WESTERN WEBER PLANNING COMMISSION

MEETING AGENDA

WEBER COUNTY

November 15, 2016
5:00 p.m.

Pledge of Allegiance
Roll Call:

1. Minutes
1.1. Approval of the August 09, 2016, September 10, 2016, and the October 11, 2016 meeting minutes

2. Consent Agenda
2.1. DR2016-10 Consideration and action for a design review for Grant Trucking Maintenance Shop at
approximately 910 West 24 South - Dave Grant, Applicant; Steven Peterson, Agent

2.2. DR2016-12  Consideration and action for a design review amendment of original file #MSP2004-02 requested
by WinCo Foods, located at 2423 Rulon White Blvd. - Brandon John, Agent

2.3. LVG082416 Consideration and action on a request for final approval of Gallop Bend Subdivision, consisting of
20 lots, and located at approximately 3662 West 2550 South. There will be two accesses to this
subdivision, one from 2550 South and the other from 2475 South — Dwight Pincock, Applicant

2.4, LVS082616  Consideration and action on a request for preliminary approval of the Saddlebred Acres
Subdivision, consisting of 24 lots, and located at approximately 4000 West 2200 South — Ivory
Homes, Applicant; Chase Freebairn, Agent

3. Administrative ltems
3.1. CUP2016-19 Consideration and action for a conditional use request for Terakee Farm, a 232 unit Planned
Residential Unit Development, located at approximately 700 North 3600 West - Harold P. Eborn
Family Protection Trust, Harold H. McFarland & Marva C. McFarland, Trustees, and Brad Blanch,
Applicants; Brad Blanch, Agent

4. Discussion Item Request to discuss options for a proposed subdivision, Taylor, Vista, that would be located
approximately at the corner of 2550 S. 4700 W. in Taylor — Carson Jones

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

Remarks from Legal Counsel

Adjourn
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The regular meeting will be held in the Weber County Commission Chambers, in the Weber Center, 15 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




Minutes of the Western Weber Planning Commission meeting of August 09, 2016 held in the Weber County Commission
Chambers, 2380 Washington Blvd. Floor 1, Ogden UT

Members Present: Roger Heslop
Jannette Borklund
Wayne Andreotti
Jennifer Willener
Blake Hancock

Member Excused: Chair Mark Whaley
John Parke
Staff Present: Rick Grover, Planning Director; Charles Ewert, Principal Planner; Ronda Kippen, Principal Planner;

Chris Crockett, Legal Counsel; Sherri Sillitoe, Secretary

e Pledge of Allegiance
¢ RollCall

Vice Chair Heslop indicated that Chair Whaley and Commissioner Parke had asked to be excused. He also welcomed two
new Planning Commission members; Jennifer Willener and Blake Hancock.

1. Approval of the Minutes
1.1. Approval of the June 14, 2016 meeting minutes

Vice Chair Heslop declared the minutes of the June 14, 2016 meeting approved as written hearlng no comments in
opposition.

2. Administrative ltems
2.1.LV041116 Consideration and action on a request for preliminary approvai of Vaquero Village Cluster Subdivision
(13 lots) at approximately 900 South 7100 West — Dean Barrow, Agent

Ronda Kippen presented a report and stated that the developments in this zone really do not play a key factor due to
the homes being mainly single family residences and they have the same standards as single family residences. The
project area is 12.89 acres and it is in a split zone between A-1 and A-2 Zone. The cluster subdivision ordinance lists
criteria for an applicant to request bonus density. In this case, the applicant is requesting a 16.3 percent bonus density.
They have a base density of 11.18 lots after taking out thelr right of way and the open space. They are requesting to
have an additional 10% bonus density for meeting the ordinance purpose and intent and an additional 15% for public
access to the open space. The roads as well as the trails are being stubbed to the northern property that is not part of
this development. The applicant is setting aside 32% of the development for open space which will be used for trails
that will access future phases with certain amenities. The way the development is laid out, all of the lots meet the 60
ft. frontage requirement. The front yard setback is 20 ft. minimum as well as an 8 ft. slde yard. They will be able to
have an average building height of 40 ft. The overall development meets all of the design standards. The applicant is
proposing street trees along both sides of the street as well as street lights.

The lake in a future phase will provide the water storage for the entire subdivision and they will have individual lot
septic systems. The culinary water will be provided by Warren/West Warren Water District. All of the agency review
items will need to be taken care of before final approval.

Staff recommends preliminary plat approval of Vaquero Village Cluster Subdivision. This recommendation for approval
is subject to all review agency requirements and based on several conditions listed in the staff report which include the
bonus density percentages granted as well as the landscaping plan, drinking water requirements, fencing requirements,
a capacity assessment letter on the water system, secondary water provisions, feasibility from the Weber-Morgan
Health Department approving septic system feasibillty, etc.

This recommendation is based on the following findings:

1. The proposed subdivision conforms to the West Central Weber County General Plan.

2. The proposed subdivision will not be detrimental to the public health, safety, or welfare.
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Western Weber Planning Commission August 09, 2016

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

4. With the recommended conditions, the proposed subdivision complies with all applicable County codes.

S. The proposed cluster subdivision meets the purpose and intent of the cluster subdivision standards (10%), and that
adequate open space with public access has been made part of the design (15%) to approve a bonus density of 25% to
the development.

Ronda Kippen clarified for Commissioner Borklund that the applicant is just asking for 13 lots because they believe
these are the size of lots that will sell. Commissioner Borklund asked if storm water is being addressed. Mrs. Kippen
replied that that would be addressed at final approval with providing construction drawings that will provide the storm
water detention/retention plans.

wns that water.
nds that you cannot flood irrigate if you have
m if they have to have their septic tanks 100

responsible to put the pu '
neighbor for a width of 30

the irrigatio
other requir

not their plan to cover the dit ‘they have not heard the code requirements regarding whether they are required
to cover it. Regarding who owns:the water that comes from Warren irrigation into the system, their family owns 37
shares and rents 30+ shares. They will give it to the home owner’s association until the lots are sold. There is a small
amount owing on that parcel; it is a private deed with his family and they can ensure the amount of open space and
they can deed it if need be. Regarding the second arena, it is a private entity and it doesn’t matter what anyone else
cares or wants. Their plans are to have an indoor arena for the winter months. It will be a higher-end equine facility
and it is not part of this phase. Regarding septic system and that function; it is a public health issue and the Health
Department will be addressing the water safety and septic systems.

Commissioner Borklund indicated that one of the conditions of approval is finding if there is any water In a canal over 5
s feet; if so, the canal will be required to be fenced. Justin Barrow stated that the ditch has very minlmal water flow
and they will comply if found it is over 5s feet.

W
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Western Weber Planning Commission August 09, 2016

Planning Director Grover indicated that one of the questions they came up with is that they pulled a portion of
property next to Lot 5; so is what was represented to staff different from what is being requested right now? Justin
Barrow indicated that this is their first development; they were new at this and when they approached the Weber
County Planning Commission staff, it was their understanding that they could sell the open space to people outside the
subdivision. They were approached by the neighbor Jim Davis who wanted to buy a small piece of property with the
agreement that it remain in open space forever. Where the trail turns and goes back to the east, the small parcel that
goes over to the back of lot 3 is what they sold to Jim Davis. If needed and if Jim’s wish, they could reconfigure the trail
and enter at a different point; they could address that before final approval. There are legal documents that he agreed
to sign that they would leave it is open space. If they need to get more open space they will. Jim Davis has agreed to
add that portion to their open space.

Commissioner Willener stated that in the rendering the trails splitting the.property within Lot 3 and Lot 2, it looks like
the trails are on the property Itself. Dean Barrow stated that this is ror; it will be open public space. if at final,
their engineer may need to help them tweak it a little bit.

Commlssmner Andreotti asked the plan for parking and the pub ic:access’ to:' he trails system. There is heavy traffic on
12" street as well. The West Warren Park District has a laf e tax base bécause of the industry to the west. Justln
Barrow indicated that the park has a heavy tax base a S A
nice amenities and a bowery. In his proposed master
boundary. They want the entire public to access the:
come to the County sometime in the future to request a
and have the public benefit from that.

is their hope that they will
want to put fish in the lake

Commissioner Borklund asked if the walkw
Is to have a 3 ft. solid surface for safe joggin
for people to access the entire subdlvmon, pai
incorporate that into the com

gravel. Dean Barrow indicated that their hope
£; hard rock surface for horse and bicycle travel

y water system. Justin Barrow stated that Reeves and

Commissi
r ‘any further questions at the final approval stage. The

Company

Commissioner Borklund:
to be on this property? )
drawings. Jim Davis would 'e'l,t_,"" Ve-'to be part of this development or that portion of the property would have to be
removed from this subdivision“Yotcan only sell open space to people outside of a cluster subdivision if the property is
larger than 10 acres. They could take that trail, do an easement in between Lot 5, do an easement in between Lots 2
and 3 and still make the connectivity there. However, it would change the open space calculations and they would
need to recalculate them to make sure that they are meeting the required 30%. The trees would need to be removed,
but they did not include them in the original calculations because there were not enough trees.

Chris Crockett asked if they have copies of the document or agreement they made on the sale of the property. Chris
Crockett indicated that he would like to look at that agreement to make sure it is part of Lot 5.

Brent Davis, 7406 W 900 S, presented a letter dated August 09, 2016 from Elaine T Davis and Jim D Davis who asked
that he deliver the letter. They are opposed to his ground being part of the subdivision.

M
o T T e e e ——
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Jannette Borklund stated that this is preliminary approval and after revisions, at final they wiil see the comments and
concerns addressed. After final, it will be taken to the County Commission due to the escrow they would be holding. If
some property has been sold, she would anticipate seeing that taken out; she would anticipate seeing the revisions to
the trail, with that open space shown, and then how they would like to see the trail linked in eisewhere in a modified
landscape plan. The final comes back for the Planning Commission to recommend approval and then it would go to the
County Commission. Water and sewer is always a concern but that is up to the Health Department. it would not fall on
the first owner of the property in the HOA. Most HOA’s are set up to not transfer all of those things until it is at least
75% owned. The Engineers can look at the drainage ditch to determine the water flow so they can determine that it
can be fenced. All of the open space would have to be irrigated by pressurized irrigation.

In answering some of the questions, in the A-2 Zone, you cannot have outdoor animals if you do not have more than
two acres. Thatis where a private riding arena would be beneficiai to the gwners in that zone because they could have
an agricultural parcel with a riding arena/equestrian center that could then-house the animals. Where these are all
smalier lots, there would not be the ability to have food production ¢ s kept on these lots.

subdivision wiil not be detrimental to the public health
_ of the general area so as to negatively impact surroun

commended condition that
2d: uster subdivision meet the

need to be provided to the County for
quurements for each lot or if they areto

nstall a non-ciimbabie fence of not less than 5
subdivision. Prior to submitting the final subdivision
ed to the Pianning Division. Prior to final approval of the

subdivision,
Department

{, and that the trail be reaiigned along the property iine of Lot 5 to connect
“the public sidewalk and that storm water be taken care of, Commissioner
vote was taken and Vice Chair Heslop stated that the motion carried by a
oners Borklund, Andreotti, Willener, Hancock and Vice Chair Heslop voting aye.

of pavement and 3 ftiio:
between Lots 2 and 3
Andreotti seconded the mot
unanimous vote of 5-0; with Ci

3. Legisiative Items

3.1. ZTA2016-01 Consideration and recommendation on a proposal to amend the following sections of the
Weber County Land Use Code: Definitions (§101-1-7), General Provisions (§102-1), Naturai
Hazards Overiay Districts (§104-27), Supplementary and Qualifying Reguiations (§108-7) and
Hiliside Development Review Procedures and Standards (§108-14) to clarify that the
Pianning Commisslon is not the only land use authorlty over projects with natural hazards,
and to provide clarity, remove redundancies, and inciude process steps and appeal
provisions for natural hazards reviews

W
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Western Weber Planning Commission August 09, 2016

Charles Ewert stated that a lot of collaboration went into this ordinance amendment to provide for better clarity. The
current Natural Hazards Code only addresses the Planning Commission as the Land Use Authority. They wanted to
address some potential liability. They took a full view of Natural Hazards regulation in the Ogden Valley. In this review,
they found some weakness in the ordinance. Weber County had an on-staff Geologist in the mid 90’s. Some
communities have taken a hand's off approach and do not ask if there are geologic hazards. This ordinance is asking
that the applicants do their own checks and balances. This ordinance requires that the State licensed Professional
Geologist {(PG) and the project’s Civil Engineer provide a letter stating they have reviewed the report and have designed
to that. The letter from the PG will state that they have reviewed the Civil Engineer’s work and agree they have
designed to our concerns. This is getting the private market to provide the checks and balances so that we do not have
to contract with geologists to make those reviews. In the world of geology you get into steep academia; there can be a
lot of personal conflict and interpretation which is why we went the direction we did. On Page 26 of 29 or page 31 and
64 of the entire report, there is a table that tells when a geologic hazards:teport is required. This list addresses every
hazard that exists. There are a few lines that tell you what a natural ha hall include. Under Section B, Part 2, the
Engineer will still review the reports.

In the reviewing section: Commissioner Borklund asked a qu
appeal process in the proposed ordinance amendment. In th
one that has technical aspects due to geology (Sec. 108_-2

Is under the appeal section. There is an
iazards, there are two appeal reasons;

There were a couple of people stand up |n the Ogden Valley.Planning Comm:ss:on me .

g that stated that the County

be removed or becomes unsafe, does it
ordinance well, the intent is to put as
vledge. Technically, the work that the

areas that previously were not clear.

Commissioner Andreotti stated that he believes the ordinance will be a good thing because they are not geologic
experts and cannot answer various questions of liquefaction, etc.

The members thanked Charles Ewert for spearheading the ordinance amendment and the work he has done.
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Western Weber Planning Commission August 09, 2016

Annie Crawford asked the difference between a surveyor and a geologist. Doesn’t the surveyor have to determine the
hazards on the ground? She paid a surveyor years ago $7,000 to determine and teli her that her property was sound.
He drilled pot holes in his research to tell her what could be done on her land and whether it was stable. Director
Grover stated that surveyors look at the property lines to determine the boundaries. Surveyors iook at the subdivision
boundary lines and a geologist looks at whether the land is stable by trenching. She may have had a surveyor that had
some geologic training and may have done some trenching. Commissioner Borklund indicated that she learned in
college that Geology was rocks and dirt; what is underneath.

Charles Ewert stated that the Ogden Valley did review the ordinance and recommended approval in its current form.
Chris Crockett stated that he would feel fine with the WWPC proceeding.

MOTION:

3.2. ZTA2016-02 Public hearing to consider and take a
Residential Unit Development — PRU

that the added language provides for an qpen space plah
R ”lfnancial gua ]

the code when’
Planning Dire

cluster code) relates to th

Commissioner Borkiund stated: she remembers talking about this issue but they wanted to give some incentive for
someone to do a duplex rather than a regular subdivision. She doesn’t know if she should agree with it completely, but
it depends on how you want development to occur. Scott Mendoza agreed and stated that the reason it is there is to
act as an incentive; not necessarily a give-me, but something to get a land developer considering a cluster subdivision
in the first place. He agrees with Planning Director Grover; if you are foliowing ali of the design standards as today, you
should be meeting the purpose and intent of the code anyway.

Commissioner Borklund indicated that she believes the bonus density offered should be consistent with both zones.

Scott Mendoza stated that their legal counsel for the Ogden Valley felt like he would like to work on the language a
little bit; not to change it majorly, but maybe change the way the paragraph is structured.

e
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Western Weber Planning Commission August 09, 2016

Commissioner Borklund stated that her concern with a lot of open space is that it not be a weed patch.

Scott Mendoza stated that on Page 5 of 9 Line 214, has to do with plan approval and that they have to create an open
space plan. All of these suggested changes acts as an incentive and allows a developer to create a different project and
community.

Brad Blanch stated that he has some drawings that they reviewed last time that the Commissioners could look at. Mr.
Blanche stated that they are looking at a parcel of property that is 160 acres. He showed the members his proposed
project, which would include organic farming. Their design creates about 70 acres of open space. They are proposing
to have 80 ft. swaths of open space around sections of clusters. He believes the PRUD is a great concept that people
are not using. In Arizona, there is a development calied Agri-topia, which they are trying simulate. They want to create
an agricultural environment where they could have a useful organic far fizaround residential units. In answer to a
comment by Vice Chair Heslop, Mr. Blanch stated that they are talking a ' t-.the Harold McFarland property.

MOTION: Commissioner Borklund moved to recomm it ‘yal of ZTA 2016-02 to amend the Planned
Chapter 5) within the Weber County

i gs that the proposal conforms to the

DISCUSSION:

] ount of open space. With the scale of project
gh to get the density. Scott Mendoza stated

that that is not true necessarily, the zones are different.
innex into North Ogden when it is developed.

one it is 5% and in anotherit:i
There is very little F-40 Zoning. "~}

DISCUSSION OF AMENDMEI}}"
purpose and intent; eliminate

) To eliminate the bonus density offered for meeting the ordinance
ine 91 and line 113.

MOTION CLARIFICATION:

Commissioner Borklund indicated that her motlon was to recommend approval of the proposed ordinance
amendment, approval of ZTA 2016-02 to amend the Planned Residential Unit Development — PRUD Chapter (Title 108,
Chapter 5) within the Weber County Land Use Code with the removal of lines 91, 92 and lines 113 and 113; meeting
that the purpose and intent of intent of the chapter is a given as part of the PRUD regulations so that they do not need
to give them any bonus density for that. Commissioner Andreotti seconded the motion. A vote was taken and Vice
Chair Heslop stated that the motion carried by a unanimous vote of 5-0; with Commissioners Borkiund, Andreotti,
Willener, Hancock and Vice Chair Heslop voting aye.

—_—____——__—_————__———_—_—_'——___———————-—_—
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4.

Public Comment for items not on the agenda — None
Remarks from the Planning Commissioners

Commissioner Andreotti wished that people would get more excited about zoning. He believes it would save a lot of
time and effort. He will keep spreading the word. He wishes that they could get more participation on the front end of
any ordinance amendment discussions.

