M' OGDEN VALLEY TOWNSHIP PLANNING COMMISSION

WEBER COUNTT Regular and Work Session Meeting Agenda Amended

December 2, 2014
5:00 p.m.
Pledge of Allegionce
Roll Call:
1. Minutes: Approval of the September 30, 2014 and October 07, 2014 meeting minutes
2. Petitions, Applications and Public Hearings

2.1. Administrative Items
a. Mew Business:

1. CUP 2014-29 Consideration and action on a Conditional Use Permit (CUP) application for a
condominium project including lockout rooms and allowance to exceed the
required 25 feet in building height located at 3567 Mordic Valley Way in Eden, in
the Commercial Valley Resort-1 {CVR-1) Zone (Skyline Mountain Base, LLC,
Applicant)

2.2.  lLegislative ltems
a. Mew Business:
1. ZDA-2014-01  Consideration and action on a request to add an addendum to the 2002 Zoning
Development Agreement for Wolf Creek Resort (Wolf Creek Stakeholder Members,
Applicant)

3. Public Comment for Items not on the Agenda
4. Remarks from Planning Commissloners

5. Report of the Planning Director

6. Remarks from Legal Counsel

7. Adjourn to Convene to a Work Session
WS1, DISCUSSION: Ordinance Revision: Title 108, Standards, Chapter 12, Noncomplying Structures
and Noncomplying Uses/Parcels
W52, DISCUSSION: Weber County Land Use Code Revision Process: Main Use, Accessory Use, Main
Building, and Accessory Building

The regular meeting will be held in the Weber County Commission Chambers, in the Weber Center,
1+ Floor, 2380 Washington Blvd., Ogden, Utah, Work Session will be held in the Breakout Roam.
A pre-meeting will be held in Room 108 beginning at 4:30 p.m. - No decisions are made in this meeting

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




Minutes of the Ogden Valley Planning Commission Regular meeting September 30, 2014, in the Weber County Commissian
Chambers, commencing at 5:00 p.m.

Present: Pen Hollist, Chair; Ann Miller; John Howell; Greg Graves; Will Haymand; Laura Warburton
Absent/Excused: Kevin Parson

Staff Present: Sean Wilkinson, Planning Director; Jim Gentry, Principal Planner; Charlie Evert, Principal Planner;
Ronda Kippen, Planner; Dustin Parmley , Legal Counsel; Kary Serrano, Secretary

Guests: Commissioner Bell, Commissioner Gibsen, Commissioner Zogmaister

Logan Simpson Design: lim Carter; Buck Sweeney; Krissy Nelson

Pledge of Allegiance
Roll Call:

1.

Minutes: Approval of the August 26, 2014 and September 2, 2014 meeting minutes

MOTION: Chair Hollist declared the meeting minutes approved as written,

Chair Hollist asked if any member had ex parte communications to declare, No ex parte communications were declared,

3.1,

Consent Agenda:
Uv5081214: Consideration and action on a request for preliminary approval of the Satterthwaite Southfork Ranches
Subdivision consisting of 5 Lots at 1050 South 7900 East within the Forest Valley-3 (FV-3) Zone (Dale Satterthwaite,

Applicant)

MOTION: Commissioner Warburten moved Lo approve consent agenda item UVS0B1214,  Commissionsr Miller
secanded. A vate was taken with all members present voting aye and Chair Hollist said that the motion carried (5-0].

Commissioner Haymoend arrived at this time.

Petitions, Applications and Public Hearings

Administrative ltems

a. New Business:

1. CUP 2014-11: Consideration and action on a Conditional Use Permit {CUP} application for the placement of temporary
sheds and temparary storage units, removal of maintenance building and ski shack, reconfiguration of the parking area to
allow for a stage platform extension and minor “glading” to identify future wallking/biking trails and ski run areas at
approximately 3567 Mordic Valley Way in the Commercial Valley Resort -1 {CWR-1) Zone (Skyline Mountain Base,
Applicant)

Randa Kippen said the application that is being reviewed is a consideration of multiple items at the MNordic Valley Resort
and the applicant desires to begin a transitional period of beautification and expansion of the resort. The application is ta
put some temporary sheds and storage units at the base of the resort. They would like to remove the maintenance
building, the ski shack, and reconfigure the parking area to allow for some stage platform. Then they can move forward
with some minor “glading” of the area to allow them to better identify the topography on the hillside so they can design
new lifts for expanded runs. The property that they are locking is owned by the Nordic Valley Resort and the applicant
would like to move forward with the "glading” of this area for some future runs. It's so overgrown in that area that they
are not able to get in and identify the topography so the “glading” wili make it so that removing the brush about six inches
from the ground without disturbing any of the vegetation that is there. If the applicant wants to move forward with cut
and seal, they will have to meet with the conditions from the Engineering Department through the Fire and Erosion
Control and swift measures have been taken prior to any type of excavation.

Ronda Kippen said the primary part of what is being reviewed is actually located on the base of the resort. They would like
to put an the south side of the resort some temporary storage sheds and storage units. They will need to meet the
setbacks per the zane which is 20° setback so they will have to locate those off of the property line. They would like to
demaolish the maintenance shed and ski shack and remove it. The reconfiguration of the parking lot has already taken
place and they did that so they could put two portable stage platforms there to allow them to hold some concerts
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throughout the year. The proposed sheds meet the design review and architectural standards of the Ogden Valley and the
only issue would be the red roof. It can be allowed if it's an accent color to the structure; if the Planning Commission can
make that findings, then both the shed and the storage unit should conform to those standards for a temporary structure,

Commissioner Howell stated that the application states that it is for a temporary shed and storage unit so how long is
termporary? Mrs, Kippen replied that it is pretty much for the construction period. A lot of these will be removed next
year becavse they will be moving forward with the platting and the condominium units they want to put in there.

Greg lensen, the applicant whe resides in Eden, said that they applied for two separate permits. They applied for a land
use permit for the stage platform and the temporary sheds on the base area. The operation of the ski runs as a
conditional use permit that they applied for separately and this refers to “glading” which refers to taking brush down to
the ground. If they need to, they want to cut the smaller diameter trees so people are able to ski through it known as
glade skiing. They plan to leave most of the bigger trees and most of the elk brush because they are so thick, they can’t
get through it. The maintenance building is not going to be removed for about a yvear when they start their condo project
and the shack will not be removed until next summer. There are actually five sheds; three lofted sheds and two utility
sheds. They showed some optional locations they would like to have those sheds, The plan called for seven sheds but
there are actually five sheds. The red rocf matches the lodge and the architectural standard calls for natural muted earth
tones,

Commissioner Miller indicated that what has been described is more than minor glading, Mr, lensen indicated that the
glading probably gets done with the first phase of this year and that would be one skirun. It would be about 1,300 feet of
vertical and about 50 to 100 feet wide.

Chair Hollist said that the applicant stated that there are two conditional use permits but they are working under one
nurnber so will this require two motions or just one? Ronda Kippen replied that the applicant applied for a building permit
which required a land use approval for the stage and the sheds. Due to the temporary nature of the sheds and the
reconfiguration of the parking lot, the zone required a conditicnal use.. Instead of having them apply for three conditional
use permits, they have consolidated it into ane, so the findings and conditions are based on it being one permit.

Commissioner Warburton asked if there was anything in the future that talks about having this turned into a DRR-1 Zone
3s it would be easier for them? Mrs. Kippen replied not at this point, they are zoned CVR-1 and entitled under a ski resort
and have vested under that zone so they are not required to come forward with a master plan. In the next stage of the
subdivision process there is a conditional use permit to allow a condominium and the code will actually require a design
review which will have site layout, landscaping, and architectural review, so they can see the substantial overall design.
Director Wilkinson replied that the only problem with the DRR-1 Zone is they may not have the acreage requirement 1o

qualify.

MOTION: Commissianer Howell moved to approve CUP 2014-11 for the placement of temporary sheds and temporary
storage units, removal of maintenance building and ski shack, reconfiguration of the parking area to allow for a stage
platform extension and minor “glading” to identify future walking/biking trails and ski run areas at approximately
3567 Mardic Valley Way subject to all review agency requirements and other conditions of approval listed. Commissianer
Warburton seconded.

DISCUSSION: Commissioner Graves asked about the red roof not being an issue. Chair Hollist said that the main lodge has
a red roof. Commissioner Graves said he didn't have a problem with that but just mentioned it because of staff's report
which indicated that may be an issue, Commissioner Warburton said it is more of a rust color so that is not an issue.

WOTE: A vote was taken with all members present voting aye and Chair Hollist said that the motion carried {6-0),

2.  CUP 2014-23: Consideration and action on a Conditional Use Permit (CUP) application for Digis Internet Wireless
Transmission Site located on a vacant property identified as Parcel # 20-036-0042 in the Forest Valley-3 [FV-3} Zane
[Dennis Watt, Applicant)

Renda Kippen said the proposal that is before us is a new location for the Digis Site. This was approved back in 2011 to be
located on The Legends at Hawkins Creek common area on their water tank. Due to some underlying circumstance, Digis
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would like to relocate that tower to a new lacation. The zone that they are actually evaluating is the FV-3 Zone and it
allows for a public utility substation which is what this Digis transmission is being evaluated as. The site is actually going to
be located just to the north of the Legends at Hawkins Creek, to the south of Summit Ski Lake Phase 4 and to the east of
the existing water tank that is currently aon that property, The overall site is going to be approximately 20 x 30 feet to
allow for the placement of some solar panels and the transmission site. Come spring they will be able to run permanent
power to the site and the solar panels will be removed. The water tank was actually placed in an area where they hadn’t
done any topography to get the needed elevations. They built the earth up around the tank so it looks like a voleano
Caming up.

Ronda Kippen said after the staff report was sent out, the applicant came forward and said that based on the timeframe
that they are getting permanent power they are not going to put up the shed that was included as part of the their
application. They will be able 1o house all of the electrical components in a smaller cabinet, so there will just be the salar
panels and the transmission site. This is a more detailed site plan within that overall acreage that the boundary is the
temporary and the smaller boundary will be the transmission site when it's converted and will be a 10 x 10 site. This gives
you the overall height of the tower measuring about 12 feet from the base and this was going to be where the shed,
tower, and the solar panels. The shed is now null and veid and the solar panels will be placed at the proposed location.
The applicant has proposed to camouflage the tower and their plans are to paint the dishes and the radios up at the top.

Ronda Kippen said that the moest impact will be from the view fram ot ane and two of the Legends at Hawkins Creek. She
received a letter from the owners of Let 1 with their concerns that this will impact their view shed where it currently is
located. However it doesn't impact their view shed but Lot 20's view shed. They are asking that no action be taken an this
until the legal issues are taken care of, and if it is ruled that they need to relocate, then we can take action on that, The
applicant is being proactive and coming forward in getting this new site |located. Staff recommends approval of the
Conditional Use Permit request for a Digis Internet Wireless Transmission Site located on vacant property identified as
Parcel 20-036-0042. This recommendation for approval is subject to all review agency requirements and other conditians
of approval as listed in the staff report.

Commissioner Warburton asked if the legal issues had anything to do with the CC&R’s.  Ronda Kippen replied that is
carrect and it really has nothing to do with Planning.

Chair Hollist asked which lot is the Lanier’s. Mrs. Kippen replied that would be Lot 1 which is actually owned by
Snowhasin,

Dennis Watt, applicant, who resides in Hooper, said that he didn't have anything new to add but would answer any
guestions the commission had for him.

Chair Hollist stated that when they previously talked about the issue they were told by Digis that they use the solar pane|
and the battery was getting power to that site. Have they now made a deal that they can get power to the site sooner?
Mr. Watt replied that at this point it's based upon when Ray Bowden indicates when there will be power to that area in
their phasing plan but the anticipation in the spring.

MOTION: Commissioner Warburton moved far approval of CUP 2014 -23 a Conditional Use Permit {CUP) application far
Digis Internet Wireless Transmission Site located on a vacant property identilied as Parcel # 20-036-0042 subject to any
conditians listed in the staff report, Commissioner Miller seconded.

DISCUSSION: Commissioner Warburton said she would like to discuss the color, Leaving it silver would actually blend
mare with the sky. Dees anyone have any issues with the brown/green or should they just leave it? Chair Hollist said that
he didn’t have any issues. He asked the applicant about the color and was told that the frame tower would be galvanized
and would be allowed to dull with age, Would the boxes and antenna be painted with the scme color? Mr. Watt replied
that what was requested before was to have it camouflaged as they had done at the other location so that it would blend
in from the back. Commissioner's Warburton and Miller said they liked that better than the tower.

Commissioner Warburton asked what part of the valley is that servicing. Matt Widhalm, wha resides in Ogden, said that
this site actually services 70% of the valley. From that location he could see the Monastery and fram the Monastery all the
way to North Ferk. Commissioner Warburton asked what the service capacity was for this. Mr. Widhalm replied that they
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5.

could offer all of the services offsite where they currently offer a 15 MB plan, They also offer enterprise services where
they do a dedicated length of businesses and they can go as fast as they want to pay for, They are currently daing
improvements acrass the whole valley.

VOTE: A vote was taken with all members present voting aye and Chair Hollist said that the maotion carried (6-0).
Public Comment for Items not on the Agenda: Mo public comments.
Remarks from Planning Commissioners: No Planning Commissioner’'s remarks.

Report of the Planning Director: Sean Wilkinson reminded everyone of the APA Conference and they have UTA Passes for
the front runner for a five day pass. If they were going to ride the froent runner, they need to be on the train at 5:07 a.m.
He asked if anyone would like their UTA Pass. They also have a van that would be leaving the county building at 6:45 a.m.
and they could have a discussion on what they would like to do for the next couple of days. They could carpoal with staff
or they are free to drive themselves. As far as a Powder Mountain Tour, they would like to get a commitment en a tour
date for the near future, but they wanted to make sure that the Flanning Commissicners could participate,

Director Wilkinson asked Scott Mendoza if he had a propeosed date. Mr. Mendoza replied that Powder Mountain would
not be available on October 6" and suggested that they propose twao dates that the commission could be available so they
could confirm it with Powder Mountain, There was a discussion and the two dates proposed were Friday, October 17th at
3:00 p.m. and the alternate date was October 20th at 3:00 p.m. Director Wilkinson pointed ocut the new technology in the
Commission Chambers such as the large screen televisions, computer monitors in front of each chair and the new camera.

Remarks from Legal Counsel: No Legal Counsel remarks.

Adjourn to Convene to a Work Session

The Weber County Commission and Ogden Valley Township Planning Commission Joint Waork Session
5:00 P.M.

W51, Introduction: Ogden Valley General Plan Update Work Plan and Process: Presented by Logan Simpson Design

Charlie Evert said that Logan Simpson Design was selected amongst various applicants for this project. They selected
Logan Simpson for their innovative and ingenious approach. He introduced lim Carter, Project Director; Buck Sweeney,
Project Manager; and Krissy Nelson, Community Planner and turned over the work plan for the Ogden Valley General Flan
Update to Buck Sweeney,

Buck Sweeney said that planning for the upper valley is all aver the board and follows the discipline of planning that was
popular in the 1990°. You have a number of planned update pieces that are more modern than that but right now there
isn't & true comprehensible plan for the Ogden Valley. One of the foundational things they are doing is taking all of that
planning and looking at what is relevant and bringing it into the planning framewaork. They are also looking at other set of
issues that need to be addressed and managed, making sure they have a comprehensive framewark that looks across all af
those planning disciplines such as recreation, transpaortation, economic development, open space, and all of the major
planning features that you'd expect to hit in a process like this-making sure they are brought into a single functioning
interactive plan.,

Buck Sweeney presented the proposed four phases and timelines of the project. Phase 1 is Assessment and Process from
September to October. Phase 2 is Visioning from October to January. Phase 3 is Scenarios from January to May. Phase 4
is Plan Development from May to August to complete the project. They pride themselves on doing a variety of planning to
carefully comprehend and understand what the issues are to the people that live in the place. Our public invelvement will
be continuous and there is no time in the process that they wen't be listening or seeking engagement. Our motto for
public invelvement is to understand where people are in the community; what they're interacting, what they're daing, and
what their lives consist of, and to engage them in conversation to understand how they live and what's important to them.
They use whatever tool kit is appropriate and they will custom tailar that as they go.

Page 4



OGDEN VALLEY TOWNSHIP SEPTEMBER 30, 2014

Phase | = Assessment and Process
s Interviewing — Have interview about 15 people = Impertant people in the community
e«  Process of reading the relevant planning documents and management documents
«  Producing — existing conditions snapshots — explains what's on the ground and what are the challenges and
opportunities
e Gap Analysis — Pieces not in place — For example if there is not going to be an existing Low Moderate Income (LM
hausing part of the planning and that has to be established by state code and that has to be there

Phase 2 — Visioning — Based on Shared Values
«  Community Involvement — Getting their input as to what their vision of Ogden Valley in 20 years
e Visioning Process — Value process will make sure they pick all those things and tharoughly understand
e Translate into Formal Vision Document — Will become the frame work the front end of the plan

Phase 3 — Scenarias
e Land Use Scenarios Workshop #2
e Community Choices Warkshop #3
1. Working with the public — Loaking at maps, constraints & opportunities, thinking abaut the vision
2. Gettowhere we want to go — Develop those with the public - Start testing those scenarios and look at:
a. Economics
b. Dense Development Patterns
c. Talking about nodes versus not talking about nodes
d. Water as a constraint instead of entitlements as a constraint
3. How they translate in terms of the transportation infrastruclure
4. How they translate for sewer and water infrastructure
5. What they mean as lar as Laxes
+  Optimizing Choices:
1. Goalis a optimize choices based on the vision
2. Evaluate the good, better, and the best options
3. Focus on opportunities

Phase 4 - Plan Development
+  Vision
®  Scenarios
o Final Plan

Final Plan - Preserving Character
+  Understanding the character of what this place will be
s« Tell a Story — Mountain Village — for the next 30 years
* Monitored and Adaptable: Amount = Location = Type

Ogden Valley Plan 2015 - About the Plan: www.visitogdenvalley.com

Chair Hollist asked to what extent they will be involved as a part of this engagement in helping them with the codification
reguired to implement the plan. Mr. Sweeney replied that as part of the planning process as they are making choices,
concluding things, and heading in a particular direction, his role on the project is how this is going to play ocut in terms of
the existing regulations, what changes would be necessary, can this be implemented with the existing staff.

