OGDEN VALLEY PLANNING COMMISSION

WEBER COUNTY MEETING AGENDA

March 26,2019
5:00 p.m.

e Pledge of Allegiance
° Roll Call:

1. Minutes:
1.1. Approval of the February 26, 2019 meeting minutes

2. Consent Agenda:
2.1. CUP 2019-02: Consideration and action on a conditional use permit for a vertical extension of an existing Verizon
Wireless Cell tower, located at 4964 North Powder Mountain Road, Eden UT in the Forest (F-5) Zone. (Verizon Wireless,
Applicant; Dakota Hawks, Authorized Agent)

2.2. CUP 2019-03: Consideration and action on a conditional use permit to reconstruct a well house within an existing
public utility substation, known as Kammeyer Well, owned by Eden Water Works Company located at approximately
3300 N 5100 E, Eden UT in the Agricultural Valley (AV-3) Zone. (Eden Water Works Company, Applicant; Dan White,
Authorized Agent)

2.3. UVB060719: Consideration and action on a request for the final subdivision approval of Bobcat Ridge, a two
phased 48 lot development located within the approved Power Mountain Resort located at Powder Mountain in the
Destination Recreation Resort (DRR-1) Zone. (SMHG, LLC, Applicant; Don Guerra, Authorized Agent)

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

Remarks from Legal Counsel

Adjourn

NI g

The regular meeting will be held in the Weber County Commission Chambers, in the Weber Center, 15t Floor,
2380 Washington Blvd,, Ogden, Utah.
Please enter the building through the front door on Washington Blvd. if arriving to the meeting after 5:00 p.m.
A Pre-Meeting will be held at 4:30 p.m. in Commission Chambers Break Out Room. The agenda for the pre-meeting consists of discussion of the
same items listed above, on the agenda for the meeting.
No decisions are made in the pre-meeting, but it is an open, public meeting.
In compliance with the Americans with Disabilities Act, persons needing auxiliary services for these meetings should call the Weber
County Planning Commission at 801-399-8791



7. il

Application Information
Application Request:

Agenda Date:
Type of Decision:
Applicant:
Authorized Agent:
File Number:

Property Information
Approximate Address:

Staff Report to the Ogden Valley Planning Commission
Weber County Planning Division

Consideration and action on a conditional use permit for a vertical extension of an existing
Verizon Wireless Cell Tower, located at 4964 North Powder Mountain Rd, Eden, UT.
Tuesday, March 26, 2019

Administrative

Verizon Wireless

Dakota Hawks

CUP# 2019-02

4964 North Powder Mountain Rd

Project Area: Approx. .5 acres.

Zoning: Forest Zone (F-5)

Existing Land Use: Public Utility Substation

Proposed Land Use: Public Utility Substation

Parcel ID: 22-006-0036

Township, Range, Section: Township 7 North, Range 1 East, Section 15 SE
Adjacent Land Use

North: Vacant South:  Vacant

East: Vacant West: Vacant
Staff Information

Report Presenter: Tammy Aydelotte
taydelotte@co.weber.ut.us
801-399-8794

Report Reviewer: RK

Applicable Ordinances

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

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

= Title 108, Chapter 1 (Design Review)

= Title 108, Chapter 4 (Conditional Uses)

= Title 108, Chapter 7 (Supplementary and Qualifying Regulations) Section 12 (Towers)

= Title 108, Chapter 7 (Supplementary and Qualifying Regulations) Section 3 (Fencing requirements)
= Title 110, Chapter 2 (Ogden Valley Signs)

Weber County has submitted a proposal that includes plans to co-locate Verizon Wireless Communications onto their
telecommunications tower located at 4964 North Powder Mountain Road, Eden, UT. The project will remain within the
existing .5 acres dedicated to public utility substation. The site is located in the F-5 zone and is permitted as a conditional use
as a “Public Utility Substation”.

The proposal includes a 20’ vertical extension, as well as installation of two new microwave dishes, a new generator and a
single equipment cabinet. Verizon will be adding 12 total 8" antennas onto the proposed 20’ tower extension. Total height
of this proposal will increase from 60'6” to 86’6” (includes a 6’ lightening rod).

