3 Zone. The purpose and intent of the AV-3 zone can be further
described per LUC §104-6-1 as follows:

The purpose of the AV-3 Zone is to designate farm areas, which are likely to undergo a more intensive urban
development, to set up guidelines to continue agricultural pursuits, including the keeping of farm animals, and to
direct orderly low-density residential development in a continuing rural environment.

The AV-3 Zone has specific standards identified in the LUC §104-6-6 that shall be met as part of the development process.
The applicable standards are as follows:

e Minimum yard setbacks:

o Front: 30’
o Side: 20
o Rear: 30

¢  Minimum lot area: 10 acres (for this specific use)
e  Minimum lot width: 300’
e  Main Building height:

o Maximum: 35’

The proposed use is conditionally allowed in the AV-3 zone and has been reviewed as a “Public equestrian training and
stable facility on a tract of land with a minimum of ten acres in area and at a density of not more than five horses per acre ”.
The existing structure meets the site development standards of the AV-3 zone.

A parcel owned by the Middleton Waterworks Association appears to be located in the middle of the property, more
specifically, through the middle of the existing horse barn. The research of ownership plats indicates that the parcel is
actually located to the north and west, and the horse barn does not encroach on that parcel (Exhibit C).

Conditional Use Review: A review process has been outlined in LUC §108-4-3 to ensure compliance with the applicable
ordinances and to mitigate anticipated detrimental effects. Prior to receiving the conditional use permit, the applicant will
need to receive approval from the applicable agencies for the proposal. A condition has been made part of the Planning
Division’s recommendations to ensure that this standard is met.

Design Review: The AV-3 zone and the proposed conditional use, mandate a design review as outlined in LUC §108-1 to
ensure that the general design, layout and appearance of the building remains orderly and harmaonious with the
surrounding neighborhood. As part of this review, the Planning Commission shall consider the applicable matters based on
the proposed conditional use and impose conditions to mitigate deficiencies where the plan is found deficient. The matters
for consideration are as follows:

e Considerations relating to traffic safety and traffic congestion. As part of this consideration, the applicant has
provided a site plan (see Exhibit B). There are no new buildings being proposed with this application, as such,
there will be no construction related traffic concerns with this proposal. The applicant has also provided a parking
area for the 2 customers that will visit the operation weekly. The parking area will mitigate any traffic concerns on
the property and on Highway 39.

e Considerations relating to landscaping. The property currently maintains the twenty percent landscaping
requirement outlined in LUC §108-1-4 (3). The existing landscaping is made up of deciduous trees towards the
north end of the property, which are irrigated by shares of the Ogden Valley Canal.

e Considerations relating to buildings and site layout. A riding area surrounds the existing building and there are
two rental homes located on the property. Both homes are outside of the animal setback regulation outlined in
LUC §108-7-8 which states, "No animals or fowl shall be kept or maintained closer than 40 feet from any
dwelling and not closer than 75 feet from any dwelling on an adjacent lot. Any barn, stable, coop, pen, corral,
or enclosure for the housing or keeping of animals or fowl shall be kept, constructed, or maintained not less
than 100 feet from a property line adjacent to a street and not less than 25 feet from any lot line." The existing
building that will be used to keep horses is located approximately 75 feet from both rental homes on the
property and is located approximately 175 feet from Highway 39.
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As part of the conditional use application, the applicant is requesting approval of a wall sign advertising the
operation. The applicant has provided a sign plan as part of the application (Exhibit D). LUC §110-2-5 (b)(1)(a)
outlines nonresidential wall sign regulations in the AV-3 zone as follows:

Each freestanding building or complex of buildings is allowed one wall sign per street frontage

which shall not exceed five percent of the square footage of the front of the building (linear

footage of the front of the building, multiplied by the height of the building; multiplied by five percent)
not including false fronts. If multiple units, each unit to be allowed five percent of width of the unit
multiplied by the height.

