Staff Report to the Weber County Commission

Weber County Planning Division

c/'?

Synopsis

Application Information

Application Request: to hold a public hearing to consider and possibly take action on a proposal to
rezone approximately 15 acres of land located at 4706 E. 2650 N. from AV-3 to
either MV-1 or CV-2.

Agenda Date: Tuesday, August 25, 2020
Applicant: Levanta, LLC; Rob Edwards as agent.
File Number: ZMA 2020-01

Property Information

Approximate Address: 4706 E. 2650 N.

Zoning: Currently zoned AV-3
Existing Land Use: Agricultural and Residential
Proposed Land Use: Storage Units

Adjacent Land Uses

North:  Agricultural South: Industrial
East: Jr. High School West:  Agricultural

Staff Information

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

Report Reviewer: RG

Applicable Ordinances

§ 102-5: Rezoning Procedures
§ 104-21: Commercial Valley (CV-2) Zone
§ 104-23: Manufacturing Valley (MV-1) Zone

Summar

This application is a request to rezone property from the AV-3 zone to the CV-2 or MV-1 zone, at the Commission’s
option. The applicant originally requested the MV-1 zone, but after review from the Planning Commission the
applicant is comfortable if the property is rezoned to the CV-2 zone instead.

The applicant desires to construct a storage unit facility for the storage of boats and recreational vehicles. The units
will also be able to accommodate household storage.

A rezone from the AV-3 zone to either the MV-1 zone or the CV-2 zone will provide the land owner with entitlements
that did not otherwise exist. In the AV-3 zone, many would consider the highest and best use to be a residence.
The AV-3 zone requires three acres of land. In contrast, the MV-1 zone and the CV-2 zone both offer many
manufacturing and commercial uses that could be considered the highest a best use of the land.

Because the MV-1 zone and the CV-2 zone both offer a wide variety of uses, simply changing the zone of the land
to either of these zones may result in unpredictable land uses and/or poorly controlled development patterns that
may have unnecessary negative effects on the community. In contrast, if an applicant provides a specific desired
use of land then the Commission can evaluate the unique characteristics of the land and the requested use in the
context of detrimental community effects, and plan for predictable outcomes accordingly.
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Because the applicant has offered a specific desired use that is allowed in both zones and has volunteered to be
constrained to that use, the Commissioners can have a sense of predictability and certainty in the outcome. In order
to constrain the use, the County and the applicant will need to enter into a development agreement.

The development agreement can specify any manner of mutually agreeable obligations between the applicant and
the County. The applicant is currently working with staff to create this agreement. At the time of the writing of this
report it is unclear whether all of the details of the agreement will be available for the Commission’s final decision
in the same meeting as the public hearing. If it is not, staff recommends that the Commission hold the previously
scheduled public hearing to receive public comment, then close the hearing and table any action on the item until
a development agreement can be completed.

The Ogden Valley Planning Commission has forwarded the County Commission a negative recommendation on
this item. The vote was 3 — 2. Two of the three who voted against the rezone specifically voiced concern over the
possibility that aquatic mussels, drained from boats onsite, may infiltrate the adjacent North Fork River then invade
Pineview. After a review of the proposal by state officials responsible for the mussel invasion management, it is
clear that there is a very low likelihood of this occurring. Nonetheless, the applicant is willing to provide an
impervious washout and drain area designed to capture and destroy any of these invasive species.

Legislative Decisions

When the Planning Commission is acting as a recommending body to the County Commission, it is acting in a
legislative capacity and has wide discretion. Examples of legislative actions are general plan, zoning map, and land
use code amendments. Legislative actions require that the Planning Commission give a recommendation to the
County Commission. For this circumstance, criteria for recommendations in a legislative matter require compatibility
with the general plan and existing ordinances.

Policy Analysis

A complete Staff review and analysis of this proposal can be found in the attached Western Weber Planning
Commission staff report (Attachment A), along with all relevant maps.

Noticing Compliance

A hearing for this item before the Planning Commission has been posted for public notice in compliance with UCA
§17-27a-205 and UCA 8§17-27a-502 in the following manners:

e Posted on the County’s Official Website
e Posted on the Utah Public Notice Website
e Published in a local newspaper

Planning Commission Recommendation

As previously mentioned, the planning commission offered a 3-2 negative recommendation for this item. Staff has
received confirmation from two of the three who voted against this item that if there is assurance that the invasive
aguatic species concern is mitigated, then their vote would have likely been in favor of approval of the rezone.

Staff Recommendation

The attached Planning Commission staff report details staff recommendation on this item, which is for approval as
long as a development agreement is provided with specific development conditions. The conditions are listed in the
recommendation. These conditions can be easily incorporated into a development agreement, as they are designed
to be.

For the meeting on the 25th, staff recommends holding the required public hearing, then tabling action on this item
until a subsequent meeting when a complete development agreement and rezone ordinance is ready for adoption,
if that is the ultimate desire of the Commission.

However, in the event the Commission desires to deny this rezone request, tabling the item is not necessary and a
simple denial with findings would be appropriate.
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Attachment A: Wester Weber Planning Commission Staff Report
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Staff Report to the Ogden Valley Planning
Commission

Weber County Planning Division

Synopsis
Application Information

Application Request:  To hold a public hearing to consider and take action on a proposal to rezone
approximately 15 acres of land located at 4706 E. 2650 N. from AV-3 to MV-1.

Agenda Date: Tuesday, June 23, 2020
Applicant: Levanta, LLC. Agent: Rob Edwards and Kody Holker
File Number: ZMA 2020-01

Property Information

Approximate Address: 4706 E. 2650 N.

Zoning: The area is currently Agricultural (AV-3)

Existing Land Use: Agricultural and Residential

Proposed Land Use: Light Manufacturing (MV-1) — Indoor Storage Units
Township, Range, Section: T7N, R1E, Sections 27, 28, 33, and 34

Adjacent Land Use

North:  School and Residential South: Manufacturing and Agricultural
East: Residential and School West:  Agricultural

Staff Information

Report Presenter: Charles Ewert
cewert@webercountyutah.gov
801-399-8767

Report Reviewer: RG

Applicable Ordinances

§ 102-5: Rezoning Procedures
§ 104-6: AV-3 Zone
§ 104-23: MV-1 Zone

Proposal History

This proposal was introduced to the Planning Commission in their May 5, 2020 work session, and was generally
received positively.

Legislative Decisions

When the Planning Commission is acting as a recommending body to the County Commission, it is acting in a
legislative capacity and has wide discretion. Examples of legislative actions are general plan, zoning map, and land
use code amendments. Legislative actions require that the Planning Commission give a recommendation to the
County Commission. For this circumstance, criteria for recommendations in a legislative matter require compatibility
with the general plan and existing ordinances.

Summar

This application is for a rezone and associated general plan amendment to change approximately 15 acres from
the AV-3 zone to the MV-1 zone. The purpose of the rezone is to develop the site with indoor storage units for
recreational vehicles and watercraft, as well as personal and household storage. The applicant has volunteered a
number of concessions to make the rezone appealing to the county, including providing an architectural theme that
compliments the 2016 general plan, proposing development that will have a low impact on stormwater, buffering
the visual effect of the site from view of adjoining property owners, ensuring existing transportation infrastructure is
satisfactory for the use and other adjacent uses, and providing a use that is in high market demand by for which
there are few suitable locations for it to be located.
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Planning staff are offering a positive recommendation for the proposed rezone with a primary condition that the
applicant enter a mutually agreeable development agreement with the County. The agreement will limit the site to
only to the use of storage units, to provide awareness and triggers in which infrastructure improvements may be
required in order to protect adjacent drinking water sources and public transportation infrastructure, and to provide
an aesthetically appealing site considering the typical appearance of storage unit development.

Planning staff offer several rezone alternatives for the Planning Commission to consider, and provide a preferred
alternative and justification to support it. Staff's recommendation provides a number of conditions of approval that
are intended to be grafted into a development agreement prior to County Commission consideration. The
recommendation is also followed with findings.

The Planning Commission should consider planning staff's recommendation, the comments and concerns of the
public, and relevant facts at hand to formulate a recommendation on this item for the County Commission’s
consideration. The Planning Commission’s recommendation should be supported with findings of fact.

Policy Analysis

The applicant, Levanta, LLC, has proposed a rezone of the east portion of their 14.15 acre parcel, known on the
Weber County tax roles as parcel number 22-040-0030. The portion the applicant is pursuing to rezone is
approximately 8.23 acres, and is entirely on the east side of the North Fork of the Ogden River, which runs through
the property.

A change to zoning has the potential to change the
character of an area. Careful analysis of the change
should be considered in order to assure the protection
of the overall health, safety, and general welfare of the
community. Rezones may not always be optimally
beneficial to everyone affected. The rezone process is
a time in which the county should try to anticipate
whether the detriments to some are appropriately and
reasonably mitigated and balanced with the overall
desired community outcomes, as specified in a
community’s general plan.

This area is within the Ogden Valley General Plan’s
planning area. This staff report evaluates the existing ! s
and proposed zoning — based on the purpose and COLNLYBSOEUSISIEASSe
intent of the zone — and the allowed uses within the ‘
zone, and compares that to the desired outcomes of
the general plan and the social, economic, and political
pressures currently present in the Ogden Valley.

Typically, and unless planned otherwise in the general
plan, a rezone should not occur unless it offers a
contiguous extension of an existing zone in the area.
Two adjoining zones could be extended to the subject
property to allow for storage units. If the proposal is
desirable, it may prove beneficial to the County for the
MV-1 zone to be extended to at least envelop the
adjoining property that houses the County’s roads
sheds. Allowing the road’s sheds to remain on AV-3-
zoned land may set forth incorrect expectations
regarding the uses of the area as potential landowners
conduct their due diligence. The total area to be
rezoned, including the County property, is
approximately 16 acres. Figure 1 displays the current
property configurations.
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Zoning Analysis

The current zone of the subject parcel is AV-3. The AV-3 zone is typically reserved for agricultural pursuits and
large-lot residential uses. Figure 2 displays current zoning and the parcels affected by the proposed rezone.