Gary Fulmer, who resides in Eden, said that they have been involved in the reorganization and planning of the \Wolf Creek
Resort below Powder Mountain. They recently had a community meeting that over 200 people attended. They've had
input from over 110 individuals and would like to share that information and become part of the planning process. We
would hope to report their findings in the next Planning Commission meeting.
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lan Fulmer, who resides in Eden, said that she would appreciate if they came to the valley on a daily basis. The project
outlined would take more than a year and they should come during prime ski season and they can see what is going on.

Steve Clarke, who resides in Eden, said that the most effective tool with the wvisioning process has been Lo talk about
entitlerments and what the current planning process would lead to. His experience is when you're envisioning with the
peaple in the valley, the vision stops with | don’t want anything to change.” How do these peaple plan to draw the valley
people into the discussion of what the valley might become and what they might prefer in that event?  Chair Hollist
replied that the staff has laid out an exceptianal job in laying down the foundation for what it will look like, They have
been looking at documents that make certain population ohjections and what that might mean,

Buck Sweeney added that the visioning is the first step in the scenario process. The scenarios process depends on us
laying out the right kinds of information about the future. Understanding the population pressures, demographic
pressures, water constraints, and the visioning will comprehend a baseline of change from the start.

lim Carter said that he and Buck Sweeney are deing a presentation at the Utah APA Conference which talks about
character base planning. This project has imported a lot of principles and they have realized that that all communities are
under pressure. The visioning proposed focuses on what works for yvou and they can develop a scenario to accommodate
that when the reality check comes into play, and that's when they develop the visioning that they like.

Commissioner Zogmeister said she was impressed with their approach with the presentation and that it answers some of
the guestions. She is hoping that they will also ke utilizing some of the tools that Wasatch Regional Council has in the
2040 Plan because those help with the visioning and part of the study plan.

lanet Muir representing Dark Sky in the Valley said that last week they did readings an the new moon with Weber State.
They have 200 readings of dark sky and they are talking about going through accreditation of the community as a Dark Sky
Cammunity of Ogden Valley. They are working with many individuals gathering a lot of infermation to establish a model
crdinance and to decide what they can do with all the collected information.

Charlie Evert said the development of ordinances is going to be ongoing. In fact the Planning Commission will have a
presentation to talk about a restructure of our current ordinances as they are. They will continue working on the
problems in our code throughout this process; this process is a year long process, but it is necessary for the valley where
they know where our policy directives are going. Our consultants will provide us a vision, goal abjectives, and policy
direction. Under the state law the Planning Commission is the steward of the creation of the general plan and it is the
Commission who adopts it. That shouldn’t stop us in creating additional ordinances as we move forward and as they are
creating those ardinances, get some additional information for their consultants to build their vision and strategies.

Debbie Curl, whao resides in Ogden Canyon, said that she wanted to know to what extent does this study affect or take inta
consideration the Ogden Canyon,  Mr. Sweeney replied that they recognize that there is a large issue with workforce
movement between the two valleys; they recognize the roads and road systermn constraints, and all of those will be
considered.

Cemmissioner Bell said in the couple of years that he has worked with the citizens on many projects, one af his favarites is
the Dark Sky Program and he appreciated all of the citizens involved in the valley and the canyon. There are a lot of great
things out there and he is looking forward to having a good discussion with everyone. He thought it was phenomenal that
everyone was respectful of each other,

Commissioner Gibson said he just wanted to mention that Debbie Curl made a comment that she had never known the
canyon as not part of the valley. He took that to mean that there are folks who have felt left out in a particular process at
times. This is important as they go through this process to remember that there will be many voices and we have to make
sure we hear all the voices, As an elected official who is responsible for this process, he wanted to let the Planning
Commission and the teams know that he is grateful to everyone that is affected by what they do here, They have
committed significant resources for this project and they expect everyone to know that you and those we hire to
represent us should handle themselves appropriately, He Just wanted to make sure that the people understand that we
are here as a resource for you to help the community move forward in a positive way.
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9. Adjournment: The meeting was adjourned at 5:15 p.m.
Respectfully Submitted,

Kary Serrano, Secretary; Weber County Planning Commission
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Minutes of the Ogden Valley Planning Commission Wark Session held October 7, 2014, in the Weber County
Planning Division Breakout Room, commencing at 5:00 p.m.

Present: Pen Hollist, Chair; Ann Miller, Greg Graves, Will Haymond; Laura Warburton; John Howell

Absent/Excused: Kevin Parson;

Staff Present: Sean Wilkinson, Planning Director; Scott Mendoza, Planner; Charlie Ewert, Planner; Dustin Parmley, Legal
Counsel; Kary Serrano, Secretary

1. Discussion: Cluster Subdivision Ordinance

Scolt Mendoza said he would review section by section and explain some of the big items in these sections. If you have
input tanight, he will take that information and work it into the draft prior to bringing it back to you towards the end of
the month for some action, He is preparing a staff report for the Western Weber Planning Commission and he was able
to put in there that staff has been waorking on this for quite some time, the Planning Commission has solicited, they
welcomed, and received a lot of valuable publicinput and developers are just as interested.

Scott Mendoza said he would like to explain the difference between what you had received and what was just handed
out. Inthe previous version is a draft as of last week and he got some great staff reviews and input from them. He has
gone back and refined some things.

Section 108-3-1. Purpose and Intent: This was rewritten to remind the developers as they read this code, that there is
an inherit gain just because of the cluster itself, That is something that they have talked about and let them know that
there is a banus that is offered to them if they develop this way.

Section 108-3-2. General Regulations: This is a new section and there was a general regulation section thatl was
stricken out. What he ended up doing is adding this new information and those are the zones that don't list a cluster
subdivision as a use. In the past the county at some point put cluster subdivision in each zone's land use list. He
removed cluster subdivision from all thase zones and the lists of uses will be in one place.

Section 108-3-3. Approval Procedure: Stafl had a suggestion to remind everybody that when a plat gets to them, the
Planning Cammission will be giving a recommendation for final approval so this was added to make that clear.
Originally, the approval procedure in general was not all clear in the existing code and that is what was created here,
What was also created was a sketch plan endorsement, and they don’t want to give the impressicn right from the
beginning that the Planning Commissian is giving any type of approvals or entitlements. They have clearly written down
the procedure and have created a new sketch plan endarsement option. Staff has created a form that a developer will
fill out and provide a sketch of what the cluster is going to look like. They will submit it and within a couple of weeks, at
a regular Planning Commission meeting, staff will get up and introduce this as a sketch plan endarsement, and everyone
attending will know this is a pre-preliminary item. Once this gets to preliminary, it's really administrative and staff does
not see turning away cluster subdivisions, 1t was suggested that the sketch plan endorsement be its own section so that
it doesn't get confusing as others look at this.

Section 108-3-4. Cluster Subdivision Design and Layout 5tandards: A concern from the Western Weber Planning
Commission was that most of the units were being placed on one side of the subdivision and the other side was open, so
it looked like a very urban subdivision on the left side and a farm operation on the right side. They didn’t like the look of
this urban neighborhoed, so in the current code they will have a minimum number of lots in a eluster, and what he
explained was that they could put in a maximum number of lots in a cluster. That would mean that they would have to
break these areas into pieces and separate them. In this section what they have done is create a standard where it
needs to be clustered or grouped and be entirely surrounded by open space whether it's dedicated as open space or
dedicated as commaon area and/or individually owned parcels. One of the hig changes is possibly to leave this as apen
space that is owned by a Home Owners Association (HOA) to open space that could be individually owned and the
Western Weber General Plan supports that. This may be a way to get rid of HOA's that in a lot of cases failed, and in
many cases the interest in maintaining the commeoen area is lost.
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It was recommended against putting images in the code because images do not make good legislation. They are difficult
to apply and when there is an image like this that is not in conformance with all the octher standards being put into
place, it could lead to a lot of confusion, If there is going to be an image, it needs to conform to every other standard
that they're putting in place, and even at that it is not recommended. What they are creating is not a palicy document
or education material, it's law and pictures make bad law. If you have pictures, then you need to have a disclaimer
slating that this is for illustrative purposes anly, that the particular picture has no legal force itself, then that could be
acceplahble.

There needs to be a buffer of 50 feet between small lots. if there is a lot under 15,000 sq. ft. next to a subdivision
boundary, it has to be setback 50 feet. There needs to be a commaon area or an open space parcel in between it and the
exterior boundary of a cluster subdivision, 1t was agreed that the open space area between sach cluster of lots shall not
be less than 75 feet in width,

Section 108-3-5. Open Space Plan Approval, Ownership, Maintenance, Preservation, and Guarantee of Improvement
Standards: In this section we talk about the open space plan coming to the Planning Cammission so you can take a look
at the plan that shows you on these open space parcels and what they are intended to do. An applicant needs to come
in, give you a narrative, give all the proposed uses, any phasing and maintenance methods for keeping that cpen space
parcels of the way they are intended to be, This leads them towards putting in an agriculteral preservation easement an
the property and they've done this in the past. They have come in and shown you on a ten acre parcel what animals are
going to be grazing, here's the buildable envelope where a future landowner may build a hay barn or some agricultural
structure. In the Guarantee of Open Space Improvements; this is where they clarify that any improvements and if it
neads a certificate of accupancy from the Building Department., then they don't have to take a financial guarantee for it.
Ifit's a clubhause ar samething like that, they won't take a financial guarantee from them. They also have phasing
where they are not going to accepl a later phase if this phase amenity hasn’t been built or doesn't have a guarantee for
it. Itwassuggested to remove the word agricultural in the agricultural preservation easement when in fact they may be
preserving for aquifer preservation, forest land preservation, elk preservation, and have multipurpose for the
preservation of the open space preservation easement.

Section 108-3-6. Open Space Parcel Development Standards: Some of the rules have been modified/adapted in order
to provide flexibility and encourage design creativity within the cluster subdivisions. The Parcel Area was not clear in the
existing code; if there is a piece of commaon area, what's its minimum size. What they have included is open space
parcels dedicated as common area shall not be restricted in area/size; however, they must contain an area that meets
the minimum acreage requirement if the commaon area parcel is intended to garner a bonus density and that does not
apply to Ogden Valley. In the Ogden Valley there was a project called The Rivers and they wanted to have a faux guard
shack, with a lawn, with a weathered looking entry but they wanted that island to be a common area but the current
code required that it be one ar three acres or more and they couldn’t work that out. Now it's clear that that a small
5,000 sq. ft. piece or even much smaller, out in the middle of the right-of-way if they work it out with the County
Engineer's Office, they can call that common area and the HOA can maintain it. 1t gives more flexibility and that would
apply to the Cgden Valley. In the Purpose and Intent, it would clarify that it's in the Western Weber Township and it also
clarifies it in the Bonus Density Section, Are you comfortable with one acre parcels that are possibly all fenced? What
you may end with is a nice home on a one acre parcel that has a fence with a horse out there. You would see a one acre
parcel but there might be another acre across the street and one of those would have to be next ta another common
area and that gives it a rural area.

Section 108-3-7. Bonus Density Lot Develepment Standards: This is where they are saying that some of the rules in the
regular zones have been modified and adapted to provide some flexibility. In Lot Area, the existing code allows for
10,000 sq. ft. lots and what they are saying is that if vour lot is next to a cluster subdivision boundary, it has to be at
least 15,000 sq. ft. The standard has gone up in size to mitigate those impacts with the residents out west that were
cancerned about small lots established next to their two/three acre lot. However, they may go down 1o a minimum of
6,000 sq. ft. if there's a 50 foot buffer between the lot and the exterior boundary of the subdivision. If the lot lies within
a cluster that is adjacent to a previous recorded subdivision or cluster that is similar, they have defined what similar is. If
the lot lies within a cluster subdivision that is adjacent to an undeveloped parcel, they have defined what an
undeveloped parcel is. In Lot Width because of the reduced ot size they provide some design flexibility and reduce that
infrastructure, In Lot Coverage they are not creating a new standard: this is already in the County's Code, In cluster
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subdivisions, only 25% of the rear yard can be covered. In Yard Setbacks on these smaller lots, they wanted to provide
more flexible sethack standards, Cn a front yard setback there is another part of the code that allows for
encroachments. In structure height, the standard today is 35 feet and they are suggesting going up to 40 feet.

Section 108-3-8. Bonus Density: Bonus densities shall only be awarded to those cluster subdivisions developed within
the Western Weber Caunty Township and they kept the 50% bonus criteria set for them.

Section 108-3-9. Owner's Association Required: If there is common area, they are saying that there has to be a n HOA
and they have expanded on that,

Section 108-3-10. Example of Cluster Subdivision: It was decided that the illustration should be with the application for
the sketch plan.

2. Adjourn: The meeting was adjourned at 7:10 p.m.

Respectfully Submitted,

Kary Serrano, Secretary
Weber County Planning Division
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;- Pa ; Staff Report to the Ogden Valley Planning Commission

Weber County Planning Division

Application Information

Application Request: Approval of conditional use permit for a condominium preject including leckout rooms and
allowance to exceed the required 25 feet in building height per the CVR-1 Zone.
Agenda Date; Tuesday, December 02, 2014
Applicant: Skyline Mountain Base, LLC
File Number: CUP2014-29
Property Information
Approximate Address: 3567 Mordic Valley Way Eden, UT 84310
Project Area: Approximately 3.2 acres
Zaning: CVR-1
Existing Land Use: Ski Resort and Recreation area
Proposed Land Use: Ski Resort and Recreation area
Parcel 1D: 22-023-0036
Township, Range, Section: T7N, R1E, Section 29
Adjacent Land Use
North: Forest Residential and Agricultural South: Forest Residential
East: Forest Residential and Open Space Waest: Ski Resort and Private Campground
Staff Information
Report Presentar: Ronda Kippen

rkippen@co.weber.ut.us
B011-393-8768
Report Reviewer; S

Applicable Ordinances

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

= Title 104, Chapter 11 Commercial Valley Resort Recreation-1 {CVWR-1) Zone

*  Title 108, Chapter 1, Design Review

= Title 108, Chapter 2, Qgden Valley Architectural, Landscape and Screening Standards

= Title 108, Chapter 4, Conditional Uses

= Title 108, Chapter 8, Parking and Loading Space, Vehicle Traffic and Access Regulations
= Title 108, Chapter 16, Ogden Valley Lighting

= Title 110, Chapter 2, Ogden Valley Signs

Background and Summa

Merdic Valley Ski Resort, located at 3567 East Nordic Valley Drive, is requesting approval of a conditional use permit for a
condominium project consisting of 54 units with 54 lockout units. The proposed condominium project is conditionally
allowed as a "Condominium rental apartrment, including lockout rooms” in the Commercial Valley Resort Recreation (CVR-1)
Zone per the Uniform Land Use Code of Weber County, Utah {LUC) §104-11-4. In order to reduce the overall building
footprint, the applicant is reguesting as part of the conditional use permit, that the Planning Commission varies the
maximum height requirement of 25 feet per the CVR-1 Zone and consider an average height of 54 feet as conditionally

allowed in LUC §104-11-4 and defined by the LUC §101-1-7,
The applicant received approval for the first stage of a transitional process for the ski resort in September of this year, If

the Planning Commission approves the request for a condominium project and additional building height, the applicant will
begin the process for a condominium subdivision as required in the LUC §106-3.

Conditional use permits should be approved as long as any harmful impact can be mitigated. The LUC already specifies
cartain standards necessary for mitigation of harmful impact to which the propaosal must adhere. Te ensure that the natural
environment is preserved to the greatest possible extent, the Planning Commission, subject to the reviews and
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recommendations of the required public agencies, must review and approve the general siting and architectural design of
the building, the layout of the parking areas and the landscaping. The proposed application appears to meet these
standards. The following is staff's evaluation of the regquest.

General Plan: The Ogden Valley General Plan identifies the need to encourage commercial development in the Ogden
Valley within established commercial areas, supporting continued development of resort-related commercial areas by
promoting active recreational opportunities in the Ogden Valley and encouraging private businesses to meet the growing
demand for recreational facilities (see the 1998 Ogden Valley General Plon §3 Ogden Valley General Plan Goals and
Ohjectives and §5 Commercial Development).

