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Synopsis 

Application Information 
Application Request: Consideration and action on a conditional use permit application for a public utility 

substation (water storage tank) for Wolf Creek Water and Sewer Improvement District. 
Type of Decision:  Administrative 
Agenda Date: Tuesday, February 28, 2017 
Applicant: Wolf Creek Water and Sewer Improvement District 
Authorized Agent: Mike Durtschi, project engineer (Gardner Engineering) 
File Number: CUP# 2017-01 

Property Information 
Approximate Address: Intersection of Retreat Dr and Mountain Ridge Dr, Eden, UT 
Project Area: 42,870 Sq. Ft. 
Zoning: Open Space Zone (O-1) 
Existing Land Use: Water Storage Tank 
Proposed Land Use: Water Storage Tank  
Parcel ID: 22-016-0096 
Township, Range, Section: Township 7 North, Range 1 East, Section 22 

Adjacent Land Use 
North: Forest South: Residential  
East: Forest West:  Residential 

Staff Information 
Report Presenter: Steve Burton 
 sburton@co.weber.ut.us 
 801-399-8766 
Report Reviewer: RK 

Applicable Ordinances 

 Title 101, Chapter 1 General Provisions, Section 7, Definitions 
 Title 104, Chapter 26 Open Space Zone (O-1)  
 Title 104, Chapter 28 Ogden Valley Sensitive Lands Overlay Districts 
 Title 108, Chapter 1 Design Review 
 Title 108, Chapter 4 Conditional Uses 
 Title 108, Chapter 10 Public Buildings and Public Utility Substations and Structures 

 

Summary and Background  

Wolf Creek Water and Sewer Improvement District is requesting approval of a conditional use permit to construct a 
500,000 gallon water storage tank located at approximately 3955 N Retreat Dr, Eden. These improvements will provide the 
storage capacity needed to meet the added demands of proposed development within the water system boundaries.  

The proposed tank will be located approximately 40 feet from an existing tank. The application states that the property 
boundary of the existing tank will be adjusted to include the new tank upon approval of the Conditional Use Permit. The 
applicant has also provided a copy of a quit claim deed, adjusting the boundary of the existing tank to include the proposed 
tank.  

The proposed tank's diameter is 75 feet and the tank depth is 16 feet. The tank will be buried with 6 inches of top soil.  The 
property lies in the Open Space Zone (O-1) which allows “Public utility substations” only when authorized by a conditional 
use permit.   

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

Analysis 

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

Zoning: The subject property is located within the O-1 Zone.  The purpose and intent of the Open Space Zone can be further 
described per LUC §104-26-1 as follows:  

  The open space zone is specifically intended to encourage the preservation of a natural environment in 
 an otherwise urban setting; to hold for future generations open space in which plants and animals can be 
 protected and studied; to inhibit erection of unnecessary buildings on a floodplain, on areas of severe slope, areas 
 of fault line and rock slides; to provide suitable areas for recreation and relaxation, and to alleviate stream 
 pollution. 

The O-1 Zone has specific standards identified in the LUC §104-26-4 that shall be met as part of the development process.  
The applicable standards are as follows:     

 Minimum yard setbacks:  
o Front: 30’  
o Side: 20’ 
o Rear: 30’  

 Minimum lot area:   5 acres 

 Minimum lot width: 300’ 

 Main Building height:  
o Maximum: 35’ 

The proposed use is conditionally allowed in the O-1 zone and has been reviewed as a “Public utility substation”.  The 
location and arrangement of public utility substations and structures must be in accordance with construction plans 
submitted to and approved by the planning commission.  The minimum lot area for all public utility substations per LUC 
§108-10-2 is waived.   

Conditional Use Review:  A review process has been outlined in LUC §108-4-3 to ensure compliance with the applicable 
ordinances and to mitigate anticipated detrimental effects.  

A site plan showing the Ogden Valley sensitive lands stream corridors identified in LUC §104-28-2 has been submitted as 
part of the application. The site plan shows that the tank will be located outside of the intermittent stream corridor located 
on site. The Engineering Division must verify by site visit, that the proposed tank will be located outside of the intermittent 
stream corridor.  

Prior to commencing work, Wolf Creek Water and Sewer Improvement District will need to receive approval from the 
applicable agencies for the new tank.  A condition has been made part of the Planning Division’s recommendation to ensure 
that these standards are met.   