Report from Planning Director

Planning Director Grover reminded the members that the Fall Utah APA Conference was scheduled for October 6™ and
7™ at the Farmington Station and asked that if anyone would like tg;attend, they need to get with Sherri for
registration. g

Legal Counsel Report

Chris Crockett, Legal Counsel, welcomed the two new commlsslon rs. He thanked them for their service. Mr. Crockett
agrees with the participation on the legislative side. He be €s that to get't public participation on the legislative
side is great; it becomes hard because people haven't:looked at how somethin )| affect them without seeing an
actual application.

use “The use and storage 0 i
a ten-wheel truck to be used ]

i gnculturally rela such
ase for farm accessrgads, as well a5 salt for the need to de-ice such roads, etc. Mr. Martini can speak
‘elates to that. :

use them in“a
limited to, road’
to as how he dire¢

The challenged staff face
appear on the front end thatth

n this app ation, and Mr. Martini was made aware of the challenges, was that it didn’t
,as the same thing as what Mr. Martini was requesting. In order to find that his
use is indeed the farm storage:’ se, there are a number of questions staff has included in the memorandum that
they can ask Mr. Martini and get assurance. If each question is affirmative and they can find that this is indeed related
to farm operation, then he believes Mr. Martini could apply for a Conditional Use Permit.

The memorandum includes four questions to ask Mr. Martini. He included a sample site plan of the site.

A few things to talk about is the vegetation, buffering, trying to make the site as aesthetically pleasing in that area, but
also finding a way to try screen as much as possible without deteriorating the quality of the area. Some technical
questions will have to be worked through with his designer such as where the storm water detention area will go. Mr.
Martini’s Engineer at Gardner Engineering has shown on the draft site plan submitted that they intend to comply with
storm water controls. The plan shows that the long-term truck storage will be out on the lot and as repairs are needed,
they would be located in the shop building.

M
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Commissioner Borklund asked if the building is already there, and Mr, Ewert replied no; Mr. Martini will have a pre-fab
building, but will use materials to make it attractive and also utilize landscaping. All those things will be proposedin a
conditional use application if the issue goes further. Mr. Martini is here asking how to apply the ordinance given that it
was designed to create an avenue for additional supplemental farm income for agricultural operators to use this kind
of equipment off site in the way that he is using it. Staff wanted to verify that if the use came in as a full conditional
use permit application, that the Planning Commission would review the ordinance the same way and if not, they need
to find another way to do this.

Commissioner Borklund asked if staff feels that Mr. Martini’s operation meets the ordinance and Charles Ewert stated
that they need to have questions answered in order to determine that it does meet the ordinance. Mr. Ewert went
over some of the concerns he had:

Is the applicant limiting the use to ten wheel trucks? With the memor
Scott Martini's present operation that has since been sold. Charles Ew
wheel truck is modifying the wheels on the ordinance not the
pictures of a 10- wheel truck. The question is; what is signifi can

n“he provided some images he took of the
und after doing some research that a 10-
f trucks. Mr. Ewert showed the members
"10wheel truck?” Is it the weight of the load?
ded to provide a way for farm operators

If these questions can be
Permit.

In answer to:

he trucks go out in the morning and come back at night. It is not
oing and"'é'ommg back to the shop. Nothing will be sold out of the shop. The
shop is just a place toy '
his employees.

Commissioner Willener asked'Scott:Martini if he was the proprietor, and Mr. Martini replied that he is not proposing to
service out the property to others:“lt is his personal property..

Commissioner Hancock asked if he does long hauling: Scott Martini replied that once in a while they will go to Boise.
Mostly they pull belly dumps.

Commissioner Hancock asked how the business is tied to the farm, and Mr. Martini replied that he hauls sand for the
dairy and bedding or hay for the cows and also for down at the river. Commissioner Hancock stated that legally the
operation is a different entity than a farm, and Scott Martini replied yes.
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Commissioner Andreotti asked Scott Martini if he hauls for other farmers, and he Mr. Martini replied that he hauls sand
for Mr. Papageorge who owns the dairy. Commissioner Andreotti stated that the evolution of trucks is they come with
one set of tandems and then years later they come with the pusher wheels; the wheels are there for a reason and the
issue of the wheels does not bother him in the least. Commissioner Andreotti asked if he will keep any storage on the
property. Scott Martini stated that it is not a storage yard; it is just parking for the trucks. He may keep a few yards of
rotomill to put on the roads.

Commissioner Andreotti noticed that there will be landscaping planted as a buffer, and he asked Mr. Martini how far it
was from 4700 W to his gate and if he planned on putting up a fence. Scott Martini stated that he hasn’t thought of
putting a fence up unless there is vandalism. He would like to use the trees as a buffer.

Commissioner Borklund asked if there will be trailers sitting there. Scott Martini replied most of the time people want
the trailers, but occasionally people just want the trucks.

Commissioner Andreotti asked Mr. Martini if he hauls, and Scott Mat: lied no, he runs the trucks.

Commissioner Borklund stated that she believes the use fits o

it:doesn’t believe the ordinance fits. She
believes they need to propose an ordinance amendment. '

like some direction and:guidance. Only so much can be
0.not know how much response.or what type they will get.

Chris Crockett indicated that he believes Mr. Martin
predicted in the future. Until neighbors are noticed, they

Commissioner Hancock indicated that he doesn’t mind having isiness out there, but pesn ‘'t know how they

: |'nd|vndual property owners would not be notified because a specific site is not
proposed in an ordinance am iment. Chris Crockett indicated that they can notify the public. If they see an
ordinance being proposed in a particular area, they can go above and beyond that requirement; they can be creative.

Vice Chair Heslop stated that he believes it is a viable operation. He is probably the most affected because it is
adjacent to his property.

Commissioner Andreotti asked Mr. Martini if he is in a rush. Scott Martini stated that the property in Ogden went on
the market and it was sold in six days. That site was not a good site for the trucks due to the busy traffic on Second
Street.
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WS1, Amendments to the site development standards for public utllity stations and structures

Charles Ewert stated that they have a utility company that is locating the pump house on a site with an existing tank. It
cannot meet the front setback requirements. The site itself is a flag lot or it may even be a lot that has a private access
through another property. The front lot line of that lot is a good distance from a private right of way. They are asking
for some considerations of modifying that front set back from 30 ft. to something less than 30 ft. to help them get their
pump house there. In reviewing this issue, staff wondered what other utility companies are struggling with something
similar.

Charles Ewert stated that the members are being asked if they are okay with seeing an un-manned public utility
structure with less than a 30 ft. setback along the public right of way. The structure would not have people coming
there on a regular basis. If not, to solve this partacular case, they could say:on a flag lot that is removed from the public

d they wanted to keep on doing what they
Ce as you travel down a road.

fence

The significant difference:
highway.

WS3 - Amendmen '

communications and What are not.
Page 5, talks about what propriate to talk about in a pre-meeting and also in a work session.

Commissioner Borklund stated that sometimes they ask questions of the applicant in the pre meeting. Is it fair to ask
questions in the pre meeting when the questions are not on the record? Chrls Crockett indicated that they have been
notified of the pre-meeting but he doesn’t have a problem with the applicant being there, but if they have questions,
how far into the project do they get? Commissioner Borklund indicated that she doesn’t have a problem with the
applicant being there but believes their direction should be getting direction from the staff. She believes that if an
applicant has questions, they would need to ask those in the regular meeting. Chris Crockett agreed and stated that it
is a conservative approach. He will get with Ogden Valley’s Legal Counsel and do further research of the Open
Meetings Act.

Chris Crockett stated that the biggest thing he would like them to consider is the procedure of how the meeting
operates.

W
T ———— R — e ——e——
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Regarding the Consent agenda — what is appropriate to be on the consent agenda? If a planning commissioner feels
that it is not appropriate to be on the consent agenda, the rules give provisions on what to do.

Commissioner Borklund stated that they have talked a few times about having the applicant present their application
and then staff. Chris Crockett stated that is covered under Order and Decorum end of Page 7 continuing on Page 8.
Chris Crockett will look into this further and tighten up the details. Vice Chair Heslop stated that if the applicant wants
something approved, he believes they need to present the details of their project to the Planning Commissioners and
then staff can tell them how it fits within their code.

Chris Crockett indicated that the Rules of Procedure will not cover all cases. This might be an internal training that if

staff feels like they need to give a more in depth presentation at the beginning, they should be able to have the
flexibility to do that.

Commissioner Andreotti agreed with Mr. Crockett. There are so
relationship that staff has with forwarding and presenting the proj
presenters of information.

uations where applicants misunderstand the
ey are not their advocates, they are just the

Chris Crockett stated that maybe that is something tb
Statement. 2

The next section is the procedure of motions: How o
motions need to be made.

On the Last page, Page 12, it pertains to the

If the members have additional concerns,
Planning Commission at a future meeting.
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Minutes of the Western Weber Planning Commission meeting of September 13, 2016 held in the Weber County
Commission Chambers, 2380 Washington Blvd. Floor 1, Ogden UT

Members Present: Mark Whaley, Chair
Roger Heslop
Wayne Andreotti
John Parker
Jennifer Willener
Blake Hancock

Member Excused: Jannette Borklund

Staff Present: Rick Grover, Planning Director; Chris Crockett, Legal Counsel; Sherri Sillitoe, Secretary

e Pledge of Allegiance
s Roll Call

1. Administrative items
1.1. LVF051916 Consideration and action on a request on preliminary approvai of a redesign of the Favero’s
Legacy Subdivision Phases 1 and 2, a Cluster Subdivision, with a request for a 25% density bonus at
approximately 3750 West 2200 South — Robert Favero, Appiicant

Rick Grover presented a staff report and stated that

The applicant received conceptual sketch plan approval from the Western Weber Planning Commission for the
proposed cluster subdivision on May 10, 2016. After meeting with Planning and Engineering, an access issue arose
with the previous design. In order to create safe public access into this subdivision, the Engineering Department has
requested that 3750 West Street be in-line with the existing right of way to the north. To provide for a future road, a
road dedication of 33’ has been granted by the applicant to be used as a public right of way for the development of
3900 West. Additional improvements will be required to be installed including sidewalk, curb and gutter along 2200
South. Open space parcels A, B and C are one acre each, amounting to 37% of phase 1 being reserved for open space
and 36% overall including Phase 2.

The property is zoned A-1 zone and is currently an 8.302 acre agricultural parcel. The applicant has asked for a bonus
density based on the following qualifylng criteria: 10% bonus for meeting the purpose and intent of the cluster
subdivision and a 15% bonus density based on providing 4,275 square feet of open space to be used as a community
garden in phase 2.

staff has asked that a condition of approval is for the applicant to provide a note describing the applicable ownership
standards shall be placed on the final plat to be recorded outlining the qualifying standards in in the Land Use Code.
Staff's recommendation is subject to all review agency requirements and based on the following conditions:

1. A final draft of the “Open Space Preservation Plan” that provides the details pertaining to the ownership,
maintenance and preservation of the open space parcels will be submitted for review and approval.
2. A note will be included on the remnant parcel on Phase 1 Stating “Future phase not approved for development.”

Staff recommends that the improvements on 2200 North be installed at this time. A deferral agreement is not being
recommended at this time with this request.

Commissioner Heslop asked if they are cutting asphalt on 2200 N seven times in order to provide access to water for
this property. Rick Grover indicated that they possibly could. We can ask the developer how they are planning on
doing that.

M
S — e e et MMM s
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1.2,

Commissioner Borklund clarified that the open space has to be owned by someone within the subdivision.
Rick Grover replied yes. Open Space A and B are to be open space owned by someone within the subdivision. The
proposal includes 3 acres of open space that will be individually owned by residents within the cluster subdivision and
approximately 4,275 square feet of open space to be used as a community garden. The community garden area will
be located on Open Space C. The community garden area will need to have a conservation easement as well as a
preservation/maintenance plan for this area approved prior to the final subdivision being forwarded for final
approval.

Commissioner Parke asked the purpose, and Rick Grover replied that the purpose is for farming.

Robert Favero indicated that the fire hydrants are on the south side of the road and they will probably be able to hook
onto that line on the south side of the lots. They will probably be makmg_ cuts for secondary water as well as the
sewer line. This plan is a reduction to what they originally proposed. T & lots are approximately 18,000 sq. ft. and the
use of the common area will be agricultural. They will put in some ‘boxes with secondary water in the garden
open space area.

Commissioner Borklund asked if the parking would bg-"" h
Mr. Favero replied no, the parking will be to the south. Th

MOTION Commissioner Heslop moved to recomm

equirements be adhereg:i'fito; that it adds to the
taken and Chair Whaley stated that the motion

general. Commissioner Borklund second'
carried by a unanimous vote {7-0}, with Cc
Chair Whaley voting aye.

pproval of the Dixie Land Estates

Consuderatio" 3
om 3600 N Street, located at approximately

LvD053116

_Technically, the lots are not flag lots. Lot 6 picks up the area in the rear. The
he existing zone. There is a small strip that will be dedicated as part of the

staff has recommended preliminary approval of the Dixie Land Estates Subdivision. This recommendation is
conditioned upon meeting all requirements from county reviewing agencies and the following conditions:

1. Final submittal including a capacity assessment letter and State Construction permit

2. Approval of the deferral of sidewalk, curb and gutter or financial guarantee of 110% of the cost for
- improvements

3. Water drainage to be addressed with improvement plans to mitigate sheet flooding to adjacent land owners.
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This recommendation is based on the following findings:

1. The proposed subdivision conforms to the Western Weber General Plan.

2. With the recommended conditions, the proposed subdivision complies with applicable ordinances.

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

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

Commissioner Borklund asked if someone builds a home on the back of Lot 5, what will happen to it. Planning
Director Grover indicated that it depends on how the homes are placed on Lot 5. They may always choose to farm it
or they may develop it in the future. They would have to obtain frontage through other land if the parcel is
developed in the future.

Dale Satterthwaite, 1405 N 7425 E Huntsville, representing the o
market to someone that much acreage for agricultural purposes an

s, indicated that the marketing idea is to
ve small animals.

Commissioner Borklund asked if they are confident th y"::wlll' attra
Mr. Satterthwaite replied yes.

vers for that large of parcels, and

-the subdivision, but needed to
‘east. Mr. Hunt irrigates the

Scott Christensen, 1397 W Fairway Circle, stated th’é M. Hunt has no objectionsi
raise his objections at the earliest possible time. Mr;:Hunt's property is just to
ground from 4200 W. which flows down hill. His concern:js;that in the:process of this‘development, it appears that
the drain line is showing across all six lots,. He has to irrigate:his: d and the water ‘to go somewhere. He
believes the water needs to be properly'chanielized and arrangements made as to how that is maintained.

wastewater passes over
properties.

nnels through this property. There is one channel by the
is channel rather than the channel further back? There is

stated that the ditch has been there as long as he can remember. He
e drainage ditch.

Chair Whaley stated"t
Mr. Hunt's property, wh
property and to the bottom

watering system. i

lissioner Andreotti’s question; at the point where the water stops irrigating
"down and out? Archie Hunt stated that his water goes across the applicant’s
s'property. He is not against the subdivision, but wants to maintain the irrigation

Dale Satterthwaite indicated that the water floods east to west but he believes there is a slope that flows north to
south. He believes It could be diverted into the second channel.

Commissioner Borklund clarified that Mr. Satterthwaite is stating that the possibility exists of flooding from the
channel to the south. Dale Satterthwaite believes that there should be the possibility.

Commissioner Andreotti indicated that they need to do a better job of taking care of how future improvements and
utilities flow from development to development.

Scott Christensen indicated that they look forward for the opportunity to work together and get things resolved.
wﬁ
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6.

7.

Rick Grover indicated that a third condition as part of their motion could be added; “that irrigation water drainage be
mitigated and addressed with improvement drainage with adjacent property owners in the area.”

Jody Maw, 5204 S. 4950 W. in Hooper, indicated that he is a Trustee of the property in question. He has know Archie
Hunt his entire life. They just want the concerns addressed. Archie Hunt had indicated that there is an underground
drainage from the end of Archie’s Hunt's lot where he waters from the east and west and that there is an
underground drain that hooks onto that. Mr. Maw clarified that Archie Hunt is watering across the lots on 3600 W.
and then there is an underground drainage.

Archie Hunts stated that years ago when they started to have cement ditches, they had to hook some tiles into some
of the drains to let it go out into thee pastures. He does not know what drains were done this way. Jody Maw stated
they will have to further clarify the drainage.

Commissioner Borklund asked for clarification that this is for Prelimir ry approval so the conditions will have to be
met before it comes back. Rick Grover replied yes, they will be w“rk g with the Engineering Staff and also possibly
contacting abutting property owners to see how the drainagt ddressed. Staff recommends that a third
condition be listed to their recommendations to read: That:the“irrigation‘water drainage be mitigated and addressed
within improvement plans for adjacent property owners;

MOTION:

35 of fact and subject to
ing condition 3., hat the irrigation water
ements plans for adjacent property owners.
was taken and Chair Whaley stated that the
ers Andreotti, Borklund, Hancock, Heslop,

drainage be mitigated ang
Commissioner Borklund sec

They spoke earlier ab:
comments were made

Remarks from Legal Counsel - No Report

Adjourn

There Being No Further Business, the meeting was adjourned.

Respectfully Submitted,

Sherri Sillitoe, Secretary

Weber County Planning Division
W
B e e ]
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Minutes of the Western Weber County Planning Commission held on October 11, 2016, in the Weber County Commission
Chambers, 2380 Washington Bivd., Ogden UT, 6:00 p.m.

Members Present: Mark Whaley, Chair

Jannette Borklund
Roger Heslop
Blake Hancock
Jennifer Willener

Member Excused: Commissioner Andreotti, John Parke

Staff Present: Scott Mendoza, Assistant Planning Director; Felix Lleverino, Pianner; Chris Crockett, Legal Counsel;

*pledge of Aliegiance
*Roll Call

No Exparte Communication was expressed.

1.

2,

Sherri Sillitoe, Secretary

Consent Agenda

1.1, LVDO053116 Consuderatlon and action on a request ixle Land Estates Subdivision,

r final approval of th

and into't e'?'dramage ditch that heads west. As far as he
calls out regarding of the ditch and the 12" culvert.
ferral of curb, gutter and sidewalk. Dale Satterthwaite
or a deferral. Commissioner Borkiund stated that they will

essment letter and State construction permit; approval of the deferral
,..110% of the cost for |mprovements water drainage to be addressed

; rdinances; that the proposed subdnvnsnon will not be detrimental to the public
health, safety and welfar bdivision will not deteriorate the environment of the general area so as to
negatively impact surroundi
unanimous vote of all memberspri

aye.

t with Commissioners Borkiund, Heslop, Hancock, Willener, and Chair Whaley voting

Administrative Items

2.1. LVG082416 Consideration and action on an administrative application, for preliminary approval of Gallop Bend
subdivision, consisting of 20 iots. There will be two accesses to this subdlvision, one from 2550 South and the other
from 2475 South. Subdivision is located at 3662 W 25S0 S in the A-1 Zone.; Dwight Pincock, Applicant

Brock Loomis, 2521 Woodland Drive in Uintah, stated that this is a standard subdivision and they are trying to keep it
consistent with having one acre lots in the subdivision.

