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(WEBER COUNTY

OGDEN VALLEY PLANNING COMMISSION

PLANNING MEETING AGENDA

Pledge of Allegiance
Roll Call

Meeting Location: EDEN PARK
5510 E 2100 N, EDEN UT
October 03,2017
5:00 p.m. - 8:00 p.m.

(Note: The meeting location is different than normal.)

1. Minutes: Approval of the April 12, 2016 and May 17, 2016 Meeting Minutes

2, Petitions, Applications and Public Hearings

2.1. Legislative ltem
a. New Business
1. ZDA 2017-02

Consideration and action on a request to amend Eden’s Blacksmith Village zoning
development agreement that was originally approved as part of Ordinance 2008-17 and
amended as part of Contracts C2010-100, C2011-38, and C2013-197. The requested
amendment involves changes to the conceptual plan, a time extension, and the
removal of previously imposed limitations and restrictions. The site is located at
approximately 2145 North and 5500 East in Eden.

2. Remarks from Planning Commissioners

3. Planning Director Report

4, Remarks from Legal Counsel

5. Adjourn Public Meeting to Convene to a Work Session

WS1. DISCUSSION:

WS2. DISCUSSION:

Regarding adding “conference/education center” to the list of allowed uses in the
Shoreline (S-1) Zone and/or to Agri-tourism farms designated as “small farms”
(10-<20 acres)

ZTA 2017-11: Discuss ongoing changes to the Ogden Valley Sign Co

The meeting will be held in the Eden Park, 5510 E2100 N, Eden UT

No pre-meeting is scheduled for a work session

(In compliance with the Americans with Disabilities Act, persons needing auxiliary services for these meetings should
call the Weber County Planning Commission 24 hours in advance of the meeting at 801-399-8791)




Staff Report to the Ogden Valley Planning Commission

Weber County Planning Division

Application Information
Application Request: Consideration and action on a request to amend the Blacksmith Village (2145 North and
5500 East, Eden) zoning development agreement that was originally approved as part of
Ordinance 2008-17 and amended as part of Contracts C2010-100, C2011-38, and C2013-
197. The requested amendment involves changes to the conceptual plan, a time
extension, and the removal of previously imposed limitations and restrictions.

Agenda Date: Tuesday, October 03, 2017
Applicant: Horseshoe, LLC
Authorized Agent: Shawn Clegg
File Number: ZDA 2017-02
Property Information
Approximate Address: 2145 North and 5500 East Eden, UT
Project Area: 1.31 Acres
Zoning: Commercial Valley-2 (CV-2)
Existing Land Use: Blacksmith Village Commercial Development
Proposed Land Use: Blacksmith Village Commercial Development
Parcel ID: 22-047-0040

Township, Range, Section: Township 7 North, Range 1 East, Section 34

Adjacent Land Use

North: Residential South:  Agricultural/Residential
East: Public Park West: Agricultural

Staff Information
Report Presenter: Scott Mendoza

smendoza@co.weber.ut.us
801-399-8769
Report Reviewer: RG

Applicable Ordinances

=  Title 102 - Administration, Chapter 5 - Rezoning Procedures
= Title 104 - Zones, Chapter 21 Commercial Valley (CV-2) Zones

Summary of Request

The applicant is requesting an approval to amend the Blacksmith Village zoning development agreement that was originally
approved as part of Ordinance 2008-17 and later amended as part of Contracts C2010-100, C2011-38, and C2013-197. The
requested amendment involves changes to the conceptual site plan and the final, un-built commercial building (Labeled as
New Building C on Exhibit B plans), a time extension, and the removal of previously imposed limitations and restrictions.
See Map 1 (on page 5 of this staff report) for the project location map.

o See Exhibit A for the applicant’s request letter.

o See Exhibit B for the existing conceptual development plan and a schematic elevation of the final, un-built
commercial building that is part of the most recently approved zoning development agreement filed as Contract
#2013-197.

o See Exhibit C for the newly proposed conceptual site plan and new renderings of the final, un-built commercial
building.

o See Exhibit D for the existing zoning development agreement (Contract #2013-197) in its entirety.

O  See Exhibit E for a complete list of allowed uses in the CV-2 Zone.
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background and Project History

The Jesse Wilbur Blacksmith Shop is a single-story; Victorian-type brick building that was constructed in 1898. It serves as
the anchor and is a part of an existing 1.31 acre commercial development that consists of a new single-story; brick-faced
building that is directly connected to the south wall of the Blacksmith Shop. The site also consists of and is divided by a
two-lane driveway that leads to a rear parking lot that serves another (2-unit) brick commercial building that is located
approximately 55 feet south of the Blacksmith Shop an its addition. All recent construction mimics late 19" and early 20"
century commercial architecture; however, the new materials and detailing used are different enough to provide a visual
delineation between the new structures and the original Blacksmith Shop.