Zoning: The intent and purpose of the CVR-1 Zone per the LUC §104-11-1is;

“fa) The purpose of this zone 5 to provide focations in the Ogden Valley and at majar recreation resort areas, where
service focllities end goods normally reguired by the public In the pursuit of ganero! recreation gebivities can be
chtained,

The CVR-1 Zone allows for condominium rental apartments, including lockout rooms. A condominium rental apartment has
been defined in the LUC §101-1-7 as:

“Condaminium rente! oportment {condo-tel); The term "condominium rental opartment (condo-fel)™ means a
condominium residentiol profect in which the units, when pot accupied by the owner, may be placed in o manogement
rental pool for rent os transient living guarters similor to o molel eperation, Because of the transient rental
chargeleristics, o condominivm rentol opartment §5 classified os o use categary separale and distinct from o
condominiom dwelling wnif, ™

The CVR-1 Zone has specific standards identified in the LUC §104-11-6 that shall be met as part of the development process,
Those standards are as follows:

+  Minimum lot area: 2.5 acre site, with the fallowing minimum area reguirement for uses within that site:
o Condominium rental apartments require, per building, 7,500 square feet of net developable area plus
2,000 square feet of net developable area for each dwelling unit in excess of two dwelling units.
o Lockout sleeging room, 500 square feet,
o Dther uses: none.
o Minimum lot width: 150 feet minimum frontage,
»  Minimum yard setbacks:
o Front: 30 feet minimum.
o Side: 20 feet minimum, except as otherwise required by this or any other county ordinance.
o Rear: 20 feet minimum, except as otherwise required by this ar any other county ordinance,
Building height: Conditional use permit is required if over 25 feet in height,

The subject property will be divided as part of the platting process reguired for condominium projects and will consist of
approximately 3.2 acres. The acreage requirement has been established by the CVR-1 Zone which requires 7,500 square
feet for the first 2 units, 2,000 sguare feet for each additional unit and 500 square feet for each lock-out unit, it appears
that the 190,132 sq. ft. structure may be the largest structure in the Ogden Valley. The following percentages have been
calculated based on the proposed final 3.2 acres. The proposed condominium project will have an area footprint of 54,003
sq. ft., which will cover 38% of the final site. The hard surface paving will cover 5% and the landscaping will cover 57% of
the final site (see Exhibit B-1 (45101-A)),

The CVR-1 Zone also requires additional design standards including a minimum of ten percent commercial uses other than
the condominium rental apartments per LUC §104-11-5. The commercial amenities that have been proposed include 4,035
sq. ft. for office spaces and conference areas located on the lower level (see Exhibit B-2 (A100)), 2,500 sq. ft. for conference
areas on the second and third floors (see Exhibit B-4 & B-5 (A102 & A103)}, and 5,854 sq. ft. of commercial space on the
fourth floor (see Exhibit B-6 (A104)), These amenities will provide 12,389 sq. ft. of commercial use, meeting the required
ten percent commercial use of 12,336 sq. ft. based on the building area after removing the plaza, pool and parking areas
from the overall square footage calculations. In addition to the cormmercial amenities, there will be 18,548 sq. ft dedicated
to the cutdoor plaza and pool area (see Exhibit B-3 (A101)], and 102 underground parking stalls and five cutdoor parking
stalls (see Exhibit B-2 [A1DD)). In approving the site plan, the Planning Commission will need to find that the proposed
building and uses are sized in proportion to the recreational amenities for which they will provide goods and services,

Page 2 of



The proposal adheres to the required lot area and sethacks, In order to reduce the buildings footprint the applicant is
requesting that the Planning Commission vary the maximum building height requirement of 25 feet and consider an
average height of 54 feet which is allowed by a conditional use permit. Building height is defined in the LUC §101-1-7 as:

“Building, height af: The term "height of buliding™ meons the vertica! distance from the averoge of the highest naturol
grade and the lowest natural grode to the highest paint of the coping of o flot roof, or to the deck line of @ monsard
roaf, or to the highest point af the ridge of o pitch or hip roof.*

The applicant's requested average building height of 54 is based on measurements taken from the highest natural grade
line (64" and lowest natural grade line (44°) as measured to the highest point on the roof line as identified on the “North to
South Grade Section”{see Exhibit C-2 [A301)). In reviewing the proposal, an average building height of 37" can be found
based on measurements taken from the highest natural grade line (B0'7") and lowest natural grade line {12'9") to the
highest point on the roof line as identified on the “East to West Grade Section” {see Exhibit C-2 (A201]). An overall average
building height measured from the highest and lowest natural grade line to the highest point on the roof line using the
combined measurements from the East to West and North to Scuth Grade Section is 45'5", Based on these calculations,
the average building height may not seem too extreme; however, it is essential to make note that the actual building height
as measured from the finished grade will range from 26" at the lowest point to 71’ at the highest point of the building {see
Exhibit C-1 {A201 & A202}). In cantrast, a single family residential dwelling is allowed a maximum average building height of
35" in other zones throughout the Ogden Valley. The applicant has designed the site to utilize the surrounding mountains
to soften the effect of the proposed structure. The visual impact and height of the condominium project are considerations
of the Planning Commission and will require approval,

Conditiono! Use Review: The proposed uses are conditionally allowed in the CYR-1 Zone. A review process has been
outlined in LUC §108-4-3 to ensure compliance with the applicable ordinances and to mitigate anticipated detrimental
effects. As a requirement of the conditional use permit, the applicant has provided a “Will-Serve Letter” from Mordic
Mountain Water Inc. (see Exhikit D) for water services and a “Will-Serve Letter” from Walf Creek Water and Sewer
Improvement District (see Exhibit E] for the waste disposal. The applicant has provided the required material to facilitate a
review of the proposed project including grading, drainage, and a geotechnical report. The architectural plans have
identified an erroneous address far the project location. A condition of approval has been made part of the Planning
Civisicn’s recommendations to ensure that the approved site plans coincide with the correct site address,

The Engineering Qivision has reviewed the civil engineering drawings (see Exhibit F) and has conditionally approved the
proposal based on maore detailed plans that will be made part of the required subdivision process.  As part of this process,
the recammendations that have been identified in the Geotechnical Report will need to be identified on the subdivision
plans and followed throughout the development of the site.

The Weber Fire District has reviewed the proposal and has made specific comments and conditions regarding fire
suppression including the need for detailed locations of fire hydrants with adeguate flow and a fire access lane along the
south side of the building. It appears that the majority of the comments will ke able to be addressed without modifying the
pgeneral layout and design of the site plan with the exception of the fire access lane, The remaining comments and
conditions will be addressed during the subdivision process when more detailed plans are required. If maodifications ta the
site plan are necessary to adhere to the requirements of the Weber Fire District and such modifications alter the approved
maximum average building height, the applicant will have to receive additional approvals from the Planning Commission,

Design Rewlew: The CVR-1 Zone and the proposed conditional use, mandates a design review as outlined in the LUC §108-1
to ensure that the general layout and appearance of the building shall not impair the orderly and harmonicus development
of the neighborhood nor impair investment in and occupation of the neighborhood.  Additional design reviews may be
required as the commercial uses within the development are identified to ensure that adequate parking as required by the
LUC §108-8 is available and that any proposed signage conforms to the LUC $110-2,  As part of this review, the Planning
Commission shall consider the applicable matters based on the propesed conditional use and impose conditions to mitigate
deficiencies where the plan is found deficient, The matters for consideration are as follows:

1} Considerations relating to traffic safety ond traffic congestion. The proposal includes improvements for the
widening of the existing abutting street together with sidewalk, curb and gutter and adequate drive approaches for
the ingress and egress to the site and the building along Nordic Valley Way, The applicant has provided 107
parking spaces on the site plan, of which 102 parking spaces are underground parking. It appears that all the
proposed parking meets the parking standards as outlined in LUC $108-8-7(c) as well as the surface lighting of the
off street parking as outlined in LUC §108-2-6 & §108-16 (see Exhibit B-1 & B-2 (AS101-A & A100)). Parking
requirements for the future uses of the development will be evaluated as part of the required design review
process for the new commercial uses.
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2} Considerations relating to outdoor advertising. The applicant received approval for & moenument sign as allowed
in LUC §110-2-5 in September of this year. As part of the review, the Planning Divizion took into consideration the
architectural renderings including the location, colar, lighting and size of the manument sign for the ski resort. The
lecation of the monument sign has been identified on the site plan as #15 on sheet A5101-A (also identified as
Exhibit B-1).

3) Considerations relating to landscoping, screening and buffaring. The applicant has been able to adequately
address the minimum landscaping requirements of the Design Review as outlined in LUC §108-1-4({3) and the
Cgden Valley Architectural, Landscape and Screening Design Standards as cutlined in LUC $108-2-5 and §108-2-9
[5ee Exhibit G {L101 & L102) with the exception of the following:

o The proposed site plan has identified a "temporary trash enclosure” as #16 on sheet A5101-4 (also
identified as Exhihit B-1), The proposed screening for the trash dumpster adheres with LUC §108-2-7;
however, if this location is truly temporary in nature, the applicant will need to provide an alternative
trash dumpster lecation and receive the required approvals for the location and screening. |f the
proposed trash location will be the permanent location, the site plan will need to be corrected to
reflect such. A condition has been made part of the Planning Division's recommendations to ensure
adequate garbage facilities and screening.

< The LUC requires that all parking areas are screened or buffered from view along all street rights-of-
way and should consist of earth berms or mounds and trees when practicable.  Due to the location of
the parking area and the access from Nordic Valley Way, requiring additional trees and/or berms to
screen the entire parking area may create a traffic hazard when taking into account snow
accumulatians in the area. According to LUC §108-2-8 when an access way intersects with a public
right-of-way, all landscaping and screening within a ten foot triangular area shall provide unobstrucled
cross-visibility at a level hetween twa and eight feet in height. A condition has been made part of the
Planning Civision's recommendations to ensure adeguate measures have been put in place to maintain
clear sight distance and proper screening of the parking area.

When long expanses of building walls and other barriers are part of a proposal as they are with this application, taller
trees can be reguired as part of the landscaping plan to create a softening effect as allowed in LUC §108-2-5(j](4). If
the Planning Cemmission feels additional landscaping, screening and buffering measures need to be implemented; a
specific condition of approval will need to be added.

4) Considerations relating to buildings and site lopout. The proposed building has an exterior finish consisting of
predominantly natural, muted earth tone colors of hardi-plank batten board, hardi-board longue and groove,
stone veneer, timber and asphalt/metal roofing materials. The metal roof areas, aluminum windows and glass
store front must be non-reflective. The proposed colors for the external surfaces are found on shest A201 (see
Exhikit C-1} and identified on said sheet as follows;

1. "Driftwood” Asphalt Shingles
“Earthen Jug” Hardi-Flank Batten Board
“Dark Bronze” Standing Seam Metal Roof
"Cottonwood” Stone Venesr
“Cinnaman” Stained Timber
“Coconut Husk® Hardi-Board T&G Bevelad

AR L el

7. "Dark Bronze” Flashing

The exterior lighting will consist of three 20" parking lot light polas (277 V., 10,000 lumens) and seven 42" high light
bollard area lights (277 ., 1,000 lumens @ 15.5 watts). The proposed outdoor lighting must be partially or fully
shielded as required in LUC §108-16 in arder to comply with the Ogden Valley Lighting night sky requirements. If
the Planning Commission feels that additienal measures need to be taken to ensure adequate protection of the
night sky, a condition of approval will need to be added,

Swimming pools are allowed to be located to the side of a dwelling or private/public facility. The proposed
swimming pool location meets the minimum setback of ten feet from the future property line. As part of a
building permit, the applicant will need to enclose the swimming pocl area with either a substantial fence of not
less than six feet in height or by 2 power safety cover meeting the requirements of the International Building Code
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per LUC §108-7-18. A condition has been made part of the Planning Division's recommendations to ensure
adeguate measures have been taken regarding health, safety and welfare.

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

5] Considerations relating to utility easements, drainage, and other englneering guestions. The applicant has
provided civil engineered drawings (see Exhibit F) that identify the existing and proposed topography, contour
lines, utilities, easements and drainage. The applicant will need to adhere to all conditions of the Engineering
Division pertaining to utilities to and through the property, storm water drainage including retention facilities by
providing more detailed drawings as part of the subdivision process.

&) Considerations relating to prior development concept plon approval associoted with any rezoning agreement,
planned commercial or manufacturing rezoning, or planned residential unit development opproval, The Planning
Division is unaware of prior development conceptual plans as part of any rezoning agreement that may have been
approved for the subject praperty by Weber County; therefore, considerations pertaining to this portion of the
code are not applicable at this time.

Conformance to the General Plan

The proposed use conforms to the Ogden Valley General Plan by encouraging commercial development in the Ogden Valley
within established commercial areas and supporting continued development of resort-related commercial areas by
premoting active recreational opportunities in the Ogden Valley.

ummary of Planning Commission Considerations
LUC §108-4-4 states:

“Conditlonal Uses shall be approved on a case-by cose basis.  The plaonning commission shall not authorize o

canditiono! use permit unless avidence is present to estatbiish;

1. Reasonobly anticipated detrimental effects of o proposed conditiang! use con be substantiofly mitigated by the
proposml or by the jmposition of regsonoble conditions to ochieve compliance with apolicoble stondgrds.
Exomples of potentiol negotive impocts are odor, vibration, light, dust, smoke or noise.

2. Thot the propesed use will comply with the regulations and conditions speciffed in the Lond Use Code and ather
opplicable agency standords of use.”

The Planning Commission will need to determine if the proposed condominium project meets the reguirements of the
applicable Uniform Land Use Code of Weber County. The Planning Commission may impose additional conditions in order
to ensure full compliance with the required standards. In making a decision, the Planning Commission should consider the
following questions:
= Arethe proposed building and uses sized in proportion to the recreational amenities for which they will
provide goods and services?
= Could the additional height of the condominium preject be harmful to the adjacent property owners? If
yes, whal conditions could be put in place to mitigate detrimental effects?
*  Doesthe submittal meet the architectural detail standards required by LUC §108-1 & §108-27 If no, then
what conditions/architectural details could be added in order to comply?
= Does additicnal landscaping and screening need to be implemented to provide adequate screening of the
off-street parking and to add a softening effect to the structure in order to fully comply with the
requirements of LUC §108-1 {Design Review) and §108-2 (Qgden Valley Architectural Standards)?
= Hawve the “Criteria for Issuance of Cenditional Use Permit” and other applicable ordinances been met?
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Staff Recommendation

The Planning Division recommends approval of filef CUP 2014-29, a conditional use permit request for a 54 unit
condominium with 54 lockout rooms and allowance to exceed the reguired 25 feet in building height in the CVR-1 Zone for
the property located at 3567 E Nordic Valley Way, Eden. This recommendation for approval is subject to all review agency
requirements and based on the findings and conditions of approval as listed below:

Findings for approval

1,
2.
3.

5.

The proposed use conforms to the goals, objectives and policies of the Ogden Valley General Plan.

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

The proposed building and uses are proportionately sized to the recreational amenities for which they provide
poods and services,

The additional building height will allow for a smaller building footprint, reducing storm runoff and overal soil
disturbance.

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

The conditional use permit will be cantingent en the approval and recoerdation of a condominium subdivisicn plat.
The maximum average height as measured from the natural existing grade to the highest point an the roof line
shall net exceed 54°.

The project location will be corrected an the site plan to reflect the property located at 3567 € Nordic Valley Way.
The permanent location of the garbage facilities will need to ke identified on the site plan.

All windows, glass store fronts and metal roof areas will consist of nen-reflective material.

Clear sight distance will be maintained for all accesses that abut the public right-of-way to ensure traffic safety.

To ensure adequate screening from the public right-of-way, additional trees or shrubs will be placed along the
parking area.

Adequate fencing or a power safety pool cover will be required as part of the building permit process for the
swimming pool,

Adeguate shielding of all cutdoor lighting will be provided in order to conform te LUC §108-16 pertaining to the
Opden Valley Lighting night sky requirements,

Minaor site plan alterations may be approved by the Planning Director but nene so much that will surpass the
approvals made by the Planning Commission.

Requirements of the Weber County Building Division

Requirements and recommendations of the Weber Fire District

Reguirements of the Weber County Engineering Division

Reguirements of the Weber County Health Department
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A, Application
B, Architectural Site Plan
1. AS101-A {Site Plan)
2. 2100 [Lower Level Floor Plan & Parking)
3, A101 {Plaza Level Floor Plan)
4. A102 (Second Level Floor Plan}
5. A103 (Third Level Floar Plan)
£. 2104 {Fourth Level Floor Plan)
C.  Architectural Elevations
1. A201 & A202 (Exterior Building Elevations)
2. A301 (Grade Sections)
Water “Will Serve Letter”
Sewer "Will Serve Letter”
Civil Engineering Drawings
Landscaping & Irrigation Plans
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Exhibit A-Application

Weber County Conditional Use Permit Application

Application submittals will be accepted by appointment only, (807} 309-8791, 2380 Washington Blvd, Suite 240, Ogden, UT 84401

Date Submitted / Completed Fees fOMce Lse)

Heceipt Nurmber ({Ofice Lse) File Number {Gffice Use)

Property Owner Contact Information

Hame of Froperty Owner|s]
Skyline Mountain Baze, LLC

Phene Fax
435-210-1910

fallirg Address of Property Owrnerls,
3567 M Mordic Valley Way
Eden UT 84310

email Address
jrchards@nordiovalley.com

Freferrad Mathod of Written Correspandence

Ermail |:| Fax D PAail

Authorized Representative Contact Information

Marne af Persor Authorized to Represant the Property Chwnerls)
Greg Jenser

Phane Fax
B01-7971-9104

Mailing Address of Authaorized Person
1381 N 5800 E
Eden UT B4310

Errall Adddress
gjansani@eordicvalley, com

Prafarred Method of Written Corespondence

] Email [] Fax  [] Mail

Property Information
Praject Name Total Acreage Current Zoning
Pine Canyon Lodge CWR-1

Approzimate Address

3497 M Mordic Valley Way
Edan UT 84310

Land Serial Mumberis)
22-023-0085

Froposed Use
Condaminimums & Comrmerclal

Froject Marrative

This is a 34 unit cando project with lockout raoms, underground parking, office space and swimming pocl. We are sasking a Conditional Usa Parmit
fior our building whereas the bullding’s height requines a Conditional Usa Parmit. The building wa are proposing has a total height of 64 feal with a

maximum of 54 feet to finished grade.

The building pales to the 3000 ft backdrop of the mountain in he background. In acitien, the buiding is in fact small comparaed to its counterparts at
any ather ski area in the state which has devalopad the necaessary alemeant of residential real estata. Tha building is in harmony with the overall
community in relation te other resots and in relation o 1's surroundings,

The building will ba a beautiful structure created in cooperation with several mulit-millicn dallar home designers, Tha building has been inspired by
the best architectura in Daer Vallay and Jacksan Hola, The building's exterar is a combination of natural woad and stone with no use of visible

gynthatic matardal with the exaption of use aof materials found most friendly ta the enviromeant,




Basis for Issuance of Conditional Use Permit

That the proposed use of the particular location is necessany ar desirable to provide a sepvice or faciliny which will contribute to the general well being of the
cormumunity:

Marelic: Valley Ski Resart has long been an Ogden Valley loon, It has the potenfial to become one of the best ski areas in the state and a crown jewel
of Weaber County, Nordic Valley hires aver 220 seasonally and 50 people year round with the average job annual position paying over S50 per year
with benafits, With eveants sponsored by Mordic Valley, such as the Balloon Festival, it has been a major factor in community business suppon, jobs,
tourism, recreation and the like, &l bringing in much needed reveanua 10 local buginess while supporting our community in jobs and economic dollars,

Merdic Vatley is not fiscally sound which creates a danger to the job base in the community as well as g potantial eyesora in the shapa of a polantial
abandon ski area. In order 10 continue operation, the Ski Area needs the complemeant of basic development, Mol unlike Alta or Park City, Mordic Vallay
does not make i's revenue on ski passes. In the past several years, the resart has not made a prefit, and has in fact lest hundreds of thousands of
dollars while struggling to stay open. This is evidenced by bankruptcies and bank ownarship. Like other ski resorts in the stale and all over the world.
what we are proposing to do at Mordic Vallay is not out of the norm, In fact it is cut of 1he norm to have a ski area with no commercial or residantial
development. Real estate and commercial development is the economic angine of ski areas, and thosea elements creata jobs for the community,
ravenue for the community, and security for the long term health of the development and the communities that surround if,

Cur request for conditional use for Plne Canyon Lodga helps 1o ensure the security and longevity at Mordic Valley Ski Resort, thus securing hundreds
of local jobs, and in fact creating even more full ime non-seasonal jobs in the area. The request for CUP also ensures that seasonal and othar year
round events the community has enjoyed, will continue, Fine Canyon Lodge will bring a permanent customer basea to Mardic Vallay and halp ansure
it's future for decades to come. This is & foundation that is nat experimental, but proven &t ski areas all over the world.