The purpose of the AV-3 zone is specified by the Weber County Code as being:

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 also has a preferred use described as follows:

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

The applicant is requesting the MV-1 zone. The applicant’s specific land use request is to construct and operate
indoor storage units. The storage units are designed with the intention of storing recreational vehicles and boats.
They will also be capable of offering indoor storage for other personal and household items. There are currently
two zones in the Ogden Valley that allow storage units, the MV-1 zone and the CV-2 zone.

The MV-1 zone’s purpose is:

The purpose of the light manufacturing zone is to  Figure 2: Current Zoning Map and the Subject
provide suitable areas that will accommodate the need ~ Properties.
for light intensity type manufacturing and its associated K -l 53
accessory uses, some of which may have an S :
environmental impact requiring public review and SIS IECHE
Reielp = ff

regulation.3

The CV-2 zone’s purpose is:

The purpose of the CV-1 and CV-2 zones is to provide 3 g
suitable areas for the location of the various types of Nk i
commercial activity needed to serve the people and L CV-2
commerce of the Ogden Valley in unincorporated County BoadsiSheds == _,

Weber County. It is also to separate, into two MV-1

commercial zones, uses based upon the type of activity
which are compatible and complementary, as well as
the intensity of land utilization and accessory use needs.

FV-3

) Figure 3: Proposed Zoning Map.
The CV-2 Zone (General Commercial) has been

established for the purpose of providing a broad range % :
of commercial services and goods to serve a larger N e N T
region of the county like the Ogden Valley. Areas with PFOROS =)
CV-2 zoning have a principal patronage which ZONENAP:
originates throughout the Ogden Valley or is due to E AR
recreation in the Ogden Valley. CV-2 areas are to be a
commercial hub or node of activity. These areas, as
outlined in the General Plan, are to be near the
traditional town centers of the Ogden Valley and not to
be strung out along the highways. Uses in the CV-2
Zone may provide goods and services not typically
found amongst commercial areas within resorts
including automobile sales and service, sporting goods,
service stations, hotels, and professional offices.

AP

1See LUC § 104-6-1: https://weber.municipalcodeonline.com/book?type=ordinances#name=Chapter 104-
6 _Agricultural Valley AV-3 Zone

2 See LUC § 104-6-2: https://weber.municipalcodeonline.com/book?type=ordinances#name=Chapter 104-
6 _Agricultural Valley AV-3 Zone

3 See LUC § 104-22-1: https://weber.municipalcodeonline.com/book?type=ordinances#name=Chapter 104-
22 Manufacturing Zone M-1
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Despite the CV-2 zone’s assertion of providing for the commercial “nodes” as specified in the general plan, a review
of the uses allowed in the CV-2 zone will show that it allows uses that are not compatible with the pedestrian
oriented villages envisioned by the plan. Many of the uses allowed in the CV-2 zone are automobile-centric.
Automobile-centric uses easily tend toward the market proclivity of “strip commercial,” or as the CV-2 zone’s
purpose states it, uses that are “strung out along the highways.”

This inconsistency was considered during the plan-writing process. The 2016 Ogden Valley General Plan suggests
steering zoning tools away from uses that stimulate strip commercial and implement strategies and tools that will
better enable walkable villages.* Weber County Planning Staff are currently working on creating such a zoning tool,
which we hope to be available for formal public vetting later this year. If successful, the new tool may very well
replace the need for the CV zones. Rezoning property to this zone at this time is ill advised, as it may cause
unnecessary complications related to vested rights and nonconforming rights if applied to property that is not
intended to be a part of a village core. The applicant’s property is not planned to be included as part of the pedestrian
oriented village core, but rather is planned to be adjacent.

Staff suggests that a rezone to the MV-1 zone, a “light” manufacturing zone, is more suitable to longer-term
community outcomes than any other zone. Exhibit B offers the planning commission a side-by-side comparison of
the differences in uses between the MV-1 zone and the CV-2 zone. In reality, the CV-2 zone allows a large host of
uses that the MV-1 zone does not. It could be observed that the MV-1 zone is quite a bit less intense than the CV-
2 zone, although it does allow a few uses, such as machine shops, that by the use’s nature are not likely to fit well
even in automobile-oriented strip-commercial areas. When considering the “light” descriptor for this manufacturing
zone, one may find that the uses permitted in the County’'s M-1, M-2, and M-3 zones are considerably and
progressively more intense than those use found in the MV-1 zone. Those zones are used in the western parts of
unincorporated Weber County for true manufacturing and industrial operations. The M-1 zone was once the county’s
original “light” manufacturing zone. When the MV-1 zone was created a few decades ago, only the lightest of the
light manufacturing uses from the M-1 zone were written into the MV-1 zone. Perhaps the MV-1 zone is better
described as an “ultralight” manufacturing zone.

The Weber County Land Use Code has a chapter that governs application-driven rezones.® It specifies that rezoning
should comply with the general plan. A general plan analysis is provided later in this report. It also sets forth approval
criteria when considering a rezone. Because a rezone is legislative, each criterion allows broad deference to the
County Commission’s legislative decision-make authority. The criterion is twofold:

(@) To promote compatibility and stability in zoning and appropriate development of property within the county, no
application for rezoning shall be approved unless it is demonstrated that the proposed rezoning promotes the
health, safety and welfare of the county and the purposes of this chapter.

(b) The planning commission and the county commission will consider whether the application should be
approved or disapproved based upon the merits and compatibility of the proposed project with the general
plan, surrounding land uses, and impacts on the surrounding area. The commissions will consider whether
the proposed development, and in turn the application for rezoning, is needed to provide a service or
convenience brought about by changing conditions and which therefore promotes the public welfare. The
county commission may require changes in the concept plan in order to achieve compatibility and may impose
any conditions to lessen or eliminate adverse impacts.

§ 102-5-4 and § 102-5-5 of the County’s Land Use Code sets forth rezone application submittal criteria. In these
chapters, the Commission will find that Weber County has adopted very strict requirements for rezones. These
application requirements expect engineered drawings for concept plans, water and wastewater provisions, and
stormwater runoff provisions. This is a challenging burden to meet when a landowner is considering a rezone, but
the applicant has provided for each of these requirements as part of their application, as may be applicable for the
use. Exhibits C and D illustrate the applicant’s most recently submitted information, which varies slightly from the
original submittal concept plan and offers more details and context.

4 See the Commercial Development Goals 1 and 2 and their respective policies and implementation strategies on page 33 of
the Ogden Valley General Plan:
http://www.webercountyutah.gov/planning/documents/Ogden%20Valley%20General%20Plan,%20Updated%20Nov%2019
%202019.pdf

5See LUC § 102-5: https://weber.municipalcodeonline.com/book?type=ordinances#name=Chapter 102-

5_Rezoning Procedures
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Market Synopsis and Emerging Community Concerns

Staff have learned that rezoning this property to a manufacturing zone has conjured images such as smoke stacks,
water pollution, waste dumping, and environmental contamination for some members of the community. Last year
at this time, the applicant proposed a gravel mine and concrete batch plant on this same property that is likely a
contributing factor to the concern, as that use did not do well to garner community support or trust. Staff have heard
reports that there are even community fears that the applicant is trying to pull a fast one by pretending to want to
construct storage units, but will reveal ulterior nefarious intentions after being granted the MV-1 zone. Some
members of the community assert that rezoning this property to the adjacent CV-2 zone would offer a less
abuseable zone than the MV-1 zone, since it would not allow for manufacturing uses. To satisfy and validate this
community perspective, planning staff have included utilizing the CV-2 zone as a viable alternative in this staff
report. Despite some of the complications of utilizing the CV-2 zone, if that is the zone desirable to the Planning
Commission then planning staff will make the necessary adjustments.

It may be of value to note that the application for this use has come forth as a collaborative effort with planning staff
to provide storage units for the community and others who recreate in it. It is not often that planning staff will actively
advocate for a specific commercial use on a specific site. However, because planning staff is routinely queried by
would-be applicants seeking to locate storage units on property in the valley that is less suitable than the subject
site, we took the initiative to ask the applicant to consider the current market demand. This was in hopes that
responding to the market with a decent supply in an appropriate location will help keep the market-pressure from
pushing for the use in areas not supported by the 2016 Ogden Valley General Plan.

Storage units are commonly constructed to offer minimal owner-oversight, operation, and maintenance. As can be
observed in Figure 4,5 this generally lends to sterile-appearing architecture, minimal landscaping, and more
hardscape than is typically found on sites with other

uses. Each of these pose potential problems for the Figure 4: Aesthetics common for storage unit
community in which the units are located. Through facilities.

careful planning and with an applicant volunteering to
be regulated to the benefit of the community, these
problems can be overcome.

The current market-pressure has stimulated such a
sense of urgency that the County Commission has
asked staff to pursue changes to the CV-2 zone to
make the use less aesthetically intrusive to the
planned village areas. The hope being that this can
be accomplished before a would-be storage unit
developer successfully acquires a property in the CV-
2 zone and becomes entitled to the use without adequate community-oriented design regulations. The amendment
is in process at this time, and is further reason to not rezone this property to the CV-2 zone, as pending legislation
is ongoing.

The intention of this rezone is to allow storage units, and exclude all other uses. This can be done by use of a
development agreement, which is a contract between the applicant and the County that will limit other uses, as well
as set forth expectations for the use in a manner that is attractive and mitigates negative community impacts. The
applicant has been working with staff in good faith to execute this intent, including volunteering for an architectural
style harmonious with the rural community, rustic agrarian building material, site landscaping, sight obscuring
methods, etc. If rezoned, Figure 3 provides a graphic depiction of the revised zone map for the MV-1 zone.

Figures 5 — 8 offer planning staff’'s proposed alternatives for this rezone, including the MV-1 preferred alternative.

6 This image is not an image from the Ogden Valley. However, aesthetics that vary in similarity can be observed on storage
unit properties that currently exist in the Ogden Valley. The current CV-2 zone does not currently have sufficient community-
aesthetic requirements, as advocated in the 2016 Ogden Valley General Plan.
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Site Specific Land Use Analysis

Figure 5: Zoning Map Alternative 1 (Preferred

The use of storage units on this site has several !
Alternative).

community-impacts worth considering. Given the
information and evidence currently available,
existing ordinances, and volunteered regulatory
standards from the applicant, the Planning
Commission may find that most, if not all, negative
effects can be reduced within tolerable thresholds.
The following analysis offers this consideration.

Concept development plan.