Felix Lleverino stated that the configuration has stayed consistent from the previous drawing to the current drawing. They
put a knuckle in the road because there is a step increased slope. The lot does not line up well with the lot to the north.

M
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2.2.

They decided that it would be advantageous to eliminate the road at that point. They have maintained the minimum lot
area for a standard subdivision.

Commissioner Borklund clarified that the knuckle does not have a connection to the north end and Felix Lleverino replied
no, but they have been looking at having some connectivity by a walking path or something similar.

Judy Kent, 2463 S. 3600 W., stated she wanted to ensure that any runoff water would be retained on their site. Her lot
floods easy and she wants to make sure they retain the water so it does not reach her property. Felix Lleverino stated that
there is a detention pond shown on Lot 101 on the southeast corner. Ms. Kent stated that she is off 3500 W. and is three
doors down on 2550 S. and she wants to know that if there is a detention pond, will the water drain into that? Felix
Lleverino stated that it indicates they will be doing some grading regarding in the storm drains and gutters. Ms. Kent stated
that she doesn’t want any additional water draining onto her property.

MOTION: Commissioner Borklund moved to recommend preliminary approval for LVG082416 Consideration on a
request for preliminary approval of Gallop Bend Subdivision, consisting of 20 lots. There will be two accesses to this
subdivision, one from 2550 South and the other from 2475 South. The motion is subject to the staff and agency
recommendations including the installation of curb, gutter and sidewalk and the findings that it comply with the West
Central Weber County Plan; that the final submittal including a capacity assessment letter from the Taylor West Weber
Water District and a State construct permit; that the subdivision is to comply with all applicable ordinances; that the
subdivision will not be detrimental to the public health, safety and welfare; that it will not deteriorate the environment of
the general area so as to negatively impact surrounding properties and uses; and they are to make sure that the storm water
is addressed as a condition of approval.

Commissioner Heslop seconded the motion. A vote was taken and Chair Whaley stated that the motion carried by a
unanimous vote of all members present; with Commissioners Borklund, Heslop, Hancock, Willener, and Chair Whaley voting
aye.

CUP2016-15 Consideration and action on an administrative application, for a conditional use permit for Davis Meats
Slaughterhouse, including the required design review for a new commercial building in West Warren-Reese, Utah.
Property Is located at approximately 2069 S 7500 W, in the A-3 Zone; Emerald Marketing, Applicant; Joann Balay. Agent

Felix Lleverino stated that Brent Davis would like to move his current operation to a location further west. He will be
expanding his present operation to Include a slaughterhouse. His current operation is meat cutting. The new facility will be
located on the southern portion. There will be access from 7500 W. The drive is configured to allow for easy drop off and
pick up in an efficient manner. In an effort to mitigate dust, Mr. Davis will use a dust retardant. The posted speed limit signs
are 15 mph.

Brent Davis, 7406 W 900 S, stated that they want to stay the same size as they are at his present operation at 1402 S.
4700 W., but expand to include a slaughterhouse. They want the slaughterhouse so that if the current business that does his
slaughtering goes out of business, he would still be able to operate.

Commissioner Borklund stated that it looks like there is a berm on the south side. Brent Davis stated that there is a dip to
the east, but the property has never been leveled and It is flat. They are back some distance from other homes. The
conditional use will look at if there are any new impacts to surrounding properties, they will need to mitigate those.

Commissioner Hancock asked Mr. Davis how he plans to dispose of the by-products. Brent Davis stated that they are taken
away that day or he has a cooler inside just in case it isn’t taken away. He only cuts 20 head a week now and they may
slaughter about half of that.

Commissioner Heslop questioned the roadways. With the land to the north, during wet seasons, he has buried tractors on
the property. He would like to know thelr plans to be able to operate during the wet season. They have to have a roadway
surface to handle emergency vehicles. Brent Davis indicated that they have to have a road surface to handle a fully loaded
fire truck. They have a grid that they are putting down to support that and then the road base on top of that.
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23

-

Shelley Dailey, 3621 W. 2550 S., was just wondering where this is located. Chair Whaley asked if she was interested in
Gallop Bend Subdivision, and Ms. Dailey replied yes, but she came to the meeting late. Ms. Dailey stated that she does not
want that subdivision. Chair Whaley indicated that they have already heard this item. Ms. Dailey stated that she would
speak with staff after this meeting or out in the hallway.

In response to a question by Commissioner Borklund, Ronda Kippen stated that road base has been found an acceptable
manner and it comes down to compaction; you need to have a good pit run. Typically, they get a statement from a Civil
Engineer stating that the road will maintain a 75,000 Ib. surface. As it deteriorates, It creates potholes. Road base compacts
well and keeps the dust down. If the dust does get extreme, there is a brine finish that they can spray over it. You also do
not have as much hard surface run off.

MOTION: Commissioner Heslop moved to recommend approval of CUP 2016-15 subject to staff and agency review
agency comments, which is basically making sure that there is an irrigation plan to take care of landscaping that is around
the building. The motion is based on the finding that it does meet the West Central Weber County General Plan; the access
and improvement will mitigate nuisances (which he wholeheartedly agrees with); that the proposal will not be detrimental
to the public health, safety, and welfare; that any conditions will comply with the county ordinances; and that the proposed
design and use will not deteriorate from the environment or the general area so as to negatively impact surrounding
properties and uses. Commissioner Hancock seconded the motion. A vote was taken and the motion carried by a
unanimous vote; with Commissioners Borklund, Heslop, Hancock, Willener, and Chair Whaley voting aye.

SPE2015-02  Consideration and action on a conceptual sketch plan endorsement request for the Development Cluster
Subdivision located at approximately 3908 W 1800 S in the A-1 Zone; Jar Development, Applicant

Felix Lleverino stated that JAR Development is on the agenda for conceptual sketch plan endorsement.

Chair Whaley stated that the staff report indicates that the conceptual sketch plan process is meant to be a discussion item
between the applicant and the Planning Commission without any previous reviews or recommendations by the Planning
Division staff.

Jay Rice, a managing member of JAR Real Estate Development, 4968 South Holiday Pines Court in Holliday UT, stated that
this is their first development this far north. They have met with some of the other agencies and he believes they know
what the Planning Commission’s intent is of the Cluster Subdivision Ordinance.

Mr. Rice stated in the Salt Lake County area they have developed a lot of gated communities. Commissioner Borklund asked
Jay Rice if he has any concept of what their open space plan would look like and Mr. Rice indicated that they want to get the
full bonus density available, which is 50%, and they have concentrated on sewer capacity; they will have to put in their own
lift station that will need to be sizeable to carry the additional load of the subdivisions around them. They have spoken with
Ivory Subdivisions which is south and adjacent to this area and they want to develop the 40 acres across the street which
they have under contract.

They have discussed the 20% roadway bonus, and will include a trail system which will Include tree lighting along the roads.
They will have 8 trees for every 100 ft. of roadway. They will also have agricultural horse pasture that could include
community garden areas. They want to bring in topsoil and grow wildflowers in some areas

They have shares of irrigation to water the open space community garden areas. They have some park space where they
want to put some playground equipment in the open area. They know they can sell the open space areas off to the land
owners who have to maintain the area, but cannot build any structures. They want to have a development that is well taken
care of and maintained for years to come.

Commissioner Borklund asked if there is a reason that the lots are pulled away from 1800 S. Is it to provide a buffer? Jay
Rice replied yes, and stated that their lift station will be located in the northwest corner.
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4.

Commissioner Borklund asked a couple of questions regarding where the clusters of lots are located. Jerry Rice stated that
they didn’t want all of the open space located in one area; they wanted to have them spread out. Commissioner Borklund
stated that the ones that are in a line along the street, she doesn’t believe it constitutes a cluster. Mr. Rice stated that they
specialize in the “empty nesters” so they have designed the size of lots (patio homes) based upon what size they believe the
market demands. They are 10,000-11,000 sq. ft. lots.

Commissioner Hancock asked if they are middle or low income homes. Jay Rice stated that the lots will be approximately
$75,000 so with a home built; the properties will go for approximately $300-$350,000 minimum. Usually empty nesters are
downsizing. Their development company has a good track record and they do not want their name on anything that will not
be up to par.

Commissioner Willener stated that in terms of connecting this development to neighboring development what is the road
connectivity? Jay Rice stated that the only road out is where Ivory Homes is building and their sewer is down that road.
They actually want to purchase some of their lots for access for their development. The group that owns the dairy farm
would also like to incorporate this plan into their plan in the future.

Commissioner Heslop asked what kind of right of way for a future road is being required along 1800 S. Scott Mendoza
indicated that the right of way design and road widths will come at preliminary approval stage. It sounds like the County
Engineer is requesting a 40 ft. half width. They will bring the cross sections at that time. Commissioner Heslop stated that
there is no curb and gutter in the area at this time.

Chair Whaley asked if any of the Commissioners would like to make a motion that this concept appears to meet the
proposed requirements or if that this concept is appropriate. Commissioner Borklund asked if they need to make a motion
because this is on the agenda as a concept. Chris Crockett indicated that he would recommend that the Planning
Commission make some type of motion because it requires some type of endorsement.

Commissioner Borklund stated that based upon what they are seeing here, they do not know if they will be able to give the
full 50% bonus density. Jay Rice indicated that he understood.

MOTION: Commissioner Borklund indicated that the concept plan presented appears to meet the Cluster Subdivision
ordinance and the intent of the West Central Weber County plan; therefore, they are granting approval of the sketch plan
endorsement. Commissioner Hancock seconded the motion. A vote was taken and Chair Whaley stated that the motion
carried by a unanimous vote of those members present; with Commissioners Borklund, Heslop, Hancock, Willener, and
Chair Whaley voting aye.

Legislative items

3.1. EV2016-05 A public hearing to conslder and take action on a request to vacate a road easement for a future right-
of-way in the Gibson Hlll Subdivision. The 60 ft. public utllity easement is located In the south west corner of Lot 1.
Subdivision Is located at approximately 2698 S 4550 W, in the A-1 Zone; Richard Gibson, Applicant

Assistant Director Mendoza indicated that this item has been withdrawn and has been taken off the agenda.
Public Comment for Items not on the Agenda

Assistant Director Mendoza indicated that the lady who was previously concerned with Gallop Bend Subdivision was
concerned about the direction the headlights were directed in that area. He gave her some information and suggested she
contact the County Engineer.

Remarks from Planning Commissloners

Commissioner Borklund thanked the Planning Director and staff for allowing them to attend the Planning Conference. They
heard a lot of information in this conference and she wonders if there is a time they can share the information they heard.
She believes that the point of everyone going is to share what they learned and what they glean out of it would be helpful
for all members and those that were unable to attend. Commissioner Borklund indicated that she thought knowing that the
LUAU website is there for them to learn from. Assistant Director Mendoza stated that they will add this as an Item to the

M
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7.

bottom of the next Planning Commission meeting agenda. Chrls Crockett agreed and indicated that they can gauge if there
are any topics the Planning Commission would like additional training on. Chair Whaley would like to have all members that
attended the conference to outline the topic they would like to speak on. Chair Whaley stated that he would like the
members to send their topics to Sherri two weeks before their next meeting. Sherri Sillitoe stated that she would send out a
reminder.

Planning Director Report

Assistant Director Mendoza wanted to let them know that in the future that regarding storm water; when people come to
the Planning Commissioners and dispute the handling of storm water issues, in between preliminary and final approval, the
improvement plans are created and engineered and any storm water runoff that comes from the proposed property is sent
somewhere else (retained) rather than draining onto the next property. Commissioner Borklund indicated that it is an
Engineer requirement. Assistant Director Mendoza indicated that he wanted to let the Planning Commissioners know the
sequence of review.

Remarks from Legal Counsel

Adjourn

There being no further business, the meeting was adjourned.

Respectfully Submitted,

Sherrl Sillitoe, Secretary
Weber County Planning Commission
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Staff Report to the Western Weber Planning Commission
Weber County Planning Division

Application Information
Application Request: Consideration and action for a design review for the Grant Trucking Maintenance Shop
Agenda Date: Tuesday, November 15, 2016
Type of Decision: Administrative
Applicant: Dave Grant
Authorized Representative: Steven Peterson
File Number: DR# 2016-10
Property Information
Approximate Address: 910 West 24th Street
Project Area: 28,012 square feet
Zoning: M-2
Existing Land Use: Vacant
Proposed Land Use: Maintenance Shop
Parcel ID: 14-030-0022
Township, Range, Section: Township 6 North, Range 1 West, Section 30
Adjacent Land Use
North: Industrial South:  Industrial
East: Industrial/Residential West: Industrial/Residential
Staff Information
Report Presenter: Ronda Kippen

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

ApplicablelOrdinances

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

= Title 104, Chapter 24 Manufacturing Zone (M-2)

= Title 104, Chapter 1 Design Review

=  Title 108, Chapter 7 Supplementary and Qualifying Regulations

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

BEOUnas

The Planning Division recommends approval of the design review application for the Grant Trucking Maintenance Shop
located at 910 West 24" Street Ogden, UT 84401. The proposed site is located in the Manufacturing Zone (M-2) which has
been established to provide suitable areas to accommodate heavy manufacturing uses. The proposed use of the proposed
building is considered a permitted use in the M-2 Zone.

The proposed site has an existing maintenance building and an office building located on the 10.58 acre parcel. The project
area for the proposed building is 28,012 square feet and will be located north of the existing buildings on the parcel (see
Exhibit A & B). The project site is located in the annexation declaration area of Ogden City and qualifies for annexation
based on the proposed site improvements; however, Ogden City has provided Weber County with a letter stating that
Ogden City can potentially provide services to the new building and does not chose to require annexation of the property.
The letter grants Weber County permission to review and permit the proposed building under the County regulations (see
Exhibit C).

The application has been reviewed against certain standards in the Uniform Land Use Code of Weber County, Utah (LUC)
and the proposal meets these standards. The following is staff’s evaluation of the request.



General Plan: The Western Weber General Plan has identified the need to maintain and reserve property zoned for
manufacturing and direct any new industrial uses to an existing planned and zoned industrial area. The application
conforms to the Western Weber General Plan by locating the proposed maintenance building in an area that currently
allows for and encourages the proposed uses.

Zoning: The purpose and intent for the M-2 Zone in LUC §104-24-1 states:

“The purpose of the heavy manufacturing zone is to provide suitable areas that will accommodate the
need for heavy intensity manufacturing, extractive and associated uses where the environment impact
upon community may be substantial and where public regulation may be necessary to preserve the
general welfare of the community.”

The request for the Grant Trucking Maintenance Shop has been reviewed as a “Truck service station” in the M-1 Zone as a
permitted use due to the M-2 Zone including “Any permitted use in the M-1 Zone” as permitted uses. The M-2 Zone has
specific standards identified in the LUC §104-24-4 that shall be met as part of the site development process. Those
standards are as follows:

e Minimum lot area: None if connected to a public sewer; 20,000 square feet, otherwise single-family dwellings
shall require five acres.
e  Minimum lot width: 100 feet
e  Minimum yard setbacks:
o Front: 30 feet on streets of less than 80 feet in width; 50 feet on streets and highways of 80 feet of more
in width.
o Side: None, except 20 feet where a building is adjacent to a residential zone boundary and side yard facing
a street on a corner lot, and for single-family dwelling.
o Rear: None, except 20 feet where building rears on a residential zone and 30 feet for single-family
dwellings
e  Building height:
o Minimum: 1 story
o Maximum: none
e Maximum lot coverage: Not over 80 percent of lot area by buildings.

The proposal consists of a new maintenance shop and site improvements (see Exhibit A) that meet the zoning standards of
the M-2 Zone pertaining to lot area, lot width, setbacks, height and lot coverage. The applicant will need to work with
Ogden City to receive culinary water and waste-water services prior to receiving a building permit from Weber County. A
condition of approval has been added to staff's recommendation to ensure that proof of culinary water and waste-water
services will be provided for the new building by Ogden City.

Design Review: The manufacturing zone mandate a design review as outlined in LUC §108-1 to ensure that the general
design, layout and appearance of the building remains orderly and harmonious with the surrounding neighborhood.
Certain areas of the design review are only applicable to the current application for the truck maintenance shop. The
matters for consideration are as follows:

1) Considerations relating to traffic safety and traffic * 3 Bl Proposed site area
congestion. As part of this consideration, the applicant ; 0
has located the maintenance shop away from the traffic
along 24" Street. Two parking spaces for the employees
working within the building will be located on the north
side of the proposed building; the rest of the parking for
the employees is located on a separate parcel by the
main office building within Ogden City limits to ensure
traffic safety and eliminate traffic congestion.

Main office/employee parking area e

2) Considerations relating to outdoor advertising. The proposal does not include additional signage for the site
with the exception of the necessary directional traffic signage surrounding the maintenance shop. If additional
signage is desired, the applicant will need to provide the County architectural renderings for any signage prior to
getting a building permit for the sign to ensure that the sign standards are met.
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3) Considerations relating to landscaping. The proposed project site is 28,012 square feet and the proposal
includes the required 10% landscaping around the maintenance shop. The applicant has been able to adequately
address the minimum landscaping requirements of the Design Review as outlined in LUC §108-1-4(3) (see Exhibit
B).

4) Considerations relating to buildings and site layout. The
maintenance building will be a steel building with tan siding and
blue trim (see Exhibit A & B). The building and site layout has been
reviewed against the design criteria of the M-2 Zone in LUC §104-
24, the Design Review in LUC §108-1 and the parking standards in
LUC §108-8 for Parking and Loading Space, Vehicle Traffic and
access Regulations. The proposal meets the minimum
requirements of the applicable areas of the LUC.

5) Considerations relating to utility easements, drainage, and other
engineering questions. The applicant will need to adhere to all conditions of the Engineering Division pertaining to
storm water and surface water drainage, retention facilities, and utilities to and through the property.