Conditional use permits should be approved as long as any harmful impact is mitigated. The Uniform Land Use Code of Weber
County, Utah (LUC) already specifies certain standards necessary for mitigation of harmful impact to which the proposal must
adhere. The proposed application appears to meet these standards. The following is staff's evaluation of the request.
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General Plan: As the community grows the need for public utility service demand increases. This cell site will provide better
cellular coverage for residents in the Powder Mountain Road vicinity. The project site is adjacent to what is currently vacant,
land in the F-5 zone.

Zoning: The subject property is located within the F-5 Zone which is categorized as a Forest zone. The purpose and intent of
this zone is as follows:

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

This proposal meets all of the site development standards stated in §108-10 (Public Buildings and Public Utility Substations),
as well as §104-9. There are no minimum lot standards, and the existing tower meets minimum setbacks for the F-5 zone.

Site Development Standards for a Public Utility Substation: A public utility substation that is located in the F-5 zone will comply
with the setbacks as outlined in that zone.

Conditional Use Review: The proposed cell tower is allowed as a conditional use within the F-5 zone. The proposed use is
termed as a “public utility substation” found in LUC § 104-11-4 (13). A review process has been outlined in LUC §108-4-3 to
ensure compliance with the applicable ordinances and to mitigate anticipated detrimental effects. The proposed conditional
use, mandate a design review as outlined in LUC §108-4-31(e), (16) to ensure that the general design, layout and appearance
of the building remains orderly and harmonious with the surrounding neighborhood. Certain areas of the design review are
only applicable due to the nature of the request. As part of this review, the Planning Commission shall consider the applicable
matters based on the proposed conditional use and impose conditions to mitigate deficiencies where the plan is found
deficient. The matters for consideration are as follows:

e  Considerations relating to traffic safety and traffic congestion: Access to the site will be gained from the private

daccess.

s Considerations relating to landscaping: The area surrounding the equipment pad, as well as the area where some of
the concrete pad was removed, will consist of 4” of %" of clean crushed rock (no fines).

e  Considerations relating to buildings and site layout: There is currently a chain link fence, topped with razor wire, that
surrounds the project area.

e Considerations relating to utility easements, drainage, and other engineering guestions: The Engineering division has
not yet reviewed this project, and Building Inspection has indicated that a building permit is not required for this
project.

e Considerations associated with any rezoning agreement, planned commercial or manufacturing rezoning, or planned
residential unit development approval: There are no concerns with regard to this consideration.

e  Safety for persons: This Verizon cellular tower is regulated by the FCC. The FCC has set site and signal strength
specifications for all cell towers in the United States. As highlighted in page six of the Federal Communications
Commission Fact Sheet. “No State, local government, or instrumentality may regulate the structure, placement and
modification based on radio frequency emissions to the extent that such facilities comply with federal regulations”
(see Exhibit D).

Ogden Valley Signs: There is no proposed signage associated with this request.

Public Safety and Health: Verizon Wireless is regulated by the Federal Communications Commission (FCC). This cell tower
will be in compliance with all FCC regulations. Pertinent information highlighted in the Federal Communications Fact sheet
has been included in this report as Exhibit D. The Weber County Attorney has expressed that since this project will adhere
to all Federal Regulations, denial by state and local government or instrumentality is not recommended.

Public Notice: A courtesy notice to the public has been sent out to all property owners within a 500 radius of the construction
site.
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The Planning Division recommends approval of file#f CUP 2019-02, a conditional use permit for a Verizon Wireless Colocation
on an existing cell tower located on North Powder Mountain Road, Eden, UT, 84310. This recommendation for approval is
subject to all review agency requirements and with the following conditions:

1. The applicant shall maintain the site with a good visual appearance and structural integrity.
2. The applicant shall adhere to all federal, State and County ordinances.
This recommendation is based on the following findings:
1. The proposed use conforms to the Ogden Valley General Plan.
2. The proposed use will not cause harm to the natural surroundings.
3. The proposed use will not be detrimental to the public health, safety, or welfare by adhering to FCC regulation.
4. The proposed use, if conditions are imposed, will comply with applicable County ordinances.
5. The proposed use will not deteriorate the environment of the general area so as to negatively impact surrounding
properties and uses.