As depicted in Figure 9, the applicant has provided
a concept development plan.” It shows the layout of
the site and the configuration of the buildings, Figure 6: Zoning Map Alternative 2 (Preferred if
accessways between the buildings, and access to supported by adjacent residential owners).

the public street system. % |

AV-3
Parcel configuration.

After a rezone, but prior to receiving construction
permits, this site will need to be formally platted as
a part of a subdivision. The applicant has tentatively
proposed the storage units to be located on one lot,
the existing home onsite to be located on its own lot
(retaining nonconforming residential rights for the
time being), and the remainder property east of the
North Fork River to be utilized as may be allowed
by the existing AV-3 zone. The subdivision process Figure 7: Zoning Map Alternative 3.
is not a part of the rezone process and will be ”

addressed at a later time.

AV-3
Access and traffic circulation.

Access will be provided to the site from 2650 North
Street (Clark Lane). The applicant will be expected
to obtain a public right-of-way permit to construct
the drive-approach from the edge of the street’s
asphalt into the subject property. The applicant
should be required to either bond for these
improvements at the time of subdividing, or install
them prior to receiving any certificates of
occupancy. If during construction of the site the
drive approach and/or its joints with the county’s
street asphalt sustain damage, the applicant
should be responsible for repairing the damage
prior to certificate of occupancy or a business
license.

Access to the site from the greater highway system
will be by means of Highway 162. The intersection
of Highway 162 and Clark Lane is configured
poorly and the increased traffic demand from this
use may merit reconstruction and reconfiguration
of the intersection. The applicant has provided a

7 See Exhibit C.
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preliminary traffic study® that suggests traffic coming

from or going to the north is likely to be negligible ~ Figure 9: Concept Development Plan.
and might not merit the need for improvements,
asserting that all traffic is expected to travel
eastward toward the reservoir and other areas that
offer public access to mountainous recreation.
However, the County Engineering Division staff
suspects traffic coming to the site from the north
Ogden Divide, or traffic leaving the site to recreate
in the North Fork or Avon area, may very well
establish the need for intersection improvements . L
leading northward. The applicant should be required .
to work with Weber County and the Weber School
District to provide a fair share of this intersection’s
improvements. The Engineering Division staff have
requested a more detailed study that establishes a
traffic demand threShOld tO trigger the applicant’s LAS AMERICAS EDEN BOAT & RV STORAGE PH. 1 conceptual site plan
participation in improving the intersection.

The County Engineering division is further

concerned about the existing construction of Clark

Lane. No information can be found that details the

standard of construction used to create it. They have asked the applicant to pothole the street in certain intervals to
provide the detail. In the event the street is not constructed to a standard that can withstand the routine traffic burden
of a storage unit operation, the applicant should be responsible for improving the street to an acceptable standard.
The applicant should also be responsible for curb, gutter, and sidewalk along the subject property’s frontage.

Culinary water.

The residential building onsite currently has access to culinary water. It is not clear at this time whether the site will
have culinary water services beyond that found in the residence. If culinary water is desired, the applicant will need
to work with Eden Waterworks or the Weber Morgan Health Department to secure the appropriate rights/shares
and agreements.

Secondary water.

If not otherwise provided be means of culinary water, if allowed by the provider, the facility will need a secondary
water irrigation system to maintain non-native landscaping on the site. If pervious grass/turf pavers are used for the
accessways, as described later in this report, then they will need to be serviced by a site-wide automatic sprinkler
system. Automatic drip irrigation systems are preferred for the proposed vegetation that supports it.

Sanitary wastewater.

The storage unit facility is not anticipated to have any bathrooms or other sanitary facilities at this time. In the event
that changes, the applicant/owner will be required to satisfy any septic system requirements of the Weber Morgan
Health Department, including providing area large enough for a primary and backup drainfield. Because the use will
be designed to accommodate large recreational vehicles, it can be anticipated that an occasional RV owner may
bring a tank with effluent to the site. To protect the groundwater and adjacent river corridor from spills or illegal
effluent dumping, the owner should be required to post a conspicuous sign at the entrance of the facility that notifies
renters that there are no sanitary dumping facilities onsite, and provide another location for the renter to drain their
tanks. No grey or black water dumping should be allowed on the site without a dump station that meets all requisite
standards for the location.

There is currently a dump station owned by the forest service at the Anderson Cove Campground on the south side
of Pineview Reservoir that anyone may use for a $10.00 fee.

8 See Exhibit A to review the traffic study.
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It is unknown at this time whether the storage facility will provide a watercraft decontamination, clean-off, and/or
drainage area. If one will be provided, it should be located on an impermeable surface, graded to catch and eliminate
the clean-off and lake-water drainage in a manner that protects from the spread of aquatic invasive species. If the
facility does not provide for a watercraft decontamination, clean-off,
or drainage area, then the sign at the entrance of the facility
providing notice of no dump station shall also instruct renters to drain
and decontaminate watercraft before bringing them to the facility.

Stormwater and Drainage.

The applicant is considering the idea of using grass pavers instead
of asphalt for much of the vehicle accessways on the site. This idea
surfaced during a conversation between the applicant and planning
staff when discussing the topic of drainage and aesthetics. Planning
staff’s desire is that the site not be covered in wall-to-wall asphalt.
This amount of asphalt will have visual consequences for
homeowners who live uphill, require large and intrusive stormdrain
facilities, and create an urban-heat-island effect. Grass pavers over
compacted road base will offer sufficient vehicle support, a rural-
agrarian feel, and a relatively dust-free environment with drainage
capabilities closer to native drainage characteristics of the site with
water absorption and evapotranspiration from the turf contributing to
surface water management. Figure 10 offers examples of grass
paver implementation. Using grass pavers has potential and
unintended groundwater consequences if source contaminants leak
or are spilled. Planning staff recommends the use of the grass
pavers, but also recommends that each building have a hard surface
impermeable floor, and provide a drain (i.e. french drain) at the
entrance of each bay door that will capture any contaminated runoff
originating from inside of a storage unit; the same to be applied for
any parking areas.

Regardless of the use of grass pavers, the applicant’s engineer has
provided a statement of intent regarding the stormwater detention
onsite, as can be reviewed in Exhibit A.

Fire.

The local fire authority does not typically initiate a development
review until actual subdivision or construction activities are
proposed. It is anticipated that the storage facility will need to be fire
sprinkled. The nearest fire hydrant is approximately 850 feet away,
eastward on Clark Lane. Unless allowed otherwise by the local fire
authority, a fire hydrant should be installed on or adjacent to the site
for ease of firefighting efforts.

Garbage.

When used for personal storage or household goods, storage unit facilities tend to need dumpsters to accommodate
the renter’s solid-waste or other refuse. It would be wise to require at least one dumpster onsite, to alleviate a
renter’s temptation to dump their refuse on other property in the area or in other business-owners dumpsters. The
dumpster should be completely obscured from view on all four sides from adjacent properties and the public street.

Buffering adjacent land uses.

The applicant has proposed to buffer the storage facility from adjacent uses in several ways. The concept plan
shows that the entire eastern side of the site already has a 15-20 foot berm that hides the property from view of
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Figure 11: Eight foot precast wall.

most members of the public. The concept plan shows this berm being ». : ﬁ>=<:‘

extended along the south side of the property to provide visual relief from
the neighboring residential uses. This berm is intended to be eight feet
tall. In front of the berm, along the property boundary, the applicant has
proposed a security fence. The applicant has verbally agreed to this part
of the security fence being constructed of black wrought iron. Atop the
berm, the concept plan shows several deciduous tree plantings that will
assist in offering a native appearance for the berm. Staff recommends
alternating deciduous and conifers to offer optimal sight obscuring.
Alternatively, if onsite complications make the berm too challenging to
implement, the applicant is proposing a muted earth-toned precast
concrete wall, similar to that in Figure 11.

To the north, east, and west the applicant has proposed to leave as many
native trees as possible, and has proposed a chainlink security fence.
Staff recommends that if chainlink is allowed, the fence should be black-
powder coated.

Landscaping.

The applicant has proposed that a great deal of the
existing trees onsite remain undisturbed. The proposed
landscape plan identifies the areas in which existing
trees will be preserved, and other areas in which trees
will be removed to make way for the storage units. With
the exception of the removal of a handful of trees and
vegetation along the east-side of the North Fork River
necessary to make way for the project’s drive approach,
all of the trees that are along the river’s east bank will be
protected in place.

Given the amount of existing vegetation that will remain
onsite, it can be observed that the site will meet the
County Code’s minimum landscaping requirements.®

The property has native grass species growing along the
property boundaries, and this native plant material is
intended to remain, to offer the rural agrarian feel.
However, this site is also rife with dyers woad and other
noxious weeds that the storage unit owner will need to SULDNG A e eLEvATON '
keep under control.

Architectural styling

As can be observed in Figure 12,10 the applicant is proposing an agrarian-themed architectural style, as is generally
supported in the general plan. The storage unit buildings are intended to resemble rustic barns, and the storage
unit site is intended to look a little like a grouping of agricultural outbuildings. The building’s siding is proposed to
be reclaimed wood to help with the rustic theme, as can be observed in Figure 13.

The example building design in Figure 12 is intended to represent Building A shown on the concept plan. The
applicant’s architect is still completing the renderings of other building styles. As can be observed from the concept
plan, there are several different building sizes so there will be slightly varying features of each building type.

9 See LUC § 108-2-5 Minimum Standards and Guidelines; General Landscaping.
https://weber.municipalcodeonline.com/book?type=ordinances#fname=Sec 108-2-
5 Minimum_Standards And_Guidelines; General Landscaping

10 Also included as Exhibit E.
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Planning staff’s initial opinion of the example building is that it is a good
start, but is lacking some of the detail that will help keep these buildings
from looking like the prefabricated metal structures that they actually are
going to be. Staff initially requested that each building have fagade
offsets that will break up the horizontal monotony of the buildings. After
a little discussion with the applicant’s designer, staff now understands
that these offsets create more building corners that can be hit by trucks
and trailers as they maneuver through the site. Perhaps it is fair to not

ask for the internally facing
building fronts to be horizontally
broken, but staff recommends
each building’s rear facade that
faces outward from the site be
designed with breaks such that
the building’s “shed roofs” are
offset (staggered) from the
facade area that is under the
gable. The Planning Commission
should be aware that these
offsets do increase building costs
for the applicant, as do other
rustic agrarian design elements
mentioned below, and may be
something worth forgoing if other
elements of the proposal are
suitable.