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

Staff Recommendation

The Planning Division recommends approval of file# DR2016-10, for the Grant Trucking Maintenance Shop located at 910
West 24" Street Ogden, UT. This recommendation for approval is subject to all review agency requirements and based on
the following conditions:

1. Proof of culinary water and waste-water services will be provided for the new building by Ogden City prior to
receiving a building permit from Weber County.

This recommendation is based on the following findings:

1. The proposed use conforms to the Western Weber General Plan.

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

3. The proposed use complies with applicable County ordinances.

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

>

o w

Development Plans

1. SitePlan

2. Floor Plan

3. Building Elevations

Landscaping Plans
Ogden City Annexation Deferral Letter
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t A-2 Main Floor Plan
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A-2 Upper Level Floor Plan

it

xhib

E

B o Lowe d Flrt o = 20N Wishwgew Bl
St i« ks [0 = i)
LRE Lo PTAR T TRTTT I

INELIATE

Page 7 of 10

GRANT TRUCKING
TRUCK
MAINTENANCE SHOP

10 2em STREET
W O0EN T B!

MARK | DATE | [NSCRIFTHN

N

(DR T

PERMITSET

LArATE b

| MEZZANINE
LEVEL FLOOR
PLAN

( pv ) MEZZANINE LEVELFLOORPLAN [ _ ) ——
FEEEIBLES TR X' L e ol i ./,,(W\~

MEARDOLED A
s | | . . . [ . _ Alla




Exhibit A-3 Building
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Annexation Deferral Letter

Ogdéﬁ OGDEN CITY PLANNING

2549 WASHINGTON BLVD SUITE 140
OGDEN, UT 84401
(801) 629-8930

September 23, 2016

Weber County Planning- Rick Grover
2380 Washington Blvd Ste 240
Ogden, Utah 84401

RE: Site Plan submittal for Grant Trucking at 910 W 24™ Street
Dear Rick,

Thank you for forwarding the information regarding the sitc plan submittal you
received on September 12, 2016 for the Grant Trucking Maintenance shop. The property
where this facility is to be constructed is on parcel #140300022 and is located in
unincorporated Weber County, The property is defined in Ogden City’s annexation
deceleration and the City can potentially provide services to the property.

At this time the City administration does not chose to require annexation of the
property and you may review and permit the facility under the County regulations. Thank
you for contacting us about the submitted site plan and we appreciate your noticing us of
this plan submittal. There may be a time in the future, if additional development is
proposed beyond this submitted site plan, that the City may choose to look at the
annexation of this unincorporated island.

Sincerely.

-~ ~ A /

I/

/ L
\

Greg Montgomery, AICP
Ogden City Planning Manager
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r- 7 ? Staff Report to the Western Weber Planning Commission

Weber County Planning Division

Application Information

Application Request: Consideration and action for a design review amendment of original file#f MSP2004-02
requested by WinCo Foods

Agenda Date: Tuesday, November 15, 2016

Type of Decision: Administrative

Applicant: WinCo Foods, LLC

Authorized Representative: Brandon Johnson

File Number: DR# 2016-12

Property Information
Approximate Address: 2423 Rulon White Blvd

Project Area: 3.25 acres

Zoning: M-1

Existing Land Use: Warehouse

Proposed Land Use: Warehouse

Parcel ID: 19-182-0001

Township, Range, Section: Township 7 North, Range 2 West, Section 36
Adjacent Land Use

North: Industrial South:  Industrial

East: Industrial West: Industrial
Staff Information

Report Presenter: Ronda Kippen

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

Applicable Ordinances

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

= Title 104, Chapter 22 Manufacturing Zone (M-1)

= Title 104, Chapter 1 Design Review

= Title 108, Chapter 7 Supplementary and Qualifying Regulations

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

The Planning Division recommends approval of the design review amendment original file# MSP2004-02 requested by
WinCo Foods located at 2423 Rulon White Blvd Ogden, UT 84404. The proposed site is located in the Manufacturing Zone
(M-1) which has been established to provide suitable areas to accommodate light intensity manufacturing uses. The
proposed use as a warehouse in the existing building is considered a permitted use in the M-1 Zone.

The subject property is approximately 5.04 acres and the proposed improvements will occupy approximately 3.25 acres.
The 25,000 square foot warehouse and the existing parking, landscaping and signage received the initial design review
approval in April 2004. The applicant desires to remodel the interior of the existing warehouse to included the addition of
truck loading docks and additional parking along the north side of the building (see Exhibit A). Due to the proposed site
improvements, an amendment to the design review is required prior to issuing any permits for the construction. Culinary
water for the area is provided by Bona Vista Water Improvement District and sanitary sewer services are provided by
Central Weber Sewer Improvement District. The applicant will need to work with the Weber Industrial Park to ensure that
the proposal adheres to the Weber Industrial Park Protective Covenants.

The application has been reviewed against certain standards in the Uniform Land Use Code of Weber County, Utah (LUC)
and the proposal meets these standards. The following is staff’s evaluation of the request.
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General Plan: The Western Weber General Plan has identified the need to maintain and reserve property zoned for
manufacturing and direct any new industrial uses to an existing planned and zoned industrial area. The application
conforms to the Western Weber General Plan by locating the proposed maintenance building in an area that currently
allows for and encourages the proposed uses.

Zoning: The purpose and intent for the M-1 Zone in LUC §104-22-1 states:

“The purpose of the light manufacturing zone is to provide suitable areas that will accommodate the need
for light intensity type manufacturing and its associated accessory uses, some of which may have an
environmental impact requiring public review and regulation.”

The request has been reviewed as a “Warehouse” in the M-1 Zone as a permitted use. The M-1 Zone has specific standards
identified in the LUC §104-22-4 that shall be met as part of the site development process. Those standards are as follows:

e  Minimum lot area: None if connected to a public sewer; 20,000 square feet, otherwise single-family dwellings
shall require five acres.
e Minimum lot width: 100 feet
e Minimum yard setbacks:
o Front: 30 feet on streets of less than 80 feet in width; 50 feet on streets and highways of 80 feet of more
in width.
o Side: None, except 20 feet where a building is adjacent to a residential zone boundary and side yard facing
a street on a corner lot, and for single-family dwelling.
o Rear: None, except 20 feet where building rears on a residential zone and 30 feet for single-family
dwellings
e  Building height:
o  Minimum: 1 story
o Maximum: none
e Maximum lot coverage: Not over 80 percent of lot area by buildings.

The proposal consists of a new parking area, additional landscaping, signage and storm water site improvements (see
Exhibit A-C). The proposal complies with the zoning standards of the M-1 Zone pertaining to lot area, lot width, setbacks,
height and lot coverage. The applicant will need to work with Bona Vista Water Improvement District for the culinary water
services and Central Weber Sewer Improvement District for waste-water services prior to receiving a building permit from
Weber County. A condition of approval has been added to staff’s recommendation to ensure that proof of culinary water
and waste-water services will be provided prior to receiving a building permit from Weber County.

Design Review: The manufacturing zone 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 to the current application for the existing warehouse. The matters
for consideration are as follows:

1) Considerations relating to traffic safety and traffic congestion. As part of this consideration, the applicant has
added additional parking along the northern side of the building to accommodate the truck loading docks as well
as another ingress/egress to the site (see Exhibit A). The required parking for the warehouse is two spaces per
three employees per LUC §108-8-4. The site plan identifies 43 standard parking spaces and 14 semi-truck parking
spaces. The site plan identifies adequate onsite parking to ensure traffic safety and eliminate traffic congestion.
The applicant has been able to adequately address the site layout requirements of the Design Review as outlined
in LUC §104-22-4,

2) Considerations relating to outdoor advertising. The proposal includes two wall signs which are permitted in the
M-1 zone. The proposed signs overall combined area is approximately 225 square feet (see Exhibit B) and conform
to the sign standards in LUC §110-1-7 for business signs in the M-1 zone. The applicant has been able to
adequately address the Western Weber sign requirements of the Design Review.

3) Considerations relating to landscaping. The proposed project site is 141,742 square feet and the proposal
includes 28,270.14 square feet of landscaping which exceeds the required 10% landscaping around the warehouse
(see Exhibit C). The applicant has been able to adequately address the minimum landscaping requirements of the
Design Review as outlined in LUC §108-1-4(3).
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4) Considerations relating to buildings and site layout. The exterior materials of the building will not be modified
with the proposed remodel with the exception of the additional truck loading dock doors along the north side of
the building (see Exhibit A). The building and site layout has been reviewed against the design criteria of the M-1
Zone in LUC §104-22, the Design Review in LUC §108-1 and the parking standards in LUC §108-8 for Parking and
Loading Space, Vehicle Traffic and access Regulations. The proposal meets the minimum requirements of the
applicable areas of the LUC.

5) Considerations relating to utility easements, drainage, and other engineering questions. The applicant will need
to adhere to all conditions of the Engineering Division pertaining to storm water and surface water drainage,
retention facilities, and utilities to and through the property.

6) Considerations relating to prior development concept plan approval associated with any rezoning agreement,
planned commercial or manufacturing rezoning, or planned residential unit development approval. The applicant
will need to work with the Weber Industrial Park to ensure that the proposal adheres to the Weber Industrial Park
Protective Covenants.

Staff Recommendation _

The Planning Division recommends approval of file# DR2016-12, for the design review amendment for the WinCo Foods
Warehouse located at 2423 Rulon White Blvd Ogden, UT 84404 previously approved as filet MSP2004-02. This
recommendation for approval is subject to all review agency requirements and based on the following conditions:
1. Proof of culinary water and waste-water services will be provided prior to receiving a building permit from Weber
County.

2. Proof of approval from the Weber Industrial Park representative for the proposed improvements.

This recommendation is based on the following findings:
1. The proposed use conforms to the Western Weber General Plan.
2. The proposed use will not be detrimental to the public health, safety, or welfare.
3. The proposed use complies with applicable County ordinances.
4. The proposed design and use will not deteriorate the environment of the general area so as to negatively impact
surrounding properties and uses.

A. Site Plan
B. Signage Plan
C. Landscaping Plan
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Application Information
Application Request:

Type of Decision
Agenda Date:
Applicant:

File Number:

Property Information
Approximate Address:
Project Area:

Zoning:

Existing Land Use:
Proposed Land Use:
Parcel ID:

Township, Range, Section:

Staff Report to the Western Weber Planning Commission

Weber County Planning Division

Consideration and action on a request for final approval of Gallop Bend Subdivision,
consisting of 20 lots. There will be two accesses to this subdivision, one from 2550 South

and the other from 2475 South.
Administrative

Tuesday, November 15, 2016
Dwight Pincock

LVG082416

3662 West 2550 S
22.46 acres
Agricultural (A-1)
Agriculture

Residential Subdivision
15-078-0017

T6N, R2W, Section 28

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

Felix Lleverino
flleverino@co.weber.ut.us
801-399-8767

Report Reviewer: RK

Applicable Ordinances

=  Weber County Land Use Code Title 106 (Subdivisions)
= Weber County Land Use Code Title 101-1-7 (Definitions)
=  Weber County Land Use Code Title 104 (Zones) Chapter 5 (Agricultural-1 Zone)

Background

The applicant is requesting final approval for a 20 lot subdivision called Gallop Bend. The proposed subdivision is located at
approximately 3662 West 2550 South. The subdivision is approximately 22.46 acres and has been reviewed by County
agencies to determine accordance with Uniform Land Use Code of Weber County (LUC). The lots within this subdivision are
approximately 1 acre. Access to this subdivision will be created by newly dedicated roads.

In an effort to maintain neighborhood connectivity, a public road will be constructed to connect into 2475 South Street to
the west. Due to an elevation step of roughly eight feet the proposed road going north will terminate at the end of the stub.
During a preliminary subdivision meeting, it was agreed by the Planning and Engineering Divisions that a cul de sac will be
ideal for the applicant and the property owner to the north. While in that meeting, the Planning Division has recommended
that a pedestrian path be placed at the north end of the subdivision that will provide access to the Giovanni Cluster
Subdivision to the north. The trail connection has been proposed to the developer of Giovanni's Legacy and he is in
agreement. Neighborhood connectivity and circulation will fulfilled by this amenity. LUC section 106-1-5, 106-2-3

Report Presenter:

General Plan: The Western Weber General plan is designed to preserve open space. One-acre lot sizes create open pasture
land for the raising of farm animals while maintaining the country feel.

Zoning: The subject property is located in the Agricultural Zone (A-1), the purpose of this zone is stated in the LUC §104-5-1



“The purpose of the A-1 Zone is to designate farm areas, which are likely to undergo a more intensive
urban development, to set up guidelines to continue agricultural pursuits, including the keeping of farm
animals, and to direct orderly low-density residential development in a continuing rural environment.”

Lot areq, frontage/width and yard requlations: The A-1 Zone requires a minimum lot area of 40,000 sq ft for a single family
dwelling and a minimum lot width of 150 feet. Minimum Yard set-backs for a single family dwelling are 30 feet on the front
and rear, and a side yard of 10 feet with a total of two side yards not less than 24 feet. The proposed lot sizes within this
subdivision will range from 40,000-46,000 sq ft. While the lot widths range from 160-180 feet in length.

Final plan plat requirements: This proposal has been granted preliminary approval from West Weber Planning Commission
and is now being reviewed under the final plat requirements and approval procedure stated in the LUC 106-1-8.

Culinary Water: Taylor West Weber Water District has provided a letter stating that water is available for each of these lots.
A State Construct Permit must be submitted prior to this project going before the County Commission.

Secondary Water: Hooper Irrigation has provided a letter stating that Gallop Bend Subdivision in located in the service area,
and can be serviced with secondary water.

Sanitary System: Central Weber Sewer Improvement District stated the possibility of providing sewer services for this 20 lot
subdivision.

Additional Standards: A cul de sac/knuckle is proposed to have diameter of 50 feet to accommodate for ingress/egress.
“The maximum length of blocks generally shall be 1,300 feet and the minimum length of blocks shall be 500 feet. Blocks
over 800 feet in length may, at the discretion of the planning commission, be provided with a dedicated walkway through
the block at approximately the center of the block. Such walkway shall be not less than six feet in width.” This pedestrian
easement will provide neighborhood connectivity and circulation while fulfilling Weber County Code LUC section 106-1-5,
106-2-3.

Review Agencies: Weber Fire District has approved this project, the Weber County Engineering, and Surveying Departments
have conditions that will need to be addressed prior to printing of final Mylar.

Tax Clearance: There is no outstanding tax payments currently related to this parcel.
Public Notice: A notice has been mailed not less than seven calendar days before preliminary approval to all property

owners of record within 500 feet of the subject property regarding the proposed subdivision per noticing requirements
outlined in LUC §106-1-6(b).

T —— —— J
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The Planning Division recommends final approval of the Gallop Bend Subdivision. This recommendation is conditioned upon
meeting all requirements from county reviewing agencies and the following conditions:

1. A subdivision Improvement agreement must be included

2. Monument Escrow paid to the County Surveyors office

3. A cost estimate submitted to the County Engineer with their approval

4. Subdivision improvement agreement with a financial guarantee

5. A State Construct Permit must be submitted prior to this project going before the County Commission.
This recommendation is based on the following findings:

1. The proposed subdivision conforms to the Western Weber General Plan.

2. With the recommended conditions, the proposed subdivision complies with applicable ordinances.

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

4. The proposed subdivision will not deteriorate the environment of the general area so as to negatively impact

surrounding properties and uses.
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A. Gallop Bend Final Subdivision Plat
B. Capacity Assessment Letter
C. Will Serve Letters

Area Map

Gallop Bend
’ F"

October 3, 2016
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Department of
Environmental Quality

Alan Matheson
Executve Divector

State Of Utdh DIVISION OF DRINKING WATER
GARY R. HERBERT Kenneth H. Bousfield, P.E.
Govertiar Iirecior
SPENCER ). COX

Licutenant Governor

September 12, 2016

Val Surrage

Manager

Taylor-West Weber Water District
2815 West 3300 South

West Haven, Utah 84401

Dear Mr. Surrage:

Subject: Feasibility, Drinking Water Service from Taylor-West Weber Water District for the
Gallop Bend Subdivision, System #29019, File# 10541

This is not Plan Approval.

The Division of Drinking Water (the Division) received your request concerning the capacity of
the Taylor-West Weber Water District to provide drinking water service to the Gallop Bend
Subdivision. Based on the information currently available in the Division’s database, the Taylor-
West Weber Water District presently is obligated to 2,405 residential connections, 7 commercial
connections, and 12 agricultural connections. The Gallop Bend Subdivision will add 19 new
residential connections. The number of connections that may be served is based on (1) source
water capacity, (2) storage capacity, and (3) available water rights. The Drinking Water Rule, R-
109-510 Minimum Sizing Requirements, requires a water system to be able to provide 800 gallons
per day per equivalent residential connection (ERC) from its sources to meet peak day indoor
demand, to be able to provide 400 gallons per ERC of storage for indoor use, and to be able to
provide average yearly indoor demand which is 0.45 acre-feet per ERC based on water rights.
Additional source capacity, storage, and water rights are required if the system provides water for
outdoor use. The water system component with the least capacity determines the allowable
number of connections.

SOURCE CAPACITY

The Taylor-West Weber Water District has the following approved drinking water sources and
approved safe yields in gallons per minute (gpm):

195 North 1950 West » Salt Lake City, UT
Mauling Address: P.O. Box 1445830 « Salt Lake City, UT 84114-4830
Telephone (301) $36-4200 » Fax (801-536-4211 « T.D.D. (801) 903-3978
wwwaleg aitah. gon
Printed on 108G recveled paper
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Val Surrage
Page 2 of 3
September 12, 2016

Source Number Source Name Safe Yield (gpm)
WS001 Big Well 900
WS002 Small Well Inactive
WS003 Weber Basin WCD 2,000

Consecutive Connection
WS004 900 South Well Proposed
WS005 Shop Well Proposed
Total 2,900

In addition, the Taylor-West Weber Water District provides outside irrigation water for some of
their connections. The attached capacity calculation worksheet estimates the required source
capacity is 1,357.2 gpm for indoor used and 1,419.7 gpm for outdoor use. Therefore, the Taylor-
West Weber Water District has 123.1 gpm excess source capacity, which is adequate to serve the
proposed new connections in the Gallop Bend subdivision.