The square footage of the front of the building is approximately 1800 square feet, allowing for a wall sign that is
90 square feet. The proposed sign is approximately 87 square feet, meeting the above wall sign requirement.

e Considerations relating to utility easements, drainage, and other engineering questions. The applicant will need to
adhere to all conditions of the Engineering Division including but not limited to storm water and surface water
drainage, retention facilities. A condition has been made part of the Planning Division’s recommendations to
ensure that this standard is met.

e Considerations relating to prior development concept plan approval associated with any rezoning agreement,
planned commercial or manufacturing rezoning, or planned residential unit development approval. The proposed
site does not have any type of development agreement associated with the property; therefore considerations
pertaining to this portion of the code are not applicable at this time.

Review Agencies: Prior to the commencement of work, the applicant will need to receive the approval from all applicable
agencies for the proposed equestrian center. A condition has been made part of the Planning Division’s recommendations
to ensure that all conditions of the review agencies will be met.

Public Notice: Public notice is not required for conditional use applications, however a courtesy notice has been mailed to
all property owners of record wn:hm 500 feet of the subject property regardmg the proposal

In order for a conditional use to be approved it must meet the requirements of applicable ordinances listed in this staff
report, which include the requirements listed in LUC §108-4-4, under “Decision Requirements”, which states:

a) A conditional use shall be approved if reasonable conditions are proposed, or can be imposed, to substantially mitigate
the reasonably anticipated detrimental effects of the proposed use in accordance with the standards of this chapter, or
relevant standards or requirements of any other chapter of this Land Use Code. When considering any of the standards,
the land use authority shall consider the reasonably anticipated detrimental effects of the proposed use in the context of
current conditions and, to the extent supported by law, the policy recommendations of the applicable general plan.

b) If the reasonably anticipated detrimental effects of a proposed conditional use cannot be substantially mitigated by
the proposal or the imposition of reasonable conditions to achieve compliance with applicable standards, the conditional
use may be denied.

The Planning Commission will need to determine if the request for a public equestrian training and stabling facility has met
the requirements of the applicable Uniform Land Use Code of Weber County. The Planning Commission may impose
additional conditions in order to ensure full compliance with the required standards. In making a decision, the Planning
Commission should consider the following questions:
= Does the submittal meet the Uniform Land Use Code of Weber County? If no, then what conditions
could be added in order to comply?
=  Have the "Decision Requirements” and other applicable ordinances been met?

The Planning Division recommends approval of file## CUP 2017-05, a conditional use permit for a public equestrian training
and stabling facility located at approximately 9510 E 200 S, Huntsville. This recommendation for approval is subject to all
review agency requirements and with the following conditions:

1. The proposed wall sign must be installed in compliance with the submitted sign plan and LUC §110-2, which
requires that the applicant obtain a land use permit before installing the sign.
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This recommendation is based on the following findings:
1. The proposed use conforms to the Ogden Valley General Plan.
2. The proposed use, if conditions are imposed, will not be detrimental to public health, safety, or welfare.
3. The proposed use, if conditions are imposed, will comply with applicable County ordinances.
4. The proposed use will not deteriorate the environment of the general area so as to negatively impact surrounding
properties and uses.

A. Application

B. Site plan

C. 2017 Ownership plat
D. Signplan

Subject Property
L

9455

e o781
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Exhibit A

Weber County Conditional Use Permit Application

Application submittals will be accapted by appointment only. (801) 399-8791. 2380 Washington Blvd. Sulte 230, Ogden, UT 84401
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Basis for Issuance of Conditional Use Permit

Reasonably anticipated detrimental effects of a proposed conditional use can be substantially mitigated by the proposal or by the Imposition of reasonable
conditions to achieve compliance with applicable standards. Examples of potential negative impacts are odor, vibration, light, dust, smoke, or noise.
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Exhibit C