To bring a stronger rustic
agricultural element to the
building’s designs, staff suggests

Page 10 of 51

Figure 14: Three tier roof example.

the gable of the example building
possess a steeper pitch. Currently it is designed at a
2:12 pitch, and the side-shed roofs are a 1:12 pitch.
Staff suggests the gable be at least a 4:12 pitch. For
the three larger interior buildings it might be nice to see
a different gable/shed roof configuration, an example of
which can be observed in Figure 14.

Staff also recommends trim work with the iconic X or Z-
bar commonly found in old farm construction. This can
be accomplished using the reclaimed slats if desired.
The bay doors can be dressed up to offer this effect as
well, as can parts of the blank side and rear walls that
will be visible from offsite. The horizontal siding can be
changed to alternate in logical places between
horizontal and vertical to also help break up
monotonous horizontal lines. Figure 15 offers
examples of different ways this has been executed in
other rustic agrarian contexts. Other agrarian
architectural features that can be incorporated into the
buildings are displayed in Figure 16, should the
planning commission desire to see any of them
included in the building designs as well.

Lighting.

The lighting of the project will be required to comply with
the Ogden Valley’s outdoor lighting code. If security

. '1 o V ) l ! " %
f N p \‘. ! TN
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lighting is desired throughout the night, each lighting device will need to be on ~ Figure 17: Floodplain boundaries.
a motion detector that stays on for no greater than two minutes after it last ’ ‘ DN
detects motion.

Planning staff recommends that the applicant work with the Ogden Valley
Starry Nights organization to offer building facade area in a reasonably
conspicuous location for their consideration of a night-sky mural.

Phasing.

The applicant’s concept plan is divided into two phases. No plans have been
provided for phase two yet and will require future discussions and reviews to
implement.

Sensitive Lands Protection.

There are a number of considerations for the protection of sensitive lands.
There is occasionally standing water in certain locations on the site. However,
planning staff reviewed the wetlands maps of the Army Corps of Engineers
and found no demarked wetlands.

The “AE” floodplain of the North Fork River transects the applicant’s property
and bounds the rezone area on the west side. The “AE” represents “an area
inundated by 1% annual chance flooding, for which BFEs [base flood
elevations] have been determined.” The site has been designed to avoid
floodplain development, except that the drive approach to the site may require
floodplain development review by the County Engineer. This is conducted
either when the property is subdivided or when actual construction permits are
pulled. Figure 17 displays the floodplain boundary on the property.

The Ogden Valley Sensitive Lands ordinance!! requires development to be
located at least 100 feet from the high water mark of the North Fork River, and at least 50 feet from an ephemeral
stream. According to the adopted sensitive lands map, the Wolf Creek, which joins the North Fork River just
northwest of the rezone area, is an ephemeral stream. Figure 18 shows the estimated river and stream setbacks
as they relate to the property, and Figure 19 shows how the proposed concept plan avoids placing buildings within
this setback.

It is worth noting that the high water demarcation of a stream is not necessarily the same mark as the 100-year
floodplain. High water is determined based on a more regular high water event than the 100-flood event, and is
most commonly determined to be where more mature vegetation ends as a result of regular water movement along
that demarcation.

Wellhead protection and groundwater quality.

As previously addressed in this report, the site is in close proximity to the public culinary water wells of Eden Water
Works. A part of the subject rezone area is within one of their wellhead’s source protection zone 4. A wellhead
source protection zone is an area around a well in which certain source contaminants should not be located because
if spilled into the ground, they cannot be sufficiently filtered from the groundwater by the time the water infiltrates
the well’s drinking water source. Pursuant to Weber County’s Land Use Code,*? the drinking water source protection
zone 4 is defined as follows:

11 See LUC § 104-28: https://weber.municipalcodeonline.com/book?type=ordinances#name=Chapter 104-
28 Ogden Valley Sensitive Lands Overlay Districts

12 5ee LUC § 108-18-3 Establishment of Drinking Water Source Protection Zones:
https://weber.municipalcodeonline.com/book?type=ordinances##fname=Chapter 108-

18 Drinking Water_Source Protection
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“Zone Four is the area within a 15-year groundwater time of travel to the wellhead or margin of the collection
area, the boundary of the aquifer which supplies water to the groundwater source, or the groundwater divide,
whichever is closer.

Zone 4 has the longest groundwater time of travel of the four zones.

Each public water authority is required by state law to delineate each wellhead’s source protection zones. State law
only requires zone one, a 100-foot radius around the wellhead, and zone 2, a 250-day groundwater travel time, to
be governed by County law, but Weber County opted to govern the uses in zones three and four as well.

The four source protection zones for the two wells located nearby have been delineated by Eden Waterworks. The
special regulations applicable to the source protection zone 4 on the site state that commercial uses are allowed to
be located in the zone,'3 but that hazardous waste materials cannot be used, stored, or dumped in the zone 4
area.l4

In the event Eden Waterworks determines that contaminated surface water infiltration through grass pavers is likely,
then the area of the site in zone 4 should use impervious accessway approaches and best management practices
for surface water drainage.

Development agreement contingencies.

Even though a development agreement is reserved for County Commission to negotiate, the Planning Commission
has the opportunity to influence the terms of the agreement by offering conditions that can be imposed in the

Figure 19: Floodplain and high-water setback area Figure 20: Drinking Water Source Protection Zone 4,
superimposed on concept plan. superimposed on concept plan.

13 See LUC § 108-18-5 Allowed Uses: https://weber.municipalcodeonline.com/book?type=ordinances#fname=Chapter 108-
18 Drinking Water Source Protection

14 See LUC § 108-18-6 Prohibited Uses:

https://weber.municipalcodeonline.com/book?type=ordinances#tname=Chapter 108-

18 Drinking Water_Source Protection
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agreement. The conditions provided in the staff recommendation may act as a baseline for the Planning
Commission’s consideration. Removal, addition or modifications of staff’'s recommended conditions is the Planning
Commission’s prerogative as this project moves toward creation and execution of a mutually-negotiated agreement
and formal legal rezone.

Additional consideration that planning staff suggests including in the agreeement that is not otherwise referenced
in this report or anticipated in the 2016 Ogden Valley General Plan includes the possibility of reserving a trail corridor
along the North Fork River through this property. If the applicant is amenable to the desire, it could be preserved in
the development agreement to be executed at a later time when better planning of a trail corridor can be completed.

Staff Recommendation

Staff recommends that the Planning Commission forward a positive recommendation to the County Commission
for the proposed rezone of approximately 16 acres from the AV-3 Zone to the MV-1 Zone, File #ZMA 2020-01 with
the following requirements to be executed by means of a development agreement:

1. Use of the applicant’s property shall be limited to storage units only.

2. Staff should work with the adjoining residential property owners to determine whether they prefer to be
included in the rezone.

3. The applicant shall work with Weber County and the Weber School District in provide their fair share of
improvements to the intersection of Highway 162 and Clark Lane. A more detailed study shall be provided
that establishes a traffic demand threshold to trigger the applicant’s participation in improving the
intersection.

4. The applicant shall pothole Clark Lane as directed by the County Engineer to provide the construction detail
of the street. In the event the street is not constructed to a standard that can withstand the routine traffic
burden of a storage unit operation, the applicant shall be responsible for improving the street to an
acceptable standard, as determined by the County Engineer. The applicant shall also be responsible for
curb, gutter, and sidewalk along the applicant’s property frontage. If this rezone does not result in the rezone
of the adjacent two residential uses, the applicant shall also extend curb, gutter and sidewalk along the
entire frontage of Clark Lane.

5. No grey or black water dumping shall be allowed on the site without a dump station that meets all requisite
standards and regulations for the location.

6. A sign shall be posted in a conspicuous manner at the entrance of the facility that notifies renters that there
are no wastewater dumping facilities onsite. The sign shall provide information regarding other nearby
locations that have dumping stations.

7. Any watercraft decontamination, wash off, or drain area shall provide for containment of waste water in a
manner that will stop the spread of invasive species in local waters. In the event no decontamination, wash
off, or drain area is provided, the applicant shall post a sign in a conspicuous manner at the entrance of the
facility that notifies renters that watercraft must be decontaminated, cleaned, and drained prior to storage
at the site.

8. The use shall not have any negative effect on the drinking water quality of the nearby wells of Eden Water
Works, or any other culinary water source in the area.

a) In the event that Eden Waterworks or any other potentially affect culinary water authority
determines that ground water infiltration from the site is not capable of being diluted and/or filtered
to drinking water standards adopted by the Utah Department of Environmental Quality before it
enters a drinking water source, then the applicant or owner bears the burden of constructing
remediating drainage facilities prior to conducting any further business onsite or allowing any further
access to the site.

b) If groundwater infiltration onsite constitutes an immediate threat to a drinking water source, all
activities onsite, including access, shall cease until the threat is remediated. This remediation shall
be conducted by the applicant or owner, at no expense to the culinary water authority.