A. Application
B. Construction Plans
C. FCC Fact Sheet

Subject Property

%

Exhibit A ; '
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Weber County Conditional Use Permit Application

Application submittals will be 3ccepted by appointment only. (801) 395-8791. 2380 Washingten Blvd. Suite 240, Ogden, UT 84401

Date Subminted / Compicted Fees (Office Use) Receipt Number (Office Use) File Number (Office Uze)
02/19/2019 £1000.00

Property Owner Contact Information

Name of Property Owmner(s) Mailing Address of Property Oanerl(s)

Weber County (Rep: Bryan Baron; County Attarney) 2380 Washingtan Bhd, Ogden, UT 82201
Phone Faxc

801-399-8411 501-193-8104

Email Address (required) Preferred Method of Weten Camrespoadence
bberonicoweberutus Email __'\ Fax | | Mal

Authorized Representative Contact Information

Name of Person Authorized ta Reprezent the Property Owner(s) Mailing Address of Authocized Person

% S Highland Dr, Suite 200, Cottonwaod Helghts, UT 84121

Technclogy Assaciates (Dakota Hawbks)

Phone Fax

801-651-4769

Email Address Preferred Method of Wreten Correspondence

dakatahawks@taoc.net [2] Email 771 Fax | | Mail

Property Information

Projoct Name Tatal Acreage Current Zoning
SAL Eden FR-1
Approximate Address Land Serisl Number(s)

4958 North Powder Moutnain Road, Eden, UT B4310 22-006-00345

Propased Use

Addition to an existing self-support tawer to add a Venzon Wireless mago wireless facility. The addition of 3 20" extension to a 60 se¥-support tower.

Projoct Namrative
Verzon is seeking approval to install an extension to an existing self-suppart tower that s owned by Weber County in

g we¥-support tower awned by

Eden area. The project would consis

of the installation of a 20/ eaxtension to the oxd Powrder Mountain , which averlocks Eden Ven

antennas and supporting equipment will be
on the ground 3 nt to the tower. This site will provide capacity services to the Eden area and will help offlcad sites in the surrounding areas. This will

improve the overal ice for Veriron cus 2 minimalvisual impact since no additional tower will be necessary. This Is also an oppoctuniy
for additional revenue for Weber Caunty by bringing on Vertzon as 2 tenant ca the the &

ser

ver
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Basis for Issuance of Conditional Use Permit

Reasanably antiopated cetnmental effects of 2 proposed conesticnal wie can be substantially mingated by the prapasal ar by the impositon of reazcnable
conditians to achicve compiiance with apphaable standards. Examples of potential negative Impacts are odor, vibration, light, dust, smoke, or nalse.

We are mitigating the visual impact by coflocating on an existing tower. ltisa se¥-support tower and the 20/ extension won't add moch visually to the owveral
site. The facility Is bocated far away from any resdentisl property and it wan't be adding any cder, vibration, Sght, dust, or smole cutside of the initiad install,
Once the site is instalied. the generator wis be the only equipment that will add any nolse ta the facility when 2 test runs. The setback of the faclity from the
surrounding residences will make the nose a non-factor,

That the propesed use will comply with the regulstions and conditions specfied In the Zoning Orcinance and cther appicable agency standards for aich use.

We are running this through the Conditianal Use Process in order to meet the requirements far towers put forth in the muricipal code. We are colocating on an
existing tower and adding an extension. All of the asodated ground equpment will be ins de the existing compound.
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Exhibit C :

ASAC INFORMATION SHELT 91:003

INFORMATION REGARDING SURVLEY DATA SUBMITTED TO THLE FAA

FAA Order 8260.19¢ requires proponents of certain proposcd construction (located beneath instrument procedures) provide
the FAA with a site survey and/or letter, from a licensed land surveyor, which certifies the site coordinates and the surtuce
elevation at the site. On October 15, 1992, the FAA started using the North American Datum of 1983 (NAD-R3), and
therefore all site coordinates should be based on NAD-83. The FAA requires that the survey letter contain an accuracy
statement that meets accuracy tolerances required by the FAA. The most requested tolerances are —'- 30 feet in the horizontul
and /= 20 feet in the vertical (2-C). When the site coordinates and/or site elevation can be certitied to a greater accuracy than
requested by the FAA, please do so.

In onder to avoid FAA processing delays, the original site survey or certifying letter should be artached 1w the 7460 when it is
filed at the FAA's regional office. 1t must be signed and sealed by the licensed land surveyor having performed or supervised
the survey.

The FAA accuraey codes and 2 sample accuracy statement are listed below.