Thar such use will nat, under the circumstances of the particular case and the canditions imposed, be detrimental to the health, safety and general welfare of
pErsons Nos injuricus b property or impravements in the community, but will be compatible with and complimentary to the existing surrounding uses,
Bruildings and structures when censidering traffic generation, parking, building design and locaticn, landscaping and signs:

Whareas we have not requested anything that is out of the norm for a ski area other than the haight of our proposed building is much lower than that
of a typical residential building at a ski area, and whereas we ara not blocking the views of surounding properiies, and whereas creating such
building replaces much oldear structuras and a utility yard, the proposed building is a huge improvement to that which currently exists on the same
property, It is proven that such structuras are in no way detrimeantal to the safety or general walfare of the cammunity, but in fact grovide additional fire
suppression, a securty element from both natural and man made hazards, and an attentive general populalion ta assists in manitering the
surrcunding areas. This building will also have a commearcial element opan the the public for restroom use, emergency communication and the like.

Wharaas this will be located at a skl area, It is commen and traditional 1o have such structuras to complimant the existing business and therelor tha
surrounding uses. The building is located at the base of 8 3000 vartical faot backdrop (1he mountain) which causes the proposed building 1o pail in
compariscn to its surroundings. The lodge styte is complimentary to its Iocation and the landscaping which exists and will be added to further
compliment the building and bland it into the natural surroundings.

Tha parking for the structure will be undergraund and will pose no visual imgact, the traffic generated by this bullding will ba largely seasonal and with
only 54 residence hardly noficeabla wheraas the fraffic becomes stationary once the residence is occupled, In comparizon with the existing traffic
during the ski season, the full time parking for the residenca will ease the burden of fraffic caming and going to the resart,

uoneol|ddy-y 1gix3



That the proposed use will comply with the regulations and conditions specified in this Ordinance far suech use;

The propesed building and use is in harmony with the ragulations and conditions specilied. Wa have retained the services of Aesve and Associates o

assure that this use will comply with all regulations allowed within the conditional use guidealines.

That the proposed use conforms to the goals, palicles and governing principles and land use of the General Plan for Weber Caunty:

By daveloping this structure, we begin the process of beautifying the surrounding area and craating a true destination i Weber County which is in
direct corralation with the genaral plan, This will be the first ski area in Weber County to offer an overnight stay to its customers and thus we become
a destination "town canter” style project in an area (Mordic Valley) which has been identified as an ideal location to create such a center,

uonesl|ddy-y Hqiyx3



That the proposesd use will not lead 1o the deteroration of the enviranment o ecology of che general area, nor will produce conditions ar emic poliutants of such
a wype or of such a quantity so as to detrimentally effect, to any apprecisble doegres, public and private properties including the operation of existing uses
therecn, In the immediate vicinity of the community or area as a whole:

The proposed project and usa will reverse several decadas of neglect 1o the surrcunding environment and the ecology in the genoral araa. The
project will introduce large amaunts of new living landscaps and pul measuras in pace thal betler control watar runcfl, ratantion, and the like, In
addiben, with the developmant of this bullding, we also develop a complimentary complate sewer line sirglching all the way to ihe Wolfl Creek Sewar
District. With this line in place, we will also connect the axisting struectures at the ski area as well as several surrounding homes fhus remaoving
soveral septic systemns in the area, which systems have baan identified by the state and the county as detrimental to the nitrate levels in Pinaview and
the surrounding area. Thus by approving this CUP the County begins the process of reducing nitrate levels contributed in the immediate vicinity and 1o
the community as a whole, ensuring better starm water control, and crealing accountability in the area over such,

As said, the buitding will be a beautiful structure created in cooperation with several mulll million dollar home designers. Please note the
accompanying rendering of the bullding on location. The buikding has been Inspired by successiul projects in the French alps, the best architacture in

Caer Valley and Jackson Hole, The bauilding exterior naarly 100% natural with a combination of natural wood and stone with no use of visible synthetic

riaterial with exception of use of materials found most friendly to the environment and visually pleasing.

Property Owner Affidavit
1 iwe), \z—.(_-t:rp..ﬁ-{s_ G?‘{..-Lxﬂfé'-—;ﬂ . depaze and say that | jwe) am (are) the owner(s) of the praperty identified in this application

and that the-statements herein contained, the infarmatian pravided in the attached plans and other exhibits are in all respects true and correct to the best of
my (our) knowledge.

{Property Cwner)

_ .20_6'7"/__.

NOTARY PUBLIC
EILEEN SAWYER
E058ET —
COMMISSION EXPIRES

JANUARY 26, 2015

Authorized Representative Affidavit

el \(:-F.:. EALL-qu‘c f;'-ﬁaf"c—(d . the owner(s) of the real property described in the attached application, do suthorized as my
[our) representatives), [ fomatin _.Jd'!n-nﬂ_,_’.'s-r.,-L. e , o represent me [us) regarding the attached application and to appear on
revy [our) behzlf before any administmtiﬁur legisiztive body in the County considering this application and to act in all respects as cur agent in matters
pertaining to the attached application.

{Prapermy Cener)

" i
] i
v — ¥ o f L 1] -J
Dared this ?I-} day of Ol , 20 I"(:"'r . personally appeared belore me W Q@‘hu‘-ﬁk_ J;Jr':/!ll'-ﬁ’e‘{ , the

signer(s) of the Representative Autharization Affidavit '.-J"I'||E| duly acknowladged to me that they executed the same.

NOTARY PUBLIC
EILEEN SAWYER .
BOsEET
COMMISSION EXPIRES | RZU\

JANMUARY 36, 2015
HTATE OF LITAH
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Exhibit B-Architectural Drawings
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Exhibit B-1 Site Plan
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Exhibit B-2: Lower Level Floor Plan & Parking
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Exhibit B-3; Plaza Level Floor Plan
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Exhibit B-4: Second Level Floor Plan
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Exhibit B-5: Third Level Floor Plan
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Exhibit B-6: Fourth Floor Plan
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Exhibit C-Architectural Elavations
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Exhibit C-1: Exterior Building Elevations
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Exhibit C-2: Grade Sections
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Exhibit D- Water "Will-Serve Letter”

Mordic Mountain Water Inc.

Pine Canyon Lodge Inc.,
54-Unit Pine Canyon Condominium Complex
Liberty, Utah 84310

Ref: Reservation Service Agreement

Nordic Mountain Water Inc, (NMW 1) agrees to provide water for to the 54-unit Pine Canyan
Lodge Inc, Condominium Complex under the following Terms and Conditions:

(1) A 10% Non-refundable deposit is required on the total number of connections reserved
multiplied by the current Infrastructure Fee per unit rounded up to nearest full unit, (ie.
Sd-units X 10% = 5.4 rounded up to 6 units)

a. Reservation of Service is guaranteed for one year at the Infrastructure Fee rate in
affect on the date this Reservation Service Agreement is signed by both NMWI
and its representatives.

h.  Options after one year are:

i. Pay outstanding balance of total Infrastructure Fees outlined in paragraph
c.

I. A monthly Stand-by fee is in affect thereafter until physical
waler connection is made, Currently, the standby fee is
$20/condo per month and is subject to change.

i, Forfeit Reservation, deposit is non-refundable, Service Agreement 15
nullified.

ili. Renepgotiate this Reservation Service Agreement at the discretion of
NMWI. Previous deposits will continue to be credited to balance due
while this service agreement is valid.

¢. Details

i. Total Connections 34 condominiums

il. Total Infrastructure Fee is 3405000 based on 54 units X £7,500 per unit

iii. Initial required non-refundable deposit is $45,000 based on 6 units (@
57,500 each

iv. Final payment of 360,000 due 1 vear from date this agreement is signed
by both parties and the full deposit is paid.

v, Monthly charge per condominium (at completion);

[. $51.25 based on $37+514.25 for up to 7,500 gals/month,

2. Owerages will be charged incrementally per 1000 gallons for
usage exceeding 7,500 gallons — TBI.

3. Monthly rate guaranteed for 1 year from date this agreement is
signed.

d.  Restrictions

i. Any Home Owners Association (HOA) organized by Pine Canyon
Condominium Complex or Pine Canyon afler this agreement is in place
cannol include any culinary water provided by NMWLL

ii. Mo extensions to the water system developed for the Pine Canyon
Condominium Complex that includes water provided by NMWI will be
allowed beyond the initial 54-condominum units,

iii. Pine Canyon cannot resale, manage, restrict, or charge any additional
fees for water provided by NMWI1 under any circumstance,



Exhibit D- Water "Will-Serve Letler”

iv. The ﬁunit Pine Canyon Condominium Complex is considered to have
one voting membership in NMWT,

{2) Developer pays all costs including required modifications to existing NMWI
infrastructure necessary to provide NMW I water to this condominium complex, In
addition, the resulting water line extension design and all associated construction is
subject to the following:
a.  Must meet all State, County, and County Fire District Specifications and
requirements
. Must meet Water System Specifications as identilied by NMWI
¢, All waterline construction must be inspected and approved by NMWI or its
identified Agent during all water system construction and/or modification.
d. NMWI will take possession of the modified portion of the system at the time of
completion.

i. Developer will provide a warranty bond to cover costs of the
modification during construetion and for 1 year following completion of
moedifications or from date NMWI takes possession, whichever date is
later.

{3) NMWI uses a gravity-flow distribution system. Since an engineering study has not been
completed for the proposed Pine Canyon Condominium complex, NMWI cannot
guarantee adequate water pressure.

{4) This agreement is a good faith effort by NMWI and contains terms and conditions as set
forth by the NMWI board of directors, however, it may be subject to change pending
review by NMWI legal counsel.

If these conditions are acceptable, please submit the appropriate deposit and sign this agreement.
We also require purchase of one Membership (se item d paragraph iv) in NMW1 at the current
rate of $300 at the time the Infrastructure Fees are paid If you have any questions, please feel free
to contact Bill Green at (801) 791-3976 anvtime or through our NMW I office.

Sincerely,
Bill D, Green

President
Mordic Mountain Water

Date: ééj{[;_ﬁ’(
Date: L/ %/ %ﬂ//l
Addendum of October 9, 2014;

[t is agreed that upon signature of Agreement nf Terms above hy both parties, this agreement is
valid subject o NMWI receiving $45,000 deposit on or before Oct. 21, 2014, It said deposit is

not received by Oct. 21, 2014 this agreament shall begome null and void.
Date; f¢»- “_:“{

Agreement of dddendunm of Octoaber 9, 2014,

Fine Canyon Representative: Josh Richards

Agreement of dddendum of October 8, 2014
Nordic Mountain Water, Inc. Representative:

Agreement of Addendum of October 9, 2014;
Pine Canyon Representative:

ichards

Apreement of Addendum af October ¥, 20114:
Naordic Mountain Water, Inc. Representativg:




Exhibit E- Sewer "Will-Serve Letter"
o Crea Wolf Creek Water and Sewer Improvement District
\E‘E o 1M.03 Bex 658
3632 N Wolf Creek Lr,
Fen, Utah 84310
{(BO1} 745-3435
Fax (801) 745-3454

Oetober 7. 2014

Pine Canvon Lodge, Inc.
Attention: Jackson Stevens

Subject: Nordic Valley Area Wastewater Treatment Request

Wolf Creck Water and Sewer Improvement District (WCWSID) on 7 October. 2014 this letter is to
notily Pine Canyon Lodge, Inc. that WCWSID has the waste water capacity and CAN and WILL
serve 56 additional sewer connections from the Nordic Valley Area as requested.

Pine Canyon Lodge, [nc. will be responsible for all associated costs for all required engineering,
impact fees, construction drawings, piping installation and all permit approval cost for delivering
waste water to the WCWSID treatment plant as approved by WCWSID. Specific terms and
conditions to be negotiated in a separate agreement.

Wolf Creeck Water and Sewer Improvement District

P
A= vﬁm./f

obert Thomas, General i‘vlanager



ATRCRENSE ST L WHL SR TN S R0 N B T TIROOENG 3 e TG B EOT M DS ol i SRR GO T TG 8 R D ST DL T PACUILG (e D

D R Y B L] TR T WARCINRY W TR D ST Y SR B ORGSR M e JURE WS SEmn

Exhibit F-Civil Engineering Drawings
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Exhlblt F- C:wi Engmeerinq Drawmqs

f
:
1 & ¥ # BoFB o e e s B e BB M, S o R P ST
; p Ei’s*i Ei’i i 3 ;:} q-n:;ﬁ L ﬂ :,;, Eig; ?.Eg; i.!. fﬁ“ri 1F AN AESFESE -]
: ﬁa; jai e ;gzgzé i m i 5§g§§ru§?;}a giﬁ,gs g %f%agiigggza?g;
v F!-miaﬁg Eh.gﬁg ;i 555;55; ;;gw*ﬁs*zgs AT *g; §~n!- i1 Ez:;r j’! gisa §‘§jif§igi’§‘5=§ :
| s ik giﬂi e !agﬁigggri ik ;3 gty !
3 Gt bt E""' i 5 spdiiian i Gt i Wk isfldn Eeiineds
.o ggggéggzssé i i zigﬁ?“iﬁséi;zi gééigﬁéaggggéﬁgg ;iﬂ%zigﬁgggﬂiﬁs
il & Lt Ll e AN Bt Eﬁp“xgi e
x o E-'ighﬁgss T TR ﬂ[ﬁg E Eiﬁ"si bk o ,aﬁaqsfg i
g CHERS ;aiig-" uﬂaéﬁ*i;éﬁ;ﬁsasa ¥ fa?";g zszigigs e Eigini;sg?‘ii Eaﬁqgsﬁiag;%!grg £ :ggi
| i e P %ﬁg‘g-‘s?;; et Eﬁig e st Rt o d |
A =as§g;§ﬂii§a?§%§:gﬁ¥~fﬂ:E At Mt s sl 3=§ i G G
> f R et ol il LR e M B A b
D E!gEé ( i 3 égsiéiggﬁii;;gé AR giiaéggg
E E 5%‘3 i ’Eé?iﬁéégggi EE Egggigé, ::55 sgggg Egg “Esii f g g Sﬁ;‘iqs??;! Enis 3 ;; g zgg_ﬂn; igﬁ : E i] ﬂ%ggig*
i > Bt I - i il 9 : FE & 5
4
a e LN ﬁg; i:!‘ ; FEi‘ 533 ga i i ::;g j& u%luu a_ }'ﬁiJ'i 5;::.‘%5;1 5;5253; B E
| bR R
s i G §f§§ (i A it
% 31;5 n% 5.. .5553323;55 !qu‘g i ak“ﬁ"m!!“ E;Eg.aq_-éﬁig
: R AR i; i i i il EE i
Gl BBt en B g W hEGGLE falmhieon b ' SEpE
i CR LU R el 85*5“5553 i
E TR R RN R gh i | b di 2 ;;g.ggﬁﬂzgs; 1
5 onhly W4 §EE§ iR ':iiuzg b
i ElRame U OEdG Egé 5*5§s§=§ sg’ s | B ,Egii;‘-‘“"ﬁi i 1
i =i bR L : By 2-.-2?;&5 awigaélizg
| Ega iji rEEg; 4 igﬁﬁg i g,igéggi !
! g RpEILD e
|
i
§ | |
EE sintsggg g .,..).,l;g:
: HIHLU I
SRR
: THUIRRIHHIR
i 5 TR HE
: i Esgi
E éi'ﬁiﬂiliiir!i‘ﬂ 2
; Eééﬁiéiéigééifééé
" ER Eia E
E Eiiiagggigig E g
i
]
;
a Reviged: 11-21-14
- - —
M_E .’1* Lig:j %E _ Fll‘-lﬂ Ca::t::‘um t::“;t:d;mlnluml w ‘ g%e E‘] e
gl'ﬂ k g ; ia K L Hutassf L:ruand —— ..‘:‘jr‘f‘?:%;.l-&.,tg_-_-ic_
1 ' b -




CcCve

DT AT A G e
e
L L R

¢ Associales, Inc,

Re

—[ECIL IS . ML M L. S—

@

£l

M.

; P8

i =a

Blw2
| W

Pine Canyon Condominlums

Revisad: 11-21-14

B P S0 SO M B PRGN I WA & oo, I, TR RN ST . OGO TR L D Sl R G PaRE, MDA, O DN O BT LETT DHON S T PRECT SONGHLS GO FOL Wikl e s e (I G NSRS 0 B A S, . (TR A LT T AT THAODS R MODPCAS Wl TR IR PV 3 I DO DSTH WL TR T




LEELS EinM

v
AL
LsZi-ld B Al Swors

1FaH

FITH, WERER CIRISTY

Exhibit F-Civil Engineering Drawings
Demalition Plan

Pine Canyon Condominiums

Revised: 11-21-14

]
5

IS R ST N T ROPYRYY O WD b ASSODOTS, B i SR ST 1, O, O ML 0 T BT RO, O T, O T M S AT (VR B T AT SCFOALT Sus FL, WOHET T T STRTTIS N DRIR M0 DRSO O RO 4 el RO COTLAM 85 (MR U S CHASOTS 08 MDFCATER MO TE T v 5 e B RN e S e




1A

ev
tes, lnc

socla
v

) Re
A0

e
n
=
=
o -
| P
e
.m\.\\.
Z i : =
5 :
= - : 3
Ll i : f f..,.., m
[Te]
= & 1 % 5 3|
= i 1ms00 5. %, gl
5 2 B el i
. 3 | S\ 8 &=
i ¥ S e Nl sig2
= | = | SR S:aad
e = | m._w.u E b
= | ;. a
s _ " O L LA, ©
LLi | . . .r_ _"..._.n_. m
I &
I
I L -
L FROPOZED COMDOMIMLINS 2 “-”
7 &l
-
A =
=y g
]
»
=
e e e e o =
Eabi =
A P R o e
— —_ [Frw—
- —d HAIE_BETNT PE
(e
L AN
|||||||||| g Dol

mﬁ S e AT :
T : = i ; O T —
i e L o o o T [y E
3 e ?4// S ///”,w./M //////A/..,,..,z./ ; oo = /4r,.,.¢./zw./,/a - _—
N T T T I T T e o ; R [ e
/f./,m/,,/ i z/fvm?/ SRR b SR | 5 -
- Shasin

e, o, T A, B L T POTIOEE, CPL : L T A PR DT OIS (RCRCAL T S TR WP TN AT T Wi ] ETI [ BT ETEMTL B LA o LT e s T
L




¢ Associates, [ne,

Reeve

e, LT

Grading Plan

Exhibit F-Civil Engineering Drawings

Pine Canyon Condominlums

Revised: 11-21-14

=8
.-ﬂ:.Ii_il!gﬂﬂngﬁiitﬁ_-:.I..i!a,_!!!aaiﬂ!!ilﬂlﬂi-nEEEEI-Ill..ulﬂ.!illu.!.ulnE.%-B.n..Eﬂlll_lﬁiﬂiigilﬁitiiii’iﬂ m Shaalr




Inc.