c) The culinary water authority bears the burden of demonstrating through scientifically reproducible
means, based on site specific evidence gathering, including, if necessary, subterranean
hydrogeologic exploration, that the soil types and/or drainage methods on the site are incapable of
protecting the drinking water source(s). The applicant or owner shall allow the culinary water
authority reasonable access to the site to conduct the investigations or inspections they may deem
necessary to maintain a clean drinking water source. If onsite subterranean investigations are
conducted prior to initiation of construction, the culinary water authority shall bear the evidence-
gathering expenses, and the applicant shall bear the cost to restore the evidence-gathering site(s).
If the onsite subterranean investigations are desired after initiation of construction, and if the
applicant has notified the culinary water authority two weeks prior to initiation of construction, the
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culinary water authority bears the full cost of evidence gathering. The applicant and the culinary
water authority may make alternative agreements to achieve these ends, as they deem mutually
beneficial.
Unless determined to be a groundwater contamination concern by a local culinary water authority, as
provided in these conditions, the accessways shall be paved with grass pavers instead of asphalt. Turf
grass or other high-traffic turf plant shall be planted between the pavers. An automatic sprinkler system
shall be provided throughout the paver area to keep the turf green and healthy. The owner shall maintain
the turf at a well-groomed and consistent height that does not exceed six inches.
If grass pavers are allowed for the accessways, drains shall be designed and constructed to catch any
contaminated drainage that could exit a storage unit or building. The floors of the storage units shall be
impermeable hard surface and contoured to support this drainage. The drainage shall be routed through
an oil/sand separator or similar water-conditioning device prior to discharge. Onsite discharge shall be as
far from the Eden Waterworks wellhead protection zone 4 as reasonably possible. Alternative drainage
methods may be considered by the County Engineer provided they offer as good or better protection of the
Eden Waterworks wellhead. Parking areas shall also be hard-surfaced and similarly drained.
Unless specifically deemed as unnecessary by the local fire authority each building shall be fire-sprinkled
such that each unit has at least one sprinkler head, or as may be otherwise required by the fire code or the
local fire authority.
If not already extended to the site, the applicant shall install a water trunk line no less than 8 inches in
diameter, or as otherwise specified by the local fire authority or County Engineer, from the nearest hydrant
to the site, and shall install a hydrant onsite or in the adjoining public right-of-way, as may be deemed
appropriate by the local fire authority.
An eight-foot earthen berm shall be constructed between the adjacent residential uses and the storage
facility. Atop the berm, the applicant shall plant four eight-foot conifer trees of a species native to the
Wasatch Mountains, and shall plant three deciduous trees of a native species well known for shade
producing capabilities. The deciduous trees shall have a caliper of at least two inches when planted. The
trees shall be provided with an automatic irrigation system to support healthy growth.
As specified in the landscape plan, the applicant shall protect existing trees that line the perimeter of the
project area, with special attention to protecting the trees along the river corridor. The applicant shall take
a photo inventory of existing trees, identify those that will be removed, and submit the inventory to planning
staff prior to any site work. For every tree that will be removed to make way for the development, another
of the same species shall be planted on the site.
The storage unit owner/operator shall be responsible for regular monitoring and removal of hoxious weeds
on the site.
There shall be no outdoor storage permitted on the site.
At least one 6-yard or larger dumpster shall be placed onsite in a permanent location. The dumpster location
shall be completely hidden from view when viewed from adjoining properties and streets. The use of an
eight-foot masonry wall, existing buildings, or both, may be employed to provide three sides of the
dumpster’s enclosure. The fourth side shall have a solid metal gate(s).
Contribution to the local culture and arts shall be pursued by exploring opportunities with the Ogden Valley
Starry Night organization to provide possible facade space for a future Starry Night mural.
No phasing plan is reviewed at this time. Phase two will require its own considerations at a later time.
As shown on the concept plan, the site shall maintain compliance with floodplain development
requirements, the highwater setback requirement, and shall maintain the riparian corridor in good health.
The development agreement shall contain provisions for a future trails corridor along the North Fork of the
Weber River, in a location as may be agreed upon by the County and applicant.
The final architectural designs of the buildings shall consider greater roof pitches, variance in sheer wall
massing, and a reasonable amount of additional agrarian architectural detail as generally illustrated in this
report and further negotiated by the applicant and County.
That roofing of the buildings shall be of a nonreflective metal material that can develop and natural patina
overtime.

This recommendation may come with the following findings:

1.

2.
3.

The use helps support the 2016 Ogden Valley General Plan by providing for a market demand in a location
outside an intended village area.

The use offers a design theme recommended by the 2016 Ogden Valley General Plan.

The proposal will offer an economic benefit to the community in a well-planned manner that offers relatively
minimal community impacts in comparison to other economic development possibilities.
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4. The impacts of the development on adjacent landowners is proposed to be appropriately minimized by use
of natural and built buffers, vegetation, and architectural styling.

5. The development will enhance the overall health, safety, and welfare of the community.
Exhibits

Exhibit A: Application.

Exhibit B: A comparison between uses allowed in the MV-1 zone and the CV-2 zone.
Exhibit C: Concept Development Plan.

Exhibit D: Landscape Plan.

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

Date Submitted
¥ 03/06/2020 P

Received By (Office Use) Added to Map (Office Use)

Property Owner Contact Information

Name of Property Owner(s)
Levanta LLC

Phone Fax
6125187629

Mailing Address of Property Owner(s)
11148 Zealand AVE N
Champlain MN 55316

Email Address
kody@holkerlawoffices.com

Email [ ] Fax [ ] Mail

Prefefed Method of Written Correspondence

Authorized Representative Contact Information

Name of Person Authorized to Represent the Property Owner(s)
Robert Edwards

Phone Fax
8015584740

Mailing Address of Authorized Person
68 N 700 W
Kaysville, UT 84037

Email Address
robwedwards@gmail.com

Prefiired Method of Written Correspondence

Email [ ]Fax [ ] Mail

Property Information

Project Name
Eden Park Boat and RV Storage

Current Zoning Proposed Zoning
AV-3 MV-1

Approximate Address
4708 E 2650 N
Eden, UT 84310

Land Serial Number(s)
22040030

Total Acreage Current Use Proposed Use
3.5 AV-3 MV-1
Project Narrative

Describing the project vision.,

To provide a secure and viable location for indoor boat an
power in the units. The location and design is to encoura
canyon or to their home. Regardless there will be acces
project is designed to utilize existing natural features and
with existing and new trees and landscape in visible area

d RV Storage. The units will provide quick secure access with individual
ge owners to leave their boats after each use instead of hauling down the
s year round, it will be electronic access 24 hours 7 days a week. The
topography to hide, limit visibility and secure the site. There will be a berm
s around the perimeter to enhance and limit visibility.
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How is the change in compliance with the General Plan?
The general plan has identified key locations or pods for development of this type throughout the Ogden Valley. This property sits on

Clarke Lane that supports business of this type and adjacent to MV-1 use properties. This property and its natural boundary barriers
make for a nice boundary to the MV-1 zone in the Eden development POD.

The general plan emphasizes the importance of recreational activities and this would provide a sensible quality location for recreation
enthusiasts to store and protect their boats in close proximity to the reservoir in a secure location. This business would encourage
owners to pickup and drop-off the same day they use their recreational vehicle of choice. The traffic in the POD area would increase
while decreasing trailer and large loads over longer distances on narrow dangerous 2 lane roadways. The increased traffic in the
area would increase opportunities for local and supporting business to capture additional revenues.

Why should the present zoning be changed to allow this proposal?
1. This is a natural boundary for the existing MV-1 and would allow this AV-3 parcel being affected by the MV-1 area with recent

additions of business up and down Clarke Lane and the County yard which operates 24 7 days a week throughout the year an
opportunity to have a business that matches the allowed uses in the area.

2. To keep boats and RVs centralized in a secure location in the designated areas close to the Development POD of Eden. It will
increase traffic in the business area and provide additional opportunities to other businesses entities in the area to capture sales.

3. It will decrease the amount of traffic with Boats and RVs through the canyon or on narrow 2 lane roads. Keeping the recreational
toys and tools closer to the area of recreation.

4. Increase secure and quickly accessible storage and the availability and opportunity for greater recreation in the area answering
the call to support recreational activities as one of the primary functions of the valley area for Weber County residents.
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How is the change in the public interest?

Decrease traffic with trailers in the canyon during peak hours.

Accessibility to recreation with recreation vehicles stored in a clean safe environment close to reservoir or other recreational activity

locations.

Increased sells opportunities for businesses in the local area.

Reduction in outdoor storage creating a better view shed for the surrounding area.
Additional tax revenues.

Traffic study performed on road way.

Increased safety.

What conditions and circumstances have taken place in the general area since the General Plan was adopted to warrant such a change?

The MV-1 business has spread and Clarke Lane has become the main access for truck hauling and county maintenance vehicles and

also construction vehicles. There is now a landscape yard and a yard for construction vehicles and the County business which

Lane and turned the area into one of the most busy areas for MV-1 activities.

Instead of the area being utilized for AV-3 projects or uses it is the area being used for MV-1 activity. This property provides a natural

boundary for the MV-1 zone. It is the most practical use for the property with the changes that have happened in the area over the

last 20 years.
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sTATEOF  Mwnzsera )
)ss.
County of / '%NN&!P o )
On 3/" '3/ 2022 | befgre me, the undersigned Notary Public, personally
appeared __fcofy f5- Lfevtz2 , personally known to me (or proved to me on the basis of

satisfactory evidenée) to be the person(s) whose name(s) is/are subscribed to the within instrument and
acknowledged to me that he/she/they executed the same in his/her/their authorized capacity(ies) and that by
his/her/their signature(s) on the instrument the person(s) or the entity upon behalf of which the person(s) acted,
executed the instrument.

WITNESS my hand and official seal. % ,7
P b

My Commission Expires:

R S

SR Andrew K. Selby
STATE OF UTAH ) < NOTARY PUBLIC - MINNESOTA

COUNTY OF SALT LAKE )

On this Twenty-seventh day of February, 2020, personally appeared before me Mark S. Webber, who being duly
sworn, did say that he is an Authorized Agent of First American Title Insurance Company and that said
instrument was signed in behalf of said Company.

Notary Public

Commission expires:
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Authorized Representative Affidavit Planning Commission Staf Report -- Eden Boat and FgYA%%ficaﬁon Bag6 6 of 23
1 (We), , the owner(s) of the real property described in the attached application, do authorized as my
(our) representative(s), ___, 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

(Property Owner) (Property Owner)

Dated this day of , 20 . personally appeared before me , the
signer(s) of the Representative Authorization Affidavit who duly acknowledged to me that they executed the same,

(Notary)
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ENGINEERING & SURVEYING, LLC

i issi ff Report -- Eden Boat and RV ReZxane
Planning Commission Sta p Bt A AN ’q’ﬂ'ﬂ;

ik Weber County From: Jason Watson, PE, PTOE
FOCUS Engineering & Surveying, LLC
File: Las Americas Eden Boat & RV Date: March 9, 2020
Storage

Reference: Las Americas Eden Boat & RV Storage Trip Generation Statement

INTRODUCTION

FOCUS Engineering and Surveying, LLC (FOCUS) has been retained to complete a Traffic
Study for the Las Americas Eden Boat & RV Storage Development in Eden, Utah. The
purpose of this study is fo project the number of vehicles that will be entfering and exiting
the proposed site onto Clark Lane during a typical day. This proposed development will
access onto Clark Lane by one access into and out of this site. The site currently consists
of natural vegetation and is unoccupied. Exhibit 1 illustrates the vicinity map of the
proposed project site.