STORAGE CAPACITY

The District has the following approved storage tanks in service:

Storage Tank Number Source Name Volume (gallons)
STOOI Million Gallon Tank 1,000,000
ST002 2 Million Gallon Tank 2.000,000
ST003 250 K Gallon Tank 250,000
STO04 Proposed 0
Total 3.250,000

The attached capacity calculation worksheet estimates the required storage capacity is 2,118,208
gallons. This is based on a reserve of 120,000 gallons of water storage for fire suppression, and
the balance of the storage being used for indoor and outdoor use storage. Based on storage
capacity, the Taylor-West Weber Water District has over 1,100,000 gallons of excess storage
capacity which is adequate to serve the Gallop Bend subdivision.

WATER RIGHTS

The Taylor-West Weber Water District has the following water rights for their sources:

Water Right Number | Amount
(acre-feet)

35-1613 788.45
35-11723 930,77
Weber Basin WCD 465.3

Total 2,184.52
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Exhibit B-3

Val Surrage
Page 3 of 3
September 12, 2016

The attached capacity calculation worksheet estimates the required water rights of 1.769.75 acre-
teet for indoor and outdoor use. It appears that the Taylor-West Weber Water District has over
400 acre-feet of excess water rights, which may be adequate to serve the Jacquelyn Estates
Subdivision. However, please consult with Division of Water Rights for detailed interpretation
and verification concerning water rights issues.

SUMMARY

There is no known limiting component at present. which would prevent the Taylor-West Weber
Water District from providing adequate drinking water service to the Gallop Bend subdivision.

The Taylor-West Weber Water District submitted a project notification form on August 26, 2016
and received a plan review waiver from the Division on August 31, 2016, which allows the

construction of this subdivision to proceed once approval is granted by Weber County.

If you have any questions regarding this letter. you can contact me either by phone at (801) 536-
0087 or e-mail caharry@utah.gov.

incerely,
i
A .
Camron Harry, P.E. ?

Environmental Engineer [11

Enclosure = Taylor-West Weber Water District Capacity Calculation — September 2016

ce: Louis Cooper, Env. Director, Weber-Morgan Health Department, lcooper@co.weber.ut.us
Sean Wilkinson, Weber County Planner, swilkinson@co.weber.ut.us
Jared Andersen, P.E.. Weber County Engineer. jandersen@co.weber.utus
Val Surrage, Taylor-West Weber Water District, taylorwestweberwater @ msn.com
Dan White, Gardner Engineering, dan@ gecivil.com
Camron Harry, P.E.. Division of Drinking Watcer. caharry @ utah.gov

DDW-2016-015979.docx
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Division of Drinking Water — Water System Capacity Calculation Sheet (Last pdate 2/12/2015)
ﬂmer the green cells only* |

System Name| Taylor West Weber WID (September 2016) | System Numhm’

1.1 Indoor Water Use Convert *Number of other connections® (Cell E9) 1o ERCs hera. [ERCs of other
connections = peak day demand of other connections in gal per day / BCO gpd]

.......................... g.mgl
v

ERCs of other connectlions 16.0

Number of residential connections
Number of clher connections - - -

|[Exaroie: water use of 2 factones
equiss 1o waler use of 55 homes )

Enter number of non-residential connections,
2.g., 2 industnal connections.

Total Equivalent Residential Conneclions (ERCs)  2,443.0

"MINIMUM REQUIREMENTS FOR INDOOR WATER USE
Source Storage Waler Rights
Gpd/ERC | Tolal {g;pm] Gallons/ERC | Total (gallons) | ac-fynERC | Total (ac-filyr)
OO 1,357.2 400 977,200 045 1099.35

1.2 Outdoor Water Use Enter estimated imigated acre

Is tha drinking water used for outdeor irrigalicn?

Residential ERCs using drinking water for imigation  ==-c-----
Percenlage of Residential ERCs using DW for irmigation ™ ======-=-
Average irrgated acreage per residential connection = ---------

Total imgated acreage of other connections (park, school elc) - --ace---
Enter total irigated acres of other Irrigation zone 1
connections here -

{Enter notes here regarding whether and what %
lof irngation water is supplied by PWS )

Select Irigated Zone #
from the pick list.
E - See “lmigation
MINIMUM REQUIREMENTS FOR IRRIGATION USE : Demands & Map® tab
Source Storage Walter Rights on the bottom of the
gpe/ERC | Tolal igem) | Gallers'ERC | Total (gallons) | ac-ynERC | Total jac-yry | [2EEEL
4277 1,419.7 2,136 1,021,008 1.40 670 40
1.3 Fire Flow Water Use Enter fire flow in gpm |
Does the water system provide fire protection? (<] ves | No
Maximum fire flow demand (in gpm) for water system cr pressure zone 000
Maximum fire supgression duration (in hours) for water system or pressure zone 4 2
Required Fire Suppression Storage (in gallons) == ceecee cceccannn . >/ 120,000
(*Verify req'd fire flow and duration with local fire code officials.* Enter nofes Enter duration in
here € g. fire official contact info or comments, ) hours.

2. Summary of Water System Capacity Requirements

MINIMUM CAPACITY REQUIREMENTS FOR WATER TEM
Source (indoar + auigacr) Storage |ncoor + outdoar « fire) Water Rights jindocr » cutidoor)
gp/ERC | Tolal (gpm) | Gallons/ERC | Tetal (gallons) | ac-IiyERC § Total (ac-fiyr)
5007 :.??Es_ 2,538 2,11-8205 1.85 1.769.75

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

Autolink to 2 "Total Scurce” cell above. ]
Required Source Capacity 27768 Tgpm Autolink to 4.2 “Total Existing Source Capacity” cell below ]
Existing Source Capacily 2,900.0 o Source daficit indicates that: (1) additional source capacity is needed,
Source Capacity Deficit None gpm and (2) source deficiency should be assessad.
Existing % of Tofal Req'd  104.4% <4————| o<5than 100% indicales: (1) additicnal source capacity is needed. and
(2) source deficiency should be assessed.

10541 Faasiity. xux Page 1ot 2
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2.2 Does this system have adequate storage capacity (per R309-510-8)7
This storage capacity assessment is a general overall system calculation. It may not refiect the vanations in individual areas or pressure zones

Autolink to 2 "Total Storage” cell above,

Total Required Storage 2,118,208  gal
Existing Storage Capacity 3,250,000 W—{ Autolink to 4.3 "Total Existing Storage Capcity” cell below
Storage Capacity Deficit None gal Storage deficit indicates thal: (1) additienal storage volume is needed,
Required Fire Storage 120000  gal and (2) storage deficiency should be assessed.
Is storage deficiency solely due Not If NO, answer one of question set 2.01 to 2.05in ESS
to fire storage? Applicable If YES, answer one of question set 2.06 to 2.10 in ESS.
Existing % of Total Req'd 153.4% «4—— Less than 100% indicates: (1) additional storage capacity is needed, and
(2) storage deficiency should be assessed

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

MINIMUM REOUIREMENTS FOR INDOGR USE
Source Storage

Facility Type GPD/person* GPDsite or pad | Gallonsiperson ERG/sta or pad :;:’:::p::" ERCs
Modern Recreation Camp €0 ] 30 0.00 0.0
Semi-Developed Camp w/ flush toilets 20 0 10 0.00 0.0
Semi-Developed Camp w/o flush toilets 5 1] 25 0.00 0.0
RV Park N/A 100 NIA 50 0.13 0.0

Number of pecple per camp sie If applicable, enter number of pecple per camp sile here T

Source Storage ERC/1000 | Venices ERCs iyt
(GPDvohicio) {Gai lvetucle) )| venicles served | served'day cell 19 on Page 1
Roadway Rest Stop w/ flushometer valves 7 35 8.8 0.0 4

4. Data Input for Caleulating ERCs, Source and Storage

Taylor West Weber WID (September 2016)

antar i graen cells

4.2 Summary - Existing Sources (s
Total Existing Source Cagacity (in gom)

4.1 Projected ERCs Calculation (optional)

Total Projected ERCs 2,443

Existing Rescential Connections 2,424

Obligated Future ERCs (enfer Deiow) 18

Gallop Bend Sub 19

Use thes number in wsnot
Call 18 ("Number of
residential
connactions™) on Page
1 to calculate
PROJECTED demand
& req'ls (inciuding
bath existing & future
connections)

Big Well
ws002 Smalf Well

wWSso03

Waober Basin WCD CC

Diaphragm or air

prassura tanks shall NOT|
be considered effective
storage volume for (1)

4.3 Summary - Existing Storage Tanks (enfer bekw)
3,250,000

community systems, or
(2) NTNC with significant o
demand UNLESS an 5

in
exception has been
granted

n there are 12 agriculte

1354 Faastilty.alsx

Teolal Existing Storage Cap. (in gallons)
Millron Gallon Tank
on Gallon Tank

30 K Gaflon Tank

1,000, 000
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Exhibit C-1

A Central Weber Sewer Improvement District

August 16, 2016

Weber County Planning Commission
2380 Washington Blvd.
Ogden, Utah 84401-1473

Reference:  Proposed Tayvlor 22 Acres Subdivision

Will Serve Letter

We have been asked review the possibility of providing sanitary sewer service for a proposed 20 Lot
Taylor 22 Acres Subdivision at approximately 3662 West and 2550 South. Central Weber Sewer
Improvement District [District| can accept the sanitary sewer discharge from this location it proper
connection can be made to a District sewer line.. We add the following conditions that must be met prior
to any conpections being made.

s

4

The plans and details tor the sanitary sewer connection into the District’s collection system must
be submitted to the District for review and approval. The District does nol take the responsibility
for the review of the design of the collection system for the subdivision, The District docs not
have a sanitary sewer line at the loeation shown for the connection to the existing sewer. This
location should be verified and if gravity fow is possible to the existing District sewer line.

The District must be notified for inspection at any iime connections are being made to the
District’s samitary sewer hines. The District will NOT anstall, own and 'or maintain any of the
sanitary sewer lines (or pump stations. ifrequired) being extended o serve this property

The entire parcel of property 1o be served will need to be annexed into the Central Weber Sewer
Improvement District (District) prior to any connection and prior to the selling ol lots. An

annexation petition is available from the District’s Office.

Impact Fees must be paid prior to any connection 1o the sanitary sewer

If you have further questions or need additional information please do not hesitate t contact me.

Sincerely,

CENTRAL WEBER SEWER IMPROVEMENT DISTRICT

Tt et

Lance L. Wood, P. E
General Manager

€

Kaila Johnson, JF Capital
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Exhibit C-2

Hooper Irrigation Company
P.O. Box 184
Hooper, UT 84315
Phone (801) 985-8429 Fax (801)985-3556
Email: HooperIrrigationCo @ msn.com

Board of Ih.ncto:l
President Theo G Cox, Vice Prasident Rax Ha L3 John D1 d , Dave
Favero, Clint Naishitt, Stan rblrm, and Dale Fowars

08/17/18

Taylor 22 Acres
3662 W 2550 s
Ogden, Utah 84401

Re: Will Serve
To whom it may concern:

The above mentioned subdivision is located in the
service area of Hooper Irrigation pressurized
secondary. There is currently secondary service in
this area and it can be provided to the subdivision.
At the current time, the reguirement for connecting to
Secondary Water is a % share per lot of Hocper
Irrigation or Wilson Irrigation stock, as well as a
$3,500 connection fee per lot. At this time, Hooper
Irrigation could not verify that the developer has
sufficient shares to accommodate this subdivision, but
this is not required until firal approval is given.
Hooper Irrigation has reviewed the plat map and has
noted that 10 shares would be required for this
subdivision based on a total of 20 planned lots.
Currently Hooper Irrigation Company will serve this
subdivision with secondary water when all water is
turned in, connection fses paid, and any applicable
review or applications fees paid.

If you have any further questions please call the
Company Office at (BC1)985-8429.

Sincerely

Michelle Pinksto
Office Manager
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Exhibit C-3

TAYLOR WEST'WEBER WATER IMPROVEMENT DISTRICT
2815 WEST 3300 SOUTH
WEST HAVEN, UTAH 84401

August.17, 2016

Weber County Planning Commission
2380 Washington Boulevard
Ogden, Utah 84401

To Whom It May Concern:

This is to inform you that Mﬂéﬂ‘ approval has been given to provide
culinary water only for a 20 lot subdiVision to be located at the approximate address
of 3662 West 2550 South in Taylor, Utah.

Requirements:
*Water rights fee = 2% shares of Hooper or Wilson Irrigation (in District’s
name) or a Weber Basin contract ($2,902 per lot or current cost when paid)
*Secondary water = fmust Hook up to Hoopér Irrigation’s pressurized system
*Plan review fee = 20 lots x $25 = $500.00
*Hookup/Impact fee — will be collected by each lot owner/contractor when
building permit is needed ($5,638 or current cost when paid)

Final approval will be subject to meeting all of the requirements of the District
and all fees/shares being paid and received.

Sincerely,

TAYLOR WEST WEBER WATER IMP. DIST.

7”/11«

Val Surrage = Manager

VS/sph
Expires 1/17/17
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Weber County Planning Division

/ } . N / ? Staff Report to the Western Weber Planning Commission
' r

Application Information

Application Request: Consideration and action on a request for preliminary approval of the Saddlebred Acres
Subdivision, consisting of 24 lots.
Type of Decision Administrative
Agenda Date: Tuesday, November 15, 2016
Applicant: Ivory Homes
Authorized Representative: Chase Freebairn
File Number: LVS082616
Property Information
Approximate Address: 4000 West 2200 S
Project Area: 27.13 acres
Zoning: Agricultural (A-1)
Existing Land Use: Agriculture
Proposed Land Use: Residential Subdivision
Parcel ID: 15-078-0006
Township, Range, Section: T6N, R2W, Section 28
Adjacent Land Use
North: Agriculture South:  Agriculture/Residential
East: Agriculture West: Agriculture
Staff Information
Report Presenter: Felix Lleverino

flleverino@co.weber.ut.us
801-399-8767
Report Reviewer: RK

Applicable Ordinances _ '

= Weber County Land Use Code Title 106 (Subdivisions)
= Weber County Land Use Code Title 104 (Zones) Chapter 5 (Agricultural-1 Zone)

Background _ i

The applicant is requesting preliminary approval of Saddlebred Acres, a 24 lot subdivision located at approximately 4000
West 2200 South. The proposed subdivision is approximately 27.13 acres and the lots within this subdivision vary in size
from .91 acres to 1.19 acres.

Public roads will be created with this proposal (see Exhibit A) to provide access to each lot, and the design will create
connectivity to the surrounding area for future development. Between lots 13 and 14 there is a road stub that will be used
to connect to JAR Development (Bertoldi property) which is in the early stages of subdivision review. In an effort to
maintain fairness it has been requested of JAR Development to alter their design to better align the roads with Saddlebred
Acres. This development will connect with Allen Estates to the south, and JAR Development to the North.

The improvements within Saddlebred Acres such as right of way, curb, gutter, sidewalk, and parking strip will be consistent
with Allen Estates to the south. These complete streets will provide a safe right of way for motorists, bicyclists and
pedestrians while fostering uniformity with the surroundings. A detention basin will be located to the rear of lot 20 to
provide adequate storm detention for the proposed subdivision.

General Plan: The Western Weber General plan is designed to preserve open space and pasture land for the raising of farm
animals while maintaining flexibility for land owners to enjoy managed growth.

Zoning: The subject property in located in the Agricultural Zone (A-1), the purpose of this zone is stated in the LUC §104-5-1
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“The purpose of the A-1 Zone is to designate farm areas, which are likely to undergo a more intensive
urban development, to set up guidelines to continue agricultural pursuits, including the keeping of farm
animals, and to direct orderly low-density residential development in a continuing rural environment.”

Lot area, frontage/width and yard requlations: The A-1 Zone requires a minimum lot area of 40,000 sq ft for a single family
dwelling and a minimum lot width of 150 feet. All lots within this proposal meet the minimum width and area
requirements.

Culinary Water: Taylor West Weber Water Improvement District has provided a letter stating that water is available for
each of these lots. It has been made clear that secondary water is required for all irrigation purposes prior to issuing
culinary water services.

Sanitary System: Central Weber Sewer Improvement District has provided a letter indicating that this 24 lot subdivision will
be acceptable, but there are conditions that must be met (see Exhibit E).

Secondary water System: Hooper Irrigation has provided a letter stating that this subdivision is located in an area in which
Hooper Irrigation provides pressurized secondary water. Hooper Irrigation has also included a review if Saddlebred Acres
that states the need for the open canal that runs along the south of this development to be piped and buried (see Exhibit
D).

Additional Standards: A Subdivision Improvement Agreement with a financial guarantee is required prior to presenting this
project to the County Commission final approval.

A Capacity Assessment letter with a Utah State Construction Permit must be submitted as part of the final subdivision
submittal and will be required prior to going forward for review to the Planning Commission and the County Commission
for final approval.

Review Agencies: Planning, Surveying and Engineering have submitted reviews based on preliminary requirements. Each
County agency has listed conditions that will need to be addressed prior to the applicant submitting the final subdivision
plat for review and approval (see Exhibit F for agency reviews).

Tax Clearance: There is no outstanding tax payments currently related to this parcel.

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

ecommendaation '

The Planning Division recommends preliminary approval of the Saddlebred Acres Subdivision. This recommendation is
conditioned upon meeting all requirements from county reviewing agencies and the following conditions:

1. Prior to receiving final approval from the County Commission, the applicant shall submit a Subdivision
Improvement Agreement with a cost estimate that has been approved by the County Engineers Division.

2. All easements and buildings and structures within and immediately adjacent (within 30 feet) to the tract of
land to be subdivided are to be shown on the plat.

3. A capacity assessment from Taylor West Weber Water Improvement District and a State Construct Permit
from the Utah State Department of Environmental Quality Division of Drinking Water for expansion of the
water system and water lines serving the subdivision is required prior to the subdivision being forwarded for
final approval from the Planning and County Commission.

This recommendation is based on the following findings:

1. The proposed subdivision conforms to the Western Weber General Plan.

2. With the recommended conditions, the proposed subdivision complies with applicable ordinances.

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

4. The proposed subdivision will not deteriorate the environment of the general area so as to negatively impact
surrounding properties and uses.
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A. Saddlebred Acres plat
B. Taylor West Weber Water Will Serve Letter
C. Capacity Assessment Letter
D. Hooper Irrigation Letter
E. Central Weber Sewer Improvement District Letter
F. Review Agency Comments
Area mapg
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TAYLOR WEST WEBER WATER IMPROVEMENT DISTRICT
2815 WEST 3300 SOUTH
WEST HAVEN, UTAH 84401

October 17, 2016

Weber County Planning Commission
2380 Washington Boulevard
Ogden, Utah 84401

To Whom It May Concern:

This is to inform you that preliminary approval has been given to provide
culinary water only for 24 lots of the Saddlebred Acres subdivision to be located at
the approximate address of 3900 West 2200 South in Taylor, Utah.