ACCURACY CODLS:

HORIZONTAL VERTICAL
Code Tolerance Cade Tolerance
1 ==20f1 A —-3ft
2 ~/-30 f B —=101n
3 +(= 100 ft C =201t
4 ~/= 250 ft D ~=50 ft
s —/= 500 tt E ~-125 ft
O +(= 1000 ft F ~=250ft
7 +/= 112 NM G ~/- 500 ft
S /=1 NM H —/= 1000 ft
9 Unknown I Unknown

Date: OCTOBER 2. 2009

Rer SAL - EDEN
SE 1/4 OF SECTION 15, TOWNSHIP 7 NORTH, RANGLE 1 EAST. SALT LAKE MERIDIAN

[ certify that the latitude of N 41°20°19.78", and the longitude of W T11°48°58,76", are accurate to within 15 feet horizontally
and the site elevation of 6059,35 feet, AMSL (American Mean Sea Level), 1s accurate to within +/- 3 feet vertically, With an
existing structure height of 60.65 feet AGL, the overall height is 6120 feet AMSL. The horizontal datum (coordinates) are in
terms of the North American Datom of 1983 (NAD-83) and are expressed as degrees, minutes and seconds, 1o the neirest
(tenth/hundredth) of a second. The vertical datum (heights) are in terms of the (NAVDSS) and are determined to the nearest
fuot.

Top of Tower=60.65" A.G.L. or 6120" AN.S.L. (Highest Point)
Top of Antenna Set #1 =359.000 A.G.L.

Bottom of Antenna Set 71 = 5395 A.G.L.

Top of Antenna Set #2 =533.000 AGLL.

Bottom of Antenna Set #2 =49.95 A.G.L.

Top of Microwave = 2780 AG.L.

Bottom of Microwave = 21.30' AG.L.

Top of Concrete =0.00' ALG.L. or 605935 AM.S.L.

Professienal Licensed Land Surveyor:
1-A FAA Letter Richard W. Miller, Utah LS neo. 135641
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Application Information
Application Request:

Type of Decision:
Agenda Date:
Applicant:
Authorized Agent:
File Number:

Property Information
Approximate Address:
Project Area:

Zoning:

Existing Land Use:
Proposed Land Use:
Parcel ID:

Township, Range, Section:

Consideration and action
within an existing public
Eden Water Works Company.
Administrative

Tuesday, March 26, 2019
Eden Water Works Company
Dan White

CUP# 2019-03

3300 North 5100 East, Eden
0.89 acres

AV-3

Public Utility Substation
Well House

22-021-0024

T7N, R1E, Section 27

2 5 o reconstruct a well house
utility substation, known as Kammeyer Well, owned by

Adjacent Land Use
North: Residential South: Open Space
East: Open Space West: Open Space
Staff Information

Felix Lleverino
flleverino@webercountyutah.gov
801-399-8767

Report Reviewer: RK

Report Presenter:

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

= Title 104, Chapter 6 Agricultural Valley Zone (AV-3)

=  Title 108, Chapter 1 Design Review

= Title 108, Chapter 4 Conditional Uses

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

DACRKRE2I0OUINNL

The Eden Water Works Company is requesting approval of a conditional use permit to reconstruct a 16’ x 12’ or 192 sq. ft.
well house that will contain piping, valves, electrical controls, and chlorination facilities. The site-plan also indicates a new 10
x 10 retention pond that will be used for pump-to-waste of water and sediments. A public utility substation is listed as a
conditional use within the AV-3 Zone. A well house is considered an accessory to the public utility substation.

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

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

Zoning: The intent of the AV-3 zone can be further described per LUC §104-6-1 as follows:

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



Site development standards for the proposed public utility substation are outlined in the LUC §108-10-2 that shall be met as
part of the development process. The applicable standards are as follows:

Minimum yard setbacks:

o Front: “Front yard setback requirement may be reduced to no less than 10’ if the lot does not directly front
on a public or private street right-of-way.” This lot does not front on a public or private street right of way.
The proposed well house is 86.74 feet from the front lot line.

o Side: “The side yard setback requirement shall comply with the typical setback specified in the applicable
zone regulating the property.” The minimum side-yard setback for the AV-3 Zone is 10’. The well house will
be 108.54’ from the nearest side property line.

o Rear: “The rear yard setback may be reduced to 10’ in the agricultural zone.” The well house will be 28.86’
from the rear property line.

o Minimum lot area and width: “No minimum lot area or width, provided that the lot or parcel shall contain
an area and width of sufficient size and dimension to safely accommodate the utility facility or use, any
necessary accessory use, any landscaping required by this Land Use Code, the required setbacks, and space
to park two maintenance vehicles.”