Exhibit 1 - Project Vicinity Map

6949 South High Tech Drive
Suite 200
Midvale, UT 84047

www focusutah.com
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Weber County
Page 2 of 6

Reference: Las Americas Eden Boat & RV Storage

EXISTING CONDITIONS

Surrounding Land Uses

The Las Americas Eden Boat & RV Storage Development is bordered to the west by the
North Fork Ogden River, Clark Lane to the south, and Snowcrest Jr. High School to the
north and east. There is also an existing residence located to the east of this property. The
Las Americas Eden Boat & RV Storage Development is located within the city limits of
Eden. The proposed site for this development currently consists of undeveloped land.

Roadways

Clark Lane: Clark Lane currently consists of 22' of asphalt pavement allowing one lane in
each direction. Currently the roadway is unstriped. This part of Eden has very minimal
traffic along Clark Lane. The pavement ends at the boundary of the Las Americas Eden
Boat & RV Storage property. To the west it continues as a dirt road over the North Fork
Ogden River to an existing farm house. The posted speed limit is 25 mph.

SR-162: SR-162 currently consist of one lane in each direction with occasional left turn
lanes for vehicles to access developments adjacent to the highway. Historical traffic
counts taken by UDOT illustrate that traffic along SR-162 has grown at roughly 3.8% from
2012 to 2017. The latest traffic volumes available by UDOT, illustrate there are 5,316
vehicles fraveling in both directions along SR-162 on an average day. The posted speed
limit along SR-162 at the Clark Lane intersection is 40 mph. SR-162 extends north to the
Town of Liberty and serves as the main route for vehicles to access Eden and continue
south to Ogden Canyon.

PROPOSED SITE CONDITIONS

The proposed Las Americas Eden Boat & RV Storage Development will consist of 108
storage units. These storage units will range from 12'x26’ to 12'x50" and will primarily be
used to store boats and RV's. All traffic exiting and entering the proposed site will access
Clark Lane and travel east to SR-162. It is anficipated this development will be built-out
and occupied by 2021. Refer to Exhibit 2 for the proposed layout of the Las Americas
Eden Boat & RV Storage Property.

www.focusutah.com 6949 South High Tech Drive
Suite 200

idvale, UT 84047
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ENGINEERING & SURVEYING, LLC

March 9, 2020
Weber County
Page 3 of 6

Reference: Las Americas Eden Boat & RV Storage

Exhibit 2 - Site Plan for Las Americas Eden Boat & RV Storage

www.focusutah.com 6949 South High Tech Drive
Suite 200

idval 47
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March ¢, 2020 ENGINEERING & SURVEYING, LLC
Weber County
Page 4 of 6

Reference: Las Americas Eden Boat & RV Storage

TRIP GENERATION

Typically to generate the anticipated number of vehicles entering and exiting a
proposed site, the Institute of Transportation Engineer's (ITE) Trip Generation Manual is
used. However, for a Boat & RV Storage Facility there have not been any previous studies
performed to generate the number of trips entering and exiting a land use of this type.
There is not a typical “peak hour” for facilities of this type. Tenants who store their boat or
RV tend to come and go at all hours of the day. Therefore, we have contacted similar
developments around Pineview Reservoir and also around Bear Lake that will be
operating similar to the Las Americas Eden Boat & RV Storage Development to get their
estimated number of frips that enter and exit their property on a daily basis. We
contacted Sweetwater Storage and Bear Lake Storage located near Bear Lake and
Huntsville Storage located in Huntsville. All three of these locations mentioned their peak
times are during the summer and on weekends. Most of their tenants who store boats
and RV's in the rental unit, access their units at all times throughout the day and there
isn't a typical "peak hour", Most will return in the late afternoon to return their watercraft
to the storage unit. This makes for a total of 4 trips a day for each user, 2 entering and 2
exiting trips. On an average weekend, the three storage unit facilities mentioned, only
see about 10% of their units being accessed. The trips per unit equate to 0.40 total trips
per unit with 50% entering and 50% exiting.

Using these number for trip generation for the 108 units at the Las Americas Eden Boat &
RV Storage Facility, it is anticipated this development will generate roughly 44 daily trips,
with 22 entering and 22 exiting the development throughout an entire day.

The closest Land Use Code from the ITE Trip Generation Manuals is Land Use: 151 — Mini-
Warehouse. The description of this land use states, "A mini-warehouse is a building in
which a number of sforage units or vaults are rented for the storage of goods. They are
typically referred fo as “self-storage” facilities. Each unit is physically separated from other
unifs and access is usually provided through an overhead door or other common access
point." Although the Las Americas Eden Boat & RV Storage will be similar to this type of
land use, each unit will primarily be used for boat and RV storage and not necessarily the
storage of goods. To generate trips using this land use, the average rate per 100 storage
units is 17.96 for an average weekday and 16.29 for an average Saturday. This also uses
a directional distribution of 50% entering and 50% exiting each day. Using these rates and
the proposed 108 units for the Las Americas Eden Boat & RV Storage Facility, it would
generate 20 totfal frips on an average weekday, with 10 entering and 10 exiting and 18

www . focusutah.com 6949 South High Tech Drive
Suite 200
Midvale, UT 84047

issi - MV- - - Boat and RV Park 28 of 54
County Commission Staff Report -- MV-1/CV-2 Rezone -- Eden Boat an 86T 553 0075



Planning Commission Staff Report -- Eden Boat and RV Rezon Page 26 of 51

Exhibit A: Applica

March 9, 2020 ENGIN[PEILING & SURVEYING, LLcc
Weber County
Page 5 of 6

Reference: Las Americas Eden Boat & RV Storage

total frips on an average Saturday with 9 entering and 9 exiting. Refer to the appendix
for the ITE Trip Generation Rates.

Using the ratfes that have been generated from gathering information from existing
facilities near Pineview Reservoir and Bear Lake, will generate slightly higher traffic
volumes than using the ITE Trip Generations Rates, which don't exactly match this type of
land use. It is estimated the number of trips that will be generated from the Las Americas
Eden Boat & RV Storage Facility will have very minimal impact to the existing flow of traffic
along Clark Lane and SR-162. With minimal fraffic along SR-162, there will be enough gaps
in tfraffic that vehicles exiting the storage facility will have sufficient time to make a safe
movement entering and exiting the facility and SR-162.

CONCLUSION

Based on the provided site plan, the Las Americas Eden Boat & RV Storage will consist of
108 Storage Units, primarily for boats and RV's. As vehicles enter and exit the storage
facility, 100% will exit the site making a left turn onto Clark Lane to head east to SR-162.
At SR-162 it is anficipated 100% of the trips will make a right turn to head south on SR-162
toward Pineview Reservoir. By the end of the day, it is assumed these vehicles will return
to the storage facility making a left turn from SR-162 onto Clark Lane and then turn right
into the storage facility. Traffic volumes along SR-162 are minimal. UDOT traffic counts
along this highway illustrate that the Average Daily Traffic is 5,316 and has been growing
at a rate less than 4% since 2012. From conversations and research that was gathered
from existing boat storage facilities around Bear Lake and Pineview Reservoir, it is
anticipated the Las Americas Eden Boat & RV Storage facility will generate 44 daily trips
on a typical weekend day during the Summer months, with 50% of those trips entering
(22 vehicles) and 50% exiting the site (22 vehicles). These volumes are anticipated to
occur over a full day.

With the minimal amount of traffic along this rural stretch of SR-162 and the minimal
amount of vehicles entering and exiting the site at the proposed access location, it is
concluded that traffic generated by this storage facility will have very minimal impact to
the traffic along Clark Lane and SR-162. There will be enough gaps in the flow of traffic
along SR-162 that the vehicles exiting the proposed site will be able to safely access the
highway.

www,focusutah.com 6949 South High Tech Drive
Suite 200

Midvale, UT 84047
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8

March 9, 2020 ENGINEERING & SURVEYING, LLcc
Weber County

Page 6 of 6

Reference: Las Americas Eden Boat & RV Storage

It is proposed that the access to the proposed site along Clark Lane be improved to
accommodate a wide enough turning radius for venhicles pulling a trailer and longer RV's
fo safely enter and exit the proposed site. The access to the site should be designed and
consfructed fo meet County Standards with appropriate signing and striping.

Please feel free to contact me with any questions or comments,

Sincerely,

FOCUS ENGINEERING & SURVEYING, LLC

Jason tson, PE, PTOE
Transportation Department Manager
801.352.0075
watson@focusutah.com

www.focusutah.com 6949 South High Tech Drive
Suite 200
Midvale, UT 84047

issi -- MV- - -- Eden Boat and RV Park _ 30 of 54
County Commission Staff Report -- MV-1/CV-2 Rezone en 801.352.0075



Weber County Corporation
%{v’.ﬁ‘ ] Weber County P?&’Ii’ gp Planning Commission Staff Report -- Eden Blcz)a;[]%ndAR\A/ R?ZmStBZ’Sﬁé@ ﬁ@}mipt
\ xhibif A: Applic
1 2380 Washington Blvd, Ste 240 :
WEBER COUNTY e 131244

Receipt Date

03/11/20

Received From:

TRUE HOMES
Time: 16:11:2
Clerk:  amartin
Description Comment Amount
ZONING FEES ZONE CHANGE $647.00
| Payment Type Quantity Ref Amount
CHECK 1068
AMT TENDERED: $647.00
AMT APPLIED: $647.00
CHANGE: $0.00

County Commission Staff Report -- MV-1/CV-2 Rezone -- Eden Boat and RV Park 31 of 54




i issi Report -- Eden Boat and RV Rezone Page 29 of 51
Planning Commission Staff Repo Exhibit A: Application Page 14 of 23

LEGAL DESCRIPTION
PREPARED FOR
EDEN PROPERTY
EDEN CITY, UTAH
(March 5, 2020)
19-0205

PROPOSED LOT 2

A portion of the SW1/4 of Section 27, the NW1/4 of Section 34, the NE1/4 of Section 33 & the SE1/4 of
Section 28, Township 7 North, Range 1 East, Salt Lake Base and Meridian, more particularly described as follows:

Beginning at a point located N89°22'34"W along the Section line 70.00 feet from the Northeast Corner of
Section 33, T7N, R1E, SLB&M; thence NO0°31'13"E 234.83 feet; thence S89°31'00"E 185.55 feet; thence
S46°15'00"E 70.33 feet; thence S07°49'00"E 140.42 feet; thence S06°04'39"W 161.10 feet; thence $62°26'15"W
65.90 feet; thence $33°39'22"W 46.70 feet; thence S81°2720"W 93.60 feet; thence S00°35'24"E 165.24 feet; thence
S84°14'26"E 127.47 feet; thence S03°45'10"W 100.17 feet; thence S81°31'22"W 120.24 feet; thence S00°22'55"W
16.02 feet; thence S79°54'11"W 176.01 feet: thence N02°00'00"W 253.62 feet; thence N28°00'00"W 174.98 feet;
thence N11°00'00"W 96.70 feet; thence S89°22'34"E 215.79 feet; thence N0O0O°31'13"E 40.00 feet to the point of
beginning.