The current approval covers an area approximately 1.31 acres in size which was rezoned from Agricultural Valley-3 (AV-3)
and Commercial Valley-1 (CV-1) to Commercial Valley-2 (CV-2). The intent of the commercial area is to develop new
professional office and retail space with a focus on the preservation of the historic Blacksmith Shop.

The following provides a project history:

o The Blacksmith Village site was zoned entirely Agriculture Valley-3 (AV-3) until October of 2000. At this time, the
very first request to rezone the property was approved, creating a 0.21 acre area of Commercial Valley-1 (CV-1)
Zone over and around the existing Blacksmith Shop structure only. The development agreement associated with
this approval limited uses, within the Blacksmith Shop, to a blacksmith shop, museum, gift shop, or antique shop.

o InJune of 2008, Weber County approved a request to rezone the Blacksmith Shop site and an additional 1.10 acres
to the Commercial Valley-2 (CV-2) Zone. The Ogden Valley General Plan did not support the expansion of
commercial uses in the area; however, it specifically listed the Blacksmith Shop as a historic site that should be
preserved. In an effort to use zoning as a historic preservation tool, the County agreed to rezone the entire 1.31
acres but required that the Blacksmith Shop be structurally protected, preserved, and placed on the National
Register of Historic Places. An expanded, but limited, list of uses was also incorporated into this approval.

o In May of 2010, Weber County approved an amendment to the 2008 concept development plan. The revised
concept showed a new design for the Blacksmith Shop addition and the second commercial building. It also moved
the western most building (“Building C”) from the southwest corner of the property to the northwest corner of the
property.

o In March of 2011, the County approved another revision to the concept development plan. “Building C” was
redesigned (to match the two existing buildings fronting on 5500 East Street), the pedestrian plaza area (behind
the Blacksmith Shop) was reduced in size, and the southern building was added to phase 1 of the project.

o InJuly of 2013, Weber County approved a request and amended the project’s zoning development agreement in
order to extend the project’s completion date until June 23'd, 2018. See Exhibit B for the existing conceptual
development plan and schematic elevation for the final, un-built commercial building that is part of the most
recently approved zoning development agreement filed as Contract #2013-197. See Exhibit D for the existing
zoning development agreement (Contract #2013-197) in its entirety.

o In October of 2016 and after a rigorous application process, the Blacksmith Shop was placed on the National
Register of Historic Places. It stands as the only structure in the Ogden Valley to have this designation.

Proposed Agreement Amenaments and Assessmern

Since the approval of the last amendment to the Blacksmith Village development agreement, the applicant has discovered
an opportunity to preserve another historic building that was constructed on a different property located in western Weber
County. The applicant has also realized that the Ogden Valley General Plan has been updated to now show historic “Old
Town Eden” as a “village area” that is an appropriate area for new and diversified commercial development.

The following provides a description of the proposed amendments and a planning staff assessment:

1. Revise the plan for the final, un-built commercial building (labeled as “New Building C” on Exhibit B plans) in order
to replace it with a historic West Point Canning Co. building which will add approximately 4582 square feet to
“Building C's” conceptual footprint. The existing concept shows “Building C” as having a footprint of 3500 square
feet.

Planning Staff Assessment: An increase in the building’s footprint will not negatively affect auto or pedestrian
traffic circulation or views from 5500 East Street or Eden Park. Also, the proposal is consistent with the General
Plan’s guidance to encourage the construction of buildings that promote historic and rural character. The Plan
suggests that the County limit increases in commercial development to village areas shown on the General Plan’s
Village Areas Map (Map 6).
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2. Add arustic water tower, to the plan, that will contribute a rural aesthetic and serve as a landmark.

Planning Staff Assessment: Section 108-7-5 (Exceptions to Height Limits) of the land use code allows water tanks
and other similar structures to be constructed to heights that exceed the height limit set by the zone in which the
structure is located. Because the code allows an increase in tower height but does not provide a specific height
limit, the commission may consider setting a maximum height limit. The water tower’s ability to serve as a
landmark may contribute to the community’s identity and future development of Old Town Eden’s “small area
plan”, as described in the Ogden Valley General Plan.