NW 1/4 21=3
SECTION 15, T.6N., R.2E., S.L.B. & M.
IN WEBER COUNTY
CA 1" = !
mggLEmN WATER SCALE ekt
TAXING UNIT: 58 WORKS ASSOC
210210031 SEE PAGE 12
e N 2 i e = = m— 20 OS5 R S
o
KECO FARMS, LC g
210210023
1363 AC:
10 O
DAVID & MARILYN GARNER
al
|~
KENT A WINEGAR -
// 210210073 gg
s e st L
AV // 37.40 ACE Fasié;-,;ﬂ;a 2.
J E %50 ”
o >
7 v g Ju 252 &
g 28 §i3ESs
] g i T B i 27p ~
g§3¢% o> GF2x8¢ | BN
~ 8 KEVIN MCGILL = = =2
\L- 5 on & wf JANIS K ‘%,_’3: 528 | o8
ST 85 2 210210050 GoeS 335 @)
_{_-,'T__dlg-——_ =3 327 Ack "éﬁgg & ‘i'§
-— % — L =
GHWAY ] 2 % ~ E
1 SSNI04"W 350000 1EE, (=] -
i ‘39 \“m\_-—- sazor o c:-u:':': s al.u&'mn. i’ SR mpn et e T P bt
3 & mwoowd tens wars  M[ ey ==3 FrTITY ST o
g " ™iogionss 3| u | swaw
— THOMAS R STACK S mman oo EE E 14
WA | SeaTerw B0 & WF BRENDA J 1738 E ) R Pt
: RICHARD EBERLIN WARD CHENEY'S SUBDIVISION cegrae paroas bune | | Mg
a : 210210030 &, & DENISE ELAINE KNIGHT TRUSTS1/2 ETAL )
] 5.68 AC: 210210037 210210044 ;
Lt 217 Act E SEE PAGE 116 2.00 ACE 2 S
“—2 TATATAT N - 55031 38835 20297 —
= DONALD GLENN TAYLOR & 2 — T e o
H | SUSAN MARRIET TAYLOR 3 .
W Ll JOINT LIVING TRUST o O
i W & 210210042 s 2l
7 o ;
H L : ]
- S SOUTH FORK RANCHETTES ol i
D
83_]1d. DowAwD G TAYLOR &
P 3 & WF SUSAN H . >
5 a 210210052 2
= % 3125 ac 325  SOUTH  STREET
:}' WAV AT 4E =
$17.00
DARRIN RUMSEY & H
% .  ANDREA RUMSEY E SUBDIVISION
4 210210047 o] !
l 7.00° 1.78 ACE |
= T I !
D |5 micHas J JAES 8 MCHUGH g
up -HII;.LSTRW =z &Bgel L =
oh |BEIALTR s o s
¢ 210210016 8% 210210083 F
§ 1z ack R SEE PAGES 45 & 46
: 400 SOUTH STREET
- |
E3 | = 6 |
§ |
o
o {=]
@ &
L
&
_E:J_. = — = et e SEFATAZW 1334 47
£ . A
22 || s it
E > S g > 1
9 SEE PAGE 21-2 T
o™
21 = SR AT A" 33397
ny HUNTSVILLE TOWN CORP 210210017 T 00w MTT 04-86




a uawux3



;- / ? Staff Report to the Ogden Valley Planning Commission

Weber County Planning Division

Application Information
Application Request: Consideration and action for a conditional use request for The Strand at Wolf Creek Resort
Phase 1 PRUD located within the approved Wolf Creek Resort Master Development
including an average building height of 33 feet as conditionally allowed in the CVR-1 zone.