Requirements:
*Water rights fee = $69,648.00 ($2,902 per lot) or 3 shares of Hooper or
Wilson Irrigation (in District’s name)
*Secondary water = must hookup to Hooper Irrigation pressurized secondary
water system.
*Plan review fee = $600.00 ($25 per lot)

Final approval will be subject to meeting all of the requirements of the District
and all fees/shares being paid and received.

Sincerely,
TAYLOR WEST WEBER WATER IMP. DIST.
“

| i i

Val Surrage - Manager

VS/sph
Expires 4/17/17

Page 5 of 14



Exhibit C-1

Department of
Environmental Quality

Alan Matheson
Executive Dircctor

State of Ut
Mh DIVISION OF DRINKING WATER
GARY K. HERBERT Kenoeth H. Bousficid. PP E
Govermar Director

SPENCER 1. COX
Liewsengt Carvermor

October 12, 2016

Val Surrage

Taylor West-Weber Water District
2815 West 3300 South

Waest Haven, Utah 84401

Dear Mr. Surrage:

Subject: Plan Submittal Waiver, Water Lines Serving Saddlebred Acres Subdivision, System
#29019, File #10602

The Division of Drinking Water (the Division) received a Project Notification Form from your
office for the Saddlebred Acres subdivision water line project with a request for a Plan Submittal
Waiver in accordance with R309-500-6{3 b) of the Utah Administrative Code on October 10,
2016. The Division also received a hydraulic modeling analysis certification and a certification
stating that Plan Submittal Waiver conditions will be met prior to placing the new water lines in
service for this project, both dated October 6, 2016 by Dan White, P.E.

Our understanding of the project is that 2,700 linear feet of 8-inch C900 DR 14 PVC water lines,
seven (7) fire hydrants, and associated valves will be constructed at the northwest corner of 400
South and 4300 West in western Weber County to connect the Saddiebred Acres subdivision to
the Taylor-West Weber Water District. This project will add 24 new service connections to the
waler system.

Y our water system has formally designated Dan White, P.E., as the Professional Engineer having
direct responsibility for the entire water system in your letter to the Division dated August 23,
2012; and Dan White. P.E.. as the Professional Engineer responsible for oversight of the hydraulic
analysis for the entire water system in your letter to the Division dated August 23, 2012. The
construction of the proposed water line project shall conform to the construction standards
previously approved by the Division on September 10, 2012. The pipeline size is within the limits
of Rule R309-500-6(3)(b)(ii) based on the population of 7,280 this water system currently serves.
On this basis, a Plan Submittal Waiver is hereby granted for the Saddlebred Acres
subdivision water line project. Please note that approvals or permits by the local authority or
county may be necessary before beginning construction of this project.

195 North 1950 West « Sakt Lake City, UT
Mailing Address: O, Bax 144830 » Salht Lake City, UT B4114.4830
Telephone (801 ) $36-4200 + Fax (R01-516-421 1 « TDLD. (801 ) S36-4414
s o wh fov
Prnted om 100 reycled paper
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Exhibit C-2

Val Surrage
Page 2 of 2
October 12, 2016

Upon receiving this Plan Submittal Waiver, you may proceed with construction of the Saddlebred
Acres subdivision water line project. Upon completion of construction and the Plan Submittal
Waiver conditions certified by Dan White, P.E., you may place the new water lines in service.
You are not required 1o obtain an Operating Permit for this project.

If you have any questions regarding this letter, please contact Camron Harry, of this office, at
(801) 536-0087, or Ying-Ying Macauley, Engineering Section Manager, of this office, at
(801) 5364158,

Sincerely.,

Kenneth H. Bousfield, P.E.

Director

CH/ymv/mdb/b

cc: Louis Cooper, Environmental Health Director, Weber-Morgan Health Dept, lcooper@co.weber.ut.us
Dan White, Gardner Engineering, dan@ gecivil.com
Camron Harry, Division of Drinking Water, caharry @ utah. gov

DOW - 200601 7922 docx
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Department of
Environmental Quality

Alan Matheson
Executive Director

State of Utah

GARY R. HERBERT

Gavernor

SPENCER J. COX
Liewtenant Crrvermas

DIVISION OF DRINKING WATER
Kenncth H. Bousfield, PE

Director

October 14, 2016

Val Surrage

Taylor West-Weber Water District
2815 West 3300 South

West Haven, Utah 84401

Dear Mr. Surrage:

Subject: Feasibility, Drinking Water Service from Taylor-West Weber Water District for the
Saddlebred Acres Subdivision Water Line Project, System #29019, File #10602

This is not Plan Approval.

The Division of Drinking Water (the Division) received your request concerning the capacity of
the Taylor-West Weber Water District to provide drinking water service to the Saddlebred Acres
Subdivision. Per the Division's database, the Taylor-West Weber Water District presently has
2,424 residential connections, 9 commercial connections. and 12 agricultural connections. The
Saddiebred Acres Subdivision will add 24 new residential connections, The number of
connections that may be served is based on (1) source water capacity. (2) storage capacity, and (3)
available water rights. The Drinking Water Rule, R-/09-5/0 Minimum Sizing Requirements,
requires a water system 1o be able to provide 800 gallons per day per equivalent residential
connection (ERC) from its sources 1o meet peak day indoor demand. to be able to provide 400
gallons per ERC of storage for indoor use, and to be able to provide average yearly indoor demand
which is 0.45 acre-feet per ERC based on water rights. Additional source capacity, storage, and
water rights are required if the system provides water for outdoor use. The water system
component with the least capacity determines the allowable number of connections.

SOURCE CAPACITY

The Taylor-West Weber Water District has the following approved drinking water sources and
approved safe yields:

Source Number | Source Name ' Safe Yield gpm
WS001 Big Well 900
WS002 Small Well Inactive
WS003 Weber Basin WCD 2.000

Consecutive Connection .

195 North 1950 West « Salt Lake City. UT
Maiting Address: PO, Box 144830 « Salt Lake City. UT 84114-4830
Telephone (801) $36-4200 » Fax (801-536-4211 « T.D.D. (801) 903-3978
ey wisth pow
Priesed an 100°F recycled paper

Exhibit C-3
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Exhibit C-4

Val Surrage
Page 2 of 3
October 14, 2016

WS004 900 South Well Proposed
WS005 Shop Well Proposed
Total 2,900

In addition, the Taylor-West Weber Water District provides outside irrigation water for some of
their connections, The atiached capacity calculation worksheet estimates the required source
capacity is 1,370.6 gpm for indoor used and 1,419.7 gpm for outdoor use. Based on source )
capacity, the Taylor-West Weber Water District has 109.8 gpm excess source capacity which is
adequate to serve the Saddlebred Acres Subdivision.

STORAGE CAPACITY

The District has the following approved storage tanks in service:

Storage Tank Number | Source Name Volume gallons
STOO01 Million Gallon Tank 1.000.000
ST002 2 Million Gallon Tank 2,000,000
STO03 250 K Gallon Tank 250,000
STOO4 Proposed 0
Total 3.250,000

The attached capacity calculation worksheet estimates the required storage capacity is 2,127,808
gallons. This is based on a reserve of 120,000 gallons of water storage for fire suppression, and
the balance of the storage being used for indoor and outdoor use storage. Based on storage
capacity, the Taylor-West Weber Water District has 1,122,192 gallons of excess storage capacity
which is adequate 1o serve the Saddlebred Acres Subdivision.

WATER RIGHTS

The Taylor-West Weber Water District has the following water rights for their sources:

Water Right Number | Amount
{acre-feet)
35-1616 788.45
35-11723 930.77
Weber Basin WCD 465.3
Total 2,184.52

The attached capacity calculation worksheet estimates the required water rights of 1,780.55 acre-
feet for indoor and outdoor use. Based on water rights, it appears that the Taylor-West Weber
Water District has over 403.98 acre-feet of excess water rights which are adequate to serve the
Saddlebred Acres Subdivision. However, please consult with Division of Water Rights for
detailed interpretation and verification concerning water nights issues.
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Exhibit C-5

Val Surrage
Page 3 of 3
October 14, 2016

SUMMARY

There is no limiting component at present, which would prevent the Taylor-West Weber Water
District from providing adequate drinking water service to the Saddlebred Acres Subdivision.

The Taylor-West Weber Water District submitted a projeet notification form for the Saddlebred
Acres Subdivision water line project on October 10, 2016, and was granted a plan review waiver
by the Division on October 12, 2016, which allows the construction of this subdivision to proceed
once approval is granted by Weber County.

If you have any questions regarding this letter, you can contact me either by phone at (801) 536-
0087 or e-mail caharry @utah.gov.

Sincerely,

Camron Harry, P.E.
Environmental Engineer 11

Enclosure - Taylor-West Weber Water District Capacity Calculation — October 2016
CH/ym/Admin (processing ¥ Admimn (mading) [lmtials]

ce: Louis Cooper, Environmental Health Director, Weber-Morgan Health Dept, leooper@ co.weber.ut.us
Dan White, Gardner Engineering, dan@ gecivil.com
Camron Harry, Division of Drinking Water, caharry @ utah, gov

DOW-2016-01 7924 docs
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From: Dan White dan@gecivil.com

Sent: Wednesday, August 31, 2016 5:13 PM

To: Lleverino,Felix

Cc: HooperlrrigationCo@msn.com

Subject: Saddlebred Estates Subdivision comments from Hooper Irrigation Company

Hi, Felix.

Saddlebred Acres Subdivision

This review is preliminary only, based on the Preliminary Plans, June 23, 2016.

1.

Engineered drawings must be submitted for review and receive approval before construction begins.

Preliminary comments from Hooper Irrigation Company:

1.

P

® N o w

Canal must be piped, capacity of no less than 25 CFS.
Include transition design on both ends, preserve all inlets and outlets.
Secondary water must be included in design of subdivision

Existing 12” stubbed to north line of Allen Horseplay — extend 12" to both north and west lines of Saddlebred, 8”
into cul-de-sacs.

Include secondary in profile view.

Ensure capability for complete drainage of secondary system.

Install automatic combination air-vac valves at all dead ends.

Install gate valves (up to 10”) or butterfly valves (12” or larger) on each side of new tees/crosses at the lot line
extensions, except that valves on the same segment of pipe do not need to be any closer than 500'.

Current fee schedule is $3,500 plus % share of irrigation stock per lot, up to 1 acre. Larger than 1 acre is $3,500 plus
1.5 shares up to 1.5 acres. Review fee is $500 plus $55 per lot.

Dan White, PE | Gardner Engineering

office 801.476.0202 | cell 801.589.2840

Dan@gecivil.com 5150 South 375 East Ogden, Utah 84405 Office:
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 Sewer Improvemae|

July 13,2016

Weber County Plunning Commission
2380 Washington Blvd,
Ogden, Utah §4401-1473

Reference:  Proposed Taylor Property Subdivision
Will Serve Letter

We have been asked review the possibility of providing sanitary sewer service tor i proposed 23
Lot Taylor Property Subdivision at approximately 3700 West and 2200 South. Central Weber
can aceept the sanitary sewer discharge from this location. We add the following conditions that
must be met prior to any connections being made.

1 I'he entire parcel of property W be served will need 1o be annexed into the Central Weber
Sewer Improvement Disteiet (District) prior o any connection and prior 1o the selling of
lots. An anrexation petition 1s available from the Distriet’s Oftice.

Id

The District must be potilfied for inspection at any time ¢connections are being made (o the
Distriet’s sanitarny sewer lines,  The District will NOT install. own and/or maintain any of
the sanitary sewer limes being extended to serve this property

Lok

Ihe plans and details for the sanitary sewer conpection into the District’s cellection system
must be submitted o the District for reviesw and approval. The District does not take the
responsibility for the review of the desien of the collection system for the subdivision.

4. Impact Fees must be paid prior 1o any connection to the sanitan sewer

If you live further questions or teed additional ituormation please do not esiate w contact me.
Sinceraly.

CENTRAL WEBER SEWER IMPROVENMENT DISTRIC]

Mé{é—;&/

Lance L. Wood, I' |
General Manager

cor Uhase Freebuim. Bvory Development
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Exhibit F-1
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' Exhibit F-2

Saddlebred Acras Storm Drain Review

As a preliminary storm drain concept your plan does not but look bad but in detail, | have the following concarns.

1. In reviewing the plans | would ask if any runnoff from the adjoining subdivision is being considered either from the nerth portion of these lots adjeining
the subdivision which front Allen Road. They appear to drain nertherly. Also is there any drainage from Glenna Way thar also would appear te drain northerly
into the new subdivision?

2. You have shown the area for the detention basin but have not shown it in a drainage easement or as a separate lot but as portions of two private lots 19
and 20. To allow for its maintenance either it needs to stand alone as a commeon lot or under a drainage easement to allow for maintenance by a homeowners
association as well as allowing for County entrance for Inspection.

3. As there is a high water table and a land drain being proposed leading to the potenual of standing water in the basin, it is recommended that the basin be
fenced from commen or public access. 4. Access to the Basin is needed for maintenance o it is requested that both a driveway and drive gate be provided
fram the end of the long cul-de-sac and at least 2 man gate be provided to the future street to the west. Some equipment ramping into and out of the basin
will be needed for basin weed control and desilting and other maintenance as may be needed for its perpetual operation.

4. A home owners association is needed to be formed as well as a maintenance agreement between the HOA and the County to assure the perpetual
maintenance of the detention basin, storm drain system and Land Drain.

5. Please provide a detailed grading plan of the detention basin with Design calculations for the storm drain system and the detention basin hydraulics for
review.

6. At the north end of the connector street a second catch basin should be added so that drainage on both the sast side and wast side of the street is
intercepted before leaving the subdmision.

7. When finished angineering drawings are prepared in “plan and profile” format it is desired that the water and irrigation systems be shown on a separate
drawing from the Storm Drain and Land Drain system for clarity. At the small scale of the preliminary pian it is very difficult 1o distinguish the pipelines from
each other.

8. A cocmbo box is shown at the north end of the collector street, can a detail be added for such?

9. In viewing the cantrol box the pipes den't align with the pipes coming to and from it. Are the Land Drain and one 13 inch storm drain reversed? How is the
sizing of tha orifica and its elavations arrivad at? What is the proposad discharge from the Control box to the strest sat ar?

10. Please provide cross sections around the perimeter of the subdivision showing the match up grading.

11. The storm drain crossing lots 19 and 14 needs a wider easement for maintenance particularly where the paralieling sawer line will be constructed.

12, As the irrigation ditch will be pipe and filled-in please keep the County infarmed as to reviews and acceptanca by the Irrigation company. As the County
will neither operate nor possess either this ditch nor the proposed irrigation linen nor the waterlines and the fire hydrants we will imit our reviews for such to
just coordination of such facilities with the ather utilities under the normal purview of the County. We will need release communication from these sister
agencies prior to approving the subdision plat for recording

13. Where the 18 inch line discharges to the existing ditch please detail the outlet and what grading will be needed on the receving ditch to receive this
concentrated discharge

14. Due to the high water table we are concerned about the possibility of basement construction on these lots The maintenance of the land drain if
basements are to be constructed will not to be considered county responsibility and will need to be provided by the HOA. If we could however we would
discourage basement construction from consideration altogether in this tract of ground do to the ground water and sol conditions represented in the
geotechnical report

15. Please have the storm drain and land drain and other utilities plans reviewed by the Soils Engineer for any special bedding, shoning and or dewatering that
may be needed during construction

16. Once the fimished plans have been prepared an engineering take off and cost estimate will be needed for preparation of a subdiasion agreement and
escrow account to allow the map to be recorded prior to construction.

| have tried to address all of the issues and concerns regarding the Utility plans from an angineering stand peint. | have made markup redlines that accompany
these comments. As the plans we have received are still preliminary and subject to change additicnal issues or concerns may arrive as the plans progress or if
issues are brought to our atzanticn as the project progresses.

Blane W. Frandsen PE
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m ;- . ; Staff Report to the Western Weber Planning Commission

Weber County Planning Division

Application Information

Application Request: Consideration and action for a conditional use request for Terakee Farm, a 232 unit
Planned Residential Unit Development.

Type of Decision: Administrative

Agenda Date: Tuesday, November 15, 2016

Applicant: Harold P. Eborn Family Protection Trust, Harold H. McFarland & Marva C. McFarland,

Trustees, and Brad Blanch
Authorized Representative: Brad Blanch

File Number: CUP2016-19
Property Information
Approximate Address: 700 North 3600 West
Project Area: 158.1 acres
Zoning: A-2
Existing Land Use: Vacant
Proposed Land Use: Residential
Parcel ID: 15-028-0001, 15-028-0005, 15-028-0006, 15-028-0019, 15-028-0039, 15-028-0046, 15-028-

0047, 15-028-0049
Township, Range, Section: T6N, R2ZW, Section 9

Adjacent Land Use
North: Agriculture South:  Agriculture
East: Agriculture West: Agriculture
Staff Information
Report Presenter: Ronda Kippen

rkippen@co.weber.ut.us
801-399-8768

Report Reviewer: SM

Applicable Ordinances

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

=  Title 104, Zones, Chapter 7 Agricultural A-2 Zone

= Title 108, Chapter 1 Design Review

= Title 108, Chapter 4 Conditional Uses

= Title 108, Chapter 5 Planned Residential Unit Development

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

The Planning Division recommends approval of the conditional use request for Terakee Farm, a Planned Residential Unit
Development (PRUD) located at approximately 700 North 3600 West in West Weber. The proposal is a master planned
project consisting of 232 units (see Exhibit A for the project narrative & Exhibit B for the conceptual plan). The proposed
development is zoned A-2 Zone. The authorized representative is currently under contract to transfer the property into one
ownership prior to moving forward with the actual development of the PRUD as required in the Uniform Land Use Code of
Weber County (LUC) §108-5-6-(a).