=z
C
ssnciales,
VR TR R L - e
PR T I

Re
¢ As

Exhibit F-Civil Engineering Drawings

Pine Canyon Condominlums
UM, EEEE GOURTY, LMH
Utitity Plan

i
TRy
R,

Aoty

x: . SrEfe o d TR SR /u”.. =
- o SR S ./ﬁﬁ/// 3 ,/ﬁlm/uz
3 — ity
; ; ; o A B T

Revigad: 11-21-14




PINE CANYON CONDOMINIUMS

Storm Water Pollution Prevention Plan Exhibit

EOER, WERFR COUNMITY, U1K
DCTCHER 2014

i —

E&-i»m “m

Exhibit F-Civil Engineering Drawings
Nordic Vallay Way

PROPOSED CORLUMMUME

Ravigeds 11-21-14

na__ﬂ:._n:u__. hn._._::w. Schedule

5 PR
(B o e — e a—— e T Cane, i
= et — o
PATS DOLIreNT aTa. .. QCTIAOM 2014
r = ATOFM W lid WeRMT UM IATRTT id.lﬂ-._ SRS .l—’--.-._ Lkl
STIGNE COMaALIEM MRS REING TP GONGTVITION SOHCIULS T2 _h-..FL.-m LI SI.S_....

FY DR TEELORTR
ol e
PR LSS D PUNEAR S [ MEET OF BT 4 ATIONTE BCL H Eﬂ—_zgfilil'Jﬂil]ig!‘g_ﬂg;ﬂgs B GOR, WROLN NFE TN RTRFTIEH, ML ORI A0 OMIERS OF RN B SOOTuET O TN S LTV TR AN GRS [ MO S B (RO AT [ ail uﬂ.ﬂia

PO R

e
-

T

D=1
e

Storm Water Pollution

EDEA, RIDEN S3owly, UWH

Pine Canyon Condominlums
Prevention Plan Exhibit




; Exh:blt F Cwlr Engmeeri’ng Drawmgs C
] T LR T BT TR T | wag— - [ act -.g. = 3 AopoRpF E ag E
gﬂg HIRBIRER] =i:‘ i E it L i ; Wby ; R AL
E i WA igg | E;’ég L ;gw 'i}fiiifi i““?i‘i ii gtm it gi?i] L
: i3 s e et T
.'f EE 3 FEI-'I i Ii i = I ] :r :r ; i L 8_ ¥
2 i :}giggi B riiiig%s ;225 iw;‘i%gs ;?’: i §%§§'3§§§ T }‘ii§§? I
i P i § AR i S B R R R R
shEr 1la turig = Y LN alg gt e Lk st 5“111*“"?1-"‘{31
! 15; s!;E’-aliﬁiig | giiig“is Y giii‘ g it i by
, il R e Ly e LY i'nifi Piinaien, iy
i dd pl et Ve He L H G .
j i BB LR el i .a=:§§;=z UL
i by 3L i gt il G aph o oasaaneiieii
; P e T TR R R T
o PO B LI L Pl B i TEil, i gl ; 13
; HhoriEyniin i 35-; ! Ll ; i f s %*313 i i !
Ba wgprlgay poFEby £1s i £ 4 .
- : i’iiifi;ﬁi!igggm S Ef-* gond i i
' 1 Pitbiemite ol TS S
] S Moty B i
g {E éifighl‘gi zi .!_ i— d . ;
By £ LNt
|
1
¥
i o
i ;a.gwl‘p :ﬁ:{,‘atfﬂiirriﬁgg g | El !} é
a S a2
i st i Fjﬂ v ,i;z BN ”i? I!ﬁ =
g o il idzu ;51 £+ jiqﬁ aallty Fﬁ}i -
1 Eﬁliig 1;;?4 ir ;ﬁﬁ,af;? EEe0i e
; E P e
3 ﬁ% _ 5 !f:t{E EH‘“H;? i
o ] L] H
; ; Tk i
f ol B et e
; 5 B B iR
k dis fli i He b 2
B NEET B
| PR
1
E
g §
E g
/
: _‘E\‘ ' /ﬁi
: o s ALY, :
| g £ : g
] - e <
P Y
i
i
8
-i Reviged: 11-21-14 _ —
N | e conron comtomintms ||| Reeve
1‘\ li ) ‘ Storm Water Pollution — Bj}fﬂf}fﬁfg‘_{ﬂc‘
Prevention Plan Detalls f———— s s |




xhibit F-Civil Engineerin rawings
Exhibit F-Civil E O
§ Eig Sii' JEEE $EiE
7 ozedpdd B3 [
E E.:ggéi»_ Egﬁ-is P
dsfapg- £ §
_ Pt kg o
" ;;E.ﬂﬁﬁag ;;E’:, 3
% il By CEE e
. s apity eto i
. 5"‘::-.—:_%..'!’ i B ’EEEE
: i me i
.\\ \ ® ": :' T
\ P 3 St
N ' i““sng i 8 i
\ U
= 31 2" Wb i H
b " 2
At
N
. i A —
by l"&:'&_ .35
2 m |
é'z ”n E
- H 1 EF &
P no R g
A, i % E gi
e ﬁxxw?ﬂ%w?ftt;?’?\% o 8 3
e -
R S %
-
E
y
@
v
.,
i
. |
Bk, !
5L |
i 5
ey | F]
;h;;, 7
LiF Iy
HE i
e
r |
| .
I I AT 34 aY
| |
5 |
B
g|. |
:I
H
|
E— —:’— - — R AT T 3 T IR ST
. B
| R i
:‘E|§ MORDIC WALLEY WaY
L
-
ek

PRELIMINARY PLAN o ™ e | | R
sl — eeve
T ————— ¢ Associates, lnc.
PINE CANYON CONDO - BUILDING 1 = ————— e A TR e




Exhibit G-Irrigation Plan
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)\ ;- 7/ ; Staff Report to the Ogden Valley Planning Commission

Weber County Planning Division

Application Information
Application Request: A request to add an addendum to the 2002 Zoning Development Agreement far Wolf Creek
Resort,
Agenda Date: Tuesday, December 02, 2014
Applicant: Wolf Creek Stakeholder members
File Number: ZTA 2014-05
Property Information
Approximate Address: Mot Applicable
Project Area: Mot Applicable
Zoning: Mat Applicable
Existing Land Use: Mot applicable
Propeosed Land Use: Mot Applicable
Adjacent Land Use
MNorth: Mot Applicable South:  Not Applicable
East: Mat Applicable Woest: Mot Applicable
Staff Information
Report Presenter: Jim Gentry
jgentry@co weber.utus
{801) 399-8767

Report Reviewer; 5w

The representatives from America First Credit Union and Capon Capital LLC proposed a two-step process to add an
addendum to Wolf Creel’s Zaning Development Agreement, The proposed first step is to transfer 58 units from the Forest
Residential FR-3 Zone owned by Capon Capital LLC to the Residential RE-15 Zoned property owned by America First Credit
Unian.

This proposal is different from their request the Planning Commission heard in June of 2014, which was to assign 492
floating units. There are no floating units (see attached 2002 Wolf Creek Zoning Development Agreement — Number
Analysis); it is simply a transfer of density between the two zones and the twa property owners. Since the hearing by the
Planning Commission, the property owned by KRK Wolf Creek LLC {the golf course and some of the commercial property)
has been bought by Capon Capital LLC {John Lewis). Mr. Lewis has been working with the Home Owners Associations,
Summit Mountain Helding Group LLC, GEM committee, the neighbars, and other stake holders, They had Langvardt Design
Group summarize the input that was received to start the work of updating the Wolf Creek Master Plan.

The Planning Division Staff supports the transfer of 58 units from the FR-3 Zone to the Residential RE-15 Zone. The transfer
of density does not increase the density of Wolf Creek and the number of development units in the RE-15 Zone would still
be less than what zoning would allow. The Planning Commission needs to make a recommendation to the County
Commission on whether or not the 58 units should be transferred.

A. 2002 Wolf Creek Zoning Development Agreement — Number Analysis
B. Wolf Creek Resort maps

Page lof L



2002 Wolf Creek Zoning Development Agreement — Numbers Analysis

The 1984 Zoning Development Agresment (ZD4) allowed for a total of 2,152 units in Wolf Creak.

The 2002 ZDA shows 2,152 units as the praject total and 1,660 units as the ZDA total.

zuﬁiﬁg Linits
CV-2 “ 250
FE-3 - 704
- RE-15 664
RE-20 - . EE.
F"u"-3. - 13
FRC-1 1
AV-3and 0-1 {
Total Zoning 1,650 N

The difference between 2,152 units and 1,660 units is 432 units,

The Planning Division has verified 492 units approved and platted in Wolf Creek between 1924 and
the 2002 ZDA. The discrepancy between 432 and 451 is due to the amended plat for The Fairways
Phase 1. The original plat showed 18 units and these units were accounted for in the 2002 ZDA. In
2004 the plat was amended and one unit was removad leaving only 17 platted units. This unit went
back into the FR-2 zoning allotment and raised the number of available development units by ane,
*Therefore, we are using 1,661 total ZDA units and 705 FR-3 units as the baseline.

from 2002 —current, 845 of the 1,661 units have been developed or received some sort of approval,
This number includes those units already approved for Trendwest, Trappers Ridge, The Fairways,
The Ridge, The Retreat, Fowder Canyon, ete. {This does nat include the 106 units in Eagles Landing).

The breakdown of the 845 units developed since 2002 is as follows:

[ Zaning Units
FR-3 508
RE-15 291
RE-20 45

| Tatal B4s

The difference between 1,661 and 845 is 816 units {remaining for development).
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2002 Wolf Creek Zoning Development Agreement — Numbers Analysis

The remaining development units must comply with the 704 breakdown for numbars/zonas as

follaws:
;fDr-'IiJ'IE and ZDA& Units Ele'u'e."r:uped Lnits Hemaining Davelapment
Linits by Zone
FR-3 f 705% - | 509 _ 158
RE-15 / 654 - ___. 251 | 3}’-3
“.F.{E-EE-IEE I'-;_Im -17
- Fv-3 /13 _ a O it o
FRC-1/1 o 1 |
AV-3and O0-1/0 a o
Cv-2 /250 o ) 250 o
Total Zoning / 1,661* E 545 ” . 818 |

Based on this table, ll of the 816 remaining develspment units are accountad for and there are no
extra “floating units” that still need to be assigned. The remaining units are further broken out by

parcelfrone ownership in the fallowing tables:

RE-15 Zone Dwn_eEhfp Units by Froperty -x"jwnership _|
America First ' R
Eden Villag= 13 ]
i Elkhorn LLC 5
] Total i 373
‘ FR-3 and FRC-1 Zone Cwnership o Units by Property Ownarship
' Capon Capitalf/lohn Lewisf/KRK? | (FR-3) 196 + [FRC-1) 1 = 197
| CV-2 Zone Ownership - ‘ Units by Froperty Ownership '
| ~JohnLewis/KRK? | | 250
[_ Fv-3 Zone L'ané:rship ‘ Units by Property Ownership
[. Summit Mguntain Holding Group LLE - i 13 _|
‘ RE-20 Zone Ownership - | Units by Froperty Ownership |
: john Lewis/Capon Capital o . -17 ) - ) |
TOTAL ) _ Ble _.'
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2002 Wolf Creek Zoning Development Agreement — Numbers Analysis

Using the numbers from this table, John Lewis/KAkE/Capan Capital have 430 units (after removing
the 17 over-allocated RE-Z20 units) and America First has 355 units. The proposed addandum shows

America First with 413 units and lohn Lewis/KRE/Capon Capital with 372 units. This requires &

transfer of 58 units from John Lewis /KR Capon Capital to America First,

The proposed F04 addendom still works, but it does not allocate "floating unitz” Rather, its

purposes are to transfer

units  from

the CW-2, FR-3,

and FRC-1 Zonss

owned

bty Jahn

Lewis/KRi/Capon Capital to the RE-15 Zone owned by America First, and to increase the number of

units allowed in the Z0A RE-15 Zane fram 663 to 722,

The biggest questions remaining are which zone(s) the 58 transfer units and the 17 over-aliocated

RE-Z0 units will come from.

fasuming the addendurm numbers remain the same and the 58 transfer units and 17 over-allocated
RE-20 units come from the FR-3 Zone and FRC-1 Zane, the new ZDA table (showing remaining

devalooment units) would logk like this;

B Zoning Units -
- Cy-2 250
FP:E R 122
RE-15 431
Fi'-3 _ 13
AV-3 and 0-1 C
Total Zaning El6

Zane Ownership

Units by Praperty {J'.'.rn&rs.hip.

___(RE-15] America First i ,
(RE-15) Eden Village B 13
(RE-15) Elkhorn LLC 5
_ 431
(FR-3) Capon Capitalflchn Lewis/KRK? 122
(C-2) Capon Capital/John Lewis/KRK? 250
(FV-3) Summit Mountain Holding Group LLC | 13
TOTAL 816 N

The addendum proposes a total of 798 units. This number is derived from subtracting the 13 Summit
F\-3 units and the 5 Elkhorn RE-15 units from 816, The addendum numbers still work as proposed

and there is no increase in density from the 2,152 unit total,
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Weber County Planning Division

To: Ogden Valley Planning Commission

From: Charles Ewert, AICP

Date: Movember 3, 2014

Subject: Ordinance Revision Work Session: Title 108, Standards, Chapter 12, Noncomplying

Structures and Monconforming Uses/Parcels

Summary. The County is working on expanding certain public rights of way to facilitate street
improvements. The right of way expansions may cause some abutting lots that are at the minimum
zoning standards to drop below adopted standards. The current Land Use Code does not provide
these land owners appropriate protections from the County considering their lots “illegal.” The
attached ordinance revisions began as a simple addition to the Noncomplying Structures and
Nonconforming Uses/Parcels chapter, as can be seen in the attached proposed code change as the
new Section 108-12-15. However, as staff reviewed the chapter in its entirety it became apparent
that other changes could help for clarity and administration. Those changes are also being

presented here.

Background. The Engineering Department is currently working with the public along 3500 West and
12" Street to initiate a public right of way expansion of both roads. The expansions will take the
front portions of the parcels that front these streets. The amount taken depends on a myriad of
factors, such as the current right of way width, necessary road appurtenances, and proximity to
intersections of streets and canals. A special ordinance is necessary that allows lots made
noncompliant to current zoning standards to be considered a legal, nonconforming status. This will
help clarify in the law that the current occupancy, use, and the right to initiate new uses, as may be
allowed by the zone, may be continued on properties that drop below the zoning standards.

In the process of vetting language to enable this, staff found other areas of the code related to
nonconforming parcels that need additional clarity. Under historic best management practices, and
in model ordinances used throughout the country, the nonconforming use and noncomplying
structures ordinance is intended to ensure that the right to continue existing uses and structures
are vested throughout time, and are protected from zoning changes or standards changes
presented by new ordinances (often referred to as "grandfathered”). However, the original intent
of such an ordinance is to make the changes or modifications of nonconforming uses and
structures so restrictive that future land owners are more motivated to eliminate the’
nonconformity and comply with new ordinance standards (achieved by reconfiguring property
and/or tearing down old structures). This intent was a method of advancing the purposes of new
ordinances, which were presumably enacted to better the health, safety, and welfare of the public.

Weber Caunty Planning Division | www.co.weber.ut.us
2380 Washington Blvd,, Suite 240 Ogden, Utah 84401-1473 | Voice: (301) 395-8791 | Fax: (801) 359-8862



Weber County Planning Division

In Weber County, such restrictiveness has not prevailed. Even though the framework of Chapter
108-12 Noncomplying Structures and Nonconforming Uses/Parcels appears to follow the
framework of historic model ordinances, the chapter has been amended to be more permissive
regarding the modification of noncomplying structures. It has also been amended with provisions
on how to treat nonconforming lots, giving leniency to those lots created in a manner that did not
comply with previous subdivision codes. Essentially, what this does is gives a grant of amnesty from
subdivision requirements for these lots. The County does this for three reasons:

1. It some cases it is difficult to determine what laws were in effect at the time, and whether
they complied with state laws of the time.

2. Itis difficult to tell whether the County has consistently and fairly applied those laws to all
people/properties.

3. Itis politically unpalatable to penalize a successor for violations that were created by a prior
OWner.

These provisions are not proposed to be removed, but they are being revised to provide clarity,

Proposal. To provide for lots affected by the right of way expansion, Staff proposes the changes
that can be found in the attached Exhibit A proposed code change, Section 108-12-15. Along with
this new code section, a notice document has been created that will be recorded on the properties
affected by right of way expansions. This notice will give current and future property owners notice
of the new ordinance, and provide clarity in the record that their right to existing and new uses on
the property will not be affected by the right of way expansion. This notice is provided in Exhibit B,

Regarding unplatted properties, the changes proposed in Exhibit A, under Section 108-12-11,
maintain the flexibility of the current ordinance whilst also providing clarifications. One primary
difference in the proposal that deviates from the historic standard of practice is the modified
definition of “Lot, nonconforming.” Current ordinance only lists that zoning area and zoning width
standards may make a lot nonconforming. The new definition specifies that alf applicable standards
may make a lot nonconforming. The significance of this change is this: lot standards may be found
in various places in the code, including the zoning ordinance and the subdivision ordinance. If a lat
is legally created or modified under the standards of any land use code requirement at the time
and any of those standards are later changed, then the lot is considered nonconforming as it
relates to the changed standard, whatever that standard may be. The proposed definition is no
longer limiting to zoning area and zoning width standards.