3. Keep all originally imposed conditions found in the current zoning development agreement’s Exhibit C; however,
remove all limitations and restrictions on uses. See page 12 of 14, of Exhibit D, for all imposed conditions,
limitations, and restrictions on allowed uses.

Planning Staff Assessment: The 2016 Ogden Valley General Plan has been updated and now identifies the area,
around Eden Park, as a “village area” that is appropriate for future commercial development. Due to the changes
in the General Plan, the commission may consider removing all limitations on uses and allowing all uses provided
for in the CV-2 Zone except for those that offer motor service and repair, outdoor and RV storage, and indoor
storage units. See Exhibit E for a complete list of all uses provided for in the CV-2 Zone.

4. Extend the existing project completion date of June 23, 2018 to June 23, 2023.

Planning Staff Assessment: Construction of the first two buildings and the project’s interface with 5500 East Street
and the general public is now complete; therefore, the commission may consider eliminating a completion date
from the development agreement.

The following provides general information related to the CV-2 Zone and rezoning procedures:

CV-2 Zone
Section 104-21-1 (Purpose and Intent):

“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 region of the county like the Ogden Valley. Areas with CV-2
zoning have a principal patronage which originates throughout the Ogden Valley or is due to 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.”

Rezoning Procedures

Section 102-5-2 (Development to be in Conformance with the General Plan):

Since the purpose of zoning regulations is to promote the general welfare, safety, health, convenience and
economic prosperity of the county, it is county policy that rezoning of property, should further this purpose,
by complying with the county’s general plans.

Section 102-5-5(a) {Concept Development Plan):

The concept development plan shall be submitted with a rezoning application, and shall supply sufficient
information about the development to assist the planning commission and county commission in making a
decision on the rezoning application.

Section 102-5-8(a) (Development Agreement):

The county commission may require an applicant, at the time of zoning approval, to enter into a zoning
development agreement which specifies and details the applicant's responsibilities and commitments in
carrying out the development contained in an approved concept development plan and which lists the
conditions and limitations of development imposed by the county and also the contemplated action of the
county in case of defauit by an applicant or any successors in interest in the rezoned property.
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Based on staff's assessment, it has been determined that the proposal conforms to the Ogden Valley General Plan by:

O

Developing a commercial project within an established commercial village area. (2016 OVGP — Commercial
Development Principle 1.1, pg. 25).

Developing a project that is compatible with the character of Ogden Valley. (2016 OVGP — Commercial
Development Principle 2.1, pg 25). The Blacksmith Shop is used as an example of a quality development in the
General Plan (pg. 26).

The following are suggested considerations:

stait

= |s the proposed amendment consistent with the vision of the area?

= Does the proposed amendment conform to the Ogden Valley General Plan?

= Does the proposal to amend the conceptual development plan negatively impact the surrounding
properties and uses?

Recommenaation

mejiteg

The Planning Division recommends approval of the request to amend the zoning development agreement that was
previously approved as Contract #2013-197. This recommendation is based on the proposal conforming to the Ogden
Valley General Plan and is specifically described helow:

L.
2
3.

Amend the concept development plan as proposed.

Limit the proposed water tank to a specific height as determined by the planning commission.

Retain all conditions as listed in the Conditions section of Exhibit C found in the existing development agreement
(C2013-197) attached to this staff report as Exhibit D.

Eliminate the restriction of having no more than two bays for antique car restoration and clarify that the
restriction, of having no more than fifteen cars on display, is intended for “outdoor” display only.

With the exception of Limitation #3, eliminate all other (Limitation #1, 2, and 4) limitations listed in the Limitations
section of Exhibit C found in the existing development agreement (C2013-197) attached to this staff report as
Exhibit D.

Allow all uses provided for in the CV-2 Zone except for those that offer motor service and repair, outdoor and RV
storage, and indoor personal storage units. See Exhibit E for a complete list of all uses provided for in the CV-2
Zone.

Eliminate the project completion date from the development agreement.

EXNIDILS

A. Applicant’s letter requesting the amendment to the existing zoning development agreement (C2013-197).

B. Existing concept development plan and schematic elevation of the final, un-built commercial building.

C. New and proposed concept site plan and new renderings of the final, un-built commercial building {(West Point Canning
Co. Building).
Existing zoning development agreement filed as Contract 2013-197.