Type of Decision: Administrative
Agenda Date: Tuesday, April 25, 2017
Applicant: WCU LLC
Authorized Representative: Eric Householder
File Number: CUP2017-04
Property Information
Approximate Address: 3820 N Wolf Creek Resort
Project Area: 1.42 acres
Zoning: CVR-1
Existing Land Use: Vacant
Proposed Land Use: Commercial
Parcel ID: 22-016-0074
Township, Range, Section: T7N, R1E, Section 22
Adjacent Land Use
North: Resort/Golf Course South:  Resort/Residential
East: Golf Course West: Resort
Staff Information
Report Presenter: Ronda Kippen

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

Applicable Ordinances

= Title 101, Chapter 1 General Provisions, Section 7, Definitions

=  Title 104, Zones, Chapter 11 Commercial Valley Resort Recreation Zone (CVR-1)

= Title 104, Zones, Chapter 28 Ogden Valley Sensitive Lands Overlay Districts

=  Title 108, Chapter 1 Design Review

=  Title 108, Chapter 2 Ogden Valley Architectural, Landscape and Screening Design Standards
= Title 108, Chapter 4 Conditional Uses

= Title 108, Chapter 5 Planned Residential Unit Development

= Title 108, Chapter 8 Parking and Loading Space, Vehicle Traffic and Access Regulations

= Title 108, Chapter 22 Natural Hazard Areas

Summary and Background 1

The Planning Division recommends approval of the conditional use request for The Strand at Wolf Creek Resort Phase 1, a
Planned Residential Unit Development (PRUD) located within the approved Wolf Creek Resort Master Development;
including the request for an average building height of 33 feet as conditionally allowed in the CVR-1 zone. Phase one as
outlined in Exhibit C is part of a master planned project within the Wolf Creek Resort, consisting of 3 commercial units (see
Exhibit A for the project narrative). The proposed development area is zoned CVR-1 zone. The village core at the Wolf
Creek Resort will be a multi-phased development with a variety of commercial and multi-family options that will be
reviewed and addressed in future phases (see Exhibit B for the approved conceptual plan). The proposed landscaped open
space accounts for approximately 27.5% (17,040 square feet) of the total project boundary area (see Exhibit C for the PRUD
Landscape Plan).
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Wolf Creek Resort has been a Master Planned Community since the early 1980’s. The applicant petitioned Weber County in
2015 to rezone approximately 15.97 acres to the CVR-1 zone. Weber County approved the request as Ordinance 2015-15
and the ordinance and subsequent zoning development agreement was recorded with the Weber County Recorder’s Office
as Entry# 2755224 (see Exhibit B for the approved conceptual plan).

The applicant would now like to move forward with the development process and has submitted the required information
as outlined in the Uniform Land Use Code of Weber County (LUC) §108-5 for consideration and approval of the proposed
PRUD. Planned Residential Unit Developments are listed as a “Conditional Use” in the LUC.

Conditional use permits should be approved as long as any harmful impacts can be mitigated. The LUC already specifies
certain standards necessary for mitigation of harmful impacts to which the proposal must adhere. To ensure that the
natural environment is preserved to the greatest possible extent, the Planning Commission, subject to the reviews and
recommendations of the required public agencies, must review and approve the general site and architectural design of the
buildings, the layout of the parking areas and the landscaping.

The Planning Commission, subject to the requirements of this chapter, may recommend approval, approval with conditions,
or denial, based on substantial findings, of the PRUD to the County Commission. The proposed PRUD is in conformance
with the existing PRUD, current zoning and the Zoning Development Agreement Master Plan as well as the applicable
requirements in the LUC, based on the recommended conditions listed in this staff report. The following is staff’s analysis
of the proposed PRUD as a condition use, and the design review.

General Plan: The proposal conforms to the Ogden Valley General Plan by encouraging development within the existing
resort-related areas.

Zoning: The subject property is located in the CVR-1 zone. The purpose and intent of the CVR-1 zone is identified in the
LUC §104-11-1 as:

“(a) The purpose of this zone is to provide locations in the Ogden Valley and at major recreation resort areas, where
service facilities and goods normally required by the public in the pursuit of general recreation activities can be
obtained.