Weber County Planning Division | www.co.weber.ut,us
2380 Washington Blvd,, Suite 240 Ogden, Utah 84401-1473 | Voice: [BO1) 399-8791 | Fax; (801) 399-8862



Weber County Planning Division

Because this change parts ways with historic application of this ardinance, both within Weber
County and elsewhere, staff consulted with the Weber County legal team and the Office of the
Property Rights Ombudsman to ensure the philosophy is keeping with the goal of maintaining a
supportable and defensible code.

This new distinction is only important insomuch as nonconforming lots are treated differently from
conforming lots. Staff has searched the code for all references to nonconforming lots and cannot
find any reference that this change may negatively affect.

Weber County Land Use Code Revision Workflow. This change fits into the workflow of ordinance
changes as ongoing edits, clarifications, and additions to various sections of the Land Use Code, as

can be seen in Exhibit C,

Planning Commission Consideration. As the Planning Commission hears and considers this
proposed change there are several things to be looking for:

1. Does the proposed change comply with the purpose and/or intent of the specific code
section or relevant zone? Every change should comply with that purpose/intent OR that
purpose/intent should be changed to more accurately reflect current needs and desires.

2. Does the proposed change comply with the goals and objectives of the General Plan? You
will need to dust off those general plans and refresh your knowledge of what is in them. The
General Plan should act as a guide to vet land use ordinance decisions.

3. Does the proposed change promote the health, safety, and welfare of the community?

4. Does the proposed change provide equitable balance between land use rights and the

public good?

Attachments:

e Exhibit A: Proposed Code Change — Right of Way Expansions Causing Nonconforming Lots
# Exhibit B: Sample Notice of Effect
e Exhibit C: Weber County Land Use Code Revision Process Workflow

Weber County Flanning Divisian | www.co.weber.ut.us
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Exhibit A: Code Change — Right of Way Expansions Causing Monconforming Lots.

The following code changes are being proposed due to several planned public right of way expansian
projects that may cause same lots to lose area and drop below the minimum lot standards of the
apalicable zone. During routine review of related code sections, staff found the need for greater clarity
throughout, and are prepesing such changes here,

This change addresses the following sections:

Sec 101-1-7. Definiticns:
Let, nenconferming
Let of record [lawfully ereated lat)
Morcomplying structure
Nenconforming lot or parcal
MNencomfarming sign
Sec. 108-12-10, Legal use of noncanforming lots
Belated Adgitiens, Carrections, and Clarifications:
Sec. 108-12 Gereral Code Clesnup.
Sec, 108-12-11, Subdivizsion Plat Reguirements for Moncanforming Lats
Sec. 108-12-13. Setback requirements for noncorfarming lots.

Sec. 108-12-14. Parcels previcusly combined

Key to changes:

Larguaze that has been addad is shewn in blua undarline.

PP ROEPET ST S TRV I TR P T : # sdudisastrikeouts

tra-herbaamdeetad is shownansad sbrigaagis

Largyaga that has.baan moved from an old lggation i shawn i geen doubta undarise,
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1 PART Il LAND USE CODE

2 e 1= = |
3 Tl - I
4 TI‘IE. 103 = RESE E'-{E !
5 Title 10d = FOMNE
& Tlbke 155 =
7 Ti - 1
8  Tite 107 - RESERVED
S Tite 108 - STANDARDS
10 Tile 109 - RESERVED
11 ﬂ]gj"lﬂ-ﬂlﬁ.’\lﬁ
12 Title 101 GENERAL PROVISIONS 2

13 Sec, 101-1-1. Short thle.

14 Sen, 101-1-2, Purpase,

15 Sec. 101-1-3, Interpretation

16 Sec. 101-1-4. Conflict,

17 Sec, 101-1-5. Effecl on orevious ordinances and mags,

18 Sec, 101-1-6. Rules of construction.

15 Sec, 101-1-7. Definitons.

0 Zec, 107-1-8 Amendments to Code; effect of new ordinances; amendatory language
21 Zec. 101-1-9, Supplementation of Coda

22 Sec, 101-1-10, Catehlines of sactions
23 Sac. 101-1-11. Altering Code

24 Sec. 101-1-12. Saverability af parts of Coda.

25 Sec. 101-1-13. General panalty; continuing violations

26 Soc, 101-1-14. Cartain crdinances nof rapealad or affected by adootion of Code.

27

8 Bee, 101-1-T. Definitions.

25

ki | Lat, nonconforming, The term “nenconforming lel” means a lot or parcel that complisg

3l with gl agglicanle slandards o effact at Ine ime of the lot's creation and, Because of subsequenl
£ | changes tothe Land Usa Code, coas mel conform e the current apolicable standards, Applicable

Paga2 af 14
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i3
34
35
34
a7

EL

s
40

alandards incluce siandards of fne zone (0 which the latis localsd, standards af the subdivsion

ordinancea, and athar standards af this Lard Use Code. b land that hasdess than the raquired

stablished by -tha zona nowhdoh - dand-ps

Lot af record lawfully creafed !og), A lot of record is defined as any ane af the fallowing
clreumstancas:

13 & parcal of real property identifiad as a building Iet on an unrecordad subdivision
plat that has heen approved by Weber County and is on file In the Weber County Planning
Office; ar
(2} A parcel of real property identifiad as a building ot on a subdivision plat that has
been approved by Weber County and recorded in the office of the Weber County
Recordar; ar
2] A parcellot described in 3 deed, sales confract or survey that was recarded In
the office of the Weber County Recorder before January 1, 1966; or
4] & parcalfot described in a deed, sales contract ar survey that was recorded in
tha office of the Weher County Recarder in betwean January 1, 1966, and June 30, 1392,
which complied with the zoning requiremants in affect al the time of its creation and has
undergone and sucoassfully completed the Waber County subdivision procesa; or
[5) A parcellot describad in 8 deed, sales contract or survay that was recorded in
the office of the Weber County Recorder In betwean January 1, 1856, ard June 30, 1592,
which caomplied with the zoning requiremants in effect at the ime of its creaticn and was
shown ta ba tha first or second division of a larger parent parcel; or
(5} A parcellat that Is the subject of a land division where Waber Counly, in
compliance with Ulah Slate Code, has expressly approved the division in anfizipation of
further lard use approvals conditiored upon and as authorized by the Weoer County
Zaning Ordinance; ar
17y A parcaliol that does not fall within any one of the previgusly listed
circumstances but has received a variance from the Weber County Board af Adjustment
which has otherwlse deemed a particular parcelllot as 2 lot of recard.
Therg are parcels/ols within Waber County thal may hava been created and subsaguantly
recorded in lhe office of the Weaber County Recoroar, but were not lawfully created in accordance
with Utah State Cede orWeber County Ordinances/Policy as descrlbed hargin, Weber County is
rol able 1o issue a land use parmil andior building parmit for such parcelsiats,

| Comment [e1]; What needs ba be done b

Maoncomplving structurs. The term "noncomplying struciure” means a structure that
£ ronsoldata this definitan with the ane below?

legally axisted bafore its current land use designation and because of one or more subsequent

rage 3 af 14
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71 land use ordinance changes, doas ol conform 1o the selback, heght restrictions, or other y e
| Commant [c2]: Straight from State Cade

72 regulations, excluding those regulations that govern the use of land| : Cade J

73 Naneanfanmiaglemlingaestmistisrs e dars paisenlarsig Budting o shushirs”

74 eaars-a-bulding-e-sirustura-or-porion tharaof Jawfully- sxebng-altha-tiro-olne-affeclva-dala

75 af ihe arfinanes frarowhechariscbaoters dorvodwhishdoas retsorfars oAl ihe haighl ares - - -

i and-yard-sogulalisns hersin-praseribed-indha-2one inwhishiHe-loested, | Comment [€3]: Provided for in “nancamalying
structure” above. A searth for both *nancanfarming
butlding” and “rancanfarming siructure® of carent |

77 Moncanfaming iof o parger. See "Lol, aoncaniorming. | coda did not yieh mny seslts.

7a Meocaaforming sgn Sea *Sign, noncenfarting.”

75 Noncarforming use. The tarm "nenconfarming use® means a use of land that legally

ad existed before its current land use designation, has been maintained continuously sinca the time

81 the land use ardinance regulation governing the land ehanged, and becausa of one or mare

B2 subsequent land use ordinance changes, does nat conform o the regulaticns thatl now govern -

A3 the use of the land Comment [4]: Straight fram State Cade.

84

25 Title 108 STANDARDS

86 CAAPTER 1 -DESIGN REVIEW

B7 HAPT) . L. 5 O SCREEMING DESIGH STAMDARDS
88 CHAPTER 3. - CLUSTER SUBDIVISIONS

25 CHABTER 4. - COMDITIONAL LISES

=[] CHAPTER 3. - PLANMED RESIDEMNTIAL UNIT CEVELGPMENT (PRUD;

91  CHAPTERGE. - TIME SHARE
51  CHAPTER 7. - SUPPLEMENTARY AND QUALIFYING REGLLATIONS

93 CHAPTER 8 - PARKING AND LOADING SPACE VEHICLE TRAFFIC AND ACCE TION

84 CHAPTER 4. - MOTOR VEHICLE ACOESS
95 CHAPTER A0 - PUBLIC BUILDINGS AND PUBLIG UTILITY SLBSTATIONS AND STRUCTURES

=11 ETER 11, - B WED

07 GHA - H [ |3 li -\’.umrmnE [<5]: Chapter of focus N
98 CHAPTER 13. - HOME OCCUPATION, SHORT TERM VENDORS, TEMPORARY OUTDOOR SALES; FARMER'S

99 MARKET!

100 CHAPTER 14. - HILLSIDE CEVELOPMENT REVIEW FROCEDURES AND STAMDARDS

Page d of 14
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101
102
103
104
105
106
107
108
109

110
111
112
113
114
115
116
117
118
113
120
121

122
123

124

126

127
123
125
1310

131

CHAPTER 15, - STANDARDS FOR BINGLE-FAMILY DWELLINGS
CHARTER 18, - DGDEN YALLEY LIGHTING

CHAPTER 17, - QGDEN VALLEY PATHWATS
T . e }
PTER 19, - AGC E
HAFTE - F T =

CHAPTER 21 - AGRI-TOURISM

CHAPTER 12 NONCOMPLYING STRUCTURES AND NONCOMFORMING USES/PARCELS

Sec, 108-12-1. Purposa and infant.

Sec, 108-12-2, Maintenance, repairs, and allarafiors,
g 106-12-5, Addifions and enlargemnents,

See 108174, Alteralion whees parking ing I'Iiri;u
Sao 108-12-5 Moving noncomplying struchires
Seq. 108-12-4. Restorstion of damaned bulldings

Saec, 108-12-7. Sne-year vacancy or abandonmeant.

o, 70B-12-8. Change of uss.
Sgg 108-12-9, Expansian of nersonfomming uss,
Sag, 1081210, Legal uss of parmalsrantonlceming klg,

Sec, 108-12-11, Subdivigion plat requiramants for ranconfermirg lols_ axs

i

Sec 106-12-12, Corsining-Enlarg ng pongonferming parcals,
Zeg {08-12-15, Safback regu

rermants Tar noneonfzesnedg Gl Ssgibelaaasals-

Sac 1OA-12-13 Effact of Pubiic gkt of Way Exganagn

Sec. 108-12-1. Purpose and intent.

Tha purpose and intent of this chapter is to provida standards for the development
and usa of noncamplying structures &nd, nenconforming uses,) and noncenfarming lets or
parcels. These structures, uses, and [ots or parcels are considarad lagal, despite not
meating the current reguirements of the zana inwhich they are located,

Sec. 108-12-2. Maintenance, repairs, and alterations.

Page 5 of14
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132 {a) Maintenance, repairs, and structural altarations may be made o noncomplying structures

133 an lats of record,

134 (o) Dwellings or cther structures built on laiz or parcels which were once legal, but have

135 | since beer mads ilegalmedified in a mannar that is in viclatian of applicablz laws, shall
136 net be issued land use or building permits, unless the strueiure is being strengthened or
137 | restorad 10 a safe conditon, or the 0! or parcel is made to cenform ko current zoning

138 regulations. In restoring the structure to a safe conditon, no expansion of the structure is
139 allowed.

140 Sec. 108-12-3. Additions and enlargements.

141 [} A structure which is occupied by 8 nenconforming use shal net be added to or expanded
142 in any manner, unless such expansion is made to confarm Lo all yard and use regulatons
143 of the zone in which the struclure is looated.

144 (b} & nancomplying structure {main or accessony) shall not be added to or enlarged in any
145 rmannar, unless such addition ar enlargement conforms to &l the ragulations of the zone
146 inwhich it is located, or conforms o {he reduced yard setbacks as allowed in section
147 108-12-13

148 icy Alegally canstructad dwelling or othar structure on a lot of recard, which has yard

149 setbacks that are less than the required yard setbacks for the zona in which it is located,
150 shall be allowed to have an addition, pravidad that;

151 (1} The addition does not ancroach into the raquired yard setbacks furthar than tha
152 exisfing cwelling or other struciure; and

153 {2} The additicn is lzcated completely on the samea property as the existing strusturs
134 and does not encraach into a road right-cf-way or on fo adjacent proparty.

155 (d) A legally constructed dwelling or cthar slructure on a Jot of recard, which is lacaled within
154 a stream corridor setback (as defined by tha Wabear County Land Uze Coda

157 | sactions 108-7-23 andfor 104-28-2, soall-boalewasa have an additiondsmay be addad
158 Iy or anlzrged, provided that:

159 (1) The addition does not encroach inte the stream corridor setback further than the
160 exsting dwelling or other structura; and

151 {2} The addition maats the yard setback requirements of the zore in which it is

162 located or conforms to the reduced yard setbacks as allowed In seckon 108-12-
163 13; or

| pase6oils
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164
165

166

167
ica
165

170

172
173
174

175

176
177
178
178
130

181

184
150
191
192
193
134
195

(3) The addition does not encroach into the required yard setbacks further than the

exsting dwelling or other structure,
Sec. 108-12-4. Alteration where parking insufficient.

A structurs |acking sufficient automobile parking space as requirad by this chapter
may be altered or enlargad, provided additianal automabile parking space is supplied to
maat the requirements of the Weber County Land Use Cada,

Sec. 108-12-5. Moving nencomplying structures,

A roncamplying structura shall not be moved in whola or in part to any ather location
on & lot_or /parcel, unless every partion of such structure is made to conform to all
ragulations of tha zone in which it is located, or made to canform Lo tha reduced yard
setbacks as allowed in section 108-12-13.

Sec. 108-12-6. Restoration of damaged bulldings.

A noncomplying structure which 1s damagad or partially dastroved by fire, flood,
wind, earthguake, or other calamily, act of God, or the public enemy, may be restored and
the oecupancy or use of such structure or part thereaf, may ke sortinued or resumead,
pravided that such restoration Is staried within a period of one year, by cbtaining a land use
permit, and is diligantly pursuead to complatian,

Sec., 108-12-7. One-year vacancy or abandonment.

(&) Alegal structure, or portion thereof, which is ocoupied by a nonconforming use, and
which is or hereafter becomes vacant and remains unocaupied for a continuous period of
one year, excaept for dwellings and struciures to house animals and fowl, shall not
theraafler be occupled except by a use which conforms to the use regulations of the
zone in which it is located. Wheraver 3 nonconforming use has been dizcontinuad far a
period of one year, such use shall nol thereafler be re-established and any future use
shall ba in conformance with the currant provisions of the Weber County Land Use Code.

{b} Ary building or structure for which a valid building parmit has been issuad and actual
consiruction was lawfully begun prior to the date when the structure becamea
noncomplying, may be completed and used in scoordance with the plans, specifications
and permit on which said building permit was granted, The term "actual construction” iz
hereby defined to be the actual placing of construction materials in their permanent
position, fastened in a permanent mannar, aclual work in excavating 2 basement or the

daemalition or removal of an existing structure begun preparatory to rebuilding: provided

| Page7oil4
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196
197

138

195
200
m

202

203
204
205
06

207

208
209
210
211
212
13
214
215
215
217
218

219
230
221

222

223
224

225
216
217
228

that in all cases actual construction work shall be diligently carriad on until the completion

of the building or structure involved.

Sec. 108-12-8. Change of use.

Sec,

The nenconforming vse of a legal structure may not be changed excapt to a
conforming use. Where such a change is made to a confarming use, the use shall not
thereafter ba changed back to a nonconforming use.

108-12-9. Expansion of nonconforming use.

A nonconfarming use may be extended to include the entire floor area of the axisting
legal structure inwhich it was conducted at the time the use became ronconforming,
pravided, however, lhal a e2sifbealeslaocupanayland Llse Permit is first obtained far such
axtersicn of use,

Sec. 108-12-10. Legal use of nonconforming lotsparcels,

3} My tegally sreateddobandisr-parceb ot hrd—whiskosisted-pra—a-adepion of the

W aborSaunty-band- Do Cadedlemmp-la s -apply-edavadnpaey ofthe permitted o
eandibonalusesforwhob the ot andior parcel quatifies, in the zone where tna-ladbaadiar
rarsalet band s ocatad aWesterm W abar Canalyaa-d 88 apvrership-plale-ara-nissi-a-
P e e A apain it g b Do n-dm et s e e Al s Are uaed as the
kxgat-refarance-paint:

i Ay 2nally created o andier parcas el ans whah-essiespricc-ls-thae adaphan-aldne
Ve anar Sopitty-bas- e Cade- o an-amembnaabasbe-bamd-Lhe-Saile sl which may now
FeElira-a e b kb e ook ontane - may apply k3 davelop-any-ofdna-parmitted-al
rondikenal uses for wiah the ot andior parcel quaifias nthe-zana-wheranadal-andio
parcadbaidancds baeabed-

Cavaloomeant of any parmitied or conditenal usa an a rocconfarming o as definad

i Saction 101-1-7, shall be allowsd subjact [z this Chapter he zons of the progarty othar

ralevant sactions of this Land Use Goda, and other apolicabla local, state, and fadara! laws

Sec. 108-12-11. Parsels-inarsas-sublected to-changeinzoning Subdivision plat

requirements for nonconforming lots, exemptions.