E. Complete list of Commercial Valley-2 (CV-2) Zone uses.
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Exhibit A

To: Weber County Planning Department

Date: September 12, 2017

On July 10", 2013 an amended Zoning Development Agreement between Horseshoe LLC and Weber
County Corporation was filed and recorded in Weber County for the property generally located at 2145
North and 5500 East within the unincorporated area of Weber County, Utah. Horseshoe LLC has
completed the buildings and installed all landscaping and parking shown in the site plans for Phase 1.
The Blacksmith Shop and surrounding buildings including landscaping were carefully designed and built
and complement the surrounding park and town center. The Ogden Valley General plan states “Old
Eden is smaller than Huntsville but also has a unique historical character and a community-oriented
town center. Small local retail establishments border the western and northern streets of Eden Park.
The commercial structures in Old Eden, although different in architectural style, rely on historical details
and character and provide an attractive, walkable commercial center.” Horseshoe LLC has proven that
their designs and plans not only fit in line with the guidelines of the General Plan but the blacksmith
shop site is used as an example of architectural style elements within the General Plan. This site also sits
within a designated Village area that is designated for Commercial Development within the General
Plan. The Blacksmith Shop since the completion of Phase 1 has been listed on the National Register of
Historic Places and is currently the only structure in the Ogden Valley with this designation.

Horseshoe now desires to move forward with Phase 2 and is requesting the following changes and
updates to the Zoning Development Agreement.

1) Section 2. The petitioner will develop the subject property based on the concept development
plan attached hereto and marked as Exhibit B. The attached plan may be refined and modified
but the general concept of the plan will not be changed without prior formal approval of the
County. The petitioner will complete the project within 15 years of the original rezoning
approval date (June 23, 2008).

2) Removal of Limitations and restrictions on Uses in Exhibit C and substitute uses with current CV-
2 permitted and conditional uses

The design concept for Phase 2 has changed and Horseshoe LLC requests approval to increase the
building footprint and modify the general design and site plan for phase 2 which will be attached as a
new Exhibit B to the new amended Zoning Development Agreement. The design changes come as a
result of the opportunity Horseshoe LLC had to take down the old West Point Canning Co building in
West Haven, UT. The former owners of the building and property were making plans to demolish the
building to make way for a municipal building. Horseshoe LLC was able to step in and offer to take down
each brick one by one, remove all timbers and building materials pounding out all of the nails and
fasteners at a significant cost and has stored all materials with the intent of rebuilding the West Point
Canning Co. building at the Blacksmith Shop site in Eden saving a historic building that would have
otherwise been lost. The architecture, brick, design and landscaping of Phase 2 not only compliments
the existing development but also aligns well with the general plan.



Exhibit A

In Chapter 5. Commercial Development of the Ogden Valley General Plan the following are desires from
the Residents of Ogden Valley concerning commercial development along with Commercial
Development Principals and Implementation of the County.

“Residents desire that new commercial development be located and clustered in one of the existing
commercial areas.”

Commercial Development Principle 1.1 and Implementation 1.1.1 and 1.1.2 call to “limit all new
commercial development in the Ogden Valley planning area to Huntsville, the resort areas, and the
village areas, as shown on Map 6” which identifies the current property as sitting within the center of
the depicted Village area designated for commercial in Old Eden Town. Due to this development sitting
within a commercial area within the general plan we are requesting that the limitations on uses are
removed so the development can be on the same playing field as current and future commercial

neighbors.

“Residents would also like for commercial development in each area to have a consistent design
theme.”

“Residents have expressed a strong desire for better design coordination, improved pedestrian spaces,
and greater emphasis on quality architecture and landscape design for commercial buildings and areas.”

“new projects in the commercial areas defined above should adopt designs that reflect Ogden Valley’s
existing historical rural character and land use patterns.”

Commercial Development Principle 2.1 and implementation 2.1.1 Require new commercial
development to “conform to community design standards to ensure compatibility with the character of
Ogden Valley and to provide for aesthetic and functional transition to surrounding residential and

agricultural areas.”

As Horseshoe LLC has shown in Phase 1 the quality of architecture, design, landscaping and build
materials used is exceptional and as a result the development is used as an example for design
standards within the General Plan. Phase 2 will complement existing structures and also aligns with the
historic feel of the Old Town Eden area. The West Point Canning Co building was a historic building in
rural Utah and the opportunity to save this structure and have it in our Old Town Eden Center is
phenomenal and will increase the rural character of the area. Old West or mine-town architecture which
is one of the three architectural style element standards listed in the General Plan and Phase 2 along
with Phase 1 exemplifies this architectural style element standard.

Horseshoe LLC looks forward to continuing our work with Weber County in improving Old Eden Town
area and specifically the Blacksmith Village development.

Si

Pamela Collard, Manager
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