Contains: 4.70 acres+/-
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CONCEPT TABULATIONS
TOTALSTORAGE UNITS 108 UNITS
l 2%26 54 UNITS
- 12%40° 33UNITS
l 12%50° 21UNITs

GENERAL NOTES

Due to the nature of the project (boat & rv storage), we do not anticipate

needing any dedicated parking spaces

Atraffic impact study is currently being developed and may provide additional
insight into what improvements should be done along Clark Lane

LAS AMERICAS EDEN BOAT & RV STORAGE PH. 1 conceptual layout

g UMY FENCIG. \

EDEN, WEBER COUNTY

3/6/2020
19-0205

Nate: This plan ts for iltustrative purgoses only. Boundaries may be based on parcels obtained
through public GIS daf is recommended that a survey be performed to determine actual
boundary size and dimensions as well os other potential boundary conflicts.

33 of 54
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¥CUS

ENG]NEERiNG & SURVEYING

DATE: 03/06/2020
TO: Rob Edwards
FROM: Sean Alt, Focus Engineering

salt@focusutah.com

RE: Las Americas Eden Boat & RV Storage

Storm Water Runoff Narrative

Our preference for the storm water runoff would be to channel the surface
flows to waterways located between storage buildings which would route
water to an underground pipe system. The pipes would connect to an
underground storm water storage device.

We would detain the 100-year storm event using an underground solution like
stormtech or stormbrix. We would restrict outfall from our detention then treat
the post retention water before fully releasing it into the adjacent creek.

Itis our strong preference to detain rather than retain for this site.
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FICUS

, \
ENGINEERING & SURVEYING

DATE: 03/06/2020
TO: Rob Edwards
FROM: Sean Alt, Focus Engineering

salt@focusutah.com

RE: Las Americas Eden Boat & RV Storage

Storm Water Runoff Narrative

Our preference for the storm water runoff would be to channel the surface
flows to waterways located between storage buildings which would route
water to an underground pipe system. The pipes would connect to an
underground storm water storage device.

We would detain the 100-year storm event using an underground solution like
stormtech or stormbrix. We would restrict outfall from our detention then treat
the post retention water before fully releasing it into the adjacent creek.

It is our strong preference to detain rather than retain for this site.
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ENGINEERING & SURVEYING, LLC

To: Weber County From: Jason Watson, PE, PTOE
FOCUS Engineering & Surveying, LLC
File: Las Americas Eden Boat & RV Date: March 9, 2020
Storage

Reference: Las Americas Eden Boat & RV Storage Trip Generation Statement

INTRODUCTION

FOCUS Engineering and Surveying, LLC (FOCUS) has been retained to complete a Traffic
Study for the Las Americas Eden Boat & RV Storage Development in Eden, Utah. The
purpose of this study is to project the number of vehicles that will be entering and exiting
the proposed site onto Clark Lane during a typical day. This proposed development will
access onto Clark Lane by one access intfo and out of this site. The site currently consists
of natural vegetation and is unoccupied. Exhibit 1 illustrates the vicinity map of the
proposed project site.

Exhibit 1 — Project Vicinity Map

6949 South High Tech Drive
Suite 200

Midvale, UT 84047
County Commission Staff Report -- MV-1/CV-2 Rezone -- Eden Boat and RV Park §§]o§§ﬁr 0075
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March 9, 2020 ENGINEERING & SURVEYING, LLC

Weber County
Page 2 of 6

Reference: Las Americas Eden Boat & RV Storage

EXISTING CONDITIONS

Surrounding Land Uses

The Las Americas Eden Boat & RV Storage Development is bordered to the west by the
North Fork Ogden River, Clark Lane to the south, and Snowcrest Jr. High School to the
north and east. There is also an existing residence located to the east of this property. The
Las Americas Eden Boat & RV Storage Development is located within the city limits of
Eden. The proposed site for this development currently consists of undeveloped land.

Roadways

Clark Lane: Clark Lane currently consists of 22" of asphalt pavement allowing one lane in
each direction. Currently the roadway is unstriped. This part of Eden has very minimal
traffic along Clark Lane. The pavement ends at the boundary of the Las Americas Eden
Boat & RV Storage property. To the west it continues as a dirt road over the North Fork
Ogden River to an existing farm house. The posted speed limit is 25 mph.

SR-162: SR-162 currently consist of one lane in each direction with occasional left turn
lanes for vehicles to access developments adjacent to the highway. Historical traffic
counts taken by UDOT illustrate that traffic along SR-162 has grown at roughly 3.8% from
2012 to 2017. The latest traffic volumes available by UDOT, illustrate there are 5,316
vehicles traveling in both directions along SR-162 on an average day. The posted speed
limit along SR-162 at the Clark Lane intersection is 40 mph. SR-162 extends north to the
Town of Liberty and serves as the main route for vehicles to access Eden and continue
south to Ogden Canyon.

PROPOSED SITE CONDITIONS

The proposed Las Americas Eden Boat & RV Storage Development will consist of 108
storage units. These storage units will range from 12'x26' to 12'x50" and will primarily be
used to store boats and RV's. All fraffic exiting and entering the proposed site will access
Clark Lane and travel east to SR-162. It is anticipated this development will be built-out
and occupied by 2021. Refer to Exhibit 2 for the proposed layout of the Las Americas
Eden Boat & RV Storage Property.

www.focusutah.com 6949 South High Tech Drive

Suite 200
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March 9, 2020 ENGINEERING & SURVEYING, LLC
Weber County
Page 3 of 6

Reference: Las Americas Eden Boat & RV Storage

Exhibit 2 - Site Plan for Las Americas Eden Boat & RV Storage

www.focusutah.com 6949 South High Tech Drive
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March 9, 2020 ENGINEERING & SURVEYING, LLC
Weber County

Page 4 of 6

Reference: Las Americas Eden Boat & RV Storage

TRIP GENERATION

Typically to generate the anficipated number of vehicles entering and exiting a
proposed site, the Institute of Transportation Engineer’s (ITE) Trip Generation Manual is
used. However, for a Boat & RV Storage Facility there have not been any previous studies
performed to generate the number of trips entering and exiting a land use of this type.
There is not a typical “peak hour” for facilities of this type. Tenants who store their boat or
RV tend to come and go at all hours of the day. Therefore, we have contacted similar
developments around Pineview Reservoir and also around Bear Lake that will be
operating similar to the Las Americas Eden Boat & RV Storage Development to get their
estimated number of trips that enter and exit their property on a daily basis. We
contacted Sweetwater Storage and Bear Lake Storage located near Bear Lake and
Huntsville Storage located in Huntsville. All three of these locations mentioned their peak
times are during the summer and on weekends. Most of their tenants who store boats
and RV’'s in the rental unit, access their units at all times throughout the day and there
isn't a typical “peak hour”. Most will return in the late afternoon to return their watercraft
to the storage unit. This makes for a total of 4 trips a day for each user, 2 entering and 2
exiting trips. On an average weekend, the three storage unit facilities mentioned, only
see about 10% of their units being accessed. The trips per unit equate to 0.40 total trips
per unit with 50% entering and 50% exiting.

Using these number for frip generation for the 108 units at the Las Americas Eden Boat &
RV Storage Facility, it is anticipated this development will generate roughly 44 daily trips,
with 22 entering and 22 exiting the development throughout an entire day.

The closest Land Use Code from the ITE Trip Generation Manuals is Land Use: 151 — Mini-
Warehouse. The description of this land use states, “A mini-warehouse is a building in
which a number of storage units or vaults are rented for the storage of goods. They are
typically referred to as “self-storage” facilities. Each unit is physically separated from other
units and access is usually provided through an overhead door or other common access
point.” Although the Las Americas Eden Boat & RV Storage will be similar to this type of
land use, each unit will primarily be used for boat and RV storage and not necessarily the
storage of goods. To generate trips using this land use, the average rate per 100 storage
units is 17.96 for an average weekday and 16.29 for an average Saturday. This also uses
a directional distribution of 50% entering and 50% exiting each day. Using these rates and
the proposed 108 units for the Las Americas Eden Boat & RV Storage Facility, it would
generate 20 total trips on an average weekday, with 10 entering and 10 exiting and 18

www.focusutah.com 6949 South High Tech Drive
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March 9, 2020 ENGINEERING & SURVEYING, LLC©
Weber County

Page 5 of 6

Reference: Las Americas Eden Boat & RV Storage

total trips on an average Saturday with ? entering and 9 exiting. Refer to the appendix
for the ITE Trip Generation Rates.

Using the rates that have been generated from gathering information from existing
facilities near Pineview Reservoir and Bear Lake, will generate slightly higher traffic
volumes than using the ITE Trip Generations Rates, which don't exactly match this type of
land use. It is estimated the number of frips that will be generated from the Las Americas
Eden Boat & RV Storage Facility will have very minimal impact to the existing flow of traffic
along Clark Lane and SR-162. With minimal traffic along SR-162, there will be enough gaps
in fraffic that vehicles exiting the storage facility will have sufficient time to make a safe
movement entering and exiting the facility and SR-162.