Main Building height:

o Height: The maximum height in for a main building in the AV-3 Zone is 35 feet. The proposed well house
will be 12°.

Conditional Use Review: A review process has been outlined in LUC §108-4-3 to ensure compliance with the applicable

ordinances and to mitigate anticipated detrimental effects. The following is an analysis of the application reviewed against
the applicable conditional use standards:

Standards relating to safety for persons and property: The site plan indicates that the proposed structure complies
with yard setbacks and does not encroach upon property lines or public/private streets. The geologic map indicates
that this property is not within a geologic study area. The site is enclosed by an existing six-foot chain link fence to
prohibit trespassers.

Standards relating to infrastructure, amenities, and services: The well house will be used to house piping, valves,
electrical controls and chlorination facilities for the Eden Waterworks Water Company.

Standards relating to the environment: Environmental hazards are not anticipated with this proposal. The
chlorination area within the well house will meet the Utah State Division of Water Rights requirements for safety.

Standards relating to the current qualities and characteristics of the surrounding area and compliance with the intent
of the general plan: The proposed well house will be built to resemble an existing well house that is located on Wolf
Creek Drive at approximately 3650 North (see Page 13).

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

Consideration related to Screening. The site is screened by a line of tall trees and is not visible from 5100 East street
(see Exhibit E).

Considerations relating to traffic safety and traffic congestion. Traffic safety hazards and congestion are not
anticipated with this project. The Kammeyer site is 500 feet from 5100 East Street and the site will be visited
infrequently for maintenance.

Considerations relating to landscaping. Ogden Valley Landscape Standard requires that a minimum of 20% of
the project area be landscaped. 76.2% of the site will be reclaimed to its natural state of perennial pasture
grass. The Eden Water Works Company will distribute a native seed mix that will become established by natural

~ processes and regular visits to the site to manually water (see Exhibit E). The landscape plan is compatible with

the mountainous landscape of the Ogden Valley.



Considerations relating to buildings and site layout. The proposed 192 square foot well house will be identical to
the structure shown on page 13. The roof will be a non-reflective brown colored metal material, exterior siding
material will need to be wood or hardi-board, and the rock wainscot adheres to the standards. The exterior
design shall conform to the Ogden Valley Architectural Design Standards (see the building image on page 13).

Considerations relating to utility easements, drainage, and other engineering questions. The applicant will need to
adhere to all conditions of the planning report. Weber County Engineering and the Fire Department have stated
their approval and have no concerns with the proposal.

Considerations relating to prior development concept plan approval associated with any rezoning agreement planned
commercial or manufacturing rezoning or planned residential unit development approval. This addition will take
place within a property that contains existing wells, in which, the Planning Division was unable to find a Conditional
Use Permit for.

Review Agencies: Prior to the commencement of work, all requirements from applicable review agencies must be met.

Conditional use approval is pursuant to LUC §108-4-4, under “Decision Requirements”, which states:

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

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

The Planning Commission may impose additional conditions in order to ensure full compliance with the required standards.
The Planning Commission should consider the following questions:

= Does the submittal meet the Uniform Land Use Code of Weber County? If no, then what conditions
could be added in order to comply?

= Have the "Decision Requirements” and other applicable ordinances been met?

The Planning Division recommends approval of file## CUP 2019-03, a conditional use permit for a public utility substation well
house, located at approximately 3300 North 5100 East, Eden. This recommendation for approval is subject to all review
agency requirements and with the following conditions:

1.
2.

3.
4,

The well house will be kept in good repair.

A minimum of 20 percent of the project area will be restored to its natural pasture grass state and reestablished by
hand watering for the first year.

Any further additions will undergo the Conditional Use Permit Amendment Praocess.

All exterior material will comply with the Ogden Valley standards including siding, roofing, and windows.

This recommendation is based on the following findings:

L

ERs o

The proposed use conforms to the Ogden Valley General Plan (see the 2016 Ogden Valley General Plan Chapter 7:
Utilities and Public Services).

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

The proposed use, if conditions are imposed, will not be detrimental to public health, safety, or welfare.

The proposed use, if conditions are imposed, will comply with applicable County ordinances.

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

A. Site plan



B. Construction Drawings
C. Street View Photos

D. Aerial Photos

E. Landscape Plan
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