(b)in this role, even though the area is primarily commercial in nature, it should be compatible with the general
surrounding natural environment. To this end, the general sitting and architectural design of buildings and structures,
the layout of parking areas and landscaping shall be subject to review and recommendations by the public agencies,
design review and approval by the planning commission to ensure that the natural environment is preserved to the
greatest possible extent.

Conditional Use Review: The proposed PRUD is conditionally allowed in the CVR-1 zone. A review process has been
outlined in LUC §108-4-3 to ensure compliance with the applicable ordinances and to mitigate anticipated detrimental
effects. As a requirement of the conditional use permit, the applicant has provided a “Feasibility Letter” from Wolf Creek
Water and Sewer District (see Exhibit D) for culinary, irrigation and waste water services. The applicant has provided the
required material to facilitate a thorough review of the proposed project including a narrative (see Exhibit A), the
conceptual plan (see Exhibit B), a landscape plan (see Exhibit C), architectural renderings (see Exhibit E), grading plan, a
utility plan and a storm water protection plan (see Exhibit F).

The general requirements for consideration of a planned residential unit development include items such as the
architectural design of buildings and their relationship on the site and development beyond the boundaries of the
proposal; the entrances and exits to the development and the provisions for internal and external traffic circulation and
off-street parking; the landscaping and screening as related to the several uses within the development and as a means of
its integration into its surroundings; and the demonstrated ability of the proponents of the planned residential unit
development to financially carry out the proposed project under total or phase development proposals within the time
limit established.

The majority of these considerations will be addressed in the design review and subdivision portion of staff’s analysis of
the proposal. The applicant will be required to provide a cash escrow to be held by Weber County for the improvements
within the development. If the Planning Commission would like the developer to provide proof of financial feasibility for
the development, a condition of approval will need to be added to request the additional information for review.

Design Review: The current zoning and the proposed conditional use mandates a design review as outlined in the LUC
§108-1 to ensure that the general layout and appearance of the development shall not impair the orderly and
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harmonious development of the neighborhood nor impair investment in and occupation of the neighborhood. As part of
this review, the Planning Commission shall consider the relevant standards for the proposed conditional use and impose
conditions to mitigate deficiencies where the plan is found deficient. The standards for consideration are as follows:

1) Considerations relating to traffic safety and traffic congestion. The proposal includes improvement
drawings for the construction of the infrastructure for Phase 1 of the development. Access to the
development will be gained from Wolf Creek Drive and provides a stub for future development located
along the southeast of the project site (see Exhibit C). The proposal includes 154 parking stalls. The
parking requirements are based on the proposed uses. The uses and parking requirements are as
follows:

e  Existing Reception Center
30 stalls minimum/provided = 30 stalls

e  Existing Fitness Center = 17 stalls
One space per 200 sq ft of area {3,300 sf)/provided=17 stalls

e Building A Retail
One space per 200 sq ft of area {5,915 sf)/provided=30 stalls
¢ Building A Reception Center = 30 stalls
30 stalls minimum/provided = 30 stalls
¢ Building B Restaurant = 44 stalls
One space per eating booth or table {44 tables)/provided=44 stalls

¢  Building C Retail
One space per 200 sq ft of area (600 sf)/provided=3 stalls

The applicant has provided adequate parking for existing and proposed areas within the development
and the parking plan meets the parking standards as outlined in LUC §108-8.

2) Considerations relating to outdoor advertising. With the exception of the Wolf Creek logo shown on
the side elevations of “The Comstock” building, the applicant has not proposed any additional signage or
outdoor advertising as part of the application. If the developer would like to have any signage within the
development, a signage plan will need to be submitted for review and approval prior to installation of
any signage outside of the typical required traffic signs.

3) Considerations relating to landscaping, screening and buffering. The applicant has been able to
adequately address the minimum requirements of the Design Review as outlined in LUC §108-1-4(3) and
the Ogden Valley Architectural, Landscape and Screening Design Standards as outlined in LUC §108-2-5
and §108-2-9 by providing detailed plans that reflect 27.5% of the project site as landscaped (see Exhibit
C). Additional screening will be required for the dumpster area. A condition of approval has been added
to staff’s recommendations to ensure the additional screening will be installed prior to receiving
occupancy of the structures. The materials to screen the dumpster area should match the architectural
materials of the surrounding buildings.