The PRUD will be a two-phased development consisting of 206 single family lots ranging in size from 5,454 square feet to
74,847 square feet and 26 Accessory Dwelling Units (see Exhibit B for the conceptual PRUD layout). The proposed PRUD
will offer a variety of housing options (see Exhibit C) and includes approximately 69.5 acres of open space. The open space
accounts for approximately 43.95% of the total project boundary area. The open space will include an extensive pathway, a
neighborhood park, a Community Center, a Farmer’s Market, two large agricultural parcels, an equestrian barn and outdoor
riding arena as well as multiple other agricultural outbuildings. The applicant is requesting a 50% bonus density based on
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preserving 50 acres or more as an agricultural parcel. With the 50% bonus, the applicant will be able to add an additional
77 units to the 155 base units for an overall density of 232 units.

The proposed development is considered an “agro-community” which has been gaining popularity across the country and if
approved, Terakee Farm will be the first agro-community in Weber County. The idea of the agro-community is to enable
residents of Weber County the opportunity to be a part of a sustainable and health centered community. The residential
lots will be surrounded by a park, river trails, an equestrian barn and two “in use” agricultural parcels that will provide fresh
seasonal produce for the community. The development is modeled after the “Agritopia” development in Gilbert, Arizona.

The applicant would now like to move forward with the development process and has submitted the required information
as outlined in LUC §108-5 for consideration and approval of the proposed PRUD which is listed as a “Conditional Use” in the
A-2 Zone. Conditional use permits should be approved as long as any harmful impacts can be mitigated. The LUC already
specifies certain standards necessary for mitigation of harmful impacts to which the propasal must adhere. To ensure that
the natural environment is preserved to the greatest possible extent, the Planning Commission, subject to the reviews and
recommendations of the required public agencies, must review and approve the general site and architectural design of the

Mot 2+ X i | i - - L |

General Plan: The proposal conforms to the West Central Weber County General Plan by supporting agriculture and
encouraging residential cluster style development with a minimum 30% open space.

Zoning: The subject property is located in the Agricultural A-2 Zone.
The purpose and intent of the A-2 zone is identified in the LUC §104-7-1 as:

“The purpose of the A-2 Zone is to designate farming areas where agricultural pursuits and the rural environment should be
promoted and preserved.”

Lot area, frontage/width and yard requlations: The purpose and intent of a Planned Residential Unit
Development (PRUD) is intended to “allow for diversification in the relationship of various uses and structures to
their sites and to permit more flexibility of such sites and to encourage new and imaginative concepts in the
design of neighborhood and housing projects in urbanizing areas.” The proposed PRUD utilizes the allowed
flexibility to create neighborhoods with lots ranging in size from 0.12 acre lots to 1.71 acre lots and sized to
accommodate single family homes. Twenty six “medium sized” lots will be designed to allow for up to one
“Carriage House” or accessory dwelling unit per building lot. Any approved “Carriage House” must have a
minimum livable area of 400 square feet.

The proposal includes the following minimum single family development standards (see Exhibit D):
e  Typical Small Lots (60" in width & 100’ in depth):
Front Yard: 20 feet
Side Yard: 5 feet
Rear Yard: 5 feet
e Typical Lots (80" in width & 100’ in depth, lots 108-135):
Front Yard: 20 feet
Side Yard: 10 feet
Rear Yard: 5 feet
e Typical Medium Lots (80" width & 120’ in depth):
Front Yard: 20 feet
Side Yard: 10 feet
Rear Yard: 5 feet
e Maximum Building Height:
o Single Family: 35’
o Mixed Use: 35’
o Accessory Structures: 35’
o Equestrian Barn: 45’

The proposal includes the allowance for the housing of agricultural animals and horses to be limited to Lots 175-
206 as size permits.
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Based on the allowed flexibility of a PRUD, the proposed layout, lot configurations and lot sizes are acceptable.
In order to provide clear site standards at intersecting streets throughout the development, staff recommends
adding to the minimum setback standards on the final subdivision plats a setback for “Side, facing street corner
lot”. This setback should, at a minimum, match the proposed front yard setback of the applicable
neighborhood. A condition of approval has been added to staff’s recommendation to ensure the additional
“Side, facing street corner lot” setback standard is added to the final subdivision plats for review and approval.

It is anticipated that during each individual phase, the County review agencies will be able to more thoroughly
vet the preliminary and final development details to ensure adequate measures have been taken to mitigate any
potential harmful impact to the surrounding areas.

Conditional Use Review: The proposed PRUD is conditionally allowed in the A-2 zone. A review process has been outlined
in LUC §108-4-3 to ensure compliance with the applicable ordinances and to mitigate anticipated detrimental effects. As
a requirement of the conditional use permit, the applicant has provided a “Will-Serve Letter” from Taylor West Weber
Water Improvement District and Central Weber Sewer District {see Exhibit E) for culinary and waste water services. The
applicant during the subdivision phase will be required to provide proof of secondary water availability. The applicant
has provided the required material to facilitate a thorough review of the proposed project including the project narrative,
vicinity map, conceptual layout, and proposed landscaping and lighting for the development.

The general requirements for consideration by the planning commission for the proposed planned residential unit
development include items such as the architectural design of buildings and their relationship on the site and
development beyond the boundaries of the proposal; which streets shall be public and which shall be private; the
entrances and exits to the development and the provisions for internal and external traffic circulation and off-street
parking; the landscaping and screening as related to the proposed uses within the development and as a means of its
integration into its surroundings; lighting and the size, location, design, and quality of signs if any; the residential density
of the proposed development and its distribution as compared with the residential density of the surrounding lands,
either existing or as indicated on the zoning map or general plan proposals of the county as being a desirable future
residential density; and the demonstrated ability of the applicant to financially carry out the proposed project under total
or phase development proposals within the time limit established.

The majority of these considerations will be addressed in the design review portion of staff’s analysis of the proposal.
The applicant will be required to provide a cash escrow to be held by Weber County for the improvements within the

development. If the Planning Commission would like the developer to provide proof of financial feasibility for the
development, a condition of approval will need to be added to request the additional information for review.

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

1) Considerations relating to traffic safety and traffic congestion. The proposal includes access from the
existing County road identified as 3600 West and will provide a future stubbed road to the adjacent
property to the northwest of the development to provide for traffic circulation and facilitate connectivity
for future development. Due to the natural habitat of the surrounding land, additional roads are not
being required to be stubbed at this time. The applicant has received preliminary feasibility from the
Weber Fire District for the proposed development. The applicant will need to adhere to the
requirements of the Fire Marshal during the subdivision process. The applicant will also need to work
with the Weber County Commission and Weber County Engineering Division regarding the access along
3600 West. A condition of approval has been included in staff’s recommendations to ensure adequate
access is created during the subdivision process.

Parking: Terakee Park is surrounded by residential building lots and is considered an open space
amenity to the community within the Terakee Farm PRUD. The park is within walking distance of
the majority of the development. Parking has not been provided for the park; however,
according to LUC§108-8-5 “The Planning Commission may adjust parking standards if it is
determined that unusual or unigue circumstances or conditions relating to the operational
characteristics of the use exist in @ manner or to such a degree that such adjustment is equitable
and warranted.” Parking for the park may not be necessary due to the park being more of a
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“neighborhood park” instead of a community park; however, measures may need to be
addressed to ensure that parking along the County roads for the use of these amenities is
discouraged.

Accessory non residential uses are allowed for PRUD’s of 100 units or more to provide necessary
services to the residents of the development. The mixed use lots have been identified as Lots 98,
109, 110, 111, 112, 113, 114, 124, 145, 158, 159 and 174. These lots will be used for commercial
uses on the main floor with optional living space on the second floor. During the preliminary
subdivision process, the applicant will identify what service oriented businesses should be
allowed that will benefit the community. This will be an essential part of the preliminary design
to ensure adequate lot size and adequate parking will be accounted for during the early
development process. Additional parking details will be necessary as the commercial uses are
developed and will be addressed during the design review process for each of these units. The
Planning Division feels that a condition of approval that would restrict such uses as
manufacturing, industrial and auto repair should be considered due to the close proximately of
the adjacent property owners; therefore a condition of approval has been added to staff’s
recommendations.

The applicant is proposing as part of the PRUD that all housing units within the development will
be able to be used in whole or in part (such as lockout sleeping rooms) for nightly and/or
monthly rentals. This is an option that is allowed in PRUD’s and if granted must be noted on the
final subdivision plat. A condition of approval has been added to staff’'s recommendation to
ensure that a note is added to the final subdivision plat stating the development has been
approved for nightly rentals.

As part of the PRUD proposal, the applicant has also requested to have the ability to locate 26
“Accessory Dwelling Units” (ADU’s) or Carriage Houses on the medium sized lots. The specific
lots have not been identified yet, but will need to be identified during the preliminary subdivision
process to ensure adequate lot area for the primary dwelling and for the ADU as well as the
additional parking that will be required for the ADU.

Adequate parking will need to be shown on the preliminary subdivision plan for the Community
Center and Farmer’'s Market as well as any parking that may be necessary for the indoor and
outdoor riding arena’s which will be necessary to accommodate the unioading and loading of the
animals in these areas of the development. Due to the agricultural nature of the riding arenas
and agricultural structures, hard surface parking is not required.

The Planning Commission may_impose a condition that there be additional parking areas to
ensure that on street parking does not create hazardous traffic conditions and congestion as a

condition of approval if deemed necessary.

2) Considerotions reloting to outdoor odvertising. The applicant has provided details for the ground
entrance monument for Terakee Farm including the proposed planting material table {see Exhibit F).
The building materials for the entry sign will be weather resistant steel and wood based products. The
applicant has not proposed any additional signage or outdoor advertising as part of the application. Since
we have not received sufficient information regarding the architectural style, business type, landscaping
and parking for the lots that have been identified as having the potential for mixed use, these lots will be
required to go through a separate design review application to review outdoor advertising, landscaping
and parking for the structures. If the developer would like to have any signage within the development,
a signage plan will need to be submitted for review and approval prior to installation of any signage
outside of the typical required traffic signs.

Lighting: The applicant is currently pursuing certification with the International Dark Sky

Organization for lighting and environmental preservation; therefore, lighting within this

development is being proposed to be night sky compliant.

3) Considerations relating to landscaping, screening ond buffering. The applicant has on a conceptual
level addressed the areas in the development that will be landscaped. Staff feels that the landscaping,
screening and buffering requirements of the Design Review as outlined in LUC §108-1-4(3) by
surrounding the small and medium lots with large productive agricultural parcels that will act as a buffer
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to the adjacent agricultural parcels. The larger lots will be similar in size to those building lots outside of
the PRUD and should not require any buffering or screening from the adjacent properties. Additional
landscaping plans will be included in the preliminary and final subdivision design for the Terakee Park
area and will be further evaluated at that point in the process.

4) Considerations relating to buildings and site layout. The development will be done in two separate
phases. Phase 1 will include Lots 1-174 and will include the agricultural farm area and the neighborhood
park. Phase 2 will include Lots 175-206, the community center, the farmer’s market and the equestrian
barn, indoor/outdoor riding arena and additional agricultural facilities. The individual lot layout has been
reviewed against the design criteria of the current zoning in the LUC §104-7and the Design Review in the
LUC §108-1. The lot sizes in the PRUD will vary from 0.12 acre lots to 1.71 acre lots. The development
areas are broken down into three development areas as follows:

e Small Lots: 24.2 acres/128 lots
e Medium Lots: 14.6 acres/46 lots
e Llarge Lots: 33.5 acres/32 lots

The small lots will range in size from approximately 5,454 square feet to 11,317 square feet and will be
located in the center of the development surrounding “Terakee Park”. The medium lots will range in size
from approximately 10,731 square feet to 21,174 square feet and will surround the smaller lots in the
development. The large lots will range in size from approximately 21,819 square feet to 74,847 square
feet. The larger lots will be located along the northwestern side of the proposed development.

As mentioned earlier, the applicant has based the design of Terakee Farm after a well known agro-
community in Gilbert, Arizona known as “Agritopia”. The applicant has provided pictures of the desired
architectural design and standards for the homes, farm stand, and equestrian barn (see Exhibit G). The
building materials for the single family houses will be primarily wood-framed with brick, stone, stucco
and/or pre-painted engineered wood products. The equestrian barn will be constructed as shown on
below and the indoor riding arena will be a steel beam structure.

Common_Area/Open Space: The general requirements for a PRUD identify the need to preserve
common open space. The applicant is proposing to preserve approximately 69.5 acres of agricultural
property for up to a 50% bonus density. The proposed layout identifies the agricultural parcels in a
light green color and labeled as “Terakee Farm”. A portion of this area will include the community
center, farmers market, equestrian area and the remaining agricultural structures identified on the
plan. The applicant will need to provide with the preliminary plan an agricultural preservation plan for
approval by the planning commission and record an agricultural preservation easement on the parcels
during the final subdivision phase.

The proposal also includes Terakee Park in the center of the development. This area will be required
to be dedicated upon recording following:

Complying with the provisions of the Condominium Ownership Act, U.C.A. 1953, §
57-8-1 et seq., as amended, which provides for the payment of common expenses
for the upkeep of common areas and facilities.
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Any CC&R’s will need to comply with the provisions of the Condominium Ownership Act, U.C.A 1953,
§57-8-1 et seq. per LUC §108-5-6(d)(3) for the preservation, maintenance and ownership of the
common area. Prior to receiving final approval of the subdivisions, the applicant will need to provide
to the County a copy of the proposed CC&R’s for review as well as a cash escrow to be held by Weber
County for the proposed improvements including the amenities in the common and open space areas.
The dedication language on the final plat will need to include language to grant ownership of the
common area to the applicable ownership.

5) Considerations relating to utility easements, drainage, and other engineering questions. During the
preliminary and final subdivision process, the applicant will be required to provide civil engineered drawings
that identify the existing and proposed topography, contour lines, stream corridors, utilities, easements and
drainages. The conceptual plans appear to provide adequate setbacks for the yard and stream corridor;
however further evaluation will take place during the preliminary plan review. The applicant will need to
adhere to all conditions of the Engineering Division including but not limited to easements and utilities to
and through the property, site improvements and storm water drainage.

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

Review Agencies: Due to the conceptual nature of the proposal, the Weber County Surveyor’s Office and Engineering
Division have not reviewed the proposal. The Weber Fire District has reviewed the proposal and has provided the
applicant with a preliminary feasibility letter (see Exhibit H). A condition of approval has been made part of the Planning
Division’s recommendations to ensure that any conditions of the applicable reviewing agencies are strictly adhered to.

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

Summary of P anning Commission Considerations

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

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

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

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

o Lighting and the size, location, design, and quality of signs.

o The residential density of the proposed development and its distribution as compared with the
residential density of the surrounding lands, either existing or as indicated on the zoning map or
general plan proposals of the county as being a desirable future residential density.

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

,.‘ all Recom) ner dal i:_i\'l"1

Staff recommends approval of the request for a conditional use permit for Terakee Farm PRUD, a 232 unit Planned
Residential Unit Development. This recommendation for approval is subject to all review agency requirements and based
on the following conditions:

1. A “Side, facing street corner lot” setback standard shall be added to the final subdivision plats for review and
approval.

2. A note is added to the preliminary subdivision plan stating the single family homes within the development
have been approved in whole or in part for nightly rentals or monthly rentals including the ability to utilize
lockout sleeping rooms for nightly rentals.
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3. The applicant will need to work with the Weber County Commission and Weber County Engineering Division
regarding the access along 3600 West during the preliminary subdivision process to ensure adequate access
to the development.

4. The lots that have been identified as “mixed use” lots will be restricted from such uses as
manufacturing, industrial and auto repair due to the close proximately of the adjacent property owners.

5. Additional landscaping plans will be included in the preliminary and final subdivision design for the Terakee
Park area and will be further evaluated at that point in the process.

This recommendation is based on the following findings:

1. The proposed subdivision conforms to the West Central Weber County General Plan.

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

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

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

5. The proposal to preserve a parcel containing at least 50 acres or more may receive up to a 50% bonus density.

6. The proposal will not be detrimental to the public health, safety, or welfare.

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

Project Narrative

Terakee Farm PRUD Conceptual Plan

Proposed Architectural Housing Renderings
Proposed Lot Layout & Setbacks

Feasibility Letters

Entrance Monument and Planting Legend
Architectural Photos of Proposed Development
Fire Preliminary Feasibility

i’?’“’”i:uwi n:_u._ SR e P L L O RO it R

Iommonm>P

=
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— odg.;
Subject Property Lt
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Terakee Farm®

Planned Residential Unit Development (PRUD)
Conditional Use Permit Application
Date Submitted: September 6, 2016

Project Narrative —

1) Project Name:
Terakee Farm PRUD

2) Applicant Information:

Brad Blanch

1060 East 3400 North
North Ogden, Utah 84414
(801) 668-8565
bradblanch@gmail.com

3) Project Engineer:

Great Basin Engineering
Andy Hubbard
5746 South 1475 East
Ogden, Utah 84403

4) Project Narrative: Terakee Farm is a PRUD located in West Weber, Utah at
approximately 700 North and 3600 West. Terakee Farm is designed around the
concept of “Get to Know Your Neighbor™ and is intended to create a family
friendly, multi-generational environment. The project area consists of
approximately 158 acres that are currently in the Agricultural Zone (A2) of
Western Weber County. None of the proposed residential area sits in the FEMA
flood plain. The net developable area is approximately 142 acres, after excluding
acreage for roads. Terakee Farm includes approximately 70 acres of open

space, including a residential park, a privately owned and operated organic farm,

and equestrian space with facilities. There are 206 planned residential building
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lots ranging in size from approximately 5,000 square feet to 75,000 square feet,
covering approximately 74 acres. There will be 26 cottage units within Terakee
Farm that will be built on medium sized building lots for a total of 232 unit-
dwellings. Terakee Farm will have an Agricultural Based Open Space
Preservation Plan and a recorded easement consistent with Section 108-5-5 (2)
(h) of the County’s Planned Residential Unit Development Ordinance: “For a
parcel containing at least 50 acres or more, up to a 50 percent bonus density

may be granted.”

Detailed Vicinity Map -
v" A Detailed Vicinity Map is attached to this application showing the project name,
a north arrow, significant natural and man-made features, and the project site.

There are no existing man-made structures currently on this property.