CONCLUSION

Based on the provided site plan, the Las Americas Eden Boat & RV Storage will consist of
108 Storage Units, primarily for boats and RV's. As vehicles enter and exit the storage
facility, 100% will exit the site making a left turn onto Clark Lane to head east to SR-162.
At SR-162 it is anticipated 100% of the trips will make a right turn to head south on SR-162
toward Pineview Reservoir. By the end of the day, it is assumed these vehicles will return
to the storage facility making a left turn from SR-162 onto Clark Lane and then turn right
info the storage facility. Traffic volumes along SR-162 are minimal. UDOT ftraffic counts
along this highway illustrate that the Average Daily Traffic is 5,316 and has been growing
at a rate less than 4% since 2012. From conversations and research that was gathered
from existing boat storage facilities around Bear Lake and Pineview Reservoir, it is
anticipated the Las Americas Eden Boat & RV Storage facility will generate 44 daily trips
on a typical weekend day during the Summer months, with 50% of those frips entering
(22 vehicles) and 50% exiting the site (22 vehicles). These volumes are anticipated to
occur over a full day.

With the minimal amount of traffic along this rural stretch of SR-162 and the minimal
amount of vehicles entering and exiting the site at the proposed access location, it is
concluded that traffic generated by this storage facility will have very minimal impact to
the traffic along Clark Lane and SR-162. There will be enough gaps in the flow of traffic
along SR-162 that the vehicles exiting the proposed site will be able to safely access the
highway.
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Exhibit A: AppF 0 gc 28§ 2
©
March 9, 2020 ENGINEERING & SURVEYING, LLC
Weber County
Page 6 of 6

Reference: Las Americas Eden Boat & RV Storage

It is proposed that the access to the proposed site along Clark Lane be improved to
accommodate a wide enough turning radius for vehicles pulling a trailer and longer RV's
to safely enter and exit the proposed site. The access to the site should be designed and
constructed to meet County Standards with appropriate signing and striping.

Please feel free to contact me with any questions or comments.

Sincerely,

FOCUS ENGINEERING & SURVEYING, LLC

=

Jason Watson, PE, PTOE
Transportation Department Manager
801.352.0075
jwatson@focusutah.com
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Exhibit B: A comparison between uses allowed in the MV-1 zone and the CV-2 zone.  Page 1 of 1

of 51
of 10

CV-2 MV-1

Academies/studios for dance, art, sports, etc. P N

Accessory building incidental to the use of a main building; main| P P
building designed or used to accommodate the main use to which
the premises are devoted; and accessory uses customarily
incidental to a main use

Agricultural implement repair. N P
Ambulance base station. N P
Animal hospital C P
Antique, import or souvenir shop P N
Archery shop and range, provided it is conducted within an| P P

enclosed building

Art and artists gallery or supply store P N
Assisted living facility including convalescent or rest home P N
Athletic, recreational equipment, and sporting goods sales/ rentals, | P N

excluding sale or repair of motor vehicles, motor boats or motors

Auction establishment C P

Automobile repair including paint, body and fender, brake, muffler,| C C
upholstery, or transmission work provided it is conducted within an
enclosed building

Automobile, new or used sales/service C N
Awning sales and service P N
Bakery P N
Bank or financial institution not including payday loan services P N
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Exhibit B: A comparison between uses allowed in the MV-1 zone and the CV-2 zone.  Page 2 of 10

Barbershop P N
Beauty shop P N
Bed and breakfast dwelling P N
Bed and breakfast inn P N
Bed and breakfast hotel C N
Brewery, micro in conjunction with a restaurant P N
Bicycle sales and service P N
Billiard parlor C N
Boarding house C N
Boat sales and service C N
Boat and personal water craft rentals as an accessory use to boat| C N

sales and service

Book store, retall P N
Bowling alley C N
Butcher shop, excluding slaughtering P N
Cafe P N
Camera store P N
Candy store, confectionery P N
Car rental agency P N
Car wash, automatic C N
Car wash, manual spray P N
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Exhibit B: A comparison between uses allowed in the MV-1 zone and the CV-2 zone.  Page 3 of 10

Carpenter shop, cabinet shop. N P
Catering establishment P N
Cement batch plants with the following conditions [...] N C
Church P N
Cleaning and dyeing establishment. N P
Clinics, medical or dental P N
Clothing and accessory store P N
Communication equipment building P P
Contractor's equipment storage yard, maintenance, and repair. N P
Convenience store P N
Costume rental P N
Data processing service and supplies P N
Day care center [In the MV-1 zone, limited to when located on the| P C
same lot/parcel and established in conjunction with and as an

accessory to a recreation center]

Delicatessen P N
Diaper service, including cleaning P N
Distillery. N P
Drapery and curtain store P N
Drug store P N
Dry cleaning P N
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Exhibit B: A comparison between uses allowed in the MV-1 zone and the CV-2 zone.  Page 4 of 10

Dwelling unit, if in compliance with section 104-21-4(d) P N
Dwelling unit as part of a commercial building for proprietor or| P C
employee who also serves as a night watchman provided that an

additional 3,000 square feet of landscaped area is provided for the

residential use. The provisions of section 104-21-4(d) are not

applicable.

Educational institution P N
Electrical and heating appliances and fixtures sales and service P N
Electronic equipment sales and service P N
Employment agency P N
Fabric and textile store P N
Farm implement sales ® P
Feed and seed store, retalil P N
Flooring sales and service, carpet, rug and linoleum P N
Florist shop P N
Fitness, athletic, health, recreation center, or gymnasium P N
Fruit and vegetable store or stand P N
Furniture sales and repair P N
Fur apparel sales, storage or repair P N
Garden supplies and plant materials sales P P
Gift store P N
Glass sales and service P N
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Page 43 of 51
Page 5 of 10

Government office buildings

Greenhouse and nursery

Grocery store

Grooming for small animals

Gunsmith

Gymnasium.

Hardware store

Health food store

Hobby and crafts store

Hotel

House cleaning and repair

Household appliance sales and incidental service

Ice cream parlor

Insulation sales

Interior decorator and designing establishment

Jewelry store sales and service

Laboratory, dental or medical

Laundromat

Lawn mower sales and service

Library
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Exhibit B: A comparison between uses allowed in the MV-1 zone and the CV-2 zone.  Page 6 of 10

Linen store P N
Liquor store C N
Locksmith P N
Lodge or social hall P N
Machine shop. N C
Meat, custom exempt cutting, wrapping, and processing of| C P
livestock and game, excluding slaughtering

Medical supplies P N
Miniature golf C N
Monument works and sales P P
Mortuary C N
Motel C N
Motorcycle and motor scooters sales and service C N
Museum P N
Music store P N
Office supply P N
Ornamental iron sales or repair C P
Paint or wallpaper store P N
Park and playground P N
Parking lot or garage as a main use C N
Pest control and extermination P P
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Exhibit B: A comparison between uses allowed in the MV-1 zone and the CV-2 zone.  Page 7 of 10

Pet and pet supply store P N
Pharmacy P N
Photo studio P N
Plumbing shop P P
Post office P N
Pottery, sales and manufacture of crafts and tile P N
Printing, copy sales and services P N
Printing, including engraving and photo engraving, blueprinting,| N P

photostatting and duplication.

Private liquor club C N
Professional office P N
Public and quasi-public uses. N P
Public utilities substation C C
Radio and television sales and service P N
Radio or television broadcasting station P N
Real estate agency P N
Reception center or wedding chapel C N
Recreation center. N P
Recreational vehicle storage C P
Rental, equipment [in the MV-1 zone, limited to home and garden| P P
equipment]
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Exhibit B: A comparison between uses allowed in the MV-1 zone and the CV-2 zone.  Page 8 of 10

Restaurant P N
Restaurant, drive-in C N
Restaurant, drive-through C N
Roofing sales or shop. N P
Second-hand store P N
Self storage, indoor units for personal and household items| C P

[Included in “warehouse”]

Service station, automobile excluding body, fender, and upholstery| P N
work
Service station, automobile with 1 bay automatic car wash as an| P N

accessory use

Sewing machine sales and service P N
Shoe repair P N
Shoe store P N
Sign painting shop. N C
Site leveling and preparation for future development. N C
Snow plow and removal service C N
Snowmobile, ATV sales and repair C N
Small-batch artisan food processing limited to food for human| N P

consumption, e.g., baked goods, confectioneries, and craft cheese.

Small brewery. N P

Soil and lawn service P P
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Exhibit B: A comparison between uses allowed in the MV-1 zone and the CV-2 zone. = Page 9 of 10

Spa P N
Tailor shop P N
Tavern, beer pub C N
Taxidermist P =
Temporary building for uses incidental to construction work. Such| P N

buildings shall be removed upon the completion of the construction
work.

Theater, indoor P N
Tobacco shop P N
Toy store, retail P N
Trade or industrial school C P
Travel agency P N
Upholstery shop P P
Vendor, short-term P N
Ventilating equipment sales and service C P
Video sales and rental P N
Warehouse, including storage units. N P
Water storage reservoir developed by a public agency and meeting| N C

the requirements of title 108, chapter 10 of this Land Use Code.

Wastewater treatment or disposal facilities meeting the| N C
requirements of the state division of health code of waste disposal
regulations.

Welding shop. N C

County Commission Staff Report -- MV-1/CV-2 Rezone -- Eden Boat and RV Park 50 of 54



Planning Commission Staff Report -- Eden Boat and RV Rezone Page 48 OF?
o}

1
Exhibit B: A comparison between uses allowed in the MV-1 zone and the CV-2 zone.  Page 10 0

Window washing establishment P N
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GENERAL & KEYED NOTES

Exhibit E: Architectural Elevations
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46,581 sq ft
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DESIGN LLC

PHONE: 385.204.6687
EMAIL: shadd@designsjd.com ENGINEERING: CHRIS OLSON

WEB: WWW.DESIGNSID.COM PHONE: 801-201-7891

SHADD JOHNSON

EMAIL: chrisengineer8@gmail.com
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Contractor shall verify all dinmensions, conditions and
measurements at the job prior to construction. This drawing
as an instrument of professional service, is the property of
SHADD JOHNSON DESIGN LLC and shall not be used, in
whole or in part, for any other project without the permission
of an authorized representative of
SHADD JOHNSON DESIGN LLC. Unauthorized use will be
prosecuted to the fullest extent of the law. Copyright © 2019
by SHADD JOHNSON DESIGN LLC.
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