4) Considerations relating to buildings and site layout. The building and site layout has been reviewed
against the design criteria of the current zoning in the LUC §104-11, the Design Review in the LUC §108-
1, and the Ogden Valley Architectural, Landscape and Screening Design Standards in the LUC §108-2-4.
The proposed development will be a one lot PRUD subdivision that is approximately 1.42 acres.

The proposal includes detailed plans and architectural renderings for “The Comstock”, “The Garage” and
“The Granary” buildings (see Exhibit E). These structures will include a recreation center, a potential spa
area, retail lease areas and a restaurant.

The proposed building has an exterior finish consisting of predominantly natural, muted earth tone colors of brick
veneer, horizontal lap siding, stone veneer, heavy timber beams, wood panel garage doors, rusticated metal wall
panels, fascia board, and architectural asphalt shingles, corrugated metal roof material and pre-finished metal
roof panels. The metal roof areas and windows must be non-reflective (see Exhibit E).

Exterior lighting has not been included as part of the proposal. Prior to issuing a land use permit for the
proposed structures, all proposed lighting must be reviewed and approved by the Ogden Valley Starry Nights
to ensure the proposal meets the requirements of LUC §108-16. If the Planning Commission feels that
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additional measures need to be taken to ensure adequate protection of the night sky, a condition of approval
will need to be added.

Building height: As part of the conditional use request, the applicant is requesting an average building
height of more than 25 feet which is conditionally allowed in the CVR-1 zone. The request is for
consideration of an average building height of 33 feet as defined in the LUC §101-1-7 as:

“Building, height of: The term "height of building” means the vertical distonce from the overoge of
the highest natural grode and the lowest noturof grode to the highest point of the coping of a flot
roof, or to the deck line of o mansard roof, or to the highest point of the ridge of a pitch or hip
roof.”

The applicant’s requested average building height of 33 feet is based on measurements ranging from the
highest natural grade line (approximately 37’} and lowest natural grade line (approximately 29’) as
measured to the highest point on the roof line. In reviewing the proposal, an overall average building
height measured from the highest and lowest natural grade line to the highest point on the roof line,
using the combined measurements from all elevations provided, is 33’

The building and site layout have been reviewed against the design criteria of the CVR-1 Zone in the LUC §104-
11, the Design Review in the LUC §108-1, and the Ogden Valley Architectural, Landscape and Screening Design
Standards in the LUC §108-2-4. It appears that the proposal meets the minimum requirements of the
applicable areas of the Uniform Land Use Code of Weber County.

5) Cansiderations relating to utility eosements, droinoge, ond other engineering questions. The applicant
has provided civil engineered drawings that identify the existing and proposed topography, contour
lines, utilities, easements and drainage (see Exhibit F). There is a seasonal stream located in close
proximately to the project and the plans appear to provide adequate setbacks for the stream corridor.
The applicant will need to adhere to all conditions of the Engineering Division including but not limited to
easements and utilities to and through the property, site improvements and storm water drainage.

6) Cansiderotions reloting ta priar develapment concept plon oppraval assacioted with ony rezoning ogreement,
plonned commerciol or monufocturing rezoning, or plonned residentio! unit development opprovol. The applicant
petitioned Weber County in 2015 to rezone approximately 15.97 acres to the CVR-1 zone. Weber County
approved the request as Ordinance 2015-15 and the ordinance and subsequent zoning development agreement
was recorded with the Weber County Recorder’s Office as Entry# 2755224 (see Exhibit B for the approved
conceptual plan). The development is in conformance with the approved Conceptual Plan that was adopted with
the Wolf Creek Resort Master Development and it is also in conformance with the Ogden Valley General Plan.