Al lots and parcals shal be platted as gact of a subdivision in conformance with the
raguiraments of Titte 106 of this Lard Use Code, uniess stherwise axempted by Stats Cada
ar i Land Usa Code. The plating of aoncenforming kots, and the amandmeant 1o a platiad

si;bdivigion gontainirg noneonfprming ot are goverrad as follows:

Paze B8 o7l
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219
230
31
32

233
234

2315
236
237
238

233
240
241
43
243
244
245
24a
247
243
249
250
251

252
253
254
255
256

257
258

253
260

(a) The follewing rales govern the freatment of urplatted lots thal wars created in
conformanca with the ket stardards of the zone in effect at the tirme of the lghs creation

but rot in confermanca with the requirsmearts of the subdrision cede naffect al ha

tirme

(1) Ifthe exizting ot can be dafirad a5 3 Lot of Racord, as dafred in Secton 101-1-7,

tha lot shail be examat from subdivision plaging regquiramants.

{2} If tha axisting lob was craated prior ta July 1, 1992, contained a singla fam by dwellicg

urit, and complis standards of the zone in efect at tha tirm
craatian, tha tot shall ke axempl from subdivision ofaliing requirerents, and is 3
nonconforming lof, .

1 IF the axisting lof does nel quality for the orovizions of subsectons (33(1) and (342,
then tha kot shail be plated in acoordance with Title 106 of this Land Usa Code Lot

[

stancards for such subdivision may be reduced to meat tha minirmurm standards of

ihe zona in effect at the tima of tha let's creafion 0 'ong as it does net craats any

mare lots than currently exist. All such plated lots that da net confom o curran!
Zoning stardards snall thersater be considerad nonconfarming lots. A ot that does
rol mest Ing minimum standargs of ihe zona in effact at tha e of the lor's creater
may ba recenfigured upon platticg to comoly with such stardards as long as the

reconfigueation deas nol sause any alhar lof fo become nonconfedming ar mors

nonconforming. & lot platted purswant to this syhsection may be further raduced in

size b accommedats any raht of way dedicaton as miay be reguired by Title 108 of

this Land Use Cods Mo unclatted ot or parce! covarrad by this subsaction shall be

rior to subcivizion platting.

{b] Ay lgttegally platted within the Bounds of a subdivizion thal was created pussuant to the

| Comment [eB] inalally | wrots this actely for lots |

that now ne lenger comply with coning anes, width, |
and frantage requirements af jocay's ardinances,
howeyer, it became apparent that such @ narraw
fecus suciudes lots that ceviform to today™s taning - |
but wara not propedy platbed. !

Commenk [€7]: Even if tha lor compes with
current goning standards it does nat comply with
her Current of Tevmer subbdivisian standards
lothedwise, it did, it would be defined a3 “Lot of
Becord™), thus, it iz nonconforsing 1o subdivision
standards.

standards of the zoning code and subdivision coda in affect al the fime of its creation. but

na langar complies dus o subsequert changses o thase codes, may o= amandad

pursuant ks tha minimugm standards in effac: atthe time of its creation. The ameandmen:

snall ot craata any naw lots. An amandad pat shal ba required

Vnare latgraa-and'orfrantagaiwldibrequlraments-have noreased as-a-resdit-ola-ahangen

gonkg-Hadallwesg-shal apoy

FH——FParsels pot mesting-current-zoring-as-a-area-andiar frontagaiwidin
reuirErmants-but-comaining-asrala-ftebbaelling whah

Page 9o 14
DAAFT Warsion: 11/5/2014 3:17 PM



261
262
263
264
285
266
257
258
265
270
27
272
273
274

275

27a
77
278
275
280
281

282

283

284

285
286
287
288
283
290
2
252

2493
294

295
256
297
298
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a—Ware bulll on and created-and-raserdad-srerla-duly- 1982 ohanges 10
iheLiah Codesubdivisar-Law-and-metaraa-and frontagaiwidin
rageirarar s fr-thasans-rwhinh-fney were creatad-artha-tea fhas wern
credted are-considersd-nopoonforming-parseleor
b——Wera-erastad-and-racorded-with an existing singla-family dwalliag
afls-hiy1082-ghangas o the Utah-Code_Subdivieian-Law-but-pricedo-the
charge n-zoning-and-metkarod-aad-fresagaividinreguirements for thezona
r-whierthey-weresreated-al-the-Lme they wera created-shallsubmisan
applicaton for subdivision approval

G Ware-part ol adegatausdhvision—tubwarefurther dividad, and ratihe
Pegtiramiaats- el subsantions [ He of b of this-secionskal-ba-subjectio-the
izt below

MOTE: Moot within—asubdivisiorn-appreved by the Rlanning Commiztian
And-Capy-Cammissar-ansrasardad-n-tha- Sounly Renorders Ofinein
Assurdarse-wits-the-provizionsH-ne Subdiision Crdinaase—chal-bafuether
dividad-rearznged -added to orreducad-ln-area nershal-the-boundaras of
any-ek-bo-slierad-n-a-any-TRanne-sa-as-ta-araats more lete-thar-nikalhy
reesrdad withaai-hrsteblaining-tha-approval of tha Land Uoa-Acinarity
Tharefora, an-amandad plat-shall-beraguiod.

{2 ——Parcalsnob-roctiagserort-Sonr-as-o-araa-andion frontageswidis
Fagekrarmaris—sorining-a-singe-family- dweliing which:

g——Werseragtad-aad-recardetpror oy 1602 enapgos-tashatiah
Cada-bubdivision Law

o———fre-abla-ta-ablarthe-asditana-araaand frontagaiwidin which would
Brig-re-at-riscampharee-with-he-ares and-frontagaiwidihroguiramanis
forina zone in which they wera- created-aidha-tmatnarware-created-and
o ——CompHed-wharat- et soupi-artinance s when bl

may submit-an-appleatiandoradbd-vizionaparavalprarddet-they meet 5l olnas
Fraararaa i s e O Sa il wsinn s

[ —Rarsais-rolrrestndg-Gurer-2oming as lo-araa and/orfroptagaiwicth
fequirements-which:

ar—— Wera creaied-and recerded-prlasto-July 02 sharges da-he Utah
toBubh vlion Sawemn

f—— hiet area and foniageswidin-reguiramants-fore -ansanowhich-they
WOR Srdiadat e e e s a sy aaiad
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259
300

an1
302
303
304

305
306
oy

aoe
e

ERlY]
i1
312

313
314
315

316

a7
318
319

320
il
322
323
324

325

328
327
38
115
330
EEK]
i3z

ray-B i ar-appkaatian-lis-sHidadalon approval previdad-they-rroatad oty

[ Field Code Changed

ragubemenis-oblitla-106,

F——Lotsiparcals which-ara subjectiosubsastiors-H Ll -ard o nis-saation,
and-nava-beuriap-descigisns-that-flbslra-raadway snall be alowad-to doyvalog
whrrthe-laliparselareslhal remains aller dedicating-land-fortha-readway-as-regulied
ky-the Wehar County Land- Usa Code-

[5] By et (s it e o inad- By ook s sepaiesd seadinn b das

-1

s-ahailbo-alowad-lo-ssnsiats

Bafare: 2.4 po, After: 12 pt

" Formattad: pd, Inue_nt-L;'t E.]a:!:,_gpace |

PP T, - eT and-bisa-Cada: | ':Onmrn!nt[:!j:rnmmmmu{mnlm-i

|I bilcas.

=

Sec. 108-12-12. Combining Enlarging nonconforming parcels,

Moneonforming lots may ba recondgured in & maneer that complies with tha

standards af the zone In effect 2t he tima of e lot's creation If the recenfouration daas nol
credte ary mors lots tnan curranily exist. The recanfiquration shall nof cause any other ot fo
become norconforming af more pancenforming If the nonconforming 1ot is part of a plattad

subdivision an amarded subdivision plalis reguired . Pasears-robimeeting-surent zomng as

{a-area-ard-frasiageiwi-ragquiraments-thatwers gally oreated-ormadalagal-braugh-tha
provisions of the chapier, may be enlargad oy combiniig-adjaring parcels grovided that
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Achieyad-py-aukmitig-a-sbdivision it ary of the
ware-part of 8 recorded subdivisioh-oeby-sombining-parcels i they have-meatas
ani-brinds desanplions,;

(21 Al adioining parcals undersommat-swaasshis-ar-braught undar common

ownership-atter the date-otHhe-adopiansHas-sactense menad (o creata-tha
largestiol-possible

13 -The-combinatendessrelrasuliHiaasdlagardvisions of land-and

te—ersstures-Dull-an-the-newly created- ot shall-resemble-the-arhitectural siyle.

haighl-size-and-mass-ehoxisting roncommersial-strustures on paroele-within Bo0foet ol g
nawk-sraatadist-and-mect-allsurent satback and-height requiromests-sl tha fepe-rwhich

the-aambination is made

Sec. 108-12-13. Setback requirements for noncenforming lots. Small-lote/parcals
created prior-to-zoning.

A nanconforming lof or /parcel that has a smaller width than is required for the zone
in which it is lccated may be developed in a manner that does not exceed the following
alloweed raduction in sida yvard satbacks;

(1) A noncenforming lot's/parcel’s actual width (v) may be divided by the current
requirad frantage/width (w) in order fo formulate a ratia o preportional relation

().
(21 The ratio may fhen be mulfiplied by the current zone's side yard sethack
requirement (y) in arder la establish a raduced setback {z).

{3} Tha reducad side yard setback is subject to the conditions listad balow,
[Formula: va&diviw=x. x2y=z, )
a. Undar no cireumstances shall an interior lotparcel be allowed to raduce

the side-yard setback requirement below five faal an ona side and sight feet

on the other.
b. Under ne clroumstances shall & corner lotfparcel bo allowed to raduce the
side-yard requirement befow ten faat when the side vard fronts on a street.

Sec, 108-12-14, Parcels previously combined for tax purposes.

Fige 12 0714
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{21 Parcaels hal nave been combined by the county reccrder's offica for tax purposes shall be
allowed to saparate ore or mare of the sombined parcels o an approved and regprdad form

ftaj1} a——Tha parcels thal are being separated wers angnally created proeio Jyly 1,

1703, R bt St i L
{b}3y b—The proparbes a5 sonfigursd pdor te tte sorbination met ars and

frontagenwidih regquirements for ihe zaeng n which they wers created, or wera copsidered

ngacorforming parcels;

teild)  e——The combination dane. by a0l owner gr SEre ownar acling a5
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slates the consclidatior of parcels 15 for 1@ purposas;

[d){d1 4 Mo new lots are peing grasted, and
{e){5] = The separation of parcel
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12-14 2pd
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Sec. 108-12-15. Effect of Public Right of Way Expansion.
(21 Any structurs fhat legally existed with conforming or nancontzrming setback prior to the
expansion of a public right of way whers the expansion of such public right of way makes
the structure noncomplying or marg roecompying to the sathacy raquiraments of this

Land Llse Cada, shall ba desmead a legal _noncomplying slriocturs,

[t Any lat or parcel that legally existed in 8 confarming or nenconforming status grior to the
sxpansicn of g public right of way where the expansion of such public fight of way makes
the lot or parcel noncenfarming g mors nangonforming to the standards of this Land Use
Code, shall be deemed a legal, nanconforming lot or parcel. |

12l This secticn does not excuse or exampt any past or future actien that creatas ar modifies

a lot or parcel in a mannar that is sn viglation of appiicanle laws,
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Weber County

Notice of Effect
Public Right of Way Expansion of Street Name

Legal Description

SEE EXHEIT &

RE: Potential Nonconformity on Land Due to the Expansion of the Street Name Right of Way, as part of Project
Number and Description.

The parcel of land with the Land Serial Number # is currently zaned ZOMNE

(ZONE SYMBOL).

This notice is intended to document how the above specified right of way expansion project affects the subject
property. If the property legally existed in a conforming or legal nonconforming status prior to the expansion of the
public right of way, and the expansion of the public right of way has made the lot or parcel nonconforming or mare
nonconforming to the lot standards of the subject property’s zone, the property shall be deemed legal, even though
noncanforming. Any further development of it shall be allowed pursuant to and in compliance with Weber County
Code §108-12, and other applicable local, state, and federal laws. The same consideration will be given for structures
affected by the expansion of a public right of way; if the setbacks are made noncomplying or mare noncomplying the
structure shall be deemed legal, even though noncomplying.

Mote: This notice does not excuse aor exempt any past or future action that creates or modifies a lot, parcel, or structure
ina manner that is in viclation of applicable laws.

Dated this day of .20
Sean Wilkinson
Planning Directar
STATEOFUTAH )
155
COUNTY OF WEBER )
COn the day of , 20 persanally appeared before me the signer{s) of

the foregoing instrument, who duly acknowledged to me that he/she/they executed the same,

MNotary Public

Residing at

Weber County Planning Division | www.co.weber.ut.us/planning_commission
2380 Washington Blvd., Suite 240 Ogden, Utah 844031-1473 | Voice; (801) 399-8751 | Fax: (801) 399-8862



The propased edits fall
Weber County Land Use Code Revision Process Workflow here

This flewchart is intended to illustrate the intended course of the revision process, It is not an absolute plan,
and deviations may occur as more information is gathered, but it will provide the Planning Commission fwith an

idea where we are in the process at any given time. Staff will refer to this structure regularly,

| Phase 1A: Update Conditional Use Permit Chapter
Irclude specific standords thet address mitigation of harmfu! impect of Conditiona! Uses in cureent code. E }r’

" |

Phase 2: Add Land Use Authority Section or Taole — |
) |
4 Y ¥ L4
R::ﬂa:;-:li;‘!: Phase 28; Phase 2C: Phase 20:
sdministrators Refine Planning Refine County Refine Board of
Roles Commissicn’s Roles . Commission’s Roles Adjustment’'s Rales All Phases:
ey | O ey ity
declslons ore arpravedimade?) aa;?r.aue dinade?) S o EIa_r:ﬁcatIuns. and |
| approvedfmade?) ) = AP mader) | Additions to Various
| | [ | ——3 Sections of the Land
¥ | Use Code as
T ’ - Problems are
Phase 3: Update Zening Code o Include (Consolidated) Land Use Table Realized Throughou
the Process

| Consclidation of all knaw uses in existing code into one or two tables, This wiil not likely change effect
1 of current application of low, but will provide oty on what current low is, provide an effective meons
of comparing Uses aoross zones, and will assist with any necessary changes of Phase 4 below.

2

Phase 4: Refine New Land Lse Table to Specifically Address "Preblem™ Uses
| Specifically chollenge the success and usefulness of eoch use fisted in the use foble, Determine whether
ench use 5 in the right zone, has the right standards necessary ond review process o mitigete impacts,
is gdeguately dafined, 2t

Phase 5: Refine other code sections, such as Subdivision, FRUD, Administration, Maticing, and Appeal
Authority, as may be necessary. |
The actual structure and timing/timaliness af this phase i5 less tangible at this time. Once the first four ——
phases have been compigted we will revisit the details of this phase, /
S



Weber County Planning Division

To: Ogden Valley and Western Weber Flanning Commissions

From; Charles Ewerl, AICP

Date: Movember 10, 2014

Subject; Weber County Land Use Code Revision Process: Main Use, Accessory Use, Main Building,

Accessory Building

Summary. During routine workflow staff has discovered a point of conflict in the Land Use Code regarding
how the definition of the main and accessory building works with the definition of main and accessary use. In
essence, these definitions do not allow an accessory building on a lot or parcel that does not have a main
building. However, the first thing listed in most zones is "accessory building or use customarily incidental to
any permitted or conditional use.” This listed use implies that an accessory building can be allowed on a
property without a main buifding as long as it is incidental to a main use. This conflict should be resolved.

Under existing ordinances, the impacts, aesthetics, allowed uses and form of an accessory building may not
necessarily be all that different from a main building. However, a main building is required to be established
and adhere to certain setback standards that are more restrictive than those for an accessory building before
such an accessory buiding is established on any property. The only substantial difference between the two
building types is the setback reguirements. Uses of the buildings must comply with those uses listed in
whatever zone the building is located.

In this memo the Planning Commission will find an analysis of this topic in the context of current general plans
and the land use code. Of particular emphasis, staff analyzes and compares the intent and preferences of
certain zones, the separation of incompatible land uses, and whether current codes and the general plans
provide land owners/users sufficient motivations to establish or continue the preferred uses of the zone. This
discussion has specific impact on open air agricultural uses, thus the analysis hones in on those uses.

This memo proposes a recommended ordinance change. In keeping with the status quo, the proposed
changes only clarify the code in a manner that matches how the current administration already applies such
concepts. The proposal does not speak to the higher-arching implications provided in the analysis. As the
Flanning Commission explores the higher-arching concepts mare thoroughly it may be determined that
current policy perspectives need to change. If that is the case, then the included proposal will need to change
as well.

Background. This discussion was spearheaded by an applicant that desired to build an accessory building
on his property. The property is a legal, subdivided, and conforming lot. The property is also vacant, with the
exception of occasional agricultural uses. The property owner asserted that the structure would be accessory
to the agricultural use.

The current land use code (LUC), under the definitions of accessary building, main building, accessory use,
and main use, doas not allow for this. It does not allow an accessory building to be placed on a lot that does
not have a "main building.” In essence, what this means is that any main use of property that is an open air
use of property {i.e., agriculture, agritourism, golf course, public and private park, reservoir, mining operations,
parking lot, etc.) may not have an accessory building to support the use unless and untit a main building has
been established. To complicate this, most zones list “accessory building or use customarily incidental to any
permitted or conditional use” as a permitted use in the zone, leading one to think that an accessory building
can be established without a main building.

Staff has been able to find other means to help the gentleman get what he wants, but these other means tend

Weber County Planning Division | www,coweber.ut,us
2380 Washington Blvd., Suite 240 Ogden, Utah 84401-1473 | Vaoice: (801) 399-87091 | Fax: (801) 399-8862

O Valley and Wastern Waeber Planmng Commissan Mema, November 10, 2014, Page 1 of 23



Weber County Planning Division

Zoning was originally conceived to separate incompatible uses. It appears that, historically, Weber County
has not provided a clear separation between residential uses and other incompatible open air usas. In fact
there is evidence in the General Plan{s) and existing code construction that there is an expectation in the
agricultural zones and agricultural areas that residential and open air agricultural uses will be located in close
proximity to each other,

In determining appropriate policy perspectives, staff and the Planning Commission(s) are supposed to be
looking to, first, the general plan and, second, the intent of the zone for guidance. The following analysis
takes a closer look at the general plan for both Westem Weber and Ogden Valley, and follows with a review
of the purpose and intent of specific zonas,

General Plan Analysis. The Western Weber General Plan indicates that there is a strong desire to protect
agricultural uses. The plan has a dichotomy though, wherein the folks in Western Weber appear to be
refluctant to preserve agricultural areas. Instead, they desired to retain the opportunity to develop their
agricultural lands in the future at the minimum zoning acreage (primarily one acre lot sizes for residential
development). Additionally, the Western Weber County "Proposed Land Use Map™ designates the majority of
Western Weber as "Residential/Agricultural.” This does not provide a clear preference on how to treat the
issue at hand.