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

 Considerations relating to traffic safety and traffic congestion. As part of this consideration, the applicant has 
provided a detailed site plan (see Exhibit B).  Considerable traffic congestion or delay is not anticipated with this 
proposal.  Per the County Engineering Division, the contractor will be responsible to guarantee site materials are 
not tracked onto the County roadways.  A condition of approval has been added to the Planning Division’s 
recommendation to ensure the contractor cleans all equipment prior to exiting the site and sweeps the County 
roadway as needed, removing any material tracked from the site onto the asphalt, in order to provide safe 
vehicular traffic along County roads.   
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 Considerations relating to landscaping. The applicant has outlined the following considerations to landscaping 
in the project specifications submitted with the application: 5.2.3.7 Planted Areas: Prior to placing topsoil 
and/or sod, examine and repair the subgrade as necessary to assure a smooth and even surface which will 
match grade and contours of surrounding undisturbed ground. Finish grade construction areas to match grade 
prior to construction activities.  

 Considerations relating to buildings and site layout. The proposed water tank will not require a new pump 
house or other new buildings. The buried water tank has a diameter of 75 feet and a depth of 16 feet. 

 Considerations relating to utility easements, drainage, and other engineering questions. The applicant will need to 
adhere to all conditions of the Engineering Division including but not limited to storm water and surface water 
drainage, retention facilities, and site clean-up of the property. A condition has been made part of the Planning 
Division’s recommendations to ensure that this standard is met.   

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

 

Review Agencies: Prior to the commencement of work, the applicant will need to receive the approval from all applicable 
agencies for the proposed water system improvements.  A condition has been made part of the Planning Division’s 
recommendations to ensure that all conditions of the review agencies will be met.   

 

Summary of Planning Commission Considerations 

In order for a conditional use to be approved it must meet the requirements of applicable ordinances listed in this staff 
report, which include the requirements listed in LUC §108-4-4, under “Decision requirements”, which states:  
 
 a) A conditional use shall be approved if reasonable conditions are proposed, or can be imposed, to substantially 
 mitigate the reasonably anticipated detrimental effects of the proposed use in accordance with the standards of 
 this chapter, or relevant standards or requirements of any other chapter of this Land Use Code. When 
 considering any of the standards, the land use authority shall consider the reasonably anticipated detrimental 
 effects of the proposed use in the context of current conditions and, to the extent supported by law, the policy 
 recommendations of the applicable general plan. 
 

 b) If the reasonably anticipated detrimental effects of a proposed conditional use cannot be substantially 
 mitigated by the proposal or the imposition of reasonable conditions to achieve compliance with applicable 
 standards, the conditional use may be denied. 
 
The Planning Commission will need to determine if the request for a water storage tank has met the requirements 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: 

 
 Standards relating to safety for persons and property. 
 Standards relating to infrastructure, amenities, and services. 
 Standards relating to the environment. 
 Standards relating to the current qualities and characteristics of the surrounding area and compliance 

with the intent of the general plan. 
 Standards relating to performance. 
 Standards generally. 
 If the applicable standards are not met, then what conditions could be added in order to comply? 
 Have the "Decision Requirements” and other applicable ordinances been met? 
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Staff Recommendation 

The Planning Division recommends approval of file# CUP 2017-01, a conditional use permit for Wolf Creek Water and Sewer 
Improvement District's water storage tank to be located at approximately 3955 N Retreat Dr, Eden.  This recommendation 
for approval is subject to all review agency requirements and with the following conditions: 

1. Prior to the issuance of the conditional use permit, the Engineering Division must verify by site visit, that the 
proposed tank will be located outside of the intermittent stream corridor. 

2. All equipment leaving the site will be cleaned prior to entering the County right-of-way and the contractor will be 
responsible for sweeping the County roadway, as needed, removing any material tracked from the site onto the 
asphalt, in order to provide safe vehicular traffic along the County right-of-way.   
 

This recommendation is based on the following findings: 
1. The proposed use conforms to the Ogden Valley General Plan.   
2. The proposed use will provide the needed water sources to meet the demands the Ogden Valley.  
3. The proposed use, if conditions are imposed, will not be detrimental to public health, safety, or welfare. 
4. The proposed use, if conditions are imposed, will comply with applicable County ordinances.   
5. The proposed use will not deteriorate the environment of the general area so as to negatively impact surrounding 

properties and uses. 
 

Exhibits 

A. Application 
B. Site and Building Plan 
 

Map 1 

   

Subject Property 

Proposed Tank Location 
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