As required in the recorded Zoning Development Agreement, it was agreed upon that the applicant shall
incorporate principals of sustainability into the development when practical and feasible. The developer shall
demonstrate practicality and feasibility at the time of and with all development review applications. The
developer agrees that all construction will utilize best management practices. Final site plan applications made to
Weber County shall be accompanied by a summary of the best management practices being utilized. A condition
of approval has been added to staff’'s recommendations to ensure these items are addressed during the
subdivision review process.

Notural Hazords Areos: The proposed PRUD is located in a Zone “D” as determined by FEMA to be an area of
undetermined flood hazards. Areas designated as Zone “D” are typically areas in which no analysis of flood hazards
has been conducted.

The proposed location of the development is located within a potential geologic hazard area and will need to be
evaluated prior to recording the final subdivision with Weber County. The applicant will be required to adhere to all
geologic and geotechnical requirements during the development of the site. A condition of approval that a “Natural
Hazards Disclosure” document will be required to be recorded to provide adequate notice of any geotechnical and
geological recommendations for future property owners.

Culinory water, irrigatian water ond sonitory sewoge dispasal: The applicant has provided a feasibility letter from the
Wolf Creek Water and Sewer District for the culinary and irrigation water and sanitary sewer {see Exhibit D).

Review Agencies: The Engineering Division has reviewed the proposal and has provided the applicant with the additional
items that will be required during the subdivision process. A condition of approval has been made part of the Planning
Division’s recommendations to ensure that any conditions of the applicable reviewing agencies are strictly adhered to.
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Tax clearance: The 2016 property taxes have been paid in full. The 2017 property taxes will be due in full on November
1, 2017.

Public Notice: Public notice is not required for conditional use applications; however a courtesy notice has been
mailed to all property owners of record within 500 feet of the subject property regarding the proposal.

Summa

of Planning Commission Considerations

= Does this proposal comply with the applicable PRUD ordinance?
* In considering the proposed planned residential unit development, the planning commission shall review and consider
the following, as applicable:

o

The architectural design of buildings and their relationship on the site and development beyond the
boundaries of the proposal.

Which streets shall be public and which shall be private; the entrances and exits to the development
and the provisions for internal and external traffic circulation and off-street parking.

The landscaping and screening as related to the proposed uses within the development and their
integration into the surrounding area.

The demonstrated ability of the applicant to financially carry out the proposed project under total or
phase development proposals within the time limit established.

Staff Recommendation - '

Staff recommends approval of the request for a conditional use permit for The Strand at Wolf Creek Resort Phase 1 PRUD
located within the approved Wolf Creek Resort Master Development including an average building height of 33 feet as
conditionally allowed in the CVR-1 zone. This recommendation for approval is subject to all review agency requirements
and based on the following conditions:

i

b

If the developer would like to have any signage within the development, a signage plan will need to be
submitted for review and approval prior to installation of any signage outside of the typical required traffic signs.
Additional screening around the trash dumpsters will be installed prior to receiving occupancy of the

structures. The materials to screen the dumpster area should match the architectural materials of the
surrounding buildings.

Prior to issuing a land use permit for the proposed structures, all proposed lighting must be reviewed and
approved by the Ogden Valley Starry Nights to ensure the proposal meets the requirements of LUC §108-16.

The metal roof areas and windows must be non-reflective material.

The developer will provide during the subdivision process of the development the principals of sustainability into
the development when practical and feasible.

Final site plan applications made to Weber County shall be accompanied by a summary of the best management
practices being utilized.

A “Natural Hazards Disclosure” document will be required to be recorded to provide adequate notice of any
geotechnical and geological recommendations for future property owners.

This recommendation is based on the following findings:

The proposal conforms to the Ogden Valley General Plan.

With the recommended conditions, the proposal complies with the applicable County ordinances.