The Ogden Valley General Plan® establishes a goal to “promote agricultural land” with the following
objectives:

1. ldentify and promaole prime agricullural fand
2. Censider agricuitural land in dedicated aopen space planning :
3.  Develop means lo compensate property awners for the loss of development rights on

agricultural kand
4. Promote working farms as an integral part of the Valley's cullural hentage.

However, like the Western Weber General Plan, this plan does not provide a clear preference on how to
approach the conflicting adjacent land use issue.

Ordinance Analysis. Even though the general plans do not provide clear direction, the intent of certain zones
do. Those zones listed below explicitly state that agricultural uses are desirable. In the A-1, A-2, A-3, and AV-
3 zones it appears as if the language is attempling to protect agricultural usas from the affects of residential
uses. In the RE-15 and RE-20 zones it appears the opposite is the case:

A-1:
The purpose and intent:

The purpose of the A-1 Zone is to designate farm areas, which are likely to undergo a
more intensive urban development, o 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.”

* See the West Central Weber County General Plan, pg 33.

 See the Ogden Valley General Plan.

hitp:/fwww.co.webear ut.usimediawikifindex. php/Ogden_Valley General Plan
" See LUC §104-5-1

Weber County Planning Division | www.coweber,ut.us
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Weber County Planning Division

AV-3
The purpose and intent;

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

The preferred use:

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

Accordingly, it appears that the agricultural zones that also allow residential uses are intended to protect and
presarve agricultural properties/oparations, while residential zones that also allow agricultural uses are
intended to protect residential neighborhoods. This is keeping with the requirements of the subdivision code'
which requires a note on every subdivision plat that states that

Agriculture is the preferred usge in the agricultural zones. Agricultural cperations as
specified in the Zoning Ordinance for a particular zone are permitled at any lime including
the operation of farm machinery and no allowed agricullural use shall be subject to
restriction on the basis that it interferes with activiies of fulure residents of this
subdivisian.

These elements of the code speak purely to the intent of the zones. What they do not anticipate is that both
residential uses and agricultural uses are allowed in all of these zones without a conditional use permit, or
other mechanism to assist with the impacts of incompatible uses. What this means is that an owner of a lot
that meets the minimum zone requirements in any of these zones are entitled to either uses without additional
review for mitigation of impacts, The zones allow them, by right, to reside adjacent to each other — which in
some casas will ba in close proximity. Rather than regulating the separation of uses, these code references
instead provide the public with 'notice’ that there is no separation.

This issue begs the guestion: is the County providing adequate separation of incompatible uses? Why does
the Land Use Code indicate that agricultural uses are preferred in zones that allow for one acre — or even
three acre — lot sizes? Are one to three acres lots sizes sufficient to support agricultural operations? What
about other open air land uses? For example, as it stands, the current County Code enables suburban one
acre lot sizes adjacent to agricultural operations in the A-1 and A-2 zanes. The current County Code even
allows agricultural operations to exist within thase subdivisions. The Planning Commissionis) should evaluate
and discuss whether greater separation is needed. This is a much higher reaching discussion than the topic
at hand that may drive the need for a General Plan amendment and other ordinance revisions if the Planning
Commissions do not feel existing ordinances are doing their job effectively.

Proposal. In keeping with the status quo, the following proposal is only intended to clarify the code in a
manner that matches how the currant administration already applies such concepts. The proposal does not

I See LUC §104-6-1
*See LUC §104-6-2
'See LUC §26-1-9(B)(5)

Weber County Planning Division | www.coweber,ut.us
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Exhibit A: Code Change — Provisions for Main and Accessory Buildings, and Main and
Accessory Uses, and Related Changes to Permitted and/or Conditional Uses in Each

Zone.

The following code changes are being proposed to clarily regulations regarding the allowance for main
and accessory buildings, specifically as they are applied to open air main uses of land.

This change addresses the following sections:

Title 101

Sec

Title 104
Sec

Sec

Sec,
Sec,
Sec.
Sec.
Sec.
Sec,
Sec.
Sec.
Sec.
Sec.
Sec,
Sec.
Sec.
Sec.

Sec,

General Provisions
. 101-1-7. Definitions:
Building, accessory
Building, main
Use, accessory
Use, main
Zones
. 104-3-2, - Permitted uses.(RE-14 and RE-20)
. 104-4-1. - Permitted uses (G)

104-5-3. Permitted uses (A-1)

104-6-3, - Permitted uses (AV-3)

104-7-3. - Permitted uses (A-2)

104-8-3. - Permitted uses (A-3)

104-9-2. - Permitted uses (F-5, F-10, F-40)
104-10-2, - Permitted uses {3-1)

104-10-2. - Permitted uses {CVR-1)
104-12-2. - Permitted uses (R-1-12, R-1-10)
104-13-2. - Permitted uses (FR-1)
104-14-2. - Permitted uses (FV-3)
104-15-2. - Permitted uses (R-2)

104-16-2, - Permitted uses (R-3)
104-17-2. - Permitted uses (FR-3)
104-18-2. - Permitted uses (RMHP)

104-18-2, - Permitted uses (RMH-1-6)

| Pagelof16
| Main/Accessory Building/Use DRAFT Version: 11/25/2014 11:17 AM
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10

11

12

13
14
15
16
17
18
19

20
21

22
23
24
25
26
27
28

PART Il LAND USE CODE &

Title 101 - GENERAL PROVISIONS
Title 102 - ADMINISTRATION
Title 103 - RESERVED

Title 104 - ZONES

Title 105 - RESERVED

Title 106 - SUBDIVISIONS

Title 107 - RESERVED

Title 108 - STANDARDS

Title 109 - RESERVED

Title 110 - SIGNS

Title 101 GENERAL PROVISIONS

Sec. 101-1-1. Short title.
sec. 101-1-2. Purpose.

Sec. 101-1-3. Interpretation.

Sec. 101-1-4. Conflict.

Sec. 101-1-5. Effect on previous ordinances and maps.

Sec. 101-1-6. Rules of construction.

Sec. 101-1-7. Definitions.

Sec. 101-1-8. Amendments to Code; effect of new ordinances; amendatory

language.

Sec. 101-1-9. Supplementation of Code.
Sec. 101-1-10. Catchlines of sections.

Sec. 101-1-11. Altering Code.

Sec. 101-1-12. Severability of parts of Code.

Sec. 101-1-13. General penalty; continuing violations.
Sec. 101-1-14. Certain ordinances not repealed or affected by adoption of Code.

Page 3 of 16
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62

63

G4

65

53]

e7

63

es

70

ElL

72

73

74

75

76

77

78

79

a0

81

82

83

84

85

a6

87

Title 104 ZONES

CHAPTER 1. - IN GEMERAL

CHAPTER 2. - (RESERVED)

CHAPTER 3. - RESIDENTIAL ESTATES ZONES RE-15 AND RE-20
CHAPTER 4. - GRAVEL ZONE G

CHAPTER 5. - AGRICULTURAL ZONE A-1

CHAPTER 6. - AGRICULTURAL VALLEY AV-3 ZONE

CHAPTER 7. - AGRICULTURAL A-2 ZONE

CHAPTER 8. - AGRICULTURAL ZONE A-3

CHAPTER 9. - FOREST ZONES F-5, F-10, AND F-40

CHAPTER 10. - SHORELINE ZONE 3-1

CHAPTER 11. - COMMERCIAL VALLEY RESORT RECREATION ZOMNE CVR-1
CHAPTER 12. - SINGLE-FAMILY RESIDENTIAL ZONES R-1-12, R-1-10
CHAPTER 13. - FOREST RESIDENTIAL ZONE FR-1

CHAPTER 14. - FOREST VALLEY ZONE FV-3

CHAPTER 15. - TWO-FAMILY RESIDENTIAL ZONE R-2

CHAPTER 16. - MULTIPLE-FAMILY RESIDENTIAL ZONE R-3

CHAPTER 17. - FOREST RESIDENTIAL ZONE FR-3

CHAPTER 18. - RESIDENTIAL MOBILE/MANUFACTURED HOME PARK ZOME EMHP
CHAPTER 19. - RESIDENTIAL MANUFACTURED HOME ZONE RMH-1-6
CHAPTER 20. - COMMERCIAL ZONES C-1, C-2, C-3

CHAPTER 21. - COMMERCIAL VALLEY ZONES CW-1 and CV-2
CHAPTER 22. - MANUFACTURING ZONE M-1

CHAPTER 23. - OGDEN VALLEY MANUFACTURING ZONE MV-1
CHAPTER 24. - MANUFACTURING ZONE M-2

CHAPTER 25. - MANUFACTURING ZONE M-3

Page 5 of 16
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114 Sec. 104-5-3. Permitted uses.

115 The following uses are permitted in Agriculture Zone A-1;

116 (1) Accessory building incidental to the use of a main building; main building

117 designed or used to accommodate the main use to which the premises are
118 devoted: and accessory uses customarily incidental to a main use: Ascessory
119 Bailding-aruse sastemariiy-nsidenialHaae-permilscdbersondifionaluse,

120 (2) Agriculture, agricultural experiment station; apiary; aviary; aguarium,

121

122 CHAPTER 6. AGRICULTURAL VALLEY AV-3 ZONE

123
124 Sec. 104-6-3. - Permitted uses,

125  The following uses are permitted in the Agricultural Valley, AV-3 Zone:

126 {1} Acecessopbuilding-oruse-customarih-incidental-to-any-permittad-orconditicnal
127 weasAccessory building incidental to the use of a main building; main building
128 designed or used to accommodate the main use to which the premises are
1249 devoted: and accessory uses customarily incidental to a main use;

130 (2) Agriculture, agricultural experiment station; apiary, aviary; aguarium.

131

132 CHAPTER 7. AGRICULTURAL A-2 ZONE

133
134 Sec. 104-7-3. - Permitted uses,

135  The following uses are permitted in the Agriculture Zone A-2;

136

137 {1) Aceassory-building eruse-customarily-incidentalfo-any-permitted-or conditional
138 uee-Accessory building incidental to the use of a main building; main building
139 designed or used to accommaodate the main use to which the premises are
140 devoted; and accessory uses customarily incidental to a main use,

141 {2) Agriculture, agricultural experiment station; apiary, aviary; aquarium.

Page 7 of 16
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170

171
172
173
174
175
176
177

178

179

180

181
182

183
184
185
186
187
128
189
190
191

152

193

154
195

196
97
158
194
204

The following uses are permitted in the

{1 Accessory building incidental to the use of a main building; main building
designed or used to accommodate the main use to which the premises are
devoted; and accessory uses customarily incidental to a main use; Accessary
butdingsstructures-and-uses-customarily-incidental- to-a-permittad use.

(2) Agriculture, grazing and pasturing of animals.

(3 Boating.

CHAPTER 11. COMMERCIAL VALLEY RESORT RECREATION ZONE CVR-1

Sec. 104-11-4. - Conditional uses(c2].

The following uses shall be allowed only when authorized by a Conditional Use Permit obtained as
provided in_title 108, chapter 4 of this Land Use Code.

(1) Beer parlor, sale of draft beer.
(2) Bed and breakfast inn.

(34)  Restaurants, including those with drive-up windows.
{35)  Accessory building incidental to the use of a main building: main building

designed or used to accommaodate the main use to which the premises are

devoted; and accessory uses customarily incidental to a main use: Aceessory

CHAPTER 12. SINGLE-FAMILY RESIDENTIAL ZONES R-1-12, R-1-10

Sec. 104-12-2. - Permitted uses.
The following are permitted uses in the Single-Family Residential Zones R-1-12, R-1-10.

(1 Accessory building incidental to the use of a main building; main building
designed or used to accommaodate the main use to which the premises are
devoted: and accessory uses customarily incidental to a main use; Ascessary
buildirgs-and-uses-customariby-incidental to-any permitted-usa-

{(2)  Agriculture.
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The following uses are permitted in the Two-Family Residential Zone R-2:

(1)

Accessory building incidental to the use of a main building; main building
designed or used to accommodate the main use to which the premises are
devoted; and accessory uses customarily incidental to a main use; Accassory
buildings-and-uses customarilv-incidentallo-apy-permitted-use.

Agriculture.
Bachelor and/or bachelorette dwelling with 24 or less dwelling units.

CHAPTER 16. MULTIPLE-FAMILY RESIDENTIAL ZONE R-3

Sec, 104-16-2. - Permitted uses.
The following uses are permitted in the Multiple-Family Residential Zone R-3:

(1

Accessory building incidental to the use of a main building; main building

designed or used to accommodate the main use to which the premises are

devoted, and accessory uses customarily incidental to a main use, Ascessory
bbb i srstepnars- e iab e apepe it e o

Agriculture.

Bachelor and/or bachelorette dwelling with 24 or less dwelling units.

CHAPTER 17. FOREST RESIDENTIAL ZONE FR-3

Sec. 104-17-2. - Permitted uses.
The following uses are permitted in the Forest Residential Zone FR-3:

(1)

Page 11 of 16

Accessory building incidental to the use of a main building; main building
designed or used to accommodate the main use to which the premises are
devoted; and accessory uses customarily incidental to a main use. Accessary
building-or-accessory-use-customarily-incidental-to-a-use-permitted-in-the-zone-
Cluster subdivision in accordance with title 108, chapter 3.
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In the following list of possible uses, those designated in any zone as "P" will be a permitted use. Uses
designated as "C" will be allowed only when authorized by a conditional use permit obtained as provided
in_title 108, chapter 4 of this Land Use Code, Uses designated "N" will not be allowed in that zone.

C-|C-|C-
1 2 13
Accessory building incidental to the use of a main building; main building designed or P (P [P
used to accommeodate the main use to which the premises are devoted; and accessory
uses customarily incidental to a main use; Assessory-buildings-and uses-customarily
wAeideniallea-permitied use
Air conditioning, sales and service M [N |P

CHAPTER 21. COMMERCIAL VALLEY ZONES CV-1 and CV-2

Sec. 104-21-5. - Uses.

In the following list of possible uses, those designated in any zone as "P" will be a permitted use. Uses
designated as "C" will be allowed only when authorized by a conditional use permit obtained as provided
intitle 108, chapter 4 of this Land Use Code. Uses designated "N" shall not be allowed in that zane,

CV- | CV-
1 2
Academies/studios for dance, art, sports, etc. C P

Accessory building incidental to the use of a main building; main building designed or used P P

to accommodate the main use to which the premises are devoted; and accessory uses
customarily incidental to a main use;Accessorybuildings-and-uses-customariy-insidentaldo

Animal hospital N C
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CHAPTER 25. MANUFACTURING ZONE M-3

Sec. 104-25-2. - Permitted uses.
The following uses are permitted in the M-3 Zone:

(1) Any permitted use in an M-2 Zone except dwelling units.
{2}—Acsessory-uses-and-buildings-custemarily-incidental to-a-permitted-use Je4]
=1(2)  Laboratories,

3(3)  Machine shop.

{5304 Office, business, professional and governmental.

{6351 Public buildings and utilities.

FaE)  Warehouse,

{37y Welding shop.

CHAPTER 26. OPEN SPACE ZONE O-1

Sec. 104-26-2. - Permitted uses.
The following uses are permitted in the Open Space Zone O-1,

{1} Accessory building incidental to the use of a main building: main building
designed or used to accommaodate the main use to which the premises are
devoted; and accessory uses customarily incidental to a main use;

43(2) _ Agriculture.

{24(3)  Botanical or zoological gardan.

4] Cemetery.

(5] Conservation areas: botanical or zoological,

{83(6)  Fishing ponds; private or public,

{6371 Golf course, except miniature golf courses.

{73(8)  Horse raising, provided conducted in a pasture of at least five acre size and with
a maximum density of two harses per acre.
| {83(8)  Private park, playground or recreation area.
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Weber County Land Use Code Revision Process Workflow

This flowchart is intended to illustrate the intended course of the revision process, It is not an absolute plan,
and deviations may ccour as more information is gathered, but it will provide the Planning Commission with an

idea where we are in the process at any given time. 5taff will refer ta this structure regularly.

Phase 1A: Update Conditional Use Permit Chapter

tneivde specific standards that address mitigotion of harmful impact of Conditional Uses in current cade, =
|
| Phase 2: Add Land Use Authority Section or Table =
|
|
v v SR
Phase 24: |
: o Phaze 2B: Phase 2C: ' Phase 20:
Refine Zoning = i | :
Araicickiabrs Refine Planning Refine County Refine Board of
Roles ’ Commission's Rales | | Commission’s Roles | Adjustment's Roles All Phases:
{Wht uses/ Irw'l_"{{ uses/ [ | fWP_H:jt uses/ fw'h':rt uses’ Ongoing Edits,
detislans are decisions are | | decisions are : decisions are Clarifications, and
opproved/made 7 approved/made?] | approved;made?) approved/made?) Additions to Varlous
[ | } I et = — Sectians of the Land
* Use Code as
= Problems are
Phase 3: Update Zaning Code to Include [Consclidated) Land Use Table Realized Throughout |
Consolidation of all known uses in existing code Jnto ane or fwo tables, This will not likely change effect | the Pracess
of current application of fow, but will provide clarity on what current low is, provide an effective means
of comparing uses across 2ones, and will assist with any necessary chorges of Phase 4 below.
Phase 4: Refine New Land Use Table to Specifically Address "Problem™ Uses
Specifically cholienge the success and usefilness of each use listed in the use table, Determine whether
eoch use is in the right zone, hos the right standaords necessary and review pracess to mitlgate impacts,
| s adequately defined, etc. |
| s |
Phase 5: Refine other code sections, such as Subdivislon, PRUD, Admiristration, Noticing, and Appeal
Authority, as may be necessary,

The octual structure ond timing/timeliness of this phase is less tangible ot this time. Once the first four —=—
phoses howve been completed we will revisit the details of this phase,
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