Overall Development Plan (Site Plan Proposal) -

v A detailed Overall Development Plan is attached to this application, showing the

project name, a north arrow and scale, existing zoning (A2), total acreage, the
location of existing and proposed roads and driveways, the location of proposed
building lots, parks, the privately owned organic farm, the equestrian area and
buildings and trails, topographical details of the project area with flood-plain
boundaries.

v Project Phases: Phase | will include building lots 1 — 174, inclusive of the
agricultural farm area surrounding those lots, and the central residential park.
Phase Il will include building lots 175 — 206, the community center, the farmer's

market, and the equestrian area and facilities.
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Feasibility Letters —
v Central Weber Sanitary Sewer (attached)
v Taylor West Weber Waler (attached)

v Weber Fire District (attached)

Basis for Issuance of Conditional Use Permit —

« To maintain an agriculturally based, multi-generational family friendly
environment, Terakee Farm was designed utilizing Weber County's newly
revised PRUD ordinance.

¢ The use of Weber County’s current Cluster Subdivision Ordinance would have
required the developer to have housing clusters of approximately 20 units with a
minimum of 70-foot wide open space strips of land around each housing cluster.
This would have made the development unsuitable for agricultural use and would
detract from the community environment.

o Terakee Farm is a thoughtfully planned residential community that maintains an
agricultural environment with desirable amenities and residential lots for
community members.

e Terakee Farm will be compatible with, and complimentary to, the surrounding
agricultural nature of the area.

¢ Terakee Farm has a superior design that will benefit the community and
residents, with the farm and equestrian areas as well as desirable amenities and

recreational activities.
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Exhibit A-Project Narrative

e« Terakee Farm will comply with all regulations and requirements outlined in
Weber County’s PRUD ordinance for such use, and is fully consistent with the
General Plan for Weber County.

¢ The proposed PRUD development will maintain the current ecology and general
use of the property, and will allow Western Weber County to maintain significant
open space for the benefit of community members.

« Building materials used within Terakee Farm for building structures will be in
accordance to Weber County building standards. Structures, including houses,
will be primarily wood-framed with brick, stone, stucco and/or pre-painted
engineered wood products. The Indoor Riding Arena will be a steel beam
structure.

« All roads and utilities will be designed and built according to Utah Department of
Transportation (UDOT) and Weber County standards.

¢ Terakee Farm is pursuing certification with the International Dark Sky
Organization for lighting and environmental preservation.

+ Entry signage will be made out of weather resistant steel and wood based
products.

» A detailed landscaping plan will be included with preliminary and final
engineering designs by a Certified Landscape Architect.

« Terakee Farm will have a secondary water system, designed to sprinkle irrigate

all homes, parks, and farming areas (no flood irrigation).
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The residential area is modeled after Agritopia in Gilbert, Arizona, but will be

modified to meet building codes, standards, and preferences to the Northern
Utah environment.

Detailed Conditions, Covenants and Restrictions (CCRs) will be recorded with
the final approval of the Terakee Farm PRUD.

The equestrian area will be available to residents as a first priority. There will be
36 stalls available in the barn for lease. The indoor and outdoor arenas are
available to residents who are leasing barn space on a first priority basis, general
community residents second, and broader non-community residents third.
Housing of horses and other agricultural animals will be restricted to lots 175
through 206, as size permits. Numbers of animals on these lots will also be
restricted.

The Community Center will be available to the residents of Terakee Farm on a
first priority basis and to non-residents second.

The Farmer's Market will be available for residents and non-residents alike.
Residents of Terakee Farm will have access to Community Supported
Agriculture (CSA) produce on a priority basis.

The agricultural area of Terakee Farm will be organized and operated as a not-
for-profit entity within the State of Utah. Produce will be organic and marketed
beyond the community.

All housing units within Terakee Farm, in whole or in part, can be used as
sleeping rooms (including lockout sleeping rooms) for nightly and/or monthly

rentals.
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Exhibit A-Project Narrz

Accessory non-residential uses will be included in to provide necessary services
to the residents of Terakee Farm. Additional documentation will be provided
within Terakee Farm's Covenants, Controls and Restrictions recorded with plat

final approval documentation.

Agricultural Based Open Space Preservation Plan -

Terakee Park, identified on the Overall Development Plan submitted with this
application, will be owned and operated by lot owners and a Home Owner's
Association, consisting of residents of the development. Terakee Park will be
landscaped with grass, meandering sidewalks, shrubs and trees approved by the
Architectural Committee. It will be maintained through contracts with the owner(s)
of Terakee Farm (privately owned organic farm and equestrian area). It is
anticipated that there will be no Home Owner's Assaciation fees or dues for
maintenance of Terakee Park. Terakee Park will be built by the developer during
phase | of the development project.

Terakee Farm's organic farm, equestrian area, community center, and farmer's
market will all be privately owned and operated for the benefit of the community.
Structures identified on the Overall Development Plan will be designed and
constructed by the developer during phase Il

Common and privately owned open space will be permanently preserved in a
manner that is consistent with Weber County standards and requirements.

The applicant, after receiving an approval for the PRUD and prior to recording or
as part of recording the final subdivision plat, shall grant and convey to the

County, to each lot owner, and to the Home Owner's Association, an open space
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easement over all areas dedicated as common area or individually owned
preservalion parcels.

All individually owned preservation parcels will be identified and labeled on the
final plat as an agricultural, equestrian, community center, or farmer's market

preservation parcel.

Water and Waste Water Plans —

All building lots and organic farm and equestrian areas will be irrigated with a
pressurized system, which will be submitted along with preliminary and final
engineering drawings. The Overall Development Plan submitted with this
application shows a retention basin that will be used to pump and draw water.
There are significant Weber River water rights held by the developer that will
cover this entire projecl. The developer is working closely with the State of Utah
on the design of the privately owned water district that will manage secondary
water systems.

The Central Weber Sanitary Sewer District will provide sewer services
throughout Terakee Farm. The attached feasibility letter is attached to this
application. The sanitary sewer line will be ran down 3600 West, a public road in
Weber County, to the development site. Great Basin Engineering will provide
detailed sewer line depths and any potential lift stations that may be required with
preliminary and final engineering drawings and designs. The position of the
sewer line in 3600 West, and within public roads within Terakee Farm, are shown

on the Road and Utility Design submitted with this application.
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« Culinary water services will be provided by Taylor West Weber Water. The
feasibility letter is attached with this application. The position of the culinary water
line in 3600 West, and within public roads within Terakee Farm, are shown on

the Road and Ultility Design submitted with this application.

Architectural, Landscaping and Lighting Standards -

¢ Terakee Farm will maintain Master, Architectural and Community Committees to
ensure consistency and compliance to design standards and rules to the benefit
of residents and owners. Rules and membership details will be provided and
recorded within Terakee Farm’s Covenants, Conditions and Restrictions at final
approval,

¢ All Lots shall be used, improved, and devoted to residential use and as otherwise
permitted. Each Dwelling Unit construction on the Real Property may be
occupied only by a single family.

e The architectural design of all dwelling units and other improvements constructed
within the Project shall not be of such a sharply contrasting nature so as to make
the dwelling unit and other improvements look unusual or incompatible with the
other existing or contemplated dwelling units or other improvements.

+ Any Principal Dwelling Unit erected, permitted, or maintained on any lot shall
have a minimum livable square footage, excluding garages, porches, guest
houses, and patios of fourteen hundred square feet. Any Cottage Dwelling Unity
erected, permitted or maintained on any lot that is not attached to or part of a

garage shall have a minimum livable square footage of 400 square feet.
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¢ All roofing material used on pitched or sloping roofs shall be the same as that

used in the original construction of the dwelling units within the project, unless
otherwise authorized and approved in writing by the Architectural Committee.
Rolled roofing material may be used on non-air-conditioned patio covers
attached to the home when approved in writing by the Architectural Committee.
All perimeter fences or boundary fences, gates, and garden walls shall be
constructed of the same materials as used in the original construction of the
perimeter fences, boundary fences, gates, garden walls and dwelling units within
the Project. Accent panels or decorative trim may be used with prior written
approval and authorization from the Architectural Committee.

With the exception of planting and landscaping installed by the Declarant,
planting and landscaping in an area maintained by the Association, and planting
and landscaping that is not visible from the street, no planting or landscaping
shall be done and no fence, hedges, or walls shall be erected or maintained on
any lot without the prior written approval of the Architectural Committee.

Within 120 days of occupancy each lot owner shall install plants and other
landscaping improvements with a sprinkle or drip system that is sufficient to
adequately water the plants and other landscaping in the front and side yards. All
shrubs, trees, and other plants of any kind in the front yard and side yard of the
lot must be selected from a list approved by the Architectural Committee. All
landscaping on a lot and in common areas shall be maintained in accordance
with the approved landscaping plans for the project and good landscaping

maintenance practices.
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Exhibit A-Projec

No spotlights, floodlights, or other high-intensity lighting shall be placed or utilized
upon any lot, which in any manner will allow light to be directed or reflected on
any other lot, except as may be expressly permitted by the Association Rules or
the Architectural Rules.

Terakee Farm will work with the International Dark Sky Organization to maintain

the wildlife and ecological environment for the benefit of the community.

3600 West Street —

The Weber County Surveyor, Attorney, and Engineering Offices have taken the
position that 3600 West is a public right-of-way.

Right-of-way is centered on the existing traveled roadway.

Weber County Surveyor Office put together a detailed map showing Dedicated
Right-of-Way, Presumed Right-of-Use Right-of-Way, and proposed Right-of-Way
Width and location.

Weber County will defend the legitimacy of this right-of-way.

Weber County Parcel 15-044-0008 does exist as a parcel of land and is two rods
(33 feet) wide and extends 1,011.4 feet along the west side of Lot 1 of Section
16, Township 6 North, Range 2 West.

Parcel 15-044-0008 is owned by Weber County and has senior rights to all other
parcels in Lot 1 of Section 16.

Parcel 15-044-0008 lies partially within and partially without the Right-of-Use
Right-of-Way thus increasing 3600 West Right-of-Way.

Weber County will defend the legitimacy of this parcel.

10
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it A-Project Narrat

Terakee Farm®

In the early nineteenth century, Chief Terakee and the Shoshones lived along the Weber River
near modern day West Weber, Utah. Prior to being seltled by pioneers from the eastern part of
the United States, this land is where these people hunted, gathered and farmed for survival.

In the 1850s, members of the Blanch family traveled from Europe to help seltle the western
frontier in Utah. The family obtained property in West Weber and along the lower Weber River
through the first federal land grants. Terakee Farm recognizes the spirit of Chief Terakee, the
Shoshones and settlers who lived on and preserved this property.

Building upon modern agricullural technology, Terakee Farm will offer a beautiful residential
community with views of the Wasatch Mountains and a refreshing pastoral environment. Local,
fresh, and organic food will be grown onsite and made available to residents and members of
the outlying community.

This agro-community, made up of more than 200 acres, is located conveniently near Ogden,
Utah, in a fringe area, where the rural and suburban communities meet. The idea of the agro-
community has been gaining traction all over the country, and Terakee Farm will be one of
several similar communities within the United States. By building an agro-community right here
in Northern Utah, we can be involved in offering residents a sustainable and healthy living
option, while also utilizing and adding to an area of Weber County that has been underutilized
for decades. Terakee would essentially bridge the gap between a comfortable modern lifestyle
and the pastoral community of Weber County's past.

The residential housing development at Terakee Farm will be surrounded by sprawling areas
of “in use” agricultural parcels. Fresh and seasonal produce and a thriving community with a

park, river trails, and an equestrian center will be available to the residents. Visitors can also

come to the farm for educational tours and to buy local produce.

At Terakee Farm, residents and visitors alike can go for a walk through the parcels of outdoor
crops, pick fruit from the orchard, or browse one of the greenhouses to see sweet vine-ripened
tomatoes being grown and sold right there. Onsite staff will be available to answer questions
about the crops and farm, keeping visitors informed about the entire process.

Comfort, style, and all of the aspects of modern living will be available at Terakee Farm with an
added emphasis on personally connecling residents and visitors with the fresh produce that is
grown onsite. Customers are exposed to the amenities and indulgences of traditional urban
living with an added connection to their food source and knowledge that they are supporting
responsible and sustainable agricultural practices.
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Exhibit B-Terakee Farm PRUD Conceptual Plans
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hibit E-Feasibility Letter

-

/ = s g - . Nk

Central weoer sewel improvement wisinige

] pIo ehl uisinct
S

September 2, 2016

Weber County Planning Commission
2380 Washington Bivd.
Ogden. Uiah 84401-1473

Reference:  Proposed Terakee Farm Subdivision

We have been asked review the possibiliny of providing sanitary sewer service for a proposed 218

Will Serve Letier

Lot Terakee Farm Subdivigion at approximately 3600 West and 700 North. Centrnl Weber can
aceept the sanitry sewer discharge from this location. We add the following conditions that
anush e At ol o aily conncetions belng made.

1<

the entire parcel of property 1 be served will need o be annexed into the Centrai Weber
Sewer Improvement Iistrict (District) prior to any conpection and prior to the selling of
lots. An annexation petition 1s avanlable from the District’s Office

Wt sy e e mesbe o thee

ary sewer lines, The Distrret will NOT install, own andior maintain any of
the sanitary sewer hnes betng extended to serve this property

P'he plans and details for the samtany sewer connection into the Districr’s collection sysiem
must be submitted to the District for review and approval. The District does not take the
respansibility for the design of the collection sy stem for the subdivision

lmpact Fees must be paid pnor to any connecthion o the samtary sewer

I vou have further guestions or necd additional information pleise do not hesitate 1o contist us

CENTR A WENRER SEWER INIPROVENIEN T IUSTRIE

%,Eu e C %( [(,’h-r i

Panee | Winsd 1§
Gieneral Maniger

w

Diisd By
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Exhibit E-Feasibility Letter

TAYLOR WEST WEBER WATER IMPROVEMENT DISTRICT
2815 WEST 3300 SOUTH
WEST HAVEN, UTAH 84401

September 12, 2016

Weber County Planning Commission
2380 Washington Boulevard
Ogden, Utah 84401

To Whom It May Concern:

This is to inform you that Taylor West Weber Water can provide culinary water
only for approximately 218 lots for the Terakee Farm Subdivision to be located in
West Weber, Utah but District water lines will need to be expanded to serve this.

Requirements:
*Water rights fee = Cost will be determined at time of approval and must be
paid before starting any construction.
*Secondary water = Must provide a pressurized secondary water system
*Plan review fee of $25 per lot will need to be paid when plans are submitted.

Sincerely,

TAYLOR WEST WEBER WATER IMP. DIST.

Va'l”Surrage 7Manager

VS/sph
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The Inlernational Dark Sky Places conservation
program recognizes and promoles excellent
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around e work and protect dark sites
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Weber Fire District

Preliminary Plan Review

Date: September 28, 2016

Project Name: Terakee Farm Cluster Subdivision

Project Address: ~700 N 3600 W, Weber County

Contractor/Contact: Brad Blanch 801-668-8565

FEE NOTICE:

Weber Fire District has various fees associated with plan reviews, and inspections, Please be prepared to
make payments at the time of inspections or when you pick up your approved plans. Impact Fees are due
prior to taking out & building permit. Make checks payable to: Weber Fire District,

PRELIMINARY REVIEW STATUS: FEASIBLE
SPECIFIC COMMENTS:

1. Water Supply Analysis Required: Prior to any construction being done, a water
supply analysis shall be completed and submitted by an engineering firm or a fire
protection engineer. This water supply analysis must include:

a. Building Construction Type

b. Available Water for fire-fighting purposes

i.Static Flow Rates
ii.Residual Flow Rates
iii.Flowing GPM
iv.Duration of flowing GPM available.

c.  Statement of conformance/non-conformance to 2012 International Fire
Code section 507 and Appendix B as adopted by Weber Fire District (See
Resolution 04-2014 at hitp://weberfiredistrict.com/services/fire-
prevention),

d.  Ifdeficiency exists, proposed method to obtain conformance with
adopted codes and Resolution 04-2014,

Fire Hydrant(s): The maximum spacing between hydrants in a residential area is
500 fi.

Fire Flow: Fire flow for the subdivision shall be 1000 GPM.

Access: The concept plan indicates a single access road. Per the 2015
International Fire Code, appendix D, two approved fire access roads are required
if there are more than 30 one or two family dwellings (see section D107). There
is an exception to this requirement which allows a single access road IF all the
dwellings are equipped with a fire suppression system.

I~

=

It has been indicated in discussions with Mr. Blanch that a second emergency
access may be possible but that the roadway would be desired to be gated. This
may be possible but the secondary access must meet the requirements for load
bearing and an all-weather surface. The roadway must also be a minimum of 20
feetin width. Any gates shall either have a Knox padlock or a Knox key switch if
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11.

Weber Fire District

Preliminary Plan Review

an electric gate is used.

Fire Access roads to any property shall have a minimum clear width of 20 feet
(face of curb to face of curb) and a vertical clearance of 13 foot 6 inches and shall
be capable of supporting a 75,000 pound load. Roads that are less than 26 feet in
width shall be posted with “NO PARKING FIRE LANE” on both sides of the
roadway. Roads more than 26 but less than 32 feet in width shall be posted on one
side of the roadway. (Roadways and signage shall comply with appendix D of the
2015 International Fire Code as adopted by Weber Fire District).

Roads shall have a maximum grade of 10% unless specifically approved as
outlined by the International Fire Code.

Dead end fire apparatus access roads in excess of 150 feet in length shall be
provide with an approved area for turning around fire apparatus constructed with
the same requirements as the roads.

Roads and bridges shall be designed, constructed and maintained to support an
imposed load of 75,000 Ibs.

All roads shall be designed, constructed, surfaced and maintained so as to provide
an all-weather driving surface.

. Fire access roads for this project shall be completed and approved prior to any

combustible construction. Temporary roads shall meet the same requirements for
height, width and imposed loads as permanent roads.

All required fire hydrants and water systems shall be installed, approved and fully
functional prior to any combustible construction.

Every effort has been made to provide a complete and thorough review of these plans. This
review does not relieve the owner, contractor and/or developer from compliance with any and all
applicable codes and standards. Any change or revision of this plan will render this review void

and will require submittal of the new or revised layout for fire department review.

Reviewed by: Brandon Thueson

Fire Marshal

File

(]
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Weber County Corporation

%’ r s ; Weber County
ITRTND ARITATY hi B
WEBER COUNTY oaen o7 st0r

Received From:

Customer Receipt

s 27604

Receipt Date

11/04/16

BLACKBURN JONES
Time: 14:59
Clerk: amartin
Description Comment Amount
ZONING FEES WORK SESSION FEE $50.00
[ Payment Type Quantity Ref Amount
CHECK 17156
AMT TENDERED: $50.00
AMT APPLIED: $50.00
CHANGE: $0.00