The building uses, locations, lot area, width, yard, height and coverage regulations proposed are acceptable as
shown on the proposed plans.

The proposed master planned development is in conformance with the approved Zoning Development Master
Planned.

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

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

Project Narrative

Zoning Development Conceptual Plan
Landscape Plans

Feasibility Letters
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Grading & Utility Plans

A.
B.
C.
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Exhibit A-Project Narrative

The Strand at Wolf Creek Resort Phase 1
Commercial PRUD Conditional Use Permit Application
03.2017

Application Sections

Project Narrative

In 2015, WCU LLC rezoned the proposed site area to CVR-1 to support both commercial and residential
uses at the core of the resort. The first phase of The Strand at Wolf Creek Resort will consist of pure
commercial applications as supported in the CVR-1 land use code. This particular Conditional Use
Permit submittal consists of three structures totaling 20,151 SF, a plaza, parking and landscaping placed
on 1.42 acres. The Commercial PRUD request was made to get variances in the CVR-1 setbacks and
landscaping standards as shown on the submitted site plan. The CUP application also requests a height
increase from the 25’ as indicated in the architectural elevations. The plans also call out the proposed
exterior finishes. The phase will be under single ownership with space being leased to tenants. A one-
lot Subdivision Application will also be submitted to pull the project area of this phase out of the larger
golf course parcel.

The first and largest structure is The Comstock. The two story building is 12,297 SF and approximately
37" in height from existing grade. The programing is still being explored, but we picture
event/reception, office, spa and retail spaces as a possibility. A small coffee shop or deli restaurant
could also be an option.

The Granary will house the restaurant/brew pub and anchors the eastside of the phase 1 site. The 7,254
SF building has 24’ diameter silo element that ties into the restaurant seating area. The trash dumpsters
will be screen from the parking area.

In between The Comstock and The Granary buildings is The Garage. Sitting just north of the plaza, the
single story is 13’ in height and 600 SF. Plan to utilize the structure for storage but could operate as an
event overflow facility or even a café/juice bar.

The project will also have three tower sculptures that will resemble vintage ski lift towers. They will be
painted a natural, earthy, rusted red color. An example has been submitted with the application.

The parking calculations are included on the site plan and include stalls for both phase 1 of The Strand
and the existing club facilities. Lighting will comply with the Ogden Valley Lighting ordinance. The Wolf
Creek Water & Sewer Improvement District will provide sewer, culinary and secondary water services to
the project.

Reasonably anticipated detrimental effect of a proposed conditional use can be substantially
mitigated by the proposal or by the imposition of reasonable conditions to achieve compliance with
applicable standards. Examples of potential negative impacts are odor, vibration, light, dust, smoke or
noise.

* All Weber County ordinances, standards and regulations will be followed during and after
construction is completed.

That the proposed use will comply with the regulations and conditions specified in the Zoning
Ordinance and other applicable agency standards for such use.

* The CVR-1 ordinance supports the proposed commercial uses. All Weber County ordinances,
standards and regulations will be followed.
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Exhibit B-Landsca
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WOLF CREEK RESORT VILLAGE
CONCEPT DEVELOPMENT PLAN
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Exhibit D-Feasibility Letter

=" 2WO SLF CREEK

TER AMND SEWER IMPROVEMENT DISTEICT

February 15, 2017
RE: Capacity

LEWIS HOMES
3615 N. Wolf Creek Dr.
Eden UT, 84310

To whom it may concern:

This is official notice that Wolf Creek Water and Sewer Improvement District has the capacity to serve
Water, Sewer and Irrigation for the Commercial Core phase 1. WCWSID is working with Gardner
Engineering on bringing utilities to this site.

If you have any further questions or concerns please fill free to contact me at 801-430-4647
Thank you,
o
Rob Thomas
General Manager

Wolf Creek Water and Sewer

Improvement District

PO, Hox 638 Fden, 111 843100 Olice 801-745.30335  Fan S01-713.3444
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